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Special Meeting of 
Council 

Agenda 

 
 

to be held on Thursday 21 May 2020 at 7.00pm 
via TEAMS 

 
Participating in Council meetings during the COVID-19 pandemic 

In order to ensure the health and safety of Councillors, staff and the community, 
IDAC meetings held during the Victorian State of Emergency are closed to the public. 
This is in accordance with advice provided by the State Government. 

Members of the public are encouraged to watch proceedings online at 
www.yarracity.vic.gov.au/webcast. 

Making a submission 

In order to participate in the meeting, either by asking a question during Public 
Question Time or making a submission in relation to an item being considered at the 
meeting, you can lodge a written submission, which will be read in full to the Council 
by a Council officer on your behalf or you can arrange for a Council officer to 
telephone you during the meeting, and connect you directly to the Committee so you 
can make your submission yourself. 

To participate in the meeting, you will need to lodge your submission or register to 
receive a phone call by midday on the day before the meeting. Submissions can be 
lodged online on the relevant meeting page on Council’s website. 

Recording and Publication of Meetings 

An audio and video recording is made of all public Council Meetings, streamed live 
and published on Council’s website. By participating in proceedings (including during 
Public Question Time or in making a submission regarding an item before Council), 
you agree to this publication. You should be aware that any private information 
volunteered by you during your participation in a meeting is subject to recording and 
publication. 

Meeting recordings can be viewed at http://webcast.yarracity.vic.gov.au. 

 
www.yarracity.vic.gov.au
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Order of business 

1. Statement of recognition of Wurundjeri Woi-wurrung Land 

2. Attendance, apologies and requests for leave of absence 

3. Declarations of conflict of interest (Councillors and staff) 

4. Council business reports 
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1. Acknowledgment of Country 

“Yarra City Council acknowledges the Wurundjeri Woi Wurrung people as the 
Traditional Owners and true sovereigns of the land now known as Yarra. 

We acknowledge their creator spirit Bunjil, their ancestors and their Elders. 

We acknowledge the strength and resilience of the Wurundjeri Woi Wurrung, who have 
never ceded sovereignty and retain their strong connections to family, clan and country 
despite the impacts of European invasion. 

We also acknowledge the significant contributions made by other Aboriginal and Torres 
Strait Islander people to life in Yarra. 

We pay our respects to Elders from all nations here today—and to their Elders past, 
present and future.” 

 

2. Attendance, apologies and requests for leave of absence 

Anticipated attendees: 

Councillors 
 
• Cr Misha Coleman (Mayor) 
• Cr Mi-Lin Chen Yi Mei (Deputy Mayor) 
• Cr Danae Bosler 
• Cr Jackie Fristacky 
• Cr Stephen Jolly 
• Cr Daniel Nguyen 
• Cr Bridgid O’Brien 
• Cr James Searle 
• Cr Amanda Stone 
 

Council officers 
 
• Vijaya Vaidyanath (Chief Executive Officer) 
• Ivan Gilbert (Group Manager Chief Executive’s Office) 
• Lucas Gosling (Director Community Wellbeing) 
• Gracie Karabinis (Group Manager People and Culture) 
• Chris Leivers (Director City Works and Assets) 
• Diarmuid McAlary (Director Corporate, Business and Finance) 
• Bruce Phillips (Director Planning and Place Making) 
• Rhys Thomas (Senior Governance Advisor) 
• Mel Nikou (Governance Officer) 
 
 

3. Declarations of conflict of interest (Councillors and staff) 
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4. Council business reports 

Item  Page Rec. 
Page 

Report Presenter 

4.1 PLN17/0618 - 27-45 Best Street, 102-114 
Scotchmer Street and Council owned rights 
of way 2087 and 2088 Fitzroy North 

5 64 John Theodosakis, 
Principal Planner 
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4.1 PLN17/0618 - 27-45 Best Street, 102-114 Scotchmer Street and Council owned 
rights of way 2087 and 2088 Fitzroy North 

 

Executive Summary 
 

Purpose 

This report provides Council with an assessment of planning permit application PLN17/0618 which 
seeks approval for partial demolition for the use and development of the land for the construction of 
a part five, part seven storey (plus three basement levels and a roof terrace) mixed use building 
(supermarket, bottle shop, food and drinks premises (café) and dwellings - permit required for 
dwelling use only), sale of packaged liquor (associated with the bottle shop- hours of operation 
7am to 11pm, seven days per week) and a reduction in car parking requirement. 

As detailed in the assessment section, this report recommends approval of the proposed 
development subject to conditions, including a reduction in the overall height of the building to six-
storeys through the deletion of one level. 

This report does not consider the discontinuance or acquisition of the laneway. This is a separate 
process to that of the planning merits of this application. 

Key Planning Considerations 

Key planning considerations include:  
 

(a) Built form, Heritage and Urban Design (Clauses 15, 15.03, 21.05-1, 22.02 and 22.07); 
(b) Land Use (Clauses 21.08, 22.05 and 34.01-1); 
(c) Internal amenity (Clause 58); 
(d) Off-site amenity impacts (Clauses 13.05-1S, 13.07 and 22.05); and 
(e) Car and bicycle parking (Clauses 18.01, 18.02, 21.06, 52.06 and 52.34). 
(f) Licensed premises (Clauses 22.09 and 52.27). 

Key Issues 

The key issues for Council in considering the proposal relate to the following: 

(a) Strategic justification; 

(b) Land Use and Sale of Packaged Liquor; 

(c) Built form and design; 

(d) Equitable development; 

(e) Off-site amenity impacts; 

(f) Internal amenity; 

(g) Sustainable design; 

(h) Car and bicycle parking; 

(i) Traffic and access; and 

(j) Objector concerns. 
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Submissions Received 

A total of 602 objections were received to the application, these can be summarised as follows: 

(a) the discontinuance and acquisition of the laneway to facilitate the development should not be 
supported;  

(b) demolition of heritage elements / buildings; 

(c) design and built form (including out of character, heritage, excessive height, bulk and scale 
and inappropriate materials and finishes); 

(d) overdevelopment of the site; 

(e) off-site amenity impacts (including overlooking, overshadowing, loss of daylight, loss of 
views, impacts on skyline); 

(f) increase in noise (traffic, people, mechanical plant equipment, loading and unloading etc.); 

(g) poor internal amenity in terms of lack of diversity of dwelling type and density; 

(h) car parking, traffic and access, including lack of car parking on site, increased traffic, waste 
management issues; and 

(i) other (including setting a precedence, no community benefit, reduction in property values, 
impacts during construction, pressure on existing infrastructure and resources as a result of 
increased density). 

Conclusion 

Based on the following report, the proposal is considered to comply with the relevant planning 
policy in the Yarra Planning Scheme and should be supported subject to the following key 
recommendations: 

(a) the deletion of the third floor from the tower element facing Best Street and a consequent 
reduction in the overall building height (i.e. a maximum of six storeys); 

(b) the south-west corner of the ancillary office at the first floor of the building facing Best Street 
setback 3m from the western boundary; and 

(c) all separation distances / dimensions between upper floor west and south-facing balconies 
and terraces of apartments including habitable room windows to either be shown with a 
minimum 9m separation distance annotated from the secluded private open spaces of 
surrounding existing dwellings / or habitable room windows screened in accordance with the 
standard at Clause 55.04-6 (Overlooking objective) of the Scheme to address all overlooking 
issues.   

 
Inclusion of a separate condition stating that the permit does not come into effect until all areas of 
the public laneways (i.e. that the development is to be developed on) are formally discontinued 
under the provisions of the Local Government Act 1989 and under private ownership.  
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4.1 PLN17/0618 - 27-45 Best Street, 102-114 Scotchmer Street and Council owned 
rights of way 2087 and 2088 Fitzroy North     

 

Reference: D20/72747 
Authoriser: Manager Statutory Planning  
  
 

 

Proposal: Partial demolition for the use and development of the land for the 
construction of a part five, part seven storey (plus three basement 
levels and a roof terrace) mixed use building (supermarket, bottle 
shop, food and drinks premises (café) and dwellings - permit 
required for dwelling use only), sale of packaged liquor (associated 
with the bottle shop- hours of operation 7am to 11pm, seven days 
per week) and a reduction in car parking requirement. 

Existing use(s): Supermarket / Shops / Dwellings 

Applicant: Contour Consultants Aust. Pty. Ltd.  

Zoning / Overlays: Commercial 1 Zone / Heritage Overlay – Schedule 327  

Date of Application: 01 August 2017 

Application Number: PLN17/0618 

Ward:  Nicholls 

 

Planning History 

27 – 29 Best Street, Fitzroy North  

1. Planning Permit No. PL01/1512 was issued by Council on the 03rd April, 2002, for the display 
of Advertising Signs.  

102 - 106 Scotchmer Street, Fitzroy North  

2. Planning Permit No. PLN18/0066 was issued at the direction of the Victorian Civil and 
Administrative Tribunal on the 18th February, 2019 for:   

(a) Use of the land as a Place of Assembly; 

(b) Reduction in the car parking requirements associated with a Place of Assembly and an 
Arts and Craft Centre (no permit required for use); and 

(c) The sale and consumption of liquor. 

108 Scotchmer Street, Fitzroy North  

3. Planning Permit No. PLN14/0914 was issued on the 09th October 2014, for the Construction 
and display of business identification signage.   

Background 

4. The application was originally lodged on the 01st August 2017, and a request for further 
information was subsequently requested on the 11th August 2017. The information was 
received on 6 November 2017 and the application was advertised with 677 letters sent to 
surrounding property owners and occupiers and by the display of signs facing Best, 
Scotchmer and Egremont Streets. At the time Council received up to 529 objections.  
 

5. A public information session was held on 7 December 2017.  
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6. Whilst the application was on notice, Council had sought and received advice from various 
consultants in the fields of Acoustics and Urban Design, as well as Council’s internal units 
including Heritage, Waste Management, Urban Design, Engineering, Open Space, Strategic 
Transport, Streetscapes and Natural Values, and Environmental Sustainable Development 
(ESD).  
 

7. The application originally included: 

(a) A part five, part seven storey mixed use building consisting of: 

(i) Supermarket (in the order of 4657sq.m.);  

(ii) Bottle Shop (in the order of 877sqm at the ground floor and basement level 1);  

(iii) 89 dwellings (23 x 1-bed, 62 x 2-bed and 4 x 3-bed).   

(b) A total of 164 car spaces provided over three basement levels accessed from 
Scotchmer St; and 

(c) A total of 86 bicycle spaces. 

 
8. Below are elevations of the 2017 proposal: 

 

 

Figure 1: North Elevation – looking from along Scotchmer Street 

 

Figure 2: East Elevation – looking from Best Street / St Georges Road 

9. Below are the render images of the 2017 proposal:  
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Figure 3: Looking from the west, along Scotchmer Street, towards the western side of the proposal 

 

Figure 4: Looking from the north-east, at the intersection of St Georges Road and Scotchmer Street 

 

Figure 5: Looking from the south, from along St Georges Road, towards the southern side of the proposal 
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Lodgement of S57A plans 

10. As a result of the matters raised within objections, referral advice and by Council planning 
officers, the application was formally amended on the 1st March 2019 by the Applicant under 
Section 57A of the Planning and Environment Act 1987.  Further information was 
subsequently requested on the 26th March 2019 with the information being received on the 
24th May 2019. Additional information was also provided on the 14th and 17th June 2019.  

11. The applicant also provided amended technical reports including traffic, acoustics, ESD, 
waste, wind, heritage, landscaping and urban design.  

12. The amended application was re-advertised on 14th June 2019 with 1185 letters (inclusive of 
those sent to the surrounding property owners/occupiers (same extent as the original 
advertising) as well as all objectors. Signs were displayed facing Best, Scotchmer Streets 
and Egremont Streets.  A number of objectors made further submissions, with an additional 
73 objections being received, bringing the total to 602. In addition, Council has received up to 
8 supporters to date.  

13. The application was re-referred to all previous consultants and Council internal units, with an 
additional referral to an external wind engineer (MEL Consultants) due to the submission of a 
desktop wind assessment submitted by the applicant.  

14. The amended urban context report dated 6th March 2019, architectural plans dated 24th May 
2019 and the BADS (Better Apartments Design Standards) Assessment Plans provided on 
the 14th June 2019 are now the decision plans and supersede the previous advertised plans. 
The amended plans showed a new overall architectural design of the proposal with some of 
the specific changes providing significant improvements to the original scheme.  

15. The plans show the following changes: 

(a) the setback to the south associated with the five-storey building  / portion increased 
from 9m to 10.24m at the upper-most level where facing property No. 36 Egremont 
Street; 

(b) provision of a clear separation between the western building and the eastern building 
from Level 3 and above; 

(c) variation on proposed materials and finishes from render, metal cladding steel screens, 
and brick in greys (light to dark) and copper, to, brick, breezeblock pre-cast concrete, 
and concrete (pre-cast and blockwork) in generally grey, charcoal and terracotta 
colours with mosaic tiling; 

(d) removal of the mansard-style upper level and replacement with more rectilinear forms; 

(e) increase in retained roof associated with Best Street heritage buildings (increased 
generally from 3m retained to 6m); 

(f) alteration to the basement plans, with Basement Level 3 being reduced in size whilst 
Basement Levels 1 and 2 increased further west; 

(g) inclusion of landscaping within the proposed re-aligned laneway (abutting No. 36 
Egremont Street); 

(h) relocated apartment lobby entrance further east along Scotchmer Street. The 
residential apartment lobby entrance is now proposed to the east of the vehicle 
entrance, previously it was located in the western building;  

(i) reconfiguration of internal commercial areas and deletion of escalators;  

(j) inclusion of a food and drinks premises (café) at the first floor (no permit required for 
the use); 

(k) a BESS (Built Environment Sustainability Scorecard) Rating Score of 70 percent 
(increased from 54 percent); 
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(l) internal rearrangement of dwellings including a reduction in the number of dwellings 
from 89 to 66; 

(m) conversion of the lower level dwellings in the north-western building from apartments to 
townhouses to improve internal amenity and access to private open space; and 

(n) improvements to the delivery, loading and waste collection resulting in all deliveries 
occurring on-site via Scotchmer Street as follows: 

(i) all non-semi-trailer deliveries and waste collection to be undertaken within the 
basement loading area (previously waste was collected from the proposed new 
laneway); and 

(ii) all semi-trailer deliveries to occur within the ground floor loading bay. 

 
16. Below are the elevations of the 2019 (S57(a) amended plans discussed above) proposal: 

 

 
Figure 6: North Elevation – looking from along Scotchmer Street 

 
Figure 7: East Elevation – looking from Best Street/St Georges Road 

17. Below are the render images of the 2019 (S57(a) amended plans discussed earlier) 
proposal:  
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Figure 8: North Elevation – looking from along Scotchmer Street 

 

 
Figure 9: East Elevation – looking from Best Street / St Georges Road 

“Without Prejudice Plans”  

18. In response to further comments by Council Officers and referral advice relating to the S57A 
amended plans, the permit applicant submitted “Without Prejudice” plans on 15th January 
2020 to demonstrate further compliance with Council’s Engineering comments and to 
address internal amenity issues with regards to BADS (Better Apartments Development 
Standards) at Clause 58 of the Yarra Planning Scheme (i.e. primarily internal changes that 
do not impact the appearance of the building as presented in the S57A amended plans / 
decision plans). Further advice in relation to these plans from Council’s External Urban 
Designer, including Engineering Services and Strategic Transport Units were also sought 
and have been attached to this report. Reference to these plans is made within the 
“Assessment” section of this report.  

19. Further shadow plans were submitted on 25th February 2020 in response to comments from 
Council’s external Urban Designer, showing the location of photovoltaics / solar panels of 
surrounding properties and demonstrating the extent of shadows. On 05th March 2020, the 
permit applicant also emailed sections to clarifying the floor to ceiling heights. Reference to 
these plans is made within the “Assessment” section of this report.  
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Laneway Discontinuance 

20. The application relies on the discontinuance of the laneway shown in red below with the 
applicant also proposing to sell Council a portion of land, to facilitate a relocated access for 
the laneway, shown in blue, and to maintain access for those who have existing rear laneway 
access. The blue portion will effectively widen and continue the stretch of existing laneway to 
the immediate north of property No. 36 Egremont Street identified in yellow below.  

 

Figure 10: Laneway discontinuance and proposed laneway 

21. The planning application and the proposed lane closure sought by the applicant, are two 
separate processes under different legislation. 

22. The proposed laneway closure is one under the Local Government Act, 1989 that would be 
notified to the community seeking comments and submissions. In order to discontinue a 
road, Council must follow the procedures under the Local Government Act 1989 (Vic) and 
this will be determined after a public process by the full Council at a future Council meeting. 
This may or may not be approved. 

23. In terms of this planning application, the community may comment on the possible impact of 
the proposed lane closure insofar as any impact on their property or amenity (i.e. planning 
aspects) is concerned. Objection ‘in principle’ of any lane closure is a matter for a future 
process. 

24. In the event that a planning permit is granted for this planning application but the laneway 
discontinuance is not approved by Council, the applicant will be required to amend the 
development accordingly and exclude this component from the application. At the time of 
writing this report, the applicant had not lodged a formal application to Council to discontinue 
the laneway.  

Planning Scheme Amendments 

Amendment VC142  

25. On 16 January 2018, Planning Scheme Amendment VC142 was gazetted by the Minister for 
Planning. Among other changes, this amendment removed the permit requirement at clause 
52.07 of the Scheme to provide a loading bay on site. 

Amendment VC148 

26. On 31 July 2018, Planning Scheme Amendment VC148 was gazetted by the Minister for 
Planning. Amongst other changes the amendment has deleted the State Planning Policy 
Framework (SPPF) and has replaced it with a new integrated Planning Policy Framework 
(PPF) in Clauses 10 to 19 of the Scheme.  
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The Proposal  

27. The application proposes the partial demolition for the use and development of the land for 
the construction of a part five, part seven storey (plus three basement levels and a roof 
terrace) mixed use building (supermarket, bottle shop, food and drinks premises (café) and 
dwellings - permit required for dwelling use only), sale of packaged liquor (associated with 
the bottle shop) and a reduction in car parking requirement. As indicated under the 
Lodgement of S57A plans heading, it is the architectural plans dated 24th May 2019 and the 
BADS (Better Apartments Design Standards) Assessment Plans provided on the 14th June 
2019 that are the decision plans. In summary, the following is proposed:  

 
Part and full demolition 

 
(a) Part demolition of the existing buildings addressed to Scotchmer Street (i.e. property 

No’s. 102 – 114 Scotchmer Street, Fitzroy North) and at property No’s. 27 and 31 Best 
Street, Fitzroy North and full demolition of the existing buildings at property No’s. 35 
and 37 - 45 Best Street, Fitzroy North in accordance with the demolition plans (as 
attached to this report).   

 
Development 
 
(b) Construction of a part seven (7) storey (i.e. corner of Best and Scotchmer Streets) and 

part five (5) storey building (i.e. at the corner of Egremont and Scotchmer Streets) with 
a maximum building height of 27.6m above the natural ground level. The building is “L” 
shaped and can be read as two buildings i.e. one seven storeys and the other five 
storeys. As such for the purpose of identifying each portion, the seven storey building 
will be identified as Building A and the five storey building will be identified as Building 
B, in accordance with the image below:  

 

 
 

Figure 11: Portions identifies as Buildings A and B 
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Use 
 
Building A 
 
(c) Supermarket (in the order of 4,099sq.m. – including back-of-house and ancillary office);  
(d) Bottle Shop (in the order of 614sq.m. at the ground floor and basement level 1);  
(e) First floor, food and drink premises (café – in the order of 351sq.m. that combined with 

the balcony adjacent (also inclusive of tables and chairs) would equate to 454sq.m.);  
 
Buildings A and B 
 
(f) A total of 66 dwellings (6 x 1-bed, 36 x 2-bed and 24 x 3-bed – eight of which are three 

level townhouses).   
 

Basement (across both buildings) 
 
(g) Three level basement with vehicle access from Scotchmer Street, primarily abutting the 

northern and eastern boundaries and comprising:  

(i) A total of 126 car spaces with 90 car spaces allocated to the dwellings, 33 car 
spaces allocated to the supermarket, bottle shop and café, 2 disabled car spaces 
and 1 car share;  

(ii) 138 bicycle spaces with end-of-trip facilities / service amenities;   

(iii) Loading area with four bays;  

(iv) At least 66 storage cages;  

(v) Commercial and residential waste stores; and  

(vi) 324sq.m. of the bottle shop.  

 
Ground, first and second floors (across both buildings) 

(h) The existing on-boundary walls to the north, west and east (i.e. of those with a heritage 
contributory or individually significant grading) would be utilised with new walls 
proposed to the south of Building A where adjacent to the property at No. 25 Best 
Street, and along Best and Scotchmer Streets and the rear west laneway; 

(i) The laneway accessed from Scotchmer Street would be absorbed by the development 
(subject to separate discontinuance process permissions) and a new laneway creating 
the separation of Building B by a minimum 6m from the shared property boundary with 
No. 36 Egremont Street; 

(j) The ground and first floors of Building A would comprise of the supermarket with 
customer entry from Best Street, including a bottle shop at the ground floor that would 
extend into the Basement Level 1; 

(k) Building B would comprise of 8 townhouses (three-storeys comprising of the Victorian 
terrace buildings and labelled TH1 to TH8 on plan), with five fronting onto Scotchmer 
Street and three fronting onto Egremont Street including the back-of-house part of the 
supermarket; 

(l) The ground levels of the townhouses within Building B would wrap-around the north-
west corner of the supermarket with those fronting onto Scotchmer Street intended to 
be used as either home offices / retail at ground floor; 

(m) A 10.82m wide driveway is provided to the east of TH4 within Building B with vehicle 
access from Scotchmer Street into the basement that also includes a loading bay of 
74sq.m.; 
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(n) Pedestrian access to apartments at the upper levels is provided via lobbies to 
Scotchmer Street for Building A and Egremont Street for Building B; 

(o) The first floor of Building A includes further front and back of house parts of the 
supermarket including an ancillary café and offices (equating to 324sq.m.) and the 
bedrooms / service amenities of townhouses within Building B; 

(p) The second floor of Building A provides 13 apartments with terraces ranging between 
33sq.m. and 94sq.m. whilst that of Building B provides the open-plan living, dining and 
kitchen areas of townhouses with terraces that range between 9sq.m. and 71sq.m; 

(q) The setbacks at the second floor of both buildings range between 3.8m and 6.87m 
from the northern boundary (with the exception of the terraces/ balconies) of both 
buildings, between zero and 3.75m to the south of Building A (as measured to the 
edges of walls), between 8.47m and 9m to the south of Building B (with the exception 
of balconies and terraces), and between 4m and 23m to the west of Building A (with 
the exception of terraces); 

(r) Building A’s setbacks range between 3.5m and 6m from Best Street; 

Third and fourth floors (across both buildings)  

(s) The third and fourth floors of Buildings A and B are identical with each providing up to 
16 apartments (total of 38) with balconies that range between 9sq.m. and 25sq.m; 

(t) The setbacks of both buildings to the north range between 3.8m and 6.42m, to the 
south the setbacks range between zero and 3.75m to Building A with minimum 
setbacks of 10.24m to the south of Building B and 11.91m to the western portion of 
Building B.; 

(u) Building A’s setbacks range between 3.5m and 6m from Best Street; 

 
Fifth and Sixth floors (applicable to Building A only)  

(v) The fifth floor would provide up to 9 apartments with balconies ranging between 9sq.m. 
and 72sq.m.  

(w) The setbacks at the fifth floor range between 3.8m and 5.75m to the north, 3.5m and 
10.7m to the east, 14m to the west and 3.75m to the south. 

(x) The sixth floor would provide up to four apartments with balconies / terraces ranging 
between 8sq.m. and 97sq.m.  

(y) The setbacks at the sixth floor equate to 12.4m to the north (with the exception of 
terraces extending into this setback associated with Apartments 6.01 and 6.02), 14m to 
the west, 3.75m to the south, and 10.73m to the east.  

(z) Building A’s setbacks range between 3.5m and 10.73m from Best Street with the 
exception of terraces.  

Roof Plan 

(aa) Communal area of up to 216sq.m. with services and vegetable garden.  

General 

(bb) The proposal would encompass the existing heritage facades of buildings identified as 
being partially demolished earlier; 

(cc) At ground and first floor, each building presents a two-storey podium that would extend 
across the length of Best and Scotchmer Streets (i.e. Building A) with new shopfronts 
proposed to three of the four terraces fronting Scotchmer Street associated with 
Building B; 

(dd) Buildings A and B are separated by a minimum distance of 3.78m from the first floor, 
upwards; and 
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(ee) The lower levels (i.e. ground and first) of Building A are proposed to be finished in 
mosaic terracotta tiles and breezeblocks with the upper levels finished in masonry and 
breezeblock patterned concrete. The lower levels of Building B will incorporate the 
retained portions of building with the new levels / walls constructed of coloured backed 
glass, metal plates and terracotta coloured screens, and clear glazing as identified in 
the images provided earlier (i.e. identifying the Section 57(a) amended plans, also 
identified as the 2019 proposal and forming the ‘Decision Plans”). 

ESD with reference to the Roof top  

28. The following key ESD initiatives and performance measures have been incorporated into 
this project and outlined in the Sustainable Management Plan (SMP) dated December 2019 
and prepared by GIW Environmental Solutions:  

(a) A BESS Score of 70%; 

(b) Preliminary NatHERS rating of 7 star average thermal performance rating; 

(c) A 30 KWp Rooftop PV system on the roof; 

(d) Provision of 35,000L rain water tank for toilet flushing achieving a STORM Rating of 
100%; 

(e) Car stacking system with EV charging capacity; 

(f) Provision of a minimum of 138 bicycle parking spaces onsite with end-of-trip facilities; 
and 

(g) 216sq.m. of communal open space on the roof top of Building A.  

Liquor Licence 

29. The proposed trading hours for the sale of packaged liquor (Bottle Shop) are as follows: 
 
7:00am – 11:00pm, 7 days a week.  

 
Existing Conditions 

Subject Site 

30. The subject site is comprised of nine parcels of land (a total of nine titles), with four portions 
addressed to Best Street and five portions addressed to Scotchmer Street, including the 
portion of the laneway to the immediate east of property No. 114 Scotchmer Street. These 
portions form the “Subject Site” with title particulars identified in the following table: 

 

Address Title Vol/ Folio number Easements or restrictions 

(1) 27 – 29 Best Street, 
Fitzroy North  

Vol. 11495, Fol. 281 
 

None 
 

(2) 31 – 33 Best Street,  
Fitzroy North  

Vol. 11495, Fol. 305 None 

(3) 35 Best Street,  
Fitzroy North  

Vol. 11495, Fol. 286 Party wall easement on northern 
boundary. 

(4) 37 – 45 Best Street, 
Fitzroy North  

Vol. 11495 Fol. 287 Electrical substation and right of 
carriage over the laneway to the 
west.  

(5) 102 – 106 
Scotchmer Street, 
Fitzroy North  

Vol. 11495 Fol. 310 None  

(6) 108 Scotchmer 
Street, Fitzroy North  

Vol. 11495 Fol. 309 Party wall easement on eastern 
boundary.  

(7) 110 Scotchmer 
Street, Fitzroy North  

Vol. 08228 Fol. 286 Party wall easements on both 
western and eastern boundaries.  
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(8) 112 Scotchmer 
Street, 
Fitzroy North  

Vol. 11495 Fol. 308 Party wall easements on both 
western and eastern boundaries. 

(9) 114 Scotchmer 
Street, 
Fitzroy North  

Vol. 11495 Fol. 289 Party wall easement on the 
western boundary.  

 

 
 

Figure 12: Parcels forming Subject Site and identified / numbered as No. 1-9 

 
31. For ease of reference, the map above identifies each corresponding title and location of each 

parcel of land as numbered in the following headings and titles referenced in the table 
provided earlier.  

 

 
 

Figure 13: 27 – 33 Best Street  
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(1)  27 – 29 Best Street, Fitzroy North  

 
32. This site is located to the west of Best Street, is rectangular in shape and has a frontage of 

16.4m, a depth of 40.23m and an overall site area of 659sq.m. The site is occupied by two, 
double-storey, Victorian-era buildings that are hard-edged to the street and used for 
commercial purposes.  

 
(2) 31 – 33 Best Street, Fitzroy North  

 
33. This site is located to the west of Best Street, is rectangular in shape and has a frontage of 

11m, a depth of 40.2m and an overall site area of 442sq.m. The site is occupied by a single-
storey building of masonry construction that is hard-edged to the street, formerly identified as 
the “J Fisher and Co.” motor engineers workshop (constructed in 1926) and listed as 
“Individually Significant” to the heritage precinct. The building is used for commercial 
purposes. 
 

 
 

Figure 14: 35 – 45 Best Street  

 
(3) 35 Best Street, Fitzroy North  
 

34. This site is located to the west of Best Street, is rectangular in shape and has a frontage of 
5.79m, a depth of 40.2m and an overall site area of 232sq.m. The site is occupied by a part 
single and part two-storey, hard-edged building of masonry construction with a front awning 
that extends over the footpath and is used for commercial purposes. 
 
(4) 37 – 45 Best Street, Fitzroy North 
 

35. This site is located at the south-west corner of the Best and Scotchmer Street intersection. 
This parcel is square-shaped and has a frontage of 43.5m to Best Street, a depth of 40.2m 
(that translates across the secondary frontage to Scotchmer Street) and an overall site area 
of 1,748sq.m. The site is occupied by a double-storey, hard-edged building of masonry 
construction with an awning that extends over the footpath, terminating at the north-east 
corner and is used as a supermarket, namely Piedimonte’s Supermarket.  
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Figure 15: 102 – 106 Scotchmer Street 

 
(5) 102 – 106 Scotchmer Street, Fitzroy North 
 

36. This site is located on the south-east corner of the Scotchmer and Egremont Street 
intersection. The site is rectangular in shape with a frontage of 12.19m and a depth of 30.8m 
(also translating as the secondary frontage to Egremont Street), with a total site area of 
375.5sqm. The site is occupied by a double-storey building of masonry construction with a 
saw-tooth roof form, and previously used for commercial purposes. The building is hard-
edged across both street interfaces (i.e. extends to the boundaries along both street 
interfaces) and has a “Contributory” grading to the heritage precinct.  
 

 
 

Figure 16: 108 – 114 Scotchmer Street Properties 

 
(6)  108 Scotchmer Street, Fitzroy North 
 

37. This site is located to the south of Scotchmer Street. The site is rectangular in shape with a 
frontage of 5.9m and a depth of 30.48m, with a total site area of 179.8sqm. The site is 
occupied by a double-storey, hard-edged, Victorian-era terrace of masonry construction with 
a “Contributory” grading to the heritage precinct.  
 
(7)  110 Scotchmer Street, Fitzroy North 
 

38. This site is located to the south of Scotchmer Street. The site is rectangular in shape with a 
frontage of 5m and a depth of 27.4m, with a total site area of 137sqm. The site is occupied 
by a double-storey, hard-edged, Victorian-era terrace of masonry construction with a 
“Contributory” grading to the heritage precinct. 
 
(8)  112 Scotchmer Street, Fitzroy North 
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39. Identical to the description above, this site is also located to the south of Scotchmer Street. 

The site is rectangular in shape with a frontage of 5m and a depth of 27.4m, with a total site 
area of 137sqm. The site is occupied by a hard-edged, Victorian-era terrace of masonry 
construction with a “Contributory” grading to the heritage precinct.  
 
(9)  114 Scotchmer Street, Fitzroy North 
 

40. This site is located to the south of Scotchmer Street. The site is rectangular in shape with a 
frontage of 4.9m and a depth of 27.4m, with a total site area of 134.2sqm. The site is 
occupied by a hard-edged, Victorian-era terrace of masonry construction with a 
“Contributory” grading to the heritage precinct. 
 

41. Combined, the “Subject Site” has a frontage 76.6m to Best Street (east) a frontage of 76.8m 
(inclusive of the width of the laneway) to Scotchmer Street and a frontage of 30.8m to 
Egremont Street with a total site area of 4,040sq.m.  
Surrounding Land 

 
42. The subject site is located along the western edge of the North Fitzroy Village 

Neighbourhood Activity Centre (NAC), which extends along St Georges Road, Best Street 
and part of Scotchmer Street. The surrounding area is commercial to the north, south (west 
side of Best Street and St. Georges Road) and east (within the NAC) and largely residential 
to the south (i.e. facing Egremont Street), west and further to the north beyond the NAC. The 
NAC consists of shops, cafes, restaurants, supermarkets, bars, taverns and civil amenities. 

 
43. The surrounding built form is varied, consisting of a mixture of single and double storey 

buildings, of varying architectural periods. High levels of site coverage and on-boundary 
development are typical built form characteristics of the area, with many uses not providing 
dedicated on-site car parking. The local area of St Georges Road is also well serviced by 
public transport services. 

 

 
 

Figure 17: Subject Site and Zoning 

 
 North  
 
44. On the north-west side of Scotchmer Street and Birkenhead Street at No. 99 Scotchmer 

Street is a single-storey commercial building facing Scotchmer Street. The site is occupied 
by ‘Sortino Social Club’. This site is located in the Neighbourhood Residential Zone. Further 
west of this site are single-storey dwellings facing Scotchmer Street (31m north-west of the 
subject site). 

 



Agenda Page 22 

Yarra City Council – Special Meeting of Council Agenda – Thursday 21 May 2020 

45. On the north side of Scotchmer Street, between Birkenhead and Best Streets is a row of two-
storey, hard-edged, commercial buildings zoned, Commercial 1 (forming part of the NAC). 
Uses include retail, a veterinary clinic, food and drink premise (café/ bakery) and a bottle 
shop.  
 

46. The Parkview Hotel is located on the corner of Scotchmer Street and St Georges Road 
approximately 30m, north-east of the subject site and is licenced until 3am.  
 
West Side of Egremont Street 

 
47. To the west is Egremont Street. On the western side of Egremont Street directly opposite the 

subject site at No. 100 Scotchmer Street is a double-storey, brick building fronting Scotchmer 
Street. This is located in Neighbourhood Residential Zone, outside the NAC. The site is 
operating as a food and drink premises (café). The first floor, above the café, is occupied by 
a dwelling.  The dwelling has east-facing windows facing the subject site.  
 

48. To the south of No. 100 Scotchmer Street is a triple-storey converted-warehouse dwelling 
facing Egremont Street. The building is presented with roller doors, balcony and windows to 
the street. Further south are single-storey Victorian-era dwellings facing Egremont Street. 

 
East side of Egremont Street 
 

49. To the immediate south, fronting Egremont Street, are dwellings that have single-storey 
frontages (some of which have been developed with first floor additions), forming a 
consistent row of five attached Victorian-era terraces. Their features are typical with shallow 
setbacks, front verandahs and original chimneys evident in the skyline. No. 36 Egremont 
Street has an immediate abuttal to the subject site, extending across the perimeter of the title 
boundaries associated with property No.’s  102 – 106 and 108 Scotchmer Street, including a 
portion of laneway. Areas of secluded private open space are located to the east of these 
dwellings and in some instances, west of a rear outbuildings.  
 
South, Best Street, and St Georges Road 

 
50. To the immediate south, and addressed to Best Street are property No’s 23 and 25. These 

properties are occupied by single-storey, commercial buildings, with that further south 
occupied by a double-storey Victorian-era commercial building. Buildings are typically single 
and double-storey, and hard-edged to the street, of masonry construction with shop-front 
windows and verandah structures extending over the footpath.  
 
East 

 
51. To the east is Best Street, with this section used primarily for car parking to both sides. 

Beyond this is a triangular-shaped grassed area, with public seating and bicycle parking and 
a tram shelter, including the angled section of St Georges Road that collectively measure 
approximately 30m to the south and 62m to the north, with two-way traffic and a centrally 
located double-tram line as identified in the image below:   
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Figure 18: Road formation to the east 

 
52. To the east side, beyond St Georges Road, are further single and double-storey buildings, 

some of which are of the Victorian-era, with all of these constructed to the front boundary, 
with some modified shop-fronts at ground level. These buildings are used for commercial 
purposes, are zoned Commercial 1, and also form part of the NAC.  

 
53. Overall and in summary, the subject site is: 

(a) located within the NAC, with a tram route along St Georges Road serving the CBD and 
the northern suburbs (West Preston). The NAC contains a supermarket(s), community 
library, cafes, bars, restaurants, local and speciality shops, hair salon and medical 
facilities; 

(b) Scotchmer Street, which has bus routes serving Melbourne University and Rushall and 
Clifton Hill Train Stations; 

(c) approximately 130m to the north-west of Fitzroy North State Primary School; 

(d) approximately 400m to the west of Fitzroy High School; 

(e) approximately 403m to the east of the Nicholson Street NAC which has a tram route 
serving the CBD and the northern suburbs (East Brunswick); 

(f) approximately 200m to the north of Edinburgh Gardens, a 56 acre municipal parkland 
with sporting facilities (cricket, tennis centre, bowls club, skate park) and an off-lead 
dog park;  

(g) approximately 800m to the west of Rushall Train Station, serving the CBD and northern 
suburbs (South Morang Line to Flinders Street Station); 

(h) 1km from the Brunswick Street Major Activity Centre (MAC), a major entertainment 
precinct with clubs, bars, pubs, wine bars, licenced cafes and restaurants, and 
speciality stores; and  

(i) located 175m north of Reid Street, which has bus routes, serving the Clifton Hill 
transport interchange via East Brunswick to  Moonee Ponds.  

Planning Scheme Provisions 

Zoning 

Clause 34.01 – Commercial 1 Zone 
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54. The site is located within the Commercial 1 Zone (C1Z). The purpose of the C1Z is as 
follows:  

(a) To implement the Municipal Planning Strategy and the Planning Policy Framework; 

(b) To create vibrant mixed use commercial centres for retail, office, business, 
entertainment and community uses; and 

(c) To provide for residential uses at densities complementary to the role and scale of the 
commercial centre. 

55. Pursuant to Clause 34.01-1 of the Yarra Planning Scheme (the Scheme) a planning permit is 
required for ‘dwelling use’ if the frontage exceeds 2m. In this instance, the width of the 
residential entrances combined equate to an area greater than 2m, ensuring that a planning 
permit is required. 

56. The commercial tenancies (shop inclusive of the supermarket and retail premises also 
inclusive of the food and drink premise and the ancillary office) are identified as 'Section 1 - 
Permit not required’ uses. There is no limit on leasable shop area or office in the schedule to 
the C1Z. 

57. Pursuant to Clause 34.01-4, a planning permit is required to construct a building or construct 
or carry out works. 

58. For an apartment development, the decision guidelines at clause 34.01-8 specify that the 
objectives, standards and decision guidelines of Clause 58 must be considered. 

Overlay 

Clause 43.01 - Heritage Overlay (HO327 – North Fitzroy Heritage Precinct) 
 

59. Under clause 43.01-1 of the Scheme, a planning permit is required to demolish or remove a 
building, construct a building or construct or carry out works. The buildings on the subject site 
are located within Schedule 327.  
 

60. All buildings addressed to Scotchmer Street have been identified as “Contributory” (as 
outlined in the incorporated document City of Yarra Review of Heritage Areas 2007 Appendix 
8) to the North Fitzroy Heritage Precinct. The only building identified as being “Individually 
significant” is that at property No. 31-35 Best Street.  
 

61. The buildings at property No. 27 – 29 Best Street are unidentified, however with the 
exception of the buildings at property No’s 35 and 37-45 Best Street being demolished in full, 
all facades of buildings with a contributory or individually significant grading, including the 
facades at No. 27 – 29 Best Street will be retained and incorporated into the overall scheme / 
development.   

 
Particular Provisions 
 
Clause 52.06 – Car Parking 
 

62. Pursuant to Clause 52.06-2 of the Scheme, the car parking spaces required under Clause 
52.06-5 of the Scheme must be provided on the land.  Clause 52.06-3 requires a planning 
permit to reduce the requirement to provide the number of car parking spaces required under 
this clause.  
 

63. Pursuant to Clause 52.06-5 of the Scheme, the car parking requirements for the proposed 
development are taken from column B of table 1 as the land is identified as being within the 
Principal Public Transport Network Area as shown on the Principal Public Transport Network 
Area Maps (State Government of Victoria, 2018).  The car parking requirements are as 
follows: 
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Proposed Use 
Quantity/ 

Size 
Statutory Parking Rate 

No. of Spaces 
Required 

No. of 
Spaces 

Allocated 

One-two bedroom 
dwellings  

 
42 

 
1 space per dwelling. 

 
42  

       90 
 Three or more bedroom 

dwellings 
           24 

2 space per dwelling 48 

Visitors  0 0  

Supermarket  4,099 sq.m. 
5 spaces per 100 sq.m. of 

leasable floor area.  
204 

 
 

Food and drink premises 
(café) 

 
454 sq.m. 

 
3.5 to each 100 sq.m. of 

leasable floor area 

 
16 

 
33 plus 2 
spaces 

disabled and 1 
car share  

Bottle Shop  
614sqm 

 
3.5 spaces to each 100 sq.m. of 

leasable floor area 

 
21 

 
 

Total 331 126 

64. 126 car parking spaces are provided on site. With a shortfall of 205 car parking spaces, this 
application therefore seeks a reduction in the car parking requirement of the Scheme. 

Clause 52.27 Licensed Premises   

65. A permit is required to use land to sell or consume liquor if a licence is required under the 
Liquor Control Reform Act 1998.  
 

66. The requirement for a permit is triggered. 

Clause 52.34 – Bicycle Facilities 
 
67. Pursuant to Clause 52.34-1 of the Scheme, a new use must not commence until the required 

bicycle facilities and associated signage has been provided on the land.  The bicycle parking 
requirements prescribed at Clause 52.34-3 of the Scheme are summarised below: 
 

Proposed 
Use 

Quantity/Size Statutory Parking 
Rate 

No. of 
Spaces 
Provided 

Dwellings Resident – In developments of 
four or more storeys, 1 to each 5 
dwellings 
 
Visitor – In developments of four 
or more storeys, 1 to each 10 
dwellings 
 
 

 
13 

 
 
 
 

7 
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Commercial 
(Supermarket 
Bottle Shop 
and Food and 
Drinks 
Premises) 
 5,167 sq.m. 
 

Employee – 1 to each 600sqm of 
leasable floor area if the leasable 
floor area exceeds 1000sqm. 
 
Shopper – 1 to each 500sqm of 
leasable floor area if the leasable 
floor area exceeds 1000sqm. 
 

 
8 
 
 
 

10 

 
 
 
 
 
 
 

 
                                                                      Total 

 
38 

 
138 

 
68. The proposed on-site bicycle parking provision exceeds the requirements and a reduction in 

the requirements of this clause is not required. End of trip facilities (EOTF) under this clause 
require the provision of at least one change room / shower for the 8 bicycle spaces 
associated with the employees. EOTF have been provided in the basement in excess of the 
requirements.  
 
Clause 58 Apartment Developments 

 
69. Clause 58 apples to applications to construct an apartment development within a 

Commercial 1 Zone. This clause seeks to encourage apartment development that provides 
reasonable standards of amenity for existing and new residents and to encourage apartment 
development that is responsive to the site and surrounding area. 

 
General Provisions 

70. The decision guidelines outlined at Clause 65 of the Scheme are relevant to all applications. 
Because a permit can be granted does not imply that a permit should or will be granted. 
Before deciding on an application, the Responsible Authority must consider a number of 
matters. Amongst other things, the Responsible Authority must consider the relevant 
Municipal Planning Strategy and the Planning Policy Framework., as well as the purpose of 
the zone, overlay or any other provision. An assessment of the application against the 
relevant sections of the Scheme is offered in further in this report. 

 
Planning Policy Framework (PPF) 
 

71. Relevant clauses are as follows: 
 
Clause 11.02 - Managing Growth 
 
Clause 11.02-1S - Supply of Urban Land 
 

72. The objective is: 
 
(a) To ensure a sufficient supply of land is available for residential, commercial, retail, 

industrial, recreational, institutional and other community uses. 
 
Clause 11.03-1S – Activity Centres 
 

73. The relevant objective of this clause is “To encourage the concentration of major retail, 
residential, commercial, administrative, entertainment and cultural developments into activity 
centres that are highly accessible to the community”. 
 
Clause 13.05-1S – Noise abatement 

 
74. The relevant objective of this clause is “To assist the control of noise effects on sensitive land 

uses”. 
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Clause 15.01-1S – Urban Design  
 

75. The relevant objective of this clause is “to create urban environments that are safe, healthy, 
functional and enjoyable and that contribute to a sense of place and cultural identity”. 
 
Clause 15.01-2S – Building Design  
 

76. The relevant objective of this clause is “to achieve building design outcomes that contribute 
positively to the local context and enhance the public realm”. 
 
Clause 15.01-4S - Healthy neighbourhoods 

 
77. The objective is: 
 

(a) To create urban environments that are safe, functional and provide good quality 
environments with a sense of place and cultural identity. 

 
Clause 15.01-4R - Healthy neighbourhoods - Metropolitan Melbourne 

 
78. The strategy is: 
 

(a) Create a city of 20 minute neighbourhoods that give people the ability to meet most of 
their everyday needs within a 20 minute walk, cycle or local public transport trip from 
their home. 

 
Clause 15.01-5S – Neighbourhood Character 
 

79. The relevant objective of this clause is “to recognise, support and protect neighbourhood 
character, cultural identity, and sense of place”.  
 
Clause 15.02 – Sustainable Development 

 
80. The objective of this clause is “to encourage land use and development that is energy and 

resource efficient, supports a cooler environment and minimises greenhouse gas emissions”. 
 

Clause 16.01-1S – Integrated housing 
 
81. The objective of this clause is “to promote a housing market that meets community needs”. 
 

Clause 16.01-1R – Integrated housing- Metropolitan Melbourne 
 

82. Strategies for this clause are: 

(a) Provide certainty about the scale of growth by prescribing appropriate height and site 
coverage provisions for different areas; and 

(b) Allow 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. 

 
Clause 16.01-2S – Location of residential development 
 

83. The objective of this clause is “to locate new housing in designated locations that offer good 
access to jobs, services and transport”. 
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84. Relevant strategies for this clause are: 

(a) Increase the proportion of new housing in designated locations within established 
urban areas and reduce the share of new dwellings in Greenfield and dispersed 
development areas; 

(b) Encourage higher density housing development on sites that are well located in relation 
to jobs, services and public transport; 

(c) Ensure an adequate supply of redevelopment opportunities within established urban 
areas to reduce the pressure for fringe development; 

(d) Facilitate residential development that is cost effective in infrastructure provision and 
use, energy efficient, water efficient and encourages public transport use; and 

(e) Identify opportunities for increased residential densities to help consolidate urban 
areas. 

 
Clause 16.01-3S – Housing diversity 

 
85. The objective of this clause is “to provide for a range of housing types to meet increasingly 

diverse needs”. 
 

Clause 16.01-3R – Housing diversity - Metropolitan Melbourne 
 
86. The strategy of this policy is “create mixed-use neighbourhoods at varying densities that offer 

more choice in housing”.    
 

Clause 16.01-4S – Housing affordability 
 
87. The objective of this clause is “to deliver more affordable housing closer to jobs, transport 

and services.” 
 
Clause 17.01 – Employment 
 
Clause 17.01-1S – Diversified economy 

88. The objective of this clause is: 

(a) To strengthen and diversify the economy. 

89. The relevant strategies of this clause are: 

(a) Protect and strengthen existing and planned employment areas and plan for new 
employment areas; 

(b) Facilitate growth in a range of employment sectors, including health, education, retail, 
tourism, knowledge industries and professional and technical services based on the 
emerging and existing strengths of each region; and 

(c) Improve access to jobs closer to where people live. 

Clause 17.02-1S – Business 

90. The objective of this clause is “To encourage development that meets the community’s 
needs for retail, entertainment, office and other commercial services”. 

Clause 18.01-1S – Land use and transport planning  

91. The objective of this clause is “to create a safe and sustainable transport system by 
integrating land use and transport”.  
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92. Relevant strategies to achieve this objective include: 

(a) Develop transport networks to support employment corridors that allow circumferential 
and radial movements; 

(b) Plan urban development to make jobs and community services more accessible by (as 
relevant): 

(i) Ensuring access is provided to developments in accordance with forecast 
demand, taking advantage of all available modes of transport and to minimise 
adverse impacts on existing transport networks and the amenity of surrounding 
areas; 

(ii) Coordinating improvements to public transport, walking and cycling networks with 
the ongoing development and redevelopment of urban areas; and 

(iii) Requiring integrated transport plans to be prepared for all new major residential, 
commercial and industrial developments; and 

(c) Integrate public transport services and infrastructure into new development. 

 
Clause 18.02-1S – Sustainable personal transport 

93. The objective of this clause is “to promote the use of sustainable personal transport”. 
 
Clause 18.02-2R – Principal Public Transport Network 

94. Relevant strategies for this clause are: 

(a) Maximise the use of existing infrastructure and increase the diversity and density of 
development along the Principal Public Transport Network, particularly at interchanges, 
activity centres and where principal public transport routes intersect. 

Local Planning Policy Framework (LPPF) 

95. The following LPPF provisions of the Scheme are relevant: 

Clause 21.03 – Vision 

96. The relevant sections of this Clause are: 

(a) Yarra will have increased opportunities for employment; 

(b) The complex land use mix characteristic of the inner city will provide for a range of 
activities to meet the needs of the community; 

(c) Yarra's exciting retail strip shopping centres will provide for the needs of local 
residents, and attract people from across Melbourne; and 

(d) Most people will walk, cycle and use public transport for the journey to work. 

 
Clause 21.04-1 – Accommodation and housing 
 

97. Relevant objectives and strategies for this clause are: 

(a) Objective 1 - To accommodate forecast increases in population; 

(i) Strategy 1.1 Ensure that new residential development has proper regard for the 
strategies applicable to the neighbourhood in question identified in clause 21.08; 
and 

(ii) Strategy 1.3 Support residual population increases in established 
neighbourhoods; 

(b) Objective 2 - To retain a diverse population and household structure; 
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(c) Objective 3 - To reduce potential amenity conflicts between residential and other uses: 

(i) Strategy 3.1 Ensure new residential development in the Mixed Use, Business 1, 
Business 2, and Business 5 Zones and near Industrial and Business Zones is 
designed to minimise the potential negative amenity impacts of existing non-
residential uses in the vicinity; and 

(ii) Strategy 3.2 Apply the Interface Uses policy at clause 22.05. 

 
Clause 21.04-2 – Activity Centres 
 

98. The relevant objectives of this Clause are: 

(a) To maintain a balance between local convenience and regional retail roles in Yarra’s 
activity centres; and 

(b) To maintain the long term viability of activity centres. 

 
Clause 21.04-3 – Industry, Office and Commercial 

 
99. The relevant objective of this Clause is “to increase the number and diversity of local 

employment opportunities”. 
 
Clause 21.05-1 - Heritage 
 

100. This clause acknowledges that new development can still proceed whilst paralleling the 
objective to retain the nineteenth century character of the City. Conservation areas seek to 
conserve the City's heritage places whilst managing an appropriate level of change. 

 
101. Relevant objectives include: 

(a) Objective 14 To protect and enhance Yarra's heritage places: 

(i) Strategy 14.1 Conserve, protect and enhance identified sites and areas of 
heritage significance including pre-settlement ecological heritage; 

(ii) Strategy 14.2 Support the restoration of heritage places; 

(iii) Strategy 14.3 Protect the heritage skyline of heritage precincts; 

(iv) Strategy 14.4 Protect the subdivision pattern within heritage places; 

(v) Strategy 14.6 Protect buildings, streetscapes and precincts of heritage 
significance from the visual intrusion of built form both within places and from 
adjoining areas; and 

(vi) Strategy 14.8 Apply the Development Guidelines for Heritage Places policy at 
clause 22.02. 

 
Clause 21.05-2 – Urban Design 
 

102. The relevant objectives of this Clause are: 

(a) To reinforce the existing urban framework of Yarra; 

(b) To retain Yarra’s identity as a low-rise urban form with pockets of higher development 
achieved through the following relevant strategy:  

(i) Strategy 17.2 Development on strategic redevelopment sites or within activity 
centres should generally be no more than 5-6 storeys unless it can be 
demonstrated that the proposal can achieve specific benefits such as:  

a. Significant upper level setbacks; 
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b. Architectural design excellence; 

c. Best practice environmental sustainability objectives in design and 
construction; 

d. High quality restoration and adaptive re-use of heritage buildings; 

e. Positive contribution to the enhancement of the public domain; and 

f. Provision of affordable housing; 

(c) To ensure that new development contributes positively to Yarra's urban fabric; and 

(d) To enhance the built form character of Yarra’s activity centres. 

 
Clause 21.05-3 – Built Form Character 

 
103. A relevant objective of this Clause is “to maintain and strengthen the identified character of 

each type of identified built form within Yarra”. 
 
Clause 21.05-4 – Public Environment 

 
104. The relevant objective of this Clause is “to provide a public environment that encourages 

community interaction and activity”. 
 

Clause 21.06 – Transport 
 

105. The relevant objectives of this Clause are: 

(a) To provide safe and convenient pedestrian and bicycle environments; 

(b) To facilitate public transport usage; 

(c) To reduce the reliance on the private motor car; and 

(d) To reduce the impact of traffic. 

 
Clause 21.07 – Environmentally Sustainable Development 
 

106. The relevant objectives of this Clause are: 

(a) To promote environmentally sustainable development; and 

(b) To improve the water quality and flow characteristics of storm water run-off. 

 
Clause 21.08-8 – North Fitzroy 
 

107. Clause 21.08-8 describes this section of Fitzroy North area in the following way: 

(a) North Fitzroy is known for the beautiful Edinburgh Gardens which combine open space, 
sportsgrounds, barbecue area, gardens with long-established European elm trees, 
skate bowl, tennis and basketball courts, bandstand, bowling greens and bocce links, 
remnants of the old Melbourne rail loop, and a heritage listed grandstand; 

(b) The neighbourhood is largely residential. The northern part of North Fitzroy has a low 
density residential character consisting of late Victorian and early Edwardian double 
fronted dwellings. Further south dwellings are more likely to be single fronted and one 
or two storeys; 

(c) Linear Park which is a significant park in this neighbourhood, would benefit from casual 
surveillance from new development; and 

(d) The North Fitzroy Village neighbourhood activity centre is a mixed use centre with 
strong convenience retailing located on St Georges Road. Further north along St 
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Georges Road is the North Fitzroy neighbourhood activity centre. This centre provides 
a number of specialist business services. Linkages between the two parts of the centre 
should be improved. 

