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1. WELCOME 

2. APOLOGIES 

3. DISCLOSURES OF CONFLICTS OF INTEREST  

4. MINUTE CONFIRMATION  

The minutes of the Planning and Related Matters Meeting held on 28 August 2024 
be confirmed. 

5. COUNCIL REPORTS 

5.1 57, 59-61 AND 59A-61 GRANTHAM STREET, BRUNSWICK WEST - 
PLANNING PERMIT APPLICATION MPS/2023/416 4 

5.2 24 JESSIE STREET AND 19 HALL STREET, COBURG - 
MINISTERIAL APPLICATION - PPE/2024/310 49 

6. URGENT BUSINESS 
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5. COUNCIL REPORTS 

5.1 57, 59-61 AND 59A-61 GRANTHAM STREET, BRUNSWICK 
WEST - PLANNING PERMIT APPLICATION MPS/2023/416 

Director Place and Environment, Pene Winslade 

City Development 
 
  

Caretaker Statement 

The recommended decision is not a decision prohibited by the Act and is a decision that falls 
within the guidance of the Election Period Policy. 

Executive Summary 

 
Property: 57, 59-61 and 59A-61A Grantham Street, Brunswick West 

Proposal: Construction of buildings and works for a multi-storey, mixed-use 
development comprising dwellings and an office; use of the land as 
an office (ground floor); reduction to the standard car parking 
requirement. 

Zoning and 
Overlays: 

• Residential Growth Zone (Schedule 1) 

• Design and Development Overlay (Schedule 24) 

• Parking Overlay (PO1) 

• Development Contributions Plan Overlay (DCPO1) 

Strategic setting: 

 

Objections:  Four (4) objections have been received to date, which raised the 
following key issues. 

• Car parking 

• Building scale and design 

• Internal and external amenity impacts 

Objector 
Consultation:  

• Council officers have spoken to objectors via phone.  

• An informal meeting within business hours was also held, 
which was attended by the applicant, Council officers and 
one objector.  

• No changes have been agreed following consultation.  

ESD: • Minimum average NatHERS rating of 6.5 Stars (to be 
increased to 7 Stars via permit condition). 

• 52 per cent BESS Score  

Accessibility: • Adaptable apartments comprise 62 per cent of the proposal 
(subject to minor changes achievable by permit condition) 

Key reasons for 
support: 

• Acceptable building scale and design 

• Limited off-site amenity impacts 

Recommendation: Notice of Decision to Grant a Planning Permit  

 

Lodgement
Public 

Consultation 
and PID

Assessment Decision VCAT Amendment

Minimal change Incremental change
Increased scale 

of built form
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Officer Recommendation 

That a Notice of Decision to Grant a Planning Permit No. MPS/2023/416 be issued for the 
construction of buildings and works for a multi-storey, mixed-use development comprising 
dwellings and an office; use of the land as an office (ground floor); and reduction to the 
standard car parking requirement at 57, 59-61 and 59A-61A Grantham Street, Brunswick 
West, subject to the following conditions: 

Amended Plans 

1. Before the development commences, 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 advertised plans prepared by CBG Architects dated 4 June 2024 
but modified to show: 

a) Greater articulation and visual interest provided to the northern boundary wall 
and the wall associated with the lift core/stairwell through revised materiality 
and/or detailed design. Recommendations of the Daylight Impact Analysis Report 
prepared by Ascot Consulting Engineers must form a consideration of any 
amendments. 

b) External Finish CT1 (Cementitious panelling) either confirmed as being similar to 
raw or textured concrete, or replaced with textured/raw concrete, or a product 
such as Barestone Original or Equitone Grey. 

c) Maximum height of 1.2m provided to Apartment G01’s front fence adjacent to 
south-facing bedroom, with height shown consistently on floor plans and 
elevation plans. 

d) Detailed external materials and colours schedule shown on the plans. 

e) External finish details for the proposed garage door, including information relating 
to visual permeability and an example image. 

f) A window sill height of at least 1m provided to Apartment G01’s south-facing 
bedroom window. 

g) Canopy/awning provided to the development’s eastern/Grantham Street 
frontage, suitably integrated to the front elevation. The canopy must be designed 
so that it is setback not less than 750mm from the kerb and at a height of not less 
than 3m above the level of the footpath.  

h) Northern wing walls adjacent to the living room windows of Apartments 101, 201 
and 301 deleted, or reduced in depth the maximum extent possible, so as to their 
reduce visibility from Grantham Street. This may require the living room windows 
to be reduced in width in these locations. 

i) Bathroom design and layout for claimed adaptable dwellings amended to achieve 
compliance with the requirements of Clause 55.07-8 (Accessibility Objective - 
Standard B42) with respect to toilet location and notations to shower design. 

j) A screen diagram drawn at a scale of 1:50 which details the screen associated 
with north and west facing balconies. This diagram must include: 

i. All dimensions, including the width of any slats and the gap between any 
slats, to confirm that the screens have a maximum 25 per cent 
transparency.  

k) Dimension the area occupied by the car stacker as 5.8m long to contain vehicles 
up to 5.3 metres in length. 
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l) Each bicycle parking device dimensioned as 500mm wide, the horizontal bike 
spaces 1800mm long, and the vertical bicycle spaces 1200mm long, with every 
space accessed from a 1500mm wide access aisle as required by the Australian 
Standard for Parking Facilities – Bicycle Parking (AS2890.3). 

m) The proposed vehicle crossing provided with 1 metre straight splays on both 
sides commencing at the property boundary and finishing at the kerb in 
accordance with Council’s Standard Vehicle Crossing design. 

n) Ground floor plan provided with a notation to each pedestrian entrance along the 
street boundary stating: “Floor to be ramped down to match the level of the 
Grantham Street public footpath that will be reinstated at 1 in 40 from top of 
kerb”. 

o) A power point close to the horizontal bicycle spaces to charge electric bicycles. 

p) The Environmentally Sustainable Design initiatives that are required to be shown 
on plans, as contained within Condition 8 of this permit.  

q) The Tree Protection Zone for the street tree as required by Condition 6 of this 
permit. 

r) Any changes to the plans arising from the: 

i. Landscape Plan in accordance with Condition 3 of this permit.  

ii. Tree Protection in accordance with Condition 6 of this permit. 

iii. Accessibility Report in accordance with Condition 12 of this permit.  

iv. Acoustic Report in accordance with Condition 14 of this permit.  

v. Amended Waste Management Plan in accordance with Condition 18 of this 
permit.  

vi. Public Works Plan in accordance with Condition 20 of this permit. 

Compliance with Endorsed Plans 

2. The development as shown on the endorsed plans must not be altered without the 
written consent of the Responsible Authority. This does not apply to any exemption 
specified in Clauses 62.02-1 and 62.02-2 of the Merri-bek Planning Scheme unless 
specifically noted as a permit condition. 

Landscaping 

3. Prior to the endorsement of plans, an amended landscape plan must be submitted to 
the Responsible Authority. The landscape plan must be generally in accordance with 
the advertised plan prepared by Zenith Concepts, dated 2 June 2023, but amended to 
show: 

a) Any changes required to align with the plans for endorsement.  

b) Trees provided to the northern side setback adjacent to the car stacker and bike 
parking area.  

c) Landscaping adjacent to the residential entry, consistent with the architectural 
plans. 

d) Strategies for the retainment of vegetation (i.e. barriers and signage during the 
construction process) consistent with any conditions of this permit. 

e) Details of the location and type of all paved and sealed areas. Porous/permeable 
paving, rain gardens and other water sensitive urban design features must be in 
accordance with the Sustainability Design Assessment or Sustainability 
Management Plan. 
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f) Details of all planter boxes, above basement planting areas, green walls, rooftop 
gardens and similar, including: 

i. Soil volume sufficient for the proposed vegetation  

ii. Soil mix 

iii. Drainage design 

iv. Details of an automatic irrigation system, including maintenance program 
and responsibility for maintenance. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
landscape plan will be endorsed to form part of this permit. No alterations to the plan 
may occur without the written consent of the Responsible Authority.  

4. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all landscaping works, including installation of automatic 
irrigation, must be completed in accordance with the endorsed landscape plan to the 
satisfaction of the Responsible Authority.  

5. All landscaping and irrigation systems must be maintained to the satisfaction of the 
Responsible Authority in accordance with the endorsed landscape plans. Any dead, 
diseased or damaged plants must be replaced with a suitable species to the 
satisfaction of the Responsible Authority.  

Tree Protection 

6. Prior to development commencing (including any demolition, excavations, tree 
removal, delivery of building/construction materials and/or temporary buildings), the 
following trees must have a Tree Protection Zone (TPZ) in accordance with AS4970 
Protection of Trees on Development Sites to the satisfaction of the Responsible 
Authority: 

i. All Council trees located within 3 metres of the site boundary or a vehicle 
crossing;  

ii. the trees marked on the endorsed plans as being retained and protected.  

The TPZ must meet the following requirements:  

a) Tree Protection Fencing  

Tree Protection Fencing (TPF) is to be provided to the extent of the TPZ, 
calculated as being a radius of 12 x Diameter at Breast Height (DBH – measured 
at 1.4 metres above ground level as defined by the Australian Standard AS 
4970.2009). The TPF may be aligned with roadways, footpaths and boundary 
fences where they intersect the TPZ.  

The TPF must be erected to form a visual and physical barrier, be a minimum 
height of 1.5 metres above ground level and of mesh panels, chain mesh or 
similar material. A top line of high visibility plastic tape must be erected around 
the perimeter of the fence.  

b) Signage 

Fixed signs are to be provided on all visible sides of the TPF clearly stating “Tree 
Protection Zone – No entry. No excavation or trenching. No storage of materials 
or waste.”. The TPF signage must be complied with at all times.  

c) Irrigation 

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

All services (including water, electricity, gas and telephone) must be installed 
underground, and located outside of any TPZ, wherever practically possible. If 
underground services are to be routed within an established TPZ, this must occur 
in accordance with Australian Standard AS4970.  

e) Access to TPZ 

The TPF once erected, must be maintained and not altered, tampered or moved. 
If any works are proposed within the TPZ or require the TPF to be moved or 
altered, then such works must only be carried out with the prior written approval 
of, and under the direction of, a suitably qualified Arborist (minimum Level 5 
Diploma of Arboriculture). A copy of the approval must be provided to Council 
upon request. 

Tree Removal 

7. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, the owner must pay Council the amenity value, removal, 
replacement and establishment costs in accordance with the Merri-bek Urban Forest 
Strategy 2017 for each and any street tree removed or damaged through the building 
works, to the satisfaction of the Responsible Authority. 

Environmentally Sustainable Design (ESD) 

8. Prior to the endorsement of plans, an amended Sustainability Management Plan 
(SMP) and amended architectural plans must be submitted to the satisfaction by the 
Responsible Authority. The Sustainability Management Plan must demonstrate a best 
practice standard of environmentally sustainable design and be generally in 
accordance with the Sustainable Management Plan prepared by JBA Consulting 
Engineers, dated 15 June 2023, but modified to include the following changes: 

a) Provide preliminary NatHERS ratings assessments for all thermally unique 
dwellings and achieve an average of at least 7 Stars.  

b) Commit to a solar PV system of at least 5kWp. 

c) Amend the BESS report (and any other corresponding documentation) to:  

i. Commit to electric heat pump hot water systems, induction cooktops and 
reverse cycle heating and cooling systems in BESS, in lieu of gas 

ii. Include commitment of a 5kWp solar PV system 

d) Provide a preliminary NCC Part J facade calculator, demonstrating compliance to 
NCC Part J and the BESS DtS Energy compliance criteria. 

e) Show the following ESD initiatives on the development plans:  

i. An ESD table on the plans for items that cannot be drawn e.g. NatHERS, 
tap and cooling/heating ratings, etc. 

ii. 5kWp solar photovoltaic (PV) system, including the proposed location, 
approximate size and number of individual panels, orientation and tilt 
angle. 

iii. The tap and floor waste to each balcony/rooftop terrace/courtyard. 

iv. Clear annotation of the Solar Reflectance Index (SRI) values of external 
finishes proposed in the submitted Daylight Modelling Report. 

f) A STORM report and stormwater management response that maintains a 
minimum STORM score of 100 per cent but is modified so that: 

i. Detail of relevant water treatment measures for the balcony/ roof terrace 
collection areas and a maintenance plan stating periodic actions, 
requirements and responsibilities are included. 
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g) A WSUD (Water Sensitive Urban Design) catchment plan that is consistent with 
the STORM report, clearly showing:  

i. The entire site; 

ii. All permeable areas with dimensions; 

iii. All stormwater catchment areas (impervious areas and roofs) clearly 
marked and dimensioned and connected to corresponding Water Sensitive 
Urban Design (WSUD) treatment measures;  

iv. Raingardens not located in the Private Open Space of Apartment G01. 

Where alternative ESD initiatives are proposed to those specified in this condition, the 
Responsible Authority may vary the requirements of this condition at its discretion, 
subject to the development achieving equivalent (or greater) ESD outcomes in 
association with the development. 

Where alternative ESD initiatives are proposed, the Responsible Authority may vary 
the requirements of this condition at its discretion, subject to the development 

achieving equivalent (or greater) ESD outcomes in association with the development.  

When submitted and approved to the satisfaction of the Responsible Authority, the 
amended Sustainability Management Plan and associated notated plans will be 
endorsed to form part of this permit. No alterations to the plan may occur without the 

written consent of the Responsible Authority.  

9. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, the development must be constructed in accordance with the 
Sustainable Management Plan (including any BESS and STORM reports and 
NatHERS Ratings) to the satisfaction of the Responsible Authority. 

10. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a report from the author of the Sustainability Management Plan 
(SMP) approved pursuant to this permit, or similarly qualified person or company, must 
be submitted to the Responsible Authority. The report must be to the satisfaction of the 
Responsible Authority and must confirm (with documented evidence) that all measures 
specified in the SMP have been implemented in accordance with the approved plan. 

11. All stormwater treatment devices (e.g., raingardens, rainwater tanks etc.) must be 
maintained to the satisfaction of the Responsible Authority to ensure water quality 
discharged from the site complies with the performance standard in the endorsed 
Sustainability Management Plan. 

