
 

 

CITY OF GREATER GEELONG 
 

DEVELOPMENT HEARINGS PANEL 
 
 

MINUTES OF THE MEETING HELD AT BROUGHAM STREET OFFICE, 
100 BROUGHAM STREET, GEELONG 

 
ON THURSDAY 1 AUGUST 2019 

 
 

Meeting opened at 5:02pm. 
 
 
1. COMMITTEE MEMBERS PRESENT: 

 
Joanne van Slageren, John Rush, John Bryce, Jessica Hurse 

 
2. OTHER OFFICERS PRESENT: 

 
Rowan, Farmer, Rory OôLoghlen 

 
3. APOLOGIES: 

 
NIL 

 
4. CONFIRMATION OF MINUTES: 
 

 
MOVED: Jessica Hurse SECONDED: John Rush 
           
That the minutes of the meeting of 18 July 2019 as circulated be adopted. 
 
         Carried 

 
5. DECLARATION OF INTEREST: 

 
NIL 

 
6. MATTERS FOR CONSIDERATION: 
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Application No:  PP-297-2018 

Applicant:  Yd Architectural Drafting Services 

Subject Land:  32-34 Newcombe Street, DRYSDALE 

Owner:  Millard Properties Pty Ltd 

Zone:  General Residential Zone (Schedule 1) 

Overlays:  Nil 

Existing Use:  One Dwelling 

Proposal:  Construction of Eleven (11) Dwellings and Creation of 
Reserve 

 
  

 
 
 
 
 
 

32-34 NEWCOMBE STREET, DRYSDALE 
 

      Indicates  Objectors 

Subject Site 
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Summary 

¶ The subject site is located at the western end of Newcombe Street, on the south side and 
has a lot size of 4500 square metres. The lot is irregular in shape and has a frontage of 
30.7m to Newcombe Street and a maximum depth of 104.3m. The property is currently 
occupied by a single storey dwelling and has a 11.5 metre fall from front to rear. 

¶ The subject site is within the General Residential Zone Schedule 1 (GRZ1) and is not 
affected by any overlays. 

¶ The proposal is to construct 11 single storey dwellings with common property and create a 
reserve at the rear of the site. The proposal also contains 2 visitor car parking spaces. 

¶ The maximum height of the dwellings will be 6.3 metres and they will be constructed of 
face brickwork wall cladding and pitched charcoal tiled roofs. 

¶ The application was advertised by way of a sign onsite and letters to adjoining properties. 
As a result of notification, Council has received six objections and one petition.  

¶ The objections related to traffic, parking, neighbourhood character, as well as other issues 
that will be discussed in detail later in this report. 

¶ A consultation meeting was held but no objections were withdrawn. The applicant 
amended the plans to show correct Tree Protection and Structural Root Zones and 
Dwellings 2-6 with increased widths to private open space and better solar access. The 
plans have been circulated to objectors. 

¶ The proposal has been assessed against the relevant Planning Policy Framework and 
Local Planning Policies, the General Residential Zone, Clauses 52.02, 52.06 and 55 
provisions of the scheme. The application is considered overall to be a satisfactory 
response to the relevant requirements of the Greater Geelong Planning Scheme.  

¶ It is recommended that the application be supported and a Notice of Decision to grant a 
planning permit be issued subject to conditions.  
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Alternate Recommendation 

Moved: John Rush Seconded: Jessica Hurse 

That the Responsible Authority having considered all matters which the Planning and 
Environment Act, 1987, requires it to consider, decides to Issue a Notice of Decision to 
Grant a Planning Permit for the Construction of Eleven (11) Dwellings and Creation of 
Reserve at 32-34 Newcombe Street, DRYSDALE in accordance with the plans submitted 
with the application and subject to the following conditions: 
 
Amended Plans 
 
1. Prior to the works commencing, amended plans to the satisfaction of the 

Responsible Authority must be submitted to and approved by the Responsible 
Authority. When approved, the plans will be endorsed and will then form part of the 
permit. The plans must be drawn to scale with dimensions and must be generally in 
accordance with the plans submitted with the application (received by City of 
Greater Geelong 31 May 2019) but modified to show: 

 
a) The external materials on the elevations and the materials and colour 

schedule for all dwellings to be shown to provide for a minimum of 50% 
weatherboard/timber cladding material to accord with Standard B31 (Design 
Detail) of Clause 55.06-1.  

b) The roof materials for all dwellings to be nominated to be colourbond on the 
elevations and the materials and colour schedule to accord with Standard B31 
(Design Detail) of Clause 55.06-1.  

c) The two 90 degree bends in the common accessway with a minimum width of 
7.2m at the bend, to allow the safe passing of traffic in both directions at these 
points. 

d) The minimum radius of all internal bends 4.0m. 
e) A design contour plan for the full length of the common driveway and 

longitudinal sections based on each edge of the  driveway to show all relevant 
design levels, grades, transition and main ramp lengths and vertical curve 
lengths. All maximum grades must be applied to the internal edges of the 
driveway at the 90 degree curves.  

f) All tandem car spaces provided for dwell ings with more than two bedrooms a 
minimum 5.4m in length, being 4.9m car space length plus 0.5m clearance, in 
accordance with Clause 52.06 -9. 

g) West -facing Dwelling 6, 7 and 8 master bedroom windows setback from, or 
window sills raised above, the common accessway in accordance with Clause 
55.03-10 (Parking location).  

h) A turning bay between Dwelling 8 and the carspace of Dwelling 7 to enable 
vehicles to manoeuvre within the site and exit in a forwards direction.  

i) Pedestrian path directly from common ac cessway to Dwelling 5 porch.  
j) Dwelling 9 Bedroom 3 screened in accordance with Clause 55.04 -6 

(Overlooking) to limit overlooking adjoining private open space.  
k) Dwelling 2, 3, 4 and 5 decks with fixed screening to 1.7m above finished floor 

level, to avo id internal views to the south in accordance with Clause 55.04 -7 
(Internal views).  

l) A óNo development zoneô in accordance with condition 6(b) of this permit and 
all buildings and works, including earthworks (cut) south of Dwelling 9 (also in 
accordance w ith Condition 13) and Dwellings 8 and 9 storage removed from 
this area.  

m) Dwellings 2, 3 and 4 south elevations.  
n) An elevation of the fencing along new boundary with proposed reserve in 

accordance with condition 14.  
o) Fire hydrants  in accordance with Clause 56.09-3 (Fire hydrants). 
p) Proposed reserve to be in favour of Greater Geelong City Council (not CCMA). 
q) Permeable paving within the Tree Protection Zones of Tree Noôs 3-9. 
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r) No excavation within the Tree Protection Zone of Tree 1, that is within the front 
setback of Dwelling 1 and the proposed retaining wall removed.  

s) Notation for existing crossover changed to óReinstate nature strip without 
excavation in consultation with Councils Engineering and Parks Departmentsô. 

t) Amended landscape plan showing:  
i) A greater variety of trees (in addition to the Acacia implexia) to include 

both Corymbia Eximia Nana and Corymbia Citriodora Scentuous.  
ii)  All trees in the secluded private open space are to be in minimum 40l 

pots and are to be located in an area to  provide for optimum growth 
(Trees to SPOS of Dwelling 1 and 6 require relocation).  

iii)  Large tree species (over 7m in height at maturity) and shrubs between 
the proposed reserve and Dwellings 8 and 9 and the common driveway.  

iv)  Tree Protection Diagram and r eference to Melton City Council Landscape 
Guidelines removed. 

v) All tree species to be a minimum 1m high when planted.  
vi)  All pot sizes shown in diameter (cm).  
vii)  Reference to a specific grass species removed.  

u) Any modifications in accordance with the Site Stormwater Management Plan 
(Condition 7) and Tree Protection Management Plan (Condition 3).  

v) Waste Management Plan in accordance with Condition 5.  
 

Endorsed Plans  
 
2.  The development as shown on the endorsed plan(s) must not be altered without the 

written consent of the Responsible Authority.  
 
Tree Protection Management Plan 
 
3. Prior to the commencement of works a Tree Protection Management Plan (TPMP) 

must be prepared by a suitably qualified Arborist and submitted for approval to the 
Responsible Authority.   The TPMP must address Tree 1 (Council street tree) that 
may be impacted upon during the works. Once approved the TPMP will form part of 
the Planning Permit.   

 
All recommended remedial actions being undertaken must be carried out in 
accordance with AS4373-2007 Pruning of Amenity Trees and AS4970 ï 2009 
Protection of Trees on Development Sites using suitably trained / qualified 
Arboricultural staff to the satisfaction of the Responsible Authority and maintained 
as part of the streetscape works for all or that particular stage of the development 
for a period of no less than two (2) years. 

 
4. All buildings and works must be carried out in accordance with the Tree Protection 

Management Plan to the satisfaction of the Responsible Authority. 
 
Waste Management Plan 
 
5. Prior to the commencement of the development, a waste management plan must be 

submitted to and approved by the Responsible Authority. The plan must provide 
details of a regular garbage collection service to each of the uses on the subject 
land, including a private waste collection for Units 6 through to 11 and information 
for both private and public waste collection regarding the type of refuse bins, 
type/size of trucks, means of accessing bins and frequency of refuse collection, to 
the satisfaction of the Responsible Authority. Once approved, the plan must be 
implemented to the satisfaction of the Responsible Authority.  
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Section 173 Agreement 
 
6. Prior to the occupation of the use and/or development, the applicant must enter into 

an agreement under Section 173 of the Planning and Environment Act 1987 with the 
Responsible Authority. The agreement must be in a form to the satisfaction of the 
Responsible Authority, and the applicant must be responsible for the expense of the 
preparation and registration of the agreement, including the Responsible Authorityôs 
reasonable costs and expense (including legal expenses) incidental to the 
preparation, registration and enforcement of the agreement.  The agreement must 
contain covenants to be registered on the Title of the property so as to run with the 
land, and must provide for the following: 
 
a) Implementation of the Waste Management Plan in accordance with Condition 

5. 
b) A restriction identifying the land south of Units 8 and 9 as a No Development 

Zone. No buildings or constructions that have the potential to obstruct flood 
flows are to be constructed within the No Development Zone to the 
satisfaction of the Responsible Authority and Corangamite Catchment 
Management Authority.  

 
The agreement will be registered on Title in accordance with Section 181 of the 
Planning and Environment Act 1987. 

 
Site Stormwater Management Plan (SSMP) 
 
7. Prior to the commencement of construction of any new dwellings and unless 

otherwise approved in writing by the Responsible Authority, the developer shall 
submit to Council for approval a Site Stormwater Management Plan (SSMP) which 
shows, but is not limited to: 

 
a) How the development is designed and managed in accordance with Clause 

55.03-4 (Permeability and stormwater management); 
b) Construction of the internal site stormwater system including connection into 

the open drain to the south of the development site, or other nominated 
point/s as approved by the Responsible Authority. The stormwater connection 
must be in accordance with City of Greater Geelong Standard Drawings and 
any other CCMA requirements; 

c) An On-Site Detention (OSD) system appropriately sized and designed for the 
development site, such that the site stormwater discharge is not increased by 
the proposed development; and; 

d) Modelling of the stormwater (both from this site and external to the site; 
upstream and downstream) which shows that the increased stormwater 
volume discharge over time does not negatively impact the surrounding 
properties, nor does it detrimentally impact the surrounding stormwater 
network. 
 

All to the satisfaction of the Responsible Authority. 
 
Creation of reserve 
 
8. Prior to the commencement of the development, the reserve must be created in 

accordance with the endorsed plans to the satisfaction of the Responsible 
Authority. 

 
Prior to the Occupation of the Dwellings 
 
9. Prior to the occupation of the dwellings, the developer must: 
 

a) Construct  the site stormwater system in accordance with the approved Site 
Stormwater Management Plan. 
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b) Construct the proposed vehicle crossing in accordance with the requirements 
and standards of the City of Greater Geelong.  

c) Reinstate the nature strip  in the footprint of the existing vehicle crossing in 
consultation with Councils Engineering and Parks Departments.  

d) Install fire hydrant(s) to the satisfaction of CFA.  
e) Clean and finish all external walls facing property boundaries.  
f) Complete all bu ildings and works including the landscaping in accordance 

with the endorsed plans.  
g) Construct and drain the common driveway to the satisfaction of the 

Responsible Authority.  
 

All to the satisfaction of the Responsible Authority. 
 
No access to adjoining reserve during construction 
 
10. There must be no access through or storage on the adjoining council reserve to the 

South of the subject land any time during the construction period. 
 
Screening 
 
11.  Unless otherwise approved in writing by the Responsible Authority, prior to the 

occupation of the proposed dwellings, all visual screening measures shown on the 
endorsed plans must be installed to the satisfaction of the responsible authority. All 
visual screening and measures to prevent overlooking must be maintained to the 
satisfaction of the responsible authority. Any screening measure that is removed or 
unsatisfactorily maintained must be replaced to the satisfaction of the responsible 
authority. 

 
Landscaping Maintenance  

 
12. The completed landscaping shown on the endorsed plans must be maintained to the 

satisfaction of the Responsible Authority. 
 
CCMA Conditions 
 
13. No fill is to be placed on the property south of Units 8 and 9 (refer to green hatched 

area in Figure 1). This space is to be left at existing natural surface levels. 
 
14. All boundary and internal fencing within the green hatched area in Figure 1 must be 

of an open style up to at least a height of 57.25 m AHD to enable floodwater to pass 
through freely. No solid brick, paling or Colorbond fencing, or chain or fine mesh 
fence lower than 57.25 m AHD shall be constructed. 

 
15. The finished floor level of the proposed units 8 and 9 must be no lower than 57.5 

metres to Australian Height Datum (AHD). (300mm above the 1% AEP flood level). 
 
16. The finished floor level of the proposed units 8 and 9 garages must be no lower than 

57.35 metres to Australian Height Datum (AHD). (150mm above the flood level). 
 
Development  
 
17. This permit as it relates to the development of buildings will expire if one of the 

following circumstances applies: 
 

a) The development of the building(s) hereby approved has not commenced 
within two (2) years of the date of this permit. 

b) The development of the building(s) hereby approved is not completed within 
four (4) years of the date of this permit. 

 
The Responsible Authority may extend the periods referred to if a request is made in 
writing before the permit expires; or 
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a) Within six (6) months after the permit expires where the use or development 

has not yet started; or 
b) Within twelve (12) months after the permit expires, where the development 

allowed by the permit has lawfully commenced before the permit expiry. 
 
Notes 
 
1. Construction of the site stormwater connection/s is to be inspected by Council 

Representative prior to any backfilling.  An appropriate fee equivalent to 3.25% of 
total cost of civil works, excluding GST (a minimum fee of $100 applies if the 3.25% 
amount is less than $100), is to be paid to Council for inspection. Relevant evidential 
documentation of the cost is to be provided.  

 
2. All internal property drainage must be designed and constructed to satisfy AS/NZS 

3500. 
 
3. A Vehicle Crossing Permit must be obtained prior to commencement of works. 
 
4. Unauthorised pruning works are a prohibited activity and must not be undertaken 

without the knowledge or consent of the Responsible Authority.  In the instance that 
minor pruning is anticipated the applicant must contact Councilôs Parks Unit on 
5272 4530 to lodge a request and provide adequate notice. 

 
5. Failure to adhere to the conditions of this permit may result in Councilôs tree asset 

being considered lost with the applicant being held fully liable for all costs 
associated with the following items: 

 

¶ Amenity Tree Value 

¶ Tree removal 

¶ Stump removal  

¶ Offset replanting and re-establishment of a number of trees to be determined 
by the Responsible Authority 

Carried 
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Report 

The Site & Locality 

The subject site is located at the western end of Newcombe Street, on the south side, in an 
established residential area of Drysdale. The site is known as Crown Allotment B, Section 13 
Township of Drysdale Parish of Bellarine. It currently contains a single storey dwelling and 
garage, setback 17.8m from the frontage to Newcombe Street. Access is via a vehicle crossing 
on the east side of the frontage to Newcombe Street. 
 
The site is approximately 4500sqm in size and has steep fall front to rear of approximately 11.5m, 
at a gradient of 1V (vertical): 8.7 H (horizontal). The site was largely cleared in late 2017, with 
one large street tree in front of the site on the nature strip, a tree to the rear of the garage and two 
trees in the southeast corner remaining. Prior to this, it contained a significant amount of 
vegetation (including trees) to the rear of the dwelling and along the east and west boundaries.  
 
Newcombe Street is a gravel road and ends in a cul-de-sac immediately west of the site. The 
street has no kerb and channel or footpaths. A power pole is located on the east side of the site 
frontage. 
 
Land to the north (opposite) is occupied by an outbuilding with a crossover to Newcombe Street. 
It was observed at the time of inspection multiple vehicles (including two buses) were parked in 
the road reserve (both crossover and nature strip) and within the lot adjacent to the outbuilding. 
Aerial photographs show similar vehicles kept in the same location over the past 10 years. No 
permits appear to be issued for the vehicles and it is presumed the vehicles are associated with 
the dwelling on that lot. 
 
Land to the east is occupied by a single storey dwelling setback 1.2m from the frontage to 
Newcombe Street and approximately 8.1m from the common boundary with the subject land. 
Two outbuildings are located to the rear of the dwelling, setback between 4.2 - 4.8m from the 
common boundary. A vehicle crossover is located on the west side of the frontage to Newcombe 
Street. 
 
Four lots adjoin the west boundary of the subject land. One is occupied by a single storey 
dwelling oriented to Newcombe Street, which has a front setback of 3.2m and is setback 2.2m 
from the common boundary with the subject land. Vehicle access is via a vehicle crossing located 
centrally along the Newcombe Street frontage.  
 
The other three lots adjoining the west boundary front onto (and are access via) High Street. Two 
of the lots are occupied by dwellings, setback 438mm and 17.3m from the common boundary 
with the subject land. One of the lots is vacant.  
 
A 5m wide Council drainage reserve also adjoins the west boundary of the subject land, to the 
rear. 
 
A 10m wide reserve runs along the south boundary, containing a gully with several large trees. A 
further drainage reserve (approximately 3m wide) is located south of this reserve and three lots 
are located south of this, opposite the subject land. These lots are occupied by dwellings which 
front onto De Burgh Road. 
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The site is located approximately 500m (walking distance) southwest of the Drysdale town centre. 
The lot opposite the site, as well as other lots north of Newcombe Street fronting onto High 
Street, are within the Drysdale Increase Housing Diversity Area (IDHA). Newcombe and Elgin 
Streets, which connect the subject site as well as other lots both within and outside the IDHA 
area to the surrounding road network, are unsealed and do not have footpaths. A bus stop is 
located 180m from the site on High St, providing a connection to Geelong. Primary and 
secondary schools are located within approximately 1km of the site. 
 
Lot sizes in the area are varied, with some larger lots being 1500sqm and smaller lots around 
500sqm in size. Numerous multi-dwelling developments have also occurred, including 27-35 and 
68-70 Newcombe Street, 38-40 Princess Street, 10 and 42 De Burgh Road, as well as 57-59, 69, 
111 and 115 High Street. A 10 lot subdivision is also currently under construction on an ex-
Barwon Water site 35m east of the subject site at 40-42 Newcombe Street.  
 
Built form in the area generally consists of detached, single storey dwellings, although there are 
examples of attached dwellings (eg. 57-59 High Street and 27-35 Newcombe Street. Roof forms 
are generally pitched metal or tiles and external walls brick or weatherboard. 
 
Site History 
 
There is no permit/site history relevant to the application. 
 
Proposal 

The proposal is for the construction of eleven (11) dwellings and the creation of a reserve at the 
rear.  
 
A new crossover is proposed to the north-west corner of the site that will provide access to the 
site. The crossover will lead to an accessway along the western boundary that halfway down the 
site will turn and run west-east (a dog leg), turn again and run north-south down the middle of the 
site. To the east of the accessway, before it turns, are five (5) single storey dwellings, of which 
four contain two bedrooms and one three bedrooms. After the bend in the accessway, on either 
side of the accessway, are three dwellings on both sides, all facing towards the middle of the site. 
These dwellings are also all single storey, three bedroom dwellings. 
 
All dwellings are similar in design with parking and the entry facing the accessway. Private open 
space areas are to the north, east and west sides of the dwellings. Each dwelling is provided with 
external storage, bin storage, clotheslines and landscaping.  
 
Two visitor parking spaces are provided in the middle of the site where the accessway bends.  
 
The dwellings will be semi-detached and single storey, with pitched tiled roofs and face brickwork 
to external walls. Maximum building heights will vary between 5.2 - 6.3m. Earthworks comprising 
cut and fill of up to 1.2m depth are proposed for the dwellings and common accessway. 
 
A 5m wide drainage reserve is proposed at the rear of the site, which will be 291.2sqm in size. 
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Greater Geelong Planning Scheme 

Definition and Nesting 

Pursuant to Clause 73.03 of the Planning Scheme a dwelling is defined as: 
 
A building used as a self-contained residence which must include: 

a) a kitchen sink; 
b) food preparation facilities 
c) a bath or shower; and 
d) a closet pan and wash basin. 

 
It includes outbuildings and works normal to a dwelling. 
 
Pursuant to Clause 73.04 of the Planning Scheme a dwelling is nested in the Accommodation 
group. 
 
Zone 

The subject site (and surrounding properties) is located within the General Residential Zone 
Schedule 1 (GRZ1). 
 
Purposes of the GRZ: 

¶ To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning policies. 

¶ To encourage development that respects the neighbourhood character of the area. 

¶ To encourage a diversity of housing types and housing growth particularly in 
locations offering good access to services and transport. 

¶ To allow educational, recreational, religious, community and a limited range of other 
non-residential uses to serve local community needs in appropriate locations. 

 
Overlay 

Nil 
 
Permit required clause and condition 

A planning permit is triggered for this application pursuant to the following clauses of the Greater 
Geelong Planning Scheme: 
 

¶ Pursuant to Clause 32.08-6 of the General Residential Zone Schedule 1 a permit is 
required to construct two or more dwellings on a lot. Under this Zone, 35% of the site must 
be set aside for garden area. The schedule does not vary any of the requirements under 
the zone or Clause 55 Standards. 