108. Within Figure 19 of Clause 21.08-8, the subject site is located within a Neighbourhood 
Activity Centre (as has also been identified in earlier sections).    
 
Relevant Local Policies 

Clause 22.02 – Development Guidelines for Sites Subject to the Heritage Overlay 

109. This policy applies to all new development included in a heritage overlay. The relevant 
objectives of this clause includes to conserve Yarra’s natural and cultural heritage, to 
conserve the historic fabric and maintain the integrity of places of cultural heritage 
significance, to retain significant view lines to, and vistas of, heritage places and to preserve 
the scale and pattern of streetscapes in heritage places.  
 

110. The relevant policies with regard to demolition/removal of a building of this clause are: 

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

(i) The building is identified as being not contributory 

(ii) 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; 

(b) Encourage the removal of inappropriate alterations, additions and works that detract 
from the cultural significance of the place; and 

(c) Generally discourage the demolition of part of an individually significant or contributory 
building or removal of contributory elements unless: 

(i) That part of the heritage place has been changed beyond recognition of its 
original or subsequent contributory character(s); and 

(ii) For individually significant building or works, it can be demonstrated that the 
removal of part of the building or works does not negatively affect the significance 
of the place. 

111. The relevant policies with regard to alterations and additions of a building of this clause are: 

(a) Encourage the design of new development and alterations and additions to a heritage 
place or a contributory element to a heritage place to: 

(i) Respect the pattern, rhythm, orientation to the street, spatial characteristics, 
fenestration, roof form, materials and heritage character of the surrounding 
historic streetscape; 

(ii) Be articulated and massed to correspond with the prevailing building form of the 
heritage place or contributory elements to the heritage place; 

(iii) Be visually recessive and not dominate the heritage place; 

(iv) Be distinguishable from the original historic fabric; 

(v) Not remove, cover, damage or change original historic fabric; 

(vi) Not obscure views of principle façades; 

(vii) Consider the architectural integrity and context of the heritage place or 
contributory element. 
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(b) Encourage setbacks from the principal street frontage to be similar to those of adjoining 
contributory buildings; where there are differing adjoining setbacks, the greater setback 
will apply; 

(c) Encourage similar façade heights to the adjoining contributory elements in the street. 
Where there are differing façade heights, the design should adopt the lesser height; 

(d) Minimise the visibility of new additions by: 

(i) Locating ground level additions and any higher elements towards the rear of the 
site; 

(ii) Encouraging ground level additions to contributory buildings to be sited within the 
‘envelope’ created by projected sight lines (see Figure 1);  

(iii) Encouraging upper level additions to heritage places to be sited within the 
‘envelope’ created by projected sight lines (for Contributory buildings refer to 
Figure 2 and for Individually significant buildings refer to Figure 3); 

(iv) Encouraging additions to individually significant places to, as far as possible, be 
concealed by existing heritage fabric when viewed from the front street and to 
read as secondary elements when viewed from any other adjoining street.  

(e) Discourage elements which detract from the heritage fabric or are not contemporary 
with the era of the building such as unroofed or open upper level decks or balconies, 
reflective glass, glass balustrades and pedestrian entrance canopies. 

Clause 22.05 – Interface Uses Policy 
 

112. This policy applies to applications for use or development within the Commercial 1 Zone 
(amongst others).  The relevant objective of this clause is to ensure that residential uses 
located within or near commercial centres or near industrial uses enjoy a reasonable level of 
amenity.   

 
113. It is policy that: 

(a) New non-residential use and development within Business (now Commercial) and 
Mixed Use and Industrial Zones are designed to minimise noise and visual amenity 
impacts upon nearby, existing residential properties; and 

(b) To enable the development of new residential uses within and close to activity centres, 
near industrial areas and in mixed use areas while not impeding the growth and 
operation of these areas as service, economic and employment nodes. 

114. Decision guidelines at clause 22.05-6 include: 

(a) Before deciding on an application for non-residential development, Council will 
consider as appropriate:  

(i) The extent to which the proposed buildings or uses may cause overlooking, 
overshadowing, noise, fumes and air emissions, light spillage, waste 
management and other operational disturbances that may cause unreasonable 
detriment to the residential amenity of nearby residential properties; and 

(ii) Whether the buildings or uses are designed or incorporate appropriate measures 
to minimise the impact of unreasonable overlooking, overshadowing, noise, 
fumes and air emissions, light spillage, waste management and other operational 
disturbances on nearby residential properties.  

 
 Clause 22.09 – Licensed Premises 
 
115. This police applies to an application under Clause 52.27 – Licenced Premises  

 
Clause 22.16 Stormwater Management (Water Sensitive Urban Design) 
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116. Clause 22.16-3 requires the use of measures to “improve the quality and reduce the flow of 

water discharge to waterways”, manage the flow of litter from the site in stormwater and 
encourage green roofs, walls and facades in buildings where practicable. 
 
Clause 22.17 – Environmentally Sustainable Development 
 

117. This policy applies to developments for more than 2 dwellings.  The overarching objective is 
that development should achieve best practice in environmentally sustainable development 
from the design stage through to construction and operation.  The considerations are energy 
performance, water resources, indoor environment quality, storm water management, 
transport, waste management and urban ecology. 
 

Advertising  
 
118. The originally submitted application was advertised in November 2017 under the provisions 

of Section 52 of the Planning and Environment Act (1987) by 677 letters sent to surrounding 
owners and occupiers and by 11 signs (four to Best Street, 6 to Scotchmer Street and 1 to 
Egremont Street). A public information session was also held on the 7th December 2017. At 
the time Council received up to 529 objections. 
  

119. The grounds of objection are summarised as follows: 

(a) The discontinuance and acquisition of the laneway to facilitate the development should 
not be supported; 

(b) Demolition of heritage elements / buildings; 

(c) Design and built form (including out of character, heritage, excessive height, bulk and 
scale and inappropriate materials and finishes); 

(d) Overdevelopment of the site; 

(e) Off-site amenity impacts (including overlooking, overshadowing, loss of daylight, loss of 
views, impacts on skyline); 

(f) Increase in noise (traffic, people, mechanical plant equipment, loading and unloading 
etc.); 

(g) Poor internal amenity in terms of lack of diversity of dwelling type and density; 

(h) Car parking, traffic and access, including lack of car parking on site, increased traffic, 
waste management issues; and 

(i) Other (including setting a precedence, no community benefit, reduction in property 
values, impacts during construction, pressure on existing infrastructure and resources 
as a result of increased density). 

120. In response to objector and Council officer concerns amended plans were submitted 
pursuant to section 57A of the Act and advertised in June 2019 with 1185 letters (inclusive of 
those sent to the surrounding property owners/occupiers (same extent as the original 
advertising) as well as all objectors). Signs were displayed facing Best and Scotchmer 
Streets and Egremont Street.  A number of objectors made further submissions, with an 
additional 73 objections being received, bringing the total to 602. Council also received up to 
8 supporters. 
 

121. Due to the large number of objections, a planning consultation meeting was not held in the 
processing of this application.  
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Referrals  

122. The referral comments (with the exception of the original external referral comments from 
Transport For Victoria relied upon) are based on the decision plans (i.e. the S57A amended 
plans –advertised June 2019) with the exception of further urban design advice, strategic 
transport advice and engineering advice in relation to the “Without Prejudice Plans” as a 
point of reference in the “Officer Assessment” section of this report. 
 
External Referrals 
 

123. The application was referred to the following authority: 

(a) Transport for Victoria. 
 

124. No objection to the application was received but a condition was requested ensuring minimal 
transport disruption along St George’s Road. The referral response has been included as an 
attachment to this report. 
 
Internal Referrals 

 
125. The application was referred to the following units within Council: 

(a) Urban Design (Public realm works / Open space / Streetscapes and Natural Values); 

(b) Heritage Advisor; 

(c) Engineering Services; 

(d) City Works – Waste; 

(e) Strategic Transport; and 

(f) Environmentally Sustainable Development Officer. 

126. The application was referred to the following external consultants: 

(a) Urban Design (MGS Architects);  

(b) Wind Impacts (Mel Consultants Pty. Ltd.); and  

(c) Acoustic (SLR Consultants). 

127. The referral comments have been included as attachments to this report. 
 

OFFICER ASSESSMENT 
 
128. The following key issues and policies will be used to frame the assessment of this planning 

permit application: 

(a) Strategic justification; 

(b) Land Use; 

(c) Liquor License (Packaged); 

(d) Built form, Heritage and Urban Design; 

(e) Clause 58; 

(f) Off-site amenity; 

(g) Parking layout, traffic and bicycle parking; 

(h) Other matters; and  

(i) Objector concerns. 
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Strategic justification 
 
129. There is strong strategic direction to support the redevelopment of the site to provide higher 

density residential use. Policy at clauses 11, 16, 18 and 21.04 of the Scheme, together with 
Plan Melbourne, encourage the accumulation of activities and the intensification of 
development in and around activity centres. The site is located within the C1Z and located 
within a NAC and is well serviced by public transport and community services. This ensures 
efficient use of infrastructure and supports Council’s preference that established areas 
experience residual increases in population growth.  

 
130. The C1Z specifically identifies the purpose of the land as an area where higher residential 

density developments are anticipated, with growth specifically directed to occur within these 
areas. The dwellings would provide increased housing opportunities consistent with the 
policy outlined in earlier sections of this report. The site has excellent access to shops, 
restaurants, community facilities and supermarkets, ensuring that the proposal will result in 
efficient use of existing infrastructure, consistent with Clause 21.04 of Council’s MSS. 
Further, the provision of the replacement supermarket, bottle shop across the Best and 
Scotchmer Street interfaces of Building A and provision of small retail tenancies at the 
ground floors of Townhouses 1-4 of Building B facing Scotchmer Street will activate the 
streetscape, also consistent with the purpose of the C1Z. 

 
131. Clause 16.01-4 of the Scheme encourages developments to provide for a variety of housing 

sizes, which this proposal does by adding to the wider spread of dwelling types in the area. 
The development offers a variety of dwelling sizes, providing one, two and three-bedroom 
apartments with a variety of open space provisions.  

 
132. The subject site is well connected to public transport infrastructure, given that:  

(a) St Georges Road provides a tram route serving the CBD and the northern suburbs 
(West Preston);  

(b) Scotchmer Street (bust stops opposite side to east of St Georges Road), has bus 
routes serving Melbourne University and Rushall and Clifton Hill Train Stations;  

(c) the Nicholson Street NAC is located approximately 403m to the east has a tram route 
serving the CBD and the northern suburbs (East Brunswick);  

(d) the site is located approximately 800m to the west of Rushall Train Station, serving the 
CBD and northern suburbs (South Morang Line to Flinders Street Station); and  

(e) the subject site is located 175m north of Reid Street, which has bus routes, serving the 
Clifton Hill transport interchange via East Brunswick to  Moonee Ponds. 

133. It must also be acknowledged that the size of the subject site allows for a more robust 
development to occur, with the site currently underutilized with regard to this aspect. 
However more intensive growth, whilst strongly supported by policy, must respond to existing 
conditions and be tempered to respect the existing neighbourhood and heritage character 
and the site’s relationship with adjoining built form. These factors will be discussed in turn. 

Land Use 
 

134. The subject site is zoned Commercial 1, which aims to create vibrant mixed use commercial 
centres for retail, office, business, entertainment and community uses, whilst providing for 
residential uses at densities complementary to the role and scale of the commercial centre. 
The encouragement of retail use in the purpose to the zone, combined with the lack of 
planning permission required for the commercial tenancies (shop inclusive of the 
supermarket and retail premises also inclusive of the food and drink premise and the 
ancillary office) under Clause 34.01-1 of the Scheme, means that the commercial use of the 
land is actively encouraged on this site. Whilst Council’s External Urban Designer has made 
several recommendations relating to the functionality of the supermarket use, these cannot 
be adopted, given that the commercial use in itself does not require planning permission.   
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135. The residential use only requires a planning permit based on the width of the pedestrian 

entrances that combined, exceed 2m. The 2m frontage requirement is less about the use of 
the site for dwellings and more about ensuring continuity in retail frontage at ground level 
within commercial precincts. The façades to Best Street and Scotchmer Street (to the extent 
of the north-east corner of Townhouse 6) will be entirely devoted to being activated with 
shopfronts, with the residential entrance located to the Scotchmer Street frontage. The 
provision of accommodation above active ground floor uses is encouraged within the C1Z 
and is in keeping with the location of residential uses within traditional commercial areas. 
 

136. The mixed use aspect of the development to Best and Scotchmer Streets suitably activates 
these interfaces within the commercial zone and provides visual interest to the each 
building’s façade, while also allowing for increased surveillance of the public realm.  

 
137. The residential use must comply with relevant objectives at clause 22.05 of the Scheme, by 

incorporating measures to minimise the impact of the normal operation of business activities 
on the reasonable expectation of amenity within the dwellings. This will ensure that the 
growth of further commercial opportunities within proximity to the new dwellings is not 
impeded. Based on the appropriate design of the dwellings to ensure this is achieved, the 
use of the land is considered entirely appropriate in the context and is supported. 
 

138. The fact that all of the uses do not require a permit pursuant to the zone demonstrates 
compatibility with the zoning of the land which actively encourages these uses. This intention 
is demonstrated by relevant purposes of the C1Z to provide for residential uses at densities 
complementary to the role and scale of the commercial centre and to create vibrant mixed 
use commercial centre for retail, office, business, entertainment and community use.  Whilst 
the uses are as of right, Clause 22.05 seeks to ensure both new residential uses are 
reasonably protected from negative amenity impacts from existing commercial uses and 
proposed commercial use will not unreasonably impact on existing residential uses.  

 
139. Clause 22.05 further requires new residential developments in activity centres to include 

design features to minimise the impact of the normal operation of business. In this regard, 
noise impacts from existing commercial plant and existing taverns in the area are of most 
relevance. As part of this application, acoustic reports were submitted (Marshall Day 
Acoustics Pty. Ltd. – original report and AECOM Report forming part of the S57A amended 
plans) which dealt with traffic, patron and mechanical plant noise measured to standard 
Sleep Disturbance criterion.  

 
140. Council’s acoustic engineers were satisfied with proposed treatments in relation to patron, 

traffic and plant noise subject to the following conditions being imposed:  

(a) A revised acoustic report to provide details in relation to the sensitive receivers of some 
of the commercial properties to the north of Scotchmer Street.; 

(b) Further details conducted at the façade of the building to determine compliance with 
the State Environmental Protection Policy (Control of Noise from Commerce, Industry 
and Trade) No. N-1 (SEPP N-1) with regard to background noise levels between the 
supermarket and dwellings; 

(c) Compliance with SEPP N-1 relating to delivery truck noise; 

(d) The loudest hours of the day and night periods to not exceed targets of 45dBA Leq, 1 
hour in the living rooms and 40 dBA Leq, 1 hour in bedrooms between 10pm and 7am; 

(e) Full façade specifications for windows and lightweight non-vision elements; 

(f) Rw ratings for any loading dock or car park entrance gates that require acoustic 
performance; 
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(g) Acoustic ratings and recommended construction for building elements required to 
control noise from the loading dock, supermarket (including BOH), café and the like; 
and 

(h) Sufficient information for any vibration isolation required on the project to ensure that 
the building / developer can make appropriate height and structural allowances for the 
necessary works.     

141. Further people moving to this area would be very aware of the outdoor noise impacts from 
mechanical plant, trams, traffic, music and patrons and would not expect outdoor balconies 
to be a quiet environment. These improvements will also have the benefit for further limiting 
other external noise impacts such as traffic and patron noise of surrounding venues, 
including of that of the café at property No. 100 Scotchmer Street and the Parkview Hotel. 
Subject to a condition to this effect, it is considered the proposed dwellings will be adequately 
treated against external noise sources.  

 
142. A separate condition will also require noise emissions from any associated plant and 

equipment, to achieve compliance with SEPP N-1 for any plant, air-conditioning etc.; with 
further conditions as provided by SLR Consulting Australia Pty. Ltd. as outlined in their 
advice, further requiring an updated report with the items listed earlier.  

 
Liquor License – Packaged (with particular regard to Clauses 52.27 – Licensed Premises 
and 22.09 – Licensed Premises Policy of the Scheme) 
 

143. The subject site is within a C1Z and more specifically within a NAC. The licensed bottle shop 
will replace the existing bottle shop, consistent with the theme of the area which includes 
shops, cafes and restaurants.  
 

144. The proposal would continue to provide a service to both residents and visitors wanting to 
purchase alcohol prior to visiting local residents or a food and drinks premises in the area 
with a BYO, and or include this as part of day-to-day supermarket shopping. The proposal 
will add to the multi-purpose visits to the activity centre and is consistent with this strategic 
direction. Further to this, considering that the site is surrounded by a commercial zone, there 
is strong policy support for the bottle shop to continue to be located here. No planning permit 
is required for the use as this is where policy directs such uses to be located.   

 

Clause 52.27 - Licensed Premises 

145. The decision guidelines at Clause 52.27 of the Scheme, include the consideration of the 
impact of the sale or consumption of liquor on the amenity of the surrounding area, the 
impact of the hours of operation and number of patrons on the amenity of the surrounding 
area and the cumulative impact of any existing licensed premises and the proposed licensed 
premises on the amenity of the surrounding area. 
 

146. Most of the above considerations will be taken into account in the assessment of the 
proposal against Council’s local licensed premises policy (Clause 22.09) which provides a 
local perspective to the ambitions of the planning policy within the State Planning Policy 
Framework.  
 

147. In addition to the above, it is necessary to give consideration to potential cumulative impacts 
associated with the proposed amendment to the liquor license. The “Corner Hotel” decision 
(Swancom Pty Ltd T/as Corner Hotel v Yarra City Council & Ors) provides a potential 
assessment methodology for considering applications that may result in cumulative impact. 
The decision also acknowledges that depending on the nature of the use (i.e. premise type, 
patron numbers and operating hours) the required level of assessment will vary.  
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148. Since the “Corner Hotel” decision Council has developed an assessment tool to determine 
the likelihood of cumulative impact occurring as a result of a proposal based on risk factors 
associated with the type of premises, size of premises and closing hours of the premises, to 
help determine what level of assessment is appropriate, as follows:   

 

Type of Premise Risk Factor 

Café / Restaurant 0 

Bar / Restaurant / Café  1 

Bar 3 

Hotel / Tavern 3 

Night Club 3 

Place of Assembly 2 

 

Size of Premise Risk Factor 

0 – 49 patrons 0 

50 – 99 patrons 1 

100 – 199 patrons 2 

200+ 3 

 

Closing hours Risk factor 

11pm 0 

12am 1 

1am 2 

2am 3 

3am 3 

After 3am 4 

 
 
 
149. The application is proposing a liquor license associated with a bottle shop. The maximum 

closing time is 11.00pm from Monday to Sunday. Applying the matrix table, the proposal has 
a risk assessment of 0.  Therefore a full assessment against cumulative impact is not 
warranted. 
 

150. The proposed sale and consumption of liquor is appropriately located within a C1Z, and there 
will be limited impact on the amenity of the surrounding area given that liquor will not be 
consumed on site.  
 

151. There is no evidence to suggest that the proposal will contribute to any adverse wide-scale 
off-site amenity impacts.  
 
Clause 22.09 – Licensed Premises Policy 
 

152. Clause 22.09 (Licensed premises policy) of the Scheme is Council’s local policy to guide the 
assessment of new or extended licensed premises within the municipality. It contains six key 
elements that will be considered in turn: 

Amenity impacts 

153. It is considered that there is no potential for cumulative impact given that the bottle shop will 
be replacing an existing bottle shop. There is insufficient evidence to support that the 
proposal will contribute to wide-scale amenity impacts, particularly as all customers will 
remain at the front portion of the building facing Best Street (as per the existing condition), 
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and will be separated from the closest dwellings to the west, facing Egremont Street, by built 
form (i.e. being the hard-edged walls proposed that would enclose this bottle shop to the 
west) and a laneway. These areas provide a reasonable buffer from potential amenity 
impacts which could arise through provision of a bottle shop in a NAC context.   

Location and Access 

154. The bottle shop use and licensed area is within a C1Z which complies with policy at Clause 
22.09-3 of the Scheme, with the nearest residential area being on the opposite side of the 
laneway, immediately west of the Best Street parcels and south of the Scotchmer Street 
parcels. The proposal’s location complies with this policy. Also, the bottle shop will be open 
during the day and will close at 11.00pm complying with policy. 
 

155. Further considering the policy within this clause, all patron ingress and egress from the 
premises will be from Best Street. This ensures that any potential noise impacts associated 
with people entering and exiting the premises are removed from the closest residential 
properties facing Egremont Street.  

Hours of operation 

156. The proposed operating hours of the bottle shop are 7:00am – 11:00pm, 7 days a week. A 
closing time of 11pm meets the requirements of licensed premises within 30m of a residential 
area within Clause 22.09-3.2 of the Scheme and is therefore acceptable. Furthermore, the 
proposed licensed area will be within the confines of the building. As there will be no 
consumption of alcohol on this site, this will ensure a buffer from potential amenity impacts 
(including noise) and follows policy at Clause 22.09-3 of the Scheme.  
 

157. As the proposal relates to a bottle shop, a number of the clauses within Clause 22.09 do not 
apply such as patron numbers and noise as people will not be spending great amounts of 
time within the premises nor will they be drinking on-site.  

 
Built form, Heritage and Urban design 

158. In considering the design and built form of the proposed development, the most relevant 
aspects of the Scheme are provided at Clause 15 (Built Environment and Heritage), Clause 
21.05 (Built Form), Clause 22.02 (Development Guidelines for Sites subject to the Heritage 
Overlay) and Clause 43.02 (Design and Development Overlay Schedule 17) of the Scheme. 
Particular regard must be given to the acceptability of the design in terms of height and 
massing, street setbacks and relationship to nearby buildings. This assessment will also 
consider the building design response to ESD considerations with applicable policy Clause 
22.16 (Stormwater Management), Clause 22.17 (Environmentally Sustainable Development). 

 
Context  

 
159. More broadly, the existing character of the surrounding area is somewhat varied, but the 

majority of built form immediately surrounding the site is at a lower scale, being single and 
double storey with existing surrounding buildings to the south of the site fronting Egremont 
Street, Best Street and St Georges Road graded “Contributory” to the heritage precinct.  

 
Demolition and heritage 
 

160. Clause 22.02-5.1 of the Scheme generally discourages the full demolition of a building 
unless the building is not contributory. As identified earlier, the only buildings intended to be 
demolished in full are those with a “Not Contributory” grading being property No’s 35 and 37-
45 Best Street and to this extent, the proposal is acceptable and supported by heritage 
policy, including Council’s Heritage Advisor. The decision plans intend to maintain and 
incorporate the original facades of the buildings at property No’s. 102 to 114 Scotchmer 
Street (with the exception of the demolition of the ground level unoriginal facades at property 
No’s. 110 – 114 Scotchmer Street), 27-29 Best Street and 31-33 Best Street, and to this 
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extent is considered to respect the grading (having noted that the buildings at property No. 
27 – 29 Best Street are not included in Appendix 8, and irrespective of this, their facades are 
being kept).    
 

161. The proposal’s design response is distinguishable from the heritage fabric of the retained 
buildings and surrounding identified buildings with heritage significance and has considered 
the context of the heritage place as required by policy at Clause 22.02-5.7.1 of the Scheme.   

 
162. Building B will adequately re-use heritage fabric with the provision of new shop-fronts 

installed within the building frameworks of the facades at property No’s. 110 to 114 
Scotchmer Street (i.e. the row of north-facing terraces) that will further activate the 
Scotchmer Street interface. At longer range views Buildings A and B will have the 
appearance of apartment buildings, with the new sections distinguishable from original 
heritage fabric which is compliant with policy at Clause 22.02-5.7.1 of the Scheme.  
 

163. The S57A amended plans have also addressed Council’s Heritage Advisor’s original 
recommendations as detailed within page 8 of the attached report. The request for detailed 
drawings demonstrating the retention of walls of heritage buildings to scale of 1:20 or 1:50, 
and materials schedule to clarify use of timber will be addressed by way of condition. The 
deletion of the vegetated balustrade above the supermarket and replacement of this with a 
transparent balustrade will not be adopted given that this is an aesthetic element that is 
considered to positively contribute to the design of the building in providing some vegetation 
intended to “green” the building.  

 
New Built Form 
 

164. The proposal is generally considered to be consistent with all relevant built form and decision 
guidelines subject to some design changes. The proposal is considered to be an appropriate 
response to the site’s strategic context and heritage police and makes efficient use of an 
extensively large parcel of land. Strategically, the subject site is appropriately located for a 
higher-density development, being located in a NAC, within a commercial zone, has 
excellent access to public transport, services and facilities and with limited sensitive, 
residential interfaces being the dwellings to the south of Building B and opposite side of the 
laneway, west of Building B, facing Egremont Street.  
 

165. However, the height of the proposed development at seven storeys (i.e. Building A) does not 
adequately respond to the surrounding context which includes buildings at one and two-
storeys. Subject to a reduction in the overall height of the building to six storeys through the 
deletion of one level (which is a compromised position between that recommended by 
Council’s External Urban Designer’s consultant to delete two levels from Building A), the 
proposal can adequately respond to the context and character and achieve a built form 
outcome that better responds to the surrounding area. The height of Building B at five-
storeys is supported given that this is separated by streets to the north and west and adopts 
setbacks from the southern boundary of 6.2m to 10.2m as will be discussed in later sections 
of this assessment. A reduction in height will also bring the development into full compliance 
with Strategy 17.2 at Clause 21.05-2 – Urban design of the Scheme as will be discussed 
later in this assessment.   

 
Street walls 
 

166. The surrounding context is single and two storeys with hard-edged built forms to the 
immediate south, along St Georges Road, and single and double-storey, Victorian-era 
terraces to the south, along Egremont Street. In this instance, there are no specific controls 
in the Scheme or otherwise that provide guidance for an appropriate street wall height for the 
subject site other than principles highlighted in heritage and urban design policy.  
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167. The relationship between street width and building height is important for defining the 
character of a place. Policy in the Scheme aims to ensure that buildings have a human scale 
at street level which is the practice of measuring and designing things to match the physical 
and cognitive characteristics of human scale. As such, a relationship between the new built 
form proposed and those existing must be established through a combination of design 
elements, including through the retention of existing buildings (as already proposed through 
the retention of heritage graded buildings) and the creation of street podiums that have a 
human scale, with the adoption of appropriate upper level setbacks and materials. 
 

168. With the above in mind, Building A will incorporate a double-storey street wall height to both 
Best and Scotchmer Streets. The surrounding built form context includes street wall heights 
of one and two storeys and in this regard, the proposal is supported. To the immediate south 
are single-storey, hard-edged buildings with shop-front windows and given that the proposal 
involves the retention of the existing facades of buildings at property No’s. 27 – 29 Best 
Street, and 31-33 Best Street (i.e. the building formerly identified as the “J Fisher and Co.” 
motor engineers workshop (constructed in 1926) and graded individually significant), the 
development will maintain a consistent theme with those existing buildings. The proposed 
double-storey street walls to both Scotchmer and Best Streets are considered acceptable 
given that these will be consistent with surrounding street walls.   

 

 
 

Figure 19: New Shopfronts to heritage buildings along Scotchmer Street 

 
169. Similarly, Building B is proposed to incorporate the existing facades of buildings at property 

No’s 102-106 to 114 Scotchmer Street (with the exception of the ground floor facades of 
property No’s 110 to 114 that will be replaced with new shopfronts commensurate to their 
original state as indicated at Figure 19 above) and in this regard, will also maintain the 
existing theme of single and double-storey hard-edged facades forming part of the character 
of the area (as is demonstrated at Figure 20).  

 



Agenda Page 43 

Yarra City Council – Special Meeting of Council Agenda – Thursday 21 May 2020 

 
 

Figure 20: street walls 

 
Upper level setbacks 

 
170. The setbacks at the second floor of both buildings range between 3.8m and 6.87m from the 

northern boundary (with the exception of the balconies / terraces) of both buildings, between 
zero and 3.75m to the south of Building A, between 8.47m and 9m to the south of Building B, 
and between 4m and 23m to the west of Building A. At the third and fourth floors the 
setbacks to the north range between 3m and 6.42m; to the south the setbacks range 
between zero and 3.75m to Building A with minimum setbacks of 10.24m to the south of 
Building B and 11.91m to the west of Building B. The setbacks at the sixth floor of Building A 
equate to 12.4m to the north (with the exception of terraces extending into this setback 
associated with Apartments 6.01 and 6.02), 14m to the west, 3.75m to the south, and 
10.73m to the east.  
 

171. The setbacks are considered to be generous and are considered to adequately emphasise 
the two-storey podiums. This, combined with a reduced height of Building A from seven to six 
storeys (bringing this in line with policy at Clause 21.05-2 and further discussed under the 
following subheading), is considered appropriate to achieve a more visually responsive built 
form outcome that will not unreasonably dominate the streetscape or more distant views to 
the subject site. The deletion of a level reducing the overall scale from seven to six storeys 
will provide a softer transition with Building B of one storey, in lieu of the current design which 
is a two-storey transition. Building B’s interface to Egremont Street and relationship with the 
dwelling to the south is considered to have been tempered with the zoning of the land while 
carefully addressing off-site amenity considerations as considered in this report under a 
separate heading.  
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172. It is acknowledged that even with a six storey building, the building will be visible in more 
distant views however, future development is anticipated and expected to occur on land 
zoned C1 and within the NAC, south of the subject site along St Georges Road over time, 
due to the locational attributes and policy within the PPF and LPPF which is similar to the 
policy relevant to the subject site. The fact that, if approved, this will be the first taller building 
developed alongside some single and double-storey built forms, is not in itself a reason to 
refuse the application. Furthermore, the Tribunal (Rowcliffe Pty Ltd v  Stonnington CC  [2004] 
VCAT 46 (29 January 2004)) has previously stated: 

 
[54]  If mere visibility becomes the test across metropolitan Melbourne, then it will be 

virtually impossible to construct buildings above the prevailing scale. This, in turn, 
would render it impossible to achieve the clearly stated urban consolidation objectives 
expressed in the Planning Scheme, objectives which Clause 11 requires us "to give 
effect to". The Tribunal rejects the notion that, because some of the buildings would be 
visible above the existing built form, they are therefore unacceptable. Rather, the test is 
whether the proposal is complementary to the surrounding area, and of a scale that 
can be assimilated without unreasonably disturbing the surrounding built environment. 

 
Height 
 

173. Physically, the subject site provides opportunities in the form of the zoning of the land and its 
overall size supporting its consideration as a redevelopment site, as well as constraints due 
to the proximity of nearby dwellings.  
 

174. The proposed development is for a part five and part seven storey building with a maximum 
height of 27.6m above the natural ground level to the highest point of the lift overrun 
associated with Building A and 16.8m above the natural ground level to the highest point of 
the flat roof of Building B. The proposed heights of these buildings are not supported by 
Council’s External Urban Designer who has recommended a reduction of two storeys from 
Building A and reduction of one storey from Building B resulting in a part four and part five 
storey building. However, policy at Clause 21.05-2 of the Scheme states that development 
on strategic development sites or within activity centres should generally be no more than 
five to six storeys unless it can be demonstrated that the proposal can achieve specific 
benefits, such as: 

(a) Significant upper level setbacks; 

(b) Architectural design excellence; 

(c) Best practice environmental sustainability objectives in design and construction; 

(d) High quality restoration and adaptive re-use of heritage buildings; 

(e) Positive contribution to the enhancement of the public domain; and 

(f) Provision of affordable housing. 

 
175. It is accepted that some change can be accepted on this site and it is suggested that the site 

can accommodate a part five and part six storey building for the following reasons (with 
regard to the ‘specific benefits’ listed above):  

(a) It is clear that the proposed development has significant upper level setbacks which will 
provide good levels of internal amenity for the majority of the internal spaces further 
discussed under the Clause 58 assessment.  In terms of architectural design 
excellence, it is considered that the proposal demonstrates an architectural response 
that can be supported, albeit does not exhibit architectural design excellence that 
would otherwise deem the height in excess of six storeys supportable; 

(b) The proposal will also meet Council’s environmental sustainability objectives at 
Clauses 21.07 and 22.17, subject to conditions on any permit issued. This will be 
discussed later in this report; 
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(c) The proposal will provide for the adaptive re-use of heritage buildings and this is 
supported by Council’s Heritage Advisor (also supportive of the overall building 
heights).  The proposal incorporates active frontages to Best Street / St Georges Road, 
Egremont and Scotchmer Streets) resulting in a positive contribution to the 
enhancement of the public realm; 

(d) Will provide for housing given the density and varied dwelling types; and 

(e) Will be constructed adjacent to hard-edged buildings that combined with the setbacks 
across the southern interface of Building A will assist in softening the southern mass.   

176. It is clear that the subject site is capable of accommodating a taller built form outcome.  
However, Building A reaches an overall height that is greater than that envisioned in the 
relevant provisions of Clause 21.05-2 for future development within activity centres because 
it doesn’t exhibit a building of architectural excellence, but rather a building that is modest 
borrowing elements of surrounding buildings instead. It is therefore considered appropriate to 
bring the proposal in line with policy through a reduction in the overall height. Therefore, a 
condition contained within the recommendation section of this report reflects that requirement 
by deleting the third floor of Building A with a corresponding reduction in height.  
 

177. Deleting the third floor would also reduce the mass of the top-heavy corner element of 
Building A at the north-east intersection of Best and Scotchmer Streets that is considered to 
accentuate the height as identified in the yellow box of the image below: 

 

 
 

Figure 24: North-east perspective  

 
178. It is considered that the overall design response and presentation of Building A will not 

dramatically change with the loss of the third floor given that the floor layout above that, is 
identical. However, this would reduce the overall building height by up to 3.2m, or reduce this 
to a maximum 24.4m above the natural ground level and further address the corner element 
by deleting some of the visual mass and therefore provided a better built form outcome.  
 
Street Level Interface  
 

179. At the ground floor, the proposal will activate both Best and Scotchmer Streets by way of 
adopting commercial uses, inclusive of retail, a supermarket and a bottle shop. The canopy 
over the Scotchmer and Best Street footpath is considered to enhance the pedestrian scale 
at the front of Building A and provide genuine protection from rain and wind. This is also 
comparable to the existing conditions (given that the supermarket and bottle shop are 
effectively replacement uses).  
 

180. It is considered appropriate to include a condition requiring the submission of a public realm 
improvement plan prior to the commencement of demolition. This is commensurate with the 
size of the subject site and impact on three street interfaces, including works potentially 
associated with the discontinuance of the laneway as discussed earlier in this report, pending 
that this component is supported (as part of a separate process).  
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Landmarks and tall structures 
 

181. It is policy that important landmarks, views and vistas be protected or enhanced, or where 
appropriate, created by new additions to the built form. The proposed development does not 
compete with any identified landmarks given its location and is considered to be an 
acceptable response to the policy direction under clause 22.03-4 of the Scheme. The 
proposed building would not result in the loss of any significant view lines to heritage 
buildings and/or landmarks. 
 
Consolidation of Sites and Empty Sites 

 
182. The proposed built form, has to a large extent been encouraged by the policy of the Scheme, 

on side-by-side allotments able to be consolidated readily identified for commercial use and 
residential use, and character that contains hard edged buildings to the street.  

 
Light and Shade 

 
183. Due to the north-south orientation of the site the proposed development would result in 

overshadowing to Egremont Street to the west (including several secluded areas of private 
open spaces associated with the dwellings fronting onto Egremont Street that will be 
discussed later in this assessment) and Best Street / St Georges Road to the east.  
 

184. It is also considered that the shadowing from the development would not affect the usability 
of the public realm and the amount is considered to be reasonable within this context. This is 
also comparable to the existing conditions with the additional shadow primarily cast over the 
road reserve and not the footpath on the opposite side of Egremont Street, east side of Best 
Street and west and east sides of St Georges Road.  

 
Site Coverage  
 

185. The proposal occupies approximately 96% of the site area, resulting in a higher level of site 
coverage from that existing.  
 

186. While this may be the case, high site coverage is considered to be appropriate and 
consistent with the commercial character of the wider area that also accommodates hard-
edged built form with little or no areas of open space or landscaping.   

 
Architectural quality 

 
187. The proposal utilises a range of materials, many of which are reflective of the surrounding 

context to successfully create a vertical segmentation of the building across the wide 
frontages to Best and Scotchmer Streets whilst breaking down the visual mass of the 
building with a combination of setbacks including separations (indents) to reflect multiple 
building sections across the face of the building. This is further accentuated by all facades 
articulated through the punctuated fenestration and activities at the upper levels with terraces 
and balconies.  
 

188. The development incorporates a palette of materials which are a more modern reflection of 
material found in the surrounding context that would differentiate the new development from 
existing heritage fabric. The lower levels (i.e. ground and first) of Building A are proposed to 
be finished in mosaic terracotta tiles and breezeblocks with the upper levels finished in 
masonry and breezeblock patterned concrete. The lower levels of Building B will incorporate 
the retained portions of building with the new levels / walls constructed of coloured backed 
glass, metal plates and terracotta coloured screens, and clear glazing.  
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189. Overall it is considered that the proposed development would achieve a good level of 
architectural quality. The proposal would significantly contribute to and improve the 
streetscape through active frontages and use of good quality materials that combined with 
the retention of existing heritage facades, renewal of the Scotchmer Street ground level 
frontages at property No’s 110 to 114, and reduction of the height of Building A, will provide a 
more contextual development.  
 
Laneway Interface 
 

190. The northern-most portion of the laneway, sandwiched between the Piedimonte’s 
supermarket and property No. 114 Scotchmer Street will be impacted given that the 
development relies on this for vehicle access from Scotchmer Street into the car park within 
the basement levels. This laneway is currently used by pedestrians and vehicles, loading and 
unloading of goods associated with the Piedimonte’s Supermarket within the north-west 
setback of this site. 
 

191. Clause 22.07 of the Scheme aims to maintain the unique character of laneways and ensure 
that development abutting laneways respect the scale of surrounding built form. This 
assessment is based on the current proposal with the understanding that the planning 
application and the proposed lane closure sought by the applicant are two separate 
processes under different legislation, as discussed in earlier sections of this report.  

 
192. With the above in mind and with regard to the anticipated revised laneway layout as a 

consequence of this proposal, Building A presents a two-and-a-half-storey wall across the 
laneway interface before setting back a minimum distance of 11.91m at the upper levels 
(level three and above). The wall measures 8.6m in height, and whilst this will extend for a 
significant length, it is separated from the secluded areas of private open spaces of dwellings 
fronting onto Egremont Street as a result of the proposed expanded laneway.  
 

193. The western interface to the existing laneway was considered by Council’s External Urban 
Designer who requested that the south-west corner of Building A (to the extent of the 
ancillary office) be setback 3m from the western boundary at the first floor to allow for the 
provision of windows. This is considered to provide a better response to the laneway, whilst 
addressing some of the visual mass (noting that the southern property to Building A is zoned 
C1) immediately imposed on the property to the south and will be addressed with a condition.  
 

194. Another request by Council’s External Urban Designer related to the deletion of the mid-
blocks at the second and fourth floors to reduce the continuous visual mass of these levels 
as seen from western hinterland and to further reduce the length of corridors. However, it is 
considered that the deletion of one level combined with the proposed setbacks go far enough 
to address visual bulk concerns to the west. In response to the length of the corridor, it is 
highlighted that whilst long, these are passages and not habitable areas.  

 
195. The wall is punctuated with a number of openings at ground floor encouraging use of the 

laneway by staff of the bottle shop and does not contain any windows at the first floor with a 
western outlook other than those sought by condition for the ancillary office area. Council’s 
External Urban Designer’s advice in relation to indenting openings to prevent doors from 
swinging into the laneway will not be adopted as the S57A Amended plans do not show any 
doors swinging into the laneway. Doors are shown as swinging into the subject site.   
 

196. Several apartments on the second floor have west-facing terraces, however these are 
setback a minimum 5.9m from the western boundary, that combined with the width of the 
laneway (i.e. approximately 3m) are separated by a dimension of 9m (or thereabouts) from 
the closest secluded area of private open space of dwellings to the west of the laneway and 
hence will not result in any unreasonable overlooking. For clarity, a condition will require all 
separation distances / dimensions between the second floor terraces of apartments 
associated with Building A and secluded areas of private open spaces of dwellings opposite 
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to be shown with a minimum 9m separation distance annotated, or to be screened as 
discussed in the overlooking section of this assessment. The levels above the second floor 
have a minimum setback of 11.91m from the western boundary and are not required to be 
screened.     

 
197. A new laneway created to the south of Building B would provide a separation distance of 

6.2m from property No. 36 Egremont Street along the full length of Townhouse 5, before 
setting back to 9m at the first floor and 11.27m at the second through to the fourth floors, with 
the exception of second floor balconies associated with Townhouse 1 to 4 that will encroach 
into the latter setback. These balconies may provide overlooking opportunities and similarly 
to Building A, a condition will require all separation distances / dimensions between the 
second floor balconies of apartments associated with Building B and secluded areas of 
private open spaces of dwellings opposite to be shown with a minimum 9m separation 
distance annotated or screened. In terms of the appearance of Building B, this has been 
adequately broken down across the anticipated laneway interface with a combination of 
materials, setbacks, and a good solid to void ratio. 
 

198. On this basis, it is considered that from a design aspect, the laneway interfaces of the 
development can be supported.  

 
Clause 58  
 
Standard D1 – Urban context  

 
199. The purpose of this standard is to ensure that the design responds to the existing urban 

context and contributes to a preferred future development of the area, while also responding 
to the features of the site and the surrounding built form. This aspect has been discussed in 
detail earlier within this assessment and given the recommendation that one level be 
removed (resulting in a part five-storey and part six-storey building), this Standard is 
considered to be met. 
 
Standard D2 – Residential Policies 

 
200. As outlined within the Strategic Policy section of this report, the proposed development has 

strong policy support under the purpose of the C1Z and local policies of the Scheme. The 
site can clearly support a reasonable degree of higher density residential development, 
based on its proximity to public transport, community infrastructure and services. The 
Standard is met. 
  
Standard D3 –Dwelling diversity   

 
201. The provision of a diverse housing stock assists in achieving broader strategic goals by 

promoting housing choice, adaptability and encouraging a diverse range of people within a 
neighbourhood, including families. The proposed mix of dwelling sizes allows for a 
reasonable variety of dwellings to be provided and ensures that the Standard is met. 
 
Standard D4 - Infrastructure  
 

202. The proposal is located within an existing commercial and residential area with established 
utility services and infrastructure. There is no evidence to suggest that the proposed 
development would impact on the operation of these existing services and therefore the 
purpose of the Standard is considered to be met.  
 
Standard D5 – Integration with the street 

 
203. The developments integration with the surrounding area has been discussed in earlier 

sections of this report where it is considered that, the proposed development would integrate 
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with the surrounding context given the retention and incorporation of heritage graded 
buildings and ground floor commercial uses, including the condition deleting one level from 
Building A, reducing this to six storeys. 
 
 
Standard D6 – Energy efficiency  
 

204. The orientation of the subject site, with three abutting street frontages, dictates that proposed 
dwellings would be orientated to face north, west and east with most achieving ample 
daylight opportunities with some balconies orientated north, providing excellent solar access. 
All dwellings have good access to natural ventilation, with some dwellings afforded with 
exterior shutters to manage solar heat gain if required.  
 

205. The development incorporates a number of positive ESD outcomes into its design, as 
follows:  

(a) A BESS Score of 70%; 

(b) Preliminary NatHERS rating of 7 star average thermal performance rating; 

(c) A 30 KWp Rooftop PV system on the roof; 

(d) Provision of 35,000L rain water tank for toilet flushing achieving a STORM Rating of 
100%; 

(e) Car stacking system with EV charging capacity; 

(f) Provision of a minimum of 138 bicycle parking spaces onsite with end-of-trip facilities; 
and 

(g) 216sq.m. of communal open space on the roof top of Building A.  

206. With regards to internal daylight, Council’s External Urban Designer raised concerns 
(amongst other concerns relating to the dwelling layouts that are subject to the requirements 
of this assessment) with regard to the length of corridors relying on daylighting at right angle 
ends nearly 80m apart.  Council’s ESD Advisor didn’t raise any concerns relating to this 
aspect. More importantly is that the dwellings would receive a good level of daylight amenity 
because of their orientation and location of windows. Council’s ESD advisor raised concerns 
with regard to ventilation and the lack of shading across the western elevation and noted the 
following outstanding information:   

(a) A greater range of apartments are required to be modelled, at least a further 4 
apartments of varying locations on the building. Apartments 5.07 should be included in 
the assessment; 

(b) Due to the scale of the retail, a preliminary JV3 model or equivalent is required to 
demonstrate how the 10% improvement will be achieved; 

(c) Further information is required on how the HVAC for the retail component will be 
serviced; 

(d) Provide a Green Travel Plan with performance targets and monitoring and reporting 
components included. Condition only; 

(e) Please include planter boxes on TP drawings; 

(f) More information is required on how the green wall elements will be irrigated and 
maintained; and 

(g) A statement demonstrating how the proposed design contributes to reduction in urban 
heat is required. 

207. Further to this, a number of ESD improvement opportunities were highlighted; it is noted that 
these are not explicit requirements, instead they are recommendations that could be 
integrated into the development if possible. These include the following:  
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(a) Consider recycled content in concrete; 

(b) Consider a small pallet of materials and construction techniques that can assist in 
disassembly; 

(c) Consider pipes, cabling, flooring do not contain PVC or meeting best practice 
guidelines for PVC; 

(d) Consider providing additional charging stations or wiring for future; 

(e) Consider organics collections service rather than food digestor. These are extremely 
high energy using devices; 

(f) Consider head contractor to be accredited; and 

(g) Consider that an Environmental Management Plan be developed by the building 
contractor to monitor and control activities undertaken during construction. 

208. The permit applicant, in their response within the “Without Prejudice” documents, included a 
memo from GIW Environmental Solutions (dated 26 November 2019) that responded and 
made a commitment to include these. With this in mind, a condition requiring an updated 
report for endorsement requiring these items to be addressed will be included. 

 
Standard D7 – Communal open space 
 

209. Communal open space is provided on the roof in accordance within this standard that 
requires a minimum 165sq.m. (i.e. 2.5sq.m. x 66 dwellings). This requirement will be 
lessened given the deletion of the third level of Building A, and consequent reduction in the 
total number of dwellings, however a condition on permit will not require a shrinking of the 
communal open space area.  
 
Standard D8 – Solar access to communal open space 
 

210. The communal area is located on the roof of Building A and would receive excellent levels of 
solar access in accordance with this standard.  
 
Standard D9 – Safety 
 

211. This standard encourages that pedestrian entrances are not isolated or obscured from the 
street. In compliance, the residential entrances of Building A and of the townhouses 
associated with Building B will be clearly visible from Scotchmer and Egremont Streets, 
including the entrance at the south-east corner of Building A accessed from Best Street. 

 
Standard D10 – Landscaping 

 
212. Given the C1Z of the land and location within the NAC, on site landscaping and vegetation 

does not form a significant characteristic of commercial buildings along Best Street. Similarly 
the boundary-to-boundary construction and row of terraces to Scotchmer Street restricts 
landscaping.    
 

213. However, the development has made an attempt to “green” the building with the provision of 
planter boxes to terraces / balconies of several dwellings and public planters across the 
streetscape interface to green the eaves of the canopy in front of Building B. Council’s Open 
Space Unit reviewed this information, raised several concerns with the species proposed and 
requested that the landscape plans be amended to include the following:  

(a) Detailed planting plan showing locations of proposed plants, quantities, mature sizes 
and numbers specified; 

(b) Information around any proposed mulch layer, ensuring the material is suitably 
weighted on the higher levels and tolerant to potential high wind events; 
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(c) Information on maintenance and management to ensure the proposed landscape 
vision can be achieved and maintained over time; and 

(d) I would like information on the level 2 plan, what is the element proposed adjacent to 
the laneway? I cannot find details about this on the architectural plans either?  

 
214. A condition will be included requiring this detail and more specifically will be required to allow 

for a full assessment. In particular, trees and planter sizes would need to be assessed by 
Council’s Arborists and a Planting Plan & Schedule, to include the following information (as 
per the worded condition included):  

(a) A plant schedule with botanical name, common name, mature height, and spread, 
installation size, planting spacing’s, locations and quantities; 

(b) A legend containing key features and materials; 

(c) Proposed levels including top of walls; 

(d) Details of any raised planter beds including height, width and materials; 

(e) Information on irrigation and drainage systems; and 

(f) Notes on the maintenance schedule, tasks and maintenance period.  

 
215. Also required would be specific details for the vegetable garden / design, such as:  

(a) The type of mulch layer proposed (something that won’t blow away); 

(b) Growing media – suitable for roof top gardens; 

(c) Filter media; 

(d) Irrigation method / stormwater inlet; 

(e) Drainage system;, and 

(f) Root barrier / water proofing layer. 

 

216. As the level of landscaping proposed is supported by Planning Officers and will provide a 
safe, attractive and functional environment for future residents, the additional information is 
considered necessary to ensure that it can be achieved and maintained appropriately. On 
this basis, if a permit is issued, the above information can be required as part of the 
Landscape Plan via conditions.  
 
Standard D11 – Access  
 

217. This standard encourages the number and design of vehicle crossovers to respect the 
character of the area through minimising the width of crossover to a maximum of 33% of the 
frontage. The crossover is 10.8m in width along the 44m (approx.) wide Scotchmer Street 
frontage and complies with the standard given that this equates to approximately 32%.   

 
Standard D12 – Parking location 

 
218. An objective of the Standard is to protect residents from vehicular noise within developments.  

 
219. To ensure that adequate noise levels and internal amenity to these dwellings is achieved, as 

discussed in an earlier section, the updated acoustic report addressing all facets of noise 
levels will be included as a condition. This report will include mitigation measures to alleviate 
unreasonable noise impacts from the basement car park to surrounding habitable rooms 
(within regard to existing and proposed dwellings).  
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Standard D13 – Integrated water and stormwater management 
 
220. The application proposes the installation of a 35,000L rainwater tank which would be 

connected to toilets and irrigation, thereby achieving a STORM rating of 100%.  
 
221. Decision guidelines of this Standard encourage the use of alternative water sources such as 

rainwater, stormwater and recycled water, and encourage proposals to facilitate stormwater 
collection, utilisation and infiltration within the development. Further, buildings should be 
designed to collect rainwater for non-drinking purposes such as flushing toilets, laundry 
appliances and garden use. The proposed development incorporates these provisions into its 
design, thereby meeting this Standard and Clause 22.16 of the Scheme. 
 
Standard D14 – Building setbacks 

 
222. This Standard seeks to ensure that building setbacks respond to the surrounding context of 

the site, and allow adequate internal and off-site amenity to be achieved. The removal of one 
level via a permit condition will alter the existing setbacks provided, resulting in 
improvements to the built form outcome along Best Street and St Georges Road and the 
proposal’s integration with the surrounding neighbourhood character. 
 

223. Adequate outlooks for each dwelling are provided. Individual internal layouts of each dwelling 
will be discussed in detail later within this assessment. 

 
224. The setbacks provided at each level, inhibit any unreasonable overlooking to adjacent 

residential land and further conditions will confirm a minimum separation distance of 9m to 
the edges of upper level balconies to be annotated on the plans. This aspect of the proposal 
will also be discussed in more detail within the ‘Off-site amenity’ section of this report, 
however in this respect, the Standard is met. 

 
Standard D15 – Internal views 

 
225. The arrangements of the terraces at the second floor and balconies at the fifth and sixth 

floors indicate that there are some evident internal overlooking opportunities. To address 
these, the development has included breezeblocks with a maximum 25% transparency.  
 
Standard D16 – Noise impacts 
 

226. This Standard aims to contain noise sources in developments that may affect existing 
dwellings, whilst protecting residents from any external and internal noise sources. In this 
instance, the proposed development would not be located in proximity to any noise 
generating areas as listed under Table D3 of this Standard, however the site is located 
opposite St Georges Road resulting in the potential for east-facing dwellings to be 
unreasonably affected by traffic and tram noise along this busy thoroughfare. Subject to the 
condition outlined earlier requiring specific noise targets are met within the habitable areas, 
this is considered to satisfactorily address this item.  

 
Standard D17 – Accessibility objective 
 

227. All of the dwellings comply with this Standard; this has been adequately demonstrated on the 
updated floor plans titled BADS assessment, forming part of the “Without Prejudice” plans 
received by Council on 15th January 2020. A condition will be added to ensure that these 
plans are included and continue to be met once the redesigned development (consequential 
to the deletion of one level) has been undertaken. 
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Standard D18 – Building entry and circulation 
 

228. The proposed residential lobbies to Scotchmer and Best Streets would be readily identifiable. 
The main lobbies would be sufficiently dimensioned with minimum widths of 3.43m to service 
residents coming and going to a development of this scale, and are in line with the objectives 
under this Standard. Council’s External Urban Designer has recommended the widening of 
the lobby to the west of the lift facing Egremont Street within Building B to 2.1m and a 
condition will address this.  
 
Standard D19 – Private open space 
 

229. The Standard notes that 1-bedroom and 2-bedroom dwellings should be provided with 
secluded private open space of 8sqm, with a minimum width of 1.8m and 2m, respectively  
with this increasing to 12sqm and 2.4m respectively for dwellings with three bedrooms or 
more. In all dwellings these requirements are met.  

 
Standard D20 – Storage 
 

230. It is anticipated that each dwelling would meet the requirement of this Standard.   
 
231. Whilst it can be confirmed that the internal storage areas on the updated floor plans titled 

BADS assessment, forming part of the “Without Prejudice” plans, comply with the minimum 
storage requirements internally to each dwelling, it is difficult to read to storage capacity 
provided within the basement. As such, a condition will require the storage volumes to be 
clearly shown with full compliance to be demonstrated in accordance with this standard.   
 
Standard D21 – Common property 
 

232. The common property areas within the development are clearly delineated and would not 
create areas which were difficult to maintain into the future. The residential lobby and lift 
access areas are well conceived, with the refuse and bicycle storage rooms easy to access 
and generally cohesive with the overall building design. The Standard is met. 
 