Accessibility 

12. Prior to the endorsement of plans, an Accessibility Report prepared by a suitably 
qualified professional must be submitted to the satisfaction of the Responsible 
Authority. The report must: 

a) Reflect the development hereby approved and the changes required by 
Condition 1 of this permit.  

b) Provide commentary regarding the proposal’s response to the relevant 
requirements of Clause 55.07 of the Merri-bek Planning Scheme, including any 
change to the built form in order to achieve compliance. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
Accessibility Report will be endorsed to form part of this permit. No alterations to the 
plan may occur without the written consent of the Responsible Authority. The 
recommendations of the report must be implemented to the satisfaction of the 
Responsible Authority prior to the occupation of the development. 
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13. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a report from the author of the Accessibility Report, approved 
pursuant to this permit, or similarly qualified person or company, must be submitted to 
the Responsible Authority. The report must be to the satisfaction of the Responsible 
Authority and must confirm that all measures specified in the Accessibility Report have 
been implemented in accordance with the approved report. 

Acoustic Attenuation 

14. Prior to the endorsement of plans, an Acoustic Report prepared by a suitably qualified 
professional must be submitted to the satisfaction of the Responsible Authority. The 
assessment must be prepared by a suitably qualified acoustic engineer and must detail 
recommended treatments of the development and/or the adoption of appropriate 
measures. The report must: 

a) Reflect the development hereby approved and the changes required by 
Condition 1 of this permit.  

b) Consider and make recommendation relating to noise emissions from the 
development (including the operation of plant, car stackers, roller doors and the 
use of the car park), so as to ensure these impacts do not impact adversely on 
the amenity of dwellings within the development and neighbouring residential 
properties, and to ensure compliance with the Environment Protection Act 2017 
and the incorporated Noise Protocol (Publication 1826.2, Noise Limit and 
Assessment Protocol for the Control of Noise from Commercial, Industrial and 
Trade Premises and Entertainment Venues, Environmental Protection authority, 
March 2021) or any other superseding regulation, is achieved to the satisfaction 
to the Responsible Authority.  

c) Include details of any car stacker operation controls required to minimise noise 
impacts off site. 

d) Consider the subject site’s location adjacent to a tram route, including any 
changes to the built form in order to suitably manage noise-related impacts. 

e) Provide commentary regarding the proposal’s response to the relevant 
requirements of Clause 55.07-7 (Noise Impacts) of the Merri-bek Planning 
Scheme, including any change to the built form in order to achieve compliance. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
Acoustic Report will be endorsed to form part of this permit. No alterations to the 
Acoustic Report may occur without the written consent of the Responsible Authority. 

15. The building must be constructed and thereafter maintained in accordance with the 
recommendations contained within the approved Acoustic Report to the satisfaction of 
the Responsible Authority, unless with the further written approval of the Responsible 
Authority. 

16. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a report from the author of the Acoustic Report approved 
pursuant to this permit or similarly qualified person or company must be submitted to 
the Responsible Authority. The report must be to the satisfaction of the Responsible 
Authority and must confirm that all measures specified in the Acoustic Report have 
been implemented in accordance with the approved Acoustic Report. 
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17. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, post-construction testing is to be undertaken by a suitably 
qualified acoustic expert. The testing is to be conducted from the nearest sensitive 
receivers, or an equivalent location, to the satisfaction of the Responsible Authority. 
The testing is to show that any noise impacts directly from the proposed car stacker on 
the nearest sensitive receivers meet the relevant requirements set out in the 
Environment Protection Act 2017 and the incorporated Noise Protocol (Publication 
1826.2, Noise Limit and Assessment Protocol for the Control of Noise from 
Commercial, Industrial and Trade Premises and Entertainment Venues, Environmental 
Protection authority, March 2021) or any other relevant superseding regulation, to the 
satisfaction of the Responsible Authority.  

Waste Management 

18. Prior to the endorsement of plans, a Waste Management Plan must be submitted to 
the satisfaction of the Responsible Authority. The plan must: 

a) Align with the plans for endorsement 

b) Include calculations of the four main waste streams (recycled glass, general 
recycling; organics and garbage), size and number of bins; 

c) Provide no chute systems, so that no waste stream is discouraged; 

d) Provide a collection frequency of no more than twice per week; 

e) Include discussion of the other waste streams; 

f) Show the bins stored out of sight and any enclosed room manually ventilated; 

g) Confirm waste will be collected by a private contractor who will avoid peak 
commuter hours for the collection of waste (ie. between the hours of 9.30am and 
2.30pm only), to Council’s satisfaction. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
Waste Management Plan will be endorsed to form part of this permit. No alterations to 
the Waste Management Plan may occur without the written consent of the Responsible 
Authority. 

19. The Waste Management Plan approved under this permit 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. 

Public Works Plan 

20. Prior to the endorsement of plans, a Public Works Plan for the site’s eastern and 
southern interfaces must be submitted to the satisfaction of the Responsible Authority. 
The Plan must be in accordance with the Merri-bek City Council Technical Notes July 
2019, or any updated version and include: 

a) A detailed level and feature survey of the footpaths and roads. 

b) The upgrade of the footpath adjacent to the site. Public concrete footpaths are to 
be reinstated to the previous levels with a maximum cross fall slope of 1 in 40 
(2.5 per cent), while public asphalt footpaths (where approved by Council) are to 
be reinstated to the previous levels with a maximum cross fall slope of 1 in 33. 

c) Any Council or service authority pole or pit within 1 metre of the proposed vehicle 
crossing, including the 1 metre splays on the crossings, relocated or modified. 

d) For any vehicle crossing not being used, the kerb, channel and footpath 
reinstated.  

e) Any necessary drainage works. 
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f) Provision of additional street trees to Collier Crescent and/or Grantham Street, to 
the satisfaction of the Responsible Authority. A notation must confirm the supply 
and installation of the street trees shall be funded and provided by the developer 
and undertaken to Councils Technical Notes: Tree Pit with Grate Cover C100.06. 
Installation of tree pits and grates must allow for uninterrupted trafficable 
passage of a minimum 1.2m. 

g) Details of the works to the Grantham Street and Collier Crescent footpaths, 
including details of street trees, details of any new kerb, channel and footpath 
specifications, or details of rectification required to any damaged existing kerb, 
channel and footpath specifications, and treatment, and the location and layout of 
the new on-street car parking. 

h) Any other works to the public land adjacent to the development. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
Public Works Plan will be endorsed to form part of the permit. No alterations to the 
Public Works Plan may occur without the written consent of the Responsible Authority. 

21. Prior to the commencement of works, detailed engineering plans for the public works 
are to be submitted for approval to the satisfaction of the Responsible Authority. 

22. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all public works shown on the endorsed public works plan must 
be implemented to the satisfaction of the Responsible Authority at the expense of the 
owner of the land, unless otherwise agreed with prior written consent of the 
Responsible Authority. 

3D Model 

23. Prior to the commencement of the development, a 3D digital model of the approved 
development which is compatible for use on Council’s Virtual Merri-bek tools and 
software for Council and community must be submitted to the satisfaction of the 
Responsible Authority. The model should be prepared in accordance with Merri-bek 
City Council’s 3D model submission guidelines. A copy of the 3D model submission 
guidelines and further information on the Virtual Merri-bek Project can be found on 
Council’s website. In the event that substantial modifications to the building envelope 
are approved under an amendment to this planning permit, a revised 3D digital model 
must be submitted to, and be to the satisfaction of the Responsible Authority. 

Engineering Matters 

24. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a vehicle crossing must be constructed in every location shown 
on the endorsed plans to a standard satisfactory to the Responsible Authority (Merri-
bek City Council, City Infrastructure Department). 

25. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, any existing vehicle crossing not to be used in this use or 
development must be removed and the kerb and channel, footpath and nature strip 
reinstated to the satisfaction of the Responsible Authority (Merri-bek City Council, City 
Infrastructure Department). 

26. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all telecommunications and power connections (where by 
means of a cable) and associated infrastructure to the land must be underground to 
the satisfaction of the Responsible Authority. 

27. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, the car park entry gate must be automatic and remote 
controlled. 



 

Planning and Related Matters Meeting 25 September 2024 13 

28. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, the bicycle storage areas must be secured from public access 
and have self-closing and self-locking doors or gates that are only accessible using 
keys, codes or swipe cards in accordance with the Australian Standard for Bicycle 
Parking (AS2890.3). 

29. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, bicycle signage that directs the cyclists to the bicycle facilities 
must be provided to the satisfaction of the Responsible Authority. Bicycle signage 
should be at least 0.3 metres wide and 0.45 metres high; display a white bicycle on a 
blue background on the top half of the sign and display information about the direction 
of facilities on the bottom half of the sign. 

30. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, the public footpath is to be reinstated with the standard crossfall 
slope of 1 in 40 from the top of the roadside kerb to the property boundary, with any 
level difference made up within the site using ramps or steps. 

Stormwater 

31. All stormwater from the land, where it is not collected in rainwater tanks for re-use, 
must be collected by an underground pipe drain approved by and to the satisfaction of 
the Responsible Authority (Note: Please contact Merri-bek City Council, City 
Infrastructure Department). 

32. The surface of all balconies are to be sloped to collect the stormwater run-off into 
stormwater drainage pipes that connect into the underground drainage system of the 
development to the satisfaction of the Responsible Authority. 

Car Parking 

33. The area set aside for the parking of vehicles and access lanes shown on the 
endorsed plan must, to the satisfaction of the Responsible Authority:  

a) Be completed prior to issue of an Occupancy Permit or issue of a Statement of 
Compliance, whichever occurs first.  

b) Be maintained. 

c) Be properly formed to such levels that it can be used according to the endorsed 
plan. 

d) Have the boundaries of all vehicle parking spaces clearly marked on the ground 
to accord with the endorsed plan. 

e) Not be used for any other purpose other than the parking of vehicles, unless with 
the prior written consent of the Responsible Authority. 

f) Be numbered to facilitate management of the car park. 

34. Before the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, the owner / owner’s corporation must enter into a car stacker 
maintenance agreement with the car stacker manufacturer and must submit a copy of 
the agreement to the Responsible Authority. The car stackers are to remain under a 
maintenance agreement at all times. If the maintenance agreement is updated, a copy 
must be provided to the Responsible Authority upon request. 

35. The car stackers must be routinely serviced and maintained in accordance with the 
approved maintenance program to the satisfaction of the Responsible Authority to 
ensure satisfactory access to all car spaces and to prevent any adverse effect on 
adjoining land by the emission of noise. 
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General 

36. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all boundary walls must be constructed, cleaned and finished to 
the satisfaction of the Responsible Authority. 

37. Unless with the prior written consent of the Responsible Authority, any plumbing pipe, 
ducting and plant equipment must be concealed from external views. This does not 
include external guttering or associated rainwater down pipes. 

38. The office windows must not be painted or blocked out in any way, to the satisfaction 
of the Responsible Authority. 

39. All lighting of external areas must be designed not to emit direct light onto adjoining 
property to the satisfaction of the Responsible Authority. 

Privacy screens to be installed and maintained 

40. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, 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. 

Permit Expiry 

41. This permit will expire if one of the following circumstances applies: 

a) the development is not commenced within three (3) years from the date of issue 
of this permit; 

b) the development is not completed within five (5) years from the date of issue of 
this permit. 

c) the use is not commenced within five (5) years from the date of issue of this 
permit.  

The Responsible Authority may extend the period referred to if a request is made in 
writing before the permit expires or; 

• within six months after the permit expires to extend the commencement date. 

• within 12 months after the permit expires to extend the completion date of the 
development if the development has lawfully commenced. 

Notes: These notes are for information only and do not constitute part of this permit 
or conditions of this permit. 

1. The proposed development requires works within the Declared Road network. 
Separate approval under the Road Management Act 2004 for this activity may be 
required from the Head, Transport for Victoria. Please contact the Department of 
Transport and Planning prior to commencing any works. 

2. Should Council impose car parking restrictions in this street, the owners and/or 
occupiers of the land would generally not be eligible for residential or visitor parking 
permits to allow for on street parking. See Council’s website for more information: 
https://www.Merri-bek.vic.gov.au/living-in-Merri-bek/parking-and-roads/changes-to-
parking-in-your-area/ 

3. Further approvals are required from Council’s City Infrastructure Department who can 
be contacted on 9240 1143 for any works beyond the boundaries of the property. 
Planting and other vegetative works proposed on road reserves can be discussed with 
Council’s Open Space Unit on 8311 4300. 

 

https://www.moreland.vic.gov.au/living-in-moreland/parking-and-roads/changes-to-parking-in-your-area/
https://www.moreland.vic.gov.au/living-in-moreland/parking-and-roads/changes-to-parking-in-your-area/
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REPORT 

1. Background 

Subject site 

The subject site comprises multiple properties across two Certificates of Title, located 
at the north-west intersection of Grantham Street and Collier Crescent.  

The site has a width of 16.16 metres, a depth of 39.26 metres and a total area of 
approximately 640 square metres, the site fronts Grantham Street and benefits from 
vehicle access from Collier Crescent. 

The site is occupied by single-storey commercial buildings, with a dwelling at the rear. 

The site has a party wall easements and Restrictive Covenant 070820 is registered on 
both Certificates of Title. The proposal does not breach the restrictive covenant. 

Surrounds 

The site is located within the Grantham Street/Union Street, West Brunswick 
Neighbourhood Centre. 

The surrounding area has a mix of commercial and residential buildings up to three-
storeys in height.  

To the south and south-east of the site are two storey commercial buildings located 
within the Commercial 1 Zone (55 and 46 Grantham Street). Also south of the site is a 
row of attached three storey residential dwellings at 48-52A Collier Crescent.  

To the north and west of the site are single storey residential dwellings located within 
the Residential Growth Zone (63 Grantham Street and 21-23 Howson Street).  

External materials commonly used include brickwork, applied render and timber 
weatherboard.  

While some original housing stock from the late-Victorian and Edwardian eras are 
evident in the immediate surrounds, the area is not in a Heritage Overlay. 

A location plan forms Attachment 1. 

The proposal 

The proposal seeks planning approval for the construction of a four storey (plus rooftop 
terrace) building that includes : 

• 16 dwellings (10 one-beds and six two-beds); 

• An office tenancy of 140 square metres at ground-floor level; 

• 11 on-site car parking spaces at ground-floor level; 

• 11 on-site bicycle spaces. 