¶ Pursuant to Clause 52.02 (Easements, Restrictions and Reserves) of the Greater Geelong 
Planning Scheme a permit is required to proceed under Section 24A of the Subdivision Act 
1988 (creating a reserve). 

Restrictive Covenant 

The subject site is not burdened by a Restrictive Covenant or Section 173 Agreement. 
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Cultural Heritage Management Plan (CHMP) 
 
The Aboriginal Heritage Regulations 2007 specify the circumstances in which a cultural heritage 
management plan is required for an activity or class of activity. Division 2 of the Aboriginal 
Heritage Regulations 2007 specifies exempt activities which do not require a cultural heritage 
management plan. The proposal is not listed as an exempt activity. 
 
Areas of cultural heritage sensitivity are defined within Division 3 of the Aboriginal Heritage 
Regulations 2007. Division 3 does not identify the site or part of the site as within an area of 
cultural heritage sensitivity. 
 
In accordance with the above assessment, a cultural heritage management plan is not required 
 
COASTAL INUNDATION AND EROSION: 
 
Clause 13.01-2S of the PPF requires the Responsible Authority to consider the potential coastal 
impacts of climate change. 
 
Strategies include:  

¶ In planning for possible sea level rise, an increase of 0.2 metres over current 1 in 100 year 
flood levels by 2040 may be used for new development in close proximity to existing 
development (urban infill). 

¶ Plan for possible sea level rise of 0.8 metres by 2100, and allow for the combined effects of 
tides, storm surges, coastal processes and local conditions such as topography and geology 
when assessing risks and coastal impacts associated with climate change. 

¶ Consider the risks associated with climate change in planning and management decision 
making processes.  

 
The subject site is located within close proximity of existing urban development. 
 
Councilôs data indicates that the site is unlikely to be affected by the potential coastal impacts of 
climate change at 2040. 
 
LANDFILL GAS RISK ASSESSMENT 
Before deciding on a Planning Permit application, a Responsible Authority is required to consider, 
amongst other things:  

¶ Any significant effects the responsible authority considers the environment may have on the 
use or development [S 60(1) of the PEA]. 

¶ Clause 13.03-1 of The State Planning Policy Framework which aims to ensure that potentially 
contaminated land is suitable for its intended future use and development, and that 
contaminated land is used safely. 

 
The EPA has adopted the ñBest Practice Environmental Management, Siting, Design Operation 
and Rehabilitation of Landfillsò (September 2010) or ñLandfill BPEM.ò. 
 
The Landfill BPEM identifies that:  

¶ Risks associated with landfill gases may occur for at least 30 years post-closure. 

¶ Appropriate buffer distances must be maintained between the landfill and sensitive land uses. 
The BPEM recommends a 500 metre buffer for landfills that contained putrescible waste and 
200 metres for landfills that contained non-putrescible waste. 

¶ Where the recommended buffers are unavailable, it must be demonstrated that risks are 
suitably mitigated. 

¶ All buildings and structures and associated infrastructure should be considered.  
 
The BPEM specifies that development undertaken within a buffer distance of up to 500 metres 
may be at risk. As the subject site is not located within 500 metres of an identified former landfill 
site, a risk assessment is not required. 
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DEVELOPMENTS IN BUSHFIRE PRONE AREAS 
 
Clause 13.02 (Bushfire) seeks to strengthen the resilience of settlements and communities to 
bushfire through risk-based planning that prioritises the protection of human life. 
 
The policy must be applied to all planning and decision making under the Planning and 
Environment Act 1987 relating to land which is: 

¶ Within a designated bushfire prone area; 

¶ Subject to a Bushfire Management Overlay; or 

¶ Proposed to be used or developed in a way that may create a bushfire hazard. 
 
The proposal is listed at Clause 13.02-1S as one of the uses or developments which should be 
considered: 

¶ Subdivisions of more than 10 lots.  

¶ Accommodation.  

¶ Child care centre.  

¶ Education centre.  

¶ Emergency services facility.  

¶ Hospital.  

¶ Indoor recreation facility.  

¶ Major sports and recreation facility.  

¶ Place of assembly.  

¶ Any application for development that will result in people congregating in large numbers.  
 
The site is not located within a designated bushfire prone area.  
 
It is considered that no bushfire protection measures to address the identified bushfire risk is 
necessary.  

 
Officer Direct Or Indirect Interest: 
 
No Council officers have any direct or indirect interest in the matter to which this report relates, in 
accordance with Section 80 (C) of the Local Government Act. 
 
State Planning Policy Framework 

Summary of relevant state policies 

11.01-1R ï Settlement ï Geelong G21 
 
Strategies 
 
Support the role of Central Geelong as a major regional city and revitalise and strengthen its role 
as Victoriaôs second city 
 
Support the growth of Bannockburn, Colac, Drysdale/Clifton Springs, Lara, Leopold, Ocean 
Grove and Torquay/Jan Juc as district towns by building on existing and planned infrastructure 
and focussing growth along key road and rail networks. 
 
Plan for Colac and Winchelsea as new targeted growth nodes. 
 
Provide for long term growth options that build on existing infrastructure, including two further 
investigation areas north and west of Geelong. 
 
Reinforce the role of district towns in providing services to surrounding areas.  
 
Maintain a significant settlement break between the region and Melbourne.  
 
Provide for settlement breaks between towns to maintain their unique identities. 
 
Require a settlement boundary for all towns. 
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Protect critical agricultural land by directing growth to towns. 
 
13.03-1S Floodplain management 
 
Objective 
 
To assist the protection of: 

¶ Life, property and community infrastructure from flood hazard. 

¶ The natural flood carrying capacity of rivers, streams and floodways. 

¶ The flood storage function of floodplains and waterways. 

¶ Floodplain areas of environmental significance or of importance to river health. 
 
Strategies 
 
Identify land affected by flooding, including land inundated by the 1 in 100 year flood event or as 
determined by the floodplain management authority in planning schemes. 
 
Avoid intensifying the impact of flooding through inappropriately located use and development. 
 
Locate emergency and community facilities (including hospitals, ambulance stations, police 
stations, fire stations, residential aged care facilities, communication facilities, transport facilities, 
community shelters and schools) outside the 1 in 100 year floodplain and, where possible, at 
levels above the height of the probable maximum flood. 
 
Locate use and development that involve the storage or disposal of environmentally hazardous 
industrial and agricultural chemicals or wastes and other dangerous goods 
(including intensive animal industries and sewage treatment plants) outside floodplains unless 
site design and management is such that potential contact between such substances and 
floodwaters is prevented, without affecting the flood carrying and flood storage functions of the 
floodplain. 
Policy guidelines 
 
Consider as relevant: 

¶ Regional catchment strategies and special area plans approved by the Minister for 
Energy, Environment and Climate Change or Minister for Water. 

¶ Any floodplain management manual of policy and practice, or catchment management, 
river health, wetland or floodplain management strategy adopted by the relevant 
responsible floodplain management authority. 

¶ Any best practice environmental management guidelines for stormwater adopted by the 
Environment Protection Authority. 

 
15.01- 1S Urban Design 
  
Objective 
 
To create urban environments that are safe, functional and provide good quality environments 
with a sense of place and cultural identity. 
 
Strategies 
 
Require development to respond to its context in terms of character, cultural identity, natural 
features, surrounding landscape and climate. 
 
Ensure development contributes to community and cultural life by improving the quality of living 
and working environments, facilitating accessibility and providing for inclusiveness. 
 
Ensure the interface between the private and public realm protects and enhances personal 
safety. 
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Ensure development supports public realm amenity and safe access to walking and cycling 
environments and public transport. 
 
Ensure that the design and location of publicly accessible private spaces, including car parking 
areas, forecourts and walkways, is of a high standard, creates a safe environment for users and 
enables easy and efficient use. 
 
Ensure that development provides landscaping that supports the amenity, attractiveness and 
safety of the public realm. 
 
Ensure that development, including signs, minimises detrimental impacts on amenity, on the 
natural and built environment and on the safety and efficiency of roads. 
 
Promote good urban design along and abutting transport corridors. 
 
Policy documents 
 
Consider as relevant: 
 

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

 
15.01-5S ï Neighbourhood character 
 
Objective 
 
To recognise, support and protect neighbourhood character, cultural identity, and sense of place. 
 
Strategies 
 
Ensure development responds to cultural identity and contributes to existing or preferred 
neighbourhood character. 
 
Ensure development responds to its context and reinforces a sense of place and the valued 
features and characteristics of the local environment and place by emphasising the: 
 

¶ Pattern of local urban structure and subdivision. 

¶ Underlying natural landscape character and significant vegetation. 

¶ Heritage values and built form that reflect community identity. 

 
16.01-3S ï Housing Diversity 
 
Objective 
 
To provide for a range of housing types to meet diverse needs 
 
Strategies 
 
Ensure housing stock matches changing demand by widening housing choice. 
 
Facilitate diverse housing that offers choice and meets changing household needs through: 
 

¶ A mix of housing types. 

¶ Adaptable internal dwelling design. 

¶ Universal design. 
 
Encourage the development of well-designed medium-density housing which: 
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¶ Respects the neighbourhood character. 

¶ Improves housing choice. 

¶ Makes better use of existing infrastructure. 

¶ Improves energy efficiency of housing. 
 
Support opportunities for a range of income groups to choose housing in well-serviced locations. 
 
Ensure planning for growth areas provides for a mix of housing types and higher housing 
densities in and around activity centres. 
 
16.01-4S - Housing Affordability 
 
Objective 
 
To deliver more affordable housing closer to jobs, transport and services. 
 
Strategies 
 
Improve housing affordability by: 

¶ Ensuring land supply continues to be sufficient to meet demand. 

¶ Increasing choice in housing type, tenure and cost to meet the needs of households as they 
move through life cycle changes and to support diverse communities. 

¶ Promoting good housing and urban design to minimise negative environmental impacts and 
keep down costs for residents and the wider community. 

¶ Encouraging a significant proportion of new development, to be affordable for households on 
low to moderate incomes. 

Increase the supply of well-located affordable housing by: 

¶ Facilitating a mix of private, affordable and social housing in suburbs, activity centres and 
urban renewal precincts. 

¶ Ensuring the redevelopment and renewal of public housing stock better meets community 
needs. 

Facilitate the delivery of social housing by identifying surplus government land suitable for 
housing. 
 
Local Planning Policy Framework 

Municipal Strategic Statement 

 

Summary of relevant MSS 

 
21.05-7  ï Flooding 
 
The objective of Clause 21.05-7 of the Municipal Strategic Statement is to: 
 

¶ protect floodplains.  

¶ minimise the potential for damage and risks to public safety and property from flooding.  
 
Strategies 
 

¶ Ensure that land use and development is compatible with flood prone land.  

¶ Discourage land use and development in floodplains where flood function may be impaired.  

¶ Recognise flood hazards associated with waterways and ensure the free passage of water 
whilst protecting development from flooding impacts.  
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21.06-3 - Urban consolidation  
 
The objective of Clause 21.06-3 of the Municipal Strategic Statement is to: 
 

¶ provide for the consolidation of existing urban areas in a managed way.  

¶ encourage an appropriate range of development densities.  

¶ improve accessibility to urban services.  
 
Strategies  
 

¶ Manage urban consolidation and housing change across the municipality, by: 
o Accommodating medium and high density housing in Key Development Areas (as 

defined by the maps included in this clause). 
o Maximising opportunities for housing within Increased Housing Diversity Areas (as 

defined in Clause 22.63 Increased Housing Diversity Areas) by accommodating; 
Á high density housing in the activity centres consistent with their primary commercial 

and retail role; and 
Á medium density housing in residential areas with more intensive development being 

located closest to the core of activity centres. 
o Supporting appropriate medium density housing in the General Residential Zone 

(Schedule 1) areas. 
o Providing for incremental change in the General Residential Zone (Schedule 2) areas. 
o Limiting change in the Neighbourhood Residential Zone areas. 

¶ Encourage medium density housing in the Mixed Use Zone. 

¶ Require retirement accommodation to be located within urban areas, preferably within close 
proximity to existing or proposed activity centres and public transport facilities. 

 
21.06-4 - Neighbourhood character  
 
The objective of Clause 21.06-4 of the Municipal Strategic Statement is to: 
 

¶ manage the impact of urban change on existing neighbourhoods.  

¶ ensure that new development responds to the existing neighbourhood character.  

¶ protect areas with a significant garden character.  

¶ protect areas with views to significant landscape features. 
 
Strategies  
 

¶ Acknowledge that neighbourhood character in the Increased Housing Diversity Areas will 
adapt and evolve over time, particularly within and on the edges of activity centres, where 
land use and development will intensify. 

¶ Ensure that development is responsive to the established character of the area. 

¶ Support appropriate medium density housing that respects the existing neighbourhood 
character in the General Residential Zone areas. . 

¶ Ensure that development in the transition areas of the Residential Growth Zones is 
responsive to and respectful of the neighbourhood character in any adjoining residential 
zones. 

¶ Support the redevelopment of dwellings owned by the Office of Housing, as part of urban 
renewal initiatives. 

¶ Retain existing vegetation wherever possible, particularly vegetation that contributes to the 
municipalityôs tree canopy. 

¶ Avoid gated communities. 

¶ Maintain the character of the Rural Living and Low Density Residential Zoned areas. 

¶ Ensure that dwellings and extensions to dwellings over 7.5 metres have regard to the design 
objectives and decision guidelines of Schedule 14 to the Design and 

¶ Development Overlay. 
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21.14-2 - The Bellarine Peninsula  
  
The objective of Clause 21.14-2 of the Municipal Strategic Statement is to: 
 

¶ protect and enhance the rural and coastal environment on the Bellarine Peninsula and 
maintain non-urban breaks between settlements.  

¶ facilitate the development of Ocean Grove, Drysdale/Clifton Springs and Leopold as hubs of 
development and service provision on the Bellarine Peninsula. In all other townships on the 
Bellarine Peninsula provide retail, commercial and community uses and facilities that serve 
the daily needs of the community and encourages street based activity.  

¶ provide for sustainable industrial, commercial, retail, agricultural and tourism development in 
designated locations, to service the wider Bellarine community.  

¶ preserve the individual character, identity and role of each Bellarine township.  
 
Strategies  
 

¶ Ensure that development responds to the identity and character of the individual township in 
which it is located.  

¶ Protect rural and coastal environments from inappropriate urban encroachment.  

¶ Ensure land use and development proceeds generally in accordance with the relevant 
Structure Plan maps included in this Clause.  

¶ Ensure that development outside of settlement boundaries (as shown in the Structure Plan 
maps included in this clause) does not compromise the rural, environmental and landscape 
values of the non-urban breaks or longer term growth opportunities.  

¶ Direct the bulk of residential growth and retail development to Ocean Grove, Drysdale/Clifton 
Springs and Leopold consistent with the relevant Structure Plan maps included in this 
clause.  

¶ Direct bulky goods retailing and industrial development to existing and future areas as 
identified in Structure Plan maps included in this clause.  

 
Drysdale/Clifton Springs:  

¶ Contain urban development within the defined settlement boundary on the Structure Plan 
map. 

¶ Support the development of the Jetty Road Urban Growth Area and other areas identified for 
residential development on the Structure Plan map. 

¶ Ensure new development incorporates sustainability principles including environmentally 
sustainable design, energy efficiency, connectivity and water sensitive urban design. 

¶ Reinforce the Drysdale town centre as the primary retail centre including the development of 
an additional supermarket. 

¶ Provide for the expansion of the Drysdale town centre to the east along Murradoc Road.  

¶ Locate future development of a service business or industrial nature in the identified precinct 
along Murradoc Road extending to the proposed Drysdale Bypass. 

¶ Locate and integrate future education, community and recreation facilities to enhance their 
accessibility and to maximise joint use wherever possible. 

¶ Develop the Council owned Palmerston Street site and the Drysdale Regional Community 
and Cultural Hub for community and recreation purposes. 

¶ Ensure any development of short term tourist accommodation at the Curlewis Golf Course is 
located at the eastern end of the course in close proximity to the Jetty Road Urban Growth 
Area, functions as a minor component to the primary role of the site as a golf course and 
maintains the rural landscape character of the site. 

¶ Provide additional bicycle and pedestrian opportunities throughout the townships including 
new footpaths and bicycle lanes. 

¶ Provide for the creation of consolidated parking areas in the town centre. 
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Referrals 

Section 52: 
 

Authority: Corangamite CMA 

Response: The Authority can support the proposed development subject to the following 
conditions being applied to this proposal. Of note, in our original response to this 
application (dated 28 May 2018), The CCMA requested a 12-metre-wide reserve 
be placed along the southern boundary. The amended proposal includes a 5-
metre-wide reserve with the balance forming part of Lots for units 8 and 9.  
 
In light of the above information and pursuant to Section 56 of the Planning and 
Environment Act 1987, the Authority does not object, and recommends the 
following conditions: 
 
1. No fill is to be placed on the property south of Units 8 and 9 (refer to green 
hatched area in Figure 1). This space is to be left at existing natural surface levels. 
 
2. All boundary and internal fencing within the green hatched area in Figure 1 
must be of an open style up to at least a height of 57.25 m AHD to enable 
floodwater to pass through freely. No solid brick, paling or colourbond fencing, or 
chain or fine mesh fence lower than 57.25 m AHD shall be constructed. 
 
3. A restriction shall be placed on the property Title document, identifying the land 
south of Units 8 and 9 (refer to green hatched area in Figure 1) as a No 
Development Zone. No buildings or constructions that have the potential to 
obstruct flood flows are to be constructed within the No Development Zone. 
 
4. The finished floor level of the proposed units 8 and 9 must be no lower than 
57.5 metres to Australian Height Datum (AHD). (300mm above the 1% AEP flood 
level). 
 
5. The finished floor level of the proposed units 8 and 9 garages must be no lower 
than 57.35 metres to Australian Height Datum (AHD). (150mm above the flood 
level). 
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Officer Comment: 

The application was referred to CCMA at the advice of Councilôs Engineering Department, due to 
concerns with flooding from the gully at the rear of the site. CCMA responded to the original version 
of the proposal with a number of requirements which required significant changes, including 
removal of one of the dwellings.  

The applicant amended the proposal, which was referred to CCMA and conditional consent has 
been given. CCMA conditions require no fill be placed south of Dwellings 8 and 9, except for the 
common accessway (which is shown excluded from a óno development zoneô providing by CCMA). 
A further condition requires a restriction on title prohibiting buildings within this óno development 
zoneô. The plans show storage for Dwellings 8 and 9 in this area, which will be required to be moved 
outside the zone in accordance with this requirement as a condition of permit.  

A site cut shown south of Dwelling 9 (shown on the west elevation) will also be required to be 
removed from this area, as required by CCMA conditions. It is further considered the óno 
development zoneô should be achieved via a Section 173 Agreement rather than via a restrictive 
covenant. 

Other CCMA conditions require minimum floor levels for Dwellings 8 and 9, which are met, as well 
as requirements for fencing within the óno developmentô zone. Fencing is shown at the rear of the 
site enclosing the POS of Dwellings 8 and 9. A condition of permit will require elevations of this 
fencing be provided, demonstrating compliance with these requirements. 

 

Authority: CFA 

Response: Response 18/12/2018 
 
I refer to your letter dated 11 December 2018 seeking comments from CFA on the 
above proposal. 
 
Before being able to consider this matter any further, CFA requires information 
that demonstrates that all fire protection requirements for water supply, access, 
buildings and works, vegetation and any other relevant matter have been 
considered and incorporated in the proposal. 
 
In particular you are requested to provide further information to address the 
following issues in detail: 
 
1. The application makes no mention of how hydrant coverage would be 

provided to the development? It appears that it is approx. 122.5 mts from the 
front property boundary to the most disadvantaged point of the building at the 
rear. Street fire plug information indicates that there are likely several fire 
plugs in the vicinity of Elgin Road approx. 60 mts away. 

 
2. CFA Hydrant conditions below- 

 

¶ Above or below ground operable hydrants must be provided.  The 
maximum distance between these hydrants and the rear of all building 
envelopes (or in the absence of building envelopes, the rear of the lots) 
must be 90 metres and the hydrants must be no more than 120 metres 
apart. These distances must be measured around lot boundaries. 

 

¶ The hydrants must be identified with marker posts and road reflectors as 
applicable to the satisfaction of the Country Fire Authority.   

  
Note ï CFAôs requirements for identification of hydrants are specified in 

óIdentification of Street Hydrants for Firefighting Purposesô available 
under publications on the CFA web site (www.cfa.vic.gov.au)  

 

Email 20/12/2018 

éCFA is happy with the revised plan. 

http://www.cfa.vic.gov.au/
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Officer Comment: 

CFA have advised a plan showing a fire hydrant at the front of the site was satisfactory. A condition 
of permit will require fire hydrant(s) to be provided to the satisfaction of the CFA. 

 
Internal 
 

Department: Engineering Services 

Response: I have confirmed that this area of Drysdale will be investigated for a Special Rates 
and Charges Scheme, for the construction of Newcombe Street and Elgin Street in 
future. So any works to the end of Newcombe Street which were previously 
requested are no longer required. 
 
Further to this, given the development which has been allowed to the east of the 
site (Waterway Court and The Glen) it would be unreasonable to be unsupportive of 
this application based on the existing gravel condition of Newcombe Street and 
Elgin Street. Finally, no construction / upgrading of Newcombe Street was required 
for either of these developments. 
 
See below for responses to the objection points which relate to Engineering: 
 

¶ Increase in traffic movements & dust generation; 
Council is currently reviewing both Newcombe Street and Elgin Street to 
undertake a Special Rates and Charges Scheme for the upgrading of 
these roads. This is due in part to the high number of dust complaints 
from the area currently received. 
 

¶ Increased stormwater & pollution; 
The recommendation from Engineering is to have an On-Site Detention 
(OSD) condition, however a Water Sensitive Urban Design (WSUD) 
condition cannot be applied as this is for a development which was 
submitted to Council prior to Amendment VC-154, with a Legal Point of 
Discharge to the drainage reserve at the southern boundary of the site. 
It will also be conditioned that the longer term stormwater impact is 
modelled by the applicant, to ensure that the increased volume of runoff 
over time (whilst limited to pre-development flow rates) does not impact 
the surrounding properties or stormwater drainage system, as this 
section of Drysdale is prone to flooding issues. 
 

