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TO:     Patrick Sutton      

FROM    David Pryor   

DATE:    4 January 2018 

SUBJECT:    377 St Georges Road, Fitzroy North  

APPLICATION NO:  PLN17/0789 

DESCRIPTION: Construction of a five-storey building for dwellings and ground floor 
shop 

  

Urban design advice has been sought in relation to:  

 presentation of the building (including height of the street wall, overall height, integration with 
the street, colours and materials); 

 does the ‘circular’ detail associated with the balconies fit cohesively with the remainder of the 
building? 

 Whether the proposed development provides acceptable interfaces with adjoining lots. 
 
COMMENTS SUMMARY  

The intensified redevelopment of this site is supported in principle, but substantial amendments are 
recommended, including the following: 

 reduce the street wall (podium) height to 2 storeys at the front and rear of the building; 

 above this podium, the front setback should be at least 5m at all levels and the rear setback of 
5.515m should apply to all levels above the podium; 

 at the front of the building, the form and design should be rationalised and simplified to create a 
more coherent composition; 

 the proportion of ground floor space allocated to retail (active use) should be increased; 

 the ground level interface with the lane should be improved – preferably through the 
introduction of habitable space with pedestrian access from the lane; 

 the depth of the entry recess should be reduced to less than its width; 

 provide a more attractive finish to the black side walls; 

 alternatively, reduce the overall height to 4 storeys. 

 
 

 

Site and Context 

Zoned C1Z, the site is sits within a neighbourhood activity centre.  

The area is covered by HO327, where Clause 21.08 calls for development to not adversely affect 

the significance of the heritage place. No other relevant overlays apply. 

A 2-storey modern commercial building currently occupies the site, with a similar building to the 

south. To the north, a single-storey heritage shop and associated house adjoins.  
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Figure 1: View from NE, showing neighbouring building and brick boundary wall on the subject site 

A lane provides access to the rear of the site, with residential development to its west. Despite a 

predominance of carparking and other service areas, the laneway network has potential to become 

a positive place due to the presence of trees, bluestone paving and the lack of large buildings 

abutting the lanes.  

Most development along this section of St Georges Rd is 1- to 2-storeys tall. 5-storey buildings are 

very rare. The one exception visible from the site is at 392-394 St Georges Rd. A 3- to 4-storey 

building is located at 282 St Georges Rd. Both of these developments stand out in relation to 

surrounding development. Adjoining open spaces enable both buildings to minimise blank side 

walls. 

 
Figure 2:  5-storey building at 392-394 St Georges Rd 

 

Built Form and Massing 

At the front, the cantilevered Level 2 form is a dominating presence in the streetscape, as shown in 

the perspectives on TP500 and TP501. 
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It is recommended that the massing be amended to provide a 2-storey form to the front boundary 

(with inset balconies), above which a singular form is set back a minimum of 5 metres to balconies, 

6 metres to walls (measured perpendicular to the front boundary). Alternatively, the front setback 

could be reduced if the overall height is reduced to 4 storeys. 

The proposed setback of the blank side walls from front and rear boundaries averages about 9.4m. 

This is supported (subject to improvements recommended under Building Design and Finishes 

below), as is the 1.2m indentation of forms which project east and west of those boundary walls. 

 

Presentation to the Lane 

Design Guidelines under Clause 22.10-3.3 include: New development which abuts a laneway 

should be no higher than 2 storeys. The proposal includes a third-level balcony which extends out 

to the west boundary up to a height of about 8.5m for most of the width of the site, above which a 

10.2m high canopy extends to within about a metre of the rear boundary (evident on side 

elevations but not on other drawings). This would have an imposing presence in relation to the lane 

and also on the dwelling at 227 Barkly St, and it is recommended that height be limited to 2 storeys 

on the rear boundary. The rear upper-level setbacks (about 5.5m to balconies and 8m to walls) are 

considered satisfactory, and should be applied to Level 2 as well as Levels 3 and 4. The balconies 

are roofed and surrounded by vertical fins, providing helpful protection from the western sun, but 

there is a risk of these balconies becoming fully enclosed in future, which would be undesirable. 

Consideration should be given to the inclusion of a permit condition to guard against this. 

At ground floor level, the development presents a blank frontage, fully occupied by a garage door. 

Consideration should be given to locating one or two residences with access directly from the lane, 

contributing to the lane’s activation, attractiveness and safety. As a minimum, an attractive type 

and finish of door should be adopted, such as a tilt-up door incorporating translucent panels as 

opposed to a standard colorbond rollerdoor for example. 

 

Street Interface 

I support the inclusion of a shop occupying most of the ground floor frontage. To strengthen this 

activation, consideration should be given to increasing the amount of ground floor space allocated 

to retail (or, at the rear, residential) as opposed to storage or carparking. 

The entry recess should be reduced in depth to minimise the risk of becoming a concealment or 

entrapment spot. The depth of the recess should be less than its width. 

The front awning is supported, providing useful pedestrian shelter. However, it would be preferable 

to stop the awning short of the north boundary to facilitate views to the heritage façade adjacent. 

The design of the awning should take account of the existing street tree in front of the site.    