An overall building height of 16.9 metres (to lift overrun) is proposed, while the four-
storey parapet height is 13.74 metres at the site’s Grantham Street frontage.  

The Development Plans form Attachment 2. 
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Figure 1 – Proposed 3D perspective taken from the south-east of the site 

Statutory Controls – why is a planning permit required? 

Control Permit Requirement 

Clause 32.07 

Residential Growth 
Zone -  

Schedule 1 

Use 

A permit is required to use the land for the purposes of an 
office.  

A permit is not required to use the land for dwellings.  

Buildings and Works 

A permit is required to construct two or more dwellings on a 
lot and construct a building for a use that requires a 
planning permit.  

Clause 43.02 

Design and 
Development Overlay -  

Schedule 24 

Buildings and Works 

A permit is required to construct a building or construct or 
carry out works.  

Clause 52.02 

Easements, 
Restrictions and 
Reserves 

Easement Removal 

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.  

The application sought to remove party wall easements. 
However, given the two properties affected by the party wall 
easements are owned by the same person, there is no need 
to remove the easements prior to commencing works, as it 
is not possible to have an easement in favour of oneself. As 
the easements will be removed upon registration of the new 
titles during the future subdivision process (should the 
project proceed to that stage), there is no need to issue a 
permit to remove the easements, at this time.  

Clause 52.06 

Car Parking 

A permit is required to reduce the standard car parking 
requirement. 

Given the site is located within the Parking Overlay, the 
reduced ‘Column B’ car parking rate is applicable to the 
development. 
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The following Particular Provisions of the Merri-bek Planning Scheme are also relevant 
to the consideration of the proposal: 

• Clause 45.06: Development Contributions Plan Overlay. The Development 
Contributions Plan has expired and is therefore not relevant to applications 
determined on or after 1 July 2023. 

• Clause 53.18: Stormwater Management in Urban Development, requires that 
consideration. 

2. Internal/External Consultation 

Public notification 

Notification of the application has been undertaken pursuant to Section 52 of the 
Planning and Environment Act 1987 by: 

• Sending notices to the owners and occupiers of adjoining and nearby land; and 

• Placing signs on the Grantham Street and Collier Crescent frontages of the site. 

Council has received four (4) objections to date. A map identifying the location of 
objectors forms Attachment 3.  

The key issues raised in objections are: 

• Overshadowing of secluded private open space 

• Overlooking 

• Car parking and traffic impacts 

• Internal amenity 

• Design details and external materials 

• Building height 

• Overshadowing of Collier Crescent footpath and abutting medical centre 

Council Officers spoke with all objectors either by phone or at the informal consultation 
meeting held on 30 August 2024. 

Internal/external referrals 

The proposal was referred to the following internal branches/business units: 

Internal Branch/ 
Business Unit  

Comments 

Urban Design Unit Generally supports the proposal as a result of changes to 
the design made prior to the public notice period. 

The advice recommends that an increased upper-level 
setback of 3m to the wall and 1 metre to the balcony is 
provided to the north-west facade. The proposal seeks 
approval for a 2.1m setback in this location, with floating 
balconies built to the boundary. Subject to a 
recommended permit condition requiring a reduction to 
the depth of northern boundary wing walls in this location, 
the proposed arrangement is considered to represent an 
acceptable response to the context of the site and a 
suitable transition to the siting of the property to the north 
(63 Grantham Street). 

Further recommended changes relating to design detail 
are addressed by conditions of the recommendation 
and/or are considered further in Section 4 of this report. 
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Internal Branch/ 
Business Unit  

Comments 

Transport - 
Development 
Engineering 

Supports the proposal subject to conditions. 

Recommended changes are addressed by conditions of 
the recommendation and/or are considered further in 
Section 4 of this report. 

Sustainable Built 
Environment - ESD 
Team 

Supports the proposal subject to conditions. 

Recommended changes are addressed by conditions of 
the recommendation and/or are considered further in 
Section 4 of this report. 

3. Policy Implications 

Planning Policy Framework (PPF): 

The following policies are of most relevance to this application:  

• Municipal Planning Strategy (Clause 2) 

• Settlement (Clause 11) 

• Environmental Risks and Amenity (Clause 13) 

 Noise (Clause 13.05) 

 Discretionary uses in Residential Zones (Clause 13.07-1L) 

• Built Environment (Clause 15.01), including: 

 Urban Design (Clause 15.01-1S, 15.01-1R and 15.01-1L) 

 Vehicle Access Design in Merri-bek (Clause 15.01-1L) 

 Building Design (Clause 15.01-2S and 15.01-2L) 

 Apartment developments in Merri-bek (Clause 15.01-2L) 

 Environmentally Sustainable Development (Clause 15.01-2L-05-1L) 

 Energy efficiency in Merri-bek (Clause 15.01-2L-04 

• Residential Development (Clause 16.01), including: 

 Housing Supply (Clause 16.01-1S and 16.01-1R) 

 Homes in Merri-bek (Clause 16.01-2L) 

 Housing for People with Limited Mobility (Clause 16.01-1L) 

 Housing Affordability (Clause 16.01-2S and 16.01-2L) 

• Transport (Clause 18) 

 Sustainable and Safe Transport (Clause 18.02-3S) 

 Roads and Car Parking (Clause 18.02-4S and 18.02-4L) 

• Infrastructure (Clause 19.02) 

Human Rights Consideration 

This application has been processed in accordance with the requirements of the 
Planning and Environment Act 1987 (including the Merri-bek Planning Scheme) 
reviewed by the State Government and which complies with the Victorian Charter of 
Human Rights and Responsibilities Act 2006, including Section 18 (Taking part in 
public life). In addition, the assessment of the application has had particular regard to:  

• Section 12: Freedom of movement 
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• Section 13: Privacy and Reputation 

• Section 20: Property rights 

An assessment of whether there is any potential for unreasonable overlooking has 
been undertaken in Section 4 of this report. The proposed redevelopment of private 
land does not present any physical barrier preventing freedom of movement. The right 
of the landowner to develop and use their land has been considered in accordance 
with the Merri-bek Planning Scheme.  

4. Issues 

In considering this application, regard has been given to the Planning Policy 
Framework (PPF), the provisions of the Merri-bek Planning Scheme, objections 
received, and the merits of the application. 

Does the proposal have strategic policy support? 

Both State and local planning policies support increased housing and commercial uses 
in locations that can take advantage of excellent access to public transport and other 
services within Activity Centres.  

Located within a Residential Growth Zone and Neighbourhood Activity Centre, the site 
benefits from this policy support. As such, a change from the existing character of the 
surrounding area is expected. 
Does the proposal respond to the preferred future character of the area? 

The Residential Growth Zone seeks to provide housing at higher densities, which in 
this case represents a change from the existing character of the area. The Design and 
Development Overlay (DDO24) guides the design of buildings in these areas, to 
ensure they make a positive contribution to a new preferred building form. 

The proposal seeks to vary the discretionary requirements set out in DDO24 relating to 
overall building height and upper-level setbacks as summarised below: 

Design 
Element 

DDO24 Preferred 
Control 

Proposed Variation 

Building 
height 

13.5m / four-
storeys 

16.9m (to lift core/stair) 

13.74m (to fourth-storey 
parapet, excluding lift 
core/stair/rooftop terrace). 

Non-compliant 
by 3.4m (to lift 
core/stair as 
these do not 
meet the height 
exemptions in 
DDO24). 

Front 
setback to 
Grantham 
Street 

0m, with buildings 
to be constructed 
to the street 
boundary.  

0m. Complies.  

Side 
setbacks to 
northern 
boundary 

2m for secondary 
outlook (i.e. Apts 
105, 205, 305) 

2m. Complies. 

Setbacks 
to southern 
boundary 

0m at corner, then 
graduate to 3m 

0m at the corner, then 
1.5m to 4.5m staggered 
setbacks 

Non-compliant 
by 1.5 metres to 
part of the 
boundary.  

Rear 
setbacks to 
western 
boundary 

3m at ground floor 
 
 
 

3m – 4.5m at ground-floor 
(Apt G01) and first-floor 
balconies (Apts 104 and 
105). 

Non-compliant 
to first-floor 
balcony by 1.5m 
– 3m. 
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Design 
Element 

DDO24 Preferred 
Control 

Proposed Variation 

6m for built form 
above 4m in height 
(ie. Apt G01 and 
Levels 1-3) 

6m to building line (Levels 
1 to 3) 

Compliant at all 
other levels. 

While departures from some requirements of Schedule 24 to the Design and 
Development Overlay (DDO24) are sought, the proposal is found to satisfy the design 
objectives of this overlay, which include: 

• To ensure built form outcomes are appropriate to the context of Merri-bek's 
Neighbourhood Centres. 

• To improve the quality of higher density and mixed use developments by 
providing appropriate built form guidance. 

• To improve amenity outcomes for residents in higher density and mixed use 
developments and for residents in adjacent buildings. 

• To ensure that new development makes a positive contribution to the public 
realm. 

Building Height 

The proposal generally aligns with the preferred four storey height expected by 
DDO24. The wall height of 13.74 metres represents a small exceedance of 240mm 
above the preferred height, to the site’s Grantham Street frontage. This is considered 
acceptable and is not expected to materially detract from the character or amenity of 
the surrounding area.  

The lift core/stairwell structure servicing the rooftop terrace exceeds the preferred 
height control by a total of 3.4 metres, while a rooftop pergola structure and screening 
are also non-compliant. This is considered acceptable given the limited footprint of the 
lift core and pergola structures, the modest visual impact of the rooftop facilities, and 
the benefit to amenity for residents that it will provide.  

A sightline analysis undertaken in Council’s 3D modelling platform indicates that the 
rooftop structures will only be readily visible from mid-range views to the north and 
north-east. Further, the adjoining sites at 63 and 65 Grantham Street may be 
consolidated and developed in the future in accordance with the expectations of the 
Residential Growth Zone and Design and Development Overlay (Schedule 24). 
Development of these properties at four-storeys would obscure views to the proposed 
development from the north.  

The lift core is not expected to be visible from the opposite footpaths of Grantham 
Street and Collier Crescent directly adjacent to the site.  

Setbacks to Collier Crescent 

The proposed development is appropriately built to the corner of Grantham Street and 
Collier Crescent, with the front 0m setback wrapping around to the site’s secondary 
frontage. Staggered setbacks of between 1.5 and 4.5 metres are proposed towards the 
western portion of the site’s Collier Crescent interface. This is an appropriate change 
from the commercial character of the Grantham Street corner to the residential 
character of Collier Crescent. The setbacks appropriately graduate to respect the 
setback of 23 Howson Street immediately west of the site, which has a side setback to 
Collier Crescent of approximately 1.5 metres. 

Northern Side Setbacks 

A two metre setback is provided where there are secondary outlooks from apartments 
105, 205 and 305. Recommended permit conditions required the planting of additional 
trees in this location to ensure compliance with the relevant DDO24 direction.  
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The wall on boundary at the north-west corner and 1.35 metre setback of the lift and 
stair is appropriate, enabling similar on-boundary development of the site to the north.  

Western Rear Setbacks  

The rear elevation is generally compliant with DDO24 requirements from and above 
Level 1, save for the first-floor balconies of Apartments 104 and 105 within the 
preferred 6 metre setback requirement by between 1.5 and 3 metres. As shown in the 
image below, the balustrades essentially form a modest extension to the ground-floor 
wall. 

 
Figure 2 – Southern section, with the area of non-compliance in red box (TP220-C) 

This variation is considered acceptable, given: 

• the balustrading of these balconies is integrated into the design of the building; 

• the visual relief provided by staggered setbacks; and  

• the landscaped setting that will limit any visual impacts. 

Materiality and External Appearance (Detailed Design) 

DDO24 identifies the site’s Grantham Street frontage for a preferred residential 
character. The office frontage is considered acceptable, however, given the site’s 
proximity to the Commercial 1 Zone, its main road frontage, and the considered 
manner in which this elevation has been proposed.  

At ground-floor, suitable levels of visual interest and activation are achieved through 
the use of brickwork and the provision of glazed windows to the office tenancy.  

To Collier Crescent, a suitably resolved mix of glazing, planters, a glazed pedestrian 
entry and an integrated garage door is offered to the streetscape. Partially permeable 
fencing to the ground level residential dwelling provides further interest and is 
considered acceptable. The recommendation includes a condition to lower the front 
fencing, to improve street activation. 

Subject to a permit condition confirming the garage door’s material, design quality and 
visual permeability, the proposed garage entrance is considered acceptable, noting: 

• The numerous garage doors on the south side of Collier Crescent, directly 
opposite the site; and  
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• The fact the site already has a double garage at its south-west corner. 

At the upper levels, a suitable mix of materials are expected to provide sufficient visual 
interest to the southern, western and eastern elevations.  

Insufficient visual interest is provided to the northern elevation, however, with 
excessive extents of cementitious panels proposed to the northern boundary wall and 
wall associated with the lift core. While the fibre cement panelling material in a raw 
finish is considered acceptable when applied as one of multiple finishes - such as it is 
used on the east, south and west elevations - wider application to the north elevation is 
considered to offer a bland presentation of an institutional character. Recommended 
permit conditions require additional visual interest in these locations to ensure 
excessively bland and monotonous walls are avoided.  

Is the proposed office use acceptable? 

The proposed office use is considered acceptable given the site’s location within 10 
metres of a Commercial 1 Zone (located on the opposite side of Collier Crescent) and 
access to a road in a Transport 2 Zone. The provision of low impact office tenancies 
within the Residential Growth Zone is acceptable in light of the site’s strategic setting 
within a Neighbourhood Activity Centre. 

Does the proposal result in any unreasonable off-site amenity impacts? 

DDO24, together with Clauses 15.01-2L and 55 of the Merri-bek Planning Scheme, 
seek to manage the amenity of adjacent properties within or next to activity centres.  

Schedule 1 to the Residential Growth Zone (RGZ) does not vary Clause 55 standards 
except for the Landscaping Objective. As such, an assessment against the Clause 55 
standards is required. However, amenity expectations in this area must be tempered 
against the strategic direction for change sought by the RGZ, and a suitable balance 
must be struck when considering off-site amenity impacts. For example, the DDO24 
side and rear setback requirements should be given greater weight than the setback 
requirements set out in Standard B17 of Clause 55, as the DDO24 setbacks allow for 
the land to be developed in accordance with its higher density expectations. Other key 
standards relating to external amenity impacts are discussed below.  