Standard D22 – Site services 
 

233. Site services and meters would be located within the rear wall of Building A, addressing the 
laneway, with additional services internal to each building and readily accessible from the 
lobbies.  
 
Standard D23 – Waste and recycling 
 

234. Refuse rooms are provided within the Basement 01 and 02 levels and are easily accessible. 
The Waste Management Plan (WMP) prepared by Leigh Design and dated 19 December 
2018 was referred to Council’s City Works Branch, who indicated that this was satisfactory. 
However, a condition will require this to be update to reflect the deletion of one level given 
that this will reduce the number of dwellings, and hence volume of waste. This condition will 
also require provision of organic waste collection.    
 
Standard D24 – Functional layout 

 
Bedrooms 
 

235. The proposed development is fully compliant with the bedroom dimensions required under 
this Standard. In some instances, these dimensions are exceeded, given the angular, 
irregular layout of some rooms. The internal amenity of these rooms is supported. 
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Living areas 
 

236. The proposed development is fully compliant with the living area dimensions required under 
this Standard. The internal amenity of these rooms is supported. 

 
Standard D25 – Room depth 
 

237. The floor to ceiling heights to habitable rooms is 2.7m and this is confirmed in the BADS 
assessment matrix that was provided with the “Without Prejudice” plans received by Council 
on 15th January 2020, including sections emailed to Council 05th March 2020. A condition will 
require this detail to be shown on the plans. In compliance with this standard, all of the living 
areas are compliant with the 9m depth dimension.  
 
Standard D26 – Windows 
 

238. All habitable rooms within the proposed development contain a window within an external 
wall to the building, thereby meeting the Standard. Fifteen bedrooms rely on a ‘snorkel’ 
arrangement however in all instances these areas have widths of a minimum 1.2m and 
depths of 1.5m (or less), ensuring that the Standard is met.  

 
Standard D27 – Natural ventilation 
 

239. A sound degree of natural ventilation is provided for most dwellings, with cross-ventilation 
opportunities provided within the living rooms of the larger apartments, and breeze paths 
also providing good cross-ventilation between habitable rooms of the smaller dwellings. The 
BADS matrix table submitted with the “Without Prejudice” plans indicates that at least 28 
dwellings will meet the standard which equates to 42.4% of the total of 66. On this basis, the 
Standard is met. 
 
Clause 58 summary 

 
240. The development as currently proposed achieves a good level of compliance with these 

provisions, subject to further work to incorporate all measures in the updated floor plans titled 
‘BADS assessment’, forming part of the “Without Prejudice” plans. Given the deletion of a 
level, a further condition can be added to any permit issued specifying that the amended 
layout of dwellings required as a consequence of the reduction in height of Building B must 
continue to meet all relevant Clause 58 Standards, with regards to accessibility, storage, 
secluded private open space, daylight, ventilation and functionality. This will also address 
some of the concerns raised by Council’s External Urban Design consultant relating to the 
functionality of the apartments.  
 

241. The recommendation by Council’s External Urban Designer to delete bedrooms from 
apartment types B and C to facilitate movement for at least 6 occupants will not be adopted 
given compliance with BADS.  
 
Off-site amenity 
 

242. Having regard to amenity impacts on nearby existing residences, policy within clause 22.05 
acknowledges that in order to maintain the viability of industrial and business areas, 
residences which abut business areas should not have unrealistic expectations of the level of 
amenity which can be achieved, however as the development in effect proposes a full 
redevelopment of the site, the development should be respectful of its surrounding context.  
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Setbacks and visual bulk 
 

243. The proposed development would be visible from various points and as outlined earlier within 
this report, the proposed height of seven-storeys of Building A is not supported. Whilst this is 
the case, it cannot be argued that the building would impose unreasonable visual bulk or 
mass to surrounding secluded areas of private open spaces given the upper level setbacks 
proposed.  

 
244. Building A, to the west whilst developed to the shared boundary at the ground and first floors 

would be separated by the existing laneway and would be setback a minimum distance of 
11.91m at the upper levels as shown in Figure 25.  

 

 
 

Figure 25: South side of Building B and Section CC (South-north) of Building A 

 
245. Building B would provide a separation distance of 6m from property No. 36 Egremont Street 

along the full length of Townhouse 5 (i.e. length of 12.48m), before setting back to 9m at the 
second floor and providing a minimum setback of 10.2m at the second through to the fourth 
floors as per the following figure:  
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Figure 26: Western elevation of Building B  
 

246. The walls at the second floor beyond Townhouse 5 and 6 would have a greater separation 
distance from property No. 36 Egremont Street in the order of 11.27m (with the exception of 
second floor balconies associated with Townhouse 1 to 4 that will encroach into this 
setback). The section at Figure 27 below identifies the setbacks as measured to the title 
boundary to the south of Building B that has a kink due to the short length of laneway that 
extends west of the principal laneway.  
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Figure 27: Sectional drawing (west-east) of Building B 

 
247. The setbacks combined with the articulation of these elevations are considered to ameliorate 

any concerns in relation to visual mass and provide generous separation distances form 
surrounding secluded areas of private open space.    

 
Daylight to windows 

 
248. The proposal has responded to the surrounding context by providing generous upper level 

setbacks to the west of Building A and south of Building B, thereby ensuring that there is no 
impact on the daylight received of east-facing habitable room windows associated with 
dwellings fronting onto Egremont Street. Using Standard B19 at Clause 55.04-3 (Daylight to 
existing windows) of the Scheme as a guide (noting that this is not applicable to this 
development) would also indicate that compliance with this objective and standard is 
achieved (i.e. the upper walls of Building A have a separation distance in excess of 12.3m or 
50% of the total height of walls). 
 

249. Property No. 36 Egremont Street has a north facing window that is with a first floor bedroom 
towards the rear. The walls associated with Building B, where located opposite this window 
(whilst at the first floor) has a separation distance of 6m at the ground floor, 8.7m at the first 
floor and 11.27m at the second floor and above, and similarly to Building A, achieves 
compliance with Standard B19 at Clause 55.04-3 of the Scheme (noting again that this is not 
applicable).  
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Overlooking 
 
250. The proposed development has been designed to limit unreasonable overlooking to adjacent 

sensitive interfaces, with the closest dwelling located on the west side of the laneway, 
namely property No’s 18, 20, 22, 24, 28, 30, 32, 34 and 36 Egremont Street. Whilst not 
applicable to developments within the C1Z, it can be observed that the 9m overlooking radius 
as specified in Clause 55 of Rescode will be achieved through all levels of the western 
elevation of Building A and southern elevation of Building B. For clarity, a condition will 
require clearances of habitable room windows and balconies / terraces to be annotated on 
the plans ensuring a minimum 9m clearance from the secluded areas of private open spaces 
associated with these dwellings and where these don’t meet the separation distance to 
provide adequate screening in accordance with the standard at Clause 55.04-6 (Overlooking 
objective) of the Scheme i.e. to either.  

(a) Have sill heights of at least 1.7 metres above floor level; 

(b) Have fixed, obscure glazing in any part of the window below 1.7 metre above floor 
level; and 

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

 
Overshadowing 

 
251. The shadow plans provide a clear analysis of each site and identify that of the nine 

properties identified to be located on the west side of the laneway within the above 
paragraph, seven of those will be impacted by the additional shadows cast in the morning at 
9am at the time of Equinox – September  (i.e. as show at Figure 25). The shadows, being the 
only additional shadowing to sensitive residential areas, and limited to that one hour in the 
morning, are considered to be reasonable.  

 

 
 

Figure 28: Shadows at 9am – Equinox – September 23rd 
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252. Shadows through the remainder of the day at the Equinox (September 23rd) would remain 
unaffected. More specifically, by 10am there will be no additional shadow cast into these 
areas and the deletion of one level will further reduce the shadow impact cast.  
 

 
 

Figure 29: Shadows at 10am – Equinox – September 23rd 

 
253. The permit applicant provided further shadow diagrams in response to Council’s External 

Urban Designers comments relating to potential shadow impacts on the solar panels / 
photovoltaics of surrounding properties. The following figure is the 9am shadow that clearly 
identifies the locations of surrounding solar panels and demonstrates that the shadow at 9am 
(at the Equinox) , being the worst case scenario, will not extend to cast a shadow across the 
identified solar panels.  

 

 
 

Figure 26: Shadows at 9am – Equinox – September 23rd (solar panels) 
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Noise 
 

254. Policy at Clause 22.05 of the Scheme seeks to ensure new commercial development is 
adequately managed having regard to its proximity to residential uses. In this instance, the 
proposed commercial uses at the ground and first levels do not require a planning permit, 
however these areas will be located directly adjacent and opposite dwellings. Whilst the lack 
of planning permission required for the commercial uses inhibits the capacity for Council to 
control hours of operation and employee/patron numbers, it is considered that conditions 
requiring an updated acoustic report in accordance with the requirements outlined earlier, in 
addition with a further condition ensuring that the development must comply at all times with 
the State Environment Protection Policy – Control of Music Noise from Public Premises 
(SEPP N-2) will assist in ameliorating any noise related issues to both existing and future 
dwellings, both within the subject site and those surrounding.  
 

255. It is considered that the residential facet to the proposal is unlikely to result in unacceptable 
noise emissions to the nearby properties given the nature of residential use generally not 
creating significant noise levels.  

 
256. The location of services/plant equipment on the roof is acceptable. As stipulated earlier, a 

condition would require that the noise and emissions from plant equipment must comply at all 
times with the State Environment Protection Policy – Control of Noise from Commerce, 
Industry and Trade (SEPP N1). 

 
Wind 

 
257. A Wind Impact Statement dated 24 May 2019 and authored by Vipac was undertaken as part 

of the proposal. This was peer reviewed by MEL consultants who responded with comments 
in support of the findings within the report. Their advice has been attached to this report.  
   
 
Equitable development 

 
258. The Scheme aims to facilitate equitable development opportunities for neighbouring 

properties within the context of the site's location and that of adjoining properties. In this 
instance, the site has direct abuttal with two properties, the first being the single-storey 
commercial building addressed to Best Street, namely property No. 25, and the double-
storey dwelling at property No. 36 Egremont Street.  
 

259. With regard to that facing Best Street, Building A’s southern elevation from east to west, has 
a hard-edge, double-storey wall, before increasing to five-storeys and down to two storeys 
where opposite the open space of this adjoining commercial building. The five-storey wall, 
measuring a length of 11.6m will be constructed opposite the roof of the adjoining building, 
terminating at the western edge of this building’s envelope before proceeding at two-storeys 
for the remainder of the length of the boundary. The setback adopted to Building A at the 
second floor and above, where opposite this adjoining sites’ open space is 3.75m.  
 

260. The adjoining site is a narrow allotment and if this were to be developed, the likelihood of 
boundary-to-boundary construction is far greater than the adoption of setbacks, particularly 
from the shared boundaries. Further if the southern site was to be consolidated with the 
southern adjoining properties to facilitate a bigger building, opportunity to mimic the setbacks 
adopted in this instance is provided. As such, it is considered that the proposal would not 
constrain the future development of the adjoining southern site to Building A.    
 

261. The adoption of a setback at the south-west corner of the office as recommended by 
Council’s External Urban Designer will also further assist in softening the presentation and 
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visual mass of the southern wall of Building A from the open space of the adjoining southern 
site.  
 

262. The minimum setback adopted to the south of Building B is 6m as measured from the 
northern boundary of property No. 36 Egremont Street. Whilst the equitable development 
opportunities are not applicable to this side, the 6m setback, and subsequent creation of a 
new laneway will ensure a generous clearance from this dwelling that is zoned 
Neighbourhood Residential, with any future development of this site, subject to the provisions 
of ResCode, and hence, setback requirements.  
 
Parking layout, traffic and bicycle parking 

 
         Traffic and car parking reduction 
 
263. In relation to traffic considerations, this area has strong strategic justification to support 

buildings of this scale, along with associated car parking reductions. Given the tram route 
along St Georges Road (providing access to the Brunswick Street MAC and CBD), bus 
routes serving Melbourne University and Rushall and Clifton Hill Train Stations, including the 
Clifton Hill transport interchange via East Brunswick to Moonee Ponds and Rushall Train 
Station, the site is ideally located to take advantage of multiple modes of existing public 
transport infrastructure within the immediate vicinity. 
 

264. Encouraging the use of public transport as well as walking and cycling as modes of transport 
is central to Council’s policy objectives relating to sustainable transport. Forcing 
developments to provide additional parking, as set out in the Scheme, will not provide any 
encouragement towards achieving the objectives of sustainable transport that are outlined in 
clauses 18.02 and 21.06 of the Scheme. 

 
265. The reduced rate of on-site car parking will mean a reduced impact on traffic within the 

surrounding street network, which is considered a positive outcome in an area that is already 
experiencing traffic and parking congestion. Further Council’s traffic engineers are supportive 
of the reduction in the parking rate associated.  
 

266. Objectors have raised concerns that the on-site parking provision may increase pressure on 
existing on-street car parking. However, the development will not be eligible for on-street 
staff, visitor or residential parking permits which minimise the impact the development will 
have on existing on-street car spaces. Further, given the proximity of the site to public 
transport and one hour on-street car parking restrictions, it is considered unlikely that staff 
would drive to work as they would be aware of these restrictions. 

 
267. Further given that the supermarket associated bottle shop, is a replacement of an existing 

supermarket and bottle shop, it is considered likely that a large proportion of customers will 
be locals and that any visitors will be in the area for more than one purpose and will be short 
term stays. 
 
Parking layout/access 

 
268. The layout of the basement car park and loading bay accessed from Scotchmer Street were 

assessed by Council Engineers, who whilst generally supportive of the design, required 
further information to ensure that the layout of these areas are efficient and functional. In 
response to their comments, the permit applicant, in their package of material forming the 
“Without Prejudice” plans responded to the recommendations by Council’s Engineer. These 
plans were further reviewed by Council’s Engineer who confirmed that all items relating to 
the vehicle crossing, accessible parking spaces, clearances to walls, ramp grades, on-site 
loading docks, headroom clearances within the basement car park and provision of swept 
path diagrams (to name a few of those items) have been satisfactorily addressed within the 
“Without Prejudice” plans (as identified in the table within the referral attachments).  
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269. With this in mind, a condition will require any updated plans to be consistent with the 

“Without Prejudice” plans that include this detail outlined.   
 
270. In addition, a number of standard further conditions and notes were outlined by Council 

Engineers. These include matters relating to protection of Council’s assets, including 
adjustments to assets, laneway discontinuance and reconfiguration. All of these issues can 
be required by way of conditions or notes, should a permit be granted. 

 
Bicycle parking 
 

271. The development proposes a total of 138 bicycle spaces, with all of these located securely 
on site. The number of spaces exceeds Council’s best-practice standard of one space per 
dwelling. The number, location and design of the bicycle spaces are supported and comply 
with Clauses 18.02-1S and 21.06 of the Scheme. Council’s Transport Planning Officer 
reviewed the “Without Prejudice” plans and provided further comments, suggesting that at 
least 48 visitor spaces be provided externally to the site, and the EV charging points are 
provided for vehicles. The provision of a public realm benefits plans will provide Council with 
the added benefit of reviewing and revisiting the number of bicycle spaces requested 
externally. A condition will require the plans to show EV charging points for vehicles.   

 
Other matters  
 

272. The planning application details show signage to the east of Building A that was not formally 
applied for under the provisions of the Scheme. A condition will address the removal of this 
sign.  
 

273. Conditions will require the S57A amended plans (i.e. being the “decision plans”) to be 
updated to be consistent in their detailing of the layouts of dwellings and basement car 
parking arrangements as per the “Without Prejudice” plans given that these address 
Council’s Engineers recommendations and demonstrate compliance with BADS.  
 

274. A condition will require all existing surrounding street trees to be shown on the plans. A 
further condition will require a tree management plan to be prepared and identify all 
measures to ensure the protection of surrounding street trees during the construction phase.  
 

275. The building at No. 31 – 33 Best Street, Fitzroy North formerly is identified as the “J Fisher 
and Co.” motor engineers workshop (constructed in 1926). The buildings’ previous use as a 
motor engineers’ workshop gives rise to this portion of the site, and more broadly the entire 
site, having some form of contamination.  Being guided by the Potentially Contaminated 
Land Practice Note of the former use, it is considered that the motor engineers’ workshop is 
considered “high risk”.  
  

276. Given that: 

(a) the extent of “high risk” activities and exact length of time undertaken on the land is not 
definitively known; 

(b) that the dwellings (including all living areas) are largely contained at first floor; and 

(c) that the plans indicate a significant amount of excavation; 

it is considered more relevant to require that a site assessment be undertaken by a suitably 
qualified professional to determine whether an environmental audit is required for the site. 
Associated conditions will ensure that should it be determined that an environmental audit is 
not required, any other recommendations of the report must be met; alternatively, should it 
be determined that an environmental audit is required, this be undertaken prior to the 
commencement or construction and the standard requirements of environmental audit are 
met. 
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Objector concerns 

277. The majority of the issues which have been raised by the objectors have been addressed 
within this report, the following section provides a recap of the issues raised by objectors. 

(a) The discontinuance and acquisition of the laneway to facilitate the development should 
not be supported.   

(i) As detailed earlier, the discontinuance and acquisition of the laneway is dealt with 
through a separate process.   

(b) Demolition of heritage elements / buildings.  

(i) The extent of demolition of heritage buildings is supported. Council’s Heritage 
Advisor has also expressed support for this aspect of the proposal.  

(c) Design and built form (including out of character, heritage, excessive height, bulk and 
scale and inappropriate materials and finishes): 

(i) the design and built form in relation to character, heritage, height and bulk has 
been discussed at length within the ‘Assessment’ section of this report. A 
condition will require the deletion of one level that will reduce the height of the 
building. The materials and finishes are modern and will provide a clearly 
distinguishable building from surrounding heritage fabric, complying with heritage 
policy; 

(d) Overdevelopment of the site: 

(i) The subject site is capable of adopting a building of this scale and yield.  

(e) Off-site amenity impacts (including overlooking, overshadowing, loss of daylight, loss of 
views, impacts on skyline). 

(i) Off-site amenity impacts have been discussed at paragraphs 250 to 270. Loss of 
views and / or impacts on the skyline are not planning considerations.  

 
(f) Increase in noise (traffic, people, mechanical plant equipment, loading and unloading 

etc.). 
 
(i) These matters have been discussed at paragraphs 142 to 150 and 262 to 264 of 

this report. The unloading bay to Scotchmer Street is to Council’s Engineers’ 
satisfaction.  

(g) Poor internal amenity in terms of lack of diversity of dwelling type and density: 

(i) Internal amenity has been discussed at paragraphs 207 to 249. The proposal 
provides up to 22 types of layouts, with a combination of one, two and three 
bedroom apartments, including townhouses; 

(h) Car parking, traffic and access, including lack of car parking on site, increased traffic, 
waste management issues: 

(i) These matters have been discussed in detail within paragraphs ### to ### of this 
report. A Waste Management Plan (WMP) authored by Leigh Design and dated 
19 December 2018 was provided and reviewed by Council’s Services Contracts 
Coordinator. This report was found to be satisfactory. However, as Condition 1 
will require updated plans, a condition will require an updated WMP that makes 
reference to the updated plans required at Condition 1; 

(i) Other (including setting a precedence, no community benefit, reduction in property 
values, impacts during construction, pressure on existing infrastructure and resources 
as a result of increased density): 
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(i)  Precedence and devaluation of property are not planning considerations. In terms 
of pressure on surrounding infrastructure and resources, the subject site is 
located in an inner city, zoned C1 and located in a NAC where there is significant 
policy support and direction in favour of a development of this scale; and 

(ii) While impacts during the construction phase are not able to be directly addressed 
through the requirements of the Planning Scheme, a condition of permit for a 
Construction Management Plan would be included to assist with minimising 
disruption to the area.  

Conclusion 

278. The proposal, subject to the conditions recommended throughout this report, is considered to 
achieve an acceptable planning outcome that demonstrates clear compliance with the 
relevant council policies, and approval of the development is recommended.  

 
 

RECOMMENDATION 
 
That having considered all objections and relevant planning policies, Council resolves to issue a 
Notice of Decision to Grant a Planning Permit PLN17/0618 for the  Partial demolition for the use 
and development of the land for the construction of a mixed use building (inclusive of dwelling use), 
sale of packaged liquor (associated with the bottle shop) and a reduction in car parking 
requirement at 27 – 45 Best Street and 102 – 114 Scotchmer Street, North Fitzroy subject to the 
following conditions: 
 
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 this permit. The plans must be drawn to 
scale with dimensions and three copies must be provided. The plans must be generally in 
accordance with the decision plans (plans prepared by Jackson Clements Burrows Architects 
and received by Council on 24 May 2019) but modified to:  

 
 (a) Include all detail pertaining to the basement car parking areas and dwellings /   
  apartments and townhouses as detailed in the “Without Prejudice” plans received  
  by Council on 15 January 2020, and emailed sections received by Council on 05 March 
  2020.  
   
  But further modified to show:  
 
 (b) The deletion of the third floor from the tower element facing Best Street and a   
  consequent reduction in the overall building height (i.e. a maximum of six storeys); 

 (c) The communal open space area shrunken to meet the minimum area required by  
  Clause 58.03-2 (Communal Open Space objective - Standard D7) of the Yarra Planning 
  Scheme as a result of the condition above; 

 (d) The south-west corner of the ancillary office at the first floor of the building facing Best  
  Street setback 3m from the western boundary, to allow for the provision of windows and 
  screened in accordance with the provision at Condition 1(g); 

 (e) The lobby to the west of the lift facing Egremont Street widened to 2.1m; 

 (f) The deletion of the sign at the north-east corner facing Best Street; 

 (g) All separation distances / dimensions between upper floor west and south-facing   
  balconies and terraces of apartments including habitable room windows to either be  
  shown with a minimum 9m separation distance annotated from the secluded private  
  open spaces of surrounding existing dwellings / or habitable room windows or screened 
  in accordance with  the standard at Clause 55.04-6 (Overlooking objective) of the  
  Scheme; 
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 (h) All storage volumes associated with the dwellings to be shown clearly on the plans in  
  accordance with Clause 58.05-4 (storage objective) of the Yarra Planning Scheme; 

 (i) Provision of EV charging points for vehicles in the basement car park; 

 (j) All street trees identified; 

 (k) Where relevant, any requirements of plans / information endorsed under conditions of  
  this permit, the Acoustic report (Condition 15), the Sustainable Management Plan report 
  (condition 20), the Waste Management Plan (condition 22), the Wind Impact   
  Statement (Condition 25) Landscaping Plan (Condition 27), and the Green Travel Plan  
  (condition 42); and  

 (l) An updated schedule of all external materials and finishes (including materials samples, 
  colours and coloured elevations/perspectives). The schedule must show the materials,  
  colour, finish and application methods (where relevant) of all external walls, roof,   
  fascias, window frames, glazing types, cladding, doors and fences, including any   
  materials that make a positive contributions to the building’s energy performance.  
  Timber is not to be used where this is exposed to weathering.  

2. The development as shown on the endorsed plans must not be altered (unless the Yarra 
Planning Scheme specifies that a permit is not required) without the prior written consent of 
the Responsible Authority. 
 

3. Any damage to road(s) and footpath(s) or other Council infrastructure as a result of the 
development must be reinstated to the satisfaction of the Responsible Authority. 
 

Discontinuance of laneway 
 
4. This permit does not come into effect until all areas of the public laneway that the 

development is to be developed on are formally discontinued under the provisions of 
the Local Government Act 1989; and formally privately owned and associated with 
instruments of title forming the address of this planning permit.  

 
New Laneway 
 
5. Before the building is occupied, or by such later date as approved in writing by the 

Responsible Authority, the new laneway formation must be constructed at no cost to the 
Responsible Authority and to the satisfaction of the Responsible Authority. 
 

Environmental Audit  
 
6. Before the construction of the development authorised by this permit commences, an 

assessment of the land to the satisfaction of the Responsible Authority must be submitted to 
and approved by the Responsible Authority.  The assessment must be prepared by 
an environmental professional with suitable qualifications to the satisfaction of the 
Responsible Authority and must include:  

(a) a description of previous land uses and activities on the land; 

(b) an assessment of the level, nature and distribution of any contamination within, or in 
close proximity to, the land; 

(c) details of any provisions, recommendations and requirements (including but not limited 
to, clean up, construction, ongoing maintenance or monitoring) required to effectively 
address and manage any contamination within the land; and 

(d) recommendations as to whether the land is suitable for the use for which the land is 
proposed to be developed and whether an Environmental Auditor should be appointed 
under section 53S of the Environment Protection Act 1970 (EP Act) to undertake an 
Environmental Audit in accordance with the provisions of the EP Act. 
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7. If the assessment required by condition 6 does not result in a recommendation that an 
Environmental Auditor be appointed under section 53S of the EP Act to undertake an 
Environmental Audit in accordance with the provisions of the EP Act, all provisions, 
recommendations and requirements of the assessment must be implemented and complied 
with to the satisfaction of the Responsible Authority. 
 

8. If the assessment required by condition 6 results in a recommendation that an Environmental 
Auditor be appointed under section 53S of the EP Act to undertake an Environmental Audit in 
accordance with the provisions of the EP Act, before the construction of the development 
authorised by this permit commences, the Environmental Auditor appointed under section 
53S of the EP Act must undertake an Environmental Audit in accordance with the provisions 
of the EP Act and issue: 

 (a) a Certificate of Environmental Audit for the land in accordance with section 53Y of the  
  EP Act (Certificate); or  

 (b) a Statement of Environmental Audit for the land in accordance with section 53Z of the  
  EP Act (Statement), 

 and the Certificate or Statement must be provided to the Responsible Authority. 

9. If, pursuant to condition 6, a Statement is issued: 

 (a) the development authorised by this permit must not be undertaken unless the   
  Statement clearly states that the land is suitable for the sensitive use for which the land 
  is being developed; 

 (b) the development authorised by this permit must not be undertaken until compliance is  
  achieved with the terms and conditions that the Statement states must be complied with 
  before the development commences (pre-commencement conditions); 

 (c) before the construction of the development authorised by this permit commences, a  
  letter prepared by the Environmental Auditor appointed under section 53S of the EP Act 
  which states that the pre-commencement conditions have been complied with must be  
  submitted to the responsible authority; and 

 (d) if any term or condition of the Statement requires any ongoing maintenance or   
  monitoring, the owner of the land (or another person in anticipation of becoming the  
  owner of the land) must enter into an agreement with the Responsible Authority   
  pursuant to section 173 of the Planning and Environment Act 1987 (Agreement). The  
  Agreement must: 

(i) provide for the undertaking of the ongoing maintenance and monitoring as 
required by the Statement; and 

  (ii) be executed before the sensitive use for which the land is being developed   
   commences; and 

  (iii)    the owner of the land, or other person in anticipation of becoming the owner, must 
   pay all costs and expenses (including legal expenses) of, and incidental to, the  
   Agreement (including those incurred by the Responsible Authority). 

 
Sale of Packaged Liquor (Bottle Shop) 
 
10. The sale of liquor as shown on the endorsed plans must not be altered (unless the Yarra 

Planning Scheme specifies that a permit is not required) without the prior written consent of 
the Responsible Authority. 
 

11. Except with the prior written consent of the Responsible Authority, the use of the land for the 
sale of liquor may only occur between 7.00am – 11:00pm, seven days a week. 
 

12. The amenity of the area must not be detrimentally affected by the use, including through: 

http://www.austlii.edu.au/au/legis/vic/consol_act/paea1987254/
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(a) the transport of materials, goods or commodities to or from land; 

(b) the appearance of any buildings, works or materials; 

(c) the emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam, 
soot, ash, dust, waste water, waste products, grit or oil, or 

(d) the presence of vermin. 

to the satisfaction of the Responsible Authority. 

 
13. Except with the prior written consent of the Responsible Authority, delivery and collection of 

goods to and from the land may only occur between 7am and 10pm on any day. 
 
Façade Strategy and Materials and Finishes Plan 
 
14. In conjunction with the submission of development plans under Condition 1, a Façade 

Strategy and Materials and Finishes Plan to the satisfaction of the Responsible Authority 
must be submitted to and be approved by the Responsible Authority.  When approved, the 
Façade Strategy and Materials and Finishes Plan will be endorsed and will then form part of 
this permit.  This must detail:  

(a) Detailed drawings demonstrating the retention of walls of heritage buildings to scale of 
1:20 or 1:50 illustrating typical podium details, entries and doors, and utilities and 
typical facade details for all heritage buildings;  

(b) The existing facades of all heritage buildings including roof and return walls as shown in 
the decision plans received by Council 24 May 2019, including sections to show the 
thickness of architectural elements and information about how the façade(s) will be 
maintained, including any vegetation;  

(c) The proposed reconstruction, restoration or works of existing façades, and return walls, 
with notations clearly outlining any changes from existing conditions or use of new 
materials with regard to heritage buildings;  

(d) section drawings to demonstrate façade systems, including fixing details and joints 
between materials or changes in form; and  

(e) a sample board and coloured drawings outlining colours, materials and finishes of every 
façade portion. Timber is not to be used where this is exposed to weathering. 

 
 
Acoustic Report  
 
15. Concurrent with the plans required by Condition 1, an amended Acoustic Report to the 

satisfaction of the Responsible Authority must be submitted to and approved by the 
Responsible Authority. When approved, the amended Acoustic Report will be endorsed and 
will form part of this permit. The amended Acoustic Report must be generally in accordance 
with the Acoustic Report prepared by AECOM and dated 12 December 2018, but updated to 
include / demonstrate (or otherwise agreed to by the Responsible Authority):  

(a) Details in relation to the sensitive receivers of some of the commercial properties to the 
north of Scotchmer Street; 

(b) Facade details conducted at the façade of the building to determine compliance with 
the State Environmental Protection Policy (Control of Noise from Commerce, Industry 
and Trade) No. N-1 (SEPP N-1) with regard to background noise levels between the 
supermarket and dwellings; 

(c) Compliance with SEPP N-1 relating to delivery truck noise; 

(d) The loudest hours of the day and night periods to not exceed targets of 45 dBA Leq, 1 
hour in the living rooms and 40 dBA Leq, 1 hour in bedrooms between 10pm and 7am; 
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(e) Full façade specifications for windows and lightweight non-vision elements; 

(f) Rw ratings for any loading dock or car park entrance gates that require acoustic 
performance; 

(g) Acoustic ratings and recommended construction for building elements required to 
control noise from the loading dock, supermarket (including BOH), café and the like; 
and 

(h) Sufficient information for any vibration isolation required on the project to ensure that 
the building / developer can make appropriate height and structural allowances for the 
necessary works.  

16. Within 3 months of the full occupation of the building, a supplementary Acoustic Report to the 
satisfaction of the Responsible Authority must be prepared by a suitably qualified acoustic 
engineer that confirms that all measures endorsed as part of the Acoustic Report required at 
Condition 5 have been implemented. The acoustic report must be submitted to and approved 
by the Responsible Authority.  When approved, the Acoustic Report will be endorsed and will 
form part of this permit.  
 

17. The provisions, recommendations and requirements of the endorsed Acoustic Report(s) must 
be implemented and complied with to the satisfaction of the Responsible Authority. 

 
18. The development must comply at all times with the State Environment Protection Policy — 

Control of Noise from Commerce, Industry and Trade (SEPP N-1). 
 

19. The development must comply at all times with the State Environment Protection Policy — 
Control of Music Noise from Public Premises (SEPP N-2). 

 
Sustainable Management Plan (SMP) 
 
20. Concurrent with the plans required by Condition 1, an amended SMP to the satisfaction of the 

Responsible Authority must be submitted to and approved by the Responsible Authority. 
When approved, the amended SMP will be endorsed and will form part of this permit.  

The amended SMP must be generally in accordance with the SMP  prepared by GIW 
Environmental Solutions and dated 19 December 2018, but updated to demonstrate / include  
the following information:  

(a) A minimum of 4 additional apartments modelled for daylight at varying locations in the 
building including Apartment 5.07 (or 4.07 as a result of the deletion of one level); 

(b) JV3 model or equivalent to demonstrate how the 10% improvement will be achieved; 

(c) Details as to all methods of the servicing of the HVAC for the retail component; 

(d) Details of all methods of irrigation and maintenance of vegetation; 

(e) A statement demonstrating how the design contributes to reduction in urban heat; 

(f) Recycled content in concrete; 

(g) Include pipes, cabling, flooring that do not contain PVC or meeting best practice 
guidelines for PVC; 

(h) Additional EV charging stations; 

(i) Provision of organics collections service rather than food digestor; 

(h) An accredited head contractor; and 

(i) Written confirmation than an Environmental Management Plan will be developed by the 
building contractor to monitor and control activities undertaken during construction. 
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21. The provisions, recommendations and requirements of the endorsed Sustainable 
Management Plan must be implemented and complied with to the satisfaction of the 
Responsible Authority. 

 
Waste Management Plan  

22. Concurrent with the plans required by Condition 1, an amended waste management plan to 
the satisfaction of the Responsible Authority must be submitted to and approved by the 
Responsible Authority.  When approved, the amended waste management plan will be 
endorsed and will form part of this permit.  The amended waste management plan must be 
generally in accordance with the waste management plan prepared by Leigh Design and 
dated 19 December 2018, but modified to include: 

(a) Reference to a part five and part six storey building; and 

(b) Reference to organic waste collection. 

23. The provisions, recommendations and requirements of the endorsed Waste Management 
Plan must be implemented and complied with to the satisfaction of the Responsible Authority. 

24. The collection of waste from the site must be by private collection, unless with the prior 
written consent of the Responsible Authority. 

 
Wind Impact Statement 

25. Concurrent with the plans required by Condition 1, an amended Wind Impact Statement to 
the satisfaction of the Responsible Authority must be submitted to and approved by the 
Responsible Authority.  When approved, the amended Wind Impact Statement will be 
endorsed and will form part of this permit.  The amended Wind Impact Statement must be 
generally in accordance with the Wind Impact Statement prepared by Vipac Engineers and 
Scientists and dated 19 December 2018, but modified to include: 

(c) Reference to a part five and part six storey building.  

26. The provisions, recommendations and requirements of the endorsed Wind Assessment 
Report must be implemented and complied with to the satisfaction of the Responsible 
Authority. 

Landscaping Plan 

27. Concurrent with the plans required by Condition 1, an amended Landscape Plan to the 
satisfaction of the Responsible Authority must be submitted to and approved by the 
Responsible Authority.  When approved, the amended Landscape Plan will be endorsed and 
will form part of this permit.  The amended Landscape Plan must be generally in accordance 
with the Landscape Plan prepared by Eckersley Garden Architecture and received by Council 
06 March 2019, but modified to include: 

 
(a) A plant schedule with botanical name, common name, mature height, and spread, 

installation size, planting spacing’s, locations and quantities; 

(b) A legend containing key features and materials; 

(c) Proposed levels including top of walls; 

(d) Details of any raised planter beds including height, width and materials; 

(e) Information on irrigation and drainage systems;  

(f) Notes on the maintenance schedule, tasks and maintenance period including all 
maintenance measures associated with green walls; and 

(g) The following specific details for the vegetable garden / green walls / design:  

(i) The type of mulch layer proposed (something that won’t blow away); 
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(ii) Growing media – suitable for roof top gardens; 

(iii) Filter media; 

(iv) Irrigation method / stormwater inlet; 

(v) Drainage system; and 

(vi) Root barrier / water proofing layer. 

28. Before the building is occupied, or by such later date as approved in writing by the 
Responsible Authority, the landscaping works shown on the endorsed Landscape Plan must 
be carried out and completed to the satisfaction of the Responsible Authority.  The 
landscaping shown on the endorsed Landscape Plan must be maintained by: 

(a) implementing and complying with the provisions, recommendations and requirements 
of the endorsed Landscape Plan; 

(b) not using the areas set aside on the endorsed Landscape Plan for landscaping for any 
other purpose; and 

(c) replacing any dead, diseased, dying or damaged plants, 

to the satisfaction of the Responsible Authority. 

 
Tree Management Plan  
 
29. Before the development commences, a Tree Management Plan to the satisfaction of the 

Responsible Authority must be prepared by a suitably qualified Arborist and must be 
submitted to and approved by the Responsible Authority.  When approved the Tree 
Management Plan will be endorsed and will form part of this permit.  The Tree Management 
Plan must make recommendations for: 

(a) the protection of trees adjacent and opposite to the development site along Best, 
Scotchmer and Egremont Streets: 

(i) pre-construction;  

(ii) during construction; and  

(iii) post construction  

(b) the provision of any barriers;  

(c) any pruning necessary; and  

(d) watering and maintenance regimes,  

 to the satisfaction of the Responsible Authority.  

 
 
30. The provisions, recommendations and requirements of the endorsed Tree Management Plan 

must be complied with and implemented to the satisfaction of the Responsible Authority. 
 
Street Tree(s) 
 
31. Before the development commences, the permit holder must provide an Asset Protection 

Bond to the satisfaction of the Responsible Authority for the surrounding street trees adjacent 
and opposite to the subject site along Best, Scotchmer and Egremont Streets. The security 
bond:  

(a) must be provided in a manner, and on terms, to the satisfaction of the Responsible 
Authority; 

(b) may be held by the Responsible Authority until the works are completed to the 
satisfaction of the Responsible Authority; and 
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(c) in accordance with the requirements of this permit; or 

(d) otherwise to the satisfaction of the Responsible Authority. 

 
Public Realm Plan(s) / Works / Road Infrastructure  
 
32. Prior to the demolition of any building(s) or by such later date as is approved by the 

Responsible Authority, a Public Realm Works plan must be submitted to and approved by the 
Responsible Authority.  When approved, the plan will be endorsed and will then form part of 
the permit.  The Public Realm Works plan must show the works associated with all 
pedestrian footpaths, vehicle and bicycle spaces, crossings, roads, drainage, infrastructure 
works and connections and also associated landscaping (external to the building / 
development site, and include a tree management plan with regard to the protection of 
surrounding existing trees), including works associated with the new laneway as agreed to 
with the Responsible Authority and ensure an integrated urban design outcome is achieved 
with the surrounding context.   

 
33. Before the building is occupied, or by such later date as approved in writing by the 

Responsible Authority, any redundant vehicular crossing must be demolished and re-instated 
as standard footpath and kerb and channel: 
 
(a) at the permit holder's cost; and  
(b) to the satisfaction of the Responsible Authority. 
 

34. Before the building is occupied, or by such later date as approved in writing by the 
Responsible Authority, all building works and connections for underground utility services 
outside the building’s frontage must be constructed:   
 
(a) at the permit holder's cost; and  
(b) to the satisfaction of the Responsible Authority. 

 
35. Before the building is occupied, or by such later date as approved in writing by the 

Responsible Authority, all public infrastructure, including re-sheeting of the footpath for the 
entire width / length of the property must be pursued: 
 
(a) at the permit holder's cost; and  
(b) to the satisfaction of the Responsible Authority. 

 
36. Before the building is occupied, or by such later date as approved in writing by the 

Responsible Authority the relocation of any service poles, structures or pits necessary to 
facilitate the development must be undertaken: 
 
(a) at the permit holder's cost; and 
(b) to the satisfaction of the Responsible Authority.  

 
Car parking 
 
37. Before the building is occupied, or by such later date as approved in writing by the 

Responsible Authority, the area set aside on the endorsed plans for the car parking spaces, 
access lanes, driveways and associated works must be: 
 
(a) constructed and available for use in accordance with the endorsed plans; 
(b) formed to such levels and drained so that they can be used in accordance with the 

endorsed plans; 
(c) treated with an all-weather seal or some other durable surface; and 
(d) line-marked or provided with some adequate means of showing the car parking spaces;  
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to the satisfaction of the Responsible Authority. 
 
38. Except with the prior written consent of the Responsible Authority, no less than 126 car 

spaces must be provided on the site at all times for staff and hotel guests.  
 

Transport for Victoria’s Condition 39 
 

39. The permit holder must take all reasonable steps to ensure that disruption to tram operation 
along St Georges Road is kept to a minimum during the construction of the development. 
Foreseen disruptions to tram operations during construction and mitigation measures must 
be communicated to Yarra Trams and the Department of Transport (DoT) eight (8) weeks 
prior. The permit holder must notify DoT by either calling 1800 800 007 or email 
customerservice@ptv.vic.gov.au.  

 
Loading on Site 

 
40. The loading and unloading of vehicles and the delivery of goods to and from the land must be 

conducted entirely within the land to the satisfaction of the Responsible Authority. 
 
Bicycle parking 

 
41. Except with the prior written consent of the Responsible Authority, no less than 138 bicycle 

spaces must be provided on the site at all times.  
 
Green Travel Plan 
 
42. Concurrent with the Condition 1 plans, a Green Travel Plan to the satisfaction of the 

Responsible Authority must be submitted to and approved by the Responsible Authority.  
When approved, the Green Travel plan will be endorsed and will form part of this permit.  The 
Green Travel Plan must provide details in relation to the following:  

(a) the promotion of various public transport smartphone apps such as the Public Transport 
Victoria app and/or train or tram tracker; 

(b) a description of the location in the context of alternative modes of transport; 

(c) employee welcome packs (e.g. provision of Myki/transport ticketing); 

(d) the provision of real time passenger information displays for nearby stops within each 
lobby; 

(e) sustainable transport goals linked to measurable targets, performance indicators and 
monitoring timeframes;  

(f) a designated ‘manager’ or ‘champion’ responsible for coordination and implementation; 

(g) details of bicycle parking and bicycle routes; 

(h) details of GTP funding and management responsibilities;  

(i) the types of bicycle storage devices proposed to be used for employee and visitor 
spaces (i.e. hanging or floor mounted spaces); 

(j) the types of lockers proposed within the change-room facilities, with at least 50% of 
lockers providing hanging storage space;  

(k) security arrangements to access the employee bicycle storage spaces;  

(l) signage and wayfinding information for bicycle facilities and pedestrians pursuant to 
Australian Standard AS2890.3; 

(m) reference to a minimum 40A single phase electrical sub circuit should be installed to the 
car park areas for ‘EV readiness’; and 
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(n) provisions for the Green Travel Plan to be updated not less than every 5 years. 

43. The provisions, recommendations and requirements of the endorsed Green Travel Plan must 
be implemented and complied with to the satisfaction of the Responsible Authority. 

Lighting 

44. Before the building is occupied, or by such later date as approved in writing by the 
Responsible Authority, external lighting capable of illuminating access to the pedestrian and 
vehicular entrances and internal laneway must be provided on the subject site.  Lighting must 
be:  
 
(a) located; 
(b) directed; 
(c) shielded; and  
(d) of limited intensity 

 
to the satisfaction of the Responsible Authority. 

 
General 
 
45. Finished floor levels shown on the endorsed plans must not be altered or modified without the 

prior written consent of the Responsible Authority. 
 
46. As part of the ongoing progress and development of the site, Jackson Clements Burrows 

Architects,  or an architectural firm to the satisfaction of the Responsible Authority must be 
engaged to: 
 
(a) oversee design and construction of the development; and 
(b) ensure the design quality and appearance of the development is realised as shown in 

the endorsed plans or otherwise to the satisfaction of the Responsible Authority. 
 
47. Before the building is occupied, any wall located on a boundary facing public property must 

be treated with a graffiti proof finish to the satisfaction of the Responsible Authority. 
 
48. Before the building is occupied, or by such later date as approved in writing by the 

Responsible Authority, all new on-boundary walls must be cleaned and finished to the 
satisfaction of the Responsible Authority. 

 

49. All buildings and works must be maintained in good order and appearance to the satisfaction 
of the Responsible Authority. 
 

50. Before the development is occupied, or by such later date as approved in writing by the 
Responsible Authority, all screening and other measures to prevent overlooking as shown on 
the endorsed plans must be installed to the satisfaction of the Responsible Authority.  Once 
installed the screening and other measures must be maintained to the satisfaction of the 
Responsible Authority. 

 
51. All pipes, fixtures, fittings and vents servicing any building on the land must be concealed in 

service ducts or otherwise hidden from view to the satisfaction of the Responsible Authority. 
 

52. The amenity of the area must not be detrimentally affected by the use or development, 
including through: 

 
(a) the transport of materials, goods or commodities to or from land; 
(b) the appearance of any buildings, works or materials; 
(c) the emission of noise, artificial light, vibration, smell, fumes, smoke, vapour, steam, 

soot, ash, dust, waste water, waste products, grit or oil, or 
(d) the presence of vermin. 
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to the satisfaction of the Responsible Authority. 

 
Construction Management 
 
53. Before the use and development commences, a Construction Management Plan to the 

satisfaction of the Responsible Authority must be submitted to and approved by the 
Responsible Authority.  When approved, the plan will be endorsed and will form part of this 
permit.  The plan must provide for: 

(a) a pre-conditions survey (dilapidation report) of the land and all adjacent Council roads 
frontages and nearby road infrastructure; 

(b) works necessary to protect road and other infrastructure; 

(c) remediation of any damage to road and other infrastructure;  

(d) containment of dust, dirt and mud within the land and method and frequency of clean 
up procedures to prevent the accumulation of dust, dirt and mud outside the land, 

(e) facilities for vehicle washing, which must be located on the land; 

(f) the location of loading zones, site sheds, materials, cranes and crane/hoisting zones, 
gantries and any other construction related items or equipment to be located in any 
street; 

(g) site security; 

(h) management of any environmental hazards including, but not limited to,:  

(i) contaminated soil; 

(ii) materials and waste;  

(iii) dust;  

(iv) stormwater contamination from run-off and wash-waters;  

(v) sediment from the land on roads;  

(vi) washing of concrete trucks and other vehicles and machinery; and 

(vii) spillage from refuelling cranes and other vehicles and machinery; 

(i) the construction program; 

(j) preferred arrangements for trucks delivering to the land, including delivery and 
unloading points and expected duration and frequency; 

(k) parking facilities for construction workers; 

(l) measures to ensure that all work on the land will be carried out in accordance with the 
Construction Management Plan; 

(m) an outline of requests to occupy public footpaths or roads, or anticipated disruptions to 
local services;  

(n) an emergency contact that is available for 24 hours per day for residents and the 
Responsible Authority in the event of relevant queries or problems experienced;  

(o) the provision of a traffic management plan to comply with provisions of AS 1742.3-2002 
Manual of uniform traffic control devices - Part 3: Traffic control devices for works on 
roads; 

(p) a Noise and Vibration Management Plan showing methods to minimise noise and 
vibration impacts on nearby properties and to demonstrate compliance with Noise 
Control Guideline 12 for Construction (Publication 1254) as issued by the Environment 
Protection Authority in October 2008.  The Noise and Vibration Management Plan must 
be prepared to the satisfaction of the Responsible Authority.   
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In preparing the Noise and Vibration Management Plan, consideration must be given to: 

(i) using lower noise work practice and equipment; 

(ii) the suitability of the land for the use of an electric crane;  

(iii) silencing all mechanical plant by the best practical means using current 
technology;  

(iv) fitting pneumatic tools with an effective silencer; 

(v) other relevant considerations; and 

(q) any site-specific requirements. 

During the construction: 

(r) any stormwater discharged into the stormwater drainage system must be in compliance 
with Environment Protection Authority guidelines; 

(s) stormwater drainage system protection measures must be installed as required to 
ensure that no solid waste, sediment, sand, soil, clay or stones from the land enters the 
stormwater drainage system; 

(t) vehicle borne material must not accumulate on the roads abutting the land; 

(u) the cleaning of machinery and equipment must take place on the land and not on 
adjacent footpaths or roads; and 

(v) all litter (including items such as cement bags, food packaging and plastic strapping) 
must be disposed of responsibly. 

Construction Times 

54. Except with the prior written consent of the Responsible Authority, demolition or construction 
works must not be carried out:  

 
(a) Monday-Friday (excluding public holidays) before 7 am or after 6 pm;  
(b) Saturdays and public holidays (other than ANZAC Day, Christmas Day and Good 

Friday) before 9 am or after 3 pm; or 
(c) Sundays, ANZAC Day, Christmas Day and Good Friday at any time.  

 
Time expiry 
 
55.   This permit will expire if: 

 
(a) The development is not commenced within two years of the date of this permit;  
(b) The development is not completed within four years of the date of this permit;  and   
(c) The dwelling use and sale of liquor is not commenced within five years of the date of 

this permit.  
 
56. The Responsible Authority may extend the periods referred to if a request is made in writing 

before the permit expires or within six months afterwards for commencement or within twelve 
months afterwards for completion.  

 
 
Notes: 
 
A building permit maybe required before development is commenced.  Please contact Council’s 
Building Services on 9205 5095 to confirm. 
 
A vehicle crossing permit is required for the construction of the vehicle crossing(s). Please contact 
Council’s Construction Management Branch on 9205 5585 for further information. 
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Provision must be made for drainage of the site to a legal point of discharge.  Please contact 
Council’s Building Services on 9205 5585 for further information. 
 
Only roof runoff, surface water and clean groundwater seepage from above the water table can be 
discharged into Council drains.  
 
Council will not permit clean groundwater from below the groundwater table to be discharged into 
Council’s drainage system. Basements that extend into the groundwater table must be 
waterproofed/tanked. 
 
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. 
 
All future employees or residents within the development approved under this permit will 
not be permitted to obtain employee or resident visitor parking permits. 
 
Any services poles, structures or pits that interfere with the proposal must be adjusted, removed or 
relocated at the Permit Holder’s expense after seeking approval from the relevant authority. 
 
The Permit Holder/developer is responsible for the management and protection of their building 
from groundwater. 
 
No parking restriction signs or line-marked on-street parking bays are to be removed, adjusted, 
changed or relocated without approval or authorisation from Council’s Parking Management unit 
and Construction Management branch. 
 
Any on-street parking reinstated as a result of development works must be approved by Council’s 
Parking Management unit.  
 
The removal of any kerbside parking sensors and any reinstatement of parking sensors will require 
the Permit Holder to pay Council the cost of each parking sensor taken out from the kerb/footpath.  
 
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 
 
These premises will be required to comply with the Food Act 1984.  The use must not commence 
until registration, or other approval, has been granted by Council’s Health Protection Unit. 
 
 
 
 
 
 
 
 
 

 
CONTACT OFFICER: John Theodosakis 
TITLE: Senior Statutory Planner 
TEL: 9205 5307 
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This report is released subject to the following qualifications and conditions: 

• The report may only be used by named addressee for the purpose for which it was commissioned and in 

accordance with the corresponding conditions of engagement. 

• The report may only be reproduced in full. 

• The report shall not be considered as relieving any other party of their responsibilities, liabilities and 

contractual obligations 

• The content of this document is copyright protected. The copyright of all images, maps and diagrams remains 

with Lovell Chen or with the photographer/ collection as indicated. Historical sources and reference material 

used in the preparation of this report are acknowledged and referenced. Reasonable effort has been made 

to identify, contact, acknowledge and obtain permission to use material from the relevant copyright owners. 

You may not display, print or reproduce any image, map or diagram without the permission of the copyright 

holder, who should be contacted directly. 



1.0 	Introduction 

This Heritage Impact Statement (HIS) has been prepared on behalf of Piedimonte Developments Pty Ltd 

for works to the properties at 102-114 Scotchmer Street and 27-45 Best Street, Fitzroy North. The site 

incorporates a number of individual buildings identified at 1.2 below. 

It is proposed to redevelop the subject site. Proposed works include: the demolition of the existing 

Piedimonte's Supermarket at 37-45 Best Street and an adjoining building at 35 Best Street, and the 

partial demolition of a number of adjacent buildings on the site to both Best and Scotchmer streets, to 

allow for the construction of two new multi storey mixed use buildings, one of which will incorporate a 

new Piedimonte's Supermarket. 

The report makes reference to the architectural drawings prepared by JCB Architects, dated 18 February 

2019 and numbered as follows: 

• A-TP0-001 Cover Page 

• A-TP0-002 Survey 1 

• A-TPO-101 Ground Floor Plan - Existing 

• A-TPO-102 First Floor Plan — Existing 

• A-TPO-103 Roof Plan - Existing 

• A-TPO-111 Ground Floor Plan — Demolition 

• A-TPO-112 First Floor Plan - Demolition 

• A-TPO-113 Roof Plan - Demolition 

• A-TPO-201 North Elevation- Existing 

• A-TPO-202 South Elevation- Existing 

• A-TPO-203 East Elevation- Existing 

• A-TPO-204 West Elevation - Existing 

• A-TPO-211 North Elevation - Demolition 

• A-TPO-212 South Elevation - Demolition 

• A-TPO-213 East Elevation -Demolition 

• A-TPO-214 West Elevation - Demolition 

• A-TP1-100 Basement 03 Plan 

• A-TP1-101 Basement 02 Plan 

• A-TP1-102 Basement 01 Plan 

• A-TP1-103 Ground Floor Plan 

• A-TP1-104 First Floor Plan 

• A-TP1-105 Second Floor Plan 

• A-TP1-106 Third Floor Plan 

• A-TP1-107 Fourth Floor Plan 

• A-TP1-108 Fifth Floor Plan 

• A-TP1-109 Sixth Floor Plan 

• A-TP1-110 Roof Plan 

• A-TP2-100 North Elevation 

• A-TP2-101 South Elevation 

• A-TP2-102 East Elevation 

Reference is also made to the Town Planning Application Amendment Report (Rev 02), prepared by JCB 

Architects, dated 19 February 2019. 

1.1 	Background to the application 

An application for the redevelopment of the subject site was lodged with the City of Yarra in 2017. 

Lovell Chen prepared a HIS to accompany the application, dated July 2017 (PLN17/0618). The plans for 

the site have subsequently been revised and accordingly this revised HIS has been prepared. The 

historical and descriptive information included in this document is largely reproduced from the original 
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document. The following has had regard to advice from Council's Heritage advisor dated 13 February 

2017 [sic, 2018]. 

1.2 	Subject buildings 

As noted above, a number of individual buildings are located on the subject site. These are 

Table 1 
	

Buildings on the subject site 

Address Description 

Scotchmer Street 

102-106 Scotchmer Street Two storey red brick and rendered shop. c. 1910. 

108 Scotchmer Street Two storey terrace house (part 108-114). c. 1880s. 

110 Scotchmer Street Two storey terrace house (part 108-114). c. 1880s. 

112 Scotchmer Street Two storey terrace house (part 108-114). c. 1880s. 

114 Scotchmer Street Two storey terrace house (part 108-114). c. 1880s. 

Best Street 

37-45 Best Street 

(This is the corner building which also 

addresses Scotchmer Street) 

Piedimonte's Supermarket, Two-storey face brick 

building. c. 1960-70s. 