 

Building Design and Finishes 

The proposal would be relatively prominent in the street, and therefore warrants correspondingly 

high design standards. The current design does not achieve that. The disparate design of various 

different levels results in a lack of cohesion in the building as it presents to St Georges Rd. The 

design is further complicated by the inclusion of curves in both elevation and plan, in addition to the 

angled forms generated by the geometry of the site. There is no evident design rationale for the 

curved forms – particularly in elevation. It is recommended that this composition be simplified in 

conjunction with the changes to massing recommended above. 
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Above the 1- and 2-storey buildings adjoining, the proposal presents extensive blank side walls. 

These would impact particularly on views from the south, due to the site being angled in relation to 

St Georges Rd. The blank side walls are proposed to be rendered – a finish considered inferior to 

the warmth and texture of the existing brick wall visible on the north boundary. Given the visibility 

of the proposed boundary walls, a more attractive finish is warranted, with consideration given to 

materiality, texture and pattern. Failing that, they should be reduced in height to a maximum of 4 

storeys. 

The blank north-facing wall (shown set back 5745 from the front boundary on TP106 but not on 

other drawings) is not supported. 

The use of brickwork for the podium is supported, noting that there is an opportunity to reuse 

existing bricks. The finish of the louvres, privacy screens and garage door should be stipulated. 

 

 

The above advice is limited to urban design issues, and does not address ESD, amenity or 

heritage, for example. 
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   File Note  
 

Date:  17 October 2018 

Property Address:  377 St Georges Road, Fitzroy North 

Application No: PLN17/0789 

 
Urban Design Comments on Section 57A Plans (submitted to Council 12 June 
2018). 
 
 
COMMENTS: 
 

The design of the amended façade has satisfactorily altered the appearance 
of the building as it addresses the street, and ensures that the balconies 
above level 1 (not including Level 4) are less prominent than in the previous 
design.  

 
The amended design provides a more solid finish that references the adjacent 
streetscape. 
 
Further changes are required to the colour scheme, with the black elements 
in the upper levels altered to match the off-white render of the boundary walls. 
 
A reduction in scale of the roof above the fourth-floor balcony will also assist 
in reducing visual impacts. 
 
Treatment/articulation is required for the side boundary walls. 
 
If these alterations are included in the final design, the reduction of one level 
is not necessary. 
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City of Yarra 
Heritage Advice 
Application No.: PLN17/0789 

Address of Property: 377 St Georges Road, Fitzroy North 

Planner: Patrick Sutton 

Yarra Planning Scheme 
References: 

STATE POLICY: 

 Clause 15.03 Heritage 

LOCAL POLICY: 

 Clause 21.05-1 Built Form (Heritage) 

 Clause 43.01 Heritage Overlay 

 Clause 22.02 Development Guidelines for sites subject to the 
Heritage Overlay 

Heritage Overlay No. & Precinct: HO327-North Fitzroy Precinct (B) 

Level of significance: Not contributory, constructed 1980-1990 (Appendix 8, City of Yarra 
Review of Heritage Overlay Areas 2007- updated Feb 2017) 

General description: Full demolition for construction of five-storey development.  

Drawing Nos.: Set of 18 x A1 drawings prepared by Point Architects, received by 
Council and date stamped 24 November 2017 

 

DESCRIPTION OF THE HO327 (B) AREA 

North Fitzroy Heritage Overlay Area (NORTH OF AND INCLUDING HOLDEN ST) is important: 

 For the clear indication of important early land development phases in the suburb as follows: 
East-west, relatively long and narrow streets originating from private subdivision of the 1839 
agricultural allotments that originally fronted Merri Creek; 

 The evident effect of the 19th century Boom era when aggressive subdivision coincided with 
provision of public transport, creating dense late-Victorian development near the Nicholson St 
cable tram terminus; 

 The more generous post-1906 subdivisions (suiting the construction of detached timber villas) 
representing changed values in land prices, and the relatively new suburban ideal of 
affordable house and garden lifestyle; 

 The slow transformation into a completed residential suburb by WW2, with the last few vacant 
sites accommodating interwar dwellings, some developed with medium-density housing, 
duplexes and flats. 

 For the consistent and intact streetscapes of late Victorian terrace and row housing in the 
south-west corner of the area, and Italianate style and Edwardian timber villas, interspersed 
occasionally with inter-war houses, in the balance of the area; 

 For the visual consistency and good period expression of streets in the north and east parts of 
the area, consistently one-storey, timber construction, decorative detail, and detached siting 
with consistent garden setbacks; 

 For the interwar medium density development pockets, including those contained within 
Pilkington St and parts of Barkly St, King and Miller Streets, significant for its intactness, form 
and high quality design;  

 It’s landmark Victorian-era buildings, plus intact early 20th century and interwar buildings in 
both Classical Revival and Moderne styles; and 

 For important landscape and vistas, including the view of Merri Creek Bridge framed by palms 
and mature elms in the Merri Primary School reserve, and mature street plantings of plane 
trees. 

 
CONTEXT DESCRIPTION: 

The subject site is a mostly rectangular allotment with principal frontage to St Georges Road and rear 
access via a bluestone laneway. It is located on the western side of the street, between Clausen 
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Street to the north and Barkly Street to the south. St. Georges Road is a wide Street measuring 
approximately 15metres footpath to footpath.  