Overshadowing and Overlooking 

The proposal achieves compliance with Clause 55’s Overshadowing Open Space 
Objective (Standard B21). The secluded private open spaces of adjoining properties at 
21 and 23 Howson Street would achieve a compliant level of access to sunlight on the 
equinox.  

Impacts of overlooking to the west and north are resolved through the provision of high 
windowsills to the northern elevation and screening devices to west-facing balconies. 
The unscreened portion of Apartment 104’s west-facing balcony is not provided with 
opportunities for direct overlooking to the adjoining properties to the west given its 
distance from 21 Howson St exceeding the 9 metre distance of the overlooking 
standard, and the presence of two outbuildings in the rear yard of 23 Howson Street.  

Habitable room windows associated with the three storey townhouses on the southern 
side of Collier Crescent are located more than 9 metres from the proposed south-
facing windows and balconies, and as such, screening is not required to these areas. 

Daylight to Existing Windows 

The proposal seeks to vary Clause 55.04-3 (Daylight to Existing Windows - Standard 
B19), which seeks to protect the amenity of the adjoining property at 63 Grantham 
Street through ensuring adequate daylight is achieved to south-facing habitable rooms. 
Of most relevance is the siting of the lift core/stairwell structure, which achieves a 
clearance of 1.88 metres to the two affected south-facing habitable room windows at 
the adjoining property. This significantly departs from Standard B19’s nominal 
requirement of an 8.45 metre clearance. 
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Daylight modelling submitted by the applicant demonstrates that proposal would result 
in improved daylight access to the affected south-facing rooms at 63 Grantham Street 
when compared to existing conditions. The two south-facing rooms (Bedrooms 2 and 
3, as noted in the advertised Daylight Impact Analysis Report prepared by Ascot 
Consulting Engineers) currently have an outlook to a darkly coloured, single-storey 
brick wall constructed approximately 800mm from the common boundary. A daylight 
factor of 0.25 is achieved to 10 per cent and 19 per cent of the respective floor areas, 
which sits below the standard BESS daylight requirement for a daylight factor of 0.5 to 
10 per cent of each bedroom. By finishing the lift core wall in a lightly-toned reflective 
manner, the Daylight Impact Analysis Report concludes that these rooms can expect to 
receive improved daylight compared to the existing conditions, with daylight factors of 
0.25 achieved to 34 per cent and 69 per cent of Bedrooms 2 and 3 respectively. While 
below the standard expectations relevant to daylight access, the amenity of the 
affected rooms will not be unreasonably impacted by the proposed works. The Daylight 
Modelling Report has been reviewed and accepted by Council’s ESD Unit.  

The proposed arrangement is considered acceptable in relation to off-site amenity 
impacts – particularly given the site’s strategic location within a Neighbourhood Activity 
Centre and Residential Growth Zone, where increased density is to be expected. It’s 
further noted that the neighbouring property to the north may be redeveloped in the 
future in accordance with the strategic direction of the Neighbourhood Activity Centre.  

Does the proposal provide appropriate onsite amenity and facilities? 

The proposal achieves compliance with key Clause 55.07 objectives relating to internal 
amenity such as:  

• Communal Open Space (Standard B36), where 158 square metres is provided 
(in excess of Planning Scheme requirement of 45 square metres); 

• Private Open Space (Standard B43), where all dwellings are provided with 
compliant balconies or courtyards; 

• Storage (Standard B44); 

• Functional Layout (Standard B46), with all living areas and bedrooms achieving 
compliance; and 

• Natural Ventilation (Standard B49), where 81 per cent of dwellings comply (in 
excess of the minimum Planning Scheme requirement of 40 per cent).  

Has adequate car parking been provided? 

The table below outlines the car parking requirements for the development based on 
the provisions of Clause 52.06 of the Merri-bek Planning Scheme: 

Use 
Total spaces 
required 

Total spaces 
provided 

Reduction 
sought 

Dwellings (resident) 16 11 5 

Dwellings (visitor) 0 0 0 

Office Premises 4 0 4 

Total 20 11 9 

Clause 18.02-4L (Car Parking in Merri-bek) supports reduced car parking rates in 
developments that are within and close to activity centres, that benefit from excellent 
access to public transport options, and that provide increased bicycle parking above 
the rates specified in Clause 52.34.  
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The proposal is located within the Grantham Street/Union Street, West Brunswick 
Neighbourhood Centre and benefits from convenient access to public transport, 
including a north-south tram connection on Grantham Street (Route 58), east-west bus 
connections on Dawson Street (220m from the site) and Brunswick Road (460m), and 
Jewell Railway Station (1km). Further, the development provides 11 on-site bicycle 
parking spaces, exceeding the Planning Scheme requirement of four spaces. Two car-
share facilities are located within 450 metres of the site, further adding to the 
availability of alternative transport modes available to future occupants of the 
development. 

Council’s Development Engineers are satisfied that the residential and commercial car 
parking requirement can be reduced in the manner proposed. Recommended permit 
conditions require the ongoing maintenance of any car stacker hereby approved. This 
aims to reduce the likelihood of malfunctions and increases the likelihood of future 
tenants parking in the garage rather than on the street.  

It's noted that, should Council impose car parking restrictions in this street, the new 
owners and/or occupiers of the development (if approved) would generally not be 
eligible for residential or visitor parking permits to allow for on street parking. As such, 
future occupants will be required to park in accordance with applicable restrictions. 

Are adequate loading/unloading facilities provided? 

Clause 65.01 requires consideration of the adequacy of loading and unloading 
facilities. 

The Traffic Impact Assessment submitted as part of the application recommends that 
on-site loading for the office and dwellings is not required. This is due to the modest 
size of the office, and the location of on-street parking spaces within close to the site.  

The Traffic Impact Assessment submitted indicates waste collection will be conducted 
by a private contractor who will utilise adjacent parking spaces or the Collier Crescent. 
To reduce potential impacts to traffic movements at peak times, recommended Waste 
Management Plan permit conditions require waste to be collected between the hours 
of 9.30am and 2.30pm (Monday to Friday) only. 

Council’s Development Engineers have reviewed the proposal and do not raise 
concern with the proposed loading or waste collection arrangements.  

What impact does the proposal have on car congestion and traffic in the local 
area? 

Council’s Development Engineers consider that the proposed use and development 
will result in eight additional vehicle movements per hour on Collier Crescent. This is 
not expected to result in unacceptable congestion at nearby intersections and is 
considered acceptable.  

5. Response to Objector Concerns 

The following issues raised by objectors are addressed in Section 4 of this report: 

• Overshadowing of secluded private open space 

• Overlooking 

• Car parking and traffic impacts 

• Internal amenity  

• Design details and external materials 

• Building height 
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Other issues raised by objectors are addressed below. 

Overshadowing of Collier Crescent footpath and abutting medical centre 

Overshadowing of public footpaths and abutting medical centre consulting rooms is not 
a relevant planning consideration in this application. Nevertheless, the shadow 
diagrams submitted with the application show only limited shadow on the southern 
footpath of Collier Cresent at 9am and 10am at the equinox and do not affect the 
medical centre. 

6. Officer Declaration of Conflict of Interest 

Council Officers involved in the preparation of this report do not have a conflict of 
interest in this matter. 

7. Financial and Resources Implications 

There are no financial or resource implications.  

8. Conclusion 

The proposed development is considered to represent an acceptable response to the 
strategic setting of the site and the future character of the surrounding area. At four 
storeys (plus rooftop), the development respects the amenity of abutting properties, 
and subject to recommended permit conditions, can achieve acceptable outcomes in 
relation to building design, appearance and environmentally sustainable design.  

On the balance of policies and controls within the Merri-bek Planning Scheme and 
objections received, it is recommended that a Notice of Decision to Grant Planning 
Permit No MPS/2023/416 be issued subject to the conditions set out in the 
Recommendation. 

Attachment/s 

1⇩  Location and Zoning Plan D24/418934  

2⇩  Proposed Development Plans D24/418932  

3⇩  Objector Location Map D24/418931  
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5.2 24 JESSIE STREET AND 19 HALL STREET, COBURG - 
MINISTERIAL APPLICATION - PPE/2024/310 

Director Place and Environment, Pene Winslade 

City Development 
 
  

Caretaker Statement 

The recommended decision is not a decision prohibited by the Act and is a decision that falls 
within the guidance of the Election Period Policy. 

Executive Summary 

 
Property: 24 Jessie Street and 19 Hall Street, Coburg  

Proposal: To construct 75 social and affordable housing dwellings across two 
buildings, use of the land for an office, the reduction of the 
statutory car parking rate, buildings and works in the heritage 
overlay and the removal of an easement. 

Zoning and 
Overlay/s: 

• Neighbourhood Residential Zone – Schedule 1 

• Development Contributions Plan Overlay 

• Heritage Overlay – Schedule 573 

Strategic setting: 

 

Objections:  Notification of the application has been given by the Minister for 
Planning and any objections to the application should be submitted 
to the Department of Transport and Planning 

ESD: • Minimum average NatHERS rating of 7.1 stars 

• 20kW solar panels on roof 

• 60 per cent BESS Score 

Accessibility: Adaptable apartments comprise 60 per cent of the proposal. 

Key reasons for 
support 

• Significant net community benefit with 100 per cent social 
and affordable housing provision to be owned and operated 
by a community housing provider 

• Acceptable building heights, setbacks and architecture 

• Adaptable apartments comprise 60 per cent of the proposal 

Recommendation: Council’s submission to the Department of Transport and Planning 
(DTP) be one of support for the application subject to conditions 
outlined in the recommendation. 

 

Pre-
application 

enquiry

Lodgement 
with DTP

Public notice 
Council 

recommendation

Assessment 
and Decision 

with DTP 

Minimal change Incremental change Significant change
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Officer Recommendation 

That Council’s submission to the Department of Transport and Planning (DTP) be that no 
objection is offered to the issue of a planning permit to construct 75 social and affordable 
housing dwellings across two buildings, use of the land for an office, the reduction of the 
statutory car parking rate, buildings and works in the heritage overlay, and the removal of an 
easement at 24 Jessie Street and 19 Hall Street, Coburg subject to the following conditions: 
 

Amended Plans 

1. Before the development commences, amended plans to the satisfaction of the 
Responsible Authority must be submitted to and approved by the Responsible 
Authority in consultation with Merri-bek City Council. 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 dated 05 April 2024 by 
DKO Architecture but modified to show: 

a) The dwelling mix amended to have a minimum 10 per cent proportion of 3 (or 
more) bedroom dwellings with modifications to occur within the approved 
building envelope. 

b) Removal of the easement in accordance with Condition 25 of this permit. 

c) Minimise unreasonable overlooking in accordance with condition 1(d) into 
habitable room windows and secluded private open space of neighbouring 
dwellings from the following: 

i. East facing first floor window of Dwelling A.1.09. 

ii. North-East first floor window of Dwelling B.1.09. 

iii. East facing balcony of Dwelling B.1.10. 

iv. East facing balcony of Dwelling A.2.06. 

v. East facing balcony of Dwelling A.2.07. 

vi. North-East facing second floor window of Dwelling B.2.09. 

vii. South-East facing second floor balcony of Dwelling B.2.10. 

viii. North-East facing third floor window of Dwelling B.3.08. 

ix. South-East facing third floor balcony of Dwelling B.3.09. 

x. All west facing first-floor habitable windows and balconies of the northern 
building. 

xi. All west facing second-floor balconies of the northern building. 

d) A detailed screening diagram which must include:  

i. Techniques to ensure reasonable outlook from impacted apartments is 
maintained. 

ii. All dimensions, including the width of slats and the gap between slats.  

iii. All side screens. 

iv. Compliance with Clause 55.04-6 (overlooking) of the Merri-bek Planning 
Scheme. 

e) The waste bin room relocated to the eastern side of the car parking under croft 
(or elsewhere on site) and the western landscape buffer continued to the 
southern side of the fire tank. The waste bin room must also be redesigned to 
ensure no bin is placed behind another bin. 

f) At least 112 bicycle parking spaces for residents. 
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g) At least 20 per cent of the resident and staff bicycle parking devices designed to 
provide ground level horizontal (i.e. 1800mm long) bike parking devices in 
accordance with the Australian Standard for Bicycle Parking (AS2890.3). 

h) Dimension each bicycle parking device 500mm wide and the horizontal bike 
spaces 1800mm long and the vertical bicycle spaces 1200mm long, with every 
space accessed from a 1500mm wide access aisle as required by the Australian 
Standard for Parking Facilities – Bicycle Parking (AS2890.3). 

i) The bicycle storage room to have self-closing and self-locking doors or gates 
that are only accessible using keys, codes or swipe cards in accordance with the 
Australian Standard for Bicycle Parking (AS2890.3). 

j) A schedule of all proposed exterior decorations, materials, finishes and colours, 
including colour samples and physical materials board sent to the office of the 
Responsible Authority. 

k) Notation at each existing crossover stating ‘removal and/or relocation of 
crossover and reinstatement of nature strip to the satisfaction of Merri-bek City 
Council.  

l) Any changes to plans and reports arising from the: 

i. Landscape Plan in accordance with Condition 3 of this permit.  

ii. Tree protection zone(s) in accordance with Condition 6 of this permit, to the 
Council street trees and Tree Group 1 – Pencil Pines. 

iii. A Tree Management Plan (TMP) and associated protection measures for 
Tree 2 – Moreton Bay Fig in accordance with Condition 7 of this permit. 

iv. The Environmentally Sustainable Design initiatives that are required to be 
shown on plans, as contained within Condition 8 of this permit.  

v. Accessibility Report in accordance with Condition 12 of this permit.  

vi. Waste Management Plan in accordance with Condition 14 of this permit.  

vii. Green Travel Plan in accordance with Condition 16 of this permit. 

viii. Public Works Plans in accordance with Condition 19. 

ix. Acoustic Report in accordance with Condition 21. 

Compliance with Endorsed Plans 

2. The use and development as shown on the endorsed plans must not be altered 
without the written consent of the Responsible Authority. This does not apply to any 
exemption specified in Clauses 62.02-1 and 62.02-2 of the Merri-bek Planning 
Scheme unless specifically noted as a permit condition. 