¶ Shortcutting through to the RDZ1; 
The above mentioned Special Rates and Charges Scheme would include 
the construction of kerb and channel at the court bowl end of Newcombe 
Street, which will preclude access shortcutting through to High Street. 
 

¶ Visitor parking; 
2 visitor parking spaces is sufficient and in accordance with Clause 52.06-5 
(Table 1). 

 

Officer Comment: 

Councilôs Engineering Department objected to the earlier version of the proposal (for 12 dwellings), 
with the following comments: 

The proposed 12 dwelling development is accessed from the gravel cul-de-sac section of 
Newcombe St. The gravel road is inadequate to cater for the expected increase of 72 -120 vehicle 
trips per day, and will result in council having to perform much more maintenance to the road than it 
otherwise does at the moment. It is recommended that this section of Newcombe St. is constructed 
as part of a permit condition for this development, including a 25 m diameter court bowl. 
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Concerns were also raised regarding the width of the common property accessway width, location 
of visitor spaces and waste management. 
 
The proposal was amended and now generally addresses the latter concerns, including a private 
waste collection from centrally within the site for Dwellings 6-11. The proposal was re-referred and 
Councilôs Engineering Department advised construction of Newcombe Street was still required but, 
subject to some relatively minor changes, was generally satisfied with the proposed internal 
access/egress and parking. 
 
The applicant subsequently offered ówithout prejudiceô to provide a spray seal over the existing 
section of Newcombe St in front of the site and court bowl. This was considered by Councilôs 
Engineering Department but was not regarded as an appropriate measure. The earlier response 
was, however, reconsidered and due to the confirmation Newcombe and Elgin Streets will be 
investigated for upgrade works, the requirement to construct Newcombe Street was withdrawn. It is 
acknowledged there will be additional road maintenance required (as noted in the original referral 
response), but this is not regarded as fatal to the application given the streets are likely to be 
upgraded at a later date. 
 
Councilôs Engineering Department also require the reserve at the rear of the site to be given to 
Council, not CCMA as indicated on the plan. This will be required as a condition of permit and is not 
inconsistent with the CCMA response (which does not require a reserve in their favour). The 
reserves created to the immediate west and the ex-Barwon Water site further to the east are also 
vested in Council so it is a logical outcome. 
 
Generally the suggested conditions have been included in the permit. It is noted an additional water 
quality condition will be required as the proposal has been amended under Section 57A after the 
gazettal of Amendment VC148, which introduced additional water quality requirements. 
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Department: Waste 

Response: Conditional consent. 
 
The Revised response suggests that private contractors will service the internal 
units #6 to #11. The front units will present their bins for collection kerbside by the 
Council. This needs to be clearly set out in Section 173 agreements for each 
property, as below. The Council Residential Waste Service Charge is payable by all 
the tenements, regardless of whether collected by Council or Private Contractor. 
This means that tenements #6 to #11 inclusive will pay more than double #1 to #5 
inclusive.  
 
The submitted plans indicating that the dwellings 1 to 5 can place their bins on the 
kerbside and 6 to 11 will need a private collection from inside of the property. 

 

Officer Comment: 

Generally the suggested conditions have been included in the permit. 

 

Department: Recreation and Open Space Infrastructure Planning 

Response: Conditional consent. 

 
There must be no access through or storage on the adjoining council reserve to the 
South of the subject land any time during the construction period. 

 

Officer Comment: 

The condition can be included on any permit to be issued. It is noted the drainage reserve will be 
encumbered open space and will therefore its purpose will not be for recreation. The landscape plan 
includes a reference to Melton City Council Landscape Guidelines, which will be required to be 
removed. 

 



Development Hearings Panel Page 24 
Meeting No. 591  
Date: 1 August 2019  

 

 

Department: Parks 

Response: Parks do not agree with the Arborist report in regards to laying concrete on fill, not 
impacting the neighbouring trees. This will not disturb the tree root systems through 
excavation. Covering the root system with concrete, which is a non-pervious surface 
however, this will essentially starve the root system of water, oxygen and nutrients 
where the proposed driveway is located.  The neighbouring property owners should 
be made aware of this, as this will have a negative impact on their trees. These 
plans will need to show a pervious treatment for this section of the driveway. 
 
A Tree Protection Management Plan will be required for tree 1, Council owned tree 
in this report. This will need to be endorsed by Parks prior to commencement and 
inspected prior to any works. Parks suggest excavation of the existing crossover is 
excessive as this appears to be a thin layer of gravel at most. This also includes 
excavation in the TPZ of tree 1 mentioned in the Arborist report, Parks would prefer 
this retaining wall be removed from the front of dwelling 1. 

Officer Comment: 

Conditions of permit will require amended plans including the changes recommended. 

Two signatories of the petition are neighbours on whose lot the trees adjacent to the proposed 
driveway are located. These neighbours have since withdrawn their objection, stating they have 
been convinced by the applicant the trees will not be affected. They have since been advised by 
Council officers it is considered the trees will be detrimentally impacted, as recommended by 
Councilôs Parks Department. No new objections have been received. 

 
 
AMENDMENT OF THE PROPOSAL PRIOR TO PUBLIC NOTIFICATION: 
 
The plans were amended 21 November 2018 in response to concerns raised in Councilôs 
Request for Further Information letter and by CCMA.  Council advised the request had not been 
satisfied and an additional response (including a request to amend the application pursuant to 
Section 50 of the Planning and Environment Act 1987) was received 6 December 2018. Council 
accepted the amendment. The amendment made the following changes to the application: 

¶ Reduction of one dwelling and creation of a drainage reserve at the rear of the site; 

¶ Amended plans including a central driveway between Dwellings 6-11 at the rear of the site 
and an increased setback from the rear.  

 
PUBLIC NOTIFICATION: 
 
The application is not exempt from the notice requirements of Section 52(1)(a), (b) and (d), the 
decision requirements of Section 64(1), (2) and (3) and the review rights of Section 82(1) of the 
Act and pursuant to Section 52 of the Planning and Environment Act 1987 the following forms of 
advertising were undertaken: 
 

¶ Notices were sent to owners and occupiers of adjoining land (including opposite) 

¶ A3 sign was placed on the land 
 
Six objections have been lodged with Council and one petition.  
 
AMENDMENT OF THE APPLICATION FOLLOWING PUBLIC NOTIFICATION 
 
The applicant made a request to amend the application following public notification pursuant to 
Section 57A of the Planning and Environment Act 1987 18 March 2019. Council has accepted the 
amendment. The amendment made the following changes to the application: 

¶ Amended plans showing fire hydrants. 
 
A further request to amend the application pursuant to Section 57A of the Planning and 
Environment Act 1987 was made by the applicant 17 June 2019. It is noted the plans received for 
this amendment were received 31 May 2019. The amendment made the following changes to the 
application: 
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¶ Amended plans showing: 
o Tree Protection Zones and Structural Root Zones of trees corrected; 
o Dwellings 2-6 with increased widths to private open space and better solar access. 

These are the plans currently under assessment. 
 
It was not considered necessary to readvertise the proposal based on the amendment, as the 
amendment would not result in any additional material detriment compared with the advertised 
application, for the following reasons: 

¶ The changes generally affected the east elevation only and resulted in either nil or 
greater setbacks to the east boundary, resulting in less impact. Other setbacks 
remained the same. 

 
The amended plans were circulated to objectors. 
 
The objectors have not withdrawn their objection on the basis of these amended plans being 
lodged with Council. 
 
CONSULTATION 
 
A consultation meeting was held 8 February 2019. No objections were withdrawn after the 
meeting. 
 
OBJECTION GROUNDS 
 
The objections to the proposal advertised during the application process are summarised with 
responses as follows: 
 
Objection 

Newcombe Street is unsealed and inappropriate for the additional traffic that will be 
generated by the proposal 
 
Comment 

As discussed earlier, Councilôs Engineering Department has advised Newcombe and Elgin 
Streets will be investigated for upgrade works and has not objected to the proposal, noting there 
will be additional road maintenance required as a result of the additional traffic. The prospect of 
requiring Newcombe St to be sealed was discussed with the applicant and Councilôs Engineering 
Department, but was ultimately rejected for the reasons discussed earlier. It would also benefit 
only the dwellings on the court section of Newcombe St, given the other streets are unsealed. It is 
further considered unreasonable and onerous to require construction of the entire lengths of 
these streets, as it would not be commensurate to the scale of the proposal. 
Noise and dust from additional traffic was raised as an issue. While it is acknowledged these may 
be a concern, these are existing conditions and are to be expected on an unsealed road in a 
residential area. It is noted these concerns should be ameliorated when the streets are upgraded. 
Hoon behaviour was also raised as a concern but it is unclear how the proposal would increase 
this, particularly given the subject site is in a cul-de-sac. 
 
There were also some concerns with visitor parking in the street. The proposal provides onsite 
visitor parking in accordance with the Scheme and there is space in front of the site for parking, 
given the existing driveway will not be used and will be reinstated. 
 
Objection 

Contrary to neighbourhood character and the heritage significance of the area 
 
Comment 

The proposal is regarded as consistent with the existing neighbourhood character and is 
assessed against Clause 55.02-1 (Neighbourhood character) later in the report. It is noted the 
site has not been included in a Heritage Overlay and therefore there are no planning 
requirements for heritage protection for the subject land (or surrounding area). 
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Objection 

Inappropriate increase in population and pressure on services  

Comment 

The subject site is located within walking distance of the Drysdale town centre as well as public 
transport (bus services). There is no evidence to suggest existing services will not be able to 
accommodate the modest increase in population from the proposal. It is noted a public open 
space contribution will be required if a subdivision permit is sought after the proposed 
development. 
 
A concern was also raised that house prices in Drysdale are already affordable and therefore 
additional housing is not required. This is not a relevant to the proposal as demand is not 
required to be demonstrated. Instead, applications are assessed against policy requirements, 
particularly Clause 55. 
 
Objection 

Runoff/drainage ï flooding 
 
Comment 

The proposal has been reviewed by Councilôs Engineering Department and CCMA, who have 
provided conditional consent to the proposal. The proposed dwellings will be located outside and 
raised above the 1% AEP flood event level and a Site Stormwater Management Plan will be 
required to be implemented as a condition of permit. 
 
Objection 

The proposal is an overdevelopment 
 
Comment 

The proposal performs well against the requirements of Clause 55, as assessed later in this 
report. The proposal also meets the garden area requirement and a significant amount of the site 
at the rear is unable to be developed due to flooding. It is therefore considered the proposal is not 
an overdevelopment. 
Objection 

Use of drainage reserve at rear as a thoroughfare by residents of the proposed dwellings 
 
Comment 

The proposal includes fencing along the proposed drainage reserve at the rear. The existing 
drainage reserve, which will be increased in width by the proposal, is public land and there are no 
restrictions on public access. It is therefore considered reasonable that residents from the 
proposed dwellings should access the reserve if it is desired. 
 

Objection 

Tradesmanôs vehicles and trucks using/parking in the road during construction 
 
Comment 

As with any construction project, on-street parking and traffic is governed by local laws and are 
enforceable. It is acknowledged there will be some strain on the road during construction and 
additional maintenance during this process may be required. This is not, however, required to be 
regulated by a planning permit and can be dealt with under existing Council processes. 
 
Objection 

Noise from residents 
 
Comment 
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Residential noise is not regulated by the Planning Scheme, but is under other legislation. 
 
Assessment 

Planning Policy Framework 

The Planning Policy Framework (PPF) includes many clauses and objectives outlining the 
demand for new housing in appropriate locations close to jobs, services and transport. The 
overarching State policies identify the need for diversity, affordability and good urban design. 
Urban consolidation is encouraged in established areas to take advantage of existing 
infrastructure, services and facilities. The proposal is considered consistent with these objectives. 
 
It is acknowledged the proposal is an increase in density from what is normal in the area, 
notwithstanding there are other multi-dwellings sites in the area. The number of dwellings, 
however, is not the test for whether a proposal is appropriate. Instead, it is its performance 
against ResCode standards and objectives and the neighbourhood character. The proposal is 
highly compliant with ResCode, includes a mix of dwelling types (2 or 3 bedroom) and is 
regarded as consistent with the existing neighbourhood character. The number of dwellings and 
associated density, while not ideal, can be accommodated on site and by the immediate area.  
 
This proposal will result in better utilisation of the subject land and accommodate new housing in 
an appropriate area. The design response uses the length of the site and has been specially 
designed with the slope of the land in mind to ensure the access arrangements are practical and 
functional and any bulk, overshadowing or overlooking issues are minimised. The row of 
dwellings ensures the front dwelling presents as a single dwelling to the street will ensure the 
neighbourhood character and rhythm of lots is maintained and the overall development will sit 
comfortably in the immediate context. Overall, the proposal is considered to respond to the 
planning policy framework and the aspirations of the Greater Geelong Planning Scheme to 
provide housing diversity and affordability in suitable locations. 
 

Zone 

The site is located in an area where low and medium density development is encouraged and a 
change in dwelling density and character is expected. With that being said, to accommodate 
population growth and make efficient use of land, larger sites should accommodate a density 
relative to the size of the site, opportunities and constraints and with consideration for existing 
neighbourhood character. An eleven (11) dwelling proposal, mix of two and three bedroom 
dwellings and all single storey, is an appropriate design response when considering the size of 
the site, the neighbourhood character, the residential density of the area and the overarching 
purpose of the zone.  
 
The proposal has been designed to make efficient use of the site, responds to the site slope and 
produces a design response that will not have an unreasonable off-site amenity impacts on 
adjoining lots. The siting and scale of the new dwellings will respect the character of the area and 
offer future residents a sufficient level of amenity. The dwellings are provided with their own, 
easily accessible parking spaces, visitor parking, large secluded private open space areas, good 
access to daylight, sunlight and ventilation and are dwellings that will offer future residents good 
indoor and outdoor living. The conversion of a single dwelling site to an eleven (11) dwelling site 
is consistent with the purpose and intentions of the zone and responsive to the existing and 
emerging neighbourhood character. The proposed building heights are substantially less than the 
maximum building height under the zone, which is 12m due to the slope and even higher at the 
rear (for Dwellings 8 and 9), given it is liable to inundation. 
 
Garden area requirement 

Pursuant to Clause 32.08-4, a lot must provide the minimum garden area at ground level as set 
out in the following table: 
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The proposal is required to set aside 35% of the site for garden area. The current lot size is 
4500sqm and therefore the minimum garden area required is 1575sqm. The proposal includes 
1602.7sqm of garden area and therefore the requirement is met. It is noted the garden area does 
not include the proposed 291.2sqm reserve at the rear of the site. 
 
Clause 52.02 ï  Easements, Restrictions and Reserves 
 
Pursuant to Clause 52.02 (Easements, Restrictions and Reserves) of the Particular Provisions a 
permit is required before a person proceeds: 
 

¶ Under Section 23 of the Subdivision Act 1988 to create, vary or remove an easement or 
restriction or vary or remove a condition in the nature of an easement in a Crown grant. 

¶ Under Section 24A of the Subdivision Act 1988. 

¶ Under Section 36 of the Subdivision Act 1988 to acquire or remove an easement or 
remove a right of way. 

 
This does not apply: 

¶ If the action is required or authorised by the schedule to this clause. 

¶ In the circumstances set out in Section 6A (3) of the Planning and Environment Act 1987. 

¶ If the person proceeds under Section 362A of the Land Act 1958. 

¶ In the case of a person proceeding under Section 36 of the Subdivision Act 1988, if the 
council or a referral authority gives a written statement in accordance with Section 36(1)(a) 
or (b) of that Act. 

 
In this clause, restriction has the same meaning as in the Subdivision Act 1988. 
 
Response 
 
The 5m wide reserve is considered appropriate given the rear of the site is subject to flooding and 
will continue a 5m drainage reserve in the land adjoining to the west and the recent subdivision 
two lots to the east at the ex-Barwon Water site (40-42 Newcombe Street). A condition of permit 
will require the creation of the reserve prior to the commencement of the proposed buildings and 
works. 
Clause 52.06 ï Car Parking 
 

¶ To ensure that car parking is provided in accordance with the State Planning Policy 
Framework and the Local Planning Policy Framework.   

¶ To ensure the provision of an appropriate number of car parking spaces having regard to 
the demand likely to be generated, the activities on the land and the nature of the locality.   

¶ To support sustainable transport alternatives to the motor car.   

¶ To promotes the efficient use of car parking spaces through the consolidation of car 
parking facilities.    

¶ To ensure that car parking does not adversely affect the amenity off the locality.   

¶ To ensure that the design and location of car parking is of a high standard, creates a safe 
environment for users and enables easy and efficient use. 

 



Development Hearings Panel Page 29 
Meeting No. 591  
Date: 1 August 2019  

 

Response 
 
Clause 52.06 requires the provision of twenty (20) car spaces to be located on the land. A total of 
twenty (20) car spaces are provided. Dwellings 1 ï 4 are all two bedroom dwellings and are 
provided with single garages with direct access to the shared accessway. Dwellings 5 ï 11 are all 
three bedroom and provided with a single garage and a tandem car space forward of the garage. 
Two visitor parking spaces are located in the middle of the site where the accessway bends.  
 
It is considered, however, there are some concerns with the design of the common accessway. 
There is no ability at the end of the long common accessway for vehicles to manoeuvre to exit in 
a forwards direction, in the event all spaces are occupied. A condition of permit will therefore 
require a turning bay be provided between Dwelling 8 and the carspace of Dwelling 7. Other 
minor changes to the common accessway will be required by permit condition in accordance with 
the recommendations of Councilôs Engineering Department and Clause 52.06-9 (Design 
standards for carparking).  
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Clause 55 - ResCode Assessment ï Two or More Dwellings on a Lot  
 
The development is required to be assessed against Clause 55 as set out below: 
 

55.02-1 Neighbourhood character 
objectives 

To ensure that the design respects the 
existing neighbourhood character or 
contributes to a preferred neighbourhood 
character. 

To ensure that the design responds to the 
features of the site and the surrounding 
area. 

Standard B1 

The design response must be appropriate 
to the neighbourhood and the site. 

The proposed design must respect the 
existing or preferred neighbourhood 
character and respond to the features of 
the site. 

 

V Complies subject to condition 

The development responds to the character of the area by 
providing a medium density development in area where there is an 
expected change in density over time. The site is in a unique area 
where there is a real mix in lot sizes and this site represents one of 
the larger lots in the immediate area. 

As a result, there is not a substantial amount of 10+ dwelling sites 
in the immediate are but there are numerous sites that have the 
development potential to accommodate a higher density than the 
more common 2-3 dwelling developments.  

Roof forms in the area are generally pitched metal or tiles and 
external walls brick or weatherboard. 

The siting of these dwellings and design details including face brick 
work and pitched roof is regarded as a respectful design response 
to the character of the area. 

The proposal also responds to the site constraints, with relatively 
low amount of earthworks proposed, despite the steep slope.  

Due to the length of the site, the dwellings are sited to respect the 
built form rhythm and lot layout of the area and ensure the density 
and streetscape character is retained. Due to the slope of the site, 
the dwellings to the rear of Dwelling 1 will not generally be visible 
from the street level and accordingly there will be little change to 
the streetscape character.  

 

 

It is acknowledged that the proposed semi-detached built form is 
uncommon in the area, but there are other examples as noted 
earlier. The dwellings will be setback from the east and west 
boundaries and will appear separated on these elevations, due to 
spacing provided between dwellings.  

To the rear, the impact of an increased level of built form will be 
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mitigated by the relatively low building heights and a setback of 
11.3m from the current rear boundary, in addition to the existing 10 
and 3m wide drainage easements further south. Overall the 
dwellings will be setback 24.3m from the residential lots on the 
opposite side of the reserves. 

A landscape plan has been provided, which shows retention of two 
large established trees (Noôs 17 and 18) in the southeast corner. 
Trees are also proposed within the private open space of each 
dwelling, as well as in the front setback and along the common 
property accessway. It is considered large trees should also be 
planted within the rear setback, which will be required as a 
condition of permit.  

This additional planting, as well as the planting proposed, will add 
to the canopy cover of the site and enhance its contribution to the 
landscape character of the area, as well as providing some 
screening to the rear and adding to a greater sense of separation 
between the proposed dwellings. 

Overall it is considered the proposal will not be contrary to the 
neighbourhood character and has satisfactorily responded to the 
constraints of the site. 
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55.02-2 Residential policy objectives 

To ensure that residential development 
is provided in accordance with any 
policy for housing in the State Planning 
Policy Framework and the Local 
Planning Policy Framework, including 
the Municipal Strategic Statement and 
local planning policies. 

To support medium densities in areas 
where development can take advantage 
of public transport and community 
infrastructure and services. 

Standard B2 

An application must be accompanied by a written statement 
to the satisfaction of the responsible authority that describes 
how the development is consistent with any relevant policy 
for housing in the State Planning Policy Framework and the 
Local Planning Policy Framework, including the Municipal 
Strategic Statement and local planning policies. 

 

V Complies 

As set out above, the application complies with the 
planning policy framework. The required written 
statement has been provided. 

55.02-3 Dwelling diversity objective 

To encourage a range of dwelling sizes 
and types in developments of ten or 
more dwellings. 

Standard B3 

Developments of ten or more dwellings should provide a 
range of dwelling sizes and types, including: 

Á Dwellings with a different number of 
bedrooms. 

Á At least one dwelling that contains a kitchen, 
bath or shower, and a toilet and wash basin 
at ground floor level.  

V Complies 

The proposal includes 4 x 2 bedroom dwellings and 
7 x 3 bedroom dwellings. This variety of dwellings is 
a good mix targeting different future residents and 
creating a healthy mix of people for the area.  
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55.02-4 Infrastructure objectives 

To ensure development is provided with 
appropriate utility services and 
infrastructure. 

 

To ensure development does not 
unreasonably overload the capacity of 
utility services and infrastructure. 

Standard B4 

Development should be connected to reticulated services, 
including reticulated sewerage, drainage, electricity and gas, 
if available. 