35 Best Street Single storey shop. c. 1880s residence subsequently 

modified. 

31-33 Best Street Single storey former motor garage. c. 1930s. 

27-29 Best Street Two storey pair of shops. c. 1880s. 

2 
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2.0 	Statutory heritage controls and listings 

	

2.1 	Yarra Planning Scheme 

The properties are included in the large and diverse North Fitzroy Precinct identified as H0327 in the 

Schedule to the Heritage Overlay of the Yarra Planning Scheme. External building and land development 

controls apply in the precinct, but not paint, internal alteration or tree controls. 

Figure 1 	[Detail] Map no. 2H0; with the subject site is indicated. 

Source: Yarra Planning Scheme 

2.2 	Heritage studies 

The City of Yarra Review of Heritage Overlay Areas provided separate citations for the broad North 

Fitzroy Precinct (H0351) and for the individual property at 31 Best Street, identified as the 1 Fisher and 

Co. 

2.2.1 	North Fitzroy Precinct 

H0327 was most recently assessed in the City of Yarra Review of Heritage Overlay Areas (Graeme Butler 

2007). The statement of significance for the North Fitzroy Precinct, as provided in the Review, is split 

into two sub-areas as follows: 

(A) The Government planned section south of Holden Street 

(B) The privately planned section north of Holden Street 

The subject site is located within sub-area A. The statement of significance for this area is as follows: 

What is significant? 

Early subdivision 

The south section of North Fitzroy (south of Holden Street) was retained in Crown 

ownership until 1865, as part of the Melbourne township reserve. This was a ring 

of land extending 5 miles from Hoddle's original Melbourne town plan that was set 

aside in 1844 for 'orderly' development in government planned subdivisions. 
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North of Holden Street, large agricultural allotments had been sold in 1839, their 

boundaries surviving in the east-west streets of Miller, Barkly and Clauscen Streets. 

There was also an area, bounded by (approximately) Nicholson, Church, Rae and 

Scotchmer Sts, that was sold as private quarry allotments in 1851 to encourage 

production of building stone. 

The future suburb was bordered by a road to Heidelberg and the Plenty districts 

(later Queen's Parade) that ran diagonally to Hoddle's survey grid through the 

North Fitzroy's Crown reserve. It was proclaimed in 1850 as one of Melbourne's 3 

chain (60 metre) government roads, now called _Hoddle boulevards'. 

To the north, the township of Northcote on the Merri-Merri Creek (later 

Westgarth) was laid out by Hoddle in 1852 with some allotments extending south 

of the Merri Creek to Rushall Crescent in North Fitzroy. These allotments now have 

substantial buildings dating from the 1850s and 1860s (see Queen's Parade 

Heritage Area, HO 331). 

St. George's Rd was another diagonal route, on the western flank of the area, used 

to transport construction materials to the 1854-8 Yan Yean water supply scheme 

near Whittlesea. By 1860, Fitzroy Council annexed the 480 acres now comprising 

North Fitzroy. 

Distinguished naturalist and engineer, Clement Hodgkinson, as Victorian Assistant-

Commissioner of Crown Lands and Survey 1861-74, was responsible for the 

government subdivisions of Carlton (south of Princes St, 1860), North Carlton, 

North Fitzroy and Clifton Hill (1865-9), Hotham Hill (1866), South Parkville and 

North Parkville (1868-9). Under his supervision, suburban planning employed the 

cost-efficient grid system used by Hoddle. A model town design in the area by 

Hodgkinson's predecessor. Andrew Clarke (the designer of St. Vincent's Place, 

South Melbourne), is thought to have inspired the curved streets of Alfred and 

Rushall Crescents in North Fitzroy, although both streets were laid out under 

Hodgkinson. 

Edinburgh Gardens 

Lacking a public recreation reserve, the new Fitzroy Council was temporarily 

granted 7 acres in 1858 bounded by Reilly Street (Alexandra Parade), Queens 

Parade and Smith St. The 1858 reserve was for a future Anglican parish church and 

the Collingwood (later the Metropolitan) Gas Company which commenced 

production in 1861. In 1862, Fitzroy Council requested an oval-shaped 50 acre 

public reserve flanking the Yan Yean tramway (St. George's Road). The oval reserve 

was laid out under Hodgkinson and extended south in 1863, as a squared-off 

addition to the reserve to the line of Freeman St, to provide the Prince of Wales 

Cricket Club an extra playing ground. In 1882-3, Edinburgh Gardens was 

permanently granted to the Council and planting of its avenues commenced. 

Land sale and development 

Sale of North Fitzroy's - /2 acre allotments commenced in 1865, extending west 

from Rushall Crescent. Further east, lots between Brunswick and Nicholson Street 

were sold between 1867 and 1875. Settlement increased after 1869 when horse-

drawn omnibuses began running from North Fitzroy along Nicholson St. and 

Queen's Parade to the city. Development concentrated around the established 

quarry route (Nicholson Street) and the road to the Yan Yean Reservoir (St. 

George's Road). 
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St. Brigid's Catholic Church in Nicholson Street was commenced in 1869 and the 

Methodist Church, further north, in 1874. In the pre-Boom years (before 1883) this 

was North Fitzroy's most established area, characterised by modestly scaled brick 

and wood houses, shops, hotels, and commercial premises, the latter prevailing on 

main routes such as Rae, Reid, Brunswick Sts and St. Georges Rd. 

North Fitzroy Primary School was built in Alfred Crescent (H0212) overlooking 

Edinburgh Gardens. This was typical of 19th century government planned suburbs 

where public schools were located on or near public recreation reserves. A police 

station was established west of the school, giving the north-west corner of the 

gardens a civic character, embellished by an ornamental fountain after the turn of 

the century. St. Luke's Church of England in St. Georges Rd was commenced in 

1879. 

Suburban development was rare east of St. Georges Road prior to the Boom, but in 

1869 philanthropist George Coppin created the Old Actor's Association village 

overlooking Merri Creek close to Northcote, later the site of the Old Colonists' 

Association (H0218). Nearby land was granted to the Licensed Victuallers' 

Association for asylum homes and a school (site of Fitzroy Secondary School since 

1915). 

Transport 

When cable tram routes along Queen's Parade, Nicholson Street and St. Georges 

Road commenced construction in 1883, North Fitzroy landowners began 

subdividing their allotments. On the Nicholson Street tram route, owners of the 

1850s stone quarries and the 1839 farm allotments north of Holden St, followed 

suit. 

When tram services began in 1887 many new houses were ready for sale or under 

construction. North Fitzroy emerged as a late-Victorian commuter suburb with 

local shopping strips along the cable tram routes, the commercial strip of St. 

Georges Road extending east and west along Scotchmer Street. Convenience shops 

were built on pedestrian street corners as households multiplied. The Inner Circle 

Railway running via Royal Park, North Carlton, Nicholson St, and Clifton Hill was 

completed in 1888 with a spur line dividing the Edinburgh Gardens into two, and 

terminating at the 'Fitzroy' station, Queen's Parade. A new rail link direct to the city 

(the Clifton Hill to Princes Bridge line) opened in 1901 and saw Edwardian buildings 

filling out the suburban streets east of St. Georges Road and the revitalising of the 

main shopping strips. Public transport continued to support North Fitzroy as a 

commuter suburb during the 1920s with the opening of Rushall railway station and 

the electrification and extension of the St. Georges Rd and Nicholson St: tramways. 

North Fitzroy's suburban development, especially east of St. George's Road to 

Rushall Crescent, was far from complete when the Boom collapsed in 1893. 

However its good access to public transport led to a rapid recovery. A number of 

small factories were built in or near the 19th century commercial strip of 

Scotchmer St, the best architectural examples being of the late 1930s. 

Main development era, south of Holden St 

The main development period evident in the heritage overlay south of Holden St. is 

that of the Victorian era with a substantial contribution from the Edwardian-period. 

There is also a contribution from some well-preserved inter-war buildings and 

individually significant places of all eras. 
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Contributory elements, south of Holden St 

The North Fitzroy Heritage Overlay Area (south of Holden St) contributory elements 

include (but not exclusively) generally detached and attached Victorian-era and 

Edwardian-era houses having: 

• Pitched gabled or hipped roofs, with some facade parapets, many 

elaborate; 

• One storey wall heights but with many two storey house rows, 

• Rectilinear floor plans, with many bayed room projections on the plans of 

large houses; Face brick (red, bichrome and polychrome) or stucco walls, 

some weatherboard; 

• Corrugated iron and slate roof cladding, some Marseilles pattern 

terracotta tiles; 

• Chimneys of either stucco finish (with moulded caps) or of face brickwork 

with corbelled or cemented capping courses; 

• 	Post-supported verandah elements facing the street, set out on two levels 

as required with cast-iron and timber detailing, and many curved 

verandah wing-walls; 

• Less than 40% of the street wall face comprised with openings such as 

windows and doors; and 

• 	Front gardens, originally bordered by timber or iron picket front fences of 

around lm height; often set between brick or cemented pillars and curved 

brick garden wing walls. 

• Face brick (typically red) privies set on rear lanes, with some stables and 

lofts to the larger houses; 

• Shops and residences sited on corners with display windows and zero 

boundary setbacks; 

Contributory elements also include attached Victorian and Edwardian-era shops, 

and residences over, with 

• Facade parapets and pitched roofs behind, 

• Two storey wall heights, 

• Post-supported street verandahs as shown on the MMBW Detail Plans, 

• No front or side setbacks; also 

• Timber framed display windows and entry recesses. 

Contributory elements also include: 

• Well preserved buildings from the pre Second War era, that are visually 

related to the dominant scale, siting and form of the area; 

• Service buildings, like pre WW2 electric substations; 

• The distinctive suburban plan, enhanced by curving street forms, and 

defined by boulevards; 
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• Edinburgh Gardens as a Victorian-era residential circus, and for the other 

garden, boulevard and median reserves (such as Queens Parade), with 

mature exotic and formally arranged planting; 

• Mature street tree plantings (such as plane and elm tree rows, 

Queensland brush box); 

• The provision of public and church reserves in the town plan, including the 

Inner Circle Railway reserve; 

• The rectilinear Victorian-era allotment plans and street layout with wide 

main streets, rear service lanes, all counter posed with circular parkland 

reserves, major angled streets and boulevards; 

• The dominance of spires and towers of public buildings, churches and 

some large houses in the skyline; and 

• Public infrastructure, expressive of the Victorian and Edwardian-eras such 

as bluestone pitched road paving, crossings, stone kerbs, and channels, 

and asphalt paved footpaths. 

How is it significant? 

H0327 North Fitzroy Heritage Overlay Area (south of Holden St) is aesthetically 
and historically significant to the City of Yarra (National Estate Register [NER] 

Criteria El, A4) 

Why is it significant? 

The Government planned section of Fitzroy North (south of Holden St) is significant 

• As a demonstration of the earliest stages in the development of North 

Fitzroy, commencing with the 1850s Yan Yean tramway and the quarry 

route of Nicholson St, the establishment of North Fitzroy's first churches 

and its pre-Boom suburban mixture of small residential and commercial 

buildings coinciding with provision of horse drawn public transport.; 

• For its late 19th century buildings that represent rapid growth and change 

in the character of the relatively remote suburb to an established 

residential and business area with a range of commercial and institutional 

buildings serving the wider population of North Fitzroy; 

• For the aesthetic value of its suburban planning, with the combination of 

curving streets and garden reserves, and the vistas created by the 

intersections of standard rectilinear subdivision with the strong diagonals 

formed by St. Georges Road and Queens Parade, the exceptionally wide 

streets and crescents, the triangular garden reserves, and focal views to 

buildings and parkland. This aesthetic is underscored by the built form 

seen in the construction of commercial and institutional buildings to the 

property alignment along a number of streets and on corners; 

• The generous public domain, with street plantings of historic elms and 

20th century plane trees, 

• For its low rise streetscapes of intact Victorian and Edwardian buildings 

one and two-storey terrace and villa housing; 
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• For the range of Victorian and Edwardian-era building form and finish, 

from the modestly decorated timber cottages and stuccoed Italianate style 

houses, simply designed corner hotels and shops, to the rich variety of 

decorative buildings including an extraordinary concentration of 

decorative bichrome and polychrome brickwork and flamboyantly 

decorated Italianate residential and commercial terraces, banks and 

hotels, interspersed very occasionally with dominating narrow spire and 

tower elements of religious, commercial and institutional buildings. 

• As one of Melbourne's early residential commuter suburbs served by train 

and cable tram services linking it to the city by 1888, with extensive Boom 

era terrace buildings and closely built row housing within this sub-area 

providing evidence of the effects of public transport on early 

development; 

• As essentially a well preserved Boom-era suburb that, despite the abrupt 

economic collapse of the early 1890s, continued developing during the 

Great Depression years and into the first decades of the 20th century due 

to the amenity of its planning, parkland, local schools and shops and 

extensive public transport. This yielded both the generous frontages and 

sizes of the post-Depression villa houses and the row house forms and 

narrow frontages of the Boom era; 

• For its traditional Victorian-era residential character, evoked by the formal 

presentation of the decorated facade to the street with its small 

ornamental front garden, low front fence, pedestrian gateway and front 

path, with the functional necessities of delivering coal, removal of 

nightsoil and occasional stabling provided by the back lanes; 

• For landmark buildings and sites that formed key meeting places in the 

area during the main development era of the 1860s to the 1930s, 

including religious institutions, schools, monasteries and churches, and the 

buildings associated with charitable bodies such as the Salvation Army, 

Church of Christ Bible School, and the temperance movement. Also the 

former Nth Fitzroy Police Station, the former Licensed Victualler's School 

and Asylum site and complexes such as the Old Colonists Homes; 

• For the asphalt footpaths, pitched lanes, gutters and lane crossovers and 

mature street and individual plantings (such as mature elms, planes, 

palms, and Kurrajongs) that reinforce the unified character of the dense, 

relatively low-rise residential development; 

• The 19th century landscape of Edinburgh Gardens and its representation 

of Fitzroy's cultural history in its plantings, memorials, recreation sports 

club grounds and pavilion buildings, plus the Inner Circle Railway reserve 

as a cultural landscape strip across the north of the area; 

• For the outstanding Victorian and Edwardian-era streetscapes such as 

those surrounding the Edinburgh Gardens (Alfred Crescent, St. Georges 

Road, Brunswick and Freeman Streets) that include a rich collection of 

Victorian-era Gothic and Italianate style buildings interspersed with fine 

buildings from the Edwardian period; 
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• 	For the important views and vistas within the area, including those of the 

Edinburgh Gardens, its mature trees and historic structures, as seen from 

many parts of the Heritage Overlay Area, and views obtained from 

Edinburgh Gardens to the many significant buildings at its curtilage and 

the city skyline, the vista from the elevated position of the Cricket Club 

grandstand toward the upper facades of buildings in Freeman and 

Brunswick Streets, and the Brunswick Street vistas (south to the spire of 

St. Patrick's Cathedral, and north to St. Luke's spire) 

• 	For the contribution of well-preserved inter-war buildings, particularly the 

small intact inter-war houses where the building design has adapted to the 

prevailing built character of the area in siting, scale, decorative quality and 

stylistic variety.' 

2.2.2 	No. 31 Best Street 

As noted above, an individual statement of significance was also included in the City of Yarra 

Review of Heritage Overlay Areas for the property at 31 Best Street, identified as the J Fisher 

and Co. motor engineers workshop, as follows: 

What is significant? 

The former J Fisher and Co. motor engineers workshop at 31 Best Street, Fitzroy 

North was created in 1926 for Joseph Fisher and has other historical associations 

with persons such as Robert Fisher. The place has a fair integrity to its creation 

date. Fabric from the creation date at the.' Fisher and Co. motor engineers 

workshop, former is locally significant within the City of Yarra, compared to other 

similar places from a similar era. 

How is it significant? 

The J Fisher and Co. motor engineers workshop, former at 31 Best Street, Fitzroy 

North is historically and architecturally significant to the locality of Fitzroy North 

and the City of Yarra. 

Why is it significant? 

The J Fisher and Co. motor engineers workshop is significant as a Neoclassic style 

commercial form, with gabled façade parapet, central porch or entry motif, metal 

framed windows and flanking piers. It is evocative of major surge in automobile 

ownership in this period and the more decorative character sought for utility 

buildings in this era.2  

2.3 	Heritage gradings 

A range of heritage gradings apply to the various properties included within the subject development 

site. These gradings are provided at Table 2 and are represented graphically at Figure 2. The building 

gradings are taken from the City of Yarra Review of Heritage Overlay Areas, Appendix 8 (Graeme Butler 

and Associates, 2007, updated 2017). 

1 	Graeme Butler and Associates, City of Yarro Review of Heritage Overlay Areas, 2007, pp. 106-107. 

2 
	

Graeme Butler and Associates, City of Yarra Heritage Review Appendix 7, 2007, pp. 239-240. 
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Table 2 
	

Building gradings 

Address Grading 

Scotchmer Street 

102-106 Scotchmer Street Contributory 

108 Scotchmer Street Contributory 

110 Scotchmer Street Contributory 

112 Scotchmer Street Contributory 

114 Scotchmer Street Contributory 

Best Street 

37-45 Best Street 

(This is the corner building which 

also addresses Scotchmer Street) 

Not contributory 

35 Best Street Not contributory 

Included as part of Piedimonte's entry in Council's 

heritage inventory 

31-33 Best Street Individually significant 

27-29 Best Street Not included in Council's heritage inventory 

Considered to be of some heritage value on a prima 
facie basis 

As noted above, the building at 31 Best Street is identified as an 'individually significant' heritage place. 

These are defined at Clause 22.02 'Development Guidelines for Sites Subject to the Heritage Overlay' as: 

Individually significant: The place is a heritage place in its own right. Within a 

Heritage Overlay applying to an area each individually significant place is also 

contributory. 

The sites at 102-114 Scotchmer Street are identified as 'contributory' heritage places, defined at Clause 

22.02 as: 

Contributory: The place is a contributory element within a larger heritage place. A 

contributory element could include a building, building groups and works, as well 

as building or landscape parts such as chimneys, verandahs, wall openings, 

rooflines and paving. 

The properties at 35 and 37-45 Best Street are identified as 'not-contributory' places, defined at Clause 

22.02 as: 

Not contributory: The place is not individually significant and not contributory 

within the heritage place. 

Nos 27-29 Best Street is omitted from the City of Yarra Review of Heritage Overlay Areas, Appendix 8. 
This is a pair of two-storey Victorian shops whose verandah has been removed and shopfronts altered. 

Nonetheless, the building demonstrates some heritage value and appears, on a prima facie basis to be 

of some value to the heritage precinct. 
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Key 	Levels of significance 

Subject site 
	

Contributory 

Individually significant 
	

Not contributory 

Omitted from study but of some heritage value 

Figure 2 
	

Aerial photograph overlaid with relevant heritage gradings. Note 27-29 Best Street at 

bottom of image (orange overlay) which is not identified in the City of Yarra Heritage 

Review is considered to be of heritage value 

Source: Base image from Nearmap 
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3.0 	Brief history and description 

	

3.1 	History 

The buildings which make up the subject development site date from a range of development eras. The 

four, two-storey terraces at 108-114 Scotchmer Street, the Victorian pair at 27-9 Best Street and the two 

storey dwelling at no. 35 (later altered and converted into a shop) are visible on the 1904 MMBW plan 

and were constructed prior to that date (Figure 3). A red brick building on the corner of Egremont 

Street and Scotchmer Street was constructed in c. 1910 and was initially occupied by a furniture dealer.3  

The former motor engineer's workshop building adjacent to the Victorian pair at 31-3 Best Street was 

constructed c. 1926. Both buildings are visible in the aerial photograph at Figure 4. These are discussed 

further below. 

Figure 3 	1904 MMBW plan, extent of subject site indicated 

Source: State Library of Victoria 

3.1.1 	102-106 Scotchmer Street 

The building at 102-106 Scotchmer Street (Figure 7) occupies land identified as vacant on the MMBW 

plan of 1904. Its form suggests a c. 1910 construction date. It comprised a furniture showroom to the 

street. The aerial photograph of 1945 shows a group of buildings to its rear arranged around a central 

yard. These buildings have subsequently been demolished/altered to create the sawtooth-roofed 

arrangement present on the site today. Some early brickwork including original windows survives in the 

wall to the street. 

3.1.2 	108-114 Scotchmer Street 

The terrace row at nos 108-114 Scotchmer Street were occupied by commercial premises for the first 

half of the twentieth century.4  It appears that they were converted from commercial to residential use 

in the late 1930s, as by the early 1940s the Sands and MacDougall directories no longer attribute 

3 	Sands and MacDougall Directory, 1910. 

Sands and MacDougall Directory, 1900, 1910, 1920, 1930 
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commercial uses to the building.5  The 1948 photograph at Figure 5 shows the terraces after they had 

been converted to residences, with changes having occurred to the ground floor facades. Note that the 

western-most terrace has since had a reproduction Victorian shopfront installed. 

3.1.3 	Piedimonte's Supermarket, 37-45 Best Street 

The corner of Scotchmer and Best street is now occupied by Piedimonte's Supermarket, which replaced 

the buildings shown on the MMBW plan and the 1945 aerial photograph. The supermarket was 

constructed in stages in the 1960s, after being established on the site in 1958.6  Comparisons of 1945 

and 2018 aerial images suggest that no early fabric survives on the site. 

Figure 4 
	

1945 aerial image showing subject site before the construction of Piedimonte's 

supermarket; the interwar motor engineers building is indicated. 

Source: Land Victoria 

3.1.4 	35 Best Street 

The 1904 MMBW plan (Figure 3) shows a building at 35 Best Street with a verandah to the street and a 

small front setback. The 1945 aerial photograph at Figure 4 shows the same building with its front 

verandah removed and an addition to the street constructed. The later entry to the street is visible on 

the 1987 aerial photograph (Figure 6) and is likely to date from c. 1970s. 

3.1.5 	31 Best Street 

As noted in Council's citation, the former J Fisher and Co. motor engineers workshop at 31 

Best Street, Fitzroy North was constructed in 1926. 

5 
	

Sands and MacDougall Directory, 1940, 1944. 

6 
	

http://www.piedimonte.com.au/about/  
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3.1.6 	27-29 Best Street 

The semi-detached pair of shops at 27-29 Best Street are evident in the MMBW plan of 1904 

(Figure 4) and the aerial image at Figure 6. They appear to date from c. 1880s. 

Figure 5 
	

1948 photograph of the terraces along Scotchmer Street, showing changes to the ground 

floor facades following their conversion to residential use 

Source: Yarra Libraries 

Figure 6 1987 aerial photograph showing the subject site after the construction of Piedimonte's 

supermarket, indicated by red arrow 

Source: Land Victoria 

14 
	

LOVELL CHEN 



3.2 	Description 

The subject site occupies part of a broadly triangular block bounded by Scotchmer Street to its north, 

Egremont Street to its east and the obliquely orientated St. Georges Road to its east. In the eastern 

sections of the block, Best Street extends north from St. Georges Road to Scotchmer Street creating a 

shopping strip along its western side and small triangular park known as Piedimonte's Corner to its 

eastern side. A bluestone ROW passes from north to south through the centre of the block providing 

rear access to sites along Best and Egremont streets. A short secondary laneway extends westwards 

providing access to the rear of the terrace row at 108-114 Scotchmer Street. 

3.2.1 	Scotchmer Street 

The subject sections of Scotchmer Street, including its northern side, are largely characterised by 

double-storey Victorian commercial buildings. Further west it becomes increasingly residential (Figure 9 

and Figure 10). The former Birmacley Products Pty Ltd Margarine factory (now Aboriginal Housing 

Victoria) on the north-western corner of Scotchmer and Best streets is an individually significant 

interwar building (Figure 11). The individually significant Parkview Hotel is located at the north-eastern 

corner of Scotchmer Street and St. Georges Road. Egremont Street, to the rear of 102-106 and 108-14 

Scotchmer Street, is characterised by single-storey Victorian and Federation-era cottages (Figure 12). 

The intersection of Scotchmer Street and St. George's Road are dominated by the sprawling two-storey 

volume of the supermarket and its car parking arrangements and the small park at Piedimonte's Corner. 

The Supermarket building is discussed at 3.2.2 below. 

At 108-114 Scotchmer Street, a row of four two-storey brick and rendered Victorian terraces are located 

immediately to the west of the ROW. As noted above, these have been modified (Figure 8). The row 

has relatively simply detailed pedimented parapets, varied window framing to first floor level (albeit set 

within the original openings), and recessed ground floor facades with late interwar a face brick 

expression and detailing. There are three chimneys visible from Scotchmer Street. The ground floors 

also have varied window joinery; evidence of further modification; and differing fence treatments to the 

inset verandahs - although three of the buildings share a simply-detailed timber verandah frieze. 

No. 108 Scotchmer Street has a later timber-framed retail shopfront to the ground floor installed. The 

eastern elevation of 114 Scotchmer Street is visible along the stone-pitched laneway which separates 

the terrace row from Piedimonte's Supermarket. 

To their west, the building at 102-106 Scotchmer Street is a two-storey, red brick former furniture shop, 

its facade articulated as bays by pilasters extending to a deep rendered parapet concealing a hipped 

roof form. Sliding sash windows typically survive. At ground floor level there are large metal-framed 

shopfront windows to either side of the central entrance, with a cantilevering awning above (Figure 7). 

The building also has a secondary address to Egremont Street to its western side, which presents as a 

red brick wall with punched window openings. A large two-storey brick addition with a sawtooth roof to 

Egremont Street dates from the post-war period. It appears to have been constructed in part through 

the adaptation of earlier buildings. The south elevation is also visible from Egremont Street and a row of 

upper level windows to the south fagade are visible from that street. 
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Figure 7 	102-106 Scotchmer Street with side elevation to Egremont Street evident 

Figure 8 	108-114 Scotchmer Street with the side (east) wall to laneway evident 
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Figure 9 	Commercial buildings on the north side of Scotchmer Street, opposite subject site 

Figure 10 	Typical residential streetscape on Scotchmer Street to the west of the subject site 
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Figure 11 	Aboriginal Housing Victoria headquarters on corner of Scotchmer Street and Best Street 

opposite the subject site 

Figure 12 	Egremont Street, south of the subject site, the red brick wall at left is the south elevation 

of 102-106 Scotchmer Street 
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Figure 13 	View from St. Georges Road of subject properties on Best Street 

3.2.2 	Best Street 

The subject section of Best Street is a retail and commercial strip. It is separated from St. Georges Road 

by a small public park known as Piedimonte's Corner. Angled parking is provided to either side of Best 

Street (Figure 13 and Figure 14). The development site, as it presents to Best Street comprises four 

buildings: a Victorian pair of shops, an interwar garage, a Victorian residence subsequently extended to 

create a shop and Piedimonte's Supermarket. 

Best Street (and St. Georges Road to its north and south) is a commercial and retail strip characterised 

by one and two storey Victorian and Edwardian buildings (Figure 20). A number of modern infill 

developments to four-storeys in height have been constructed in St. Georges Road (Figure 21) opposite 

and to the south of the subject site. 

Piedimonte's Supermarket, at 37-45 Best Street, is a two storey 1960s brick commercial building, with 

frontages to both Best and Scotchmer streets (Figure 18). It has a large square footprint, rendered 

facade to Best Street, and a face brick elevation to the other boundaries. There are large shopfront 

windows at the ground floor and a regular arrangement of arch-headed windows to the upper level. A 

canopy extends over the footpath to Best Street. A loading dock to Scotchmer Street is located adjacent 

to the laneway at the rear (western side) of the building (Figure 19). 

South of the supermarket on Best Street are 35 Best Street, 31-33 Best Street and 27-29 Best Street. 

No. 35 Best Street is a painted-brick single-storey commercial building with a prominent, steeply pitched 

roof form and gabled verandah (Figure 15). No. 31-33 Best Street is a rendered single-storey former 

motor engineers workshop (converted to retail use) designed in the interwar neoclassical style (Figure 

16). The building at 27-29 Best Street is a rendered brick pair of two-storey Victorian shops with 

residences above, with intact detailing to the first floor facade, including a stepped parapet with urns 

and a central shell motif (Figure 17). A striking curved parapet is evident in oblique views to the 

building. The first floor windows are timber-framed double-hung sashes, with hoods. The ground floor 

retains large, metal framed retail windows and a recessed entry. The face brick side elevations, 

including the return curved parapet profile, are visible from the north and south. 
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Figure 14 	Nos 31-45 Best Street 

Figure 15 	Former residence, now commercial building at 35 Best Street 
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Figure 16 	Former J Fisher and Co motor workshop at 31-33 Best Street 

Figure 17 	27-29 Best Street, note this building is not identified in the City of Yarra Review of 

Heritage Overlay Areas Appendix 8 
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Figure 18 	View of Piedimonte's Supermarket from the corner of Best and Scotchmer streets 

Figure 19 	ROW at the rear of Piedimonte's Supermarket looking towards Scotchmer Street; the 

supermarket loading dock is located at the end of this lane 
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Figure 20 	View of St. Georges Road to the south of the subject site 

Figure 21 	St Georges Road and Best Street opposite and to the south of the subject site, with 

contemporary infill buildings to four storeys 
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Figure 22 	Parkview Hotel on the corner of Scotchmer Street and St. Georges Road 

4.0 	Proposed works 

The proposed works include the demolition of the existing Piedimonte's Supermarket building and an 

adjoining building to the south at no. 35 Best Street. In addition, partial demolition of the heritage 

buildings on the site, at 102-106 and 108-114 Scotchmer Street and 31-33 and 27-29 Best Street, is 

proposed. 

Construction of a new multi-storey, mixed-use building, is proposed comprising a generally two-storey 

podium to replace the Piedimonte's building to 35 Best Street, with three basement levels below across 

the entire site and two residential towers constructed above. New premises for Piedimonte's 

Supermarket will be located in the new building. A ROW to Scotchmer Street that currently divides the 

eastern from the western sections of the site is to be converted into a loading dock, allowing the 

podium of the building to be articulated as two elements when viewed from Scotchmer Street. A new 

roller door will extend across the Scotchmer Street laneway boundary blocking public access from 

Scotchmer Street. By way of redress it is proposed to extend and enhance the secondary laneway 

currently extending along the rear of the terrace group at 108-14 Scotchmer Street through to Egremont 

Street. The new laneway extension to Egremont Street will be six metres wide and open to the air. 

Landscaping will be provided along the south side of the new laneway, adjacent to the residence at 36 

Egremont Street. 

It is proposed to construct a new five storey (described in the plans as ground and levels one-four) 

residential tower to the rear of the four terrace buildings to 108-114 Scotchmer Street and the 

Edwardian building at 102-106 Scotchmer Street. This will incorporate some retained heritage fabric. A 

second tower rising to seven storeys, plus a roof terrace (described in the plans as ground and levels one 

to six plus roof plan) is to be constructed above the two-storey podium incorporating the redeveloped 

supermarket component. 

The various components of the scheme are discussed in further detail below: 
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Scotchmer Street 

The four terrace dwellings at 108-114 Scotchmer Street and the Edwardian building at 102-106 

Scotchmer Street are to be developed as part of the proposed residential complex. 

The rear sections of the terrace dwellings are to be demolished. The front sections of the building are to 

be retained to a depth of the existing chimneys (in the order of 3 metres) including the wall to the 

laneway. It is generally proposed to reconstruct shopfronts to the three eastern terrace houses As 

discussed, these currently retain an interwar residential treatment. The reconstructed shopfront to 108 

Scotchmer Street will be retained. 

To the west, 102-106 Scotchmer Street will also be substantially demolished, but with sections of the 

building to Scotchmer and Egremont streets retained. On Egremont Street, the existing wall will be 

retained to a length of around 24 metres. This will include the red brick wall associated with the post-

war sawtooth-roofed volume. Limited demolition at the southern end of the wall will occur to allow a 

new ROW and crossover to be constructed. 

It is proposed to construct a new five storey (described in the plans as ground and levels one-four) 

residential building on this part of the site, incorporating the retained heritage fabric. The ground floor 

and level 1 will incorporate the retained double-storey arrangements with level 2 — the first tower level -

set back around 6.5 metres from the front façade. Outdoor terraces will extend into the front setback of 

the terrace row terminating approximately 3 metres from the front fagade, with the chimneys retained. 

The front section of roof is to remain undeveloped with the existing hipped roof profile reinstated and 

clad to match the existing material. 

At the Edwardian retail premises at 102-106 Scotchmer Street, the level 2 terraces will extend to the 

rear of the parapets. The taller built form will be set back 3 metres from Egremont Street at this level. 

The main building form to Scotchmer Street, Levels 3 and 4 will be set back 6.85 metres to with a small 

northward set back 5.58 metres. These levels will be set back 3.15 metres from Egremont Street and 

between 9.75 and 10.28 metres from the ROW at the rear of the site. 

The new building is to be clad externally in terracotta baguette panels and screens. The upper levels will 

be divided by a slender powder-coated steel plate will extend the rhythm of small tenancies at ground 

floor level into the residential volume above. 

Best Street 

The supermarket building and the adjoining non-contributory building at 35 Best Street are to be 

demolished in their entirety. The heritage buildings to the south at 27-9 and 31-3 Best Street will be 

substantially demolished, with the former motor garage demolished in full behind the façade and the 

Victorian terrace pair at 27-29 Best Street retained to a depth in the order of 6 metres. The facades of 

both buildings will be refurbished. 

The levels above the supermarket podium will be set back different distances from all boundaries, with 

the facade being articulated as a number of contrasting planes and building volumes in brick and breeze 

block. Levels 2 to 4 will be set back a minimum 3.5 metres from Best Street behind the supermarket 

podium and 6.05 metres behind the retained heritage buildings. These levels will be set back 3.8 metres 

from Scotchmer Street and terraces will extend into the setbacks where located above the supermarket 

at level 2. The southern core will be offset 3.75 metres from the southern boundary across all levels. 

The setbacks to level 5 extend to over 10 metres to Best Street, except for the corner element which will 

maintain a 3.5 metre setback. Terraces, of varying sizes will extend into the setback. At this level, the 

building will be setback 3.75 metres from the southern boundary. Level 6 will maintain this setback to 

the south and to Best Street, with the setback to Scotchmer Street extend to 13.85 metres, with 

terraces setback 6.9 metres. The communal roof terrace will be significantly setback from all 

boundaries, and will be accessed by a central lift/stair, rather than the southern lift core. 
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Above the supermarket podium, the new building will be clad in a combination of apricot brick to the 

lower levels and concrete breezeblock and white galvanised steel to levels 4 and 5. Balustrades to the 

projecting balconies will be black steel plate or steel pickets. 

	

5.0 	Assessment of heritage impacts 

The following sections of this report address the proposed works, including the full and partial 

demolition of existing buildings on the site, the proposed multi-level buildings that would be 

constructed; and the proposed restoration works. In doing so, reference is made to Yarra's local 

heritage policy at Clause 22.02 'Development Guidelines for Sites Subject to the Heritage Overlay' and 

Clause 43.01 'Heritage Overlay. Consideration has also been given to the referral comments made by 

Council's Heritage Advisor in relation to the original drawings (PLN/0618). 

	

5.1 	Demolition 

The policies included in Clause 22.02 relating to demolition are as follows: 

Full Demolition or Removal of a Building 

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 

o 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, revised September 

2015 and 

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

Note: The poor condition of a heritage place should not, in itself, be a reason for 

permitting demolition. 

Encourage the retention of original street furniture and bluestone road or laneway 

materials and details (where relevant). 

An application for demolition is to be accompanied by an application for new 

development. 

Removal of Part of a Heritage place or Contributory Elements 

Encourage the removal of inappropriate alterations, additions and works that 

detract from the cultural significance of the place. 

Generally discourage the demolition of part of an individually significant or 

contributory building or removal of contributory elements unless: 

• That part of the heritage place has been changed beyond recognition of its 

original or subsequent contributory character(s). 

• For a contributory building: 

o that part is not visible from the street frontage (other than a 

laneway), abutting park or public open space, and the main 

building form including roof form is maintained; or 

o the removal of the part would not adversely affect the 

contribution of the building to the heritage place. 
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• For individually significant building or works, it can be demonstrated that 

the removal of part of the building or works does not negatively affect the 

significance of the place. 

The policies at Clause 43.01 with regard to demolition are as follows: 

Before deciding on an application, in addition to the decision guidelines in Clause 

65, the responsible authority must consider, as appropriate: 

• The significance of the heritage place and whether the proposal will 

adversely affect the natural or cultural significance of the place. 

• Whether the demolition, removal or external alteration will adversely 

affect the significance of the heritage place. 

Comment 

The buildings at nos 35 and 37-45 Best Street are to be demolished in their entirety. These have been 

identified as being not contributory to the heritage precinct. Council's policies generally encourage the 

retention of buildings that comprise a heritage precinct , unless the building is identified as being not 

contributory. On this basis, the removal of these non-contributory buildings will result in no heritage 

impact on the identified values of the precinct. 

Accordingly, the key issues with regard to the proposed demolition relate to the extent of demolition 

and retention of the graded buildings on the site. Partial demolition of a number of contributory and 

significant buildings is proposed. These include the terrace group at 108-114 Scotchmer Street, the 

corner building at 102-106 Scotchmer Street and the individually significant former garage at 31-33 Best 

Street. As noted above, the Victorian pair of shops at 27-29 Best Street are not graded in Council's 

inventory. This notwithstanding, it is accepted that these buildings make a contribution to the identified 

heritage significance of the precinct. They are to be partly retained in recognition of this heritage value. 

In the referral comments, dated February 201[8] Council's heritage advisor stated that the extent of 

demolition to the heritage buildings across the site was unacceptable. The revised proposal has reduced 

the extent of demolition of the heritage buildings. The revisions have substantially mitigated the extent 

of demolition and the degree to which new built form will dominate the retained heritage buildings. On 

this basis , the revised proposal is considered acceptable from a heritage point-of-view. 

108-114 Scotchmer Street 

The Scotchmer Street terrace row will be retained to a depth in the order of five metres. This will allow 

the retention of the chimneys. The existing roof is to be demolished to allow the new development, 

however, the front section will be reinstated. The front facades and the wall to the ROW will be 

retained. 

The western wall of the group is concealed from view by the building to its west. However, the eastern, 

side wall of the terrace row is visible in view corridors along the ROW. This wall is to be retained to a 

depth of approximately 3 metres from the facade. Masonry to the south of this retained section of 

masonry wall will be dismantled to allow the construction of the basement car park. On completion, the 

southern wall sections of the wall to the ROW will partially reconstructed to produce a retained/rebuilt 

wall extending approximately 6 metres along the ROW. Works as proposed will ensure that a 

substantial section of the original wall is retained and the three dimensional presence of this building as 

viewed from the street and the ROW is retained, noting that the new loading dock will limit some views 

to this wall. 

As noted, the extent of the proposed demolition includes the removal of the existing roof. However, 

these elements are not currently visible from vantage points in the street and make a negligible 

contribution to the identified heritage values of the precinct. The main contribution to the streetscape 

is made by the chimneys, which are to be retained. 
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While a significant amount of demolition of heritage fabric is proposed, this is limited to areas that are 

concealed or are of limited visibility and whose loss will not diminish an appreciation of the building. 

The building's key contribution to the precinct - made through its facades, side walls and chimneys - will 

be maintained. 

102-106 Scotchmer Street 

Roofs to the commercial premises to Scotchmer Street and those to the sawtooth roofed building 

volume to its rear will also be demolished. As noted above, the sawtooth roof and other fabric to the 

rear dates from post-war redevelopment and its demolition will have a no impact on the significance of 

the building or its contribution to the heritage precinct. The roof to the street volume of the building is 

also to be removed. This element is concealed from all local vantage points and makes no substantial 

contribution to the character or significance of the building. The works to the street volume of the 

building will not remove important fabric or affect an understanding of the building as viewed from the 

street or the ROW. 

27-29 Best Street 

It is also proposed to demolish the roofs of the Best Street buildings. As with the terrace row at 108-114 

Scotchmer Street, the roofs of this building are not visible from the public realm and do not form a 

contributory element within the context of the heritage precinct. As noted, section of the side walls and 

the curved return parapet are visible from the street. The side wall of the building is to be retained to a 

depth of in the order of 6 metres. The retention of this element and the front facade will ensure that 

the building retains continues to present to the street as a three-dimensional form. 

31-33 Best Street 

The policy test included at Clause 22.02 for the demolition of parts of individually significant buildings is 

that demolition would generally not be permitted unless it can be demonstrated that the removal of 

fabric will not negatively affect the significance of the place. The statement of significance of the 

building at 31-33 Best Street notes that the building is significant for its neoclassical commercial forms 

including gabled façade parapet, central porch and metal framed windows and flanking piers. The 

building is not one that is read in the round, with the side walls fully concealed by the adjacent 

buildings. There are no internal heritage controls and no internal features are identified as being of 

significance. 

The proposed works will retain all of the features identified as contributing to the significance of the 

place and accordingly the extent of demolition will not adversely affect the identified significance. As 

discussed below, the setback from the retained parapet to new built form is sufficient to allow this 

feature to retain its prominence within the redeveloped building. 

5.2 	New works 

The proposed works include the construction of a two new multi storey developments above the 

proposed two storey podium. A-five level residential building is proposed to Scotchmer Street and a 

seven-level mixed use building is proposed to Best Street. This is to include a new two-level 

supermarket located to the corner of Best and Scotchmer streets within the proposed podium. 

Clause 22.02-5.7 addresses new development, alterations or additions within heritage overlays. The 

relevant policies on new development are reproduced below: 

General 

Encourage the design of new development and alterations and additions to a 

heritage place or a contributory element to a heritage place to: 

28 
	

LOVELL CHEN 



• 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 facades. 

• Consider the architectural integrity and context of the heritage place or 

contributory element. 

Encourage setbacks from the principal street frontage to be similar to those of 

adjoining contributory buildings; where there are differing adjoining setbacks, the 

greater setback will apply. 

Encourage similar fagade heights to the adjoining contributory elements in the 

street. Where there are differing facade heights, the design should adopt the 

lesser height. 

Minimise the visibility of new additions by: 

• Locating ground level additions and any higher elements towards the rear 

of the site. 

• Encouraging ground level additions to contributory buildings to be sited 

within the 'envelope' created by projected sight lines (see Figure 1 [Figure 

23]) 

• Encouraging upper level additions to heritage places to be sited within the 

'envelope' created by projected sight lines (for Contributory buildings 

refer to Figure 2 [Figure 24] and for Individually significant buildings refer 

to Figure 3 [Figure 25]). 

• Encouraging additions to individually significant places to, as far as 

possible, be concealed by existing heritage fabric when viewed from the 

front street and to read as secondary elements when viewed from any 

other adjoining street. 

Discourage elements which detract from the heritage fabric or are not 

contemporary with the era of the building such as unroofed or open upper level 

decks or balconies, reflective glass, glass balustrades and pedestrian entrance 

canopies. 

Clause 22.02-5.7.2 also includes the following policies with regards to corner sites and sites with dual 

frontages; and industrial, commercial and retail heritage places: 

Corner Sites and Sites with Dual Frontages 

Encourage new building and additions on a site with frontages to two streets, being 

either a corner site or a site with dual street frontages, to respect the built form 

and character of the heritage place and adjoining or adjacent contributory 

elements to the heritage place. 

Encourage new buildings on corner sites to reflect the setbacks of buildings that 

occupy other corners of the intersection. 

LOVELL CHEN 
	

29 



Industrial, Commercial and Retail Heritage Place or Contributory Elements 

Encourage new upper level additions and works to: 

• Respect the scale and form of the existing heritage place or contributory 

elements to the heritage place by being set back from the lower built form 

elements. Each higher element should be set further back from lower 

heritage built forms. 

• Incorporate treatments which make them less apparent. 

Relevant decision guidelines at Clause 43.01 include: 

Whether the location, bulk, form or appearance of the proposed building will 

adversely affect the significance of the heritage place. 

Whether the location, bulk, form and appearance of the proposed building is in 

keeping with the character and appearance of adjacent buildings and the heritage 

place. 

Whether the proposed works will adversely affect the significance, character or 

appearance of the heritage place. 
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Diagram included at Clause 22.02 showing acceptable areas for ground level additions are 

sited within the area created by drawing a 45 degree view line from the opposite footpath 

through the front corner of the subject building and the corners of adjacent buildings 

Source: Clause 22.02, Yarra Planning Scheme 
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Figure 24 Diagram included at Clause 22.02 showing appropriate areas for upper level additions to 

contributory buildings are sited within the `envelope' created by projecting a sight line 

from 1.6 metres above ground level (eye level of average adult person) from the footpath 

on the opposite side of the street through the top of the front parapet or the ridge line of 

the principal roof form 

Source: Clause 22.02, Yarra Planning Scheme 

Figure 25 	Diagram included at Clause 22.02 appropriate areas for upper level additions to 

individually significant buildings are sited within the 'envelope' created by projecting a 

sight line from 1.6 metres above ground level (eye level of average adult person) from the 

footpath on the opposite side of the street through the top of the front parapet or the 

gutter line of the principal roof form. 

Source: Clause 22.02, Yarra Planning Scheme 
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Comment 

The proposed new buildings are acknowledged to be of a scale which is not typically found in this 

section of the North Fitzroy Precinct. Buildings around the intersection of St. Georges Road and 

Scotchmer Street are more typically one or two storeys. However there are number of more recent 

developments of mid-rise height, located in Best Street to the south of the subject site. These include 

the 3/4 storey building at 26-30 Best Street and the adjacent development to the same height at 14-20 

Best Street. The recently completed three storey Bargoonga Nganjun (North Fitzroy) Library is located 

at the formerly vacant piece of triangular land at 182-186 St. Georges Road, to the south-east of the 

subject site. Further to the north is a four-storey building located at the junction of Fergie Street and St 

Georges Road. 

As discussed above, Best Street between Scotchmer Street and St. Georges Road is an anomaly in urban 

design terms. Broadly speaking it serves as a car park for Piedimonte's and forms a small triangular 

Park at the intersection of St. Georges Road and Scotchmer Street. This creates an open environment 

and greater setbacks from St. Georges Road than those existing a little to the north or south. This 

atypically-open environment is one in which a taller outcome, not appropriate in other sections of 

H0327, can be countenanced. 

With respect to the proposed seven-storey building on Best Street, it is also recognised that the existing 

supermarket building is already atypical in this context. Its form has arisen through the consolidation of 

a number of early sites visible in the MMBW plan of 1904 (Figure 3) and the fine grain of the precinct 

has been lost in this area. Its large footprint and wide frontages to two major streets are not found in 

the surrounding area. Its understated Modernist expression is uncommon locally. The presence of the 

non-contributory supermarket is a situation of long-standing and, straightforwardly, reduces the 

heritage sensitivity of this particular location. This site's form within the heritage precinct is further 

differentiated through its being largely bordered by streets and lanes limiting the extent to which hard 

heritage interfaces are present. It is separated from the heritage buildings to the west on Scotchmer 

Street by Egremont Street. While 102-106 Scotchmer Street currently directly abuts the property at 36 

Egremont Street to the south, these properties would be separated by an extended and enhanced 

laneway, providing additional breathing room to that dwelling. 

Given the differing development contexts of the Best Street (supermarket) and Scotchmer Street 

(townhouses) sites, they are considered separately below. 

Best Street 

In considering the proposed new development to Best Street, there are a number of separate elements 

which make up the whole of the development, including the new supermarket, the upper level additions 

and the integration of the heritage buildings into the overall development. These are discussed below. 

The proposed supermarket building will have a strongly-defined, two-storey street wall height, which is 

consistent with that of its immediate streetscape context, and the adjoining and nearby commercial 

heritage buildings. This element will act as podium for the setback levels above. Accordingly, there will 

be no disruption, in terms of height, of the generally consistent commercial streetscape to Best Street 

and the St. Georges Road commercial strip, more broadly. In this way the proposed podium respects 

and reinforces the prevailing built form character of the area. The podium will also largely continue the 

facade height of adjoining contributory elements providing a setting that reflects the traditional context 

of buildings in this streetscape. 

The new supermarket component, while again having a large footprint and wide frontages, will continue 

to read as a large retail building with no setbacks to the street frontages, a characteristic of this site 

since the 1960s. The design of the new building takes cues from both the existing streetscape and the 

history of the Piedimonte's site. The ground floor will have glazed shopfront windows on a mosaic-tiled 

plinth, the glazing responds to the commercial character of the building and the streetscape. The upper 

levels of the supermarket will be clad in concrete breeze blocks, reflecting the rendered masonry 
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character of buildings in Best Street. The breeze block cladding is deployed to provide a range of solid 

and a visually permeable expressions to the upper level breaking down the solid mass in the upper 

sections of the building. Openings in the facade, to provide balcony spaces, further reduce the 

monolithic form of the upper level. At ground floor level, a curved concrete canopy is to extend from 

the facade of the supermarket over the footpath. This canopy enlivens the facade providing a 

contemporary interpretation of a typical streetscape element. Overall, the design of the supermarket is 

thoughtful and considered and responds effectively to both the existing streetscape and the valued 

character of Piedimonte's Supermarket. 

Regarding the proposed apartment development above the two-storey podium, the setbacks to the 

upper levels will provide prominence to the podium allowing the upper levels to present as recessive 

elements and reinforcing the valued two-storey scale of the streetscape. The revised proposal employs 

a range of setbacks to the upper levels to provide articulation and interest to the facade. Above the 

supermarket podium the setbacks have been reduced slightly from the original proposal, however 

refined articulation of the facade, with considered openings and interplay of forms and materials, has 

limited the impact of this reduction. The varied setbacks help to break down the mass of the upper 

levels and to respond to the typical fine grain scale of the surrounding precinct. 

Behind the heritage buildings in Best Street, the setbacks to the upper levels are larger which will allow 

the heritage buildings to continue to define the height scale and character of their streetscape. In 

particular, the setback will allow for the retained side walls of the Victorian pair at 27-29 Best Street to 

be visible in longer views and for its striking curved parapet to remain prominent The setbacks, and 

retained sections of existing building return walls, will ensure that the heritage buildings on Best Street 

will continue to be read as three-dimensional buildings in the streetscape. While it is recognised that 

the development is not consistent with the sight-line test included at Clause 22.02 —for both 

contributory and individually significant buildings — the setbacks to the upper levels nevertheless 

achieve a satisfactory separation from the retained building components as they read from the street. 

Levels 5 and 6 will be further setback and will have limited visibility in front-on views. Although they will 

be visible in longer views, the proposed breezeblock cladding and light colour will distinguish these 

levels from the more robust brick elements and will reduce their overall visual impact. 

Scotchmer Street 

The proposed five-storey Scotchmer Street proposal differs significantly from the Best Street proposal in 

its design and overall massing. The proposal is separate from the Best Street building with no above 

ground connection and the sense of the existing ROW retained in the design of the proposed loading 

dock. The new development on this site utilises different design language to allow it to engage with the 

more residential scale of the surrounding area, in contrast with the more commercial character of Best 

Street and St. Georges Road. 

This proposal integrates with the heritage buildings to Scotchmer Street to be redeveloped as single 

residence townhouses for their first three levels. The proposal will retain the visible chimneys, with 

upper levels decks setback behind the front sections of roof. Although the heritage policy discourages 

unroofed sections of deck, it is considered that the setback of the decks to the terraces will afford 

complete concealment and minimise any negative impacts. At 102-106 Scotchmer Street there is no 

proposed setback to the terrace, however given the high parapet to this building and the robust nature 

of its corner presentation it is considered that this will result in minimal heritage impact. 

The design of the upper levels of the new addition has been designed to reflect the existing planning 

and separation of the site. The proposed terracotta panels and screens will provide interest to the 

facade without competing with the existing rendered and red brick heritage buildings found locally. As 

with the proposal to Best Street, the proposal does not comply with the sightline tests included at 

Clause 22.02, however the setbacks to these levels, the retention of front sections of the building, 

including the visible chimneys, and the sympathetic and considered nature of the design mitigate the 

impacts associated with the visibility of these levels. The new levels will clearly read as a new addition 
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to the streetscape in longer views, but the setbacks ensure that at the streetscape level the retained 

heritage buildings will continue to read as the primary streetscape element. 

The impact on the small scale residential streetscape of Egremont Street will be moderated by the 

physical distance between new built form and the dwelling at no. 36 , the enhanced and extended ROW 

and the southern setbacks to the upper levels of the new building. These measures will provide a 

substantial visual break and transition between the new development and the Egremont Street context. 

The existing ROW in this section of the site, currently terminates at the rear of no. 108 Scotchmer 

Street. Consequently, the two-storey form of the Supermarket directly abuts the dwelling at no. 36. 

The extended ROW will provide a physical separation between the two. In addition new built form on 

the northern side of the laneway is to be set back progressively with increasing height from a setback of 

around 2.5 m at first floor level. Given the proposed separation between the subject site and nearby 

buildings in Egremont Street and the tiered approach to built form, the associated impact on this part of 

the precinct will be limited and Egremont Street will continue to read as an intact small-scale residential 

precinct, separate from the new development. 

It is proposed to acquire the ROW between the two buildings to allow for a more efficient loading 

arrangement for the supermarket. This aspect of the proposal includes a ramp entry to the basement 

on the supermarket site with the adjacent lane largely remaining undeveloped. A vehicle entry, with a 

slatted roller door, allowing views to the area within, is to extend across the laneway. Unlike the 

previous proposal, the revised design does not include upper level construction across the laneway. In 

the vicinity of Scotchmer Street, the loading dock will be open to the sky allowing the podiums to the 

east and west of the ROW to be articulated as separate elements diminishing the mass and presence of 

the podium as it presents to Scotchmer Street. It is accepted that the proposed vehicle entry will alter 

the existing streetscape arrangement. However a loading dock has been present in this location for 

many years and the proposed arrangement has been designed to mediate between new supermarket 

and heritage terraces to the west allowing a sense of the existing ROW and views to the eastern wall of 

the terrace to endure. The change to the streetscape, through the changes to the laneway entry, is 

balanced by the considered design of the infill element, the creation of a new lane to the south of the 

Scotchmer Street site, and the overall logistic benefits provided by the new supermarket loading 

arrangements. 

Overall, the retained heritage buildings at 102-114 Scotchmer Street will continue to 'hold' the 

streetscape in the precinct context, including the return corner to Egremont Street. The proposed 

setbacks and the considered and well-resolved design will ensure that the new building will not 

compromise the existing heritage character of this area or the streetscape. 