Landscaping 

3. Prior to the endorsement of plans, an amended landscape plan must be submitted to 
and approved by the Responsible Authority, in consultation with Merri-bek City 
Council. The landscape plan must be generally in accordance with the plan prepared 
by Outlines dated 09 April 2024 but amended to show: 

a) Any changes required to align with the plans for endorsement.  

b) An alternative canopy tree to Acacia implexa with comparable height and canopy 
dimensions selected from Merri-bek’s Tree Planting Manual for residential Zones 
2019. 

c) Identification of any existing tree(s) and vegetation on site and adjoining land 
proposed to be removed and retained, including the tree protection zone(s) of 
trees to be retained and protected.  
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d) Strategies for the retainment of vegetation (i.e. barriers and signage during the 
construction process) consistent with any conditions of this permit. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
landscape plan will be endorsed to form part of this permit. No alterations to the plan 
may occur without the written consent of the Responsible Authority.  

4. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all landscaping works, including installation of automatic 
irrigation, must be completed in accordance with the endorsed landscape plan to the 
satisfaction of the Merri-bek City Council.  

5. All landscaping and irrigation systems must be maintained to the satisfaction of the 
Merri-bek City Council in accordance with the endorsed landscape plans. Any dead, 
diseased or damaged plants must be replaced with a suitable species to the 
satisfaction of the Merri-bek City Council.  

Tree Protection 

6. Prior to development commencing (including any demolition, excavations, tree 
removal, delivery of building/construction materials and/or temporary buildings), all 
Council trees and Tree Group 1 – Pencil Pines (as defined in the Arboricultural Report 
by John Patrick dated 12 April 2024) must have a Tree Protection Zone (TPZ) in 
accordance with AS4970 Protection of Trees on Development Sites to the satisfaction 
of the Merri-bek City Council. The TPZ must meet the following requirements: 

a) Tree Protection Fencing 

Tree Protection Fencing (TPF) is to be provided to the extent of the TPZ, 
calculated as being a radius of 12 x Diameter at Breast Height (DBH – measured 
at 1.4 metres above ground level as defined by the Australian Standard AS 
4970.2009). The TPF may be aligned with roadways, footpaths and boundary 
fences where they intersect the TPZ. 

If works are shown on any endorsed plan of this permit within the confines of the 
calculated TPZ, then the TPF must be taken in to only the minimum amount 
necessary to allow the works to be completed. 

The TPF must be erected to form a visual and physical barrier, be a minimum 
height of 1.5 metres above ground level and of mesh panels, chain mesh or 
similar material. A top line of high visibility plastic tape must be erected around 
the perimeter of the fence.  

b) Signage 

Fixed signs are to be provided on all visible sides of the TPF clearly stating “Tree 
Protection Zone – No entry. No excavation or trenching. No storage of materials 
or waste.”. The TPF signage must be complied with at all times. 

c) Irrigation 

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

d) Provision of Services 

All services (including water, electricity, gas and telephone) must be installed 
underground, and located outside of any TPZ, wherever practically possible. If 
underground services are to be routed within an established TPZ, this must 
occur in accordance with Australian Standard AS4970. 
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7. Prior to the endorsement of plans, a Tree Management Plan (TMP) must be submitted 
to the satisfaction of the Responsible Authority in consultation with Merri-bek City 
Council. The TMP must be prepared by a suitably qualified Arborist and make specific 
recommendations in accordance with the Australian Standard AS4970: 2009 - 
Protection of Trees on Development Sites to ensure that Tree 2 - Moreton Bay Fig (as 
defined in the Arboricultural Report by John Patrick dated 12 April 2024) remains 
healthy and viable during construction. The TMP must include the following to the 
satisfaction of the Responsible Authority: 

a) A tree protection plan to scale that shows: 

i. All Tree Protection Zones and Structural Root Zones  

ii. All Tree Protection Fencing  

iii. Areas where ground protection systems will be used 

iv. The type of footings within any Tree Protection Zone 

v. The location of services within any Tree Protection Zone  

b) The location and design of Tree Protection Fencing. 

c) Details of appropriate footings within the Tree Protection Zone. 

d) The method of installing any services through the Tree Protection Zone. 

e) Details of how the root zone within the Tree Protection Zone will be managed 
throughout the project. 

f) A timetable outlining works requiring supervision by the Project Arborist. 

g) The results of any exploratory trenching where there is encroachment 
(construction or excavation) greater than 10 per cent into the Tree Protection 
Zone (in accordance with Australian Standard AS4970:2009 - Protection of 
Trees on Development Sites) of any tree to be retained. This must include 
photographic evidence of any trenching/ excavation undertaken. 

h) All remedial pruning works that are required to be performed on the tree during 
the development of the site. The pruning comments must reference Australian 
Standards 4373:2007, Pruning of Amenity Trees and a detailed photographic 
diagram specifying what pruning will occur. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
TMP will be endorsed to form part of this permit. The recommendations of the 
endorsed TMP must be implemented to the satisfaction of the Merri-bek City Council. 

Environmentally Sustainable Design (ESD) 

8. Prior to the endorsement of plans, an amended Sustainability Management Plan 
(SMP) and plans must be submitted to the satisfaction by the Responsible Authority in 
consultation with Merri-bek City Council. The SMP must demonstrate a best practice 
standard of environmentally sustainable design and be generally in accordance with 
the SMP prepared by Blue Bee Sustainable Services, dated 02/04/2024 (Rev 1), but 
modified to include the following changes: 

a) Show the following ESD initiatives on the development plans:  

i. An ESD table on the plans for items that cannot be drawn e.g. NatHERS, 
tap and cooling/heating ratings, etc. 



 

Planning and Related Matters Meeting 25 September 2024 54 

ii. Horizontal, fixed, external shading devices to all north facing habitable 
room windows and glazed doors where not located directly under an eave 
or overhang. Draw and label all shading on the plans and elevations with 
FSD (Fixed Shading Device). Provide a dimensioned section diagram or 
photograph of the shading. The depth of the device must be equal to 25 
per cent of the distance from sill height to the base of the device. The 
shading device must also extend horizontally to both sides of the window 
or glazed door by a distance equal to the depth of the device. 

iii. External operable shading devices to all east/west windows and glazed 
doors to habitable rooms drawn and labelled with ASD (Adjustable Shading 
Device) on the floor plan and elevations. Ensure windows that have 
external adjustable shading can open when using the blind. 

iv. The proposed solar PV system, including location, spatial size and system 
output size. 

v. The roofs and driveways specified as no darker than ‘Medium (roofs = 
Solar Absorptance ≤0.60, paint, render, cladding and driveways = Light 
Reflectance Value ≥60)’ 

b) An amended WSUD (Water Sensitive Urban Design) catchment plan that is 
consistent with the STORM report, clearly showing:  

i. All impervious surfaces (dimensioned in square metres) and their 
treatment/non treatment to align with the entries in the amended STORM 
Report, to ensure all areas are included. 

ii. Where all stormwater will drain, with downpipes marked and the direction 
of water flow shown with arrows. 

iii. All water tanks and WSUD features (such as raingardens), including 
dimensions, sections, plant types, etc. 

iv. If permeable paving is used: A section and details of any permeable 
paving. 

v. If raingardens are used: They must be setback at least 300mm from site 
boundaries or building footings. They cannot be located in areas of 
secluded private open space. 

vi. Ensure consistency between the plans, SMP and STORM calculator. 

Where alternative ESD initiatives are proposed to those specified in the conditions 
above, the Responsible Authority may vary the requirements of this condition at its 
discretion, subject to the development achieving equivalent (or greater) ESD outcomes 
in association with the development.  

When submitted and approved to the satisfaction of the Responsible Authority, the 
amended Sustainability Management Plan and associated notated plans will be 
endorsed to form part of this permit. No alterations to the plan may occur without the 
written consent of the Responsible Authority. 

9. Prior to the issue of a Statement of Compliance or Certificate(s) of Occupancy 
whichever occurs first, all works must be undertaken in accordance with the endorsed 
Sustainable Management Plan report to the satisfaction of Merri-bek City Council. No 
alterations to these plans may occur without the written consent of the Responsible 
Authority. 

10. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a report from the author of the Sustainability Management Plan 
(SMP) approved pursuant to this permit, or similarly qualified person or company, must 
be submitted to Merri-bek City Council. The report must be to the satisfaction of Merri-
bek City Council and must confirm (with documented evidence) that all measures 
specified in the SMP have been implemented in accordance with the approved plan. 
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11. All stormwater treatment devices (e.g., raingardens, rainwater tanks etc.) must be 
maintained to the satisfaction of Merri-bek City Council to ensure water quality 
discharged from the site complies with the performance standard in the endorsed 
Sustainability Management Plan. 

Accessibility 

12. Prior to the endorsement of plans, an Accessibility Report prepared by a suitably 
qualified person must be submitted to the satisfaction of the Responsible Authority. 
The report must: 

a) Align with the plans for endorsement 

b) Detail how the development will incorporate design features in accordance with 
Standard D17 (Accessibility) of Clause 58 of the Merri-bek Planning Scheme, 
including the detailed design of the adaptable bathrooms (e.g. confirmation of 
hobless showers and removable hinges to doors).  

When submitted and approved to the satisfaction of the Responsible Authority, the 
Accessibility Report will be endorsed to form part of this permit. No alterations to the 
plan may occur without the written consent of the Responsible Authority. The 
recommendations of the report must be implemented to the satisfaction of the Merri-
bek City Council prior to the occupation of the development. 

13. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a report from the author of the Accessibility Report, approved 
pursuant to this permit, or similarly qualified person or company, must be submitted to 
the Responsible Authority. The report must be to the satisfaction of the Responsible 
Authority and must confirm that all measures specified in the Accessibility Report have 
been implemented in accordance with the approved report. 

Waste Management 

14. Prior to the endorsement of plans, an amended Waste Management Plan (WMP) must 
be submitted to the satisfaction of the Responsible Authority. The plan must be 
generally in accordance with the report prepared by Ratio dated 27 March 2024 but 
modified to: 

a) Align with the plans for endorsement 

b) The waste bin room designed to ensure no bin is placed behind another bin. 

c) Specify that the waste will be collected by a private waste collection company. 

When submitted and approved to the satisfaction of the Responsible Authority, the 
WMP will be endorsed to form part of this permit. No alterations to the WMP may 
occur without the written consent of the Responsible Authority. 

15. The Waste Management Plan approved under this permit must be implemented and 
complied with at all times to the satisfaction of the Merri-bek City Council unless with 
the further written approval of the Merri-bek City Council  

Green Travel Plan 

16. Prior to the endorsement of plans, an amended Green Travel Plan (GTP) must be 
prepared, submitted to and approved by the Responsible Authority. The amended 
GTP must be generally in accordance with the GTP by Ratio dated 03 April 2024 but 
modified to: 

a) Align with the plans for endorsement. 

When approved to the satisfaction of the Responsible Authority, the Green Travel Plan 
will be endorsed to form part of this permit. No alterations to the endorsed Green 
Travel Plan may occur without the written consent of the Responsible Authority. 
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17. The Green Travel Plan approved under this permit must be implemented and complied 
with at all times to the satisfaction of the Merri-bek City Council unless with the further 
written approval of the Merri-bek City Council. 

Affordable Housing Management Plan 

18. Prior to commencement of the development, an Affordable Housing Management Plan 
must be submitted to and approved by the Responsible Authority in consultation with 
Merri-bek City Council. The plan must: 

a) Require 25 per cent of the dwellings to be in the form of social housing rented to 
households on the Victorian Housing Register under provisions of the Housing 
Act 1983. 

b) Require 75 per cent of the dwellings to be in the form of affordable housing at a 
maximum 74.9 per cent of median market rent in the suburb and no more than 
30 per cent of income (whichever is lower).  

c) Require 10 per cent of the dwellings to have 3 or more bedrooms. 

d) Collect demographic information, including age, sex and occupations of each 
household living in an affordable housing dwelling and use this information to 
inform and evaluate affordable housing and key worker policy objectives.  

e) Provide for annual reporting of items (a), (b) and (d) above to the Responsible 
Authority and Merri-bek City Council for five consecutive years from the one year 
anniversary of issuing of the Statement of Compliance or Certificate of 
Occupancy (whichever occurs first) and further reporting at five year intervals 
thereafter up to the twenty-fifth year. 

When submitted and approved to the satisfaction of the Responsible Authority, 
the Affordable Housing Management Plan will be endorsed to form part of the 
permit. No alterations to the Affordable Housing Management Plan may occur 
without the written consent of the Responsible Authority. 

Public Works Plan 

19. Prior to the commencement of the development, a Public Works Plan and associated 
construction drawing specifications detailing the works to the land directly in front of 
the site to Jessie and Hall Streets must be submitted to the satisfaction of Merri-bek 
City Council. The Plan must include: 

a) All construction details in accordance with the Merri-bek City Council Technical 
Notes July 2019 (or any updated version);  

b) A detailed level and feature survey of the footpaths and roads. 

c) The upgrade of the footpath adjacent to the site. Public footpaths are to be 
reinstated to the previous levels with a maximum cross fall slope of 1 in 40 (2.5 
per cent). 

d) Any Council or service authority pole or pit within 1 metre of the proposed vehicle 
crossing, including the 1 metre splays on the crossings, relocated or modified. 

e) For any vehicle crossing not being used, the kerb, channel and footpath 
reinstated.  

f) Any necessary drainage works. 

g) The relocation or replacement of existing and installation of new street furniture 
and infrastructure, such as parking and traffic signs, public seating, bicycle 
parking and similar. 

h) The provision of new street tree planting or landscaping along Hall and Jessie 
Streets in appropriate locations in consultation with Merri-bek City Council (Open 
Space Department). 
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i) The existing ‘No Stopping’ sign at the proposed new vehicle crossing annotated 
“to be relocated”.  

j) Any other works to the public land adjacent to the development. 

When submitted and approved to the satisfaction of Merri-bek City Council, the Public 
Works Plan will be endorsed to form part of the permit. No alterations to the Public 
Works Plan may occur without the written consent of Merri-bek City Council. 

20. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all public works shown on the endorsed Public Works Plan 
must be implemented to the satisfaction of the Merri-bek City Council at the expense 
of the owner of the land, unless otherwise agreed prior written consent of Merri-bek 
City Council. 