 

Development should not unreasonably exceed the capacity 
of utility services and infrastructure, including reticulated 
services and roads. 

In areas where utility services or infrastructure have little or 
no spare capacity, developments should provide for the 
upgrading of or mitigation of the impact on services or 
infrastructure. 

 

V Complies 

The site is serviced by the required infrastructure 
and the application has been referred to Councilôs 
Engineers who have provided conditional consent 
for the proposal, including for a site stormwater 
management plan. CCMA has provided conditional 
consent in relation to flooding matters. 

As discussed earlier, Councilôs Engineering 
Department has advised the road network will be 
capable of accommodating the additional traffic 
generated by the proposal, noting it is likely to be 
upgraded in future and additional maintenance may 
be required in the interim. 

55.02-5 Integration with the street 
objectives 

To integrate the layout of development 
with the street. 

Standard B5 

Developments should provide adequate vehicle and 
pedestrian links that maintain or enhance local accessibility. 

Development should be oriented to front existing and 
proposed streets. 

High fencing in front of dwellings should be avoided if 
practicable. 

Development next to existing public open space should be 
laid out to complement the open space. 

V Complies 

The development is designed to address Newcombe 
Street, with pedestrian and vehicle links to the street 
provided. Dwelling 1 is orientated to face the street 
with a porch and entry and habitable rooms 
providing passive surveillance. There will be a 
common vehicle accessway and pedestrian path 
clearly identifiable from the street. 
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55.03-1 Street setback objective 

To ensure that the setbacks of 
buildings from a street respect the 
existing or preferred neighbourhood 
character and make efficient use of 
the site. 

Standard B6 

Walls of buildings should be set back from streets the 
distance specified in Table B1. 

Porches, pergolas and verandahs that are less than 3.6 
metres high and eaves may encroach not more than 2.5 
metres into the setbacks of this standard. 

V Complies 

The application complies with the standard. The 
adjoining properties are setback 1.2 metres and 
3.2 metres, which results in a requirement for a 
2.2 metre street setback. This has been achieved 
as the dwelling is setback 2.9 metres from the 
street. A porch encroaches into the setback, as 
provided for under the Standard B6. 

55.03-2 Building height objectives 

To ensure that the height of buildings 
respects the existing or preferred 
neighbourhood character. 

Standard B7 

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. 

If no maximum height is specified in the zone, schedule to 
the zone or an overlay, the maximum building height should 
not exceed 9 metres, unless the slope of the natural ground 
level at any cross section wider than 8 metres of the site of 
the building is 2.5 degrees or more, in which case the 
maximum building height should not exceed 10 metres. 

Changes of building height between existing buildings and 
new buildings should be graduated. 

V Complies 

The dwelling heights are respectful of the generally 
single storey built form character of the area. 

As discussed earlier, the dwellings are 
approximately 5.2m ï 6.3m in height, which are 
significantly less than the maximum building height 
under the zone. 

 

55.03-3 Site coverage objective 

To encourage development that 
respects the landscape character of the 
neighbourhood. 

To encourage the retention of significant 
trees on the site. 

Standard B8 

The site area covered by buildings should not exceed 60 per 
cent. 

 

V Complies 

The site coverage of buildings is 38.1% of the site, 
which is less than the 60% allowed by the standard. 

55.03-4 Permeability and stormwater 
management objectives  

Standard B9 

The site area covered by the pervious surfaces should be at 

V Complies 

The site retains 35.9% permeability, assisting in on 
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To reduce the impact of increased 
stormwater run-off on the drainage 
system.  

To facilitate on-site stormwater 
infiltration.  

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

least:  

¶ The minimum area specified in a schedule to the zone, 
or  

¶ If no minimum is specified in a schedule to the zone, 20 
percent of the site.  

The stormwater management system should be designed to: 

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

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

site stormwater filtration. 
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55.03-5 Energy efficiency objectives 

To achieve and protect energy efficient 
dwellings and residential buildings.  

To ensure the orientation and layout of 
development reduce fossil fuel energy 
use and make appropriate use of 
daylight and solar energy. 

Standard B10 

Buildings should be:  

¶ Oriented to make appropriate use of solar energy.  

¶ Sited and designed to ensure that the energy efficiency 
of existing dwellings on adjoining lots is not 
unreasonably reduced.  

¶ Sited and designed to ensure that the performance of 
existing rooftop solar energy facilities on dwellings on 
adjoining lots in a General Residential Zone, 
Neighbourhood Residential Zone or Township Zone are 
not unreasonably reduced. The existing rooftop solar 
energy facility must exist at the date the application is 
lodged.  

Living areas and private open space should be located on 
the north side of the development, if practicable.  

Developments should be designed so that solar access to 
north-facing windows is maximised.  

V Complies 

The dwellings are designed to take advantage of 
solar energy and living rooms and private open 
space areas and located to receive northern light. 

 

55.03-6 Open space objective 

To integrate the layout of development 
with any public and communal open 
space provided in or adjacent to the 
development. 

Standard B11 

If any public or communal open space is provided on site, it 
should: 

Á Be substantially fronted by dwellings, where appropriate. 

Á Provide outlook for as many dwellings as practicable. 

Á Be designed to protect any natural features on the site. 

Á Be accessible and useable. 

- N/A 

There is no communal open space requiring 
consideration. 

 

55.03-7 Safety objective 

To ensure the layout of development 
provides for the safety and security of 
residents and property. 

Standard B12 

Entrances to dwellings and residential buildings should not 
be obscured or isolated from the street and internal 
accessways. 

Planting which creates unsafe spaces along streets and 
accessways should be avoided. 

Developments should be designed to provide good lighting, 
visibility and surveillance of car parks and internal 

V Complies 

The development is designed to provide for the 
safety and security of residents and property. All 
dwelling entrances are clearly visible from internal 
accessway and private spaces within the 
development will be fenced. 
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accessways. 

Private spaces within developments should be protected from 
inappropriate use as public thoroughfares. 

 

 

55.03-8 Landscaping objectives 

To encourage development that 
respects the landscape character 
of the neighbourhood. 

To encourage development that 
maintains and enhances habitat for 
plants and animals in locations of 
habitat importance. 

To provide appropriate 
landscaping. 

To encourage the retention of 
mature vegetation on the site. 

Standard B13 

The landscape layout and design 
should: 

¶ Protect any predominant landscape 
features of the neighbourhood. 

¶ Take into account the soil type and 
drainage patterns of the site. 

Á Allow for intended vegetation growth 
and structural protection of buildings. 

Á In locations of habitat importance, 
maintain existing habitat and provide 
for new habitat for plants and 
animals. 

Á Provide a safe, attractive and 
functional environment for residents. 

Development should provide for the 
retention or planting of trees, where 
these are part of the character of the 
neighbourhood. 

Development should provide for the 
replacement of any significant trees that 
have been removed in the 12 months 
prior to the application being made. 

The landscape design should specify 
landscape themes, vegetation (location 
and species), paving and lighting. 

 

V Complies subject to condition 

As noted earlier, the site was substantially cleared in late 2017, within the 12 
months prior to the application being lodged. Details have not been provided 
by the applicant, but it is evident from aerial images that the site contained 
numerous established trees which contributed to canopy coverage of the site. 

Only two of the trees of those previously existing onsite are proposed to be 
retained. Without details of the trees or their condition it is difficult to determine 
whether their retention would have been beneficial, but it is presumed some 
could have been retained, which would have been a better outcome for 
neighbourhood and landscape character.  

Notwithstanding this, the application will provide for planting of trees and other 
vegetation, particularly along side boundaries, the common accessway and 
front setback. A condition of permit will also require planting of large trees at 
the rear of the site. Given the trees previously onsite were generally located 
on the east and west boundaries, it is considered the landscape planting 
proposed will go some way to replacing the trees lost.  

The proposal will also retain the existing street tree, subject to some minor 
changes to the proposal as well as a Tree Protection Management Plan, to be 
required as a condition of permit.  

As discussed earlier, the proposed driveway will likely have a detrimental 
impact on established trees (Noôs. 3-9) on the adjoining land, which include an 
8m high Liquidambar, three 7-10m high Peppercorns and a 6m high Weeping 
Myrtle. These trees contribute to the landscape character of the area.  

The applicantôs arborist argues the trees can be retained. Councilôs Parks 
Department have recommended the driveway within the TPZ of these trees be 
a permeable surface, which will be required as a condition of permit. 

Couch grass, which is invasive, has been proposed as the grass cover. A 
condition of permit will require the grass species to not be shown on the plan, 
which will also allow greater flexibility to the applicant. 
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Subject to the conditions recommended, it is considered overall the proposal 
will result in an acceptable landscape character outcome. 

 

55.03-9 Access objective 

To ensure the number and design of 
vehicle crossovers respects the 
neighbourhood character. 

Standard B14 

The width of accessways or car spaces should not 
exceed: 

Á 33 per cent of the street frontage, or 

Á if the width of the street frontage is less than 20 
metres, 40 per cent of the street frontage. 

No more than one single-width crossover should be 
provided for each dwelling fronting a street.  

The location of crossovers should maximise the retention 
of on-street car parking spaces.  

The number of access points to a road in a Road Zone 
should be minimised. 

Developments must provide for access for service, 
emergency and delivery vehicles. 

V Complies 

A total of 19.49 per cent of the frontage is taken 
up with vehicle crossings, which complies with the 
standard. 

 

55.03-10 Parking location objective 

To provide convenient parking for 
resident and visitor vehicles. 

To protect residents from vehicular 
noise within developments. 

Standard B15 

Car parking facilities should: 

Á Be reasonably close and convenient to dwellings and 
residential buildings. 

Á Be secure. 

Á Be well ventilated if enclosed. 

 

Large parking areas should be broken up with trees, 
buildings or different surface treatments. 

Shared accessways or car parks of other dwellings and 
residential buildings should be located at least 1.5 metres 
from the windows of habitable rooms. This setback may be 
reduced to 1 metre where there is a fence at least 1.5 metres 
high or where window sills are at least 1.4 metres above the 
accessway. 

V Complies subject to condition 

For dwellings 1 ï 5 there are no habitable rooms 
facing the accessway but study nooks. For dwellings 
6, 7 and 8, the bedroom window setbacks are less 
than 1.5m and a condition of permit will require them 
to be setback, or sill heights increased, in 
accordance with the standard. 
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55.04-1 Side and rear setbacks 
objective 

To ensure that the height and setback 
of a building from a boundary respects 
the existing or preferred neighbourhood 
character and limits the impact on the 
amenity of existing dwellings. 

Standard B17 

A new building not on or within 200mm of a boundary should be 
set back from side or rear 

boundaries: 

Á At least the distance specified in a schedule to 
the zone, or 

Á If no distance is specified in a schedule to the 
zone, 1 metre, plus 0.3 metres for every metre of 
height over 3.6 metres up to 6.9 metres, plus 1 
metre for every metre of height over 6.9 metres. 

Sunblinds, verandahs, porches, eaves, fascias, gutters, masonry 
chimneys, flues, pipes, domestic fuel or water tanks, and heating 
or cooling equipment or other services may encroach not more 
than 0.5 metres into the setbacks of this standard. 

Landings having an area of not more than 2 square metres and 
less than 1 metre high, stairways, ramps, pergolas, shade sails 
and carports may encroach into the setbacks of this standard. 

V Complies 

The required setbacks have been achieved for 
the development and all side and rear setbacks 
comply with the formula contained in the 
standard. 

 

 

55.04-2 Walls on boundaries 
objective 

To ensure that the location, length and 
height of a wall on a boundary respects 
the existing or preferred neighbourhood 
character and limits the impact on the 
amenity of existing dwellings. 

Standard B18 

A new wall constructed on or within 200mm of a side or rear 
boundary of a lot or a carport constructed on or within 1 metre of a 
side or rear boundary of lot should not abut the boundary: 

Á For a length of more than the distance specified in a schedule 
to the zone; or 

Á If no distance is specified in a schedule to the zone, for a 
length of more than: 

o 10 metres plus 25 per cent of the remaining length of the 
boundary of an adjoining lot, or 

o Where there are existing or simultaneously constructed 
walls or carports abutting the boundary on an abutting 
lot, the length of the existing or simultaneously 
constructed walls or carports, 

- N/A 

There are no new walls proposed on property 
boundaries. 
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whichever is the greater. 

A new wall or carport may fully abut a side or rear boundary 
where slope and retaining walls or fences would result in the 
effective height of the wall or carport being less than 2 metres on 
the abutting property boundary. 

A building on a boundary includes a building set back up to 
200mm from a boundary. 

The height of a new wall constructed on or within 200mm of a side 
or rear boundary or a carport constructed on or within 1 metre of a 
side or rear boundary should not exceed an average of 3.2 metres 
with no part higher than 3.6 metres unless abutting a higher 
existing or simultaneously constructed wall. 

55.04-3 Daylight to windows 
objective 

To allow adequate daylight into existing 
habitable room windows. 

Standard B19 

Buildings opposite an existing habitable room window should 
provide for a light court to the existing window that has a minimum 
area of 3 square metres and minimum dimension of 1 metre clear 
to the sky. The calculation of the area may include land on the 
abutting lot. 

Walls or carports more than 3 metres in height opposite an 
existing habitable room window should be set back from the 
window at least 50 per cent of the height of the new wall if the 
wall is within a 55 degree arc from the centre of the existing 
window. The arc may be swung to within 35 degrees of the plane 
of the wall containing the existing window. 

Where the existing window is above ground floor level, the wall 
height is measured from the floor level of the room containing the 
window. 

 

V Complies 

The required light courts have been achieved 
and all windows have access to the required 
level of daylight. 

55.04-4 North facing windows 
objective 

To allow adequate solar access to 
existing north-facing habitable room 
windows. 

Standard B20 

If a north-facing habitable room window of an existing dwelling is 
within 3 metres of a boundary on an abutting lot, a building should 
be setback from the boundary 1 metre, plus 0.6 metres for every 
metre of height over 3.6 metres up to 6.9 metres, plus 1 metre for 
every metre of height over 6.9 metres, for a distance of 3 metres 

- N/A 

There are no north facing windows on abutting 
lots which require consideration. 
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from the edge of each side of the window. A north-facing window 
is a window with an axis perpendicular to its surface oriented 
north 20 degrees west to north 30 degrees east. 

 

 

55.04-5 Overshadowing open space 
objective 

To ensure buildings do not significantly 
overshadow existing secluded private 
open space. 

Standard B21 

Where sunlight to the secluded private open space of an existing 
dwelling is reduced, at least 75 per cent, or 40 square metres with 
minimum dimension of 3 metres, whichever is the lesser area, of 
the secluded private open space should receive a minimum of five 
hours of sunlight between 9 am and 3 pm on 22 September. 

If existing sunlight to the secluded private open space of an 
existing dwelling is less than the requirements of this standard, 
the amount of sunlight should not be further reduced. 

V Complies 

The level of overshadowing associated with the 
development is within the requirements of the 
standard. 

 

55.04-6 Overlooking 
objective 

To limit views into existing 
secluded private open space 
and habitable room 
windows. 

Standard B22 

A habitable room window, balcony, terrace, deck or patio should be located and 
designed to avoid direct views into the secluded private open space of an existing 
dwelling within a horizontal distance of 9 metres (measured at ground level) of the 
window, balcony, terrace, deck or patio. Views should be measured within a 45 degree 
angle from the plane of the window or perimeter of the balcony, terrace, deck or patio, 
and from a height of 1.7 metres above floor level. 

A habitable room window, balcony, terrace, deck or patio with a direct view into a 
habitable room window of existing dwelling within a horizontal distance of 9 metres 
(measured at ground level) of the window, balcony, terrace, deck or patio should be 
either: 

Á Offset a minimum of 1.5 metres from the edge of one window to the edge of the 
other. 

Á Have sill heights of at least 1.7 metres above floor level. 

Á Have fixed, obscure glazing in any part of the window below 1.7 metre above floor 
level. 

Á Have permanently fixed external screens to at least 1.7 metres above floor level and 
be no more than 25 per cent transparent. 

Obscure glazing in any part of the window below 1.7 metres above floor level may be 

V Complies subject to condition 

The proposed dwellings meet the 
requirements of the standard. It is 
acknowledged most east-facing 
habitable room windows of Dwellings 
1, 2, 3, 4, 5, 6 and 7 will overlook the 
proposed 1.8m high boundary fence, 
due to raised floor heights above 
natural ground level. They will, 
however, generally only overlook a 
driveway, outbuildings and a 
vegetated area in the adjoining land, 
which are not regarded as sensitive 
areas. It is further noted no 
overlooking concerns were raised by 
the adjoining lot owner/occupier. 

Views to the west will be screened by 
the proposed boundary fencing, given 
most dwellings on this elevation will 
have floor heights of 800mm or less 
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openable provided that there are no direct views as specified in this standard. 

Screens used to obscure a view should be: 

Á Perforated panels or trellis with a maximum of 25 per cent openings or solid 
translucent panels. 

Á Permanent, fixed and durable. 

Á Designed and coloured to blend in with the development. 

This standard does not apply to a new habitable room window, balcony, terrace, deck 
or patio which faces a property boundary where there is a visual barrier at least 1.8 
metres high and the floor level of the habitable room, balcony, terrace, deck or patio is 
less than 0.8 metres above ground level at the boundary. 

above natural ground level. Only 
Dwelling 9 Bedroom 3 will overlook 
adjoining SPOS and a condition of 
permit will therefore require screening 
in accordance with the standard. 

55.04-7 Internal views objective 

To limit views into the secluded 
private open space and habitable 
room windows of dwellings and 
residential buildings within a 
development. 

Standard B23 

Windows and balconies should be designed to prevent 
overlooking of more than 50 per cent of the secluded 
private open space of a lower-level dwelling or residential 
building directly below and within the same development. 

 

V Complies subject to condition 

Overlooking between habitable room windows and SPOS 
have generally been avoided through provision of internal 
fencing, avoiding south-facing windows and in some cases 
use of obscure glazing to 1.7m above floor level. 

The raised decks of Dwellings 2, 3, 4 and 5 will all overlook 
adjoining SPOS to the south and will require screening on 
the decking, noting raising fence internal fence heights is 
not a potential solution to the substantial overshadowing it 
would create.  

55.04-8 Noise impacts objective 

To contain noise sources in 
developments that may affect 
existing dwellings. 

To protect residents from external 
noise. 

Standard B24 

Noise sources, such as mechanical plant, should not be 
located near bedrooms of immediately adjacent existing 
dwellings. 

Noise sensitive rooms and secluded private open spaces 
of new dwellings and residential buildings should take 
account of noise sources on immediately adjacent 
properties. 

Dwellings and residential buildings close to busy roads, 
railway lines or industry should be designed to limit noise 
levels in habitable rooms. 

- N/A 

There are no external noise sources which require 
consideration. 

 

55.05-1 Accessibility objective 

To encourage the consideration of 

Standard B25 

The dwelling entries of the ground floor of dwellings and 

V Complies subject to condition 

The entries to the ground floor of the dwellings are 
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the needs of people with limited 
mobility in the design of 
developments. 

residential buildings should be accessible or able to be 
easily made accessible to people with limited mobility. 

 

accessible to those with limited mobility, except Dwelling 5 
which would be accessed via the tandem carspace. As this 
would be difficult when occupied by a vehicle, a condition 
of permit will require the path to the porch be extended to 
the common driveway. 

 

55.05-2 Dwelling entry objective 

To provide each dwelling or 
residential building with its own 
sense of identity. 

Standard B26 

Entries to dwellings and residential buildings should: 

Á Be visible and easily identifiable from streets 
and other public areas. 

Á Provide shelter, a sense of personal address 
and a transitional space around the entry. 

V Complies 

All dwelling entries are clearly visible and identifiable from 
the street providing for a sense of identity for each 
dwelling. A transitional space is provided at each dwelling 
entry. Some dwellings require steps up but there is a good 
mix of dwelling types. 

 

55.05-3 Daylight to new windows 
objective 

To allow adequate daylight into new 
habitable room windows. 

Standard B27 

A window in a habitable room should be located to face: 

Á An outdoor space clear to the sky or a light 
court with a minimum area of 3 square 
metres and minimum dimension of 1 metre 
clear to the sky, not including land on an 
abutting lot, or 

Á A verandah provided it is open for at least 
one third of its perimeter, or 

Á A carport provided it has two or more open 
sides and is open for at least one third of its 
perimeter. 

V Complies 

All habitable room windows face an outdoor space of the 
required dimensions, allowing light into habitable rooms. 
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55.05-4 Private open space 
objective 

To provide adequate private open 
space for the reasonable recreation 
and service needs of residents. 

Standard B28 

A dwelling or residential building should have private open 
space of an area and dimensions specified in the 
schedule to the zone. 

If no area or dimensions are specified in the schedule to 
the zone, a dwelling or residential building should have 
private open space consisting of: 

Á An area of 40 square metres, with one part of 
the private open space to consist of secluded 
private open space at the side or rear of the 
dwelling or residential building with a minimum 
area of 25 square metres, a minimum 
dimension of 3 metres and convenient access 
from a living room, or 

Á A balcony of 8 square metres with a minimum 
width of 1.6 metres and convenient access from 
a living room, or 

Á A roof-top area of 10 square metres with a 
minimum width of 2 metres and convenient 
access from a living room. 

V Complies 

The proposed development has been provided with the 
minimum 40square metres of private open space with 
25square metres of the space secluded with a minimum 
dimension of 3 metres and is therefore in accordance with 
the standard. 

 

 

55.05-5 Solar Access to Open 
Space 

To allow solar access into the 
secluded private open space of new 
dwellings and residential buildings. 

Standard B29 

The private open space should be located on the north 
side of the dwelling or residential building, if appropriate. 

The southern boundary of secluded private open space 
should be set back from any wall on the north of the space 
at least (2+0.9h) metres, where óhô is the height of the 
wall. 

V Complies 

The SPOS of all dwellings will receive a reasonable 
amount of solar access in accordance with the standard. 

55.05-6 Storage objective 

To provide adequate storage 
facilities for each dwelling. 