5.3 	Reconstruction and Restoration 

The policy at Clause 22.02 relating to reconstruction and restoration is as follows: 

Encourage restoration of a heritage place or contributory element if evidence exists 

to support its accuracy. 

Encourage the reconstruction of a building or works which previously existed in a 

heritage place if: 

• The reconstruction will enhance the heritage significance of the heritage 

place 

• Evidence exists to support the accuracy of the reconstruction. 

Encourage the reconstruction of original or contributory elements where they have 

been removed. These elements include, but are not limited to, chimneys, fences, 

verandahs, roofs and roof elements, wall openings and fitting (including windows 

and doors), shopfronts and other architectural details and features. 
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Comment 

The façades of the three terrace buildings at 110-114 Scotchmer Street will be subject to reconstruction 

works to reintroduce Victorian shopfronts. This action will restore the original presentation of these 

buildings and will support the contribution that these buildings make to the heritage precinct. The 

reconstruction will ensure that the group of terraces presents in a consistent manner and will be based 

on the existing reconstruction of 108 Scotchmer Street. This approach aligns with the comments of 

council's heritage advisor who recommended to: 

Retain the reconstruction Victorian shopfront at no. 108 Scotchmer Street and 

install similar shopfronts in the remaining three shops of the group. 

The facades of the retained heritage buildings included within the site will also be the subject to 

conservation works including crack and render repair and repainting where required. It is anticipated 

that a detailed scope of restoration works will be required as a condition of permit. 

6.0 	Conclusion 

The revised proposal at the Piedimonte's Supermarket site in North Fitzroy provides a thoughtful and 

considered response to the unusual suite of urban design and heritage conditions associated with the 

site. While the proposal is not consistent with all aspects of Council's Heritage policies, it is a site on 

which unusual opportunities exist and atypical outcomes can be countenanced. The proposal would be 

taller than other local buildings, however height has been managed to minimise impacts on local 

heritage buildings. Generous setbacks have been provided to allow the heritage buildings to retain their 

streetscape primacy and their contribution to the North Fitzroy Precinct. At street level, the proposal 

retains those visible elements of the heritage buildings which contribute to the precinct and 

incorporates these as an integral and prominent part of the proposed development. On this basis, the 

proposal is seen to be consistent with Council's policies at Clauses 22.02 and Clause 43.01 and the 

advice of Council's heritage advisor. 
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NOISE AND AMENITY ACTION PLAN 

SUPERMARKET PACKAGED LIQUOR 

PIED1MONTE'S SUPERMARKET (27 - 45 BEST STREET, FITZROY NORTH) 

JANUARY 2019 

This Noise and Amenity Action Plan has been prepared for the expansion of the packaged liquor outlet at 27 — 45 
Best Street, Fitzroy North for which the purpose of the business is the sale of packaged liquor for off-premises 
consumption. 

This Noise and Amenity Action Plan has been prepared to provide transparency in operation and open 

communication with the community to ensure the continued successful operation of the premises without 

detriment to any existing nearby residents, businesses or the general public. 

Set out below are the provision of this Noise and Amenity Action Plan, prepared in accordance with Clause 22.09 of 

the Yarra Planning Scheme: 

• The location, type and details of existing licensed premises in the locality. 

The premises is located in a proposed mixed use development, within the North Fitzroy Village Neighbourhood 
Activity Centre (as defined by Clause 21.08 of the Yarra Planning Scheme), a linear commercial precinct that 

extends along St Georges Road. The expanded Bottle Shop comprises 614m 2  of retail floor area. 

There are a number of existing food and beverage operations which are licensed premises within the immediate 
area. Most licensed premises are cafés and restaurants, operating under on-premises licenses. The Parkview 

Hotel contains an existing drive through bottle shop and is located to the northeast of the subject site. A wine 
store (Sparrows Wine Purveyors) is located on the north side of Scotchmer Street as well as the Sortino Social 

Club which operates under a restricted club licence. A number of other licensed restaurants exist along St 
Georges Road. 

• The identification of all noise sources associated with the premises (including, but not limited to, music noise, 
entries and exits to the premises and courtyards) likely to impact on nearby residential property. 

As the application relates to the expansion of an existing supermarket bottle shop, there are no music noise 

sources associated with the operation. The proposed entries and exists to the premises will be via the ground 
floor Supermarket entry. 

• Measures to be undertaken to address all noise sources identified, including on and off-site noise attenuation 
measures. 

Deliveries to the premises will be undertaken by delivery vehicles, either via the new loading dock, or basement 

loading area. Loading arrangements of the supermarket are expected to be managed appropriately for efficient 

use and to minimise overlap times. Compared to existing conditions, loading is 'internalised' thus improving 
loading arrangements. 

• Procedures to be undertaken by staff in the event of complaints by a member of the public, the Victoria Police, 
an 'authorised officer' of Council or an officer of Liquor Licensing Victoria. 

Either the manager, or an authorised manager on duty, will be on the premises during all operating hours to 

receive and deal with any complaints. The operation of the Supermarket Bottle Shop will comply with the 

relevant requirements of its Liquor Licence and entry to the premises will be made freely available during all 

operating hours, to a member of the Victoria Police, an 'authorised officer' of the Responsible Authority or an 

officer of the VGCLR, to carry out any investigations associated with the sale or consumption of alcohol on the 
site. 



• Details of staffing arrangements including numbers and working hours of all security staff, bar staff, waiters, on-
premises manager, and other staff. 

There will be up to two (2) staff working within the proposed Bottle Shop. There will be no specific security 

staff associated with the use, but noting that the operator may employ security for the supermarket use from 

time to time. 

• Details of training provided for bar staff in the responsible serving of alcohol. 

No bar staff are proposed. 

• Hours of operation for all parts of the premises. 

The Bottle Shop use will be operated as per existing conditions, being a packaged liquor license trading between 

12 noon and 11pm on ANZAC Day and between 7am and 11pm on any other day 

• Lighting within the boundaries of the premises and outside the premises 

The premises will be wholly enclosed within the Supermarket and located at Ground Level and Basement Level 

1, and will be lit accordingly. 

• Details of the provision of music including the frequency and hours of entertainment provided by live bands and 

No music is proposed. 

• Details of waste management plan including storage and hours of collection for general rubbish and bottles 
associated with the licensed premises. 

Details regarding waste are provided in the Waste Management Plan prepared by Leigh Design for the overall 

development. The waste associated with the Bottle Shop will be included as part of the commercial (shared 

private bins) for the remainder of the Supermarket. 
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PERPSECTIVE VIEW - EGREMONT STREET 
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Limitations 

This Report has been prepared by GIW Environmental Solutions Pty Ltd for the sole use of Piedimonte 
Developments Pty Ltd ("the Client"). This Report should only be presented in full and should not be used 
to support any objective other than those detailed within the Agreement. In particular, the Report does 
not contain sufficient information to enable it to be used for any use other than the project specific 
requirements for which the Report has been carried out. 

Any reliance on this Report by a third party shall be entirely at such party's own risk. 
GIW Environmental Solutions Pty Ltd provides no warranty or guarantee to any third party, express or 
implied, as to the information and/or professional advice indicated in the Report, and accepts no liability 
for or in respect of any use or reliance upon the Report by a third party. Any publication of this Report 
must be in accordance with the Planning and Environment Act 1987 procedures under the Freedom of 
Information Act 1982. GIW will require formal notification by the Responsible Authority to use this 
Report for public access purposes. This Report is to be removed by the Responsible Authority from the 
public domain immediately following the public consultation period. 

Copyright 

The concepts and information contained in this Report are the property of GIW Environmental Solutions 
Pty Ltd. Use or copying of this Report in whole or in part without the written permission of GIW 
Environmental Solutions Pty Ltd constitutes an infringement of copyright. Information shall not be 
assigned to a third party without the prior consent of the author. 
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27-49A Best Street, North Fitzroy 

1. Introduction 

Project Information 

GIW Environmental Solutions Pty Ltd ("GIW") has been engaged by Piedimonte Developments Pty Ltd 
to provide Environmentally Sustainable Design (ESD) consulting services for the proposed mixed-use 
development at 27-49A Best Street, North Fitzroy. 

The proposed development will include 8 townhouses, 58 apartments, a supermarket, liquor store, 
office, cafe and basement carpark. The development will consist of the following: 

• 8 x townhouses 	 • 4,741m2  retail 
• 6 x 1 bedroom apartments 	 • 324m2  office area 
• 36 x 2 bedroom apartments 
• 16 x 3 bedroom apartments 

This Sustainable Management Plan (SMP) has been prepared to inform City of Yarra of the proposed 
development's sustainability credentials and performance targets. The project team is committed to 
achieving a building solution which responds to City of Yarra Planning Scheme - Clause 22.17 
Environmentally Sustainable Development. 

In consideration of the amended application, the SMP and BESS assessment are to be considered 
relative to the design by Peddle Thorp. 

Site Context 

In consideration of VC149 and Planning Practice note 88, a shadow study has been undertaken by JCB 
Architects. This study assesses the impact of the proposed development on the installed solar PV 
systems at 20, 30 and 36 Egremont Street. Based on this study we can conclude that only the solar PV 
system installed on 36 Egremont Street will be overshadowed during the winter months. 

Further to the shadow study, a desktop assessment identifies that the proposed development complies 
with the side and rear setback and north-facing windows standards for residential development under 
clauses 54 and 55. Further to this the protection of the existing rooftop would unreasonably constrain 
or compromise the proposed new development. Hence, we acknowledge the impact, but deem the 
proposed design to be reasonable and in line with Planning Practice note 88. 
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Location 

The site located at 27-49A Best Street, North Fitzroy has an approximate surface area of 3,865m2  and 
is currently the location of a several commercial and residential buildings. Distance from the site to 
Melbourne CBD is approximately 3.7km. 

Ref. GIW17191 Revision C 	 4 
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Built Environment Sustainability Scorecard (BESS) 

The proposed mixed use development will be assessed against the Built Environment Sustainability 
Scorecard (BESS) guidelines. The BESS tool addresses nine key environmental categories as follows: 

All ESD measures described under the nine key environmental categories are to• be suitable 
incorporated into relevant project documentation at the appropriate project phase. 

Responsibilities & Implementation 

Piedimonte Developments Pty Ltd will be responsible for the suitable implementation of the 
requirements of this report throughout the design and development phases. Should the development 
be sold the responsibility will pass to the new owner. At such time as a builder is novated or a building 
contract is put in place the builder will be responsible for implementation during the construction phase. 
At occupancy, the Owners Corporation and individual lot owners and or tenants will be responsible for 
the correct use of installed equipment and building systems in line with the provided Building User's 
Guide. 

Sources of Information 

The following 'Sources of Information' have been used to guide the design solutions: 
• JCB Architects— Project No. 18-038 — Drawing No. A-TP0-001-A-TP-002 Rev 00; A-TP0-101-A-

TP0-103 Rev 00; A-TP0-111-A-TP0-113 Rev 00; A-TP0-201-A-TP0-204 Rev 00; A-TP0-211-A-TP0- 
214 Rev 00; A-TP1-100-A-TP1-110 Rev 00; A-TP2-100-A-TP2-105 Rev 00; A-TP3-100-A-TP3-103 
Rev 00; A-TP9-101-A-TP9-126 Rev 00; A-TP31 Rev 00. 

• Municipal Association of Victoria - SDAPP Explained; Building Design for a Sustainable Future 
• Built Environment Sustainability Scorecard (BESS) 
• Green Star Design & As Built v1.1 Submission Guidelines 
• CSIRO 1999, Urban Stormwater — Best Practise Environmental Management Guidelines 

5 
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2. ESD Summary 

The proposed mixed-use development at 27-49A Best Street, North Fitzroy will implement the 
following ESD initiatives: 

1. The project achieves a total BESS score of 70% with no mandatory category (IEQ, Energy, 
Water, Stormwater) below 50%. 

2. 47% (31 out of 66) of the development's apartments and townhouses are naturally cross-
ventilated. 

3. Daylight modelling has been conducted for a representative sample of apartments. The 
summary result is as follows: 
a. 81% of living floor area above achieves a DF 1.0 
b. 88% of bedroom floor area achieves a DF0.5 

4. The non-residential areas are targeting a 2% DF to 60% of the nominated area. 

5. 53% (31 out of 66) of apartments and townhouses achieve at least 3 hours of sunlight. 

6. The development is provided with a comprehensive shading strategy. 

7. The development is to achieve a 7.0 Star average NatHERS Energy Rating result. 

8. The buildings thermal fabric of the non-residential areas aims to reduce heating and cooling 
energy consumption 10% below the reference case (BCA Section J). 

9. The development is to utilise a centralised gas hot water system. 

10. A 30kW Solar PV system is to be located on the roof of the proposed development. 

11. Individual cold and hot water, electricity meters will be provided to the apartments and 
communal areas. 

12. Water efficient fixtures are applied throughout. 

13. A ?35,000 litre rainwater tank will harvest rainwater from the roofs, rooftop terrace and 
balconies. This tank will be connected to all commercial and residential WC's. 

14. A Melbourne STORM rating of 100% is achieved. 

15. In total 147 bicycle spaces are to be provided for residents and employees. 

16. 30 existing bicycle spaces for visitors of the commercial tenancies are provided at grade. 

17. The development is provided with an end of trip facility including a minimum of 4 showers, 
27 lockers and changing facilities. 

18. 216m2 of communal open space will be provided at roof. 

19. 34m2 of communal food production area will be provided at roof. 

Ref: GIW17191 Revision C 	 6 



% of Total Category Score Pass 

2 % Management 53 '!•,, 

6 % Water i % ✓ 

17 % Energy 

13 % Stormwater 1D0 

8 % 1E0 b0 ✓ 

7 % Transport 

3 % Waste •43 

2 % Urban Ecology 53 	̀)•,-., 

8 % Innovation 

Your BESS score is 

± 70% 
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100% 

50% 	 70% i 

Best Practice 	 Excellence 

GI W ) se on Lv To, on nms 	 27-49A Best Street, North Fitzroy 

3. BESS Performance 

The project achieves a total BESS score of 70% with no mandatory category (IEQ, Energy, Water, 
Stormwater) below 50%. This figure represents a percentage improvement over a benchmark project. 
A score of 50% and higher equates to 'best practice' and is an effective pass of the BESS tool. A score 
of 70% and higher equates to BESS 'excellence' and exists as a higher benchmark in the tool. 

27-49A Best St, Fitzroy North, Fitzroy North 3068 Fitzroy North 
Project number 

Site area: 3865 m2  • Building Floor Area: 11557 m2  • 

Date of Assessment: 19 Dec 2018 • Version: V3, 1.5.1-B157 • 

Applicant: infoOgiw.com.au  

18060 
Published 

http://bess. net  . au/projects/18060 
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4. ESD Assessment 

Indoor Environment Quality 

Council ESD objectives: 

• to achieve a healthy indoor environment quality for the wellbeing of building occupants. 
• to provide a naturally comfortable indoor environment will lower the need for building services, 

such as artificial lighting, mechanical ventilation and cooling and heating devices. 

Council Best Practice Standard 

Criteria 
	

Development Provision 

47% (31 out of 66) of the development's apartments and 
townhouses are naturally cross-ventilated. Units are provided 
with windows on opposite or adjacent facades or are effective 
single sided ventilated. 

Natural 
Ventilation 

At least 60% of a 
development's 
apartments 
should be 
naturally 
ventilated. 

Typical natural cross- 
	

Typical single sided 
ventilated apartment 
	

ventilated apartment 

Daylight 

80% of dwellings 
achieve a 
daylight factor 
greater than 1% 
to 90% of the 
floor area of each 
living area, 
including 
kitchens. 

80% of dwellings 
achieve a 
daylight factor 
greater than 0.5% 
to 90% of the 

Daylight modelling has been conducted for a representative 
sample of apartments. The summary result is as follows: 

% of living floor area above 	% of bedroom floor area 
DF 1.0 	 above DF 0.5 

81% 	 88% 

Refer Appendix A - Daylight Modelling. 

Ref: GIW17191 Revision C 	 8 
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Council Best Practice Standard 

Criteria 	 Development Provision 

Winter Sunlight 

floor area in all 
bedrooms. 

>30% of the 
nominated non-
residential area 
achieves a 
daylight factor of 
at least 2% 

90% of bedrooms 
have an external 
window. 

Courtyards and 
light courts in 
multi-storey 
buildings are 
surrounded by a 
maximum of four 
storeys. 

70% of dwellings 
receive at least 3 
hours of direct 
sunlight in all 
living areas 
between gam 
and 3pm in mid-
winter. 

The retail and office areas are targeting a 2% DF to 60% of the 
nominated area. 

NIL internal bedrooms. 

There are no courtyards in this development. 

53% (31 out of 66) of apartments and townhouses achieve at 
least 3 hours of sunlight. 

9 
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The development is provided with a comprehensive shading 
strategy: 

The north and east oriented 
retail facade is shaded by a 

2,250mm deep canopy. 

The north and east café 
facade is shaded by breeze 

blocks. 

Thermal 
Comfort 

Appropriate 
external shading 
is provided to 
east, west and 
north facing living 
area and 
bedroom 
windows, 

North oriented townhouse 
windows at ground floor will 

be partially recessed. 

West oriented windows at 
ground floor and north and 
west oriented windows at 

level 1 are limited in size to 
reduce summer heat gains 

and winter heat loss. 

North oriented townhouse 
	

North oriented perimeter 
windows at level 3 will be 	windows at level 3-4 of the 
provided with an 500mm 	west block are provided with 

deep overhang. 	 horizontal slats. 

10 
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North oriented recessed 
windows at level 2-5 are 

shaded by the overhanging 
balconies of the floor above. 

North oriented perimeter 
windows at level 2-5 are to 

be recessed by 250mm. 

     

    

AP, 

AP, 

AP■ 

AP, 

    

    

    

    

     

     

East and west oriented 
perimeter windows at level 

2-4 are recessed by 200mm. 

East and west oriented 
windows at level 5 and 6 are 

shaded by overhanging 
balconies, breeze blocks and 

/ or 450mm deep window 
boxes. 

East and west oriented 
recessed windows at level 2- 

4 are shaded by the 
overhanging balcony above. 

97 m2  

North oriented windows at 
level 6 are shaded by a 

1,400mm deep overhang. 

11 
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Energy 

Council ESD objectives: 

• To ensure the efficient use of energy 
• To reduce total operating greenhouse emissions 
• To reduce energy peak demand 
• To reduce associated energy costs 

Council Best Practice Standard 

Criteria 	 Development Provision 

The National Construction Code (NCC) Class 2 — Sole Occupancy 
Unit(s) residential building component is to be designed in 
accordance with NCC Section J (2016) NatHERS requirements. 
The residential units must achieve an average 7 Star rating, with 
no unit achieving below 5 Stars and no dwelling is to exceed the 
maximum allowed cooling load of 30 MJ/m2 (Climate Zone 21 
Melbourne RO). 

The apartments are currently achieving a 7.2 Star average. This 
represents > 10% improvement on minimum NCC compliance 
benchmarks. The below sample ratings demonstrate the 
developments ability to achieve this average and none of the 
sample apartments exceed the maximum allowed cooling loads. 

Apartment 
No. 

ACE 
Total 
MJ/M2 

ACE 
Heating 

ACE 
Cooling 

ACE 
NCFA 

Star 
Rating 

TH2 76.1 57.7 18.5 169.5 7.2 

2.08 74.7 60.8 13.9 62.6 7.3 

4.11 86.1 70.6 15.5 51.9 6.9 

6.01 73.3 44.2 29.1 211.8 7.3 

Average 77.6 58.3 19.3 124.0 7.2 

*Apartments are assessed using FirstRate5 v5.2.9 

Thermal 
Performance 
Rating 

Demonstrate 
energy 
efficiencies 
beyond minimum 
BCA compliance 
benchmarks (e.g. 
10% or + 1 star). 

Construction assumptions for preliminary FirstRate ratings are 
listed below. Note, these assumptions are based on the sample 
of apartments assessed and may vary throughout the 
development. These assumptions are not to be relied upon for 
any other purpose beyond Town Planning assessment. 

Ref GIW17191 Revision C 	 12 
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Council Best Practice Standard 

Criteria 	 Development Provision 

Element 
	

Material 	 Insulation Value 

Floor 	 SOG 

Floor (where 
Concrete 

exposed below) 

External Walls 	Concrete 

External Walls 	Brick Veneer 

External Walls 	Lightweight 

Internal Walls 	Concrete 

Internal Walls 	Plasterboard 

NIL 

R1.4 

R1.8 

R2.5 

R2.5 

R1.8 

R2.5 

Where exposed 
above (APT) 

Concrete R1.4 

Roof & Where 
exposed above 	Concrete 

	 R3.0 

(TH) 

Fixed Windows 

Sliding Doors 

Awning Windows 

Aluminium framed, 
Double glazed, 
argon filled, low-E, 
clear 

Aluminium framed, 
Double glazed, 
argon filled, low-E, 
clear 

Aluminium framed, 
Double glazed, 
argon filled, low-E, 
clear 

Total System: 
• U-Value: 2.71 
• SHGC: 0.58 

Total System: 
• U-Value: 3.19 
• SHGC: 0.48 

Total System: 
• U-Value: 4.42 
• SHGC: 0.41 

The buildings thermal fabric of the non-residential areas aims to 
reduce heating and cooling energy consumption 10% below the 
reference case (BCA Section J). 

13 
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Council Best Practice Standard 

Criteria 
	

Development Provision 

Hot Water 
System 

Peak Energy.  
Demand 

Install energy 
efficient (high 
star rating) HWS 

Demonstrate 
Instantaneous 
(peak-hour) 
demand has 
been reduced by 
>25% 

The development is to utilise a centralised gas hot water 
system, with either: 

• 7 Star energy rating for instantaneous units; or 
• Minimum 90% energy efficiency for a single water heater 

High performance thermal envelope in conjunction with high 
efficiency HVAC systems and lighting systems reduce energy 
demand at peak times. 

Specify energy 
efficient (high 
star rating) 
heating and 
cooling systems. 

When outdoor conditions are not conducive to natural ventilation, 
air conditioning will be used. Inverter split system units are to be 
installed and sized to maintain conditions of the main living space 
of each apartment. The efficiency of the air conditioning system 
is to be within 1 star rating of best available under MEPS Post-
October 2012 measurement standard. 

Carpark ventilation fans are driven by a VSD motor connected to 
CO sensors within the carpark. The inclusion of CO sensor 
control will allow the ventilation fans to ramp down when the car 
park is unoccupied. The system is to be designed in accordance 
with AS1668.2. 

The mechanical services engineer is responsible for the design 
and specification of the system. The contractor is to procure 
and install the specified system. 

Maintenance requirements of the CO sensor system are to be 
included in the O&M manual. 

Lighting for the residential and non-residential development is to 
be LED types. High efficiency fluorescent T5 type lighting will be 
provided to the carpark and services areas only. 

Lighting power density shall be as follows: 

• Dwellings: No greater than average 4W/m2  
• Veranda/balcony/terrace: No greater than average 

4W/m2  
• Back of house and indoor car parks: No greater than 

average 5W/m2  
• Retail: No greater than average 17W/m2  
• Office: No greater than average 7W/m2  

Efficient HVAC 
Systems 

Carpark 
ventilation is 
either fully 
naturally 
ventilated or 
uses CO 
monitoring to 
control the 
operation of the 
ventilation fans 

Efficient 
Lighting 

Maximum 
illumination 
power density 
(W/m2) in at 
least 90% of the 
relevant Building 
Class is at least 
20% lower than 
required by 
current BCA 
requirements 

Ref: GIW17191 Revision C 	 14 
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Council Best Practice Standard 

Criteria 	 Development Provision 

All common area, external and carpark lighting is to be 
controlled with daylight, motion sensors or timers (whichever is 
deemed appropriate). 

A 30kW Solar PV system is to be located on the roof of the 
proposed development. The system is expected to generate 
approximately 28,832kWh. 

Renewable 
Electricity 
Generation 

Solar power 
system provides 
5% of the 
building's energy 
consumption. 

            

            

            

         

         

         

       

34W 

 

         

            

            

            

            

            

            

            

            

Clothes Drying 

Clothes drying 
energy 
consumption is 
>10% below the 
benchmark 

Location Solar PV System 

Refer Appendix B - Renewable Energy 

Clothes drying racks or retractable lines are to be provided to all 
apartment and townhouse POS. 
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Water 

Council ESD objectives: 

• To ensure the efficient use of water 
• To reduce total operating potable water use 
• To encourage the collection and reuse of stormwater 
• To encourage the appropriate use of alternative water sources (e.g. grey water) 
• To minimize associated water costs 

Council Best Practice Standard 

Criteria 
	

Development Provision 

WELS 4 Star WELS 5 Star 	WELS 4 Star - WELS 5 Star - 
- Toilets 	Taps 	Showerhead 	Dishwasher 

A 235,000 litre rainwater tank will harvest rainwater from the 
roofs, rooftop terrace and balconies. This tank will be connected 
to all commercial and residential WC's. It is estimated that this 
will save more than 791kL of potable water every year and meet 
72% of the demand in these areas. 

Stormwater drainage mechanism is to be determined by the 
hydraulics services engineer at the design development phase. 

Refer Appendix C — WSUD Response 

The apartments and commercial tenancies are to have individual 
cold and hot water meters. This measure is aimed at encouraging 
user awareness and accountability and it is likely to lead to more 
responsible water use. 

The majority of landscaping is to be native vegetation with low 
watering demand. 

Rainwater 
Collection & 
Reuse 

25-75% reduction 
of potable water 
demand due to 
rainwater 
collection and 
reuse systems. 

Water Metering 

Landscape . 
Irrigation 

The installation 
of separate water 
meters in 
individual 
dwellings. 

Are water 
efficiency 
principles used 
for landscaped 
areas. 

Ref: GIVV17191 Revision C 	 16 
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Council Best Practice Standard 

Criteria 
	

Development Provision 

Building 
Systems Water 
Reduction 

Reduce potable 
water 
consumption by 
>80% in the 
buildings air-
conditioning 
chillers and when 
testing fire safety 
systems 

The dwellings will be provided with split systems. 

The commercial areas are to be provided with an air-cooled 
HVAC system. 

The sprinkler system test water is to either expel no water when 
testing or test water is to be redirected into the system. 

17 
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Stormwater 

Council ESD objectives: 

• To reduce the impact of stormwater run-off 
• To improve the water quality of stormwater run-off 
• To achieve best practice stormwater quality outcomes 
• To incorporate water sensitive urban design principles 

Council Best Practice Standard 

Criteria 
	

Development Provision 

STORM Rating 

Exceed Victoria's 
best practice 
standards by 
achieving a 
MUSIC / STORM 
rating of at least 
100% or 
equivalent 
modelling results. 

The Melbourne Water - Stormwater Treatment Objective Relative 
Measure (STORM) tool has been applied to determine 
performance relative to Best Practice Environmental 
Management Guidelines (Victoria Stormwater Committee, 1999). 
As per City of Yarra Planning Scheme - Clause 22.16 Stormwater 
Management (Water Sensitive Urban Design), the development is 
required to achieve a STORM rating of 100% or greater. 

A Melbourne STORM rating of 100% is achieved via the 
following: 

• Rainwater is to be collected from the roofs, rooftop 
terrace and balconies and directed into the 35,000 litre 
rainwater tank. All WC's are to be connected to the 
rainwater tank. 

Suitable filtration is to be introduced to ensure stormwater 
collected off trafficable areas meets the water quality 
requirements. 

Refer Appendix C — WSUD Response. 

Ref.  GIW17191 Revision C 	 18 
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Transport 

Council ESD objectives: 

• To minimise car dependency. 
• To ensure that the built environment is designed to promote the use of public transport, 

walking and cycling. 

Council Best Practice Standard 

Criteria 
	

Development Provision 

      

 

For residential 
developments, 
provide at least 
one secure 
bicycle parking 
space per 
dwelling for 
residents and 
one bicycle space 
per 4 dwellings 
for visitors 

 

1 3 

 

Bicycle 
Facilities 

   

 

I n total 147 bicycle spaces 
are to be provided for 
residents, visitors and 

employees. 

30 existing bicycle spaces 
for visitors of the 

commercial tenancies are 
provided at grade. 

End Of Trip 
Facilities 

Provide 
accessible 
showers (1 per 
10 bicycles 
spaces), 
changing 
facilities and one 
secure locker per 
bicycle space in 
the changing 
facilities. 

The development is provided with an end of trip facility including 
a minimum of 4 showers, 27 lockers and changing facilities. 

19 
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Charging point for electrical vehicles is integrated in the proposed 
development. 

11 NO. 

Electric Vehicle Provide facilities 

Charging 	for charging of 
electric vehicles. 

      

    

IX ELECTRIC CAR 
CHARGE PONT 

 

       

       

  

Icc 

   

     

Location of electric charging point 

r— 
I 	I 	I 'ED RAMP TO B2 

Car Share 
Scheme 

Integrate formal 
car sharing 
scheme into the 
development 

NO. RESIDENTIAL 
CARPARKS 

1x CAR SHARE 
SPACE 

8 
r 

The development is to be provided with a parking space 
designated to a formal car sharing scheme at basement 01. 

Ref: GIW17191 Revision C 	 20 
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Car Share & 
Public 
Transport 

Car Share Scheme 

 

 

GoGet Car Share Green Share Car Flexicar 

Public Transport 

0 
Tram Stop 

...--.. 
Train Station Bus Stop 
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Materials 

ESD objectives: 

• Recycling/Reuse 
• Embodied energy 
• Human health 
• Environmental toxicity & responsibility 

Council Best Practice Standard 

Criteria 	 Development Provision 

The design will seek to limit the use of high embodied energy 
metal finishes. 

Where timber is to be used, such timbers are to accord with the 
GBCA's 'Essential' criteria for forest certification. This may 
include FSC and / or PEFC Certification which are both 
internationally recognised schemes ensuring that timber is 
sourced from sustainable sources. Alternatively, recycled timber 
will be used. 

All internally applied paints adhesives, sealants and carpets are 
to have a low or ultra-low VOC content. 

All internally applied engineered wood products are to have low 
formaldehyde levels. 

Embodies 
Energy 

Sustainable 
Timber 

Limited use of 
high embodied 
energy metals 
and materials, 
especially in a 
design with 
intended high 
churn (e.g. retail) 

Commitment to 
source timber 
from sustainably 
managed source, 
with proof of 
audit trail. 

Indoor 
Pollutants 

Commitment to 
limit indoor 
pollutants. 

-1 1 22 
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Waste Management 

Council ESD objectives: 

• To ensure waste avoidance, reuse and recycling during the design, construction and 
operation stages of development. 

• To ensure long term reusability of building materials. 
• To meet Councils' requirement that all multi-unit developments must provide a Waste 

Management Plan in accordance with the Guide to Best Practice for Waste Management 
in Multi-unit Developments 2070, published by Sustainability Victoria. 

Council Best Practice Standard 

Criteria 
	

Development Provision 

Construction 
Waste 
Management 

Operational 
Waste 
Management 

Adopt a recycling 
target of at least 
70% for all 
demolition and 
construction 
waste (by mass.) 

If the 
development is 
on a site that has 
been previously 
developed, has at 
least 30% of the 
existing building 
been re-used. 

Are the recycling 
facilities at least 
as convenient for 
occupants as 
facilities for 
general waste. 

Are facilities 
provided for on-
site management 
of food and 
garden waste. 

The contractor will implement a waste management plan to 
ensure that at least 80% of demolition and construction waste (by 
mass) is recycled. The waste management plan will be developed 
in accordance with the MBAV Guidelines. 

<30% of the existing structure is re-used. 

Separate general and recycling waste storage will be provided 
at basement. 

Green waste / worm farm will be provided at the communal roof 
terrace. 

The retail will introduce an on-site food digestor. This will result 
in less bin collection and conversion of food waste into usable 
compost. 

23 



Ecological 
Value 

Enhance the 
ecological value 
of your site 
through the 
protection of 
existing 
vegetation. 

Provide 
additional 
vegetation that 
serves the 
amenity and 
environmental 

Vegetation 	performance of 
the development. 

Is there a tap and 
floor waste on 
every balcony / in 
every courtyard 

Communal 
Spaces 

Common space : 

-1m2  for each of 
the first 50 
occupants 

- Additional 0.5m2  
for each 
occupant 
between 51 and 
250 

- Additional 
0.25m2  for each 

GIWX se on Lvui RToi onnms  enTaL 	 27-49A Best Street, North Fitzroy 

Urban Ecology 

Council ESD objectives: 

• To protect and enhance biodiversity. 
• To provide sustainable landscaping. 
• To protect and manage all remnant indigenous plant communities. 
• To encourage the planting of indigenous vegetation. 

Council Best Practice Standard 

Criteria 
	

Development Provision 

The proposed site is currently the location of several commercial 
and residential buildings. Redeveloping the site will not only 
reduce the burden on previously undeveloped sites and greenfield 
urban sprawl, but also provides regeneration to the location and 
help to create a more socially cohesive and environmentally 
friendly residential community. 

Planter boxes are to be located at ground floor, level 2-5 and 6 
terraces and at the communal roof terrace. 

Landscaped area is to be provided adjacent to the new laneway. 

All balconies or terraces and the communal roof terrace are to 
be provided with a taps allowing residents to cultivate and 
maintain the (communal) planters. 

216m2  of communal open space will be provided at roof. 
Communal space will include the following amenities: seating 
opportunities, barbeques, productive gardens and green waste. 

, 	 24 
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Council Best Practice Standard 

Criteria 	 Development Provision 

occupant above 
251 

Communal space will be provided at roof 

Green Walls / 
Roof 

Green wall or 
façade and / or 
green roof are 
included in the 
development. 

The level 5 east façade is provided with green walls. 

            

            

            

            

            

            

0.25m2  of space 
Food 	 per resident 
Production 	dedicated to food 

production. 

           

           

  

01030.1. 
It I H£N1 ,aRtEN 

    

SEA ING 
mclo 

  

         

11 

         

34m2  of communal food production area will be provided at 
roof. 
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Significant 
enhancements to 

Enhancements 	a building's 
environmental 
performance. 

Innovative Social 
Improvements 

Introduction of 
measures that 
stimulate social 
cohesion and 
interaction. 

GIWX envinonmen-raL 
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Innovation 

Council ESD objectives: 

• To encourage innovative technology, design and processes in all development, which 
positively influence the sustainability of buildings. 

Council Best Practice Standard 

Criteria 
	

Development Provision 

This has been addressed throughout this Sustainable 
Management Plan. Refer specific sections for relevant 
details. 

The proposed development is to be provided with a communal 
roof terrace. This space will allow residents to engage with 
nature, stimulate social cohesion, neighbourhood interaction 
and increased sense of community. 

As building technologies continue to evolve, the development 
will commit to implementing the most current ESD relevant 
technologies at the time of construction. This will include 
HVAC systems, ventilation and lighting control systems, 
building materials, renewable energy technologies, lift 
systems etc. 

The supermarket and liquor store will be provided with state-
of-the-art CO2 refrigeration. This will result in approximately 
20% energy reduction compared to a conventional 
refrigeration system and reduce the use of chemical 
refrigerants. 

Further to this the waste heat produced by the refrigeration 
systems will be reused on-site for pre-heating of office and 
retail space heating and / or domestic hot water system. 

The proposed development is consistent in providing the 
Australian Dream of the 21st century as follows: 

• It responds to social equity in a much greater way 
than that of freestanding housing within the area; 

• It is consistent with the principles of urban 
consolidation. 

Introduction of 
New Technology 	new building 

technologies. 

Design Approach 

A new design 
approach that 
reflects the 
Australia Dream 
of the 21st 
century. 

Ref: GIW17191 Revision C 	 26 
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Council Best Practice Standard 

Criteria 
	

Development Provision 

ESD Checkpoint 
Commitment and during 
Implementation 	Construction 

Phase 

An ESD professional will be engaged throughout the design 
and construction process. The ESD professional will perform 
a minimum of 2 site inspections during the construction 
phase to ensure suitable implementation of the ESD 
initiatives. Any deficiencies compared to the endorsed SMP 
will be escalated to the project manager and resolved. 
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Management 

Council ESD objectives: 

• To encourage a holistic and integrated design and construction process and ongoing high 
performance. 

Construction And Building Management Actions 

Metering 

Building Tuning 

Building User's 
Guide 

Electricity and cold / hot water metering is to be provided to each individual 
apartment and commercial tenancy. This measure is aimed at encouraging user 
awareness and accountability and it is likely to lead to more responsible energy 
use. 

Shutdown switches connected to all lighting will be provided to all dwellings. 

Lighting and general power to common areas is to be separately metered to 
quantify energy used for common areas spaces. 

Provision of comprehensive pre-commissioning, quality monitoring and building 
tuning for all building services in accordance with CIBSE and ASHRAE (for 
mechanical systems) guidelines will be the responsibility of the development team. 
This is in line with the Green Star Design & As-Built tool credit criteria 'Building 
Commissioning' and 'Building System Tuning'. 

A Building User's Guide will be provided to all occupants explaining the correct 
use of installed equipment and building systems. This shall cover at a minimum: 

• Energy and Environmental Strategy 
• Monitoring and Targeting 
• Building Services 
• Transport Facilities 
• Materials and Waste Policy 
• Expansion/Re-fit Considerations 
• References and Further Information 

IS014001 	IS014001 Accreditation will be positively weighted as part of the selection 
Accreditation 	criteria. 
Builder 

Ref: GIW17191 Revision C 	 28 
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Appendices 

Appendix A: Daylight Modelling 

The following Daylight Modelling Assessment has been prepared for the proposed mixed-use 
development at 27-49A Best Street, North Fitzroy. This assessment responds to BESS — IEQ credit 1.1 
Daylight Access — Living Areas, 1.2 Daylight Access —Bedrooms. 

We have undertaken daylight modelling for 10 apartment types assessing both living and bedroom 
areas. The 10 apartments have been selected with consideration of internal layout, inherent and 
adjacent building shading features. These apartment types reflect an average daylight performance of 
the development. 

The adjacent buildings have included in the modelling as follows: 
• 20-36 Egremont Street: maximum allowed height under the planning scheme for zone NRZ2. 
• 94-100 Schotchmer Street: maximum allowed height under the planning scheme for zone 

NRZ2. 

Methodology 

The daylight levels in apartments are benchmarked against the best practice requirements as set out 
under the Built Environment Sustainability Scorecard (BESS) tool: I ndoor Environment Quality (IEQ) —
Daylight Access Living Areas and Bedrooms. These levels are as follows: 

"Dwellings should achieve the following daylight factors (DF) 
• 80% of the total number of living rooms achieve a daylight factor greater than 1% to 90% of 

the floor area of each living area, including kitchens. 
• 80% of the total number of bedrooms achieve a daylight factor greater than 0.5% to 90% of 

the floor area in each room." 

The daylight modelling has been completed using the Radiance software suite, an accurate computing 
program used to predict light levels in a space prior to construction. Scene geometric data and material 
properties are interfaced into the Radiance software using DesignBuilder. 

Daylight Factor has been calculated using a CIE uniform cloudy sky. 
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Figure 3 — DesignBuilder model of proposed and adjacent equitable development right buildings 
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Modelling Assumptions 

The following assumptions have been made with respect to the modelling: 

• Modelled window dimensions and shading structures are as depicted on the Architectural 
drawings. 

• The glazing performance used for external windows is as follows: 
• Clear windows with a total system VLT of 0.55. 
• Clear windows + screening with a total system VLT of 0.275 
• Clear windows + Breeze.Blocks with a total system VLT of 0.275 

• The reflectance of all materials is in accordance with the Green Star Multi Unit Residential credit 
IEQ-4 Daylight. 

• Transient and unoccupied spaces such as corridors, wardrobes and transient spaces have 
been excluded from the modelled area. 

• The reflectance of external buildings and structures is assumed to be 0.6. 

Daylight Results Living Areas — Numerical 

The daylight results for living areas of 27-49A Best Street, North Fitzroy can be summarised as 
follows: 

Apartment 	 % of floor area above DF 1 

APT 2.03 	 97.6 

APT 2.04 	 99.7 

APT 2.12 	 64.0 

APT 2.13 	 26.9 

APT 3.15 	 84.9 

APT 3.16 	 92.6 

APT 4.10 	 99.6 

APT 4.11- 	 56.4 

APT 5.05 	 99.6 

APT 6.02 	 100 
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Daylight Results Bedrooms — Numerical 

The daylight results for bedrooms of 27-49A Best Street, North Fitzroy can be summarised as follows: 

Apartment 
	

Area 	 % of floor area above DF 0.5 

Bed 1 	 100 
APT 2.03 

Bed 2 	 100 

Bed 1 	 100 

APT 2.04 	 Bed 2 	 100 

Bed 3 	 64.0 

Bed 1 	 100 
APT 2.12 

Bed 2 	 100 

APT 2.13 	 Bed 1 	 100 

Bed 1 	 100 
APT 3.15 

Bed 2 	 100 

Bed 1 	 100 

APT 3.16 	 Bed 2 	 100 

Bed 3 	 100 

Bed 1 	 100 
APT 4.10 

Bed 2 	 100 

APT 4.11 	 Bed 1 	 99.9 

Bed 1 	 98.3 

APT 5.05 	 Bed 2 	 97.4 

Bed 3 	 100 

Bed 1 	 100 

APT 6.02 	 Bed 2 	 100 

Bed 3 	 100 
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Overall Estimated Building Results 

Compliant: 

2.01-2.08; 3.01-3.10; 3.12; 3.14; 
3.16; 4.01-4.10; 4.12; 4.14; 4.16; 

5.01-5.09; 6.01-6.04. 

81% (47 out of 58) 
Estimated % of apartment 
living areas compliant with 
BESS 1.1 

Estimated % of bedrooms 
compliant with BESS 1.2 

88% (111 out of 126) 

Compliant: 

2.01-2.03; 2.08; 2.10-2.13; 3.01-
3.03; 3.08; 3.10-3.16; 4.01-4.03; 
4.08; 4.10-4.16; 5.01-5.09; 6.01-

6.04. 

1 Bedroom Non-Compliant: 

2.04-2.07; 2.09; 3.04-3.07; 3.09; 
4.04-4.07; 4.09. 

Conclusion 

The development has been assessed and it has been determined that 81% of apartment living areas 
and 88% of apartment bedrooms will achieve the daylight factors as prescribed under BESS. 
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Appendix B: Renewable Energy 

Inputs Solar PV 
Peak Wattage of System 	 30.0 kWp 
Azimuth 	 0 degrees 
Inclination 	 30 degrees 

Outputs Solar PV 

Electricity Produced per Year 	43,249 kWh 
No. Panels Required 	 86 
Total Roof Area Required 	 215 sqm 
Annual Carbon Savings 	56,656 kg CO2 

Economic Output 
Cost of System 
	

45,000 $ 
Annual Savings 
	

8,650 $ 
Simple Payback 
	

5 Years 
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Appendix C: WSUD Response 

Site layout Plan 

The following architectural mark-up illustrates the rainwater collection and impervious areas of the 

proposed development site. 
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STORM Rating Report 

A STORM rating of ?100% can be achieved by implementing the following initiatives: 

• Rainwater is to be collected from the roofs, rooftop terrace and balconies and directed into 
the 35,000 litre rainwater tank. All WC's are to be connected to the rainwater tank. 

Melbourne Water has developed the Stormwater Treatment Objective- Relative Measure (STORM) 

Calculator as a method of simplifying the analysis of stormwater treatment methods. 

The STORM Calculator displays the amount of treatment that is required to meet best practice targets, 

using WSUD treatment measures. 

The best practice standards have been set out in the Urban Stormwater Best Practice Environmental 

Management Guidelines (Victoria Stormwater Committee, 1999) for reduction in total suspended solids 

(TSS), total phosphorus (TP) and total nitrogen (TN) loads. 

The STORM Result is provided below: 

Melbourne STORM Rating Report Water. 
TransactionlD: 	707273 

Municipality: 	 YARRA 

Rainfall Station- 	YARRA 

Address: 	 27-49A Best Street 

North Fitzroy 

VIC 	 3068 

Assessor: 	 GIW 

Development Type: 	Residential - Mixed Use 

Allotment Site (m2): 	3.865.00 

STORM Rating %: 	100 

Description Impervious Area 
(m2) 

Treatment Type Treatment 
Areallolume 

(m2 or L) 

Occupants / 
Number Of 
Bedrooms 

Treatment % Tank Water 
Supply 

Reliability (%) 

Roof 1,896.00 Rainwater Tank 15,000.00 50 92.50 68.70 

Roof Terrace 256.00 Rainwater Tank 10,000.00 25 170.00 82.00 

Balconies 1,334.00 Rainwater Tank 15,000.00 50 118.60 69.60 

Impervious - GF 278.00 None 0.00 0 0.00 0.00 

Ref: GIW1 7191 Revision C 	 40 



35.000 LITRE 
RANWATER TAW 
CONNECTED TO ALL 
WC'S 	 

Rartneser palms drc... int Ora 
dmrtne. dd doom rm.= d. .r al 
ananba.rn Ord areprovs •se Amami 
d. ark 

oars Ow at+ born 

port - Imp% emsa bar bilk I law 

ard dine owe. pOry el twee 
ara•nrq d. we- 

\ 

Iirtmaar • mod. dbe tank •••1 at 

G I wX
enviRonmen-raL 
sow-nons 	

27-49A Best Street, North Fitzroy 

WSUD Strategy 

The development will include the provision of a 35,000 litre rainwater tank and associated pump in the 
basement garage. The rainwater tank is to be connected to all WC's. 

Suitable filtration is to be introduced to ensure stormwater collected off trafficable areas meets the 
quality requirements 
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■ Rainwater Harvested 

WC Demand 

Irrigation Demand 

■ Bin Washout 

Supply-Demand 

Supply 	Demand 
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400 
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Tank Sizing 

70% - 

60% 
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E 40% 

• 10% 

0% 
10,000 20,000 30,000 40,000 

27-49A Best Street, North Fitzroy 

Rainwater Balance (Monthly Averages) 

Month Rainwater 	Irrigation 
Harvested (L) Demand (L) 

WC 
Demand 

(L) 

Bin 
Washout 

(L) 
Jan 59,296 0 93,000 0 
Feb 58,063 0 84,000 0 
Mar 57,153 0 93,000 0 
Apr 63,045 0 90,000 0 
May 64,046 0 93,000 0 
Jun 70,943 0 90,000 0 
Jul 59,917 0 93,000 0 
Aug 74,389 0 93,000 0 
Sep 75,033 0 90,000 0 
Oct 68,960 0 93,000 0 
Nov 78,240 0 90,000 0 
Dec 62,145 0 93,000 0 
Total 791,228 0 1,095,000 0 

Equivalent 
STORM 

tool 
0 0 

GI WX seorliVuIRTOlorInMsellTaL 

Rainwater Reuse 

Inputs 

Catchment Area 	 3,486 	sqm 

Number of Bedrooms 	 150 
Bin Washout 	 No 
Irrigation Area 	 0 	sqm 

Tank Capacity 	 35,000 	Litre 

Outputs 
% Served by Rainwater 	 72.3% 
% Harvested Rainwater Used 	59.3% 

Total Potable Water Saved 	791,489 	Litre 

Ref GIW17191 Revision C 	 42 
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Site Management Statement 

Prevention of litter, sediments and pollution entering the stormwater system in the construction 
phase is to be addressed through introduction of the following initiatives: 

• Buffer strips to pervert stormwater runoff. 

• Gravel sausage filters at stormwater inlets to prevent silt, mud or any other site contaminant 
from entering the stormwater system. 

• Silt fences under grates at surface entry inlets to prevent sediment from entering the 
stormwater system. 

• Temporary rumble grids to vibrate mud and dirt off vehicles prior to leaving the site. 

• The site is to be kept clean from any loose rubbish or rubble. 

• Introduction of offsite construction for building elements where deemed appropriate. 

The builder is to include these initiatives in the construction management plan and address these 
during site induction of relevant contractors. 

Maintenance Program 

The followihg maintenance requirements are to be programmed to ensure the rainwater tank 

operates effectively: 

Item 	 Description 	 Maintenance 
Interval 

Tank structure 
Pump system 

Plumbing 

Eave and box gutters are to be inspected and cleaned to 	3 monthly 

prevent large debris from being washed into rainwater 
tank. 
Inspect and clean excess sediment from diverter 	3 monthly 

chamber to prevent blockages. 
Siphon the tank to inspect contents. If sludge is present, 	2 to 3 years 

a plumber will be required to drain tank contents and 
clean the tank. 
Inspect tank externally for leaks 	 Yearly 

Inspect pump wiring, plumbing and check for smooth 	6 monthly 

operation. 
Plumbing and fixtures connected to the rainwater tank is 	Yearly 

to be inspected for leaks. 

Gutters and 
downpipes 

First flush system (as 
applicable) 
Tank contents 
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Appendix D: BESS Assessment 

27-49A Best St, Fitzroy North, Fitzroy North 3068 Fitzroy North 
Project number 

Site area: 3865 m2  - Building Floor Area: 11557 m2  - 
Date of Assessment: 19 Dec 2018 • Version: V3, 1.5.1-B157 • 
Appicant: infoOgiw.com.au  

18060 
Published 

http://bess.net.au/projects/18060  
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Building Composition 	 Dwellings 

MI Townhouse • Apartment • Of Building • Shop 
Lab/Warehouse 

Type Name Quantity Area 

Townhouse TH01-TH08 8 120 m2  

Apartment APT Type 1A 6 68 m2  

Apartment APT Type 2A 4 75 m2  

Apartment APT Type 2B 8 87 m2  

Apartment APT Type 2C 3 79 m2  

Apartment APT Type 2D 3 70 m2  

Apartment APT Type 2E 3 79 m2  

Apartment APT Type 2F 6 102 m2  

Apartment APT Type 2G 3 86 m2  

Apartment APT Type 2H 2 72 m2  

Apartment APT Type 21 1 101 m2  

Apartment APT Type 2J 1 89 m2  

Apartment APT Type 2K 1 92 m2  

Apartment APT Type 3A 6 121 m2  

Apartment APT Type 3B 2 106 m2  

Apartment APT Type 3C 2 97 m2  

Apartment APT Type 3D 1 116 m2  

Apartment APT Type 3E 1 118 m2  

Apartment APT Type 3F 1 122 m2  

Apartment APT Type 3G 1 215 m2  

Apartment APT Type 3H 1 105 m2  

Apartment APT Type 31 1 249 m2  

Apartment APT Type 3J 1 92 m2  

Non-Residential Spaces 
Office Building 324 m2  

Shop 3,304 m2  

Lab/Warehouse 1,436 m2  

How did this Development Perform in each Environmental Category? 

Maximum Available 	IN Your Building 

40% 

30% 
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How does each Dwelling or Non-Residential Space type perform? 

100% 

80% 

60% 

40% 

20% 

0% 

	

Townhouse 
	

Apartment 	 Office Bulldog 	 ' Slop 	 tab/Warehouse 

Sustainable design commitments by category 
The sustainable design commitments for this project are listed below. These are to be incorporated into the design 

documentation and subsequently implemented. 

Management 
	

53% - contributing 2% to overall score 

Credit 	 Disabled Scoped out Score 

Management 2.2 Thermal Performance Modelling - Multi-Dwelling Residential 	 100 % 

Management 2.4 Thermal Performance Modelling - Non-Residential 	 100 % 

Management 3.1 Metering 	 100 % 

Management 3.2 Metering 	 100 % 

Management 3.3 Metering 	 100 % 

Management 4.1 Building Users Guide 	 100 % 

Management 2.2 Thermal Performance Modelling - Multi-Dwelling Residential 	100% 

	

Score Contribution 	This credit contributes 13% towards this section's score. 

To encourage and recognise developments that have used modelling to inform 

passive design at the early design stage 

Questions 

Have preliminary NatHERS ratings been undertaken for all thermally unique dwellings? 

Townhouse 	 Apartment 

Yes 	 Yes 

Management 2.4 Thermal Performance Modelling - Non-Residential 	 100% 

Score Contribution 	This credit contributes 5% towards this section's score. 

To encourage and recognise developments that have used modelling to inform 

passive design at the early design stage 

Section J glazing assessment has been undertaken, but does not meet 10% 
reduction. Energy efficiency targets will be achieved through application of JV3 

energy modelling. 

Aim 

Aim 

Notes 
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Questions 

Has a preliminary Section J glazing assessment been undertaken? 

Office Building 
	

Shop 
	

Lab/Warehouse 

Yes 
	

Yes 
	

Yes 

Management 3.1 Metering 	 100% 

Score Contribution 	This credit contributes 5% towards this section's score. 

Aim 
	 To provide building users with information that allows monitoring of energy and 

water consumption 

Questions 

Have utility meters been provided for all individual dwellings? 

Apartment 

Yes 

Management 3.2 Metering 	 100% 

Score Contribution 	This credit contributes 5% towards this section's score. 

Aim 
	 To provide building users with information that allows monitoring of energy and 

water consumption 

Questions 

Have utility meters been provided for all individual commercial tenants? 

Office Building 	 Shop 	Lab/Warehouse 

Yes 	 Yes 	 Yes 

Management 3.3 Meter'ing 	 100% 

Score Contribution 	This credit contributes 11% towards this section's score. 

Aim 
	 To provide building users with information that allows monitoring of energy and 

water consumption 

Questions 

Have all major common area services been separately submetered? 

Apartment 
	

Office Building 
	

Shop 	Lab/Warehouse 

Yes 
	 Yes 
	

Yes 	Yes 

Management 4.1 Building Users Guide 	 100% 

Score Contribution 	This credit contributes 12% towards this section's score. 

Aim 
To encourage and recognise initiatives that will help building users to use the 
building efficiently 

Questions 

Will a building users guide be produced and issued to occupants? 

Project wide 

Yes 
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Water 	 75% - contributing 6% to overall score 

Credit 

Water 1.1 Potable Water Use Reduction (Interior Uses) 

Water 2.1 Rainwater Collection & Reuse (Additional Uses) 

Water 3.1 Water Efficient Landscaping 

Water 4.1 Building Systems Water Use Reduction 

Disabled Sapped out Score 

50 % 

100 % 

100 % 

100 % 

Water Approachs 

What approach do you want to use 
Water? 

Use the built in calculation tools 

Project Water Profile Questions 

Are you installing a rainwater tank? 
	