Acoustic Attenuation 

21. Prior to the endorsement of plans, an Acoustic Report prepared by a qualified Acoustic 
Engineer must be submitted to the satisfaction of the Responsible Authority. The 
Report must: 

a) Consider potential acoustic impacts of the proposed development on nearest 
sensitive receivers including, but not limited to, vehicle movements within the site 
and plant equipment.  

b) Ensure future residents are not adversely affected by nearby non-residential 
uses including plant equipment within and outside the site (e.g. John Fawkner 
Hospital), in accordance with Clause 55.07-7 (Noise impacts objective) of the 
Merri-bek Planning Scheme.  

When submitted and approved to the satisfaction of the Responsible Authority, the 
Acoustic Report will be endorsed to form part of this permit. No alterations to the 
Acoustic Report may occur without the written consent of the Responsible Authority 

22. The building must be constructed and thereafter maintained in accordance with the 
recommendations contained within the approved Acoustic Report to the satisfaction of 
the Responsible Authority, unless with the further written approval of the Responsible 
Authority. 

23. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a report from the author of the Acoustic Report approved 
pursuant to this permit or similarly qualified person or company must be submitted to 
the Responsible Authority. The report must be to the satisfaction of the Responsible 
Authority and must confirm that all measures specified in the Acoustic Report have 
been implemented in accordance with the approved Acoustic Report. 

Section 173 Agreement – Affordable Housing 

24. Prior to the commencement of the development, the owner of the land must enter into 
an agreement pursuant to Section 173 of the Planning and Environment Act 1987 with 
Merri-bek City Council and register the agreement on the title for the land in 
accordance with Section 181 of the Planning and Environment Act 1987 to provide for 
the following: 

a) All the dwellings must comply with either: 

i. the meaning of ‘affordable housing' at Section 3AA of the Planning and 
Environment Act1987 and must be affordable to households consistent 
with Section 3AB of the Planning and Environment Act 1987 or 

ii. another meaning of “affordable housing” acceptable to the Responsible 
Authority and Merri-bek City Council. 
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b) All the dwellings on site must be delivered, managed, leased in accordance with 
the approved Affordable Housing Management Plan required by Condition 18 of 
the permit for 25 years from issuing of the Statement of Compliance or 
Certificate of Occupancy (whichever occurs first).  

c) The agreement must otherwise be in a form to the satisfaction of Merri-bek City 
Council. The owner of the land must pay all of the Merri-bek City Council’s 
reasonable legal costs and expenses of this agreement concerning the 
preparation, execution, and registration on title. 

Easement 

25. Prior to the endorsement of plans, the applicant is to arrange for the removal of the 
sewerage and carriageway easement on Lot 1 of TP 11416T. 

Engineering Matters 

26. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, a vehicle crossing must be constructed in every location shown 
on the endorsed plans to a standard satisfactory to Merri-bek City Council (City 
Infrastructure Department). 

27. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, any existing vehicle crossing not to be used in this use or 
development must be removed and the kerb and channel, footpath and nature strip 
reinstated to the satisfaction of Merri-bek City Council (City Infrastructure Department). 

28. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, access to the site, any vehicle crossover and any ancillary road 
and road drainage works must be constructed in accordance with any requirement of 
Merri-bek City Council (City Infrastructure Department). 

29. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all telecommunications and power connections (where by 
means of a cable) and associated infrastructure to the land must be underground to 
the satisfaction of the Merri-bek City Council. 

30. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, the bicycle storage room must have self-closing and self-
locking doors or gates that are only accessible using keys, codes or swipe cards in 
accordance with the Australian Standard for Bicycle Parking (AS2890.3) to the 
satisfaction of the Merri-bek City Council. 

31. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, bicycle signage that directs the cyclists to the bicycle facilities 
must be provided to the satisfaction of the Responsible Authority. Bicycle signage 
should be at least 0.3 metres wide and 0.45 metres high; display a white bicycle on a 
blue background on the top half of the sign and display information about the direction 
of facilities on the bottom half of the sign, to the satisfaction of the Merri-bek City 
Council. 

Stormwater 

32. All stormwater from the land, where it is not collected in rainwater tanks for re-use, 
must be collected by an underground pipe drain approved by and to the satisfaction of 
Merri-bek City Council (Note: Please contact Merri-bek City Council, City Infrastructure 
Department). 

33. The surface of all balconies are to be sloped to collect the stormwater run-off into 
stormwater drainage pipes that connect into the underground drainage system of the 
development to the satisfaction of the Merri-bek City Council. 
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Car Parking 

34. The area set aside for the parking of vehicles and access lanes shown on the 
endorsed plan must, to the satisfaction of the Merri-bek City Council:  

a) Be completed prior to issue of an Occupancy Permit or issue of a Statement of 
Compliance, whichever occurs first. 

b) Be maintained. 

c) Be properly formed to such levels that it can be used according to the endorsed 
plan. 

d) Have the boundaries of all vehicle parking spaces clearly marked on the ground 
to accord with the endorsed plan. 

e) Not be used for any other purpose other than the parking of vehicles, unless with 
the prior written consent of the Responsible Authority. 

f) Be numbered to facilitate management of the car park. 

General 

35. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, all boundary walls must be constructed, cleaned and finished to 
the satisfaction of Merri-bek City Council. 

36. Unless with the prior written consent of the Responsible Authority, any plumbing pipe, 
ducting and plant equipment must be concealed from external views to the satisfaction 
of Merri-bek City Council. This does not include external guttering or associated 
rainwater down pipes. 

37. All lighting of external areas including balconies must be designed not to emit direct 
light onto adjoining property to the satisfaction of Merri-bek City Council. 

38. All external lighting, other than balcony lighting, must be no higher than 1.2 metres 
above ground level with automatic or sensor-controlled lighting installed and 
maintained on the land to illuminate pedestrian access to the development between 
dusk and dawn with no direct light emitted onto adjoining property to the satisfaction of 
Merri-bek City Council. 

Privacy screens to be installed and maintained 

39. Prior to the issue of an Occupancy Permit or issue of a Statement of Compliance, 
whichever comes first, 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 Merri-bek City Council. 

Retention of Architect 

40. DKO Architecture or an equivalent Architect must be retained to complete and provide 
architectural oversight during construction of the detailed design as shown on the 
endorsed plans, to the satisfaction of the Responsible Authority. 

Permit Expiry 

41. This permit will expire if one of the following circumstances applies: 

Development 

a) the development is not commenced within three (3) years from the date of issue 
of this permit; 

b) the development is not completed within five (5) years from the date of issue of 
this permit. 
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The Responsible Authority may extend the period referred to if a request is made in 
writing before the permit expires or; 

• within six months after the permit expires to extend the commencement date. 

• within 12 months after the permit expires to extend the completion date of the 
development if the development has lawfully commenced. 

Removal of Easement 

a) The easement removal is not commenced within two years of the date of issue of 
this permit as evidenced by a Plan of Removal of Easement being certified by 
the Council within that time. 

b) The Certified Plan of Removal of Easement is not registered within five years 
from the date of the Certification of the Plan. 

The Responsible Authority may extend the period referred to if a request is made in 
writing before the permit expires or; 

• within six months after the permit expires to extend the commencement date (as 
referred to in point (a) above). 

Section 7 of the Subdivision Act 1988 does not allow for any extension of time for the 
registration of the certified Plan of Removal of Easement as outlined in point (b) above. 

Notes: These notes are for information only and do not constitute part of this permit 
or conditions of this permit. 

Note 1: Should Council impose car parking restrictions in this street, the owners and/or 
occupiers of the land would generally not be eligible for residential or visitor parking permits 
to allow for on street parking. See Merri-bek City Council website for more information:  

https://www.Merri-bek.vic.gov.au/living-in-Merri-bek/parking-and-roads/parking-permits-and-
fines/residential-parking-permits/ 

 

https://aus01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.moreland.vic.gov.au%2Fliving-in-moreland%2Fparking-and-roads%2Fparking-permits-and-fines%2Fresidential-parking-permits%2F&data=05%7C01%7Cgvandonkelaar%40moreland.vic.gov.au%7Ca55e963b17e345d16df308da7e803c8b%7Cfd1e478759744ae8ac8693ab2fd52107%7C0%7C0%7C637961386480921465%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=q4Q%2FYprc03ci1YOLI6NbGa9tNh2PwmkFrejQR0kxc68%3D&reserved=0
https://aus01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.moreland.vic.gov.au%2Fliving-in-moreland%2Fparking-and-roads%2Fparking-permits-and-fines%2Fresidential-parking-permits%2F&data=05%7C01%7Cgvandonkelaar%40moreland.vic.gov.au%7Ca55e963b17e345d16df308da7e803c8b%7Cfd1e478759744ae8ac8693ab2fd52107%7C0%7C0%7C637961386480921465%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=q4Q%2FYprc03ci1YOLI6NbGa9tNh2PwmkFrejQR0kxc68%3D&reserved=0
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REPORT 

1. Background 

Subject site 

The subject site is located at 24 Jessie Street and 19 Hall Street, Coburg. It is roughly 
5,980 square metres in area comprising four allotments and has a frontage to both 
Jessie Street to the south, and Hall Street to the north. In the central portion of the site 
is a two storey building that currently operates as an office and a drug and alcohol 
rehabilitation centre.  

There are two crossovers to Jessie Street providing access to formal carparking and 
drop off/pick-up areas. A crossover to Hall Street provides access to informal car 
parking and ancillary buildings. A single storey dwelling is located in the north-western 
part of the site. 

A heritage listed Moreton Bay Fig tree is located within the south-eastern part of the 
site. 

There are no restrictive covenants indicated on the Certificate of Title. 

Surrounds 

To the north, east and west of the site are dwellings within the Neighbourhood 
Residential Zone. These dwellings are a mix of single and double storey and are 
mostly detached, semi-detached or multi-unit housing. 

To the south opposite Jessie Street is the John Fawkner Private Hospital which 
contains numerous buildings ranging from one to six storeys. The building fronting 
Jessie Street includes a three storey brick building and three storey carpark. 

The site is approximately 190 metres from the entrance of Moreland Train Station, the 
Upfield Shared Bike Path and 451 metres from Sydney Road. 

A location and zoning plan forms Attachment 1. 

Planning Permit history: 

Council records indicate a number of planning permits dating from 1996 which allowed 
various extensions and for the land to be used as a drug rehabilitation centre, medical 
centre and education centre. 

Application Process and Responsible Authority 

This application has been lodged with the Department of Transport and Planning 
(DTP) under Clause 53.23 (Significant Residential Development with Affordable 
Housing) of the Merri-bek Planning Scheme. Clause 72.01 of the Scheme sets out that 
the Minister for Planning, not Council, is the Responsible Authority in relation to the 
use and development of land to which Clause 53.23 applies. Further, this particular 
provision allows the Responsible Authority the ability to waive or vary any building 
height or setback requirement. 

The Proposal 

The proposal is summarised as follows: 

• Remove all structures on site and retention of the heritage listed Moreton Bay 
Fig tree.  

• Construction of 75 dwellings across two buildings. 56 Affordable Housing 
dwellings (75 per cent of total) and 19 Social Housing dwellings (25 per cent of 
total), all of which are to be managed as long-term affordable or social housing. 

• The building fronting Hall Street is three storeys and the building fronting Jessie 
Street is four storeys with 19 car parks and 121 bicycle parking spaces. 
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• Communal open space is provided at ground floor and a first-floor terrace. 

• A 1156 square metres office is proposed to be utilised by Uniting as its central 
hub for the northern region (“The Uniting Hub”). This will accommodate up to 140 
staff and have operational hours of Monday – Friday, 8.00 am – 4.00 pm. Use of 
land includes retention of Uniting services including drug and alcohol 
counselling, education courses, youth alcohol and other drug services, 
playgroups, support for families and for young people, rehabilitation, asylum 
seeker project and disability employment services. 

• Remove the easement affecting Lot 1 on TP 11416T (sewerage and 
carriageway).  

The Development Plans and 3D renders form Attachment 2. 

Statutory Controls – why is a planning permit required? 

Control Permit Requirement 

Clause 32.09 - 
Neighbourhood Residential 
Zone – Schedule 1 

An ‘Office’ associated with affordable housing requires 
a planning permit for the use. 

No permit is required to use land as a dwelling.  

A permit is required to construct more than one 
dwelling on a lot. 

A permit is required for buildings and works associated 
with the office. 

Clause 43.01 – Heritage 
Overlay 

A permit is required to construct a building or construct 
or carry out works. 

Clause 52.06 – Car Parking A permit is required to reduce the car parking 
requirement from 109 spaces to 19 spaces. 

Clause 52.02 - Easements, 
Restrictions and Reserves 

A permit is required to create, vary or remove an 
easement. 

The following Particular Provisions of the Merri-bek Planning Scheme are also relevant 
to the consideration of the proposal:  

• Clause 45.06: Development Contributions Plan Overlay. The Development 
Contributions Plan has expired and is therefore not relevant to applications 
determined on or after 1 July 2023. 

• Clause 53.18: Stormwater Management in Urban Development.  

• Clause 53.23: Significant Residential Development with Affordable Housing 

• Clause 55: Two or More Dwellings on a Lot and Residential Buildings 

2. Internal/External Consultation 

Public notification 

The Minister for Planning is the Responsible Authority for determining the application, 
and for carrying out notification of the application under Section 52 of the Planning and 
Environment Act 1987 (the Act). The public notice of this application commenced on 
10 September 2024 and included public notices on the site and letters to nearby 
owners/occupiers. At the time of finalising this report, Council has not been advised of 
any objections, lodged with DTP. 

The process for considering objections (including from Council) can include the 
following: 

• A decision on the planning application is made under delegation by Officers at 
DTP or by the Minister for Planning. 
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• The Minister for Planning appoints a Standing Advisory Committee (SAC) to 
consider the application and all submissions before making a recommendation to 
the Minister for Planning. 

On 3 September 2024, DTP notified Council of the application under Section 52(1) of 
the Planning and Environment Act 1987. While Council or any other person may lodge 
an objection to the planning permit application, due to Clause 53.23-5, there are no 
rights of appeal to VCAT.  