The existing building is a two-storey office building with a rendered façade and brick party wall. The 
MMBW plan from 1905 shows the site, and much of the land surrounding it, as vacant. The 1945 
aerial image shows a building on the site. It is possible that an Edwardian or Inter-War era brick 
structure was on the site and the newer 20th century addition was constructed to the front boundary 
later. 

Immediately adjoining the subject site is an Edwardian-era house with a shop added to the front. 
Although the sign has a date of ‘1878’, this is more likely a reference to the age of the business rather 
than the building.  

St. Georges Road in the immediate area can be characterised by a combination of Individually 
significant, Contributory and non-contributory buildings. Contributory buildings are generally single or 
two-storey, masonry commercial properties, with a small number of residential properties extant. 
Barkly Street will also be affected by the proposed development. Barkly Street can be characterised 
by mostly single storey, masonry inter-war, Edwardian and Victorian-era buildings.  

 

 
Above: Extract from MMBW Plan 1935 from c.1905. Approximate location of subject site denoted by red dashed line. 

 
Above: Current aerial of the subject site. Subject site denoted by red dashed lines. Green section denotes possible extent of 
earlier building.  

Barkly Street 
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Above: Extract from Yarra GIS showing individually significant (pink), contributory (cream) and non-contributory (green) building 
within the vicinity of subject site. Subject site denoted by red dashed lines. 

 
Above: Subject site as seen from immediately across St. Georges Road.  

 
Above: View to the north-west from immediately across the road from subject site. Subject site denoted by red dashed line. 

 
Above: View to the south-west from immediately across the road from subject site. Location of subject site denoted by red dot. 
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Above: View toward the rear of the subject site from the southern side of Barkly Street. Rear of subject site denoted by red dot. 

 

ASSESSMENT OF PROPOSED WORKS: 

Comments regarding proposed demolition: 

The extent of demolition proposed by this application includes full demolition of all the existing built 
structures on the site. 

The key consideration for assessing this aspect of the works is whether the proposed demolition will 
adversely affect the broader heritage precinct. 

Clause 22.02-5.1 of the Yarra Planning Scheme relates to full demolition of a heritage building and 
states that it is policy to: 

Generally encourage the retention of a building in a heritage place, unless: 

 The building is identified as being not contributory. 

 The building is identified as a contributory building, and 

 new evidence has become available to demonstrate that the building does not possess the level of heritage 

significance attributed to it in the incorporated document, City of Yarra Review of Heritage Areas 2007 

Appendix 8 (as updated from time to time) and 

 the building does not form part of a group of similar buildings. 

As the subject building has been identified as Non-contributory, full demolition is considered acceptable. 

 

Comments regarding new development, alterations and additions: 

The extent of new works proposed by this application includes development of a five-storey building 
with retail use at ground level and residential units above. 

The key consideration for assessing this aspect of the works is whether the proposed new development 
will: 

• Be in keeping with the character or appearance of nearby heritage buildings of contributory 
significance; AND 

• Not adversely affect the significance of the broader heritage precinct. 

Setbacks: 

The proposed front setback for the new development at ground level will be zero metres which is 
consistent with the character of adjacent commercial properties along this part of St Georges Road.   

The front setbacks of the floor levels above vary between about 1 metre for level 1, zero metres for level 
2 (including the projecting balconies), and about 3.2 metres for levels 3 and 4 (including the projecting 
balconies). 
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The proposed side setback for the new development will be zero metres for the majority of the new 
building except towards the front of the site where deep 1 metre wide side setbacks have been created 
on both sides of the development above the ground level. 

The setback of the level 1 is minimal however together with the ground floor level, it is considered that 
these two floor levels make an appropriate response to the character of the existing streetscape. (refer 
to annotated diagram above) 

It is considered that the floor levels above level 1 should be well setback from the street boundary so 
that the orientation and scale of the ground and floor level 1 together make a distinct contribution to the 
streetscape which is consistent with the scale of the adjacent buildings.   

The floors levels above the ground and level 1 floor levels should be setback from the street frontage 
and should be re-aligned to respond to the rectangular form of the land rather than the inclined street 
frontage (refer to annotated diagram below). 

 
Above: Suggested front setback and alignment for floor levels 2 and above shown as the red dashed line above.  Balcony area 
shown hatched. 

Scale/height: 

The proposed overall height for the new development will be about 16.5 metres.  The extract below 
demonstrates the degree to which the proposed development will dominate the scale of immediate 
surrounding properties.  On heritage grounds, it is considered that any tall development on the subject 
site should consist of a two-storey component contributing to the heritage streetscape and one or 
perhaps two additional floor levels that they are well set back and ‘read’ as a separate development 
rising up behind the street component to an extent that does not visually dominate the front portion. 

This part relates well to 
the existing orientation 
and historic scale of the 
street 

This part should be setback 
from the street frontage and 
should respond to the 
rectangular form of the land 
rather than the inclined street 
frontage 
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Above: Comparative scale of appropriate scale of new development in the subject streetscape 

Appearance: 

Clause 22.02-5.7.1 of the Yarra Planning Scheme encourages the design of new development to: 

 Respect the pattern, rhythm, orientation to the street, spatial characteristics, fenestration, roof form, 

materials and heritage character of the surrounding historic streetscape. 