Yes 

Water fixtures, fittings and connections 

Showerhead 

Bath 

Kitchen Taps 	 > 5 Star WELS rating 

Bathroom Taps 	 > 5 Star WELS rating 

Dishwashers 	 > 5 Star WELS rating 

WC 
	

> 4 Star WELS rating 

Urinals 	 > 5 Star WELS rating 

Washing Machine Water Efficiency 	Scope out 

Rainwater connected to: Toilets 	Yes 

3 Star WELS (> 6.0 but 
7.5) 

Scope out 

<= 3 Star WELS (> 6.0 but <- 
7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

Scope out 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

Lab/Warehouse 

Scope out 

Scope out 

> 5 Star WELS 
rating 

> 5 Star WELS 
rating 

Scope out 

> 4 Star WELS 
rating 

> 5 Star WELS 
rating 

Scope out 

Yes 

Office Building 	 Shop 

Showerhead 

Bath 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

WC 

Urinals 

Washing Machine Water Efficiency 

Rainwater connected to: Toilets 

Showerhead 

Bath 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

TH01 -TH08 

3 Star WELS (> 6.0 but 
7.5) 

Medium Sized 
Contemporary Bath 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2B 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2C 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2D 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

APT Type 1A 
	

APT Type 2A 

<=3 Star WELS (> 6.0 but 3 Star WELS (> 6.0 but 
<= 7.5) 
	

<= 7.5) 



WC 

Urinals 

Washing Machine Water Efficiency 

Rainwater connected to: Toilets 

Showerhead 

Bath 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

WC 

Urinals 

Washing Machine Water Efficiency 

Rainwater connected to: Toilets 

Showerhead 

Bath 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

WC 

Urinals 

Washing Machine Water Efficiency 

Rainwater connected to: Toilets 

Showerhead 

Bath 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

WC 

Urinals 

Washing Machine Water Efficiency 

Rainwater connected to: Toilets 

Showerhead 

Bath 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

WC 

Urinals 

Washing Machine Water Efficiency 

Rainwater connected to: Toilets 
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APT Type 2B 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2C 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2D 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2E 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2H 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2K 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 3C 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2F 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 21 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 3A 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

AFT Type 3D 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2G 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 2J 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 3B 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 3E 

3 Star WELS (> 6.0 but 
<= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

APT Type 3F 
	

APT Type 3G 
	

APT Type 3H 
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Showerhead 

APT Type 3F 	APT Type 3G 

3 Star WELS (> 6.0 but 3 Star WELS (> 6.0 but 
<= 7.5) 	 <= 7.5) 

APT Type 3H 

3 Star WELS (> 6.0 but 
<= 7.5) 

Medium Sized 
Contemporary Bath 

Medium Sized 
Contemporary Bath 

Bath 
	

Scope out 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

WC 

Urinals 

Washing Machine Water Efficiency 

Rainwater connected to: Toilets  

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

Yes 

Showerhead 

Bath 

Kitchen Taps 

Bathroom Taps 

Dishwashers 

WC 

Urinals 

APT Type 31 

3 Star WELS (> 6.0 but <= 7.5) 

Medium Sized Contemporary Bath 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating 

APT Type 3J 

3 Star WELS (> 6.0 but <= 7.5) 

Scope out 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 5 Star WELS rating 

> 4 Star WELS rating 

> 5 Star WELS rating 

> 3 Star WELS rating Washing Machine Water Efficiency 

Rainwater connected to: Toilets 	Yes 	 Yes 

Rainwater Tanks 

What is the total roof area connected to 
the rainwater tank? Square Metres 

Tank Size litres  

Tank 1 

3486.0 

35000.0 

Water 1.1 Potable Water Use Reduction (Interior Uses) 	 50% 

Score Contribution 

Aim 

Criteria 

Questions 

This credit contributes 50% towards this section's score. 

Water 1.1 Potable water use reduction (interior uses) What is the reduction in total 

water use due to efficient fixtures, appliances, and rainwater use? To achieve 

points in this credit there must be >25% potable water reduction. You are using 

the built in calculation tools. This credit is calculated from information you have 

entered above. 

Percentage reduction in potable water use 

Percentage Achieved ? Percentage % 

Project wide 

Calculations 

Annual Water Consumption (kL) (Reference) 

Project wide 

20266 

Annual Water Consumption (kL) (Proposed) 

Project wide 

14360 
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% Reduction in Potable Water Consumption Percentage % 

Project wide 

29% 

Water 2.1 Rainwater Collection & Reuse (Additional Uses) 	 100% 

Score Contribution 	This credit contributes 25% towards this section's score. 

What is the additional reduction in potable (mains) water use due to rainwater 
harvesting? Additional water uses for rainwater include non-potable demands 
such as irrigation, pools, commercial process uses and taps for washdown. Note: 
tank water will only be available for additional uses if it not required for internal 

Aim 
uses. If the property uses an alternative water source, the alternative water source 
is deemed to meet 90% of additional non-potable water use requirements. You 
are using the built in calculation tools. This credit is calculated from information 
you have entered above in the rainwater tanks section. 

Criteria 
	 What is the additional reduction in potable (mains) water use due to using 

rainwater or an alternative water source? 

Questions 

Percentage Achieved ? Percentage % 

Project wide 

Calculations 

Rainwater collection & reuse (additional uses) Percentage % 

Project wide 

100 % 

Water 3.1 Water Efficient Landscaping 	 100% 

Score Contribution 	This credit contributes 12% towards this section's score. 

Are water efficiency principles used for landscaped areas? This includes low water 
use plant selection (e.g. xeriscaping) and specifying water efficient irrigation (e.g. 

Aim 
	

drip irrigation with timers and rain sensors). Note: food producing landscape areas 
and irrigation areas connected to rainwater or an alternative water source are 
excluded from this section. 

Questions 

Will water efficient landscaping be installed? 

Project wide 

Yes 

Water 4.1 Building Systems Water Use Reduction 	 100% 

Score Contribution 	This credit contributes 12% towards this section's score. 

Aim 
Will the project minimise water use for building systems such as evaporative 
cooling and fire testing systems? 

Questions 

Where applicable, have measures been taken to reduce potable water consumption by >80% in the buildings 
air-conditioning chillers and when testing fire safety systems? 

Project wide 
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Yes 

Energy 63% - contributing 17% to overall score 

Credit 

Energy 1.1 Thermal Performance Rating - Non-Residential 

Energy 1.2 Thermal Performance Rating - Residential 

Energy 2.1 Greenhouse Gas Emissions 

Energy 2.3 Electricity Consumption 

Energy 2.4 Gas Consumption 

Energy 2.5 Wood Consumption 

Energy 3.1 Carpark Ventilation 

Energy 3.2 Hot Water 

Energy 3.3 External Lighting 

Energy 3.4 Clothes Drying 

Energy 3.5 Internal Lighting - Residential Single Dwelling 

Energy 3.6 Internal Lighting - Residential Multiple Dwellings 

Energy 3.7 Internal Lighting - Non-Residential 

Energy 4.1 Combined Heat and Power (cogeneration / trigeneration) 

Energy 4.2 Renewable Energy Systems - Solar 

Disabled Sopped out Score 

12 % 

49 % 

100 % 

100 % 

84 % 

N/A 

100 % 

84 % 

100 % 

100% 

100 % 

100 % 

100 % 

N/A 

28% 

Dwellings Energy Approachs 

What approach do you want to use for 
Energy? 

Use the built in calculation tools 

Project Energy Profile Questions 

Are you installing a solar photovoltaic (PV) Yes 
system? 

Gas Supply 

Dwelling Energy Profiles 

Below the floor is 

Above the ceiling is 

Exposed sides 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 

NatHERS Annual Energy Loads - Cool 
MJ/sqm 

NatHERS star rating 

Type of Heating System 

Heating System Efficiency 

Type of Cooling System 

Cooling System Efficiency 

Type of Hot Water System 

Natural Gas 

TH01-TH08 

Ground or Carpark 

Another Occupancy 

2 

58.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

APT Type 1A 

Another Occupancy 

Another Occupancy 

1 

58.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

APT Type 2A 

Another Occupancy 

Another Occupancy 

1 

58.3 

7.2 

Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

19.3 19.3 19.3 

Clothes Line 
C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

H Clothes dryer 3 stars Clothes Dryer 	 H Clothes dryer 3 stars H Clothes dryer 3 stars 
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Below the floor is 

Above the ceiling is 

Exposed sides 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 

NatHERS Annual Energy Loads - Cool 
MJ/sqm 

NatHERS star rating 

Type of Heating System 

Heating System Efficiency 

Type of Cooling System 

Cooling System Efficiency 

Type of Hot Water System 

APT Type 2B 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

APT Type 2C 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

APT Type 2D 

Another Occupancy 

Another Occupancy 

1 

58,3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

C Private outdoor 
	

C Private outdoor 
	

C Private outdoor 
Clothes Line 	 clothesline protected 

	
clothesline protected 
	

clothesline protected 
from rain 
	

from rain 
	

from rain 

Clothes Dryer 

Below the floor is 

Above the ceiling is 

Exposed sides 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 

NatHERS Annual Energy Loads - Cool 
MJ/sqm 

NatHERS star rating 

Type of Heating System 

Heating System Efficiency 

Type of Cooling System 

Cooling System Efficiency 

Type of Hot Water System 

H Clothes dryer 3 stars 

APT Type 2E 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT Type 2F 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT Type 2G 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

C Private outdoor 
	

C Private outdoor 
	

C Private outdoor 
Clothes Line 	 clothesline protected 

	
clothesline protected 
	

clothesline protected 
from rain 
	

from rain 
	

from rain 

Clothes Dryer 

Below the floor is 

Above the ceiling is 

Exposed sides 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 

NatHERS Annual Energy Loads - Cool 
MJ/sqm 

NatHERS star rating 

Type of Heating System 

Heating System Efficiency 

Type of Cooling System 

Cooling System Efficiency 

Type of Hot Water System 

H Clothes dryer 3 stars 

APT Type 2H 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT Type 21 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT Type 2J 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

C Private outdoor 
	

C Private outdoor 
	

C Private outdoor 

Clothes Line 
	 clothesline protected 

	
clothesline protected 
	

clothesline protected 
from rain 
	

from rain 
	

from rain 

Clothes Dryer 
	

H Clothes dryer 3 stars H Clothes dryer 3 stars H Clothes dryer 3 stars 
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C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

Clothes Line 

C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

Clothes Line 

19.3 19.3 19.3 

C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

C Private outdoor 
clothesline protected 
from rain 

Clothes Line 

Clothes Dryer H Clothes dryer 3 stars H Clothes dryer 3 stars H Clothes dryer 3 stars 

APT Type 2K 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

APT Type 3A 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

APT Type 3B 

Another Occupancy 

Another Occupancy 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

Clothes Dryer 

Below the floor is 

Above the ceiling is 

Exposed sides 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 

NatHERS Annual Energy Loads - Cool 
MJ/sorn 

NatHERS star rating 

Type of Heating System 

Heating System Efficiency 

Type of Cooling System 

Cooling System Efficiency 

Type of Hot Water System 

H Clothes dryer 3 stars 

APT Type 3C 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT Type 3D 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT Type 3E 

Another Occupancy 

Another Occupancy 

1 

58.3 

19.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

Clothes Dryer 

Below the floor is 

Above the ceiling is 

Exposed sides 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 

NatHERS Annual Energy Loads - Cool 
MJ/sqm 

NatHERS star rating 

Type of Heating System 

Heating System Efficiency 

Type of Cooling System 

Cooling System Efficiency 

Type of Hot Water System 

H Clothes dryer 3 stars 

APT Type 3F 

Another Occupancy 

Another Occupancy 

1 

58.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT. Type 3G 

Another Occupancy 

Another Occupancy 

1 

58.3 

7.2 

0 Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

H Clothes dryer 3 stars 

APT Type 3H 

Another Occupancy 

Another Occupancy 

1 

58.3 

7.2 

D Reverse cycle space 

3 Star 

Refrigerative space 

3 Stars 

H Gas Storage 7 star 

Below the floor is 

Above the ceiling is 

Exposed sides 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 

NatHERS Annual Energy Loads - Cool 
MJ/sqm 

NatHERS star rating 

Type of Heating System 

Heating System Efficiency 

Type of Cooling System 

Cooling System Efficiency 

Type of Hot Water System 
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APT Type 31 	 APT Type 3J 

Below the floor is 	 Another Occupancy 	 Another Occupancy 

Above the ceiling is 	 Another Occupancy 	 Another Occupancy 

Exposed sides 	 1 	 1 

NatHERS Annual Energy Loads - Heat 
MJ/sqm 	 58.3 	 58.3 

NatHERS Annual Energy Loads - Cool 
MJ/sqm 19.3 	 19.3 

NatHERS star rating 	 7.2 	 7.2 

Type of Heating System 	 D Reverse cycle space 	 D Reverse cycle space 

Heating System Efficiency 	 3 Star 	 3 Star 

Type of Cooling System 	 Refrigerative space 	 Refrigerative space 

Cooling System Efficiency 	 3 Stars 	 3 Stars 

Type of Hot Water System 	 H Gas Storage 7 star 	 H Gas Storage 7 star 

Clothes Line 
	 C Private outdoor clothesline 	C Private outdoor clothesline 

protected from rain 	 protected from rain 

Clothes Dryer 	 H Clothes dryer 3 stars 	 H Clothes dryer 3 stars 

Non-Residential Spaces Energy Profiles 

Office Building 	 Shop 	Lab/Warehouse 

Heating, Cooling & Comfort Ventilation - 
10000.0 	 10000.0 	10000.0 Electricity - baseline 

Heating, Cooling & Comfort Ventilation - 
8999.0 	 8999.0 	8999.0 Electricity - proposed kW1' 

Hot Water - Gas - baseline m-/ 	 10000.0 

Hot Water - Gas - proposed m ì 	 8999.0 

Solar Photovoltaic systems 

System Size gesser of inverter and panel 
capacity) kW Peak  

Orientation (which way is the system 
facing)? 

Inclination (angle from horizontal) Angle 

(degrees) 

Which Building Class does this apply to? Shop 

Energy 1.1 Thermal Performance Rating - Non-Residential 	 12% 

Score Contribution 

Aim 

Criteria 

Questions 

Criteria Achieved ? 

Shop 

Yes 

This credit contributes 16% towards this section's score. 

Reduce reliance on mechanical systems to achieve thermal comfort in summer 

and winter - improving comfort, reducing greenhouse gas emissions, energy 
consumption, and maintenance costs. 

What is the % reduction in heating and cooling energy consumption against the 
reference case (NCC 2016 BCA Volume 1 Section J) 

Calculations 

Total Improvement Percentage % 

PV 1 

30.0 

North 

30.0 
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Office Building 
	

Shop 	 Lab/Warehouse 

10 % 
	

10% 	 10 % 

Energy 1.2 Thermal Performance Rating - Residential 	 49% 

Score Contribution 	This credit contributes 15% towards this section's score. 

Reduce reliance on mechanical systems to achieve thermal comfort in summer 

Aim 	 and winter - improving comfort, reducing greenhouse gas emissions, energy 

consumption, and maintenance costs. 

Criteria 	 What is the average NatHERS rating? 

Questions 

NATHERS Rating ? Stars 

Townhouse 
	

Apartment 

6.5 
	

6.5 

Calculations 

Average NATHERS Rating (Weighted) stars 

Townhouse 	 Apartment 

7.2 	 7.2 

Energy 2.1 Greenhouse Gas Emissions 	 100% 

Score Contribution 	This credit contributes 9% towards this section's score. 

Aim 	 Reduce the building's greenhouse gas emissions 

Criteria 	 Are greenhouse gas emissions >10% below the benchmark 

Questions 

Criteria Achieved ? 

Calculations 

Reference Building with Reference Services (BCA only) kg CO2 

Townhouse 
	

Apartment 	Office Building 	 Shop 	Lab/Warehouse 

55495.9 	 329926.0 	11900.0 	 12413.3 	11900.0 

Proposed Building with Proposed Services (Actual Building) kg G02 

Townhouse 	Apartment 	Office Building 	 Shop 	Lab/Warehouse 

15816.9 	 92395.8 	10708.8 	 11170.7 	10708.8 

% Reduction in GHG Emissions Percentage % 

Townhouse 
	

Apartment 	Office Building 	 Shop 	Lab/Warehouse 

71% 	 71% 	 10% 	 10% 	10% 

Energy 2.3 Electricity Consumption 	 100% 

Score Contribution 	This credit contributes 9% towards this section's score. 

Aim 	 Reduce consumption of electricity 

Criteria 	 Is the annual electricity consumption >10% below the benchmark 
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Questions 

Criteria Achieved ? 

Calculations 

Reference kWh 

Townhouse Apartment 	Office Building 	 Shop 	Lab/Warehouse 

40771.7 	 241615.6 	10000.0 	 10000.0 	10000.0 

Proposed kWh 

Townhouse 
	

Apartment 	Office Building 	 Shop 	Lab/Warehouse 

9587.2 	 56596.1 	 8999.0 	 8999.0 	8999.0 

Improvement Percentage % 

Townhouse 
	

Apartment 	Office Building 	 Shop 	Lab/Warehouse 

76 % 	 76 % 	 10 % 	 10% 	10 % 

Energy 2.4 Gas Consumption 	 84% 

Score Contribution 	This credit contributes 9% towards this section's score. 

Aim 	 Reduce consumption of electricity 

Criteria 	 Is the annual gas consumption >10% below the benchmark? 

Questions 

Criteria Achieved ? 

Calculations 

Reference t'AJ 

Townhouse 	 Apartment 	 Shop 

135936.5 	 826094.3 	 10000.0 

Proposed ryki 

Townhouse 	 Apartment 	 Shop 

85876.6 	 487949.5 	 8999.0 

Improvement Percentage % 

Townhouse 	 Apartment 	 Shop 

36% 	 40% 	 10% 

Energy 2.5 Wood Consumption 	 N/A 

This credit was scoped out: No wood heating system present 

Aim 	 Reduce consumption of wood 

Criteria 	 Is the annual wood consumption >10% below the benchmark? 

Energy 3.1 Carpark Ventilation 	 100% 

Score Contribution 	This credit contributes 9% towards this section's score. 

Questions 



12,19/2018 	 BESS - 2113749 Best St Fitzroy North VIC 3068, Australia 

If you have a basement carpark, is ft either: (a) fully naturally ventilated (no mechanical ventilation system), or (b) 

use Carbon Monoxide monitoring to control the operation and speed of the ventilation fans 

Project wide 

Yes 

Energy 3.2 Hot Water 	 84% 

Score Contribution 	This credit contributes 4% towards this section's score. 

Does the hot water system use >10% less energy (gas and electricity) than the 

reference case? 

Questions 

Criteria Achieved ? 

Calculations 

Reference Nu 

Townhouse 	 Apartment 	 Shop 

37760.2 	 229470.6 	 2777.8 

Proposed rim 

Townhouse 	 Apartment 	 Shop 

23854.6 	 135541.5 	 2499.7 

Improvement Percentage % 

Townhouse 	 Apartment 	 Shop 

36 % 	 40 % 	 10 % 

Energy 3.3 External Lighting 	 100% 

Score Contribution 	This credit contributes 0% towards this section's score. 

Questions 

Is the external lighting controlled by a motion detector? 

Townhouse 

Yes 

Energy 3.4 Clothes Drying 	 100% 

Score Contribution 	This credit contributes 2% towards this section's score. 

Criteria 
Does the combination of clothes lines and efficient dryers reduce energy 

(gas electricity)consumption by more than 10%? 

Questions 

Criteria Achieved ? 

Calculations 

Reference kWh 

Townhouse 	 Apartment 

Criteria 

4866.1 	 30769.2 
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Proposed kWh 

Townhouse 	 Apartment 

350.5 	 2216.4 

Improvement Percentage % 

Townhouse 	 Apartment 

92 % 	 92 % 

Energy 3.5 Internal Lighting - Residential Single Dwelling 	 100% 

Score Contribution 	This credit contributes 0% towards this section's score. 

Aim 	 Reduce energy consumption associated with internal lighting 

Questions 

Does the development achieve a maximum illumination power density of 4W/sqm or less? 

Townhouse 

Yes 

Energy 3.6 Internal Lighting - Residential Multiple Dwellings 	 100% 

Score Contribution 	This credit contributes 4% towards this section's score. 

Aim 	 Reduce energy consumption associated with internal lighting 

Questions 

Is the maximum illumination power density (W/m2) in at least 90% of the relevant Building Class at least 20% 
lower than required by Table J6.2a of the NCC BCA (2013) Volume 1 Section J (Class 2 to 9) and clause 
3.12.5.5 NCC BCA (2013) Volume 2 Section J (Class 1 and 10) 

Apartment 

Yes 

Energy 3.7 Internal Lighting - Non-Residential 	 100% 

Score Contribution 	This credit contributes 4% towards this section's score. 

Aim 	 Reduce energy consumption associated with internal lighting 

Questions 

Is the maximum illumination power density (VV/m2) in at least 90% of the relevant building class at least 20% 
lower than required by Table J6.2a of the NCC 2016 BCA Volume 1 Section J (Class 2 to 9) 

Office Building 
	

Shop 	Lab/Warehouse 

Yes 
	

Yes 	 Yes 

Energy 4.1 Combined Heat and Power (cogeneration / trigeneration) 
	

N/A 

This credit was scoped out: No cogeneration or trigeneration system in use. 

This credit was disabled: No cogeneration or trigeneration system in use. 

Aim 	 Reduce energy consumption 

Does the CHP system reduce the class of buildings GHG emissions by more than 
25%? 

Criteria 
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Energy 4.2 Renewable Energy Systems - Solar 	 28% 

Score Contribution 	This credit contributes 4% towards this section's score. 

Aim 	 To encourage the installation of on-site renewable energy generation 

Criteria 
Does the solar power system provide 5% of the developments estimated energy 

consumption? 

Questions 

Criteria Achieved ? 

Stormwater 
	

100% - contributing 13% to overall score 

Credit 	 Disabled Scoped out Score 

Stormwater 1.1 Stormwater Treatment 	 100 % 

Which stormwater modelling are you 
using? 

Melbourne Water STORM tool 

Stormwater 1 .1 Stormwater Treatment 	 100% 

Score Contribution 

Aim 

Criteria 

Questions 

STORM score achieved 

Project wide 

100 

Flow (MUyear) % Reduction 

Project wide 

This credit contributes 100% towards this section's score. 

To achieve best practice stormwater quality objectives through reduction of 

pollutant load (suspended solids, nitrogen and phosphorus) 

Has best practice stormwater management been demonstrated? 

Total Suspended Solids (kg/year) % Reduction 

Project wide 

Total Phosphorus (kg/year) % Reduction 

Project wide 

Total Nitrogen (kg/year) % Reduction 

Project wide 

Calculations 

Min STORM Score 

Project wide 

100 
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IEQ 
	

50% - contributing 8% to overall score 

Credit 	 Disabled Scoped out Score 

IEQ 1.1 Daylight Access - Living Areas 	 66 % 

IEQ 1.2 Daylight Access - Bedrooms 	 66 % 

IEQ 1.4 Daylight Access - Non-Residential 	 66 % 

IEQ 1.5 Daylight Access - Minimal Internal Bedrooms 	 100 % 

IEQ 3.1 Thermal comfort - Double Glazing 	 100 % 

1E0 3.3 Thermal Comfort - Orientation 	 100 % 

Are all living areas and bedrooms less 
than 8m deep (5m if south facing)? 

Do all living areas and bedrooms have a 
floor-to-ceiling height of at least 2.7m? 

Does all glazing to living areas achieve at 
least 60% Visible Light Transmittance 	Yes 

(V1-7)? 

Do all living areas have an external facing 
window (not into a courtyard, light well or Yes 
other major obstruction)? 

Does the building(s) comply with the 
requirements of the building separation 	Yes 
tables? 

Dwellings IEQ Approachs 

What approach do you want to use for 
IEQ? 

Provide our own calculations 

IEQ 1.1 Daylight Access - Living Areas 	 66% 

Score Contribution 

Aim 

Criteria 

Questions 

Percentage Achieved ? 

Apartment 

81 % 

This credit contributes 20% towards this section's score. 

To provide a high level of amenity and energy efficiency through design for natural 

light. 

What % of living areas achieve a daylight factor greater than 1% 

Percentage % 

IEQ 1.2 Daylight Access - Bedrooms 	 66% 

Score Contribution 

Aim 

Criteria 

Questions 

Percentage Achieved ? 

This credit contributes 20% towards this section's score. 

To provide a high level of amenity and energy efficiency through design for natural 

light. 

What % of bedrooms achieve a daylight factor greater than 0.5% 

Percentage % 

Yes 

Yes 

Apartment 
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88 % 

IEQ 1.4 Daylight Access - Non-Residential 	 66% 

Score Contribution 

Aim 

Criteria 

This credit contributes 19% towards this section's score. 

To provide a high level of amenity and energy efficiency through design for natural 
light. 

What % of the nominated floor area has at least 2% daylight factor? 

Questions 

% Achieved ? 

Office Building 	 Shop 
	

Lab/Warehouse 

60 % 	 60 % 
	

60 % 

IEQ 1.5 Daylight Access - Minimal Internal Bedrooms 	 100% 

Score Contribution 	This credit contributes 6% towards this section's score. 

Aim 
To provide a high level of amenity and energy efficiency through design for natural 
light and ventilation. 

Questions 

Do at least 90% of dwellings have an external window in all bedrooms? 

Apartment 

Yes 

IEQ 3.1 Thermal comfort - Double Glazing 	 100% 

Score Contribution 	This credit contributes 2% towards this section's score. 

To provide comfortable indoor spaces and reduce energy needed for heating and 
cooling 

Questions 

Is double glazing (or better) used to all living areas and bedrooms? 

Townhouse 

Yes 

IEQ 3.3 Thermal Comfort - Orientation 	 100% 

Score Contribution 	This credit contributes 1% towards this section's score. 

Aim 
	 To provide comfortable indoor spaces and reduce energy needed for heating and 

cooling 

Questions 

Are at least 50% of living areas orientated to the north? 

Townhouse 

Aim 

Yes 
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Transport 
	

78% - contributing 7% to overall score 

Credit 	 Disabled Scoped out Score 

Transport 1.1 Bicycle Parking - Residential 	 100 % 

Transport 1.2 Bicycle Parking - Residential Visitor 	 100 % 

Transport 1.4 Bicycle Parking - Non-Residential 	 71 % 

Transport 1.5 Bicycle Parking - Non-Residential Visitor 	 100 % 

Transport 1.6 End of Trip Facilities - Non-Residential 	 71 % 

Transport 2.1 Electric Vehicle Infrastructure 	 100 % 

Transport 2.2 Car Share Scheme 	 100 % 

Transport 1.1 Bicycle Parking - Residential 	 100% 

Score Contribution 	This credit contributes 13% towards this section's score. 

Aim 	 To encourage and recognise initiatives that facilitate cycling 

Criteria 	 Is there at least one secure bicycle space per dwelling? 

Questions 

Bicycle Spaces Provided ? 

Townhouse 	 Apartment 

8 	 58 

Calculations 

Min Bicycle Spaces Required 

Townhouse 	 Apartment 

8 	 58 

Transport 1.2 Bicycle Parking - Residential Visitor 	 100% 

Score Contribution 	This credit contributes 13% towards this section's score. 

Aim 	 To encourage and recognise initiatives that facilitate cycling 

Criteria 	 Is there at least one visitor bicycle space per 4 dwellings? 

Questions 

Visitor Bicycle Spaces Provided ? 

Townhouse 	 Apartment 

2 	 14 

Calculations 

Min Visitor Bicycle Spaces Required 

Townhouse 	 Apartment 

2 	 14 

Transport lA Bicycle Parking - Non-Residential 	 71% 

Score Contribution 	This credit contributes 10% towards this section's score. 

Aim 	 To encourage and recognise initiatives that facilitate cycling 
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Questions 

Have the planning scheme requirements for employee bicycle parking been exceeded by at least 50%? 

Office Building 
	 Shop 	Lab/Warehouse 

Yes 
	 Yes 	 Yes 

Transport 1.5 Bicycle Parking - Non-Residential Visitor 	 l00% 

Score Contribution 	This credit contributes 5% towards this section's score. 

Aim 	 To encourage and recognise initiatives that facilitate cycling 

Questions 

Have the planning scheme requirements for visitor bicycle parking been exceeded by at least 50%? 

Office Building 
	 Shop 	Lab/Warehouse 

Yes 
	

Yes 	 Yes 

Transport 1.6 End of Trip Facilities - Non-Residential 	 71% 

Score Contribution 	This credit contributes 5% towards this section's score. 

Aim 	 To encourage and recognise initiatives that facilitate cycling 

Adequate bicycle parking has been provided. Is there also: * 1 shower for the first 
5 bicycle spaces plus 1 to each 10 bicycles spaces thereafter, • changing facilities 
adjacent to showers, and * one secure locker per bicycle space in the vicinity of 
the changing / shower facilities? 

Questions 

Number of showers provided ? 

Office Building 	 Shop 

2 	 2 

Number of lockers provided ? 

Office Building 	 Shop 

12 	 15 

Calculations 

Min Showers Required 

Office Building 	 Shop 	Lab/Warehouse 

2 	 2 	 2 

Min Lockers Required 

Office Building 	 Shop 	Lab/Warehouse 

1 	 1 	 1 

Transport 2.1 Electric Vehicle Infrastructure 	 100% 

Score Contribution 	This credit contributes 23% towards this section's score. 

Aim 	 To facilitate the expansion of infrastructure to support electric vehicle charging 

Questions 

Are facilities are provided for the charging of electric vehicles? 

Criteria 
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Project wide 

Yes 

Transport 2.2 Car Share Scheme 	 100% 

Score Contribution 	This credit contributes 11% towards this section's score. 

Aim 
	 To encourage and recognise initiatives that help to minimise the use of private 

passenger vehicles 

Questions 

Has a formal car sharing scheme been integrated into the development? 

Project wide 

Yes 

Waste 	 66% - contributing 3% to overall score 

Credit 	 Disabled Scoped out Score 

Waste 2.1 - Operational Waste - Food & Garden Waste 	 100 % 

Waste 2.2 - Operational Waste - Convenience of Recycling 	 100 % 

Waste 2.1 - Operational Waste - Food & Garden Waste 	 100% 

Score Contribution 	This credit contributes 33% towards this section's score. 

Aim 	 To minimise organic waste going to landfill 

Questions 

Are facilities provided for on-site management of food and garden waste? 

Project wide 

Yes 

Waste 2.2 - Operational Waste - Convenience of Recycling 	 100% 

Score Contribution 
	

This credit contributes 33% towards this section's score. 

Aim 
	

To minimise recyclable material going to landfill 

Questions 

Are the recycling facilities at least as convenient for occupants as facilities for general waste? 

Project wide 

Yes 

Urban Ecology 	 53% - contributing 2% to overall score 

Credit 	 Disabled Scoped out Score 
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Urban Ecology 1.1 Communal Spaces 52 % 

Urban Ecology 2.1 Vegetation 50 % 

Urban Ecology 2.3 Green Walls and Facades 100 % 

Urban Ecology 2.4 Private Open Space - Balcony / Courtyard Ecology 100 % 

Urban Ecology 3.1 Food Production - Residential 85 % 

Urban Ecology 1.1 Communal Spaces 	 52% 

Score Contribution 	This credit contributes 10% towards this section's score. 

To encourage and recognise initiatives that facilitate interaction between building 
occupants 

Is there at least the following amount of common space measured in square 
meters : * 1m2  for each of the first 50 occupants * Additional 0.5m2  for each 
occupant between 51 and 250 * Additional 0.25m2  for each occupant above 251 

Questions 

Common space provided Square Metres 

Apartment 

216.0 

Calculations 

Minimum Common Space Required Square Metres 

Apartment 
	

Office Building 
	

Shop 	Lab/Warehouse 

91 
	

25 
	

220 	61 

Urban Ecology 2.1 Vegetation 	 50% 

Score Contribution 	This credit contributes 47% towards this section's score. 

To encourage and recognise the use of vegetation and landscaping within and 
around developments 

How much of the site is covered with vegetation, expressed as a percentage of 
the total site area. 

Questions 

Percentage Achieved ? Percentage % 

Project wide 

10 % 

Urban Ecology 2.3 Green Walls and Facades 	 100% 

Score Contribution 	This credit contributes 11% towards this section's score. 

Am 
To encourage the appropriate use of green roofs, walls and facades to mitigate 
the impact of the urban heat island effect. 

Questions 

Does the development incorporate a green wall or facade? 

Project wide 

Am 

Criteria 

Am 

Criteria 

Yes 
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Urban Ecology 2.4 Private Open Space - Balcony / Courtyard Ecology 	 100% 

Score Contribution 
	

This credit contributes 6% towards this section's score. 

Aim 
	

Encourage plants to be grown on balconies and courtyards 

Questions 

Is there a tap and floor waste on every balcony / in every courtyard? 

Townhouse 
	

Apartment 

Yes 
	

Yes 

Urban Ecology 3.1 Food Production - Residential 
	

85% 

Score Contribution 
	

This credit contributes 6% towards this section's score. 

Aim 
	

To encourage the production of fresh food on-site 

Criteria 
	

Is there at least 0.25m2  of space per resident dedicated to food production? 

Questions 

Food Production Area Square Metres 

Apartment 

34.0 

Calculations 

Min Food Production Area Square Metres 

Townhouse 
	

Apartment 

6 
	

34 

Innovation 
	

90% - contributing 8% to overall score 

Credit 
	

Disabled Scoped out 
	

Score 

Innovation 1.1 Innovation 
	

90 % 

Innovations 

CO2 Refridgeration 
FSC Timber / Low VOC / 
Low formaldehyde 

ESD checkpoint durin 
construction 

9 

Descriptor 

The supermarket 
and liquor store will 
be provided with 
state-of-the-art 
CO2 refrigeration. 
This will result in 
approximately 20% 
energy reduction 
compared to a 
conventional 
refrigeration system 
and reduce the use 
of chemical 
refrigerants. 

Where timber is to be 
used, such timbers are to 
accord with the GBCA's 
'Essential' criteria for 
forest certification. All 
internally applied paints 
adhesives, sealants and 
carpets are to have a low 
or ultra-low VOC content. 
All intemally applied 
engineered wood 
products are to have low 
formaldehyde levels. 

An ESD professional will be 
engaged throughout the 
design and construction 
process. The ESD 
professional will perform a 
minimum of 2 site inspections 
during the construction phase 
to ensure suitable 
implementation of the ESD 
initiatives. Any deficiencies 
compared to the endorsed 
SMP will be escalated to the 
project manager and 
resolved. 

Points Targeted 
	

2 
	

1 
	

1 

Shutdown 
Food Waste Processing 

Switches 
Waste heat reuse 
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Shutdown 
Switches 

Food Waste Processing 	Waste heat reuse 

Description 

Points Targeted 

Shutdown The proposed development will The waste heat produced 
switches introduce an on-site food digestor. by the refrigeration systems 
connected to This will result in less bin collection will be reused on-site for 
all lighting will and conversion of food waste into pre-heating of office and 
be provided usable compost. The compost will retail space heating and / 
to all be sold in the store. 	 or domestic hot water 

1 	2 	 2 

dwellings. 

Innovation 1.1 Innovation 	 90% 

Score Contribution 	This credit contributes 100% towards this section's score. 

What percentage of the Innovation points have been claimed (10 points 
Criteria 

maximum)? 

Questions 

Criteria Achieved ? 

Project wide 

Items to be marked on floorplans 
Do not upload your floorplans and elevations into the BESS tool. Instead, please ensure the items below are 

marked on the plans and provide a document / page reference number in the comments field. 

0 / 28 floorplans & elevation notes complete. 

Documents and evidence 
Based on the information you have entered, the following supporting evidence is required. You can choose to 

upload supporting documents directly to BESS, or submit a printed version as an appendix to your BESS report. 

Use the comments field to provide a reference (e.g. page number) if relevant. 

0 / 15 supporting evidence documentation complete. 

Other Supporting Documents 
Please upload any other documents here that may help to support your application. 

The Built Environment Sustainability Scorecard (BESS) has been provided for the purpose of information and 

communication. While we make every effort to ensure that material is accurate and up to date (except where denoted as 

'archival'), this material does in no way constitute the provision of professional or specific advice. You should seek 

appropriate, independent, professional advice before acting on any of the areas covered by BESS. 

The Municipal Association of Victoria (MAV) and CASBE (Council Alliance for a Sustainable Built Environment) member 

councils do not guarantee, and accept no legal liability whatsoever arising from or connected to, the accuracy, reliability, 

currency or completeness of BESS, any material contained on this website or any linked sites. 
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1 Introduction 

This report has been prepared to accompany an amended planning 
permit application to the City of Yarra for the redevelopment proposal 
of the land at 27 -45 Best Street and 102 -114 Scotchmer Street in 
Fitzroy North, being the Piedimonte's Supermarket site, associated 
landholdings and a Right of Way that extends through the site. 

This application amends the application submitted to Council in July 
2017. 

The proposal includes partial and full demolition of some of the existing 
buildings on the site and the redevelopment of the land for a part five (5) 
and part seven (7) storey building to be used for the purposes of an 
expanded Supermarket, Retail Premises including an expansion to the 
existing red line area associated with the Supermarket Bottle Shop, 
café (Food and Drink Premises), Dwellings and a reduction in the 
statutory car parking requirements. 

This report provides: 

-> A description of the site and its surrounds; 

-> An outline of the applicable statutory planning framework; 

--> An urban context report and design response analysis; 

-> A description of the amended development proposal; and 

An assessment of the proposal taking into account the relevant 
town planning considerations. 

This report is prepared in accordance with the relevant provisions of the 
Yarra Planning Scheme, including the applicable sections of the 
Municipal Strategic Statement and all relevant Local Polices. 
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2 Subject Site and Surrounds 

2.1 
Subject Site 

The Subject Site is comprised of the below properties / land: 

• 37 - 45 Best Street which is located on the south-west corner of 
Best Street and Scotchmer Street in Fitzroy North. It has a 
frontage to Best Street of approximately 68 metres, a frontage 
to Scotchmer Street of approximately 40 metres. 

This part of the site is currently occupied by a two storey brick 
building currently occupied by the Piedimonte's Supermarket. 

27, 31 - 33 and 35 Best Street which are located to the south of 
the Supermarket. 

These properties are currently occupied by single and double 
storey retail buildings. 

• The properties located at 102 -114 Scotchmer Street are 
situated between Egremont Street and the Right of Way that 
extends along the western side of the Supermarket. They all 
contain double storey buildings and are used for combinations 
of retail, commercial and residential purposes. This part of the 
site comprises a frontage to Scotchmer Street of approximately 
31 metres and a frontage to Egremont Street of approximately 
30 metres. 

• The abovementioned Right of Way extends in a north south 
direction from Tranmere Street in the south through to 
Scotchmer Street. The section of laneway forming part of the 
Subject Site is that part of the laneway between the existing 
supermarket site and No. 114 Scotchmer Street (refer to 
application plans for further detail). 

The overall site area is approximately 3,715m2. 

Having regard to the immediate surrounds, the following is noted: 

Directly north of the site on the opposite side of Scotchmer 
Street are a row of single and double storey buildings used for 
retail / commercial purposes. 

• To the east is a small landscaped triangle situated at the 
intersection of Scotchmer Street, Best Street and St Georges 
Road. Land on the opposite side of St Georges Road comprises 
various single and two storey buildings occupied by a mix of 
retail, commercial and residential uses. 

• To the south, the subject site abuts a single storey commercial 
building fronting Best Street and a single storey dwelling 
(located in the Neighbourhood Residential Zone) fronting 
Egremont Street. 

-> To the west of the site, the land is residential in nature and 
comprises generally single and double storey dwellings flanking 
both sides of Egremont Street. 
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2 Subject Site and Surrounds 

Figure 2.1 
CADASTRAL PLAN 

Figure 2.2 
	

SUBJECT SITE -VIEW OF SITE 
AERIAL PHOTOGRAPH 

-r1 
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2 Subject Site and Surrounds 

2.2 
Surrounds 

The Subject Site is strategically located within the North Fitzroy Village 
Neighbourhood Activity Centre (as defined by Clause 21.08 of the Yarra 
Planning Scheme), a linear commercial precinct that extends along St 
Georges Road. 

The immediate context within the activity centre is characterised by 
hard-edged commercial streetscapes along St Georges Road, Best 
Street and the commercially zoned land on Scotchmer Street of 
primarily one and two storey buildings. Buildings are generally built to 
street frontages and side boundaries, and contain a mix of land uses 
including shops, food and drink premises and offices. Surrounding the 
Activity Centre are residential areas generally comprising low-rise 
attached dwellings. 

In addition to a wide range of shops, food and drink premises and other 
community services, the site is also close to a number of public open 
space reserves. These include Inner Circle Railway Linear Park (Capital 
City Trail), Edinburgh Gardens and Merri Creek. 

The subject site is approximately 3 km north of the Central Business 
District and is proximate to various means of public transport including 
Tram services along St Georges Road (Route 11) and Nicholson Street 
(Route 96), bus services along Michael and Reid Street (Route 504) and 
Routes 250 / 251, and the Rushall Railway Station which is situated 740 
metres to the east of the site and is located on the South Morang line. 

Figure 2.3 
	

PPflArl 
AERIAL PHOTOGRAPH 
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2 Subject Site and Surrounds 

Figure 2.4 

LOCALITY PLAN 

Figure 2.5 

VIEW OF SUBJECT SITE —BEST STREET FRONTAGE 

t 
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2 Subject Site and Surrounds 

Figure 2.6 
VIEW OF SUBJECT SITE - BEST STREET FRONTAGE 

Figure 2.7 
VIEW OF SUBJECT SITE —SCOTCH M ER STREET FRONTAGE 
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2 Subject Site and Surrounds 

Figure 2.8 
VIEW OF SUBJECT SITE —EGRE MONT STREET FRONTAGE 

Figure 2.9 
	

Figure 2.10 
VIEW OF SUBJECT SITE —EGREMONT STREET FRONTAGE 

	
VIEW SOUTH TOWARDS EXISTING LOADING BAY AND ROW 
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2 Subject Site and Surrounds 

Figure 2.11 
	

Figure 2.12 
VIEW NORTH TOWARDS SCOTCH M ER STREET ALONG THE ROW 

	
VIEW OF ADJOINING DWELLJNGS AT 36 EGREMONT STREET 

r 

Figure 2.13 
LAND ON NORTH SIDE OF SCOTCH ME R STREET (OPPOSITE SUBJECT SITE) 
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2 Subject Site and Surrounds 

Figure 2.14 
VIEW TOWARDS EAST SIDE OF ST GEORGES ROAD (OPPOSITE SU BJECT SRE ) 

r 
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3 Statutory Planning 
Framework 

3.1 
Planning Policy Framework 

The Planning Policy Framework (PPF) includes the following policies 
which are relevant to the proposal: 

• Clause 11 	Settlement 
• Clause 11.01 	Victoria 
-4 Clause 11.01-1S 	Settlement 
- Clause 11.01-1R Settlement -Metropolitan Melbourne 
-› Clause 11.03 	Planning for Places 
4 Clause 11.03-1S Activity Centres 
- Clause 11.03-1R Activity Centres -Metropolitan Melbourne 
- Clause 13.05-1S Noise Abatement 
- Clause 13.07-1S 	Land Use Capability 
- Clause 15 	Built Environment and Heritage 
• Clause 15.01 	Built Environment 
4 Clause 15.01-1S 	Urban Design 
- Clause 15.01-1R Urban Design -Metropolitan Melbourne 
- Clause 15.01-2S 	Building Design 
-> Clause 15.01-4S 	Healthy Neighbourhoods 
- Clause 15.01-4R Healthy Neighbourhoods - Metropolitan 

Melbourne 
- Clause 15.01-5S Neighbourhood Character 
4 Clause 15.02 	Sustainable Development 
• Clause 15.02-1S Energy and Resource Efficiency 
4 Clause 15.03 	Heritage 
4 Clause 15.03-1S 	Heritage Conservation 
4 Clause 16 	Housing 
4 Clause 16.01 	Residential Development 
4 Clause 16.01-1S 	Integrated Housing 
4 Clause 16.01-1R 	Integrated Housing -Metropolitan 

Melbourne 
4 Clause 16.01-2S Location of Residential Development 
• Clause 16.01-2R Housing Opportunity Areas -Metropolitan 

Melbourne 
4 Clause 16.01-3S 	Housing Diversity 
4 Clause 16.01-3R Housing Diversity - Metropolitan Melbourne 
4 Clause 16.01-4S 	Housing Affordability 
4 Clause 17 	Economic Development 
4 Clause 17.01 	Employment 
4 Clause 17.01-1S 	Diversified Economy 
• Clause 17.01-1R Diversified Economy - Metropolitan 

Melbourne 
4 Clause 17.02 	Commercial 
4 Clause 17.02-1S 	Business 
• Clause 18 	Transport 
4 Clause 18.01 	Integrated Transport 
4 Clause 18.01-1S 	Land Use and Transport Planning 
4 Clause 18.02 	Movement Networks 
4 Clause 18.02-1S Sustainable Personal Transport 
• Clause 18.02-1R Sustainable Personal Transport -

Metropolitan Melbourne 
4 Clause 18.02-2S 	Public Transport 
4 Clause 18.02-2R 	Principal Public Transport Network 
4 Clause 18.02-3S Road System 
4 Clause 18.02-4S Car Parking 
4 Clause 19.03-5S Waste and Resource Recovery 
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3 Statutory Planning Framework 

Amongst other things, the Planning Policy Framework encourages 
urban consolidation, where retail, commercial and community facilities 
are concentrated and a variety of public transport options exist. There 
is an expectation that the growth of housing will occur in suitable 
locations that have readily available access to general services and 
facilities. 

This orderly planning is dictated by the categorisation of activity 
centres throughout Victoria and as a result, State policy encourages 
higher density infill development in activity centres and areas close to 
activity centres. These areas have good access to services, facilities, 
transport, parks, schools and commercial shopping areas. 

3.2 
Plan Melbourne 

Plan Melbourne, Melbourne's metropolitan planning strategy states 
that Melbourne has grown rapidly over the past decade and by 2051 
it is estimated that the city's population could be 7.7 million. This 
growth will require around 1.6 million dwellings. 

A basic tenet of the strategy is that the provision of medium and high 
density development is to be directed closer to housing and jobs. 

Plan Melbourne seeks to make 'better use of existing assets', which 
includes redeveloping underutilised and well-located urban areas to 
house more people and create opportunities for new investment in 
businesses and services. The strategy also promotes '20-minute 
neighbourhoods' where there is access to local shops, schools, 
parks, jobs and a range of community services within a 20 minute 
trip from your front door. 

Housing choice and affordability are other key planks of the policy, 
with directions to increase the supply of housing near services and 
public transport. 

3.3 
Local Planning Policy 
Framework 

The Municipal Strategic Statement (MSS) provides the strategic 
planning framework for the City of Yarra. Several of the identified issues 
raised within the MSS are relevant to the proposal. 

These include: 

4 Clause 21.03 Vision 
4 Clause 21.04 Land Use 
4 Clause 21.05 Built Form 
4 Clause 21.06 Transport 
4 Clause 21.07 Environmental Sustainability 
4 Clause 21.08 Neighbourhoods (North Fitzroy) 

Clause 21.03 Vision 

Clause 21.03 sets out the Vision for Yarra in 2020 in respect of Land 
Use, Built Form, Transport and Environmental Sustainability, and the 
following key vision statements are noted: 
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3 Statutory Planning Framework 

.4 The City will accommodate a diverse range of people, including 
families, the aged, the disabled, and those who are socially or 
economically disadvantaged 

--> Yarra will have increased opportunities for employment 
--> Yarra will have a distinctive identity as a low-rise urban form, 

with areas of higher development and highly valued landmarks 
• All new development will demonstrate design excellence. 
-> Buildings throughout the City will adopt state-of the-art 

environmental design 

Clause 21.04 Land Use 

Clause 21.04 highlights the consistent residential growth in which the 
City of Yarra is experiencing. Clause 21.04-1 suggests that this growth 
be accommodated on sites that are 'generally located in, abutting, or 
close to activity centres, or in locations that offer good access to 
services and transport as required under Melbourne 2030'. 

Relevant objectives include: 

• To accommodate forecast increases in population. 
• To retain a diverse population and household structure. 
• To reduce potential amenity conflicts between residential and 

other uses. 
4 To maintain the longterm viability of activity centres. 

Clause 21.05 Built Form 

Clause 21.05 recognises the contribution of built form makes to the City 
of Yarra. The policy acknowledges Yarra's high percentage of properties 
affected by a Heritage Overlay, and their importance to Yarra's 
neighbourhoods. Notwithstanding the above, the policy also 
acknowledges that there is also a need for adaptive reuse and change 
of buildings. Clause 21.05, describes the municipality as being 
characterised by a 'low rise urban form punctuated by pockets of higher 
development'. 

Key objectives within this Clause include: 

- To protect and enhance Yarra's heritage places. 
• To retain Yarra's identity as a low-rise urban form with pockets 

of higher development. 
• To retain, enhance and extend Yarra's fine grain street pattern. 
• To ensure that new development contributes positively to 

Yarra's urban fabric. 
4 To enhance the built form character of Yarra's activity centres. 
---> To encourage the provision of universal access in new 

developments. 

New development is to aspire to high quality architectural design and 
positively contribute to Yarra's urban fabric. 

In addition to the above, Strategy 17.2 is relevant to the proposal and 
states that: 
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3 Statutory Planning Framework 

'Development on strategic redevelopment sites or within activity 
centres should generally be no more than 5-6 storeys unless it can be 
demonstrated that the proposal can achieve specific benefits such as: 

4 Significant upper level setbacks 
4 Architectural design excellence 
4 Best practice environmental sustainability objectives in design 

and construction 
4 High quality restoration and adaptive re-use of heritage 

buildings 
4 Positive contribution to the enhancement of the public domain 
4 Provision of affordable housing.' 

Clause 21.06 Transport 

Clause 21.06 acknowledges that 'Yarra needs to reduce car 
dependence by promoting walking, cycling and public transport use as 
viable and preferable alternatives.' 

Specifically, Clause 21.06 includes the following strategies aimed at 
reducing car dependency: 

-9 Minimise vehicle crossovers on street frontages. 
4 Use rear laneway access to reduce vehicle crossovers. 
4 Require new development that generates high numbers of trips 

to be easily accessible by public transport. 
Ensure access arrangements maintain the safety and efficiency 
of the arterial and local road networks. 

Clause 21.07 Environmental Sustainability 

Clause 21.07 seeks to address environmental sustainability through 
promoting sustainable building design and construction within the 
municipality. 

Clause 21.08 Neighbourhoods 

Clause 21.08-8 implements objectives and strategies contained 
between Clauses 21.04 to 21.07, specific to the North Fitzroy 
Neighbourhood. Figure 19 illustrates the subject site as being located 
within the North Fitzroy Village neighbourhood activity centre 

The Clause describes the North Fitzroy Area as: 

North Fitzroy is known for the beautiful Edinburgh Gardens 
which combine open space, sportsgrounds, barbecue area, 
gardens with long-established European elm trees, skate bowl, 
tennis and basketball courts, bandstand, bowling greens and 
bocce links, remnants of the old Melbourne rail loop, and a 
heritage listed grandstand. 

The neighbourhood is largely residential. The northern part of 
North Fitzroy has a low density residential character consisting 
of late Victorian and early Edwardian double fronted dwellings. 
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Further south dwellings are more likely to be single fronted and 
one or two storeys. 

Linear Park which is a significant park in this neighbourhood 
would benefit from casual surveillance from new development. 

The North Fitzroy Village neighbourhood activity centre is a 
mixed use centre with strong convenience retailing located on 
St Georges Road. Further north along St Georges Road is the 
North Fitzroy neighbourhood activity centre. This centre 
provides a number of specialist business services. Linkages 
between the two parts of the centre should be improved. 

In addition to the MSS, the following Local Planning Policies are 
relevant to the proposal: 

---> Clause 22.02 

- Clause 22.05 
4 Clause 22.07 
• Clause 22.09 
4 Clause 22.16 

- Clause 22.17 

Development Guidelines for Sites Subject to 
the Heritage Overlay 
Interface Uses Policy 
Development Abutting Laneways 
Licensed Premises 
Stormwater Management (Water Sensitive 
Urban Design) 
Environmentally Sustainable Design 

Clause 22.02 Development Guidelines for Sites Subject to the 
Heritage Overlay 

The policy applies to all land within a Heritage Overlay and provides 
guidance for the protection and enhancement of the City's places of 
heritage significance. The Heritage Overlay applies to the entire site. 

At Clause 22.02, the policy applies levels of significance to heritage 
buildings according to the City of Yarra Review of Heritage Overlay 
Areas 2007 which is an incorporated document. 

Having regard to the City of Yarra Review of Heritage Overlay Areas 
2007 (Appendix 8), the following properties are graded individually 
significant or contributory: 

-3 31 Best Street (J Fisher & Co. motor engineers workshop) 
individually significant 

• 102 Scotchmer Street (Shop & residences) Contributory 
• 108 Scotchmer Street (Bond's Buildings shop & residence) 

Contributory 
110 Scotch mer Street (Shop & residences) Contributory 
112 Scotchmer Street (Shop & residences former) Contributory 

• 114 Scotchmer Street (Shop & residences former) Contributory 

The existing Piedimonte's Supermarket building itself (35-45 Best 
Street) is not contributory. 
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The buildings at 27-29 Best Street are not identified in the City of Yarra 
Review of Heritage OverlayAreas, Appendix 8 however, the Heritage 
Impact Assessment prepared by Lovell Chen considers the pair of two-
storey Victorian shops, to be of heritage value. 

Clause 22.05 Interface Uses Policy 

The policy seeks to manage conflicts that arise where neighbourhoods 
include a diverse land use and built form mix with an emphasis on 
protecting the viability of commercial areas white maintaining a 
reasonable level of amenity for residents. 

Clause 22.07 Development Abutting Laneways 

This policy applies to applications for development that is accessed 
from a laneway or has a laneway abuttal. 

The policy is formed on the basis that the Municipal Strategic 
Statement (MSS) identifies the need to retain existing Laneways and 
enhance their amenity. It also states that, where appropriate, laneway 
access for vehicles is to be used in preference to street frontages to 
reduce vehicle crossovers. 

Clause 22.09 Licensed Premises 

The relevant objectives of this policy are: 

To effectively manage the location, operation and hours of trade 
of licensed premises, in order to protect the amenity of nearby 
properties and areas. 