Standard B30 

Each dwelling should have convenient access to at least 6 
cubic metres of externally accessible, secure storage 
space. 

V Complies 

The appropriate storage areas have been provided in 
accordance with the standard. 
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55.06-1 Design Detail 

To encourage design detail that 
respects the existing or preferred 
neighbourhood character. 

Standard B31 

The design of buildings, including: 

Á Façade articulation and detailing, 

Á Window and door proportions, 

Á Roof form, and 

Á Verandahs, eaves and parapets,  

should respect the existing or preferred 
neighbourhood character. 

Garages and carports should be visually compatible with 
the development and the existing or preferred 
neighbourhood character. 

 

V Complies 

The proposed development is considered to respect the 
existing neighbourhood through the use of single storey 
built form, pitched roofs and materials. 

Dwelling 1 is oriented toward the road and garages are 
located to the rear, which is consistent with the area. 

 

55.06-2 Front Fences 

To encourage front fence design that 
respects the existing or preferred 
neighbourhood character. 

Standard B32 

The design of front fences should complement the design 
of the dwelling or residential building and any front fences 
on adjoining properties. 

A front fence within 3 metres of a street should not 
exceed: 

Á Streets in a Road Zone, Category 1: 2 
metres. 

Á Other streets: 1.5 metres. 

V Complies 

No front fence is proposed.  
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55.06-3 Common Property 

To ensure that communal open 
space, car parking, access areas 
and site facilities are practical, 
attractive and easily maintained. 

To avoid future management 
difficulties in areas of common 
ownership. 

Standard B33 

Development should clearly delineate public, communal 
and private areas. 

Common property, where provided, should be functional 
and capable of efficient management. 

V Complies 

The common property area provided as part of this 
development is regarded as practical and could easily be 
maintained.   

These areas include the shared accessway, pedestrian 
path, visitor parking spaces, green area abutting visitor 
spaces and bin storage area.  

55.06-4 Site Services 

To ensure that site services can be 
installed and easily maintained. 

To ensure that site facilities are 
accessible, adequate and attractive. 

Standard B34 

The design and layout of dwellings and residential 
buildings should provide sufficient space (including 
easements where required) and facilities for services to be 
installed and maintained efficiently and economically. 

Bin and recycling enclosures, mailboxes and other site 
facilities should be adequate in size, durable, waterproof 
and blend in with the development. 

Bin and recycling enclosures should be located for 
convenient access by residents. 

Mailboxes should be provided and located for convenient 
access as required by Australia Post. 

V Complies 

The dwelling layout and design provides for enough space 
and facilities for services to be installed and maintained. 
Bin and recycling enclosures, mailboxes and other site 
facilities have been provided adequately and will blend in 
with the development. The site facilities including 
mailboxes, bin and recycling enclosures and mailboxes 
have been provided and located for convenient access. 
The shared bin storage area for dwellings 6 ï 11 is 
convenient and practical and will allow for collection by 
private contractor. 
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Legislative Issues 

The Planning and Environment Act 1987 and the Greater Geelong Planning Scheme are the 
relevant documents under which Council must consider this application. 
 
Conclusion 

While not ideal, the proposal is regarded as consistent with the relevant Planning Policy 
Framework and Local Planning Policies, the General Residential Zone, and Clause 55. It is 
therefore recommended that the planning application be approved subject to the conditions 
contained in this report. 
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Application No:  PP-588-2018 

Applicant:  TGM Group Pty Ltd 

Subject Land:  385 Windermere Road, LARA 

Owner:  Lara West Pty Ltd 

Zone:  Urban Growth Zone (UGZ6) 

Overlays:  Development Contributions Plan Overlay (DCPO7) 

Listed Buildings:  N/A 

Existing Use:  Grazing/farm land 

Proposal:  Staged Multi-Lot Subdivision and Removal of Native 
Vegetation 

 
 

 
 
 
 

385 WINDERMERE ROAD, LARA 

Subject Site 
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Summary 

¶ The subject site is located on the south-west corner of Windermere Road and 
OôHallorans Road, Lara. The subject site comprises four lots that have an overall area of 
48.64 hectares. The land forms part of the Lara West growth area.   

¶ The application seeks the staged, multi-lot subdivision of the land. A total of 550 lots are 
proposed, including a lot for a school and a community facility. It is also proposed to 
remove native vegetation.  

¶ The land is within an Urban Growth Zone (UGZ6) and is affected by a Development 
Contributions Plan Overlay (DCPO7). The Lara West Precinct Structure Plan (PSP) is an 
Incorporated Document in the planning scheme.  

¶ Having assessed the application against the relevant provisions of the planning scheme, 
it is concluded that the application does not generally accord with the Lara West PSP. In 
particular, the proposal does not include drainage infrastructure that the PSP identifies on 
the land.   

¶ A ófailureô appeal has been made to VCAT.  

¶ It is recommended that the responsible authority not support the application at the 
forthcoming VCAT merits review.   

 

Recommendation 

Moved: Jessica Hurse Seconded: John Rush 

That the Responsible Authority having considered all matters which the Planning and 
Environment Act, 1987, requires it to consider, decides to advocate that VCAT should 
Refuse to Grant a Planning Permit for the Staged Multi-Lot Subdivision and Removal of 
Native Vegetation at 385 Windermere Road, LARA on the following grounds: 
 
1. The proposed development is not generally in accordance with the Lara West 

Precinct Structure Plan (Revision J, 25 September, 2013). In particular, this relates to 
the location of drainage infrastructure. 

 
2. The proposed development would not result in an orderly planning outcome.  
 
3. The proposed residential development in the north-west of the land is inconsistent 

with the applied zone (Public Park and Recreation Zone) of this part of the land.  
 
4. The proposed subdivision layout is inappropriate in relation to:  

 
a) The connectivity to adjoining land; 
b) Block lengths that exceed Standard C20 of Clause 56.06-7;  
c) The overall density less than 15 lots/hectare; 
d) The inclusion of lots abutting the drainage reserve; 
 

5. The proposed staging of the subdivision should include all land required for 
drainage infrastructure early in the subdivision. 

 

Carried 
 



Development Hearings Panel Page 50 
Meeting No. 591   
Date: 1 August 2019  

 

  

Report 

The Site & Locality 

The subject site is located on the south-west corner of Windermere Road and OôHallorans Road, 
Lara. The subject site comprises four lots that have an overall area of 48.64 hectares. It is regular 
is shape with a frontage to Windermere Road of 612m and a frontage to OôHallorans Road of 
738m. 
 
The land is flat with a drainage easement that runs through the north-west corner of the site.  
 
The land forms the north-east corner of the Lara West growth area. The growth area is located 
3km west of the Lara town centre and 17 kilometres north of Geelong. The growth area has a 
gross land area of approximately 390 hectares and is bound by Windermere Road, OôHallorans 
Road, Patullos Road and Bacchus Marsh Road.   
 
Land to the north appears to be used for cropping and grazing.  
 
Land to the east, known as Manzeene Village is currently being developed for residential 
purposes after being re-zoned in 2014.  
 
Council is currently assessing a planning permit application for the subdivision of the land to the 
immediate west and south of the subject land.  
 
Site History 
 
The land was re-zoned together with the remainder of the Lara West growth area in February 
2014, as part of Amendment C246.  
 
The Lara West Precinct Structure Plan (Revision J, 25 September 2013) is incorporated into the 
Greater Geelong Planning Scheme.    
 
A Native Vegetation Precinct Plan (September 2013) and Development Contributions Plan 
(March 2014) are also incorporated into the planning scheme.  
 
Proposal 

The application seeks the staged, multi-lot subdivision of the land.  

A total of 550 lots are proposed. The main features of the development are:  

¶ Initial staging from the west (OôHallorans Rd) and includes a drainage basin;  

¶ A lineal drainage reserve that separates the subdivision into two parts;   

¶ Land set aside for part of a school (3.31ha) and a community facility (1.11ha) in the 
south-east corner of the land;  

¶ An area of public open space (0.72ha) at the southern edge of the land; 

¶ Provision for the widening of OôHallorans Road.  

 
It is also proposed to remove patches of native grass on the subject land and on nearby 
roadsides.  
  
Greater Geelong Planning Scheme 

Definition and Nesting 

Subdivision is not a land use. The Subdivision Act defines subdivision as the division of land into 
two of more parts which can be disposed of separately.  
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Zone 

The subject site is located with an Urban Growth Zone (UGZ6). The Purposes of the UGZ are:  
 

¶ To implement the Municipal Planning Strategy and the Planning Policy Framework. 

¶ To manage the transition of non-urban land into urban land in accordance with a precinct 
structure plan. 

¶ To provide for a range of uses and the development of land generally in accordance with 
a precinct structure plan. 

¶ To contain urban use and development to areas identified for urban development in a 
precinct structure plan. 

¶ To provide for the continued non-urban use of the land until urban development in 
accordance with a precinct structure plan occurs. 

¶ To ensure that, before a precinct structure plan is applied, the use and development of 
land does not prejudice the future urban use and development of the land. 

 
Overlay 

The subject site is located with a Development Plan Contributions Overlay (DCPO7). The 
Purposes of the DCPO are:  
 

¶ To implement the Municipal Planning Strategy and the Planning Policy Framework. 

¶ To identify areas which require the preparation of a development contributions plan for 
the purpose of levying contributions for the provision of works, services and facilities 
before development can commence. 

 
Permit required clause and condition 

A planning permit is required to:  

¶ Subdivide land within a UGZ pursuant to Clause 37.07; 

¶ Remove native vegetation pursuant to Clause 52.16. 
 
In a DCPO, a planning permit granted must include any conditions required to give effect to any 
contributions or levies imposed, conditions or requirements set out in the relevant schedule to this 
overlay. 
 
Restrictive Covenant 

No covenants or restrictions affect the land.  
 
Cultural Heritage Management Plan (CHMP) 
 
The Aboriginal Heritage Regulations 2007 specify the circumstances in which a Cultural Heritage 
Management Plan is required for an activity or class of activity.  
 
Part 2 - Division 2 of the Aboriginal Heritage Regulations 2007 specifies exempt activities which 
do not require a Cultural Heritage Management Plan. The proposal is not listed as an exempt 
activity. 
 
Areas of cultural heritage sensitivity are defined within Part 2 - Division 3 of the Aboriginal 
Heritage Regulations 2007. Part 2 - Division 3 identifies the site or part of the site as within an 
area of cultural heritage sensitivity. 
 
High impact activities are defined within Part 2 - Division 5 of the Aboriginal Heritage Regulations 
2007. Part 2 - Division 5 lists the proposal as a high impact activity.  
 
The site is not considered to have been the subject of significant ground disturbance which is 
defined as ódisturbance of (a) the topsoil or surface rock layer of the ground or (b) a way -  by 
machinery in the course of grading, excavating, digging, dredging or deep ripping, but does not 
include ploughing other than deep ripping.  
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In accordance with the above assessment, a Cultural Heritage Management Plan is required and 
a Cultural Heritage Management Plan has been approved (ref 15047). It is noted that the study 
area included abutting roadsides and the land between the subject site and Hovells Creek.  
 
COASTAL INUNDATION AND EROSION: 
 
Clause 13.01-1 of the SPPF requires the Responsible Authority to consider the potential coastal 
impacts of climate change. 
 
Strategies include:  

¶ In planning for possible sea level rise, an increase of 0.2 metres over current 1 in 100 year 
flood levels by 2040 may be used for new development in close proximity to existing 
development (urban infill). 

¶ Plan for possible sea level rise of 0.8 metres by 2100, and allow for the combined effects of 
tides, storm surges, coastal processes and local conditions such as topography and geology 
when assessing risks and coastal impacts associated with climate change. 

¶ Consider the risks associated with climate change in planning and management decision 
making processes.  

 
The subject site is located within close proximity of existing urban development. 
 
Councilôs data indicates that the site is unlikely to be affected by the potential coastal impacts of 
climate change at 2040.  
 
LANDFILL GAS RISK ASSESSMENT 
 
Before deciding on a Planning Permit application, a Responsible Authority is required to consider, 
amongst other things:  

¶ Any significant effects the responsible authority considers the environment may have on the 
use or development [S 60(1) of the PEA]. 

¶ Clause 13.03-1 of The State Planning Policy Framework which aims to ensure that potentially 
contaminated land is suitable for its intended future use and development, and that 
contaminated land is used safely. 

 
The EPA has adopted the ñBest Practice Environmental Management, Siting, Design Operation 
and Rehabilitation of Landfillsò (September 2010) or ñLandfill BPEM.ò. 
 
 
The Landfill BPEM identifies that:  

¶ Risks associated with landfill gases may occur for at least 30 years post-closure. 

¶ Appropriate buffer distances must be maintained between the landfill and sensitive land uses. 
The BPEM recommends a 500 metre buffer for landfills that contained putrescible waste and 
200 metres for landfills that contained non-putrescible waste. 

¶ Where the recommended buffers are unavailable, it must be demonstrated that risks are 
suitably mitigated. 

¶ All buildings and structures and associated infrastructure should be considered.  
 
The BPEM specifies that development undertaken within a buffer distance of up to 500 metres 
may be at risk. As the subject site is not located within 500 metres of an identified former landfill 
site, a risk assessment is not required. 
 
DEVELOPMENTS IN BUSHFIRE PRONE AREAS 
 
Clause 13.05 (Bushfire) seeks to strengthen the resilience of settlements and communities to 
bushfire through risk-based planning that prioritises the protection of human life. 
 
The policy must be applied to all planning and decision making under the Planning and 
Environment Act 1987 relating to land which is: 

¶ Within a designated bushfire prone area; 

¶ Subject to a Bushfire Management Overlay; or 
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¶ Proposed to be used or developed in a way that may create a bushfire hazard. 
 
The proposal is listed at Clause 13.05 as one of the uses or developments which should be 
considered: 

¶ Subdivisions of more than 10 lots.  

¶ Accommodation.  

¶ Child care centre.  

¶ Education centre.  

¶ Emergency services facility.  

¶ Hospital.  

¶ Indoor recreation facility.  

¶ Major sports and recreation facility.  

¶ Place of assembly.  

¶ Any application for development that will result in people congregating in large numbers.  
 
The site is located within a designated bushfire prone area.  
 
As the site is located within a designated bushfire prone area the assessment of this application 
has considered:  

¶ The risk of bushfire to people, property and community infrastructure.  

¶ Whether the implementation of appropriate bushfire protection measures to address the 
identified bushfire risk is necessary.  

¶ Whether the proposal can implement bushfire protection measures without unacceptable 
biodiversity impacts.  

 
The application is not expected to create an extraordinary risk bushfire to people, property and 
community infrastructure. 
 
It is considered that no specific bushfire protection measures to address the identified bushfire 
risk are necessary, noting that CFA requirements regarding hydrant systems and BAL levels for 
future housing will need to be satisfied.   

 
Officer Direct Or Indirect Interest: 
 
No Council officers have any direct or indirect interest in the matter to which this report relates, in 
accordance with Section 80 (C) of the Local Government Act. 
 
Planning Policy Framework 
 
Relevant state policies include: 
 
11 Settlement 

In particular 

11.01-1R  Settlement - Geelong G21 

Support the growth of Bannockburn, Colac, Drysdale/Clifton Springs, Lara, Leopold, Ocean 
Grove and Torquay/Jan Juc as district towns by building on existing and planned infrastructure 
and focussing growth along key road and rail networks. 

11.02-2S Structure planning 

Objective 
To facilitate the orderly development of urban areas. 
 
Strategies  

¶ Ensure effective planning and management of the land use and development of an area 
through the preparation of relevant plans. 

¶ Undertake comprehensive planning for new areas as sustainable communities that offer 
high-quality, frequent and safe local and regional public transport and a range of local 
activities for living, working and recreation. 
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¶ Facilitate the preparation of a hierarchy of structure plans or precinct structure plans that: 
o Take into account the strategic and physical context of the location. 
o Provide the broad planning framework for an area as well as the more detailed 

planning requirements for neighbourhoods and precincts, where appropriate. 
o Provide for the development of sustainable and liveable urban areas in an integrated 

manner. 
o Assist the development of walkable neighbourhoods. 
o Facilitate the logical and efficient provision of infrastructure. 
o Facilitate the use of existing infrastructure and services. 

 
11.02-3S Sequencing of development 
 
Objective 
To manage the sequence of development in areas of growth so that services are available from 
early in the life of new communities. 
 
Strategies 

¶ Define preferred development sequences in areas of growth to better coordinate 
infrastructure planning and funding. 

¶ Ensure that new land is released in areas of growth in a timely fashion to facilitate 
coordinated and cost-efficient provision of local and regional infrastructure. 

¶ Require new development to make a financial contribution to the provision of 
infrastructure such as community facilities, public transport and roads. 

¶ Improve the coordination and timing of infrastructure and service delivery in areas of 
growth. 

¶ Support opportunities to co-locate facilities. 

¶ Ensure that planning for water supply, sewerage and drainage works receives high 
priority in early planning for areas of growth. 

 
11.03-2S Growth areas 
 
Strategies include  

¶ Encourage average overall residential densities in the growth areas of a minimum of 15 
dwellings per net developable hectare, and over time, seek an overall increase in 
residential densities to more than 20 dwellings per net developable hectare. 

¶ Deliver timely and adequate provision of public transport and local and regional 
infrastructure and services, in line with a preferred sequence of land release. 

 

12 Environmental And Landscape Values 
 
12.01-2S Native vegetation management 
 
Objective 
To ensure that there is no net loss to biodiversity as a result of the removal, destruction or lopping 
of native vegetation. 
 
12.03-1S River corridors, waterways, lakes and wetlands 
 
Objective 
To protect and enhance river corridors, waterways, lakes and wetlands. 
 
13.02-1S Bushfire planning 
 
14.02-1S Catchment planning and management 
 
15 Built Environment And Heritage 
15.01-1S  Urban design 
 
Objective 
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To create urban environments that are safe, healthy, functional and enjoyable and that contribute 
to a sense of place and cultural identity. 
 
15.01-3S Subdivision design 
Objective 
To ensure the design of subdivisions achieves attractive, safe, accessible, diverse and 
sustainable neighbourhoods. 
 
15.01-4S Healthy neighbourhoods 
 
15.01-5S Neighbourhood character 
 
15.02-1S Energy and resource efficiency 
 
15.03-2S Aboriginal cultural heritage 
 
16 Housing 
 
18  Transport 
 
19  Infrastructure  
 
19.01-3S Pipeline infrastructure 
 
Strategies include 
Recognise existing transmission-pressure gas pipelines in planning schemes and protect from 
further encroachment by residential development or other sensitive land uses, unless suitable 
additional protection of pipelines is provided. 
 
19.02 Community Infrastructure 
 
19.02-6S Open space 
Objective 
To establish, manage and improve a diverse and integrated network of public open space that 
meets the needs of the community. 
 
19.02-2S Education facilities 
Objective 
To assist the integration of education and early childhood facilities with local and regional 
communities. 
 
19.03-1S Development and infrastructure contributions plans 
Objective 
To facilitate the timely provision of planned infrastructure to communities through the preparation 
and implementation of development contributions plans and infrastructure contributions plans. 
 
19.03-2S Infrastructure design and provision 
Objective 
To provide timely, efficient and cost-effective development infrastructure that meets the needs of 
the community. 
 
Strategies 
Provide an integrated approach to the planning and engineering design of new subdivision and 
development. 
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Local Planning Policy Framework 

Municipal Strategic Statement 

Summary of relevant policies:  

 
21.02  City Of Greater Geelong Sustainable Growth Framework 
 
21.05  Natural Environment 
 
21.05-2  Waterways 
To protect, maintain and enhance waterways, rivers, wetlands and groundwater. 
 

21.05-3  Biodiversity 

To protect, maintain and enhance the biodiversity of the municipality. 

 

21.06  Settlement And Housing 

21.06-2  Urban growth 

Objectives 

¶ To limit urban sprawl by directing urban growth to designated urban growth areas. 

¶ To improve housing affordability through the maintenance of appropriate urban land 
supplies, the promotion of competition in the housing market and the development of a 
diverse range of well located housing stock. 

21.06-4  Neighbourhood character 

21.06-5  Heritage and identity 

 

21.08  Development And Community Infrastructure 

21.08-2  Transport 

21.08-3  Development contributions 

21.08-4  Open space 

21.08-5  Accessibility 

 

21.13    Lara 

Objectives include 

¶ To maintain a compact urban form and provide for sustainable communities. 

¶ To maintain and enhance the rural characteristics of Lara. 

¶ To ensure an adequate supply of appropriately zoned and located residential and 
commercial land. 

¶ To protect the rural landscape setting of the township particularly to the north overlooking 
the You Yangs. 

¶ To provide community and recreation services and infrastructure to meet the needs of 
the local and surrounding population. 

¶ To protect and enhance key environmental, cultural and landscape features. 

¶ To provide an efficient and integrated movement network for public transport, vehicular, 
bicycle and pedestrian movements. 
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Strategies include: 

¶ Contain urban development within the defined settlement boundary in accordance with 
the Structure Plan map included in this clause. 

¶ Support the development of areas identified for rezoning to Residential 1 and Low 
Density Residential in accordance with the Structure Plan map included in this clause. 

¶ Support the rezoning of ófuture residentialô areas when a review of lot supply indicates 
rezoning is necessary to continue to achieve at least 15 years lot supply taking into 
consideration any infill opportunities that will not be realised in the short term. 

¶ Ensure the sequential development of ófuture residentialô area west of OôHallorans Road 
proceeds from east to west. 

¶ Ensure new development incorporates sustainability principles including environmentally 
sustainable design, energy efficiency, connectivity and water sensitive urban design. 

¶ Ensure new subdivision developments on General Residential Zone Schedule 1 zoned 
land incorporate urban design treatments that reinforce the rural characteristics of the 
town. 

¶ Locate and integrate future education, community and recreation facilities to enhance 
their accessibility and to maximise joint use wherever possible. 

 

Local Planning Policies 

 
None applicable.  
 