 Be articulated and massed to correspond with the prevailing building form of the heritage place or 

contributory elements to the heritage place. 

 Be visually recessive and not dominate the heritage place. 

 Be distinguishable from the original historic fabric. 

 Not remove, cover, damage or change original historic fabric. 

 Not obscure views of principle façades. 

 Consider the architectural integrity and context of the heritage place or contributory element 

A contemporary design approach has been adopted for the proposed new building.  This approach is 
not unacceptable provided that adequate respect is given to the heritage character of the surrounding 
area through details such as external materials, proportions and fenestration. 

 

The surrounding properties are characterised as: 

Sca le  o f  n e a rb y  

Con t r i b u to r y  b u i l d in g  

Sca le  o f  e x i s t i n g  n e a rb y  tw o-

s to r e y  b u i l d in gs 
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One and two storey commercial strips (i.e. St Georges Road) with some key corner Victorian and 

Edwardian-era buildings and well preserved inter-war examples 

The proposed external materials for the new development will be red face brick at ground and Level 1 
with black framed glazing.  The floor levels above Level 1 are characterised by black metal screening, 
glass balustrading and black framing.   

As the majority of the adjacent properties are non-contributory, the external materials that 
characterise the existing immediate streetscape are not considered particularly relevant for reference 
purposes. 

For the purposes of enhancing the heritage character of this part of St Georges Road, it is considered 
that the proposed render and red face brick materials are appropriate, especially for the façade of the 
Ground and Level 1 floor levels.  On the basis that the upper floor levels are further set back, the 
proposed appearance of these floor levels will be of less heritage concern that the current proposal. 

The appearance of the currently proposed black screening to Level 2 at zero front setback from the 
street is considered totally unacceptable.  The projecting nature of the current proposal does not 
relate to the character of the street and creates a dominant ‘floating’ element above the two lower 
floor levels. 

The curved form of the projecting balconies at the uppermost floor levels is completely out of keeping 
with the traditional rectangular forms in the heritage precinct.  Such atypical elements are visually 
distracting to the heritage context.  If such forms are desired these should be positioned at the back of 
the building or sufficiently setback from the street frontage (at least about 8 metres) so that they 
clearly do not form part of heritage context.  Modifying the projecting balconies to a traditional 
rectangular form would also make them less visually distracting. 

Comments regarding the proposed ground level street frontage 

Although the proposed building is new, it is considered that the proposed shopfront at ground level 
should make a positive contribution to the heritage character of the street.   

The new frontage should contain no solid wall and the framing elements of the glazed area should be 
minimized in number and size of members. Glazing should be generally of full width and full height of 
the structural opening except, where required, for a solid stall to a maximum height of 700mm.  A 
recessed entry should be provided where the shopfront is of fixed glazing.  

 
Above: Suggested modifications to shopfront 

 

RECOMMENDATIONS: 

On heritage grounds the works proposed in this application may be approved subject to the following 
conditions: 

1. That the front setbacks of the floor levels above Level 1 must be well setback from the street 
frontage and re-aligned to respond to the rectangular form of the land rather than the inclined 
street frontage; 
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2. That the articulation and street appearance of the ground and Level 1 must be redesigned to 
visually reinforce the predominantly two-storey scale of the street; 

3. That the articulation and street appearance of the floor levels above Level 1 must ‘read’ as a 
separate and recessive development behind the two-storey street component on the street 
frontage; 

4. That the proposed Level 4 must be deleted to ensure that the scale of the new building does 
not result in a dramatic change of scale in the heritage streetscape; 

5. That the curved form of the projecting balconies at the uppermost floor levels should be 
positioned at the back of the building or sufficiently setback from the street frontage (at least 
about 8 metres) so that they clearly do not form part of heritage context; 

6. That the proposed shopfront at ground level must be modified to make a positive contribution 
to the heritage character of the street by introducing wider glazing panels, a solid stall to a 
maximum height of 700mm and a recessed entry to the shop 

 

Other comments: 

 

 

SIGNED:  

 
Diahnn McIntosh 

DATED: 20 March 2018 
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   File Note  
 

Date:  16 October 2018 

Property Address:  377 St Georges Road, Fitzroy North 

Application No: PLN17/0789 

 
Heritage Comments on Section 57A Plans (submitted to Council 12 June 2018). 
 
Dianne McIntosh 
 
COMMENTS: 
 
The original recommendations and the subsequent response within the amended 
plans are outlined below. 
 

1. That the front setbacks of the floor levels above Level 1 must be well setback 
from the street frontage and re-aligned to respond to the rectangular form of 
the land rather than the inclined street frontage; 
 
Whilst this change has not been incorporated into the amended plans, the 
redesign of the streetwall façade has satisfactorily altered the appearance of 
the building as it addresses the street, and ensures that the balconies above 
level 1 (not including Level 4) are less prominent than in the previous design.  
 

2. That the articulation and street appearance of the ground and Level 1 must 
be redesigned to visually reinforce the predominantly two-storey scale of the 
street; 
 
The amended design has reinforced the streetwall through the removal of the 
second floor cantilever, and addition of a smaller-scale brick feature which 
integrates with the brick façade below. 