-> To protect residential and other commercial uses from excess 
noise, traffic and car parking issues. 

The policy addresses matters including location and access, hours of 
operation, patron numbers, noise, car parking, and the need to prepare 
a noise and amenity action plan. 

Clause 22.16 Stormwater Management (Water Sensitive Urban 
Design)  

Pursuant to Clause 22.16-4, an application must be accompanied by a 
Water Sensitive Urban Design Response. 

Clause 22.17 Environmentally Sustainable Design Policy 

The overarching objective of this Policy is that development should 
achieve best practice in environmentally sustainable development from 
the design stage through to construction and operation. 
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3.4 
Zoning 

The Subject Site is located entirely within the Commercial 1 Zone 
pursuant to the provisions of the Yarra Planning Scheme. 

The purpose of the Commercial 1 Zone is: 

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

-> To create vibrant mixed use commercial centres for retail, office, 
business, entertainment and community uses. 

• To provide for residential uses at densities complementary to 
the role and scale of the commercial centre. 

Pursuant to the Commercial 1 Zone, the following is noted: 

• A "Dwelling" is a Section 1 permit not required use, subject to 
the condition that any frontage at the ground floor level must not 
exceed two metres. In this application, some residential 
frontages exceed 2 metres, and therefore a permit is required. 

• "Retail Premises" and "Shop" (including Supermarket and Bottle 
Shop) are Section 1 - Permit not required' uses. 

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

3.5 
Overlay 

The subject site is affected by a Heritage Overlay (Schedule 327). The 
purpose of the Heritage Overlay is to: 

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

• To conserve and enhance heritage places of natural or cultural 
significance. 

• To conserve and enhance those elements which contribute to 
the significance of heritage places. 
To ensure that development does not adversely affect the 
significance of heritage places. 

-> To conserve specifically identified heritage places by allowing a 
use that would otherwise be prohibited if this will demonstrably 
assist with the conservation of the significance of the heritage 
place 

Pursuant to the requirements set out at Clause 43.01-1 the following 
applies: 

• A permit is required to demolish or remove a building. 
• A permit is required to construct a building or construct or carry 

out works. 

Schedule 327 to the Heritage Overlay is a precinct wide control that 
applies to the 'North Fitzroy Precinct.' Under H0327, external paint 
controls do not apply to the subject site. 

Further detail in relation to the applicable heritage considerations is 
provided in the accompanying assessment prepared by Lovell Chen. 
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Figure 3.1 
ZONING PLAN 

Figure 3.2 
HERITAGE OVERLAY 
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3.6 
Particular and General 
Provisions 

The following clauses within the Particular and General Provisions 
sections of the Planning Scheme are relevant to the application: 

4 Clause 52.06 
- Clause 52.27 
--> Clause 52.34 
4 Clause 52.36 
4 Clause 53.18 

Clause 58 
4 Clause 65 

Car Parking 
Licensed Premises 
Bicycle Facilities 
Integrated Public Transport Planning 
Stormwater Management in Urban 
Development 
Apartment Developments 
Decision Guidelines 

Clause 52.06 Car Parking 

Clause 52.06-5 sets out the number of car parks required for various 
land uses. The subject site is located within a Principal Public 
Transport Network area, thus comprises a varied car parking rate for 
the various uses, as specified in Column B at Clause 52.05-6. The 
following is noted: 

Use of land for a 'Dwelling' requires: 

Residential development: 

4 1 car space to each one or two bedroom dwelling, plus 
4 2 car spaces to each three or more bedroom dwelling (with 

studies or studios that are separate counted as bedrooms), plus 

Use of the land for a 'Supermarket' requires 5 car spaces to every 
100m2  ofleasable floor space, whilst Food and Drink Premises and 
Shop (including Bottle Shop) require 3.5 car spaces to every 100m2  of
floor area. 

A planning permit may be issued to waive or reduce the requirements 
subject to Clause 52.06-6. 

An assessment of the car parking requirements is provided in the 
Traffic Impact Assessment prepared by MGA Traffic Engineers. 

Clause 52.27 Licensed Premises 

Under Clause 52.27 of the Scheme, a Planning Permit is required to 
increase the area that liquor is allowed to be supplied. 

The purpose of the Clause is to 'ensure that licensed premises are 
situated in appropriate locations' and 'to ensure that the impact of the 
licensed premises on the amenity of the surrounding area is 
considered.' 

Before deciding on an application, in addition to the decision guidelines 
in Clause 65, the responsible authority must consider, as appropriate: 
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-4 The State Planning Policy Framework and the Local Planning 
Policy Framework, including the Municipal Strategic Statement 
and local planning policies. 

- The impact of the sale or consumption of liquor permitted by the 
liquor licence on the amenity of the surrounding area. 

- The impact of the hours of operation on the amenity of the 
surrounding area. 

4 The impact of the number of patrons on the amenity of the 
surrounding area. 

-4 The cumulative impact of any existing licensed premises and the 
proposed licensed premises on the amenity of the surrounding 
area. 

Clause 52.34 	Bicycle Facilities 

The purpose of Clause 52.34 is: 

- To encourage cycling as a mode of transport. 
4 To provide secure, accessible and convenient bicycle parking 

spaces and associated shower and change facilities. 

A new use must not commence until the required bicycle facilities 
and associated signage has been provided on the land. Table 1 to 
Clause 52.34-3 sets out the number of bicycle spaces required. 

An assessment of the bicycle facilities is provided in the Traffic Impact 
Assessment prepared by MGA Traffic Engineers. 

Clause 58 	Apartment Developments 

The purpose of the Clause is: 

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

9 To encourage apartment development that provides reasonable 
standards of amenity for existing and new residents. 

4 To encourage apartment development that is responsive to the 
site and the surrounding area. 

The provisions of Clause 58 apply to an apartment development within 
the Commercial 1 Zone. 

The Clause specifies that a development must meet all of the objectives 
of the clause and should meet all of the standards. 

An assessment of the proposal having regard to the Clause 58 
Provisions is provided at Attachment 1. 

Clause 65 —Decision Guidelines 

Clause 65 sets out decision guidelines for planning permit applications 
and include, inter alia: 
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• The State Planning Policy Framework and the Local Planning 
Policy Framework, including the Municipal Strategic Statement 
and local planning policies. 

- The purpose of the zone, overlay or other provision. 
4 Any matter required to be considered in the zone, overlay or 

other provision. 
- The orderly planning of the area. 
- The effect on the amenity of the area. 
4 The proximity of the land to any public land. 
4 Whether the proposed development is designed to maintain or 

improve the quality of storm water within and exiting the site. 
4 The degree of flood, erosion or fire hazard associated with the 

location of the land and the use, development or management 
of the land so as to minimise any such hazard. 

3.7 
Summary of Planning 
Permit Triggers 

Set out below is a summary of the relevant planning permit triggers for 
the proposed development: 

• Pursuant to Clause 34.01-1, a permit is required for use of the 
land for a Dwelling as the Section 1 Condition is not met. 

4 Pursuant to Clause 34.01-4, a permit is required to construct a 
building or construct or carry out works within the Commercial 1 
Zone. 

4 Pursuant to Clause 43.01-1, permit is required to demolish and 
remove a building and construct a building or construct or carry 
out works within the Heritage Overlay. 

• Pursuant to Clause 52.06, a permit is required to reduce the 
number of car parking spaces required under Clause 52.06-5. 

• Pursuant to Clause 52.27, a permit is required to increase the 
area that liquor is allowed to be supplied. 

3.8 
Other Relevant 
Considerations 

The following documents are also relevant to the proposal: 

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

4 Apartment Design Guidelines for Victoria (Department of 
Environment, Land, Water and Planning, 2017). 
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4 Urban Context Analysis and 
Design Response 

4.1 
Urban Context Analysis 

In analysing the site's physical context, including its location and the 
character and pattern of surrounding development, coupled with the 
planning policy aspirations as detailed in the Yarra Planning Scheme, 
the following opportunities are noted: 

- The site's locational attributes having regard to: 

- Its strategic location within an activity centre. 
4 Its proximity to the Principal Public Transport Network 

including the Route 11 and Route 96 trams, various bus 
routes and the Rushall Train Station. 

4 The variety of employment opportunities within proximity 
to the site. 

- A range of other urban infrastructure as detailed in Section 
2 of this report. 

- The size and proportions of the site. 

- The site is clearly an underutilised land resource and its 
redevelopment presents an opportunity to satisfy general urban 
consolidation principles and provide a contemporary 
architectural outcome that contributes positively to the area. 

- The site is located within a Commercial 1 Zone which 
contemplates a mix of uses, including Supermarket, Shop, Food 
and Drink Premises and Dwellings. 

4 The site is located in a prominent location, on a main road and at 
a significant intersection, and there is an opportunity to pursue 
a strong built form outcome that responds this context. 

4 The site has interfaces with two major streets within the Fitzroy 
North Activity Centre and a public 'piazza' space and there is an 
ability to improve the built form presentation and activate these 
interfaces. 

- The land in part is physically separated from the lower scale, 
residentially zoned properties fronting Egremont Street by an 
existing 3 metre laneway, and there is an opportunityto 
establish a new laneway to the north of No. 36 Edgemont Street, 
creating a buffer to the nearby residentially zoned properties. 

4 The length of the Scotchmer Street frontage means that new 
basement and loading bay access points can be established in 
locations well removed from existing intersections. 

—> There is potential to incorporate some of the existing buildings 
within the overall development, securing their long term 
protection. 
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The following site constraints are acknowledged and need to be 
managed through the design and application response: 

4 The need to manage the amenity implications of the proposal on 
the residential properties to the south-west, albeit that the land 
is separated from the subject site by the existing laneway and / 
or a potential new laneway. 

• The need to provide an appropriate built form transition to 
adjacent development and appropriate setbacks. 

- The length of the Best Street and Scotchmer Street frontages 
and the need to articulate the built form across these interfaces 
to reflect the surrounding pattern of development. 

- The provision of parking at a commensurate rate to the 
development yield. 

- The need to manage potential conflicts between personal 
vehicles, pedestrians and delivery vehicles traversing and /or 
parking within the Right of Way that extends through the site. 

- The existing heritage properties and the need to protect and 
incorporate these buildings into the development. 
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4.2 
Design Response 

Having regard to the above opportunities and constraints, the following 
key principles have been adopted in the design response: 

• Pursue a development outcome that is of a form and height that 
is commensurate to the strategic opportunities presented by 
the site, the aspirations of the Yarra Planning Scheme and the 
physical characteristics of the site and surrounding area, being 
a part five (5) and part seven (7) storey building. 

- Adopt a street wall that is two storeys in height that generally 
matches the street wall height of the surrounding Victoria-era 
heritage buildings and other development within the activity 
centre. 

4 Above the street wall, provide appropriate upper level setbacks 
from all property boundaries. 

4 Adopt a seven storey building envelope on the eastern portion of 
the site fronting Best Street, incorporating significant upper 
level setbacks including a roof garden to further separate the 
proposed development from the existing dwellings fronting 
Egremont Street. 

- Confine the five storey element to the western portion of the 
site, to continue a transition to the residential interface to the 
south and west. 

• Ensure adequate solar access is maintained to nearby 
residential properties. 

- Include a boundary wall on the southern boundary of 27 Best 
Street, to maintain equitable development opportunities for the 
adjoining property. 

- Retain and expand the Supermarket and retail uses (including 
Bottle Shop and café) on the ground and first floor levels 
fronting Best Street to maintain an active retail edge and 
enhance the street level pedestrian environment. 

• Provide dwellings at the upper levels with clearly defined 
pedestrian lobbies. 

4 Conceal car parking within the basement levels accessible from 
Scotchmer Street to limit the impact of parking on the public 
realm and avoid interruptions to the surrounding pedestrian 
environment. 

- Ensure that all loading, unloading and waste collection is 
undertaken entirely within the site. All such vehicles will load / 
unload within the basement, with the exception of large delivery 
trucks that will unload from the at grade loading area along 
Scotchmer Street. 
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- Reconfigure the existing Right of Way to minimise conflicts 
between vehicles loading and unloading and improve vehicle 
movements in and around the site. 

4 Pursue a contemporary architectural expression that will 
positively contribute to and improve the built form and 
landscape character of the surrounding area whilst respecting 
and enhancingthe heritage fabric of the existing individually 
significant and contributory buildings as well as the wider 
heritage precinct. 

--> Provide a communal landscaped residents' facility at roof level 
which will deliver additional open space for the residents of the 
proposed development. 

4 Incorporate a range of ESD initiatives in the development, 
further detail of which is provided in the accompanying 
assessment prepared by GIW. 

- Ensure that potential noise impacts associated with the 
development are appropriately managed, further detail of which 
is provided in the accompanying assessment prepared by 
AECOM. 

-> Incorporate various landscaping within the site reflect the 
prominent landscape characteristics of the area, as detailed in 
the landscape plan prepared by Eckersley Design. 
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The amended proposal is depicted on the application plans prepared by 
Jackson Clements Burrows Architects and the following plans and 
technical reports: 

--> The landscape plans prepared by Eckersley Garden 
Architecture. 

• The Heritage Impact Assessment prepared by Lovell Chen. 
• The Sustainable Management Plan prepared by GIW. 
-> The Transport Impact Assessment prepared by MGA. 
• The Acoustic Report prepared by Aecom; 
• The Waste Management Plan prepared by Leigh Design. 
-4 The Noise Amenity Action Plan prepared by Piedimonte's. 

In summary, the application proposes the partial demolition of some of 
the existing buildings on the site and the redevelopment of the land for 
a part five (5) and part seven (7) storey building to be used for the 
purposes of an expanded Supermarket, Retail Premises including café 
and an expansion to the existing red line area associated with the 
Supermarket Bottle Shop, Dwellings and a reduction in the statutory 
car parking requirements. 

The application also proposes the realignment of the existing Right of 
Way that currently extends between the western side of the 
Supermarket building and No. 114 Scotchmer Street. 

More specifically, the proposal includes the following elements: 

Partial Demolition 

The proposal includes the retention and restoration of those elements 
of No's 25 -31 Best Street, and No's 102 -114 Scotchmer Street that 
have been recognised for having heritage significance. 

Otherwise, the remaining buildings on the land which are not 
recognised as having heritage significance will be demolished, detail of 
which is provided in the demolition plans and elevations that forms part 
of the amended application material. 

Further detail in relation to the proposed demolition works is provided 
on the demolition drawings prepared byJackson Clements Burrows 
Architects and in the Heritage Impact Statement prepared by Lovell 
Chen which forms part of the application. 

New Buildings and Works 

As detailed in the application plans, the proposal is for a part five (5), 
part seven (7) storey mixed development on the subject land. The seven 
storey component will be located along the eastern part of the site, 
adjacent to Best Street, whilst the five storey component will be located 
to that part of the building to the west of the existing laneway. 

The expanded Supermarket, café and Bottle Shop uses are located in 
the eastern / seven storey part of the building at Ground and First 
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Floors, with five levels of apartments above. Basement access and 
loading areas are located centrally along Scotchmer Street. 

In the western part of the development, the ground floor includes a 
residential lobby, back of house areas, and ground level dwellings with 
ground level retail / commercial spaces. The portion of the building 
includes a number of three storey townhouses, with two levels of 
apartments above. 

The building adopts a contemporary design and comprises a range of 
materials and finishes including various brickwork including brick and 
concrete breezeblock, board formed concrete, tiles, various terrazzo, 
and timber. 

Land Use Composition 

In terms of development yield, the proposal will provide for: 

An expansion to the existing Supermarket comprising 2,339m2  
of retail floor area and 1,436m2 of 'back-of-house' floor area. 

—> An expansion to the existing Bottle Shop comprising 617m2  of
floor area. 
A 351m2 cafe. 

--> 66 dwellings, comprising 6 one-bedroom apartments, 36 two-
bedroom apartments, three-bedroom apartments and 8 
townhouses. 

- 126 car parking spaces. 
- 138 bicycle spaces. 

Further detail in relation to the development yield is provided in the 
Development Summary that forms part of the application, 

Basement, Car Parking and Vehicle Access 

A basement access point is provided along the Scotchmer Street 
frontage, providing access to three levels of basement parking via a two 
way ramp. Located adjacent to the ramp is the truck delivery area. 
Further detail of the basement, car parking and vehicle access is 
provide in the accompanying report prepared by MGA. 

Sale of Liquor 

It is proposed to extend the red line area to reflect the new Bottle Shop 
configuration. Otherwise, the Bottle Shop use will operate as per 
existing conditions, being a packaged liquor license trading between 12 
noon and 11pm on ANZAC Day and between 7am and 11pm on any 
other day. The proposed red line area is shown on TP-050 and TP-100. 

ESD Initiatives 

The proposal incorporates a range of ESD initiatives, detail of which is 
provided in the accompanying assessment prepared by GIW. 



27 — 45 Best Street and 102 — 114 Scotchmer Street, Fitzroy North Contour Consultants Aust Pty Ltd 29 

5 Proposal 

Waste Management 

Waste Management arrangements are described in the accompanying 
submission prepared by Leigh Design. 

Right of Way Reconfiguration 

As described above, a key element of the proposal is to reconfigure the 
right of way that currently extends through the site. The relocated 
access will extend from Tranmere Street through to Egremont Street 
and has been designed to allow convenient resident vehicle movements 
removing conflict with delivery vehicles associated with the 
supermarket. 

It is noted that a road closure application has been lodged separately 
and it is envisaged that this process will occur concurrently to the 
assessment of the planning permit application. 

New Laneway 

The amended proposal also proposes to restore / improve the existing 
laneway between the subject site and No. 36 Egremont Street. The 
design and layout is to be coordinated with the City of Yarra. 



:4 5 i *ro 	rultuo 	a 
r irvir  

pulmosii s SLIKRNAIKlect 

27 - 45 Best Street and 102 - 114 Scotchmer Street, Fitzroy North Contour Consultants Aust Pty Ltd 30 

5 Proposal 

Figure 5.1 
PHOTOMONTAGE OF PROPOSED DEVELOPMENT-
VIEW FROM ST GEORGES ROAD 

Figure 5.2 
PHOTOMONTAGE OF PROPOSED DEVELOPMENT-
VIEW FROM SCOTCHMER STREET 
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6 Planning Assessment 

6.1 
Preamble 

An assessment of the proposal requires the following to be considered: 

- The strategic support for the proposed development having 
regard to the applicable policy guidance; 

The appropriateness of the design and built form having regard 
to the relevant provisions of the Yarra Planning Scheme; 

-> The onsite and offsite amenity implications of the proposal; 

--> The appropriateness of the proposed red line area; and 

-› The suitability of the traffic, parking waste management 
arrangements, as well as the proposed ESD initiatives for the 
development. 

An assessment of each of these matters is provided below. 

6.2 
Strategic Policy 
Considerations 

There is strong policy support within the Planning Policy Framework for 
the establishment of a higher density mixed use development on the 
subject site given its Commercial 1 Zoning, its location within the North 
Fitzroy Village Neighbourhood Activity Centre and its access to public 
transport, shopping, employment, open spaces and community 
services and facilities. 

The proposed development will assist in providing housing and retail 
facilities to service the expanding local population and will continue to 
strengthen the role of the activity centre through the retention and 
expansion of the existing Supermarket and associated retail land use. 

With specific reference to 'Housing,' Clause 16 states that new housing 
should be in areas which offer access to jobs, services and transport, as 
well as identifying various redevelopment opportunities within 
established urban areas to reduce the pressure of fringe development. 

In this regard, the site is located within an activity centre that has 
excellent access to a range of existing physical and social 
infrastructure, including various public transport options which include 
tram services along St Georges Road as well as a variety of employment 
opportunities. 

Clause 17.02-1S encourages the aggregation and sustainability of 
commercial facilities in existing activity centres, as well as 
strengthening the existing land uses within the centre to meet the 
needs of local residents whilst also providing additional employment 
opportunities. 

Having regard to the LPPF provisions, the proposal also responds 
positively to the applicable provisions as follows: 

The proposal responds positively to the objectives and 
strategies of Clause 21.04 as it: 
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4 Assists to accommodate forecasted population growth. 
4 Provides a diversity of housing stock within the area. 
- Improves residential amenity and safety in and around the 

subject site. 
- Represents a high quality design that will have no 

unreasonable amenity impacts and incorporates a range 
of sustainable development initiatives. 

4 The expanded supermarket will continue to support the 
role of the Fitzroy North Activity Centre in providing local 
day-to-day needs of residents and will increase local 
employment opportunities. 

- The proposal respects the surrounding built form character by 
retaining and incorporating the individually significant and 
contributory buildings and providing a well-considered and 
articulated building form, with appropriate setbacks and a 
building height that is commensurate with the site's activity 
centre context. 

- In built form terms, the proposal provides for a contemporary 
and well-designed architectural outcome that will contribute 
positively to North Fitzroy's urban fabrib, in accordance with 
Clause 21.05. 

.4 The development will encourage pedestrian, bicycle and public 
transport movements in accordance with Clause 21.06. 

- Environmentally Sustainable Development Initiatives are 
incorporated into the development as promoted by Clause 
21.07. 

For the above reasons, the proposal is consistent with the strategic 
directions contained within the Yarra Planning Scheme. 

6.3 
Design and Built Form 
Considerations 

The most relevant assessment provisions in determining the 
appropriateness of the proposed design and built form are: 

4 The applicable provisions of the Local Planning Policy 
Framework, including Clauses 21.05, Clause 22.02, Clause 
22.03, 22.05, 22.07 and 22.10; and 

-4 Clause 58 (Apartment Developments). 

These matters are addressed as follows: 

Local Planning Policy Framework 

The following local policies provide objectives and guidelines in relation 
to Urban Design and Built Form: 

- Clause 21.05 (Built Form) 
- Clause 22.02 (Development Guidelines for Sites Subject to the 

Heritage Overlay) 
4 Clause 22.03 (Landmarks and Tall Structures) 
4 Clause 22.05 (Interface Uses Policy) 
4 Clause 22.07 (Development Abutting Laneways) 
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The proposal provides an appropriate response to these policies for the 
following reasons: 

-> The heritage building facades along Scotchmer Street and a 
portion of the Best Street frontages have been retained and 
integrated into the overall redevelopment of the site. The 
retention and restoration of these existing facades will enable 
the adaptive re-use of the building for retail and residential 
purposes. The two storey street wall within the new elements of 
the proposal has been informed by the existing heritage facades 
and will ensure that the scale and significance of the existing 
heritage fabric within the streetscape is maintained (Clause 
21.05-1). 

—> The proposal provides upper level setbacks above the street 
wall along both Best and Scotchmer Streets resulting in a 
human scale presentation to the street and maintaining the 
prominence of the existing heritage facades being retained 
(Clause 21.05-1). 

The highly articulated upper level facades and building 
separation at the upper levels as the building presents to 
Scotchmer Street provide visual interest to the building and 
breaks up the building mass along the site's long street 
frontages. 

-> The development proposes a maximum height of seven storeys 
which is contemplated by local policy for sites within activity 
centres, such as the subject site (Clause 21.05-2). Strategy 17.2 
within Clause 21.05-2 states that "development on strategic 
redevelopment sites or within activity centres should generally 
be no more than 5 —6 storeys unless it can be demonstrated 
that the proposal can achieve specific benefits such as (inter 
alia) significant upper level setbacks, architectural design 
excellence, best practice environmental sustainability 
objectives in design and construction, high quality restoration 
and adaptive re-use of heritage buildings and positive 
contribution to the enhancement of the public domain." 

To this end, the proposal responds in a positive manner to the 
abovementioned policy aspirations as follows: 

• The proposal provides for significant upper level setbacks. 
• Jackson Clements Burrows Architects has formulated a 

proposal that results in architectural design excellence. 
-> The proposal exceeds best practice environmental 

excellence standards. 
-> The proposal results in high quality restoration and 

adaptive re-use of heritage buildings. 
- The proposal provides for a significant enhancement to the 

public realm, including through a new high quality active 
ground level interface to Best and Scotchmer Streets. 
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Having regard to the above, there is strong policy support for a 
proposed building height exceeding 6 storeys, and the proposed 
7 storey development satisfies the policy principles for higher 
density development as contemplated for activity centres by 
Clause 21.05-2. 

4 The development will enhance and positively contribute to the 
public realm. In particular, the retention of the ground floor 
supermarket use will continue to provide an active street 
frontage whilst its upgrade will ensure an improved visual 
presentation to Best Street. Additionally, the development will 
improve the public ream around the site through the 
introduction of a contemporary building element, and generally 
increasing activity levels (Clause 21.05-2). 

- The proposal contributes to the consolidation of otherwise 
underutilised land whilst also contributing to the viability of the 
existing activity centre (Clause 21.05-2). 

• The proposal facilitates residential development within an 
activity centre that is of a high quality and provides good 
amenity for existing and future residents (Clause 21.05-2). 

4 The development provides appropriate private open space in the 
form of balconies and roof terraces that comply with Clause 58 
(Clause 21.05-2). 

—> An assessment of the proposed development against the 
`Guidelines for Sites Subject to the Heritage Overlay' at Clause 
22.02 is provided in the Heritage Impact Statement prepared by 
Lovell Chen, Heritage Advisors. 

- The proposed development responds to its immediate 
interfaces through the provision of substantial setbacks and 
architectural treatments that ensure the amenity of the 
properties to the south-west are not unreasonably 
compromised (Clause 22.05). 

4 The design response limits the height of the development in 
areas adjacent to the sensitive interfaces and provides two 
separate building forms, with the taller elements of the building 
positioned closer to the two street frontages and away from the 
lower scale residential dwellings fronting Egremont Street 
(Clause 22.05). 

• The proposal provides for an improved and redirected laneway 
to the west and south of the site (Clause 22.07). 

- Public surveillance of the surrounding area will be improved 
through the retention of the active ground floor use and upper 
level dwellings fronting all three street frontages and the 
laneway (Clause 22.07). 
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Clause 58 - Apartment Developments 

This application is accompanied by detailed layout plans prepared 
Jackson Clements Burrows Architects and a Clause 58 Assessment 
which is included at Attachment 1 of the report. The proposal complies 
with the various Clause 58 Standards and Objectives. 

Laneway Reorientation 

The proposal includes a reconfigured laneway between Tranmere 
Street and Scotchmer Street, such that the laneway is now proposed to 
extend along the southern edge of the western part of the Subject Site 
through to Egremont Street, adjacent to No. 36 Egremont Street. This 
outcome represents a significant improvement compared to existing 
conditions and further enhancements to this aspect of the proposal 
have been made since the original application was lodged. More 
specifically: 

• The proposed laneway configuration means that pedestrians, 
cyclists and vehicles can travel along the laneway between 
Tranmere Street and Scotchmer Street without being impeded 
by delivery vehicles that currently park in the laneway from time 
to time, thus resulting in improved connections. 

• The abovementioned outcome also minimises potential 
conflicts between pedestrians, private vehicles and delivery 
vehicles, resulting in improved safety outcomes. 

-> Furthermore, public safety will also be improved through 
proposed security cameras, lighting and door access to the 
laneway. 

• The new loading dock proposed in the location of the current 
laneway is enclosed. This means there are improved acoustic 
outcomes compared to existing conditions where delivery 
vehicles often park in the laneway and noise associated with 
these vehicles and loading and unloading operations spills into 
the adjoining residential area. The proposed enclosed loading 
dock configuration will mitigate such potential noise impacts. 

-> Compared to the original proposal, there will be no waste 
collection from the proposed new laneway, nor will there be any 
waste / delivery vehicles accessing Egremont Street as part of 
the proposed use. As such, all loading, unloading and waste 
collection will be undertaken from within the development, 
either in the new off street, ground level loading dock accessed 
from Scotchmer Street, or within the basement. 

-> The new laneway has been designed by MGA Traffic Engineers, 
to ensure vehicles can 'turn the corner' between the north-south 
and east-west parts of the new lane. In addition, a convex mirror 
will be installed to assist navigation. 
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-> The proposed laneway configuration provides opportunities for 
new laneway surfacing treatments (including re-instated 
bluestone as necessary) and landscaping treatments including 
planter boxes and communal vegetable gardens that can be 
used by local residents. 

For these reasons, the proposed new laneway clearly results in a net 
community benefit. 

6.4 
Off-Site Amenity 
Considerations 

Planning policy anticipates a different type of amenity for existing and 
future residents in an activity centre and encourages a high level of 
activity and vitality in these centres. Having regard to the site's 
Commercial 1 Zone and activity centre context, any off-site amenity 
implications require a balanced assessment in the context of the type 
and level of development envisaged. 

Considerations relating to visual bulk, overlooking and overshadowing 
in this context are addressed below. 

Visual Implications 

Overall, the proposal represents a high quality design response for the 
subject site. The appearance of the proposed building is contemporary 
and it provides visual interest along with opportunities for passive 
surveillance at the upper levels. 

The building is respectful of the St Georges Road boulevard as well as 
the surrounding residential area through the use of upper level 
setbacks as well as a separation in the building form. The building is 
well-articulated with upper levels setback from all boundaries to 
ensure the retained heritage facade will remain the dominant feature 
within the streetscape. 

In the location of the adjoining properties, the recessed elements along 
with the varied materials and finishes reduce visual bulk and limit the 
potential for any adverse amenity implications. 

A solid boundary wall is proposed to the southern interface (23 Best 
Street) allowing any future development on the adjoining property an 
opportunity to construct an adjoining and similarly constructed wall 
thereby providing for an equitable development outcome. 

Overall, the proposal represents a high quality design response for the 
subject site. 

Overshadowing 

The shadow diagrams prepared as part of the architectural package 
demonstrate that the proposed development will not create any 
additional shadows to secluded private space of the adjoining 
residential properties after 10 am on 22 September. 



27 — 45 Best Street and 102 — 114 Scotchmer Street, Fitzroy North Contour Consultants Aust Pty Ltd 37 

6 Planning Assessment 

Overlooking 

There are limited opportunities for overlooking having regard to the 
surrounding context and that all potential viewing points are located in 
excess of 9 metres from sensitive open spaces or windows. 

Overall, the off-site amenity implications of the proposal are well 
managed. 

6.5 
On-Site Amenity 
Considerations 

The proposal will provide a high level of internal amenity for future 
occupants of the development. More specifically: 

4 The proposal complies with the relevant on-site amenity 
requirements of Clause 58. 

- The proposed dwellings are designed to be functional and 
efficient, including open plan living spaces, good outlook, 
proportionate bedrooms and private open space areas. 

The site is well located in relation to a range of services, facilities 
and public transport options, as detailed previously within this 
report. 

- The apartments have been designed to ensure that all living 
areas have direct access to natural light and ventilation. All 
bedrooms have access to daylight. 

4 Each dwelling (except where constrained by the existing 
heritage fabric) is provided with an outdoor area commensurate 
with its size. 

4 The location of private space areas provides for a good level of 
surveillance of the public realm whilst ensuring overlooking to 
private open space is appropriately managed. 

4 External storage facilities and bicycle stores are provided within 
the Basement Levels of the building. 

-4 Car parking is conveniently accessible but concealed within the 
basement. 

-9 Waste and recycling arrangements are implemented into the 
development, as detailed in the submitted plans. Further detail 
is provided in the Waste Management Plan prepared by Leigh 
Design which is enclosed with the application. 

4 The development comprises a range of Ecological Sustainable 
Development initiatives, detail of which is provided in the 
accompanying Sustainability Management Plan prepared by 
GIW. 
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6.6 
Clause 52.27 —Licensed 
Premises 

The application seeks to amend the area in which liquor may be 
purchased as a result of the revised Supermarket layout and footprint. 

There is no change to the type of license or to the hours in which liquor 
may be sold. 

The appropriateness of increasing the licensed area distils to a 
consideration of the impact of the proposed increase to the red line 
area of the Bottle Shop against the decision guidelines of Clause 52.27. 

The considerations under Clause 52.27 are limited to the impact of the 
increased area where liquor can be sold within the premises. The 
additional floor area will not detrimentally impact on the amenity of the 
surrounding area by virtue of its internal configuration and ability to be 
managed as an integrated component of the Supermarket. 

The proposal is not expected to cause any unreasonable amenity 
impacts on the surrounding area by virtue of the separation of the site 
from residential areas, the location within the commercial area of the 
neighbourhood activity centre and the low risk nature of the licensed 
premises. 

There will be no adverse cumulative impacts given the proposal does 
not seek to create a new licensed premises or increase the intensity of 
the use by virtue of maintaining the existing restrictions on operating 
hours and management. 

A Noise and Amenity Action Plan is included within the application 
material. 

6.7 
Traffic Considerations 

Traffic implications associated with the proposal have been assessed 
by MGA, and their assessment concludes: 

I. The proposed development generates a statutory parking 
requirement of 324 spaces. 

II. The proposed parking provision of 126 spaces is expected to 
satisfactorily accommodate the 90 spaces allocated to residents 
and the demand likely to be generated by the additional 
supermarket /liquor area of 33 spaces, with 2 disabled spaces and 
one car share space totalling 126 spaces. 

	

Ill. 	The proposed parking layout is consistent with the dimensional 
requirements as set out in the Yarra Planning Scheme and/or 
Australian/New Zealand Standards for Off Street Car Parking 
(AS/NZS2890.1:2004). 

	

IV. 	It is proposed to provide 138 bicycle parking spaces on-site. The 
provision for bicycle facilities exceeds the requirements of Clause 
52.34 of the Yarra Planning Scheme. 
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V. The provision of a formal loading bay at basement level is expected 
to accommodate up to 70% of the site loading requirements. The 
ground floor loading bay is to accommodate larger vehicles with 
greater height clearance turning circle requirements. This is a vast 
improvement over existing conditions where all loading activity is 
undertaken in a public lane. 

VI. Larger vehicles are expected to reverse into the site from 
Scotchmer Street as per the existing arrangements. It is noted that 
the vehicle sizes are to decrease to 14m-16m as per advice from 
the fleet operators which offer improved conditions to the road 
network. 

VII. The existing ROW is proposed to be realigned to Egremont Street. 
The redirected ROW provides benefits to existing residential users 
as it will be designed to provide a passing opportunity (in its east-
west alignment), minimise conflict and improve sight lines for 
exiting vehicles to Egremont Street. The 90 bend in the ROW will be 
designed to accommodate satisfactory vehicle access with the 
provision of convex mirrors for improved sight lines. 

VIII. The site access is expected to generate up to 123 vehicle 
movements (in and out combined) in the critical PM peak period. 

IX. There is adequate capacity in the surrounding road network to 
cater for the traffic generated by the proposal, noting that a 
number of trips within the peak hour periods are considered to be 
already present on the road network (linked trips). 

X. The intersections of the site access / Scotchmer Street and St 
Georges Road / Scotchmer Street are expected to operate under 
satisfactory conditions. 

6.8 
ESD Considerations 

The Sustainability measures associated with the development have 
been assessed by GIW. The proposed development will implement the 
following ESD initiatives, as summarised in Section 2 of the 
Sustainability Management Plan: 

1. The project achieves a total BESS score of 70% with no mandatory 
category (IEQ, Energy, Water, Stormwater) below 50%. 

2. 47% (31 out of 66) of the development's apartments and 
townhouses are naturally cross-ventilated. 

3. Daylight modelling has been conducted for a representative sample 
of apartments. The summary result is as follows: 

a. 81% of living floor area above achieves a DF 1.0 

b. 88% of bedroom floor area achieves a DF0.5 
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4. The non-residential areas are targeting a 2% DF to 60% of the 
nominated area. 

5. 53% (31 out of 66) of apartments and townhouses achieve at least 
3 hours of sunlight. 

6. The development is provided with a comprehensive shading 
strategy. 

7. The development is to achieve a 7.0 Star average NatHERS Energy 
Rating result. 

8. The buildings thermal fabric of the non-residential areas aims to 
reduce heating and cooling energy consumption 10% below the 
reference case (BCA Section J). 

9. The development is to utilise a centralised gas hot water system. 

10. A 30kW Solar PV system is to be located on the roof of the proposed 
development. 

11 Individual cold and hot water, electricity meters will be provided to 
the apartments and communal areas. 

12. Water efficient fixtures are applied throughout. 

13. A 35,000 litre rainwater tank will harvest rainwater from the roofs, 
rooftop terrace and balconies. This tank will be connected to all 
commercial and residential WC's. 

14. A Melbourne STORM rating of 100% is achieved. 

15. In total 147 bicycle spaces are to be provided for residents and 
employees. 

16. 30 existing bicycle spaces for visitors of the commercial tenancies 
are provided at grade. 

17. The development is provided with an end of trip facility including a 
minimum of 4 showers, 27 lockers and changing facilities. 

18. 216m2 of communal open space will be provided at roof. 

19. 34m2 of communal food production area will be provided at roof. 
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6.9 
Other Considerations 

Acoustic: 

Acoustic considerations are provided in the Acoustic Report prepared 
by Aecom. The report concludes that: 

AECOM was commissioned to provide acoustic consultancy 
services in relation to the proposed development at 37-49A Best 
Street, Fitzroy North. 

4 The key acoustic design items that need to be incorporated into 
the design of the development are facade glazing and facade 
walls with acoustic specifications to reduce noise levels inside 
habitable spaces, as recommended in this report. 

4 Environmental noise emission criteria have also been 
established for the development for the purposes of setting 
noise limits for future building activities and services plant that 
will serve the development. 

4 The back-of-house, loading dock areas and supermarket has 
been designed to account for the best acoustic performance 
possible with the loading bay and back of house being fully 
isolated from adjoining apartments and from the existing 
dwellings at Egremont Street. 

4 To minimise transmission of noise and vibration from back-of-
house, loading dock areas and supermarket to the adjacent 
apartments and townhouses, vibration isolation 
recommendations must be implemented. 

-> The acoustic design of the interior partitions (walls and floors), 
exterior walls (facade) and building services of the proposed 
building should be carried out during the detailed design phase 
to ensure that the noise emissions from the building (including 
Piedimonte's activities) are not excessive and comply with the 
relevant EPA environmental noise guidelines and policies or 
other relevant standards as shown in Section 5.0. 

4 AECOM confirms that the proposed development will comply 
with all relevant requirements in terms of potential noise and 
vibration impacts on all nearby residential properties once the 
noise recommendations are implemented as indicated in this 
report, particularly in Section 10.0. 

Waste: 

Waste arrangements have assessed by Leigh Design, which is 
summarised as follows: 

4 The operator, as defined below, shall be responsible for 
managing the waste system and for developing and 
implementing adequate safe operating procedures. 
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—> Waste shall be stored within the development (hidden from 
external view). 

--> Users shall sort their waste and dispose garbage and 
recyclables via chutes and/or directly into collection bins. 

Waste shall be collected within the development. The collection 
contractor shall transfer bins between the waste areas and the 
truck. 

- A private contractor shall provide waste collection services. 
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7 Conclusion 

The proposal represents an appropriate town planning development 
outcome for the following reasons: 

--> It is consistent with the type and level of development that is 
envisaged for the subject site under the Planning Policy 
Framework; 

• It satisfies the applicable land use policies set out in the Yarra 
Planning Scheme including the provision of a genuine mix of 
uses consistent with the purpose of the Commercial 1 Zone; 

-› It consolidates underutilised land in a strategic location; 

-› The scale and massing of the proposed development is 
appropriate having regard to the locational characteristics of the 
site including its location within an activity centre, along a main 
road and within the North Fitzroy heritage precinct; 

• The proposed development is consistent with the applicable 
planning controls and polices relating to built form, including 
Clause 21.05, 22.02, 22.03, 22.05 and Clause 58; 

-) The proposed development is visually interesting and will 
enhance the Best Street and Scotchmer Street streetscapes; 

• The proposal does not impose any unreasonable amenity 
impacts on the public domain or adjoining properties; 

The proposal provides for a high level of amenity for the future 
occupants of the development; and 

• It has been assessed as being acceptable by MGA Traffic 
Engineers in relation to car parking, bicycle and loading and 
unloading arrangements. 
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1. Introduction 

1.1 Background 

MGA Traffic Pty Ltd was commissioned by PiedimOnte Development Pty Ltd to prepare a traffic and transport 

impact assessment to accompany a planning permit application currently being sought for a proposed mixed-

use development located at 27-45 Best Street, North Fitzroy and 102-114 Scotchmer Street, North Fitzroy. 

The proposal incorporates the following uses: 

■ 66 x dwellings 

(6 x one-bedroom, 36 x two-bedroom, 16 x three-bedroom, 8 x three-bedroom townhouses) 

■ 4,099sqm Supermarket, including Office and Back of House (BOH) area 

■ 614sqm Liquor 

■ 351sqm Cafe 

It is noted that the proposal is provided on land currently used as a supermarket (3,070sqm), retail tenancies 

(1,008sqm in total) and 3 x residential dwellings. 

The proposal is supported by 126 car spaces and 138 bicycle spaces. 

1.2 Scope of Works 

The following assessment has been undertaken on plans prepared by JCB Architects and responds to the 

following traffic and transport elements: 

■ Review of existing traffic, parking and transport conditions surrounding the site 

• Site parking layout and access arrangements 

• Parking demands and the adequacy of car and bicycle parking provision 

• Preliminary parking plan 

■ Traffic generation and associated road network impacts 

1.3 References 

In preparing this report, the following references have been made: 

■ Inspection of the site and surrounds 

■ Traffic and parking surveys as referenced in this report 

■ Yarra Planning Scheme 

• Australian Standard for Off-Street Parking Facilities AS2890.1:2004 

■ Other documents as nominated 
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2. Site and Surrounds 

2.1 Subject Site 

The subject site is located at 27-45 Best Street and 102-114 Scotchmer Street in North Fitzroy. The site is currently 

occupied by several retail/commercial tenancies, 3 x dwellings and Piedimonte Supermarket. The site sits within 

the North Fitzroy Activity Area and tram corridor (Route 11) along St Georges Road. 

The site has frontages to Best Street, Scotchmer Street, Egremont Street and a rear ROW. All abutting streets 

are local (under the control of Council) noting that St Georges Road in the direct vicinity of Best Street is an 

arterial road (Road Zone 1) under VicRoads control. 

The surrounding properties include a mix of retail, commercial, educational and residential land uses. The 

location of the subject site and the surrounding environs is shown in Figure 2.1, and the land zoning is shown in 

Figure 2.2 

Figure 2.1: Subject Site and its Environs 

(Reproduced won 	m ss;on from Meiway Pubvsing Pty _td) 
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Figure 2.2: Land Zoning Map 

(Reproduced 	_and Cnonne weo s te) 

2.2 Road Network 

Best Street functions a as local access street that is aligned in a north-south direction and abuts the site 

between St Georges Road and Scotchmer Street. In this section, the road accommodates northbound traffic 

movements only (enter via St Georges Road and exit to Scotchmer Street). The road continues to the north of 

Scotchmer Street and to the south of St Georges Road and intersects these roads as unsignalised intersections. 

Adjacent to the site, angled parking is permitted on both sides of Best Street and subject to time restrictions. 

Best Street carries approximately 900 vehicles per day, immediately south of Scotchmer Street. 

Scotchmer Street functions as a higher order local connector street and provides a link from Carlton (west) to 

Clifton Hill (east) via Michael Street (continuation of Scotchmer Street to the southeast of Falconer Street). 

Adjacent to the site, the roadway is configured as a two lane, two-way road with parallel kerbside parking on 

both sides of the rood. The carriageway of approximately 12m is set within a 20m road reserve. 

Scotchmer Street carries approximately 6,000 vehicles per day, immediately wets of St Georges Road. 

Ergemont Street functions as a local street that provide access to residential properties between Scotchmer 

Street and Tronmere Street. The one-way road (northbound) accommodates short-term and permit zone 

parking on both sides of the road and intersects Scotchmer Street as an unsignalised intersection (exit 

movements only). 

A ROW is located to the west of the existing Supermarket boundary and provides rear access to a number of 

properties between Scotchmer Street and Tranmere Street. It is noted that the narrow width of the lane 

(approximately 3m) and the narrow site frontage to most properties restricts vehicles access to/from the 

available parking areas. This is supported by the low peak hour traffic volumes observed (2-4 vehicles in any 

peak hour at either end). 

St Georges Road functions as an arterial road and provides a link from Alexander Avenue (Fitzroy) to Bell Street 

(Preston). The roadway is configured as a two-way, four lane road with central tram facilities. The kerbside 

parking restricts the carriageway to one lane in each direction outside of clearway restrictions. 
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St Georges Road intersects Scotchmer Street as a signalised intersection. A signalised pedestrian crossing is 
also located to the south of Tranmere Street. 

St Georges Road carries approximately 12,000 vehicles per day, immediately south of Scotchmer Street. 

2.3 Traffic Volumes 

AM and PM peak hour traffic surveys were undertaken at the following intersections during the AM and PM peak 
periods: 

• Scotchmer Street / St Georges Road 

• Scotchmer Street / ROW 

• Tranmere Street / ROW 

• Best Street / St Georges Road 

• Best Street / Scotchmer Street 

The results of these surveys are presented in Appendix A. 

2.4 Sustainable Transport 

The site is located within excellent proximity to public transport and bicycle facilities to support the use of 

sustainable modes irrespective of car ownership. Tram route 11 operates along St Georges Road which link West 

Preston to the CBD via North Fitzroy. A tram stop is located less than 50m walking distance from the site. 

Pedestrian paths are provided on both sides of all key roads surrounding the site with controlled pedestrian 

crossings available at Scotchmer Street / St Georges Road and along St Georges Road to the south of 

Tranmere Street. A pedestrian zebra crossing is provided across Best Street to the subject site entrance. 

Scotchmer Street and St Georges Road accommodate on-road bicycle lanes and provide links to the broader 

bicycle networks which connect the site to the CBD and off road trails. 

Figure 2.3 shows the subject site in relation to existing public transport and cycle routes within its vicinity. 
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CAPIL'OPI PION.71-1 

Figure 23: Transport Map (TravelSmart) 

2.5 Car Share Schemes 

There are also a high number of car sharing services available within the proximity to the subject site which are 

nominated below (with the walking distance provided in brackets). 

Goget: 

- near the corner of north, St Georges Road and Best Street (<50m) 

- Edinburgh Gardens (<200m) 

- Falconer Street (<500m) 

■ Flexicar: 

- Best Street, opposite Piedimonte's Supermarket (<20m) 

- Best Street to the north of Scotchmer Street (<50m) 

- Alfred Crescent (<200m) 

■ Green Share Car: 

- Park Street, west of Nicholson Street (750m) 
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3. The Proposal 

3.1 Land Uses 

The following analysis has been provided on the development plans prepared by JOB Architects dated 

December 2018, as follows: 

■ 66 x dwellings 

(6 x one-bedroom, 36 x two-bedroom, 16 x three-bedroom, 8 x three-bedroom townhouses) 

■ 4,090sqm Supermarket including BOH and Office area 

■ 614sqm Liquor 

■ 351 Cafe 

It is noted that the development is provided on land currently used as a supermarket (3,070sqm), 

retail/commercial tenancies (1,008sqm) and 3 x dwellings. The statutory parking assessment provided in Section 

4 of this report is assessed on the full supermarket and liquor floor area noted above. 

3.2 Vehicle Access 

Vehicle access to the site is proposed via a new crossover to Scotchmer Street. This access point is proposed to 

service the on-site basement car parking and loading. A crossover to the immediate north of the main site 

access is proposed for ground level loading by larger vehicles. 

3.3 Car Parking 

Car parking is provided within three levels totalling 126 car spaces, as follows: 

Basement Level 1: 32 spaces (including 2 disabled) 

■ Basement Level 2: 71 spaces 

■ Basement Level 3: 23 spaces 

One car share space is proposed on-site. The allocation of parking is further discussed in Section 5 of this report. 

3.4 Bicycle & Motorcycle Parking 

138 bicycle spaces are proposed within the car parking areas for residents, residential visitors and staff (126 

spaces on basement 1 and 12 spaces on basement 2). Best Street currently accommodates 30 bicycle spaces 

(15 hoops) directly opposite the supermarket which services the activity area and existing supermarket. 

Two electric charging points are proposed within the secured bicycle parking area on basement level 1. 

3.5 Loading and Waste Collection 

Waste is proposed to be collected from within the basement. Waste collection will be undertaken in accordance 

with the waste management plan accompanying the application. 
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4. Parking Assessment 

4.1 Statutory Requirements 

Statutory requirements for the provision of car parking are set out in Clause 52.06 of the Yarra Planning Scheme, 

with parking rates specified in Table 1 to Clause 52.06-5. Clause 56.02 (Car Parking) nominates that Rates within 

Column B of Table 1 are applicable if any of the land is identified as being within the Principal Public Transport 

Network (PPTN) Area. The site is situated within PPTN, as such, an assessment of the statutory parking 

requirements (utilising Column B rates) of the proposal is set out in Table 4.1. 

Table 4.1: Statutory Parking Requirements 

Description Use Size 
Statutory Porking 

Rate 
Statutory Parking 

Requirement 

Supermarket Supermarket 4,099sqm NLFA 5 spaces per 100sqm 204 spaces 

Café Food and Drink 351sqm NLFA 3.5 spaces per 100sqm 12 spaces 

Liquor Shop 614sqm NLFA 3.5 spaces per 100sqm 20 spaces 

6 x one-bedroom 
One space per one and 

two-bedroom dwelling; 

Resident 36 x two-bedroom and 90 spaces 
Dwellings 

24 x three-bedroom Two spaces per three- 

bedroom dwelling 

Visitor 66 dwellings NA 0 spaces 

Totd 326 spaces 

The above assessment anticipates the development proposal has statutory requirement of 326 car spaces. 

In this instance, the proposed on-site parking provision of 126 car spaces does not meet the statutory 

requirement and a permit is being sought to reduce this requirement. 

4.2 Guidelines for Reducing Parking Requirements 

With regard to reducing the statutory parking requirement on-site, the Yarra Planning Scheme indicates that the 

application must be accompanied by a Car Parking Demand Assessment which assess the car parking demand 

likely to be generated by the proposal. 

This assessment applies to the following scenarios: 

• new use 

■ increase in the floor areas or site area of the existing use; or 

■ increase to the existing use by the measure specified in Column C of Table 1 in Clause 52.06-5 for that 

use. 

The Planning Scheme stipulates that a Car Parking Demand Assessment must address the following matters, to 

the satisfaction of the responsible authority: 

■ "The likelihood of multi-purpose trips within the locality. 

• The variation of car parking demand likely to be generated by the proposed use over time. 

■ The short-stay and long-stay car parking demand likely to be generated by the proposed use. 

• The availability of public transport in the locality of the land. 

• The convenience of pedestrian and cyclist access to the land. 
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The provision of bicycle parking and end of trip facilities for cyclists in the locality of the land. 

The anticipated car ownership rates of likely or proposed visitors to or occupants. 

Any empirical assessment or case study." 

The combination of these factors often results in car parking demand being generated at rotes different to the 

statutory rates. An assessment of the likely car parking demand for each of the proposed land uses is 

presented below. 

4.3 Car Parking Demand Assessment 

Residential 

The Australian Bureau of Statistics (ABS) suggests average car ownership levels for North Fitzroy for flats, units, 

apartments and townhouses is lower than the statutory requirement, as follows: 

One-bedroom dwelling: 

Two-bedroom dwelling: 

Three-bedroom dwelling: 

Four-bedroom dwelling: 

0.48 vehicles per dwelling 

0.63 vehicles per dwelling 

1.02 vehicles per dwelling 

1.36 vehicles per dwelling 

Table 4.2 applies these rates to the proposed development. 

Table 4.2: Anticipated Resident Car Parking Demand (ABS Assessment) 

Dwelling Size Quantity 
ABS Average Car 

Ownership 

Anticipated Resident Car 

Parking Demand 

1 bedroom 6 dwellings 0.48 3 spaces 

2 bedrooms 36 dwellings 0.63 23 spaces 

3 bedrooms 24 dwellings 1.02 24 spaces 

Total 50 spaces 

Application of existing car ownership rates for apartment type dwellings in North Fitzroy suggests a parking 

demand of 50 resident spaces for the proposed development. 

However, it is acknowledged that high end apartments (large and luxury) are proposed which are often 

connected with higher car ownership, irrespective of its use. In this instance the statutory car parking 

requirements have been accepted as the demand for residents, as follows: 

• 42 x one or two bedroom dwellings at 1 space per dwelling = 42 spaces 

■ 24 x three-bedroom dwellings at two spaces per dwelling = 48 spaces 

■ Total Resident Demand = 90 spaces 

Given the nature of the development, the location of the site and excellent level of transport options to access 

the site besides the private motor vehicle, the residential visitor demands are expected to be negligible and 

consistent with the statutory requirement. 

Supermarket 

Based on empirical data collected, supermarkets in similar locations could be expected to generate a peak car 

parking rate of 3.7 spaces per 100sqm. 

Application of this rate to the supermarket floor area (4,099sqm) indicates that a peak parking demand of 151 

car spaces can be expected, noting that approximately 10% of this demand (15 car spaces) is typically 
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associated with staff car parking (long term parking) with the remaining 90% (143 car spaces) typically 

associated with customer car parking (short term parking). 

Cafe 

The café is expected to operate as an ancillary use to the supermarket, liquor and residents on the site. In 

addition, the café is expected to attract patronage from staff or customers to the precinct. As such, the site is 

not anticipated to generate any new customer parking demands as a result of its trade. In terms of staff, the 

café could generate in the order of 3 spaces which is consistent with empirical data for café staff parking 

demands of 1 space per 100sqm. 

Liquor 

Based on empirical data collected, similar sized liquor components attached to supermarkets or within retail 

precincts in similar locations could be expected to generate a peak car parking rate of 2.0 spaces per 100sqm. 

Application of this rate to the liquor floor area (614sqm) indicates that a peak parking demand of 12 car spaces 

can be expected, noting that approximately 10% of this demand (1 car space) is typically associated with staff 

car parking (long term parking) with the remaining 90% (11 car spaces) typically associated with customer car 

parking (short term parking). 

4.4 Car Parking Demand Summary 

Table 4.3 presents a summary of the car parking demand likely to be generated by all land uses within the 

proposal. 