Council’s comments and position will assist the Minister for Planning in making a 
decision.  
Internal/external referrals 

Referrals to external agencies will be carried out by the Minister for Planning as the 
Responsible Authority.  

The proposal was referred to the following internal Council business units:  

Internal Branch/Business 
Unit  

Comments 

Urban Design Unit Supports the proposal noting that the massing to both 
street frontages is appropriately designed with 
recessive upper levels, the carpark has been 
concealed from views within Jessie Street, residential 
and office entries are easily distinguishable, layout of 
office spaces and circulation through the development 
is well considered and material choice is appropriate. 

Transport - Development 
Engineering 

Supports the proposal.  

Made recommendations regarding additional resident 
bike parking, additional details of bike parking facilities, 
waste room design and waste collection. 

Recommended changes are addressed by conditions 
of the recommendation and are considered further in 
Section 4 of this report.  

Sustainable Built 
Environment - ESD Team 

Supports the proposal.  

Additional detail is required on shading, solar panels 
and the water sensitive urban design response. 

Recommended changes are addressed by conditions 
of the recommendation and are considered further in 
Section 4 of this report.  

City Development - 
Heritage Advisor 

Supports the proposal, which retains and protects the 
Moreton Bay Fig.  

Open Space Design and 
Development Unit 

Supports the recommendations of the arborist report 
and proposed landscaping response, with 
recommendations for an alternative canopy tree 
species in the landscape plans, a Tree Protection 
Management Plan for the heritage tree and tree 
protection zone for the other retained trees. 

Recommended changes are addressed by conditions 
of the recommendation and are considered further in 
Section 4 of this report.  
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Internal Branch/Business 
Unit  

Comments 

Principal Advisor Social 
and Affordable Housing  

Supports the proposal as the location is suitable for 
social and affordable housing and type of housing is 
appropriate. The management by a community 
housing organisation is positive. 

Recommends the development should include a 
proportion of 3 bedroom dwellings. 

Recommended changes are addressed by conditions 
of the recommendation and are considered further in 
Section 4 of this report.  

3. Policy Implications 

Planning Policy Framework (PPF) 

The following policies are of most relevance to this application:  

• Municipal Planning Strategy (Clause 2) 

• Settlement (Clause 11) 

• Environmental and Landscape Values (Clause 12),  

• Environmental Risks and Amenity (Clause 13), including; 

− Discretionary Uses in Residential Zones (Clause 13.07-1L) 

• Built Environment (Clause 15.01), including: 

Heritage (Clause 15.03), 

• Residential Development (Clause 16.01),  

• Economic Development (Clause 17),  

• Transport (Clause 18), including: 

− Sustainable Transport in Merri-bek (Clause 18.02-1L) 

− Car parking (Clause 18.02-4S and 18.02-4L) 

Human Rights Consideration 

This application has been reviewed by Council in accordance with the requirements of 
the Planning and Environment Act 1987 (including the Merri-bek Planning Scheme) 
reviewed by the State Government and which complies with the Victorian Charter of 
Human Rights and Responsibilities Act 2006, including Section 18 (Taking part in 
public life). In addition, the assessment of the application has had particular regard to: 

• Section 12: Freedom of movement 

• Section 13: Privacy and Reputation 

• Section 20: Property rights 

An assessment of whether there is any potential for unreasonable overlooking has 
been undertaken in section 4 of this report. The proposed redevelopment of private 
land does not present any physical barrier preventing freedom of movement. The right 
of the landowner to develop and use their land has been considered in accordance 
with the Merri-bek Planning Scheme. 

4. Issues 

In considering this application, regard has been given to the Planning Policy 
Framework (PPF), the provisions of the Merri-bek Planning Scheme and the merits of 
the application.  
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Does the proposal have strategic policy support? 

The planning framework allows for a range of minimal, incremental and high change 
residential areas that balance the need to protect valued areas with the need to ensure 
choice and growth in housing. Council’s Housing Framework Plan designates this 
location for minimal housing change. In these areas Local Policy encourages a mix of 
single dwellings and lower density multi-dwelling developments that contribute to a low 
density, open and landscaped character. 

This large site has traditionally been used for non-residential purposes and the 
proposal provides significant community benefit in the form of 100 per cent affordable 
housing, which aligns with the following purpose of Clause 53.23 (Significant 
Residential Development with Affordable Housing): 

To facilitate residential development that includes affordable housing to meet 
existing and future needs. 

The policy setting for affordable housing proposals, allows the decision-maker to 
approve a four storey building which would normally be prohibited in the zone. 

In assessing the suitability of three and four storey buildings at this location, 
consideration has been given to the following:  

• The large area of the site and ability to minimise off-site amenity impacts. 

• The surrounding context which includes the hospital building. 

• The contribution to social and affordable housing provision. 

• Amenity impacts on neighbouring occupiers. 

• The design response. 

• Provision of landscaping. 

Balancing the above considerations, the higher built form on this site is supported. This 
will be discussed below. 

Does the proposal respond to neighbourhood character, positively contribute to 
the local context and enhance the public realm? 

The policy setting allows affordable housing proposals to create a new character 
despite the zoning and policy considerations in respect of neighbourhood character. 

The properties fronting Hall Street are located within the Neighbourhood Residential 
Zone and are single and double storey dwellings. The proposal has sought to soften 
the appearance of the third storey facing Hall Street, through greater upper-level 
setbacks and contrasting material being light green metal finish.  

In addition, the proposed dwellings fronting Hall Street have street setbacks that 
respect the siting of dwellings at 17 and 23 Hall Street, next door.  

Jessie Street is a slightly different context as it includes single and double storey 
dwellings in the Neighbourhood Residential Zone but also includes the John Fawkner 
Private Hospital which borders roughly 50 per cent of Jessie Street on the southern 
side. The buildings that present to Jessie Street have three storey sheer walls 
including a brick hospital building and a three storey car park structure. Fronting Jessie 
Street, the proposal is three storey with a recessive fourth storey and has been 
setback to respect the dwelling at 30 Jessie Street.  

It should also be noted that the width of the building frontage on Jessie Street is 
narrow, with most of the building located further back in the centre of the site. Many of 
the existing pine trees, heritage Fig tree and landscaping areas are being retained 
which contribute positively to the Jessie Street streetscape.  
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The proposal includes high quality and durable materials that will also provide 
distinction between the ground floor podium and the upper levels. Staggered setbacks 
and a central break between buildings to Hall Street assists with reducing the 
building’s dominance when viewed from the street. Active street frontages with 
balconies and feature balustrading also makes a positive contribution to the street.  

The proposal includes a central green space between buildings, which breaks up the 
mass of the development when viewed from nearby back yards. This means the 
nearby backyards mostly adjoin landscaped areas or in the case of 30 Jessie Street a 
single storey fire water tank. 

Does the proposal result in any unreasonable off-site amenity impacts? 

Side setback requirements of Clause 55 (Rescode) seek to limit the impact of new 
development on the amenity of existing dwellings. The proposed side setbacks of the 
northern building demonstrate full compliance with Rescode.  

The southern building has non-compliance to the east and west boundaries. These 
non-compliances range between 0.89 metres to 6.2 metres, noting the policy setting 
for affordable housing proposals allows variation to setback standards.  

Consideration of non-compliant setbacks requires an assessment of the impact on the 
amenity of habitable room windows and secluded private open space of existing 
dwellings. The reduced western setbacks of the western wall are supported as the 
neighbouring dwelling at 30 Jessie Street has two of its three ground floor habitable 
windows within a carport resulting in limited outlook from these windows. The other 
ground floor habitable room window is separated by a minimum of 8.80 metres from 
the western wall and the first-floor habitable room window is setback 8.25 metres from 
the western wall of the development. These separations will allow adequate daylight 
into the respective windows noting compliance with the daylight to existing windows 
objective of Clause 55 (Rescode).  

Regarding the non-compliant eastern setbacks, there are no windows close to this 
portion of the building that require an assessment. The key consideration is the impact 
on outlook from neighbouring rear yards. The proposed dwellings that encroach into 
the setback area are located adjacent to the far rear portions of the rear yards of 22 
Jessie Street and 15 and 17 Hall Street (notably, 15 Hall Street is currently a vacant lot 
with no planning approvals). The relationship that the proposed building has with these 
lots ensures that outlook will not be unacceptable.  

It is also noted that the fire water tank has been designed to be semi-submerged to 
lessen the visual impact on 30 Jessie Street. This wall is also built adjacent to an 
existing boundary wall at 23A Hall Street. On the eastern elevation, the residential bike 
parking area uses a metal mesh screen to limit the visual impact on 17 Hall Street. 

Section diagrams have been provided for the western elevation of the southern 
building to demonstrate that overlooking of 30 Jessie Street has been reduced through 
screening and/or appropriate separation. This is accepted. However, the same level of 
detail has not been provided for other portions of the development. A condition on the 
recommendation seeks additional detail to demonstrate that overlooking is 
appropriately addressed.  

The north-south orientation of the subject site and surrounding lots ensures that all 
immediate neighbouring residential properties retain acceptable levels of sunlight. 
Notably, 15 Hall Street is currently vacant, and 22 Jessie Street is labelled as a 
commercial use and owned by the same organisation as the site. 

Does the proposal provide appropriate onsite amenity and facilities? 

Clause 55.07 (Apartment Developments) provides the standards for new apartment 
developments ensuring a quality level of amenity for future residents. 
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The proposal includes significant ground level communal open spaces. Whilst a 
technical reading of the standard would conclude that the solar access to the central 
courtyard is non-compliant. The development also has a southern communal open 
space, which whilst nearer the office building, is able to be used by residents and has 
excellent solar access. The technical non-compliance is supported. 

Is the proposed office use appropriate for this location? 

Current Uniting operations will be maintained onsite, including general 
office/administration uses, alcohol and other drug rehabilitation services, asylum 
seeker project and disability employment services.  

The site is proposed to be utilised by Uniting as its central hub for the northern region 
(“The Uniting Hub”). This will accommodate up to 140 staff and have operational hours 
of Monday – Friday, 8.00 am – 4.00 pm. 

The office and community outreach uses will continue on-site as part of the proposed 
development, and benefit from existing use rights.  

Is the social and affordable housing proposal appropriate? 

An Affordable Housing Report has been submitted which provides a comprehensive 
description of the project, relevant statistics on housing need and the affordability of 
housing in the local area. This was reviewed by Council’s Principal Advisor, Social and 
Affordable Housing, who generally supports its findings noting that the location is 
suitable, the development will provide good amenity for future residents, and it will be 
managed by a community housing organisation. The one recommendation is that 
social and affordable housing for families in addition to homes for singles and couples 
should be captured. A condition in the recommendation seeks to provide a minimum 
10 per cent of dwellings to be three (or more) bedroom dwellings. The recommended 
Section 173 Agreement condition also requires the dwellings to be delivered, 
managed, leased in accordance with an approved Affordable Housing Management 
Plan for a period of 25 years. 

Will the removal of the easement burden any party? 

The removal of easement is supported as the easement will not be required given the 
demolition of the existing buildings on both allotments and redevelopment of these 
sites. Council’s Development Engineer has confirmed that there are no assets within 
the easement.  

Has adequate car and bicycle parking been provided?  

The table below outlines the car parking requirements of the Planning Scheme:  

Use  Total spaces 
required  

Total spaces 
provided  

Reduction 
sought  

75 dwellings including 
23 x 1 bedroom and 52 
x 2 bedrooms dwellings 

75 19 56 

Office: 1156 sqm  34 0 34 

Total  109 19 90 

As shown above, all car parking is allocated to the residential component of the 
development. This is comprised of 18 resident spaces in an under-croft car park and 
one car share space positioned at the car park entrance. Given the proximity of the 
open sided under croft car park to the neighbouring property and different acoustic 
environment that it will create a condition on the recommendation requires an acoustic 
report to assess any potential impacts of vehicle movements on 30 Jessie Street. 
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Council’s car parking policy (Clause 18.02-4L) supports reduced car parking rates in 
developments: 

• Within and close to activity centres 

• With excellent access based on frequency and location to a range of public 
transport options 

• With increased provision of bicycle parking above the rates specified in Clause 
52.34. 

The proposal is located 410 metres walking distance from the Coburg Activity Centre 
and has excellent access to public transport including: 

• A 250m walk of the (to city) Moreland Station entrance (north-south travel); 

• A 430m walk of the (to city) Route 6 tram stop (north-south travel); 

• A 570m walk of the (from city) Route 19 tram stop (north-south travel); 

• A 310m walk of the (east-bound) Route 510 bus stop (east-west travel); 

• A 200m, 280m or 700m to the three closest car share vehicles of the same 
company (one membership fee); and 

• Close to good bicycle routes, including the strategic cycling corridor along the 
Upfield bike path (north-south) and marked bike lanes on Moreland Road (east-
west). 

The development provides 121 bicycle parking spaces which is above the 28 spaces 
required by the State Bicycle Parking Provision. These spaces are easily accessible 
and well located at ground level to encourage their use and that of nearby bicycle 
routes. There are also end of trip facilities for the office use in the form of four showers 
and supporting facilities. Bicycle parking spaces are divided as follows: 

• 75 resident spaces 

• 36 office spaces 

• 10 visitor spaces 

While the bike parking exceeds planning scheme requirements, Council’s 
Development Engineer recommends that two bicycle parking spaces per every 
reduced car parking space is provided. This recommendation is adopted in the 
conditions. 

It is often held, and is stated in the submitted traffic report, that staff car parking 
demand is often a function of supply. That is, the more readily car parking is available, 
the more people will drive to work. The lack of on-site car parking and limited 
availability in the street is expected to influence the travel mode behaviour, especially 
considering access to alternate modes as detailed above. 

With respect to the residential component, it has been demonstrated that car 
ownership in affordable/social housing developments is lower than standard car 
ownership rates. The traffic report also provides several examples of this in other 
similar locations.  

A Green Travel Plan has been prepared to support this application which encourages 
the use of sustainable transport and discourages private vehicle use and ownership. 
Green Travel Plans are an effective means of monitoring and encouraging positive 
travel behaviour change within new developments. A condition on the recommendation 
requires compliance with the Green Travel Plan. 