Referrals 

INTERNAL 
 

Authority/ 
Department 

Advice/Response/Conditions  

Engineering (based 
upon 21.12.18 plan 
of sub) 

Engineering Services Recommendation  

Not Supportive  
 
The location of the wetland retarding basins WLRB4 & WLRB5 have been 
downsized and partially split and moved to 2 other locations on the 2 
adjoining land parcels. This does not accord with the Precinct Structure 
Plan (PSP) Plan 19: Integrated Water Management, which was endorsed 
as part of the rezoning. 
 
Other Comments from Engineering Services 
Corner lot widths 

-  All corner lots should have a minimum width of 10.5m. 
Connections into neighbouring land 

-  The road connections along the western boundary has roads that 
do not connect or align with the adjoining development. 

Street Block lengths 
-  Engineering supports Urban Design and street block lengths 

providing good connections through the estate. 
 
Conditions relating to construction of DCP infrastructure should be 
discussed with Urban Growth and any requirements of a Precinct 
Infrastructure Plan. 
 
The design and volume of stormwater basin/wetlands within the Lara West 
PSP should accord the Lara West Growth Area Surface Water 
Management Strategy dated June 2012. 
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Recommended Permit Conditions (Without Prejudice) 
 
Standard Conditions 
Prior to the commencement of works or Prior to the certification of the 
Plan(s) of Subdivision, amended plans to the satisfaction of the 
Responsible Authority must be submitted to and approved by the 
Responsible Authority. When approved the plans will be endorsed and will 
then form part of the permit. The plans must be drawn to scale with 
dimensions provided. The plans must be generally in accordance with the 
plans submitted with the application, but modified to show: 
 
a) Road reserve widths for all roads. 
b) Road reserve widths through the development matching the road 

widths in the adjoining land along the south and west boundary of 
the development. 

c) A minimum 2.5 wide path on the west side of OôHalloranôs Road. 
d) Drainage basin and wetland locations on this development site 

sized in accordance with the Lara West Growth Area - Stormwater 
Management Strategy; dated 9th June, 2012   

 
to the satisfaction of the Responsible Authority. 

 
Intersection ï OôHallorans Road, Elcho Road and Patullos Road 
Prior to the issue of statement of compliance of the 1,500th lot within the 
main catchment area as shown in the Lara West Development 
Contributions Plan dated March 2014, sheet 4; the intersection of 
OôHallorans Road, Elcho Road and Patullos Road (DI_RO_05) must be 
constructed. 
 
Shared Path ï Patullos Road (east) 
Prior to the issue of statement of compliance of the 1,000th lot within the 
main catchment area as shown in the Lara West Development 
Contributions Plan dated March 2014, sheet 4; the shared path along 
Patullos Road (DI_RO_08) must be constructed. 
 
Road Widening ï Patullos Road (east) 
Prior to the issue of statement of compliance of the 2500th lot within the 
main catchment area as shown in the Lara West Development 
Contributions Plan dated March 2014, sheet 4; the road widening of 
Patullos Road (DI_RO_07) must be constructed. 
 
Creation of Drainage and Carriageway Easements and/or Reserves 
 
Prior to certification of each relevant stage of the Plan of Subdivision, 
drainage and carriageway easements and/or reserves in favour of the City 
of Greater Geelong must be created (as appropriate) on the Plan on 
Subdivision, including any easements and/or reserves necessary to cater 
for drainage outfall or any external overland flows, to the satisfaction of the 
Responsible Authority. 
 
Prior to certification of the plan of subdivision for stage 1, a Drainage and 
Floodway easement must be created on the plan of subdivision for the 
reserve width in accordance with the Lara West Growth Area, Surface 
Water Management Strategy, dated 9th June, 2012, sheets 51, 52 & 53 to 
the satisfaction of the Responsible Authority.   
 
Local Area Traffic Management and Road Name Plan 
 
Unless otherwise approved in writing by the Responsible Authority, prior to 
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the lodgement of the Stage 1 Functional Layout Plans: 
 
a)  A Local Area Traffic Management (LATM) Plan must be developed 

with Councilôs Traffic Development Engineer, and submitted to and 
approved by the Responsible Authority. The LATM treatments may 
include, but not limited to: traffic management devices, modified 
intersection priorities, indented car parking, signage, linemarking, 
and vehicle crossing locations. All treatments shown on the LATM 
Plan on subsequent construction plans for each stage must be 
consistent with the approved LATM Plan. 

b) When the LATM plan has been finalised, a Road Naming Plan 
must be developed with Councilôs Traffic Development Engineer, 
and submitted to and approved by the Responsible Authority. The 
Road Naming Plan must respect the LATM plan and the Naming 
Rules For Places in Victoria document. Pre-approved road names 
and descriptors shall be applied to a color-coded length of road on 
the Road Naming Plan. All road naming on subsequent plans of 
subdivision for each stage must be consistent with the approved 
Road Naming Plan. 

all to the satisfaction of the Responsible Authority. 
 
Road Names and Signs 
Prior to the development of the Road Naming Plan and lodgement of the 
Functional Layout Plan for Stage 1, the subdivider must provide a list of all 
proposed road names within the subdivision for approval by Councilôs 
Properties and Valuations unit. The subdivider must provide and place all 
relevant street signs, and are consistent with the road names shown on all 
approved plans, to the satisfaction of the Responsible Authority. 
 
Site Stormwater Management Strategy 
Unless otherwise approved in writing by the Responsible Authority, prior to 
the commencement of works for Stage 1 of the subdivision, a Site 
Stormwater Management Strategy (SSMS) for the overall development 
must be submitted to and approved by the Responsible Authority. This 
plan must accord with the Lara West Precinct Structure Plan (LWPSP), 
Lara West Growth Area - Stormwater Management Strategy; dated 9th 
June, 2012  and all associated documentation endorsed under the 
Precinct Structure Plan (PSP). The Stormwater Management Strategy 
must contain (but not be limited to) the following: 

a) Details of the best practice Water Sensitive Urban Design (WSUD) 
treatment, and the ultimate outfall alignment and connection of 
stormwater into Hovells Creek; 

b) Details of the management of internal and external flows during 
and after the construction period. 

all to the satisfaction of the Responsible Authority. 
 
Functional Layout Plans 
Unless otherwise approved in writing by the Responsible Authority, prior to 
the commencement of works for each relevant stage of the subdivision, a 
detailed Functional Layout Plan for that stage of the subdivision is to be 
submitted to and approved by the Responsible Authority. The plan is also 
to include locations of future bus stops, all Local Area Traffic Management 
items along with maintenance vehicle access points, maintenance vehicle 
access tracks, tree protection measures, footpaths and utility installations 
on or adjacent to public reserves, all to the satisfaction of the Responsible 
Authority. The Functional Layout Plan must also include documentation 
that addresses the overall stormwater strategy for the site. This needs to 
include, but is not limited to; the underground drainage system / 
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alignment, and the high-flows that occur during a 100yr ARI storm event. 
Flood Mapping 
Unless otherwise approved in writing by the Responsible Authority, prior to 
the issuing of a Statement of Compliance for each relevant stage of the 
Plan of Subdivision, flood maps will need to be submitted to Council 
detailing the extent of flood affected land both prior to and after the 
subdivision of land in order to allow Council to revoke the flood prone 
status of the land. The submission of flood mapping documentation should 
be submitted to Councilôs Engineering Department, no later than the 
commencement of earthworks for each relevant stage of the Plan of 
Subdivision. 
 
Corner Splay  
The Plan of Subdivision submitted for certification for each relevant stage 
must include a splay for road purposes at all internal and external 
intersections in accordance with the Infrastructure Design Manual and to 
the satisfaction of the Responsible Authority.  
 
Construction of OôHallorans Road 
Unless otherwise approved by the Responsible Authority, the construction 
of OôHallorans Road must be undertaken as part of Stage 1 of the 
subdivision. This must include, but is not limited to: 
 
a) Construction of the western side of OôHallorans Road for the full 

frontage of the Development, from the newly constructed 
intersection of OôHallorans Road, Windermere Road and Kees 
Road to the southern boundary of the site; 

b) Construction of the DCP intersection of OôHallorans Road, 
Windermere Road and Kees Road (DI_RO_04) prior to or as part 
of stage 1 of the development. 

 
all to the satisfaction of the Responsible Authority. 
 
Road and Drainage Construction Plans 
Unless otherwise approved in writing by the Responsible Authority, prior to 
the commencement of works for each relevant stage of the subdivision, 
Engineer designed roadworks and drainage construction plans must be 
submitted to and approved by the Responsible Authority. The Engineering 
construction plans must show with each stage, the extent of any proposed 
works associated with road, drainage or other infrastructure. The 
Engineering plans must detail the construction to a standard that achieves 
a functional design, with no adverse external impacts, to achieve an 
acceptable standard of aesthetics (including landscaping) which can be 
maintained in perpetuity, to the satisfaction of the Responsible Authority. 
 
The road and drainage construction plans must be generally in 
accordance with the Endorsed Plans for the site, and must be in 
accordance with the Lara West Precinct Structure Plan (LWPSP) and all 
incorporated documentation of the LWPSP. 
 
Site runoff must be limited to equivalent pre-developed levels for rainfall 
events up to and including the critical 100yr ARI event in accordance with 
the Drainage and Water Sensitive Urban Design Strategy. The stormwater 
drainage system on the site must be designed such that stormwater runoff 
exiting the land meets the current best practice performance objectives for 
stormwater quality as follows: 
 

a) 80% retention of the typical annual load of suspended solids; 
b) 45% retention of the typical annual load of total phosphorous; 
c) 45% retention of the typical annual load of total nitrogen; and; 
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d) 70% retention of the typical annual load of gross pollutants. 
 

all to the satisfaction of the Responsible Authority. 
 

Water Sensitive Urban Design (WSUD) Landscape Plans 
 
Unless otherwise approved in writing by the Responsible Authority, prior to 
the commencement of works for each relevant stage of the subdivision, 
plans which outline the WSUD landscaping elements must be submitted to 
and approved by the Responsible Authority. The plans must include, but 
are not limited to: 
 

a) Construction details of all water sensitive urban design elements 
including materials and plantings required for effective stormwater 
pollutant removal in accordance with the drainage design criteria 
specified in the conditions of this permit; 

b) Planting and establishment schedule for all water sensitive urban 
design planting, including species and densities in accordance 
with the drainage design criteria specified in this permit; 

c) Q10 and Q100 levels, and associated flow rates; 
d) Details of existing and finished surface levels; and; 
e) Construction and establishment methodology and associated 

staging of the WSUD works specific to the site, in accordance with 
relevant industry standards to the satisfaction of the Responsible 
Authority. (Reference is made to Water By Design ï Construction 
and Establishment Guidelines: Swales, Bioretention Systems and 
Wetlands, April 2010). 

all to the satisfaction of the Responsible Authority. 
 
Water Sensitive Urban Design (WSUD) Landscape Works 
Unless otherwise approved by the Responsible Authority, the Water 
Sensitive Urban Design works shown on the approved landscape plan 
must be carried out and completed to the satisfaction of the Responsible 
Authority.  
 
Practical Completion for the WSUD works can only be awarded when the 
ultimate landscape design is complete and subject to: 
 

a) Civil works within the treatment device being issued Practical 
Completion; and 

b) Landscape works within the treatment device being completed; and 
c) The final stage of the development draining to that treatment 

device is issued Statement of Compliance; and; 
d) A relevant maintenance bond being in place for the planting works. 
 

A Practical Completion inspection is required and must be arranged by the 
permit holder with a two week notice period provided prior to onsite 
inspections. Any incomplete landscape works bond for WSUD will be 
returned on award of Practical Completion. 
 
Water Sensitive Urban Design (WSUD) Maintenance 
Unless otherwise approved by the Responsible Authority, Water Sensitive 
Urban Design works must be maintained in accordance with Councilôs 
Landscape Standards Manual (June 2013), or any replacement landscape 
standard guidelines or manual which may be adopted by the Council, to 
the satisfaction of the Responsible Authority until:  
 
a) The end of a period of no less than two (2) years from the date of 

Practical Completion of the landscaping unless otherwise agreed in 
writing by the Responsible Authority; or; 
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b) Statement of Compliance is issued for the final stage of the 
development draining to that treatment device; whichever is the latter. 

 
A Handover inspection is required and must be organised by the permit 
holder with a two week notice period provided prior to onsite inspections. 
No handovers will be accepted during summer months from 1 December 
to 29 February inclusive. Any landscape maintenance bond for WSUD will 
be returned on award of Handover. 
 
Environmental Construction Management Plan (ECMP) 
Prior to the commencement of works for each relevant stage of the 
subdivision, an Environmental Construction Management Plan shall be 
submitted to and approved by the Responsible Authority. When approved 
all conditions on the ECMP plan will form part of the permit. The plan must 
address, but not be limited to, the following:  
 

a. Hours of works, demolition or construction; 
b. Methods to contain dirt and mud within the site, and the method 

and frequency of clean up procedures; 
c. On site facilities for vehicle washing; 
d. Methods used with regards to Dust suppression which may 

include but not limited to the following: 
i. Water truck to be retained on site at all times; 
ii. Soil stockpiles to be retained on site must be seeded or 

provide a treatment to provide a crusted surface; 
iii. Cease all works on site during high wind incidences; 
iv. Vehicle/truck movements to be limited to a reduced speed 

to prevent dust emissions; 
v. Dust suppression measures including fencing in locations 

to existing dwelling; 
e. The protection measures for site features to be retained (e.g. 

vegetation, retaining walls, buildings, other structures and 
pathways, etc.); 

f. Delivery and unloading points and expected frequency; 
g. A liaison personnel for contact by residents and the Responsible 

Authority in the event of relevant queries or problems 
experienced; 

h. The movement of construction vehicles to and from the site must 
be regulated to ensure that no traffic hazards are created in and 
around the site; 

i. Parking facilities for construction workers; 
j. Measures to minimise the impact of construction vehicles arriving 

at / departing from the land; 
k. An outline of requests to occupy public footpaths or roads, and 

anticipated disruptions to local services; 
l. The processes to be adopted for the separation, re-use and 

recycling of demolition materials; 
m. The measures for prevention of the unintended movement of 

building waste and hazardous materials and other pollutants on or 
off the site, whether by air, water or other means; 

n. Any other measures that are consistent with the following 
Environmental Protection Authority publications: óEnvironmental 
Management Guidelines for Major Construction Sitesô, 
óConstruction Techniques for Sediment and Pollution Controlô and 
óDoing it Right on Subdivisionsô; 

o. Handling, tracking and testing of all imported fill; 
p. Measures to be taken to ensure that no polluted water and/or 

sediment laden runoff is to be discharged directly or indirectly into 
stormwater drains or watercourses during the construction period; 
and; 
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q. Methodology detailing how service vehicles (ie; Council Garbage 
Trucks) will be catered for during all stages of construction, 
including the removal of temporary turn around areas; and; 

r. Any other condition as required by the Responsible Authority that 
addresses any other issues i.e. location of earth mound / soil 
stockpiles, rumble grids, construction of  and materials used for all 
whether access roads up to 30 meters on entry and exit to the 
site entry. 

 
Once the Environmental Construction Management Plan (ECMP) has 
been endorsed by the Responsible Authority under this permit it must be 
implemented and complied with at all times to the satisfaction of the 
Responsible Authority unless with the further written approval of the 
Responsible Authority. 
 
Filling / Bulk Earthworks 
 
Excavated material, including topsoil, shall not be carted off the site unless 
with the written approval of the Responsible Authority. 
 
 
All areas to be filled shall be stripped of vegetation and any top soil shall 
be removed and stockpiled for reuse over the filled areas. Only approved 
filling material shall be placed on the site. The filling shall be placed in 
maximum 150 mm layers, or as approved otherwise by the Responsible 
Authority, and compacted to the applicable level for filling on allotments 
and within future roadways in accordance with AS3798, to the satisfaction 
of the Responsible Authority. 
 
At the completion of the earthworks, all disturbed areas shall be 
hydromulched with an approved seed and fertilizer mixture to the 
satisfaction of the Responsible Authority to suppress dust, and minimise 
erosion, unless approved otherwise by the Responsible Authority. 
 
Prior to the issuing of a Statement of Compliance for each relevant stage 
of the Plan of Subdivision, all disturbed surfaces on the land authorised by 
this permit except those areas set aside for roadways and footpaths shall 
be dressed with topsoil and, where appropriate, re-vegetated and 
stabilised to the satisfaction of the Responsible Authority to prevent any 
erosion or siltation either on or adjacent to the land. 
 
All works must be in accordance with the recommendations of any 
relevant geotechnical reports and previous advice for the site. 
 
Construction of Roadworks / Drainage 
Prior to the issuing of a Statement of Compliance for each relevant stage 
of the Plan of Subdivision, roadworks and drainage including any basins, 
slope stabilization works and any retaining structures must be constructed 
in accordance with the approved plans and specifications to the 
satisfaction of the Responsible Authority. 
 
The underground site stormwater drainage system shall be constructed 
within easements and/or road reserves to cater for all lots, roads, streets 
and courts created by the subdivision and the surrounding developed and 
undeveloped area all to the satisfaction of the Responsible Authority. 
 
All temporary road connections to existing roads must be maintained by 
the developer until the ultimate alignment is constructed, to the 
satisfaction of the Responsible Authority.  
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Engineering Fees and Bonds 
The design and construction of stormwater drainage connections and any 
new Council infrastructure needs to be approved and supervised by the 
Responsible Authority. Unless otherwise approved in writing by the 
Responsible Authority, prior to the issue of a Statement of Compliance for 
each relevant stage of the Plan of Subdivision, a fee of 3.25% of the cost 
of the works must be paid to the Responsible Authority for the checking 
and supervision of these works. A maintenance bond of 5% of the cost of 
the works is to be paid to Council and will be returned after successful 
completion of a one (1) year maintenance period, all to the satisfaction of 
the Responsible Authority. 
 
Street Names and Signs 
Prior to the issuing of a Statement of Compliance for each relevant stage 
of the Plan of Subdivision, the subdivider must provide and place all 
relevant street signs to the satisfaction of the Responsible Authority. 
 
Street Lighting 
Prior to the issuing of a Statement of Compliance for each relevant stage 
of the Plan of Subdivision, standard street lighting is to be provided within 
and abutting the subdivision to the satisfaction of the Responsible 
Authority and at the full cost of the subdivider. 
 
Redundant Crossovers 
Prior to the issuing of a Statement of Compliance for each relevant stage 
of the Plan of Subdivision, any vehicular crossovers which are redundant 
as a result of this subdivision shall be removed, and the kerb and channel, 
footpath and naturestrip shall be reinstated as required, at the expense of 
the developer and to the satisfaction of the Responsible Authority. 
 
Council Reserves 
The subdivider shall construct a reinforced concrete footpath, loam and 
sow down, landscape, etc. within and abutting all Council Reserves to the 
satisfaction of the Responsible Authority. 
 
Suitable vehicle access barrier fencing shall be provided abutting all 
Council Reserves to the satisfaction of the Responsible Authority, with a 
lockable swing gate provided to allow access for Council maintenance 
vehicles. The location of these barriers shall be determined by the 
Responsible Authority. 
 
Prior to the issuing of a Statement of Compliance for each relevant stage 
of the Plan of Subdivision, the subdivider shall erect a standard fence on 
the boundaries of all Council Reserves abutting allotments and where 
otherwise determined, to the satisfaction of the Responsible Authority and 
at no cost to Council. 
 
Council Assets 
Prior to the issuing of a Statement of Compliance for each relevant stage 
of the Plan of Subdivision, repair and reinstatement necessitated by any 
damage to Council assets caused by or as a result of the subdivision 
construction is required to be carried out at the developerôs expense to the 
satisfaction of the Responsible Authority. 

Response: The comments provided are generally agreed.  
 
The comment about corner lots less than 10.5m relate to having sufficient distance from the 
intersection whilst also allowing vehicle crossover located on the lot frontage. This could likely be 
addressed by a condition that requires vehicle access to these lots to be located on the long 
side.   
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Notwithstanding that the location of basin WLRB4 is a low point on the land, it is understood that 
if a basin were to be located on the neighbouring land effective drainage infrastructure could still 
be designed. 
 
The comments about downsizing are understood to, in part, relate to the use of 2019 AR&R data 
to determine basin sizes. Whilst the basin sizes may ultimately reduce, this is a matter to be 
worked through in the detailed design. As such, it is premature to downsize the basins at this 
point in time.    
 
Further discussion about the basin locations is provided later in this report.  
 

 

Authority/ 
Department 

Advice/Response/Conditions  

Environment  As per Jane Curries request for further information provided to yourself on 
22 October 2018 (see below), this Unit has since received the requested 
Vegetation Assessment and Native Vegetation Removal Report prepared 
by Mark Trengove, dated January 2019. 
 
This report identifies all points of concern raised by Jane in her October 
response, but does not cover the outfall site and the two River Red-gums 
(point 2) of which were recorded in the proximity of potential drainage 
works, it is intended that neither of these trees are proposed to be impacted 
on.  
Additional trees (patch vegetation), also mature River Red Gums, are 
located along the Hovells Creek corridor, yet as these trees are further 
away from the proposed impact site, they have NOT been considered in the 
January Vegetation Report.  
 
The óNotedô request made by Jane regarding the: Plains Grassland (EVC 132) 

which corresponds to the Natural Temperate Grassland of the Victorian Volcanic 
Plain ecological community protected under the Commonwealth EPBC Act. The size 
threshold for impacts to this ecological community is 0.5 hectares. 

Given the extent of the proposed native vegetation removal is 0.268 
hectares, the native vegetation will not have an significant impact on any 
habitat for a rare or threatened species. 
 
Hi Rory,  

Thanks for the referral of the native vegetation assessment for PP-588-2018 
Windermere Road, Lara (MTES, September 2018).  

Apologies, as perhaps Environment did not make our first RFI very clear (given the 
expiry of the NVPP in 1 July 2018 it may have been slightly confusing?!). 
Environment consider 52.16 applies to the land (please ignore 52.17). However, the 
expiry date has left the NVPP effectively blank (i.e. no native vegetation is mapped).  