 
The amended design provides a more solid finish that references the adjacent 
streetscape, with the alterations to the window widths a more suitable 
outcome.  

 
3. That the articulation and street appearance of the floor levels above Level 1 

must ‘read’ as a separate and recessive development behind the two-storey 
street component on the street frontage; 

 
This outcome has been achieved through the extended use of brickwork for 
the streetwall, providing a more solid frontage that reads as a separate 
element. 

 
4. That the proposed Level 4 must be deleted to ensure that the scale of the 

new building does not result in a dramatic change of scale in the heritage 
streetscape; 
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Level 4 has not been deleted, however a condition will be added to the Officer 
recommendation that the black roofing above the Level 4 balcony be deleted, 
along with the black ‘battens’ and architectural features attached. A roof 
projecting only 1.5m from the Level 4 façade is acceptable, with this roof to be 
finished in off-white material to match the side walls. This will reduce the 
prominence of the upper level to an acceptable degree and allow it to read as 
a separate element to the street wall. 

 
5. That the curved form of the projecting balconies at the uppermost floor levels 

should be positioned at the back of the building or sufficiently setback from 
the street frontage (at least about 8 metres) so that they clearly do not form 
part of heritage context; 

 
The change to the colour and extent of roof covering as outlined above will 
result in an acceptable alteration and allow the podium to read as a separate 
element within the heritage streetscape. 
 

6. That the proposed shopfront at ground level must be modified to make a 
positive contribution to the heritage character of the street by introducing 
wider glazing panels, a solid stall to a maximum height of 700mm and a 
recessed entry to the shop 

 
These changes have been incorporated into the amended shopfront design, 
with a consistent stallboard added to the bottom of the glazing, referencing 
details in the heritage façade to the north. The glazing has been amended in 
line with the above comments. 
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   File Note  
 

Date:  29 October 2018 

Property Address:  377 St Georges Road, Fitzroy North 

Application No: PLN17/0789 

 
Open Space Comments 
Paul Whitten 
 
 
COMMENTS: 
 
A bond of $5000.00 to the tree is required.  
 
Further tree protection measures to the satisfaction of the RA, most likely solid 
hoarding, are required. 
 
These measures must be installed and approved prior to any development works 
taking place on site. 
 
 
 
 
Paul Whitten 
Arborist 
City of Yarra  
PO Box 168 Richmond 3121 
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MEMO 

 
To: Patrick Sutton 

From: Artemis Bacani 

Date: 12 January 2018  

Subject: Application No: 
Description: 
Site Address: 
 

PLN17/0789 
Mixed Use - Reduction in the Car Parking Requirement 
377 St Georges Road, Fitzroy North 

   

I refer to the above Planning Application received on 13 December 2017 and the accompanying 
Traffic Impact Assessment report prepared by Ratio Consultants in relation to the proposed 
development at 377 St Georges Road, Fitzroy North. Council’s Engineering Services unit provides 
the following information: 
 
 
CAR PARKING PROVISION 
Proposed Development 
Under the provisions of Clause 52.06-5 of the Yarra Planning Scheme, the development’s parking 
requirements are as follows: 

Proposed Use 
Quantity/ 

Size 
Statutory Parking Rate 

No. of Spaces 
Required 

No. of Spaces 
Allocated 

T w o - b e d r o o m  

d w e l l i n g s  

8  1  s p a c e  t o  e a c h  

d w e l l i n g  

8  

1 2  

T h r e e - b e d r o om  

d w e l l i n g  

4  2  s p a c e s  t o  e a c h  

d w e l l i n g  

8  

R e s i d e n t i a l  

v i s i t o r s  

1 2  1  s p a c e  p e r  5  

d w e l l i n g s  

2  0  

S h o p  ( R e t a i l )  1 3 5  m
2 

4  s p a c e s  t o  e a c h  1 0 0  

m
2

 o f  l e a s a b l e  f l o o r  

a r e a  

5  1  

T o t a l  2 3  1 3  

 
The site would have a shortfall of 10 spaces consisting four residential spaces, two spaces for 
residential visitors, and four spaces for the retail use. To reduce the number of car parking spaces 
required under Clause 52.06-5 (including to reduce to zero spaces), the application for the car 
parking reduction must be accompanied by a Car Parking Demand Assessment.  
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Car Parking Demand Assessment 
In reducing the number of parking spaces required for the proposed development, the Car Parking 
Demand Assessment would assess the following: 
 
- Parking Demand for Three-Bedroom Dwellings.  

For the average car ownership of three-bedroom dwellings in the Fitzroy North area, the ABS 
Census data from 2011 for Fitzroy North recorded an average car ownership of 1.5 cars per 
dwelling. The data also recorded that some 26% of three-bedroom dwellings in Fitzroy North 
did not own a motor car. This suggests that there is a market for a reduced car parking 
provision for this size of dwelling. We consider the provision of one on-site space for the 
dwellings to be acceptable, having regard to the site’s very good access to public transport 
services, shops, facilities etc. 
 

- Parking Demand for Residential Visitors.    
Peak parking for residential visitors generally occurs on weekday evenings and at weekends. 
Given the small scale of the development, the parking demand for the residential visitors 
would be one space as per the statutory requirement.  
 