Council’s Development Engineer team is satisfied that the car parking requirement can 
be reduced for this application. 
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Vehicles, whether related to this or other developments in the street, can only park on 
the street in accordance with any parking regulations. The number of vehicles that can 
park on the street and at what time will be dictated by the parking restrictions and the 
availability of on-street car spaces. Furthermore, the dwellings will not be eligible for 
parking permits in the event that parking on-street restrictions are imposed by Council. 
This is included as a note on the planning permit in the recommendation.  

Balancing all the above considerations, the reduced provision of 19 car parking spaces 
is supported. 

Are adequate loading/unloading and waste facilities provided?  

A Waste Management Plan (WMP) has been provided as part of the application which 
is generally supported. However, the plans show that the waste bin room is too small. 
The bins have been placed two bins deep which is unacceptable as less mobile 
individuals (elderly, frail, children, etc) are unable to dispose of their waste when front 
bins are full. The WMP does not specify that the waste will be collected by a private 
contractor (as Council cannot manage these bins). A condition on the recommendation 
seeks to address these issues. 

What impact does the proposal have on car congestion and traffic in the local 
area? 

Council’s Development Engineer considers that the development will result in 100 
vehicle movements per day. The existing vehicle generation on site (community 
outreach facility) is estimated to be 80 vehicles per day, based on the 36 existing off-
street car parking spaces which connect to Jessie Street and Hall Street Therefore 
approximately 20 additional vehicles per day will be generated from this site than is 
generated by the site currently and will travel along Jessie Street and Hall Street (a 
local access street). The additional vehicles are not expected to cause unacceptable 
congestion at the nearby intersections. 

What impact does the proposal have on cycling, bike paths and pedestrian 
safety, amenity and access in the surrounding area? 

The proposal removes two of the three existing vehicle crossings for the site 
(reinstating the nature strip and kerb) resulting in only one crossover for the entire 
development. This will result in additional on-street car parking. 
Does the proposal incorporate adequate Environmental Sustainable Design 
(ESD) features?  

ESD features of the development are adequate and include 60 per cent BESS score, 
minimum average NatHERS rating of 7.1 stars, 20KW of Solar Panels, 25 per cent of 
the site is landscaping/vegetation and rainwater harvesting system for toilet flushing 
and irrigation. 

Is the proposal accessible to people with limited mobility? 

60 per cent of apartments meet the accessibility standard of Rescode which exceeds 
the minimum provision of 50 per cent.  

Does the proposal provide adequate tree protection and landscaping? 

There is a heritage listed Moreton Bay Fig tree in the south-eastern portion of the site. 
To ensure that impacts to this tree by the proposed development have been 
adequately considered, an arborist report was submitted with the application which has 
assessed the impacts of any works near the tree. This has been reviewed by Council’s 
Open Space Unit who support the assessment noting that the condition of the tree 
may even improve by virtue of removing the existing south-eastern driveway 
subsequently increasing permeability. There is also a large linear group of Pencil 
Pines along the southern boundary which are proposed to be retained and protected, 
this is supported and will assist with screening the new development. 
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Council’s Open Space Unit support the proposed landscaping with a recommended 
change to species selection included as a condition in the recommendation. 

6. Officer Declaration of Conflict of Interest 

Council Officers involved in the preparation of this report do not have a conflict of 
interest in this matter. 

7. Financial and Resources Implications 

There are no financial or resource implications from this recommendation on a 
planning permit application before the Minister for Planning.  

8. Conclusion 

The proposed development provides outstanding community benefit, with 75 social 
and affordable housing dwellings to help meet the needs of vulnerable members of the 
community. The development will provide quality living conditions for future residents, 
has been sensitively designed to keep off-site amenity impacts to minimum, and will 
contribute positively to the Jessie and Hall Streets through its siting and quality 
architecture. 

Subject to conditions, there is considered to be a significant overall net community 
benefit being offered which warrants support for the increase in building height above 
the Neighbourhood Residential Zone requirements 

The proposal includes above best practice ESD and exceeds minimum provisions of 
accessible housing. 

It is therefore recommended that Council advise the Minister for Planning of its support 
the proposed development, subject to the conditions outlined as part of this 
recommendation. 

Attachment/s 

1⇩  Location and Zoning Plan D24/432607  

2⇩  Architectural Plans and 3D Renders D24/432608  
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Copyright(c) Merri-bek City Council. VicMap base data (eg. cadastral, property, topographic, planning, etc) sourced from the State of Victoria. The State of 
Victoria and Merri-bek City Council do not warrant the accuracy or completeness of information shown on this publication. Any person using or relying upon 
such information, does so on the basis that the State of Victoria and Merri-bek City Council shall bear no responsibility or liability whatsoever for any errors, 
faults, defects or omissions in the information.Melway map imagery - if depicted - is Copyright(c) Melway Publishing Pty Ltd (http://www.ausway.com).

Location and Zoning Plan

0

24 Jessie Street, Coburg

Map Scale: 5,000.00
254.0 254.0127.00

Meters
9/9/2024Date Map Generated:
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DISCLAIMER

REVISION NO. DATE. AMENDMENTS.DRAWING NO.

MELWAYS REF:

JOB REFERENCE

VERSION  1

DATE OF SURVEY: 29/04/2022

202829 SCALE: 1:200

LENGTHS ARE IN METRES

ORIGINAL SHEET SIZE: A0

0 3 6 12

DATUM NOTES:

LEVELS ARE TO THE AUSTRALIAN HEIGHT DATUM VIDE
JIKA JIKA PM 568 RL59.40 (SMES 29/04/2022)
CONTOURS INTERVAL IS 0.2m

TITLE PARTICULARS

VIC 3058
COBURG

FEATURE AND LEVEL SURVEY
24 JESSIE STREET 

CLIENT:

PROJECT:

SHEET  1  OF  1 OFFICE USE ONLY

DRAWN EL

SURVEYOR EL
NOTATIONS:
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Notes/Assumptions: 

1 These areas are schematic only and subject to council and other requisite approval. Areas are not to be used for marketing purposes.

2 This scheme has been prepared generally within the bounds of the current site dimensions. Dimensions are subject to detailed discussion with council, hence may be subject to change once advice is received.

3 This design has been prepared without structural or services engineering input. Design is subject to change once advice is received.

4 The information contained herein is believed to be correct at time on preparation based on the information available at time of preparation. Recipients must make their own investigations to satisfy themselves in all aspects.

5 The design and accompanying documentation contained herein is and remains the intellectual property of DKO Architecture.

6 All areas measured to PCA method of measurement

7 Retail / Commercial  GLA includes external walls.  

8

9 GFA/GBA excludes projecting Architecture elements

GFA excludes balconies, planters, terraces, roof plant or voids

LEVEL Office

GLA 1B 2B Sub Total NSA GFA
Balc/ 

Terrace
1B 2B Sub Total NSA GFA

Balc/ 
Terrace

1B 2B Sub Total NSA GFA
Balc/ 

Terrace
m2 m2 m2 m2 m2 m2 m2 m2 m2

Ground 1156 3 8 11 747 966 114 0 0 0 0 218 0 3 8 11 747 1184 114
Level 1 4 8 12 799 991 113 4 11 15 1004 1195 339 8 19 27 1803 2186 452
Level 2 4 5 9 611 758 294 4 11 15 1008 1199 149 8 16 24 1619 1957 443
Level 3 0 0 0 0 0 4 9 13 890 1080 238 4 9 13 890 1080 238
Roof

Subtotal 1156 11 21 32 2157 2715 521 12 31 43 2902 3692 726 23 52 75 5059 6407 1247
Proposed mix 34% 66% 28% 72% 31% 69%

Hall Street Building (A) Jessie Street Building (B) SUBTOTAL

RESIDENTIAL

LEVEL

Ground
Level 1
Level 2
Level 3
Roof

Subtotal
Proposed mix

Carpark
Communal 

Open Space

# Resi Comm. Visitor

19 75 36 16 398
211

19 75 36 16 609

Bikes
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GROUND LEVEL

BUILDING A
(Hall Street)

A.G.01 2B 10.7 3.3 14.0

A.G.02 1A B 14.0 10.0
A.G.03 1A B 14.0 10.0
A.G.04 2C B 12.5 1.5 14.0
A.G.05 2A B 12.6 1.4 14.0
A.G.06 2G B 14.2 14.0
A.G.07 1B B 16.5 10.0
A.G.08 2G B 14.2 14.0
A.G.09 2K 12.2 1.8 14.0
A.G.10 2L B 22.2 14.0
A.G.11 2J B 17.2 14.0

NOTE:
Red tick' - Irregular layout with larger useable area than minimum standard

4/3/2024

LEVELS

Apt. No. Type D17 
(Accessibility)

D17 
(Bathroom Design 

Option, A or B)

D19 
(Private Open Space)

D24 
(Functional Layout)

D25
(Room Depth)

D26
(Windows)

D27 
(Natural Ventilation)

Internal External Total

24 Jessie Street  - Clause 58 Assessment Table
APARTMENTS

D20 
(Storage) (m3)
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LEVEL 1

BUILDING A (Hall 
Street)

A.1.01 2B 10.7 3.3 14.0

A.1.02 1A B 14.0 10.0
A.1.03 1A B 14.0 10.0
A.1.04 2C B 12.5 1.5 14.0
A.1.05 1A B 14.0 10.0
A.1.06 2B 10.7 3.3 14.0
A.1.07 2G B 14.2 14.0
A.1.08 1B B 16.5 10.0
A.1.09 2G B 14.2 14.0
A.1.10 2K 12.2 1.8 14.0
A.1.11 2L B 22.2 14.0
A.1.12 2J B 17.2 14.0

LEVELS

Apt. No. Type D17 
(Accessibility)

D17 
(Bathroom Design 

Option, A or B)

D19 
(Private Open Space)

D24 
(Functional Layout)

D25
(Room Depth)

D26
(Windows)

D27 
(Natural Ventilation)

Internal External Total

24 Jessie Street  - Clause 58 Assessment Table
APARTMENTS

D20 
(Storage) (m3)

LEVELS

Apt. No. Type D17 
(Accessibility)

D17 
(Bathroom Design 

Option, A or B)

D19 
(Private Open Space)

D24 
(Functional Layout)

D25
(Room Depth)

D26
(Windows)

D27 
(Natural Ventilation)

Internal External Total

24 Jessie Street  - Clause 58 Assessment Table
APARTMENTS

D20 
(Storage) (m3)

BUILDING B (Jessie 
Street)

B.1.01 2F 14.1 14.0

B.1.02 1A B 13.1 10.0
B.1.03 1A B 14.0 10.0
B.1.04 2D 14.6 14.0
B.1.05 1A B 14.0 10.0
B.1.06 2A B 14.6 14.0
B.1.07 2M B 14.6 14.0
B.1.08 2M B 14.6 14.0
B.1.09 2A B 14.6 14.0
B.1.10 2N B 12.5 1.5 14.0
B.1.11 2A B 14.6 14.0
B.1.12 2E B 14.6 14.0
B.1.13 2M B 14.6 14.0
B.1.14 1A B 14.0 10.0
B.1.15 2F 14.1 14.0

NOTE:
Red tick' - Irregular layout with larger useable area than minimum standard
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LEVEL 2

BUILDING A (Hall 
Street)

A.2.01 2R B 14.4 14.0

A.2.02 1F B 8.1 1.9 10.0
A.2.03 1E B 9.0 1.0 10.0
A.2.04 2S A 10.2 3.8 14.0
A.2.05 1G B 14.8 10.0
A.2.06 2H B 12.7 1.3 14.0
A.2.07 1H 9.3 0.7 10.0
A.2.08 2T B 13.2 0.8 14.0
A.2.09 2J B 17.2 14.0

LEVELS

Apt. No. Type D17 
(Accessibility)

D17 
(Bathroom Design 

Option, A or B)

D19 
(Private Open Space)

D24 
(Functional Layout)

D25
(Room Depth)

D26
(Windows)

D27 
(Natural Ventilation)

Internal External Total

24 Jessie Street  - Clause 58 Assessment Table
APARTMENTS

D20 
(Storage) (m3)

LEVELS

Apt. No. Type D17 
(Accessibility)

D17 
(Bathroom Design 

Option, A or B)

D19 
(Private Open Space)

D24 
(Functional Layout)

D25
(Room Depth)

D26
(Windows)

D27 
(Natural Ventilation)

Internal External Total

24 Jessie Street  - Clause 58 Assessment Table
APARTMENTS

D20 
(Storage) (m3)

BUILDING B (Jessie 
Street)

B.2.01 2F 14.1 14.0

B.2.02 1A B 13.1 10.0
B.2.03 1A B 14.0 10.0
B.2.04 2D 14.6 14.0
B.2.05 1A B 14.0 10.0
B.2.06 2A B 14.6 14.0
B.2.07 2M B 14.6 14.0
B.2.08 2M B 14.6 14.0
B.2.09 2A B 14.6 14.0
B.2.10 2N B 12.5 1.5 14.0
B.2.11 2A B 14.6 14.0
B.2.12 2E B 14.6 14.0
B.2.13 2M B 14.6 14.0
B.2.14 1A B 14.0 10.0
B.2.15 2F 14.1 14.0

NOTE:
Red tick' - Irregular layout with larger useable area than minimum standard
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LEVELS

Apt. No. Type D17 
(Accessibility)

D17 
(Bathroom Design 

Option, A or B)

D19 
(Private Open Space)

D24 
(Functional Layout)

D25
(Room Depth)

D26
(Windows)

D27 
(Natural Ventilation)

Internal External Total

24 Jessie Street  - Clause 58 Assessment Table
APARTMENTS

D20 
(Storage) (m3)

BUILDING B (Jessie 
Street)

B.3.01 2Q 12.0 2.0 14.0

B.3.02 1D 9.1 0.9 10.0
B.3.03 1C B 7.2 2.8 10.0
B.3.04 1G B 11.3 10.0
B.3.05 1A B 14.0 10.0
B.3.06 2M B 14.6 14.0
B.3.07 2M B 14.6 14.0
B.3.08 2A B 14.6 14.0
B.3.09 2N B 12.5 1.5 14.0
B.3.10 2A B 14.6 14.0
B.3.11 2E B 14.6 14.0
B.3.12 2M B 14.6 14.0
B.3.13 2O 14.5 14.0

Subtotal 75 60 75 75 75 75 75 32

% of total 80.0% 100.0% 100.0% 100.0% 100.0% 100.0% 42.7%

NOTE:
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