Therefore, the entire development area must be assessed for the presence of native 
vegetation that forms either a patch or a scattered tree using current on-ground 
conditions, regardless of whether it was mapped within the original NVPP: 

¶ The City of Greater Geelong engaged Ecology and Heritage Partners to map 
native vegetation patches within Kees Road, Windermere Road and 
OôHalloranôs Road in 2015/16 (post the 2014 gazettal of the NVPP). Please 
review attached 215/16 native vegetation mapping within roadsides, and if 
present, offset in accordance with the 2017 Guidelines. 

¶ Based on the submitted plans for the outfall into Hovells Creek (BMT, 31 June 
2018), the works may impact one or several River Red-gums. Where works 
encroach > 10% of the TPZ, the tree must be considered lost and offset in 
accordance with the 2017 Guidelines. Please see attached mapping.  

¶ Furthermore, CoGG Environment assessed the stony knolls within the 
development area and within the property to the south. The 4-5 stony knolls 
seem to be similar in vegetation cover and species, however only two are 
mapped in the NVR report using the NVIM online tool. Please review as per 
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attached mapping, and offset the removal of NV in accordance with the 2017 
Guidelines. 

Please note, that the Environment Unit does not object to the removal of native 
vegetation - however in order to prepare permit conditions the extent and location of 
the native vegetation onsite must be detailed in the NVR using the DELWP online 
NVIM tool. 

Environment also note that the native vegetation onsite is Plains Grassland (EVC 
132) which corresponds to the Natural Temperate Grassland of the Victorian 
Volcanic Plain ecological community protected under the Commonwealth EPBC Act. 
The size threshold for impacts to this ecological community is 0.5 hectares. The 
CoGG Environment Unit highly recommend the applicant discuss the removal of 
Plains Grassland with the Commonwealth Department of Environment (this 
recommendation will also be included as a permit note).  

 
Since the FIR request has addressed those points raised in the October 
response, this Unit is now in the position to make final comments for the 
proposed development of the multi lot subdivision and native vegetation and 
removal. 
 
Recommended Permit Conditions (Without Prejudice) 

NATIVE VEGETATION ï PROTECTION AND MANAGEMENT 

1. No native vegetation shall be removed other than that marked on 

the endorsed plan, to the satisfaction of the Responsible Authority. 

Vegetation Protection 

2. Removal, including pruning, of native vegetation must be 
undertaken using a suitably qualified arborist and be carried out in 
accordance with AS4373 ï 2007; óPruning of Amenity Trees to the 
satisfaction of the Responsible Authorityô. The use of an excavator, 
backhoe, bulldozer blade or loader to trim branches of trees is not 
permitted. 

3. Prior to any vegetation removal, vegetation to be removed must be 

clearly marked on site and accord with the endorsed plan. An 

inspection is required to be undertaken by the Responsible 

Authority. 

4. Prior to any native vegetation removal, the vegetation to be retained 

on site shall be protected by Tree Protection Fencing in accordance 

with AS4970-2009 Protection of Trees on Development Sites. An 

inspection is required to be undertaken by the Responsible 

Authority. 

5. All work within the drip line of any tree to be retained above or 

below ground must be supervised by a suitably qualified level 5 

arborist to ensure that the works are done in a manner which 

protects and minimises damage to those trees to the satisfaction of 

the Responsible Authority. 

6. No grazing must occur on native vegetation to be protected (unless 

permitted by a Management Plan approved by the Responsible 

Authority) to the satisfaction of the Responsible Authority.  

7. Water run-off must be designed to ensure that native vegetation to 

be protected is not compromised, to the satisfaction of the 

Responsible Authority.  

8. The Tree Protection Fencing must have signs attached around the 

fencing which clearly states - TREE PROTECTION ZONE - No 

Access Permitted. An inspection is required once the Tree 
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Protection Fencing has been erected. Please contact the Cityôs 

Environment Unit to arrange an inspection. 

9. Except with the written consent of the Responsible Authority, none 

of the following are permitted to occur within the Tree Protection 

Zone: 

a. vehicular or public pedestrian access. 

b. trenching or soil excavation. 

c. storage or dumping of tools, equipment, soil, stone or waste is 

to occur. 

d. construction of entry and exit pits for underground services. 

e. temporary or permanent installation of signs and utilities. 

Weed Management Plan 

10. Prior to the commencement of works, a weed management plan 

must be submitted to and approved by the Responsible Authority.  

When approved this Weed Management Plan will form part of this 

permit. The plan must detail: 

a) Species and extent of weed infestation. 

b) Current and/or proposed treatment methods.  

c) Timeframes.  

d) any other relevant information 

11. The approved weed management plan must be implemented to the 

satisfaction of the Councilôs Environment Unit. Any non-compliance 

identified by the Responsible Authority must be rectified 

immediately at no cost to Council. 

12. Before works start, the permit holder must advise all persons 
undertaking the vegetation removal or works on site of all relevant 
permit conditions and associated statutory requirements or 
approvals. 

 
Protection of patches of native vegetation and trees 
 

13. Before works start, a native vegetation protection fence must be 
erected around all patches of native vegetation and trees to be 
retained on site. This fence must be erected around the patch of 
native vegetation at a radius of 12 × the diameter at a height of 1.3 
metres to a maximum of 15 metres but no less than 2 metres from 
the base of the trunk of tree. The fence must be constructed of star 
pickets/chain mesh/or similar to the satisfaction of the responsible 
authority. The fence must remain in place until all works are 
completed to the satisfaction of the responsible authority. 

 
14. Except with the written consent of the responsible authority, within 

the area of native vegetation to be retained and any tree protection 
zone associated with the permitted use and/or   development, the 
following is prohibited: 

 
a) vehicular or pedestrian access 
b) trenching or soil excavation 
c) storage or dumping of any soils, materials, equipment, 

vehicles, machinery or waste products 
d) entry and exit pits for underground services 
e) any other actions or activities that may result in adverse 
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impacts to retained native vegetation. 
 

Native vegetation offsets - Offset requirement 
 

15. To offset the removal of 0.268 hectares of native vegetation the 
permit holder must secure a native vegetation offset, in accordance 
with the Guidelines for the removal, destruction or lopping of native 
vegetation (DELWP 2017) as specified below: 

 
General offset 

16. A general offset of 0.102 general habitat units: 
 

a) located within the Corangamite Catchment Management 
Authority boundary or City of Greater Geelong municipal 
district 

b) with a minimum strategic biodiversity score of at least 0.331 
 
Offset evidence and timing 

17. Before any native vegetation is removed, evidence that the required 
offset for the project has been secured must be provided to the 
satisfaction of the responsible authority. This evidence is one or 
both of the following: 

 
a) an established first party offset site including a security 

agreement signed by both parties, and a management plan 
detailing the 10 year management actions and ongoing 
management of the site and/or  

b) credit extract(s) allocated to the permit from the Native 
Vegetation Credit Register. 

   
18. A copy of the offset evidence will be endorsed by the responsible 

authority and form part of this permit.  
 
It is to be noted that a Native Vegetation Credit Register ï 
Allocated Credit Extract has been provided for the removal of the 
0.268 hectares of proposed native vegetation.  

 
The Approval reference of the credit extract is: 588-2018, Date of 
allocation 18/12/2018. 
Credits Allocated: General Habitat Units 0.173, Strategic Biodiversity 
Value Score 0.839. 
 

19. Within 30 days of endorsement of the offset evidence by the 
responsible authority, a copy of the endorsed offset evidence must 
be provided to the Department of Environment, Land, Water and 
Planning. 

Construction Environmental Management Plan 

20. Prior to works commencing a Construction Environmental 

Management Plan (CEMP) must be submitted to and approved by 

the Responsible Authority. When approved this Construction 

Environmental Management Plan will form part of this permit. This 

plan must incorporate, but is not limited to, the following 

information: 

a) The plan must address control of site emissions during 

construction and the defects liability period to the satisfaction 

of the Responsible Authority.  

b) The plans must include measures to be taken to ensure that 

no polluted water and/or sediment laden runoff is to be 
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discharged directly or indirectly into stormwater drains or 

watercourses during the construction period.  

c) The CMP must be prepared in accordance with the EPA ï 

Guideline for Environmental Management, Doing it Right on 

Subdivisions, Publication 960, September 2004 and CCF 

Environmental Guidelines for Civil Construction, 2010. 

21. All development and works must be carried out in accordance with 

the Construction Management Plan, to the satisfaction of the 

Responsible Authority. Any non-compliance identified by the 

Responsible Authority must be rectified immediately at no cost to 

Council. 

 

Response: See further discussion below regarding Clause 52.16. The conditions are 
recommended to be included on any permit that is granted.  
 

 
 

Authority/ 
Department 

Advice/Response/Conditions  

Urban Growth 
(comments 
based upon plan 
of sub dated 
3.10.18 Rev V). 

No objection raised. The following conditions sought:  
 
1. A Development Infrastructure Levy must be paid to the Collecting Agency 

in accordance with the provisions of the approved Development 
Contributions Plan applying to the land. Unless otherwise agreed, the 
Development Infrastructure Levy must be paid to the Collecting Agency 
before the issue of a Statement of Compliance. Please contact the City of 
Greater Geelong Urban Growth Area Team to arrange payment on 5272 
5146 or ug@geelongcity.vic.gov.au.  
 

2. Unless otherwise agreed, a Schedule of Development Contributions must 
be submitted with each stage of the plan of subdivision. This Schedule of 
Development Contributions must show the amount of development 
contributions likely to be payable for each subsequent stage and the 
value of the development contributions in respect of prior stages to the 
satisfaction of the Collecting Agency. 
 

3. The applicant must enter into an agreement under Section 173 of the 
Planning and Environment Act 1987 for any works in kind that have been 
agreed to by Council as the collecting agency, prior to commencement of 
Stage 1 of the subdivision.  The agreement must be in a form to the 
satisfaction of the Responsible Authority, and the applicant must be 
responsible for the expense of the preparation and registration of the 
agreement, including the Responsible Authorityôs reasonable costs and 
expenses (including legal expenses) incidental in the preparation, 
registration and enforcement of the agreement. The agreement will be 
registered on Title affected by the subdivision in accordance with Section 
181 of the Planning and Environment Act 1987. To discuss any potential 
works in kind, please contact the Urban Growth Team on 5272 5146 or 
ug@geeloongcity.vic.gov.au. 

 

Response: The conditions are recommended to be included on any permit that is granted. 

 

mailto:ug@geelongcity.vic.gov.au
mailto:ug@geeloongcity.vic.gov.au


Development Hearings Panel Page 70 
Meeting No. 591   
Date: 1 August 2019  

 

  

 

Authority/ 
Department 

Advice/Response/Conditions  

Rec & Open 
Space 
(comments 
based upon plan 
of sub dated 
3.10.18 Rev V). 

No objection raised. The following conditions sought:  

Landscape Master Plan 

Unless otherwise approved in writing by the Responsible Authority, prior to 
issue of Statement of Compliance for the first stage of the subdivision, a 
landscape master plan (incorporating a street tree master plan) for the permit 
area must be developed and submitted to the Responsible Authority for 
approval. When approved, the plan will be endorsed and form part of the 
permit. This plan must address and be consistent with the Precinct Structure 
Plan and Native Vegetation Precinct Plan applying to the land. It must be 
drawn to scale with dimensions and submitted electronically. The landscape 
master plan must show and include, but not be limited to:  

a) The location, size and title designation of all land to be developed as 
reserves, including Public Open Space Reserves, Conservation 
Reserves, Greenways, Road Reserves and Drainage Reserves;  

b) A survey (including the location, size and botanical name) of all existing 
vegetation proposed to be retained on the land; and show details of tree 
protections zones. This survey must also show what vegetation is 
approved for retention, removal and/or lopping in accordance with the 
Native Vegetation Precinct Plan, highlighting any changes between the 
two.  

c) The ultimate1% and 10% Annual Exceedance Probability storm event 
extents;  

d) A general indication of what recreation infrastructure is proposed and its 
location, including but not limited to: playgrounds, furniture, and exercise 
equipment, kick about areas, paths, shelters, vehicle exclusion barriers 
and maintenance access points;   

e) The style and location of permeable fencing for all lots abutting reserves 
(excluding road reserves);  

f) The proposed species to be used for and general layout of street tree 
planting in various stages of the subdivision including the proposed 
planting theme for all secondary frontages of corner allotments. Tree 
placement on secondary lot frontages must use no more than two trees 
that grow to an estimated size of no greater than 5 x 4 metres at maturity; 

g) All proposed street tree planting using semi-advanced trees with a 
minimum container size of 45 litres, in compliance with AS2303-2015 
Tree Stock for Landscape Use; 

h) The principles and graphical concepts of Public Art which complies with 
the requirements of Councilôs Art and Culture Department;  

i) The location and size of any water sensitive urban design assets. 

Notes:  

1. Consultation with Councilôs Recreation and Open Space Unit during early 
concept design is encouraged to help facilitate efficient approval 
processes.   

2. Any pathway within the open space reserves should be located having 
regard to the protection of existing vegetation worthy of retention. 

Detailed Landscape Plans 

Unless otherwise agreed in writing by the Responsible Authority, prior to the 
Statement of Compliance being issued for each applicable stage of the 
subdivision, a detailed landscape plan for the stage must be prepared and 



Development Hearings Panel Page 71 
Meeting No. 591   
Date: 1 August 2019  

 

  

submitted to the Responsible Authority for approval. When approved, the plan 
will be endorsed and form part of the permit. The landscape plan must be 
drawn to scale with dimensions and submitted electronically. The plan must 
address and be consistent with the endorsed landscape master plan applying 
to the site and show, but not be limited to:  

a) The ultimate 1% and 10% Annual Exceedance Probability storm event 
extents;  

b) Vegetation that is approved to be retained, removed and/or lopped in 
accordance with the Native Vegetation Precinct Plan (NVPP), as well as 
any other practical retention tree(s) within a reserve (excluding 
conservation reserves) for any stage of the development. The tree(s) not 
included in the NVPP must be assessed by a suitably qualified arborist to 
determine suitability for retention and ongoing management 
recommendations. The detailed landscape plan for the area in which the 
tree(s) are located must be informed by this arboriculture assessment 
and show details of tree protection zones. This assessment must be 
submitted to council as part of the approval process;    

c) A detailed planting schedule and proposed planting layout of all areas of 
and adjoining open space, including proposed trees, shrubs, 
groundcovers and aquatic planting (if applicable, with zonation detail), 
and showing botanical names, common names, pot sizes, sizes at 
maturity, quantities and densities of each plant;  

d) The proposed layout, materials and finish of all finished surfaces, 
structures, fences abutting council reserves, maintenance vehicle access 
crossovers, maintenance access gates, play equipment, furniture and 
bike parking;  

e) Detailed planting and construction drawings including site contours and 
any proposed changes to existing levels including any structural elements 
such as retaining walls;  

f) Detailed planting and construction drawings of any drainage and WSUD 
infrastructure within public reserves;  

g) Permeable fence design details for lots abutting open space reserves and 
Council reserves (except road reserves). Fencing detail must be to 
Council specifications;  

h) Additional supporting information, such as certified structural designs or 
building forms;  

i) The removal of existing disused structures, foundations, pipelines, farm 
dams or stockpiles and the eradication of weeds;  

j) The proposed landscaping treatment of any road reserve abutting public 
open space; 

k) A detailed schedule of quantities showing accurate cost estimates of 
each item included in the plan. 

Notes:  

1. Hard copy/copies of the landscape plan must be provided at the 
reasonable request of the responsible authority.  

2. Consultation with Councilôs Recreation and Open Space Unit during early 
concept design is encouraged to help facilitate efficient approval 
processes.   

 
No Utility Services on Public Open Space 
Utility service substations, kiosk sites and the like must not be located on any 
land identified as unencumbered open space unless otherwise agreed in 
writing by the responsible authority. Any existing or future easements 
affecting all land which is to be vested in council must be clearly identified on 
the detailed landscape plans as per the condition above.  
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Council Reserves ð Vehicle Access Barriers 

Unless otherwise approved in writing by the Responsible Authority, prior to 
the issuing of a Statement of Compliance for any relevant stage of the 
subdivision which includes a Council reserve, suitable vehicle access barriers 
must be provided across the entrance of the Council Reserve, one of these 
shall be de-mountable to allow access to Council maintenance vehicles to the 
satisfaction of the Responsible Authority. The location of these barriers shall 
be determined by the Responsible Authority. 
 
Fencing of Council Reserves  
 
Unless otherwise approved in writing by the Responsible Authority, prior to 
the issuing of a Statement of Compliance for any relevant stage of the 
subdivision which includes a Council reserve, the subdivider must erect an 
appropriate fence on the boundaries of the Council Reserve to the 
satisfaction of the Responsible Authority and at no cost to Council. 
 
Completion of Landscape Works  

Unless otherwise approved in writing by the Responsible Authority, the 
landscaping works shown on the approved landscape plan for a particular 
stage must be completed to the satisfaction of the Responsible Authority, 
prior to the issue of a Statement of Compliance for that stage.  
 
If the Responsible Authority agrees to issue Statement of Compliance prior to 
the landscaping works being completed, the entire landscaping works must 
be bonded to the satisfaction of the Responsible Authority. The landscape 
works bond or bank guarantee must be 125 per cent of the estimated cost of 
entire landscape works as shown in the approved schedule of quantities 
submitted as part of the landscape plans. Unless otherwise agreed in writing 
by the Responsible Authority the bonded works must be completed within one 
year of the date of the lodgement of the bond.  
 
A practical completion inspection is required and must be arranged by the 
permit holder with two weeksô notice provided for the responsible authority. 
The practical delivery of the endorsed plans must be at a standard to the 
satisfaction of the responsible authority to pass this inspection. If applicable, 
the landscape works bond will be returned on award of practical completion.  
 
Unless otherwise approved in writing by the Responsible Authority, prior to 
the issue of practical completion of landscaping works, or any other time as 
agreed by the Responsible Authority, the following must be provided to the 
Responsible Authority:  

a) The vesting of the reserve in Council, at no cost to the Council; 
b) Building permits and structural engineering compliance, as-built 

construction plans, and materials detail where necessary;   
c) Landscaping maintenance plan   
d) Schedule of Quantities showing the financial value of all hard assets  
e) As-built landscaping plans in PDF and GIS-ready AutoCAD (DXF) format.  
f) An independent playground auditors report with evidence of rectification 

of any identified defects. The report must relate to all playground 
equipment, fitness equipment, natural play area, soft fall areas and 
edging to ensure that all aspects of playground construction meet 
Playground Standards AS/NZ4422 1996 and AS4685 parts 1-6 2004 and 
is in good working order and safe for use. 
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Unless otherwise agreed in writing by the Responsible Authority, a 
maintenance bond must be submitted to the Responsible Authority on 
application for practical completion of landscaping works. The maintenance 
bond or bank guarantee must be 125 per cent of the estimated cost of 
maintenance of landscape works for a two (2) year period.  
 
Maintenance of Landscaping 

The landscaping shown on any endorsed landscape plan for a particular 
stage must be maintained to the satisfaction of the Responsible Authority for 
a period of no less than two (2) years from the date of practical completion of 
the landscaping unless otherwise agreed in writing by the Responsible 
Authority. During this period, any dead, diseased or damaged plants are to be 
replaced and any landscaped area and hard assets are to be repaired as 
required to ensure the landscaping is maintained to the same standard as 
when practical completion was awarded.  

Should the permit holder default on landscape maintenance requirements 
which leads to a partial or full replanting, the responsible authority will 
consider the extension of the maintenance period as necessary to provide for 
establishment of replacements.  
 
A handover inspection is required and must be arranged by the permit holder 
with two weeksô notice provided for the responsible authority. The 
maintenance of the completed works must be at a standard to the satisfaction 
of the responsible authority to pass this inspection. The maintenance bond 
will be returned on award of Handover.  

The developer and contractors who will construct and maintain the subject 
reserves and associated landscaping must obtain and maintain appropriate 
public liability insurance (with the responsible authorityôs interest noted on the 
certificate of insurance) over the entire reserve area for the duration of the 
maintenance period.  

Notes: 

1. The responsible authority will not be responsible for the reserve and its 
assets or public liability until a handover inspection has taken place and 
written acceptance of handover has been issued.  

2. At the conclusion of the maintenance period all maintenance 
responsibilities will be transferred to the responsible authority.  

3. No handovers will be accepted during the summer months from 01 
December to 28 February inclusive.   

 
Non-Standard Conditions 
 
1. Footpaths within 200m of the proposed school site need to be shown on 

all plans and constructed at a minimum of 2m width. 
 

Response: Conditions are recommended on any permit that is granted.  
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Authority/ 
Department 

Advice/Response/Conditions  

Parks 
(comments 
based upon plan 
of sub dated 
3.10.18 Rev V). 

Arborist report not submitted. Applicant states all trees on site to be removed.  

Trees running East/West are to Deciduous trees. 
Trees running North/South are to be Evergreen trees. 
Trees planted on secondary boundaries to be (no more than 2) at 5 x 4 
meters maximum in height and width at maturity. 
Tree selection to be in keeping with the size and scale of the streets. 
Tree species will be approved on the basis that they are appropriate to nature 
strip widths. 
Where adjoining developments interconnect, species must be consistent with 
plans previously approved where they exist. 
Streets adjacent to open space reserves: it is not expected that nature strip 
trees would be planted on a reserve frontage, however large native canopy 
trees must be planted inside the title boundary, particularly where no footpath 
exists. 
Understory planting for aesthetic purposes is not encouraged. 
A preferred plant list from North zone parks is available on request for shrubs 
and groundcovers proven to work in the Northern suburbs. 
 
Standards conditions below 
 
1. Streetscape Works 
For any multi staged development a street tree master plan must be 
submitted to and approved by the Responsible Authority.  
 
Prior to the Statement of Compliance being issued for each relevant stage of 
the subdivision, a detailed streetscape plan, prepared by a person suitably 
qualified in landscape design, must be submitted to and approved by the 
Responsible Authority.  
 
When approved, the plan will be endorsed and will then form part of the 
permit.  The streetscape plan must be drawn to scale with dimensions and 
three hard copies provided.   
 