The applicant proposes to accommodate all residential visitor parking off-site, since the site 
will be containing mechanical parking - not practical for use by residential visitors. For mixed 
use and multi-unit residential developments that are located along or near activity centres, we 
would normally encourage applicants to provide some residential visitor parking on-site. In this 
instance, the proposed car parking arrangement cannot practically allow for residential visitor 
parking to be accommodated on the property. In the context of the surrounding area, the 
demand of one residential visitor parking space off-site should not be detrimental to existing 
on-street parking conditions in the area. 
 

- Parking Demand for the Shop (Retail). 
For the shop use, a parking rate of 3.0 spaces per 100 square metres of floor area could be 
adopted as the premises is located along a commercial area/activity centre. Using this rate 
would equate to a car parking demand of four spaces. The shortfall of four spaces for the shop 
use could be accommodated off-site. 
 

- Availability of Public Transport in the Locality of the Land. 
The site has direct access to tram services along St Georges Road. Bus services are within 
walking distance from Holden Street and Miller Street. 
 

- Multi-Purpose Trips within the Area.  
Customers and visitors to the site might combine their visit by engaging in other activities or 
business whilst in the Queens Parade activity centre.  
 

- Convenience of Pedestrian and Cyclist Access.   
The site has excellent pedestrian accessibility to shops, businesses, supermarkets, essential 
facilities and potential places of education and employment. The site also has very good 
connectivity to the Principal Bicycle Network. 

 
Appropriateness of Providing Fewer Spaces than the Likely Parking Demand 
Clause 52.06 lists a number of considerations for deciding whether the required number of spaces 
should be reduced. For the subject site, the following considerations are as follows: 
 
- Availability of Car Parking. 

Ratio Consultants had conducted on-street parking occupancy surveys of the surrounding 
area on Thursday 31 August 2017 between 9:00am and 8:00pm and on Saturday 2 
September 2017 between 11:00am and 4:00pm. The survey area encompassed sections of St 
Georges Road, Barkly Street, and Clauscen Street. The times and extent of the survey are 
considered appropriate. A parking inventory ranging from 108 to 150 publicly available parking 
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spaces was identified. The results indicate that on the Thursday, the peak parking occupancy 
was observed at 12:00pm, with no fewer than 30 spaces vacant within the study area. For the 
Saturday, the peak parking occupancy was recorded at 11:00am with a minimum of 41 spaces 
available. The data suggests that any short-stay parking overflow from the site could be 
accommodated on-street. 

 
- Other Relevant Considerations.  

The occupants of the new dwellings will not be eligible to apply for in-street residential and 
visitor car parking permits. 

 
Adequacy of Car Parking 
From a traffic engineering perspective, the waiver of car parking for this development is considered 
appropriate in the context of the development and the surrounding area.  The short-stay parking 
overflow from the site should not adversely impact on existing parking conditions in the 
surrounding area. 
 
Engineering Services has no objection to the reduction in the car parking requirement for this site.  
 
 
TRAFFIC GENERATION 
To determine the traffic generated by the proposed development, the following rates could be 
adopted as follows: 
 

Proposed Use Adopted Traffic Generation Rate 
Daily 

Traffic 

Peak Hour 

AM PM 

R e s i d e n t i a l  

D w e l l i n g s  

( A l l o c a t e d  w i t h  1  

s p a c e )  

 

4 . 0  t r i p s  p e r  d w e l l i n g  p e r  d a y  ( 1 2  

d w e l l i n g s )  

P e a k  h o u r  v o l u m e  i s  1 0%  o f  d a i l y  

v o l u m e  

4 8  

 

 

4 . 8  

 

 

4 . 8  

 

 

S h o p  ( R e t a i l )  2 0  t r i p s  p e r  1 0 0  s q u a r e  m e t r e s  o f  

l e a s a b l e  f l o o r  a r e a  ( 1 3 5  m
2

)  

2 7  2 . 7  2 . 7  

T o t a l  7 5  7 . 5  7 . 5  

 
The traffic volumes generated are not unduly high and can be easily accommodated in the 
surrounding road network. 
 
 
DEVELOPMENT LAYOUT DESIGN 
Layout Design Assessment 

Item Assessment 

A c c e s s  A r r a n g em e n t s  

G a r a g e  D o o r w a y  W i d t h  N o t  d im e n s i o n e d  o n  t h e  d r a w i n g s .  

V i s i b i l i t y   A  v i s i b i l i t y  t r i a n g l e  h a s  n o t  b e e n  p r o v i d e d  a t  t h e  

e n t r a n c e  o f  t h e  g a r a g e .  