Where applicable, the plan must be generally in accordance to the street tree 
master plan and show: 

¶ The name and stage of the estate and the Planning Permit Number 

¶ The layout of proposed new planting in all road reserves and traffic 
management devices (e.g. medians, islands, and roundabouts) 

¶ Details of all other infrastructure within the road reserve (e.g. 
underground services, street lights, stormwater pits, fire plugs etc) 

¶ A detailed planting schedule of all proposed trees and plants including 
botanical names, common names, pot sizes, sizes at maturity and 
quantities for each species 

¶ All proposed street tree planting using semi-advanced trees with a 
minimum container size of 45 litres 

¶ Tree placement on secondary lot frontages using no more than two (2) 
trees that grow to an estimated size at maturity of no greater than 5 x 4m 

¶ All proposed groundcover & shrub planting with a minimum container size 
of 150mm 

¶ The maintenance schedule for all proposed planting 
 
Notes 
1. Streetscape plans must be submitted to the Responsible Authority for 

approval separately to adjoining land including Council reserves.  
2. Proposed entry signage must not be located on public land. 
3. Landscape treatments within traffic control devices such as medians 
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and roundabouts are subject to specific control measures. 
4. Where applicable in multi-staged developments the Street Tree 

Master Plan may form part of the Landscape Master Plan 
5. Street tree species selection within the master plan is subject to 

approval by Powercor in accordance with the requirements of the 

Distribution Construction Standard, Underground Trenching. Tree 

location and species type shall be determined, in consultation with 

CitiPower/Powercor, based on the specific site and the ability of the 

tree to both enhance the local amenity and co-exist with utility services 

infrastructure ï with all trees to be identified on a ómaster services 

planô provided by the party planting the trees.  

 
The applicant must obtain and provide evidence to the Responsible Authority 
that Powercor has been consulted and has agreed with the proposed street 
tree species palette.  
 
Completion of Streetscape Works 
 
Unless otherwise approved in writing by the responsible authority, prior to the 
issue of Statement of Compliance for a particular stage of development all 
streetscape works shown on the endorsed streetscape plans for that stage 
must be completed to the satisfaction of the responsible authority.  
 
Where streetscape works forming part of the endorsed plans are not 
completed to the satisfaction of the Responsible Authority prior to the 
applicant seeking a Statement of Compliance for all, or a particular stage of a 
subdivision, the developer may request the approved Streetscape Plan to be 
appropriately bonded or covered by a bank guarantee. Estimates must be 
professionally costed and submitted to the Responsible Authority for 
approval, once approved the bonds or bank guarantees must be submitted to 
the Responsible Authority separately prior to Statement of Compliance being 
awarded. 
 

¶ The incomplete streetscape works bond or bank guarantee must be 125 
per cent of the estimated cost of incomplete streetscape works. 

¶ The maintenance bond or bank guarantee must be 125% of the 
estimated cost of maintenance activities for a two (2) year period. 

 
Notes 

1. A practical completion is required to satisfy this condition and must be 

organised by the permit holder with two weeksô notice given for onsite 

inspections.  The incomplete works bond will be returned once practical 

completion has been awarded. 

2. Works bonded as outstanding must be enacted within one (1) year of 

statement of compliance being awarded. 

 
Maintenance of Streetscape Works 
 
All works must be maintained to the satisfaction of the Responsible Authority 
for a period of two (2) years from the date of practical completion.  During this 
period, any dead, diseased or damaged plants are to be repaired or replaced 
as required. 
 
Where the landscape works are bonded, the maintenance period will 
commence from the date that the works are awarded Practical Completion by 
the Responsible Authority. 
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A maintenance bond to the value of 125% of the cost of works must be 
submitted to the responsible authority on application for practical completion 
of landscaping works to be retained until such time that the works have been 
accepted by Council for handover. 
 
Works that have achieved practical completion will be randomly inspected 
throughout the maintenance period.  Works deemed by the Responsible 
Authority as being inappropriately maintained or established will not be 
accepted and will remain on maintenance until such time that the 
Responsible Authority deems it acceptable. 
 
Notes 

1. A handover inspection is required to satisfy this condition and must be 

organised by the permit holder with two weeksô notice given for onsite 

inspections.  The maintenance bond will be returned on acceptance of 

handover. 

2. No handovers will be accepted during the summer period, between 30 

November and 1 March. 

 

Response: Conditions are recommended on any permit that is granted. 
 

 

Authority/ 
Department 

Advice/Response/Conditions  

Community 
Development  

Thanks for the referral, the Social Planning issues identified will be picked up 
in the future referral response from Recreation and Open Space, in which I 
will include a condition relating to widened footpath around the school.  
 
The ROS response asks for an amended staging plan so that the road 
adjacent to the community facility site is delivered much sooner.  
 
In relation to the Community Centre site, the following comment was made:  

 
1. I agree with the comments from [DET] that the amended layout (with a 

row of residential properties between the proposed community centre 
site and the road to the south) is not ideal and removes visibility of the 
Community Centre from the main transport corridor. From an urban 
design perspective it also leaves the residential properties quite isolated 
and subject to high leaves of traffic, and intrusion from noise and 
vehicle parking. It would be preferable to remove this row of residential 
properties and have the school and Community Centre with direct 
access to the road to the south of the proposed site.  

2. There is no direct access to Councilôs Community Centre from either of 
the main transport corridors (OôHallorans Road) or the road to the south 
of the proposed Council site. Access via the north-south secondary road 
looks comparatively narrow given the likely volume of traffic and parking 
requirements resulting from the school and community centre. 

3. The passive open space identified adjacent to the Council Community 
Centre site also appears less than ideal however is it proposed that the 
balance of this site (currently shown outside the development boundary) 
would also be developed for passive open space? 

 

 

 

 



Development Hearings Panel Page 77 
Meeting No. 591   
Date: 1 August 2019  

 

  

 

4. Can you please confirm with the amendments that have been 
incorporated into the attached development plan that the proposed 
Council Community Centre and school site are now situated outside the 
gas pipeline exclusion reserve? Given the issues that we have 
encountered with obtaining a planning permit for the development of an 
early childhood centre in Corio as a consequence of its proximity to a 
gas pipeline ïit is unlikely that there would be support within Council to 
accept a site that is in any way compromised by the gas pipeline. 

   

 

Response: A widened footpath near the school can be sought by way of condition.  
 
The single óskinô of lots between the E-W road the community centre is not ideal from an urban 
design point of view. However, the layout proposed is consistent with the PSP.   
 
The N-S road on the western edge of the community centre lot is 24m wide (Connector Street- 
Level 1), consistent with the PSP. This allows for footpaths and on-street parking on the both 
sides of the road.  
 
Part of the public open space reserve would be delivered on the land to the south.  
 
The southern edge of the community centre lot is within the measurement length of a high 
pressure gas pipeline. This is consistent with the PSP. The APA have advised they are 
comfortable with this, consistent with the findings of the Lara West Growth Area SMS, that 
allowed for sensitive uses beyond 324m of the pipeline. 
 

 
 

Authority/ 
Department 

Advice/Response/Conditions  

Waste 
(comments 
based upon 
plan of sub 
dated 3.10.18 
Rev V). 

The staging plan presents a number of dead end streets where the truck would 
be required to reverse out of dead end streets following collections.  This is 
extremely problematic particularly during the construction phase of housing 
when one or two houses are occupied and producing recycling and waste and 
the truck has to negotiate past trade vehicles building houses on the remaining 
lots. 
 
Recommended Permit Conditions (Without Prejudice) 
 
1. Prior to the issue of a Statement of Compliance for the relevant stage of 

the subdivision, relevant street signs must be erected to the satisfaction 
of the Responsible Authority, including any signs required to prevent 
parking on the street on days of recycling and waste kerbside collections 
to allow the collection contractor to service the courts and streets. 

2. For the Staged construction of the development (as well the on-going 
collection service) the waste and recycling kerbside collection trucks shall 
not be required to reverse a distance greater than 20 metres.  Temporary 
turnarounds must be provided at the end of each temporary dead end 
road of each stage where the reversing distance exceeds 20 metres.  The 
temporary dead end turnaround of each stage must be maintained by the 
applicant until the connecting road network is completed and the kerbside 
collection trucks can undertake all collections in a forward motion.  

3.  A carriageway easement must be provided over any private property that 
is required to create the Temporary Hammerhead Turnaround at the 
dead end of a street or streets.   The required hammerhead length is 26.5 
metres and a width of 5.5 to 6 metres.  The use of private property 
driveways to create a hammerhead is acceptable and must be approved 
by the Responsible Authority unless other options are agreed to and 
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approved by the Responsible Authority.  The carriageway easement over 
the private property must remain in place for the duration that the 
temporary turnaround is required.   

4. If any Cul de sacs are to be created they must  be a minimum of 21 
metres from face of kerb to face of kerb no parking signs to apply on the 
day of residential kerbside collection. 

5. Unless otherwise agreed to in writing the developer must provide to the 
satisfaction Responsible Authority bin pads on the through street for 
properties which front onto a Place (a short cul de sac without a turning 
circle).  Bin pads must also be provided for bins from the properties 
whose frontage is used for the bin pads. A Bin Presentation Plan is 
required that shows the bin pad locations for bin presentation and the Bin 
Presentation Plan and must be approved by the Responsible Authority.  
When bin pad is more than 20 metres from the frontage a section 173 
agreement is required for the property indicating where the bin placement 
is according to the Bin Presentation Plan.  

6. For properties that are rear loaded, Bin Presentation Plan is required and 
must be approved by the Responsible Authority 

Response: Lots 1118, 1117 (and perhaps 1119) would require a bin pad. Conditions to facilitate 
bin collection between stages and to make future owners aware of bin collection points are 
recommended.  
 

 

Authority/Department Advice/Response/Conditions  

Urban Design (comments 
based upon plan of sub 
dated 3.10.18 Rev V). 

 

 
 

Response: The comments are largely agreed, particularly those comments reading the need for 
mid-block connections. Having regard to comment A regarding orientation to promote passive 
surveillance, a balance needs to be achieved lot frontages and sideages on corner sites/local 
road intersections. It is agreed that the Stage 1 entry road with sideages on both sides of the 
street requires modification.   
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EXTERNAL 
 
Section 55 
 
 

Authority/Department Advice/Response/Conditions  

Barwon Water  No objection subject to conditions 

Response: Conditions required on any permit that is granted 
 

 

Authority/Department Advice/Response/Conditions  

Powercor No objection subject to conditions 

Response: Conditions required on any permit that is granted 
 

 

Authority/Department Advice/Response/Conditions  

Downer No objection subject to conditions 

Response: Conditions required on any permit that is granted 
 

 

Authority/Department Advice/Response/Conditions  

Transport for Victoria  No response received to referral. However, a statement of 
grounds has been received that, in part, states:  
 
The Head, Transport for Victoria has reviewed the application 
documents and notes that the roads identified for bus operation 
in the future satisfy the road cross section requirements to 
accommodate bus operations. Bus stop infrastructure will not be 
required at this time and will be provided when a service is 
funded in the future. 
As such, pursuant to Section 56(1) of the Planning and 
Environment Act 1987 the Head, Transport for Victoria does not 
object to the grant of a planning permit. 

Response: Noted. No conditions required.   
 

 

Authority/Department Advice/Response/Conditions  

CFA  No objection subject to conditions 

Response: Conditions required on any permit that is granted 
 

 

Authority/Department Advice/Response/Conditions  

DELWP (re native 
vegetation)  

No response received  

Response: No objection assumed. 
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Section 52 
 

Authority/ 
Department 

Advice/Response/Conditions  

Australian 
Pipeline 
Authority (APA) 

The APA provided a detailed response held on the file and concluded  
 
On the basis of the information provided, APA does not object to the proposal 
given that; 

¶ Sensitive land uses (schools etc) whilst being located just within the 
Measurement length of the gas pipeline are located outside of the 324m 
exclusion area as identified in the Lara West Growth Area SMS. 

¶ The proposed subdivision appears to be generally in accordance with the 
Lara West PSP which APA have previously commented on. 

 

Response: Noted 

 

Authority/ 
Department 

Advice/Response/Conditions  

DELWP (re 
pipeline 
measurement 
length) 

No response received.  

Response: Noted.  
 

 

Authority/ 
Department 

Advice/Response/Conditions  

Corangamite 
Catchment 
Management 
Authority 
(CCMA) 

In summary, the CCMA responded:  
 
The application is for a staged multi-lot subdivision of the site at 385 
Windermere Road, Lara. In support of the application a hydraulic assessment 
report (BMT WBM 2018) has been submitted which shows modelled flood 
conditions under both existing and proposed developed conditions. The 
modelling has shown that the proposed new lots would be flood-free under 
developed conditions and that there are no adverse impacts with regards to 
flood behaviour to adjacent properties as a result of the development. The 
approach and modelling is considered acceptable for the purpose of 
assessment of this site. 
 
It is noted that the development would include proposed modifications to the 
waterway which flows through the north-west corner of the site. Any works to 
that waterway would require a Works on Waterway permit be obtained from 
Corangamite CMA. 
 
In light of the above information and pursuant to Section 56 of the Planning 
and Environment Act 1987, the Authority does not object, and recommends 
the following conditions: 
 
 
 
 
1.  Unless otherwise agreed in writing with the Responsible Authority and 

the Corangamite CMA, all new allotments must be filled to at least the 
applicable 1% AEP flood level(s). Prior to issuing a statement of 
compliance a certified survey plan of the finished surface levels 
prepared by a licensed surveyor must be submitted to the Responsible 
Authority and Corangamite CMA for its approval. 

2.  The finished floor level of any new dwellings must be no lower than 
300mm above the applicable flood level. 

3.  The finished floor level of any new garages must be no lower than 
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150mm above the applicable flood level. 
4.  Stormwater runoff arising from the site must be treated to best practice 

standards prior to discharging to the waterway. The number of new 
stormwater connections to the waterway must be limited and prior to the 
commencement of drainage works, a separate ñWorks on Waterwayò 
permit must be obtained directly from Corangamite CMA. Please 
contact Corangamite CMA on (03) 5232 9100 to obtain a full 
understanding of the Authorityôs requirements. 

Response: It is noted that the CCMA are not a determining authority. As such, it is not 
mandatory to include the CCMAôs conditions. Recommended condition 1 is supported. 
Conditions 2 and 3 are considered premature as they relate to the subsequent construction of 
dwellings. Condition 4 is considered best handled through a note on any permit to advise that 
CCMA approval is required.   
   

Authority/ 
Department 

Advice/Response/Conditions  

Department of 
Education and 
Training (DET) 

Comment was sought from the DET given the school lot shown in the plan. 
The comments below were received in December 2018:  
 
I have received confirmation from the relevant ódeliveryô area within the 
Victorian School Building Authority (VSBA) regarding the Lara West 
Proposed P6 site size and our preferred options for this site should it be 
acquired by the Department of Education and Training (DET).  
 
DETôs preference is that the layout of any approved subdivision in this 
location deliver a school site of 3.5ha, noting that this is the site size shown in 
the Lara West PSP.  
 
DETôs preference is for school sites that will only require land to be acquired 
from one land owner, so the ideal solution from DETôs perspective would be 
for a 3.5ha proposed school site to be shown on the TGM land. However DET 
does recognise that this is not what is shown in the Lara West PSP.  
 
DET also notes that the Lara West PSP currently shows a proposed 
government primary school site with road frontages to the north, south, east 
and west (see below). I can advise that DET would be prepared to consider 
an altered layout where there is no road frontage on the south side of the 
proposed school site.  
 

 
 
With regard to the high pressure gas pipeline in the vicinity and the possibly 
implications for the siting of a school and other sensitive uses in this location, 
DET notes that the Council still has some concerns about the APAôs 
response, and has indicated that it wanted written approval from the 
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appropriate Minister that Council will be able to develop a community centre 
on the site identified without needing to meet any additional requirements / 
approvals. DET would appreciate being informed regarding Councilôs 
determination regarding whether the site will be a suitable location for a 
community centre as this will help DET decide whether the siteôs proximity to 
the high pressure gas pipeline would make it an unsuitable location for a 
government school. DET is presuming that no final decision will be made in 
relation to the subdivisions until this matter is resolved. 
 
As before, please note that this email should not be interpreted as a 
commitment by DET to acquire the site. To date, no funding has been 
allocated for DET to acquire this site, nor has DET confirmed its need for this 
site. Also, while this email represents my best advice at the present time, it is 
not a formal DET response or position on this issue from the Department as 
this would require Executive sign off. Please advise whether you would like 
this advice in the form of a letter signed by a DET Executive. 
 
Finally, DET remains committed to working with the two land owners and the 
City of Greater Geelong regarding the proposed Lara West Proposed P6 site, 
and would be happy to discuss this matter further with you with the ultimate 
aim of working out a solution that will best meet the needs of all parties.  
 

Response: Officers agree that the location of the school site shown in the plan of subdivision is 
generally in accordance with the PSP (which includes part of the school on the land to the south 
also). The reference to Council having concerns about the gas pipeline relates to the views of 
Councilôs Community Development Unit. Comment was sought from DELWP about the proximity 
of the school to the high pressure gas pipe. The APA response was subsequently provided to 
DELWP at their request. No response has been received from DELWP. Ultimately, DET will 
need to decide if and what land they acquire.   
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AMENDMENT OF THE PROPOSAL PRIOR TO PUBLIC NOTIFICATION: 
 
The applicant made a request to amend the application pursuant to Section 50 of the Planning 
and Environment Act 1987 on 21 December 2018. Council accepted the amendment. The 
amendment made the following changes to the application: 

¶ Remove drainage basin in north-west corner of the land, and downsize the basin in 
Stage 1.  

 
These are the plans that form the basis of this report. 
 
A letter accompanying the amendment states, in part:  
 
The plans have been changed to reduce the extent of drainage infrastructure that may be 
required to service land to the west and south. The changes are required as negotiations with 
adjoining land owners to compensate for the use of my clients land have not resulted in 
agreement. Therefore, to avoid further delays the plan of subdivision has been amended to 
include an appropriate area to manage stormwater flows from this land only. 
 
PUBLIC NOTIFICATION: 
 
The application is exempt from the notice requirements of Section 52(1)(a), (b) and (d), the 
decision requirements of Section 64(1), (2) and (3) and the review rights of Section 82(1) of the 
Act, pursuant to Clause 37.07-12 of the Greater Geelong Planning Scheme. 
 
It is noted that the exemption is based upon an application being generally in accordance with the 
relevant PSP.  
 
Particular Provisions 
 
Clause 52.16 ï Native Vegetation Precinct Plan 
 
The purposes of Clause 52.16 are:  
 

¶ To provide for the protection, management and removal of native vegetation through the 
use of a native vegetation precinct plan incorporated into this scheme. 

¶ To ensure that there is no net loss to biodiversity as a result of the removal, destruction 
or lopping of native vegetation. This is achieved by applying the following three step 
approach in accordance with the Guidelines for the removal, destruction or lopping of 
native vegetation (Department of Environment, Land, Water and Planning, 2017) (the 
Guidelines): 

1. Avoid the removal, destruction or lopping of native vegetation. 
2. Minimise impacts from the removal, destruction or lopping of native vegetation that 

cannot be avoided. 
3. Provide an offset to compensate for the biodiversity impact if a permit is granted to 

remove, destroy or lop native vegetation. 

¶ To manage the removal, destruction or lopping of native vegetation to minimise land and 
water degradation. 

 
Response:  
The Lara West NVPP expired on 1 July 2018. Notwithstanding, Clause 52.16 is still considered to 
apply to the assessment of native vegetation. This is because Clause 52.16-1 states: This clause 
applies to land if a native vegetation precinct plan corresponding to that land is incorporated into 
this scheme and listed in the schedule to this clause. 
 
A vegetation assessment has been undertaken that included the subject site and adjoining 
roadsides. There are patches of native grass that require removal to facilitate the subdivision. It is 
further noted that the applicant believes the outfall to Hovells Creek can be designed and located 
to avoid native vegetation.     
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Rather than rely on the NVPP to regulate off-sets, it is necessary to include permit condition to 
address these matters.  
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Clause 56 - ResCode Assessment ï Subdivision 
 

Title & Objective 
 
Complies / Does Not Comply / Variation Required 

56.01-1 SUBDIVISION SITE AND CONTEXT DESCRIPTION 
 
The site and context description may use a site plan, photographs or other techniques and 
must accurately describe the site and surrounding area 
 
 
56.01-2 SUBDIVISION DESIGN RESPONSE 
 
The design response must explain how the proposed design: 

¶ Derives from and responds to the site and context description. 

¶ Responds to any site and context features for the area identified in a local planning 
policy or a Neighbourhood Character Overlay. 

¶ Responds to any relevant objective, policy, strategy or plan set out for the area in 
this scheme. 

¶ Meets the relevant objectives of Clause 56. 
 

V Complies 
An adequate site and context description, and design 
response was submitted with the application. 

 
C1 
 
STRATEGIC IMPLEMENTATION OBJECTIVE 
 
To ensure that the layout and design of a subdivision is consistent with and implements 
any objective, policy, strategy or plan for the area set out in this scheme. 
 
 

V Does not Comply 
 
As outlined elsewhere in this report, the proposal fails to 
adequately implement the Lara West PSP.  
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C2 
 
COMPACT AND WALKABLE NEIGHBOURHOODS OBJECTIVES 
 
To create compact neighbourhoods that are oriented around easy walking distances to 
activity centres, schools and community facilities, public open space and public transport. 
 
To allow easy movement through and between neighbourhoods for all people. 
 

 

V Complies- conditions recommended.  
 
As relevant to the subject land, the PSP nominates the 
location of schools, community uses and public open 
space. The subdivsion accords with the PSP in this 
respect.  
 
Improvements to the pedestrian connectivity are 
warranted and can be addressed by condition. This 
includes connectivity with the neighbouring subdivsion to 
the west.  
 
The PSP shows potential bus routes along OôHallorans 
and Windermere Roads. Transport for Victoria have no 
objection and do nto require conditions.  
 

 
C3 
 
ACTIVITY CENTRE OBJECTIVE 
 
To provide for mixed-use activity centres, including neighbourhood activity centres, of 
appropriate area and location. 
 

V Complies 
The PSP considered activity centres, the nearest being 
located to the south of the subject land. Leonards town 
centre.  