H e a d r o om  C l e a r a n c e  o f  

G a r a g e  D o o r   

T h e  h e a d r o o m  c l e a r a n c e  o f  t h e  g a r a g e  d o o r  i s  n o t  

d im e n s i o n e d  o n  t h e  d r a w in g s .      
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Layout Design Assessment 

Item Assessment 

M e c h a n i c a l  P a r k i n g  

C a r  S t a c k e r  S y s t em  T h e  a p p l i c a n t  h a s  p r o p o s e d  t h e  K l a u s  T r e n d v a r i o  4 0 0 0 -

1 8 0  a n d  T r e n d v a r i o  4 3 0 0 - 2 0 0  p a r k i n g  s y s t em .   T h e  

s p e c i f i c a t i o n  i n d i c a t e s  t h a t  a  m i n im um  f l o o r  t o  

c e i l i n g  h e i g h t  o f  4 . 0 5  m e t r e s  i s  r e q u i r e d  f o r  t h e  

T r e n d v a r i o  4 3 0 0 - 2 0 0  m o d e l .   T h e  h e a d r o om  c l e a r a n c e  

i n s i d e  t h e  g a r a g e  m u s t  b e  a b l e  t o  a c c omm o d a t e  t h e  

s p e c i f i e d  c a r  s t a c k e r s .  

A  m i n im um  p l a t f o rm  w i d t h  o f  2 . 4  m e t r e s  i s  d e s i r a b l e  

f o r  a  s i n g l e  p l a t f o rm  c a r  s t a c k e r .  

T h e  s t a c k e r  m o d e l s  s a t i s f y  D e s i g n  s t a n d a r d  4  –  

M e c h a n i c a l  p a r k i n g  o f  C l a u s e  5 2 . 0 6 - 9 ,  w h e r e b y  2 5  

p e r c e n t  o f  m e c h a n i c a l  p a r k i n g  s p a c e s  h a v e  a  v e h i c l e  

c l e a r a n c e  h e i g h t  o f  a  l e a s t  1 . 8  m e t r e s .  

F l o o r  t o  C e i l i n g  H e i g h t  

o f  G a r a g e  

N o t  d im e n s i o n e d  o n  t h e  d r a w i n g s .  

V e h i c l e  T u r n i n g  M o v em e n t s  T h e  s w e p t  p a t h  d i a g r am s  f o r  t h e  B 8 5  d e s i g n  v e h i c l e  

e n t e r i n g  a n d  e x i t i n g  t h e  c a r  s t a c k e r  p l a t f o r m s  o f f  

t h e  R i g h t  o f  W a y  a r e  c o n s i d e r e d  s a t i s f a c t o r y .  

O th e r  I t em s  

I n t e r n a l  C o n c r e t e  S l a b  F o r  a n y  n ew  i n t e r n a l  c o n c r e t e  w o r k s ,  t h e  f i n i s h e d  

f l o o r  l e v e l s  a l o n g  t h e  e d g e  o f  t h e  s l a b  m u s t  b e  s e t  

4 0  m m  a b o v e  t h e  e d g e  o f  t h e  R i g h t  o f  W a y  –  C o u n c i l  

I n f r a s t r u c t u r e  r e q u i r e m en t .  

 
Design Items to be Addressed 

Item Details 

G a r a g e  D o o r w a y  W i d t h  T o  b e  d im e n s i o n e d  o n  t h e  d r a w i n g s .   

V i s i b i l i t y  I t  i s  r e c om m en d e d  f o r  t h e  a p p l i c a n t  t o  p r o v i d e  a  

c o n v e x  m i r r o r  a t  t h e  d e v e l o pm e n t ’ s  e n t r a n c e  t o  

im p r o v e  v i s i b i l i t y  f o r  m o t o r i s t s  e x i t i n g  t h e  s i t e .  

H e a d r o om  C l e a r a n c e  o f  

G a r a g e  D o o r  

T o  b e  d im e n s i o n e d  o n  t h e  d r a w i n g s .  

F l o o r  t o  C e i l i n g  H e i g h t  

o f  G a r a g e  

T o  b e  d im e n s i o n e d  o n  t h e  d r a w i n g s .   
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C a n o p y  T h e  p r o p o s e d  c a n o p y  a l o n g  t h e  S t  G e o r g e s  R o a d  r o a d  

f r o n t a g e  m u s t  b e  s e t b a c k  a  m i n im u m  o f  7 5 0mm  f r om  t h e  

f a c e  o f  k e r b .  

 
 
 
 
 
 
 
 
Design Items to be Addressed 

Item Details 

O th e r  T h e  P r o p o s e d  G r o u n d  F l o o r  P l a n  s h ow s  a n  a r c h i t e c t u r a l  

f e a t u r e  a t  t h e  m a i n  p e d e s t r i a n  d o o r  w h i c h  a p p e a r s  t o  

e n c r o a c h  i n t o  t h e  f o o t p a t h .  T h e  a p p l i c a n t  i s  t o  

c o n f i rm  t h e  d e t a i l s  o f  t h i s  f e a t u r e .   
 

 

 
 
IMPACT ON COUNCIL ROAD ASSETS 
The construction of the new buildings, the provision of underground utilities and construction traffic 
servicing and transporting materials to the site will impact on Council assets. Trenching and areas 
of excavation for underground services invariably deteriorates the condition and integrity of 
footpaths, kerb and channel, laneways and road pavements of the adjacent roads to the site. 
 
It is essential that the developer rehabilitates/restores laneways, footpaths, kerbing and other road 
related items, as recommended by Council, to ensure that the Council infrastructure surrounding 
the site has a high level of serviceability for residents, employees, visitors and other users of the 
site. 
 
 
ENGINEERING CONDITIONS 
Civil Works 

Upon the completion of all building works and connections for underground utility services,  

The footpath along the property’s St Georges Road road frontage must be stripped and re-
sheeted to Council’s satisfaction and at the Permit Holder’s cost. The footpath must have a 
cross-fall of 1 in 40 or unless otherwise specified by Council. 

   Architectural feature encroaching into the footpath  
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The vehicle crossing servicing the Right of Way is to be reconstructed to the full width of 
the Right of Way in accordance with Council’s Infrastructure Road Materials Policy, 
Councils Standard Drawings and Engineering requirements.  
 
Prior to the reconstruction of the vehicle crossing, the applicant must liaise with Council’s 
Open Space unit to manage the pruning of the tree root from the nearby tree in Barkly 
Street. 
 

 
 
 
 
 
Car Stacker Device 

The car stacker devices must be installed, operated and maintained in accordance with the 
manufacturer’s specifications and requirements. 

No pipes, ducting or protrusions from the ceiling or walls are to be installed above or within 
the space clearance envelopes for the car stacker devices. 

Road Asset Protection 

Any damaged roads, footpaths and other road related infrastructure adjacent to the 
development site as a result of the construction works, including trenching and excavation 
for utility service connections, must be reconstructed to Council’s satisfaction and at the 
developer’s expense. 

Construction Management Plan 

A Construction Management Plan must be prepared and submitted to Council. The Plan 
must be approved by Council prior to the commencement of works. A detailed dilapidation 
report should detail and document the existing and post construction conditions of 
surrounding road infrastructure and adjoining private properties. 

Impact of Assets on Proposed Development 

Any services poles, structures or pits that interfere with the proposal must be adjusted, 
removed or relocated at the owner’s expense after seeking approval from the relevant 
authority. 

Areas must be provided inside the property line and adjacent to the footpath to 
accommodate pits and meters. No private pits, valves or meters on Council property will be 
accepted. 
 

 
NON-PLANNING ADVICE FOR THE APPLICANT 
Legal Point of Discharge 
The applicant must apply for a Legal Point of Discharge under Regulation 610 – Stormwater 
Drainage of the Building Regulations 2006 from Yarra Building Services unit. Any storm water 
drainage within the property must be provided and be connected to the nearest Council pit of 
adequate depth and capacity (legal point of discharge), or to Council’s satisfaction under Section 
200 of the Local Government Act 1989 and Regulation 610. 
 
Protection of Car Stacker Pit 
The Permit Holder/developer is responsible for the management and protection of their building 
from groundwater. 
 
The developer needs to ensure that the car stacker pit and any portions of the development at or 
below natural surface level have a level of protection to minimise the seepage of subterranean 
water (groundwater) or any rainfall run-off from penetrating the walls or floors of the site. 
 



Agenda Page 44 

Attachment 8 - PLN17/0789 - 377 St Georges Road Fitzroy North - Engineering comments 

Yarra City Council – Internal Development Approvals Committee Agenda – Wednesday 21 November 2018 

In the event that any contaminated groundwater seeps through the walls of the car stacker pit, this 
water must not be discharged into Council’s stormwater drainage system under any 
circumstances. Any contaminated groundwater that is present within the site must be treated and 
disposed of in accordance with a Trade Waste Agreement and as per EPA guidelines and 
Melbourne Water/City West Water guidelines.  
 
It is also the Permit Holder’s onus and responsibility to ensure that rainfall run-off does not enter 
the property in the event of a heavy storm. Adequate measures should be in place to prevent 
backwash from entering the property. 
 
 
 
 
Clearances from Electrical Assets 
Overhead power lines run along the west side of the Right of Way, close to the property boundary. 
 
The developer needs to ensure that the building has adequate clearances from overhead power 
cables, transformers, substations or any other electrical assets where applicable. Energy Safe 
Victoria has published an information brochure, Building design near powerlines, which can be 
obtained from their website: 

 
http://www.esv.vic.gov.au/About-ESV/Reports-and-publications/Brochures-stickers-and-DVDs 
 
 
 
Regards 
 
 
 
 
Artemis Bacani 
Civil Roads Engineer 
Engineering Services Unit 

 
 
 
 
 

http://www.esv.vic.gov.au/About-ESV/Reports-and-publications/Brochures-stickers-and-DVDs
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MEMO 

 

 
19 December 2017 
 
The waste management plan from Ratio Consultants, dated 12th September 2017 for 377 St Georges 
St, Fitzroy North is unsatisfactory from a City Works Branch's perspective. This includes, but may not 
be limited to: 
 
1. A kerbside collection will not be suitable due to the potential traffic obstruction during collection. 
A private, internal service must be utilised from the rear access point with swept path diagrams to 
prove feasibility. 
2. No explicit comparison between available bin room space and bin sizes, in meters squared. 
3. No detail regarding the party responsible for bin cleaning. 
4. A new waste management plan is required to be submitted 
 
 
Addendum to these comments – 23 October 2018 
 
On-site collection will not be required if a condition can be added to the permit to ensure that 
private waste collection occurs from the laneway, and the bins are collected and put away 
immediately by the contractor. This ensures there will be no bins left in either the laneway or on the 
street. 
 
 
 
Patrick Orr 
Contract Management Officer 
City Works 
Yarra Operations Depot, Clifton Hill 
 