Table 4.3: Anticipated Overall Car Parking Demand 

Use 	 Size 	 Car Parking Demand 	Car Parking Provision 

6 x One Bedroom 	 3 spaces 	 6 spaces 

Dwellings 	 36 x Two Bedroom 	 23 spaces 	 37 spaces 

24 x Three+ Bedroom 	 24 spaces 	 48 spaces 

Resident Sub-Total 	 50 spaces 	 90 spaces 

Supermarket 	 4,099sqm 	 151 spaces 

Liquor 	 614sqm 	 12 spaces 	 47 spaces 

Café 	 351sqm 	 3 spaces 

Supermarket and Liquor Sub-Total 	 166 spaces 	 47 spaces 

Total 
	

216 spaces 	 138 spaces 

Table 4.3 indicates that the development is expected to generate a parking demand in the order of 216 car 

spaces. Notwithstanding, the full statutory parking provision is proposed to accommodate the resident demands 

(given the nature of the dwellings being large and luxury) with 166 car spaces for the supermarket, cafe and 

liquor. 

The above assessment does not consider the application of car parking credits for the removal of the existing 

retail floor area associated with the existing supermarket and retail tenancies which indicates a credit of 133 car 

spaces. 

This is further discussed in the section 4.5.3 of the report and indicates a parking demand of 47 spaces for the 

additional supermarket floor area. 
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As such, the proposed on-site parking provision of 138 car spaces is anticipated to meet the car parking demand 

associated with the resident parking, liquor tenancy and the additional floor area of the supermarket. 

4.5 Adequacy of Parking Provision 

Clause 52.06-6 outlines several matters which the responsible authority must consider before granting a permit 

to provide fewer parking spaces on site than the likely demand assessed by the Car Parking Demand 

Assessment. The key matters are further discussed below with a parking plan (allocation) set out in Section 7 of 

this report. 

Relevant Local Planning Policy or Incorporated Plan 

Clause 18 - State Planning Policy Framework (Yarra Planning Scheme) 

The State Planning Policy Framework contained within the Yarra Planning Scheme sets out a range of objectives 

and implementation strategies to guide development within the entire State of Victoria. The Framework includes 

a range of policies with the overall objective to increase the facilitation and integration of sustainable transport. 

Encouraging the use of public transport and walking and cycling as modes of transport is central to achieving the 

framework objectives. 

The proposed development is a prime opportunity to promote the vision of this objective by encouraging the use 

of public transport, cycling, and walking and not encouraging an abundance of car parking within this area, and 

in turn an over use of motor vehicles. 

City of Yarra - Parking Visions, Goals and Principles 

In September 2010, Yarra Council endorsed a 'parking vision' with goals and principles for managing parking in 

Yarra. The vision, goals and principles have been used to form a strategy for managing parking in Yarra. 

Two of the stated goals of the Yarra City Council Parking Strategy are to: 

• Encourage walking cycling and public transport usage for mobility and movement across the city. 

• Ensure that new developments are self-sufficient in meeting their parking needs- with the exception of 

encouraging reduced parking or no car parking developments for sites very close to public transport. 

■ Enable a reduction in the road pavement space used for parking where a community benefit can be 

achieved, particularly where pedestrians, cyclists, public transport & people waiting for public transport. 
■ Plan and manage transport and urban development to minimise the need for people to have to drive 

cars so that the demand for parking is contained and managed effectively." 

It is considered that the proposed car parking provision which is below the statutory requirement, presents a 

good opportunity to promote the lower use of private travel vehicles and to promote a reduction in car parking 

demands. 

Access to or Provision of Alternative Transport Modes to and from the Land 

As discussed earlier within this report (Section 2.3), the site is well serviced with public transport, bicycle and 

pedestrian facilities. Furthermore, 87 bicycle spaces are proposed for the development. The site provides prime 

opportunities to support mode travel other than private vehicle, irrespective of car ownership. 
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Car Parking Credits 

The site could be attributed a car parking credit for the existing retail and supermarket floor area to be 

converted into new supermarket floor area Any parking demands associated with the site would be utilising the 

on-street parking within the precinct. 

Indeed, the statutory parking rate for 4 spaces per 100 sqm for retail area (1,008sqm) equates to 40 car spaces 

based on 1,008sqm of retail area to be removed. In addition, the statutory parking rate of 5 spaces per 100sqm 

for the supermarket area (3,070sqm) equates to 153 car spaces. The site currently contains a small area 

associated with a liquor store and café which is included in the supermarket area. This equates to a total of 193 

car spaces based on statutory parking rates. 

Given the application of empirical data to assess the car parking demand of the proposal, the same rates should 

apply to the existing uses. The relevant empirical rates are 2 spaces per 100sqm for retail area and 3.7 spaces 

per 100sqm for supermarket area. As such, this would equate to a car parking credit of 20 spaces for the retail 

component and 113 spaces for the supermarket component, totalling 133 spaces for available credit. 

4.6 Summary of Parking Assessment 

Based on the above, the provision of 126 on-site car parking spaces associated with the proposed development 

is considered appropriate in this instance for the following reasons: 

The subject Site is located within an excellent level of public transport service. 

There are sufficient pedestrian and bicycle facilities linking the site to the surrounding network. 

The site provides 138 bicycle spaces which exceeds the statutory requirement with an additional 30 

spaces available on Best Street for supermarket customers. 

State and local polices exist which seek to avoid an over-provision of car parking specifically in 

locations like the site which is situated within strong transport infrastructure. 

■ The statutory parking requirement for the development is 326 spaces. 

■ The residential component is anticipated to generate a demand for approximately 50 spaces based 

on local car ownership data, noting that 90 spaces (in line with the statutory requirements) is provided 

on site given that the apartments are high end (large and luxury). 

• The supermarket is likely to generate a peak parking demand of 151 spaces with the liquor generating 

12 spaces and the café generating 3 spaces, totalling 166 spaces. 

• Consideration of car parking credits for the removal of supermarket and retail floor area indicates a 

potential reduction of 113 and 20 car spaces, respectively, totalling 133 spaces. 

• After the consideration of car parking credits, the additional floor area of the supermarket is likely to 

generate an additional peak parking demand of 38 vehicles and 3 staff spaces for the café with the 

floor area of the liquor component likely to generate a peak parking demand of -8 vehicles. 

■ This results in an anticipated car parking demand for 33 car spaces for the proposed supermarket 

(additional floor area), liquor and café for which a minimum of 33 spaces are provided on-site. 

Table 4.3 presents a summary of the car parking assessment of the site, including the application of credits a car 

parking provision. The proposed parking allocation and parking plan is provided in Section 5 of this report. 

It is noted that after consideration of parking credits, the proposed allocation of 35 spaces for the liquor and 

supermarket (inclusive of 2 disabled spaces) also satisfies the statutory parking requirement of 35 spaces. 
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Table 4.3: Anticipated Overall Car Parking Demand 

Use 	 Size 
Statutory Parking 	Anticipated Car 

Requirements 	Parking Demand 

Proposed Cor 

Parking Provision 

6 x One Bedroom 

Dwellings 	 36 x Two Bedroom 

24 x Three+ Bedroom 

Resident Sub-Total 

6 spaces 

36 spaces 

48 spaces 

90 spaces 

3 spaces 

23 spaces 

24 spaces 

50 spaces 

6 spaces 

37 spaces 

48 spaces 

90 spaces 

Supermarket 	 4,090sqm 204 spaces 151 spaces 

Liquor 	 614sqm 12 spaces 12 spaces 

Café 	 351sqm 12 spaces 3 spaces 

Z008sqm of Retail -40 spaces for Retail -20 spaces for Retail 33 spaces 

Car Parking Credits 	 3,070sqm of -153 spaces for -113 spaces for 

Supermarket Supermarket Supermarket 

Supermarket and Liquor Sub-Total 35 spaces 33 spaces 

Other 

2 disabled spaces 

and 
1 car share space 

Total 125 spaces 83 spaces 126 spaces 
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5. Parking Plan 

5.1 Car Parking Provision 

Car parking is provided within three levels totalling 126 car spaces, as follows: 

■ Basement Level 1: 32 spaces (including 2 disabled and one car share) 

■ Basement Level 2: 71 spaces 

• Basement Level 3: 23 spaces 

5.2 Parking Allocation 

The parking allocation below takes in to account the following items: 

■ All one and two bedroom dwellings to be allocated one car space 

■ All three bedroom dwellings to be allocated two car spaces 

■ A minimum of 33 spaces associated with the supermarket / liquor and cafe (staff) components 

■ Two disabled spaces to be available for use by supermarket, liquor of cafe. 

■ One car share space (resident use only) 

The car parking is proposed to be allocated as follows: 

• 6 x one-bedroom dwellings: 6 spaces 

• 36 x two-bedroom dwellings: 36 spaces 

■ 24 x three and four bedroom dwellings: 48 spaces 

■ Supermarket / Liquor / Café: 33 spaces 

■ Disabled Parking: 2 spaces 

■ Car Share: 1 space 

• Total: 126 spaces 

5.3 Security / Access Control 

The car park entrance is unsecured for supermarket / liquor parking. Security gates are proposed on basement 

level 2 towards the resident parking areas. 

Access is proposed via a security gate with remote control access for residents. Given that the gate is located 

at the end of the car park, stationary vehicles (entering) behind the gate are not expected to impact on the 

operation of the car park. Indeed, service rates for security gates are typically around 180 vehicles per hour 

which comfortable exceeds the residential traffic generated by the residential component of the development. 

This also equates to an average delay at the gate for entering vehicles of around 20 seconds. 

A car parking management plan can detail further information on the operation of the car park, including 

signage, linemarking, parking allocation, and security / access control. 
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6. Bicycle Parking 

6.1 Statutory Bicycle Parking Assessment 

Statutory requirements for the provision of bicycle parking are set out in Clause 52.34 of the Yarra Planning 

Scheme. Based on this, the statutory requirements for the provision of bicycle facilities for the development 

proposal are set out in Table 6.1 below. 

Table 6.1: Statutory Bicycle Parking Requirements 

Description Component 
Size 

(Total Area) 
Statutory Parking Rate 

1 space per 600 sqm 

Statutory Bicycle 

Parking Requirement 

Staff 8 spaces 
Supermarket, 

5,064sqm 
(if more than 1000sqm) 

Liquor and Cafe 1 space per 500 sqm 
Customer 10 spaces 

(if more than 1000sqm) 

Resident 1 space per 5 dwellings 13 spaces 
Dwellings 66 dwellings 

Visitor 1 space for every 10 dwellings 7 spaces 

Total 38 spaces 

Table 6.1 indicates that the proposal has a statutory bicycle parking requirement of 38 bicycle spaces. 

In this instance, the proposed on-site bicycle parking provision of 138 bicycle spaces exceeds the statutory 

requirement for residents, visitors and staff. 30 bicycle parking spaces (15 hoops) are proposed within the public 

realm along Best Street which can be used by Supermarket customers. 

6.2 Associated Facilities 

In addition to the requirement for bicycle parking, Clause 52.34-3 of the Yarra Planning Scheme requires 1 shower 

for the first 5 employee bicycle parking spaces and 1 shower for each subsequent 10 employee bicycle parking 

spaces (if 5 or more employee bicycle parking spaces are required). 

Application of the above rates to the statutory employee bicycle parking requirement of 8 bicycle spaces 

indicates that the proposal also generates a statutory requirement of at least one change room/shower. The 

plans show an end of trip facilities area (to be detailed) with suitable space provided for lockers, showers and 

change room which would satisfy the statutory requirement. 
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7. Site Layout Design 
The site provides 3 basement levels of car parking with direct access via Scotchmer as shown in plans prepared 

by JCB Architects. 

7.1 Design Standards 

The proposed parking layout is designed in accordance to dimensional requirements set out within the Yarra 

Planning Scheme and AS/NZ 2890.1:2004 (Australian and New Zealand Standard for Off-Street Car Parking), 

noting the following specifics: 

■ Car spaces are typically deigned as 2.6m wide x 4.9m long, accessed from a 6.4m aisle or consistent 

with the space width to aisle ratios required by the standards. 

■ Car spaces adjacent to walls or obstructions have been widened by a minimum of 300mm. 

■ Dead end aisle extensions are provided where required to assist with car space accessibility. 

■ Columns are located within the required design envelope to allow for satisfactory access and door 

openings. 

■ The first section of the entrance ramp to the on-site car park is relatively flat (max grade of 1:10) with all 

subsequent gradients and transitions on all ramps within the car park complying to the requirements. 

■ A pedestrian sight triangle is provided on the departure side of the site access across the access to the 

adjacent loading dock. A splay cannot be provided on the heritage wall for the loading vehicle exit 

(west side only), however the additional width and splay on the east side is a vast improvement over 

existing conditions. 

A minimum height of 2.2m is provided within the car park and 2.5m within the entrance ramp, loading 

areas and above the disabled space and adjacent shared area. 

The bicycle spaces are to be designed in accordance with the Bicycle Handbook of Victoria. 

A signage and line marking plan is expected to be undertaken during the design detail phase to assist 

with delineation of the car park and display the variation of parking. 

In summary, the car park is expected to operate in a safe and efficient manner with all vehicles able to enter and 

exit the site in a forward direction. The car park occess connection to Scotchmer Street is proposed to be 

located in-between St Georges Road and Egremont Street to provide adequate separation. Yarra City Council 

Engineers have offered in-principle to support to the location of the crossover, noting that the adjacent electricity 

pole is proposed to be relocated to the east. 

7.2 Other Considerations 

Staff Parking 

The existing site does not provide any on-site car parking, but rather parking for customers and staff is provided 

on-street along Best Street and within surrounding streets. The proposal provides staff car parking on-site. It is 

considered that a portion of existing staff parking currently utilising on-street spaces will be relocated to the new 

basement which will create additional spaces in the precinct for customers to the site and surrounds. 

Disabled Parking 

Two (2) disabled parking spaces are proposed to be provided within the on-site car parking areas designed in 

accordance with the relevant Australian Standard. 
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Bicycle Parking 

As outlined in Section 6 of the report, the development proposes to provide 87 bicycle parking spaces of which 

are provided securely for residential use and staff. 

New Right Of Way Alignment 

The existing Right Of Way (ROW) that runs parallel to Best Street and Egremont Street is proposed to be re-

aligned at its northern end to connect to Egremont Street. The existing ROW which measures approximately 3m 

in width is proposed to intersect a new east-west alignment measuring 6m in width. 

The redirected ROW provides benefits to existing residential users as it will be designed to provide a passing 

opportunity (in its east-west alignment), minimise conflict and improve sight lines for exiting vehicles to Egremont 

Street. The 90 bend in the ROW will be designed to accommodate satisfactory vehicle access with a convex 

mirror proposed to improve the line of sight from the change of direction. 

The ROW is to be narrowed in sections with landscaping, noting the additional width to the south creates 

pedestrian visibility to Egremont Street which is an improvement over existing condition. In addition, the existing 

potential for conflict between ROW vehicles (entering and exiting at the some time) is removed at Scotchmer 

Street which contains higher traffic and pedestrian volumes than Egremont Street. 

The traffic volumes within the existing ROW are very low (in the order of 1-4 movements within any peak hour 

based on Council Tube Count Data obtained in December 2017 and February 2018 attached to Appendix A) 

given the nature of the lane and restricted access to a number of narrow properties. These volumes may include 

some loading activity associated with the site, however in volume can be easily absorbed within Egremont 
Street. 

Swept path analysis is provided in Appendix B which indicates satisfactory access for a B99 vehicle to negotiate 
the realigned ROW with the ability for the passing of vehicles. 
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8. Loading Facilities 

8.1 Preamble 

The majority of existing site loading activity by semi-trailers, rigid vehicles and vans are undertaken in the 

existing ROW to the immediate west of the site and adjacent to the existing loading dock (north-west corner of 

the site) off Scotchmer Street. 

Vehicles typically reverse into the ROW from Scotchmer Street. The Council approved vehicle delivery route to 

the site for larger vehicles is via Birkenhead Street from Pork Street, Brunswick Street (N) and Holden Street. All 

loading movements are strictly supervised by the site management. 

Loading Zones (on-street) have recently been implemented by Council on the south side of Scotchmer Street to 

support loading requirements of business in the area. 

8.2 Site Loading Numbers 

The site currently generates loading activity predominantly on weekdays from Monday to Friday with some 

deliveries on Saturday. Based on log information provided, the site generates on average 54 deliveries per day 

with 60% of these deliveries being from light commercial vehicles (vans). Deliveries typically occur in the early 

morning periods to the afternoon. 

The frequency of deliveries is expected to be similar to existing conditions. It is noted that although the 

supermarket area is proposed to increase, additional stock will be obtained from the same delivery. 

The largest vehicle to access the site is currently a 17m long articulated vehicle. This is proposed to be changed 

to a varying articulated fleet with sizes ranging from 14m - 16m. 

In light of decreasing the vehicle sizes to the site, it is understood that Piedimonte is currently reviewing the types 

of vehicles to service with the contractors. As such, it is expected to increase the small deliveries (ie vans) to the 

site up to 70%. These vehicles will utilise the on-site loading area within basement 1 which leaves a maximum 

30% of vehicles to access the loading off Scotchmer Street. 

8.3 Statutory Requirements 

Clause 65 of the Planning Scheme outlines a number of decision guidelines the responsible authority must 

consider whether the proposal will produce acceptable outcomes relating to (amongst others), "...the adequacy 

of loading and unloading facilities and any associated amenity, traffic flow and road safety impacts." 

8.4 Loading Bay Layout 

The site proposes two loading areas, including a ground floor loading bay via new ownership of the existing ROW 

and the creation of a loading area within the basement 1 level. This is the desired location to allow for sufficient 

access and separation between the loading area and the Best Street / Scotchmer Street intersection. 

The proposed loading area is at least 4.0m wide x 16.4m long with 4.5m height clearance to accommodate the 

semi-trailer on-site without impacting on the pedestrian movements across the loading bay on Scotchmer Street. 

Additional length is proposed at the rear of the truck for staff pedestrian access to/from the goods lift. 

A swept path assessment is provided in Appendix B showing accessibility into the loading dock to/from 

Scotchmer Street. The delivery of the articulated vehicle is to reverse into the loading dock from Scotchmer 
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Street (via Birkenhead Street) as per existing conditions and supervised by site managers. The vehicle then 

leaves to the east via Scotchmer Street to St Georges Road (north). 

The basement 1 loading area is for the delivery via vans or vehicles with lower height clearance requirements 

(less than 2.5m height). The loading bays are marked as a minimum of 3.6m wide and 7m long. The swept 

path assessment in Appendix B shows that satisfactory access can be achieved for the design in and out of the 

loading areas for vans. 

8.5 General Loading Practices 

The development proposes an on-site loading bay which is expected to remove 70% of the existing loading from 

Scotchmer Street / ROW. This is a vast improvement over existing conditions where trucks and vans temporarily 

restrict access to the ROW and utilise Scotchmer Street loading bays. In addition, this is also an improvement to 

the previous scheme as it removes most of the loading from the ground level (off Scotchmer Street) to the 

basement level (ie. reduce conflict and noise). 

Loading arrangements of the supermarket are expected to be managed appropriately for efficient use and to 

minimise overlap times within the basement or ground level loading areas. This is consistent with the existing 

loading arrangements for the site. 

The proposed loading arrangements are considered acceptable. 

Notwithstanding, it is recommended that a loading management plan be prepared for the site to detail the 

following (but not limited to): 

■ Signage and line-marking at the site access and loading areas 

■ Traffic management at the basement level 

■ Vehicle types and sizes 

■ Frequency of deliveries 

■ Times and days of delivery, including any restrictions 

■ Supervision by staff 

■ Pedestrian safety 

8.6 Waste Collection 

Waste is proposed to be collected from within the basement. Waste collection will be undertaken in accordance 

with the waste management plan accompanying the application. Small trucks (6.4m) are expected to access 

the loading area within a height clearance less than 2.5m in height. The swept path movement of the waste 

collection vehicle is shown in Appendix B. 
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9. Traffic Assessment 

9.1 Generation 

Residential 

The traffic generation characteristics are influenced by the site location, local conveniences, public transport 

availability, parking provision and scale of development. Guidance on the traffic generating characteristics for 

the proposed residential dwellings has been sought from several sources including the RTANSW, surveys of a 

similar site, and neighbouring development applications. The RTA 'Guide to Traffic Generating Developments' 

estimates for high-density residential developments ranging from 0.24 to 0.29 movements per dwelling for sites 

located in metropolitan regional to sub-regional centres. 

Adopting the upper limit (rounded to 0.3 movements per dwelling), this equates to a peak hour traffic generation 

for the dwellings in the order of 20 vehicles per hour with up to 200 vehicles over an entire day. 

Supermarket and Liquor 

During peak periods, the site is expected to generate linked trips between the supermarket and liquor land uses, 

as such the traffic generated by the liquor has been discounted from the PM peak period. This is consistent with 

larger mixed-use commercial developments. In addition, the traffic activity associated with supermarkets during 

the AM peak period (8-9am) is relatively low with liquor typically opening after the morning peak period. 

Traffic generation estimates for the proposed supermarket component have been sourced from our survey 

database of similar uses in similar locations. On this basis, a rate of 10 vehicle movements per 100 sqm LFA is 

applicable to the critical PM peak hour period. 

This rate equates to 103 vehicles movements in the PM peak hour based on the additional supermarket floor 

area proposed of (1,029sqm). On a turnover rate per car space (liquor and supermarket spaces), this equates to 

3 movements per space in any peak period which is considered typical of similar retail car space turnover. 

Notwithstanding, given the site's location to 'at your doorstep' public transport services, residential walk up 

catchment area and abundance of bicycle parking the traffic generated is expected to be lower. For 

conservative purposes, the above volume has been adopted for analysis. 

9.2 Distribution 

The directional distribution and assignment of traffic generated by the proposed development will be influenced 

by several factors including the road network layout and access to key arterial roads. Based on the existing 

distribution of traffic observed during the peak hours out of Best Street, the following distribution has been 
assumed: 

■ Scotchmer Street (east) 50% 

■ Scotchmer Street (west) 50% 

9.3 	External Traffic Impacts 

Traffic generation is made up of several trip characteristics including 'Primary Trips', 'Link-diverted Trips' and 

`Non-link-diverted Trips'. Primary trips and link-diverted trips involve a vehicle either making a special trip or a 

modification of the route to an existing trip. Non-link-diverted trips, correspond to those trips which do not involve 

a diversion from the route that would otherwise have been taken, or in other words are trips generated by 
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passing traffic. As such, it is only primary trips and link-diverted trips which impact upon the external road 

network with non-link-diverted trips already present on the road network. 

Given the above, a portion of the anticipated peak hour volumes generated by the supermarket portion of the 

development are already contained within the road network. Indeed, this volume could be as high as 50% 

during the peak periods. 

Considering the above, against the existing traffic volumes surrounding the site, the additional traffic generated 

by the proposal (including the traffic generated by the residential component of the development) development 

could not be expected to compromise the safety or function of the surrounding road network. 

Moreover, the use of Scotchmer Street by vehicles accessing mixed land uses which abut them is entirely 

appropriate and consistent with their functional role in the road network. Indeed, Scotchmer Street is expected to 

continue to function as a Connector Street Level 2 with volumes in the order of 7,000 vehicles per day. Indeed, 

such streets near activity areas, car park access points and arterial roads can function satisfactory with traffic 

volumes above the typical thresholds. 

The traffic volumes within the existing ROW are very low (and range from 1-4 movements in any peak hour) with 

any redirect volumes able to be easily absorbed within Egremont Street and remain to be within the function and 

role of a local access street. 

9.4 Site Access 

The operation of the proposed site access with Scotchmer Street been assessed using SIDRA, a computer 

based modelling package which calculates intersection performance. The commonly used measure of 

intersection performance is referred to as the Degree of Saturation (DOS). The DOS represents the flow-to-

capacity ratio for the most critical movement on. each leg of the intersection. For un-signalised intersections, a 

DOS of around 0.9 has been typically considered the 'ideal' limit, beyond which queues and delays increase 

disproportionately. 

Figure 9.1 presents the critical PM peak hour turning movement volumes at the proposed site access with 

Scotchmer Street utilised in the intersection assessment. The peak hour traffic volumes at the adjoining 

intersections are shown in Appendix C. The site traffic volumes in the AM peak period are significantly less (only 

30% of the trips mode in the PM peak period, 40 trips) and those associated with the residential component of 

the development (ie 20 vehicles trips), totalling 60 movements in the AM peak period. 
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Table 9.1 presents a summary of the existing operation of the intersection of Scotchmer Street and the site 

access, with full results presented in Appendix D of this report. 

Table 9.1: Scotchmer Street / Site Access Intersection - Proposed Operating Conditions (PM Peak) 

Key Performance 
Approach 

DOS 	 Average Delay 	95th %de Queue 

Site Access 
	

on 
	

12.2 sec 
	

3m 

Scotchmer Street (East) 
	

0.22 
	

0.8 sec 

Scotchmer Street (West) 
	

0.22 
	

3.4 sec 
	

12m 

DOS - Degree of Saturation, * - rntersecton DOS 

Table 9.1 indicates that the intersection of Scotchmer Street and the site access will operate well with an 

excellent level of service and minimal queues and delays on all approaches. Specifically, the queue on the Site 

Access approach indicates that the proposed access ramp has been designed with adequate queuing area to 

accommodate the anticipated 1 vehicle queue. 

9.5 Scotchmer Street / St Georges Road 

The traffic volumes at the intersection of Scotchmer Street / St Georges Road are shown in Appendix C. Table 

9.2 presents a summary of the existing and future operation of the intersection of Scotchmer Street and St 

Georges Road, with full results presented in Appendix D of this report. 

The Table indicates that the intersection of Scotchmer Street and St Georges Road will continue to operate well 

with a satisfactory level of service and minimal queues and delays on all approaches. Specifically, the queue on 

the west approach is expected to increase by 3m and not impact on the location of the site access and the 

ability for vehicles to turn right out of the site. As such, the queue length may extend 1-2 vehicles past the Best 

Street intersection as per existing conditions. 
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Table 9.2: Scotchmer Street / St Georges Rd Intersection - Operating Conditions (PM Peak) 

Approach 
Key Performance 

DOS Average Delay 95th %ile Queue 

Existing Conditions (based on a cycle time of 60 sec) 

St Georges Rood (South) 0.43 12 sec 54m 

Scotchmer Street (East) 0.67 24 sec 61m 

St Georges Road (North) 0.65 14 sec 83m 

Scotchmer Street (West) 0.52 21 sec 47m 

Proposed Conditions (based on a cycle time of 60 sec) 

St Georges Rood (South) 0.44 13 sec 56m 

Scotchmer Street (East) 0.68 24 sec 62m 

St Georges Rood (North) 0.74 16 sec 94m 

Scotchmer Street (West) 0.56 22 sec 50m 

DOS - Degree of Saturator, # - ite,sect oa DOS 
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10. Review of Proposed Options 
Table 10.1 summarises the key issues in the previous scheme considering the current proposal. 

Table 10.1: Summary of Key Issues 

Issue 	 Comment 

A loading bay is proposed within basement level 1. This loading 

area is to accommodate approximately 70% of the site's loading 

activity. 

The acquisition of the ROW (noting the existing lane will be 

realigned) will accommodate a new loading area for larger 

vehicles (ie articulated 14m - 16m long trucks) given the greater 

height clearance and turning circle area required. 

This is a vast improvement over existing conditions where trucks 
Loading Arrangements 	 and vans temporarily restrict access to the ROW and utilise 

Scotchmer Street loading boys. In addition, this is also an 

improvement to the previous scheme as it removes most of the 

loading from the ground level (off Scotchmer Street) to the 

basement level (e. reduce conflict and noise). 

The loading dock location provides good separation between the 

surrounding streets (Egremont Street and Best Street) and the 

signalised intersection of Scotchmer Street / St Georges Road to 

limit impact and conflict with vehicles. 

The site access is located in between Egremont Street and Best 

Street to create separation between intersections for improved 

safety. The post development traffic analysis confirms that 

Site Access Location 
	 adequate capacity exists at the site access and signalised 

intersection of Scotchmer Street / St Georges Road. The vehicle 

queue length along Scotchmer Street is not expected to queue 

past the site access which will enable vehicles to clear the site to 

the east when required. 

The existing ROW is proposed to be realigned to Egremont Street. 

The redirected ROW provides benefits to existing residential users 

as it will be designed to provide a passing opportunity (in its east-

west alignment), minimise conflict and improve sight lines for 

exiting vehicles to Egremont Street. The 90 bend in the ROW will 

be designed to accommodate satisfactory vehicle access with the 
Redirected ROW 	 provision of convex mirrors for improved sight lines. 

The ROW currently services limited local traffic volumes. Egremont 

Street can absorb the traffic generated by the realigned ROW. 

Entering vehicles to the ROW will need to do so from the 

intersection of Egremont Street / Tranmere Street as Egremont 

Street accommodates exit movements only to Scotchmer Street. 

This arrangement is considered satisfactory. 

The proposed accommodates the full statutory requirements for 

Car Parking Provision 	
with empirical rates. It is noted that the site will have a surplus of 

residents and parking for the supermarket and liquor consistent 

parking which is expected to free up some street car parking. 

Review of Proposed Options 
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Conclusion 
Based on the analysis and discussions presented within this report, the following conclusions are made: 

The proposed development generates a statutory parking requirement of 324 spaces. 

ii 	The proposed parking provision of 126 spaces is expected to satisfactorily accommodate the 90 

spaces allocated to residents and the demand likely to be generated by the additional supermarket / 

liquor area of 33 spaces, with 2 disabled spaces and one car share space totalling 126 spaces. 

iii 	The proposed parking layout is consistent with the dimensional requirements as set out in the Yarra 

Planning Scheme and/or Australian/New Zealand Standards for Off Street Car Parking 

(AS/NZS2890.1:2004). 

iv 	It is proposed to provide 138 bicycle parking spaces on-site. The provision for bicycle facilities exceeds 

the requirements of Clause 52.34 of the Yarra Planning Scheme. 

v 	The provision of a formal loading by at basement level is expected to accommodate up to 70% of the 

site loading requirements. The ground floor loading bay is to accommodate larger vehicles with 

greater height clearance turning circle requirements. This a vast improvement over existing conditions 

where all loading activity is undertaken in a public lane. 

vi 	Larger vehicles are expected to reverse into the site from Scotchmer Street as per the existing 

arrangements. It is noted that the vehicle sizes are to decrease to 14m-16m as per advice from the 

fleet operators which offer improved conditions to the road network. 

vii The existing ROW is proposed to be realigned to Egremont Street. The redirected ROW provides 

benefits to existing residential users as it will be designed to provide a passing opportunity (in its east-

west alignment), minimise conflict and improve sight lines for exiting vehicles to Egremont Street. The 

90 bend in the ROW will be designed to accommodate satisfactory vehicle access with the provision of 

convex mirrors for improved sight lines. 

viii The site access is expected to generate up to 123 vehicle movements (in and out combined) in the 

critical PM peak period. 

ix 	There is adequate capacity in the surrounding road network to cater for the traffic generated by the 

proposal, noting that a number of trips within the peak hour periods are considered to be already 

present on the road network (linked trips). 

x 	The intersections of the site access / Scotchmer Street and St Georges Road / Scotchmer Street are 

expected to operate under satisfactory conditions. 

Conclusion 
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Appendix A 

Surveys of Existing Traffic Volumes 
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27-49A Best Street, Fitzroy North 

Urban Design Statement 

Date 	February 2019 

From: 	David Lock Associates 

Job Code: 	PIE002 

Introduction 

David Lock Associates (DLA) has been requested to provide an urban design assessment of a 
proposed development for 27-49A Best Street, Fitzroy North. 

Context 

The site is located on the corner of Best Street and Scotchmer Street and currently utilised as a 
supermarket. 

It is located within the North Fitzroy Village Neighbourhood Activity Centre, and serviced by public 
transport services including tram route 11 along Best Street (immediately east), bus route 504 
along Scotchmer Street (approx. 100m north-east), and Rushall Railway Station (approximately 
800m east). 	 • 

The subject site is zoned Commercial 1 Zone (C1Z) and affected by Heritage Overlay — Schedule 
327 (H0327). 

The purposes of the C1Z include to "create vibrant mixed use commercial centres for retail, office, 
business, entertainment and community uses" and "to provide for residential uses at densities 
complementary to the role and scale of the commercial centre." 

H0327 applies to the North Fitzroy Precinct which is a broad area. The relevant purpose of H0327 
seeks "to ensure that development does not adversely affect the significance of heritage places." 

There is substantial policy at both State and locals which seeks infill development in appropriate 
locations to support the development of neighbourhood activity centres (refer to Clauses 11, 
11.01-1R, 11.03-1R, 17.02-1S, 21.04 and 21.05). However, these policies must be considered 
alongside other State and local planning policies requiring development to respond to the 
surrounding urban character and context (refer to Clauses 11, 15.01-1S, 21.04-2 and 21.05). 

Clause 21.05-2 specifies that development within activity centres "should generally be no more 
than 5-6 storeys unless it can be demonstrated that the proposal can achieve specific benefits..." 

In summary, the site is well-located with regard to public transport and other services. State and 
local planning policies, such as Clause 21.05, support infill development generally up to 5-6 storeys 
in height within such locations to support the development of neighbourhood activity centres. 
However, development must also consider other objectives which encourage development to 
respond to its context. 

Laneway 

The development proposes to reconfigure the northern end of the laneway to the rear of 27-45 
Best Street to terminate at Egremont Street. 
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It is typical for north-south laneways in this area to terminate at an east-west laneway behind 
properties fronting Scotchmer Street. For example, the north-south laneways between Brunswick 
Street North and Best Street north of Scotchmer Street terminate at a laneway that runs east-
west. Similarly, the north-south laneway between Rae Street and Brunswick Street North south of 
Scotchmer Street also follows a similar configuration. 

Therefore, the proposed laneway reconfiguration is considered to be an appropriate response, 
from an urban design perspective. 

Street Wall 

The proposed street wall reaches a height of 2-storeys (approximately 9.1m to the parapet). 

The street wall includes the retention of buildings on Best Street and Scotchmer Street which are 
of heritage value. The overall scale of the street wall responds appropriately to the scale of the 
retained heritage buildings while providing sufficient spatial definition of both streets. 

The street wall is not setback from either street. This will reinforce the characteristic hard street 
edge in this part of Best Street and provide clear definition between the public and private realms. 

At ground level, the Best Street frontage is activated through the use of clear glazing which 
occupies a significant proportion of the facade. The Scotchmer Street facade is partly interrupted 
by loading and access arrangements. However, this occupies only a small proportion of the 
frontage, whilst the remainder is activated through clear glazed shopfronts, a residential lobby and 
SOHO townhouses which orient towards the street. 

At first floor, it is proposed to utilise the Best Street building predominantly as a café area and 
provide balconies that orient towards Best Street and Scotchmer Street. Additionally, the upper 
levels of the SOHO townhouses are designed to orient towards Best Street to provide further 
surveillance of the street. 

The street wall reflects the singular use of the podium but incorporates columns to break up the 
facade. This will respond to the fine grain pattern of neighbouring commercial buildings along Best 
Street. 

It is also proposed to provide a canopy on both streets in a scalloped form. This is a contemporary 
interpretation of the existing canopies and will provide an effective weather protection. 

In summary, the street wall responds appropriately to the character of both streets, has been 
designed to maximise activation and passive surveillance and is appropriately detailed. 

Upper Form 

Best Street Building 

The upper form above the supermarket component of the development reaches a height of 7 
storeys (25.2m to the parapet). 

From Best Street, Levels 02 — 04 are generally setback approximately 4.5m from the edge of the 
street wall below, whilst Levels 05 and 06 are generally recessed a further 6.2m. From Scotchmer 
Street, Levels 02 — 05 are setback approximately 3.8m from edge of the street wall below, whilst 
Level 06 is recessed a further 3.1m. 

As noted above, Clause 21.05-2 contemplates buildings of 5-6 storeys in locations such as this, or 
higher if specific benefits are achieved. The upper levels have additional setbacks from both 
streets such that the proposal will read as a 5-storey building in closer range views on Best Street, 
and as a 6-storey building from Scotchmer Street. Additionally, along both street elevations the 
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length of the facades have been 'broken up' into 3-4 distinctive 'modules' to lessen their visual 
impact. 

Although the 7th  storey will be visible in mid-range views, it has been recessed such that it will not 
add to the visual presence of the building beyond that of a 6-storey form. It is also noted that the 
proposal is similar in height to a 6 storey office building which is contemplated by the Planning 
Scheme in this location (without the need for 'specific benefits'). 

At the northeast corner of the site (the corner of Best Street and Scotchmer Street), lesser 
setbacks are proposed that will create a modest accentuation of the corner. This is appropriate 
given the importance of these streets to the urban structure. 

In summary, it is considered that the proposal delivers a number of the benefits sought by Clause 
21.05-2 for higher buildings. In particular, it has significant upper level setbacks, it includes high 
quality restoration and adaptive reuse of heritage buildings, its design is considered to achieve 
architectural excellence, and it will enhance the public domain through greater activation. 

Therefore, it is considered that the proposed height of the Best Street upper form is appropriate. 

Scotchmer Street Building 

The Scotchmer Street building reaches an overall height of 5 storeys (17.3m to the parapet) which 
falls within the expectations for heights within activity centres, as identified in Clause 21.05-2. It 
will also mediate between the 7 storey form on Best Street and the lower residential dwellings to 
the west. 

The upper form is setback a minimum of 5.5m from Scotchmer Street, and 3m from Egremont 
Street. This will ensure that it is visually recessive when viewed from both streets. The northern 
facade of the upper form is articulated by a series of vertical elements which references the finer 
grain of the heritage buildings below. This will help to lessen its visual impact on the street. 

Summary 

In summary, the upper forms above the supermarket and Scotchmer Street buildings respond 
appropriately to the policy and physical context. 

Off-Site Amenity Impacts 

The proposal is adjacent to the backyards of a number of residential properties that front onto 
Egremont Street. Clause 21.04 requires new development to ensure reasonable amenity for 
residents. However, given the activity centre location of the site, the amenity expectations of 
these neighbours must be tempered accordingly. 

Visual Amenity 

Opposite of the backyards of the neighbouring residential properties, Levels 02 — 05 are setback 
approximately 15.2m (including the laneway), whilst Level 06 is setback approximately 16.9m 
(including the laneway) from the rear boundaries of those properties. Where opposite the side 
boundary of 36 Egremont Street, Levels 02 — 04 are setback a minimum of 9.2m (to the balconies). 

These setbacks will ensure that the 7th  storey (Level 06) will be barely visible from these backyards, 
and the lower 6 levels will not be unreasonably dominant. 
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Overlooking 

All habitable room windows and balconies facing the backyards of the neighbouring residential 
properties and the side boundary of 36 Egremont Street, are located in excess of 9m from these 
backyards. 

This will avoid unreasonable overlooking to the neighbouring residential properties. 

Overshadowing  

The plans show that the proposed development will not result in any additional overshadowing 
beyond that cast by existing features at the September equinox. 

This avoids unreasonable overshadowing of the neighbouring residential properties. 

Equitable Development 

The neighbouring property to the south at 23 Best Street has the potential to be redeveloped, 
given that it shares the same physical and policy context as the site. 

The proposal incorporates a wall on the common boundary with this site and no apartments rely 
on this interface for their primary amenity. This will facilitate the future development of the 
neighbouring property by enabling it to extend to the boundary too. 

This wall is proposed to be clad in brick which will add visual interest to it when viewed from 
public realm. 

Therefore, the proposal has given sufficient consideration to future adjoining development. 

Summary 

In summary, the development is appropriate from an urban design perspective. 

The Planning Scheme supports infill development of this scale on sites such as this within well-
serviced activity centres. In addition, the proposal is massed and designed appropriately in 
response to its context, including the surrounding urban character. 

The street wall has been designed to maximise activation and surveillance of the public realm. 

The development employs materials that are familiar to this part of Fitzroy North. 

The proposed laneway configuration is appropriate and responds to the character of the area. 

The development avoids unreasonable off-site amenity impacts to the neighbouring residential 
properties, and will not prejudice future development opportunities at 23 Best Street. 

Please do not hesitate to contact Vincent Pham on (03) 9682 8568 should you wish to discuss any 
aspect of the above further. 

DAVID LOCK ASSOCIATES 
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WASTE MANAGEMENT SUMMARY  

• The operator, as defined below, shall be responsible for managing the waste 
system and for developing and implementing adequate safe operating procedures. 

• Waste shall be stored within the development (hidden from external view). 

• Users shall sort their waste and dispose garbage and recyclables via chutes and/or 
directly into collection bins. 

• Waste shall be collected within the development. The collection contractor shall 
transfer bins between the waste areas and the truck. 

• A private contractor shall provide waste collection services. 

GLOSSARY  

Operator: refers to the Owners Corporation and/or Facility Management, who shall 
manage site operations (via cleaners, staff and contractors, if required). 

User: refers to residents and commercial tenants, who shall utilise the waste system. 
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1 SPACE AND SYSTEM FOR WASTE MANAGEMENT  

1.1 Development Description and Use 

This development shall consist of residential apartments and commercial tenancies. 
The number of residences and commercial floor-areas are stated in Table 1 (below). 

1.2 Estimated Garbage and Recycling Generation 

The following table summarises the waste estimate (m3/week): 

Table 1: Waste Estimate  

Waste Source Base Qty (est.) Garbage 
Commingled 

Recycling 
Food 

Organics 

Apartments (1 bed) No. of units = 	6 0.24 0.36 0.02 

Apartments (2 bed) No. of units = 	36 1.80 2.88 0.18 

Apartments (3 bed) No. of units = 	16 0.96 1.60 0.10 

Townhouses No. of units = 	8 0.64 0.96 0.06 

Supermarket area (m2) = 	2339 21.05 45.46 2.11 

Liquor area (m2) = 	614 0.43 5.71 0.04 

Café area (m2) = 	351 3.69 1.97 0.00 

Office area (m2) = 	324 0.23 0.24 0.00 

TOTAL (m3/wk) 29.03 59.18 2.51 

Note: Waste figures are based on adjusted Sustainability Victoria Guidelines. 

1.3 Collection Services 

Based on the anticipated waste volume, a private contractor shall be required to collect 
waste. The operator shall choose a waste collection provider, negotiate a service 
agreement, and pay for these services. 

Notes: 

• Every rateable tenement is liable to pay for municipal charges irrespective of the 
level of collection services provided by Council. 

• Thirty days prior to occupation, the operator shall organise a site meeting with 
Council's Waste Management Coordinator and demonstrate adequate 
implementation of this Waste Management Plan. 
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1.4 Location, Equipment, and System Used for Managing Waste 

The waste management system is summarised as follows: 

• Apartment receptacles for garbage and recycling. 

• Tenancy receptacles at internal areas. 

• Two Garbage Chutes and two Recycling Chutes (in pairs), each with residential 
level intakes and Apartment Bin Store discharges. 

• One diverter chute for garbage and recycling, with Ground level intakes and 
Townhouse Bin Store discharge, including intake controls and split discharge for 
two bins. 

• Two Apartment Bin Stores and a Townhouse Bin Store located at Basement Level 
2. 

• Commercial Bin Store located at Basement Level 1. 

• Supermarket Cardboard Baler located at Ground Level. 

• Collection bins (kept within the above waste storage areas - refer to Table 2). 

The various collection waste-streams are summarised as follows: 

Garbage: General waste shall be placed in tied plastic bags and stored within bins. 

Recycling: All recyclables shall be commingled into a single type of collection bin (for 
loose paper, cardboard, glass, aluminium, steel, and plastics). 

Note: The supermarket shall allow for recycling of plastic-wraps/bags. Also, a 
cardboard baler shall be provided. 

Green Waste: Based on minor landscaping, minimal garden waste generation is 
anticipated (however, the operator shall engage a contractor, if required). 

Food Organics: Food waste shall be placed in Food Organics bins. These bins shall 
be collected by a specialist contractor for offsite composting. Approved biodegradable 
paper liners are recommended for Food Organics bins. 

Other Waste Streams: The disposal of hard/electronic/liquid and other wastes 
(polystyrene, batteries, paint, chemicals and detox items, etc) shall be organised with 
the assistance of the operator. 

These items (including e-waste) shall remain within the development until the operator 
arranges a private collection from the subject land in accordance with requirements 
from the relevant authority. In particular e-waste must not be disposed in landfill. 

The following table summarises bin quantity/capacity, collection frequency, and area 
requirements (based on Table 1): 
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Waste Source Waste Stream Bin Qty 
Bin 

Litres 
Collections 
per Week 

Net Area 
m2 

Garbage 3 660 2 3.6 

Apartments Recycling 3 660 2 3.6 

(shared bins) Food Organics 1 240 2 0.5 

Hard Waste - - At Call 2.5 

Garbage 1 660 2 1.2 

Townhouses Recycling 1 660 2 1.2 

(shared bins) Food Organics 1 120 2 0.5 

Hard Waste - - At Call 1.5 

Garbage 8 1,100 3 12.8 

Cardboard (baler and 5 pallets) 3 13.5 
Commercial 
(shared bins) 

Mixed Containers 2 240 3 1.0 

Food Organics 3 240 3 1.5 

Hard/Other Waste - - At Call 3.0 

Net Waste Storage Area (excludes circulation), m2: 46.4 

Table 2: Bin Schedule and Collection Frequency 

Notes: 
• The operator shall organise hard waste collections (as required). 
• Private bins and the cardboard baler shall be sourced by the operator (either purchased 

from a supplier or leased from the collection contractor). 
Subject to stakeholders' preference/capability (and as built constraints), bin sizes and 
quantities can be changed. Also, recyclables can be either commingled or split into bins 
for separate recycling streams. 

1.5 Planning Drawings, Waste Areas, and Management of the Waste System 

The plans illustrate approximately 300m2  for onsite waste storage, as required by the 
above schedule. 

Notwithstanding the above, collection days shall be staged appropriately and the 
operator shall stipulate procedures for effective management of the available space. 
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1.6 Collection Bin Information 

The following bins shall be utilised (see Sect. 4.4 for signage requirements): 

Table 3: Bin Details  

Capacity 
(litres) 

Height 
(mm) 

Width (across 
front, mm) 

Depth (side 
on, mm) 

Empty Weight 
(kg) 

Average* Gross 
Weight (kg) 

120 930 480 545 10 26 

240 1060 585 730 13 45 

660 1250 1240 780 43 130 

1100 1330 1240 1070 65 210 

Notes: 
• = Average Gross Weight is based on domestic waste studies (which vary subject to 

locality and waste-type). Expect greater weight for wet or compacted waste. 
• Use the above details as a guide only — variations will occur. The above is based on Sulo 

plastic (HDPE) flat-lid bins. 
• For 1100L bins, flat lids are recommended (instead of dome lids). However, the operator 

shall consult with the waste collection contractor to specify and select the appropriate lid. 
• Bins that receive waste under the chute shall be protected to withstand loads from waste 

falling at high speed and the operator shall bear the cost of replacing damaged bins. 

Table 4: Yarra Colour Coding  

Bin Garbage Commingled Recycling 

Lid Green Yellow 

Body Green Green 

Note: For private bins, AS4123.7 bin colours can be adopted. Private bins shall be labelled 
to identify the waste generator and site address. 
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2 ACCESS FOR USERS, COLLECTORS, AND COLLECTION VEHICLES  

2.1 User Access to Waste Facilities 

Residents shall dispose sorted garbage and recyclables via chutes (available at each 
apartment level), in accordance with instructions from the chute supplier. The operator 
shall assist residents to dispose large cardboard items and any other wastes 
unsuitable for chute disposal. 

Supermarket staff shall dispose sorted waste into collection bins located within their 
designated waste areas (if required, using a suitable trolley and lifts). Trained staff shall 
load cardboard into the baler and operate the unit. 

Note: The operator shall have access to the Bin Stores to rotate the bins, ensuring that 
empty bins are available along the circulation area so that users are able to reach 
them. Also, the operator shall monitor the filling of the bin under the chutes and change 
these when full. 

2.2 Collection Arrangements and Access to Waste Facilities 

• A private contractor shall collect waste on within the onsite Loading Bays at Ground 
and Basement 1 Levels and within the internal carpark at Basement Level 2. 

• Collection staff (driver and assistant) shall have access to the waste areas and 
transfer bins to the truck and back to the storage areas. 

• Waste bins (120/240/660/1100L) shall be collected by rear-lift vehicles (nom. 6.4m 
long, 2.1m high, and 6.4 tonnes gross vehicle mass, needing a 2.3m height 
clearance when collecting 660L bins and needing a 2.5m height clearance when 
collecting 1100L bins). 

• Cardboard bales shall be collected by rear-lift vehicles (nom. 8.8m long, 4m 
operational height, and 24 tonnes gross vehicle mass). 

The collection points are illustrated as follows - NTS (Basement Level 2, Basement 
Level 1 and Ground excerpts, in that order): 
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Note: planning drawings take precedence over the above extracts. 
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3 AMENITY, LOCAL ENVIRONMENT, AND FACILITY DESIGN 

3.1 Noise Minimisation Initiatives 

• Collection bins shall feature rubber wheels for quiet rolling during transfers. 

• Chutes and waste areas shall meet BCA and AS2107 acoustic requirements. 

• Local laws shall be observed for all operations in public and private areas. In 
particular, note the requirements of Yarra's Environmental Local Law Part B, Sect. 
10, and Part C, Sect. 17-29, which can be found at: www.yarracity.vic.gov.au   

• As specified in Council's Local Law No. 3, waste shall not be collected between: 
8pm Sunday and 7am the following Monday; 8pm on any day between Monday 
and Friday inclusive and 7am on the following day; or 8pm any Saturday and 9am 
the following Sunday. Also, the waste collector shall protect the acoustic amenity 
by minimising noise during the collection. 

3.2 Litter Reduction and Prevention of Stormwater Pollution 

The operator shall be responsible for: 

• Promoting adequate waste disposal into the bins (to avoid waste-dumping). 

• Securing the waste areas (whilst affording access to users/staff/contractors). 

• Preventing overfilled bins, keeping lids closed and bungs leak-free. 

• Abating any site litter and taking action to prevent dumping and/or unauthorised 
use of waste areas. 

• Requiring the collection contractor to clean-up any spillage that might occur when 
clearing bins. 

The above will minimise the dispersion of site litter and prevent stormwater pollution 
(thus avoiding impact to the local amenity and environment). 

3.3 Ventilation, Washing, and Vermin-Prevention Arrangements 

Waste areas shall feature: 

• Ventilation in accordance with Australian Standard AS1668. For chute ventilation, 
a fan with riser to a rooftop exhaust shall be utilised. 

• Tight-fitting doors (all other openings shall have vermin-proof mesh or similar). 

• Impervious flooring (also, smooth, slip-resistant, and appropriately drained). 

• A graded bin wash area, hosecock, hose, and a suitable floor-waste connected in 
accordance with relevant authority requirements (alternatively, the operator shall 
engage a contractor to conduct off-site bin washing). The bin and wash areas may 
overlap, as stored bins can be moved so that a bin can be washed. 

• A water-flushing nozzle with accessible water cock shall be provided at the head 
of each chute. Include a floor waste and hosecock near each chute outlet. 

The operator shall regularly clean waste areas/equipment. Also, access doors and 
bin-lids shall be kept closed. 
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3.4 Design and Aesthetics of Waste Storage Areas and Equipment 

Waste shall be placed within collection bins and stored in designated onsite areas 
(hidden from external view). Following waste collection activities, bins shall be 
returned to the storage areas as soon as practicable. 

Waste facilities shall be constructed of durable materials and finishes, and maintained 
to ensure that the aesthetics of the development are not compromised. These facilities 
and associated passages shall be suitably illuminated (this provides comfort, safety, 
and security to users, staff, and contractors). • Access doors shall feature keyless 
opening from within. 

Chutes shall be sized and designed as recommended by a reputable chute 
manufacturer (chutes are proprietary items). The chute supplier shall fix safe-
operating instructions to each intake-door and place a warning sign on each chute 
outlet. 

For improved safety, each chute outlet shall be shrouded with a suitable rubber skirt 
and designed to minimise the effect of falling waste into the associated bin (and to stop 
dispersion of debris). Also, access to each chute outlet shall be restricted to trained 
personnel only (this area shall be suitably fenced and kept locked). 

The cardboard baler shall include appropriate safety features to ensure safe operation. 
Access to the baler shall be restricted to trained personnel only. 

The design and construction of waste facilities and equipment shall conform to the 
Building Code of Australia, Australian Standards, and local laws. 
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4 MANAGEMENT AND SUSTAINABILITY 

4.1 Waste Sorting, Transfer, and Collection Responsibilities 

Garbage shall be placed within tied plastic bags prior to transferring into the collection 
bins or chutes. Cardboard shall be flattened and recycling containers un-capped, 
drained, and rinsed prior to disposal into the appropriate bin/chute. Bagged recycling 
is not permitted. 

Refer to Section 2 for waste transfer requirements and collection arrangements. 

4.2 Facility Management Provisions to Maintain & Improve the Waste System 

The operator shall manage site operations (refer to the glossary in page 2). 

It shall be the responsibility of the operator to maintain all waste areas and 
components, to the satisfaction of users, staff, and the relevant authority (users shall 
maintain their internal waste receptacles). 

The operator shall ensure that maintenance and upgrades are carried-out on the 
facility and components of the waste system. When required, the operator shall 
engage an appropriate contractor to conduct services, replacements, or upgrades. 

4.3 Arrangements for Protecting Waste Equipment from Theft and Vandalism 

It shall be the responsibility of the operator to protect the equipment from theft and 
vandalism. This shall include the following initiatives: 

• 	Secure the waste areas. 

• 	Label the bins according to property address. 

• 	Waste shall be collected within the subject site. 

4.4 Arrangements for Bins/Equipment Labelling and Ensuring Users and Staff 
are Aware of How to Use the Waste System Correctly 

• The operator shall provide appropriate signage for the bins. Signage is available 
at the following Internet address: www.sustainabilitv.vic.qov.au. 

• 	The operator shall publish/distribute "house rules" and educational material to: 

- 	

Inform users/staff about the waste management system and the use/location 
of the associated equipment (provide the summary in page 2 of this report). 

- 	

Improve facility management results (lessen equipment damage and chute 
blockages, reduce littering, and achieve cleanliness). 

- Advise users/staff to sort and recycle waste with care to reduce contamination 
of recyclables. 
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4.5 Sustainability and Waste Avoidance/Reuse/Reduction Initiatives 

The Environment Protection Act 1970 includes principles of environment protection 
and guidance for waste management decision making. Also, the Sustainability Victoria 
Act 2005 established Sustainability Victoria as the statutory authority for delivering 
programs on integrated waste management and resource efficiency. 

From a design perspective, the development shall support the acts by providing an 
adequate waste system with ability to sort waste. 

The operator shall promote the observance of the acts (where relevant and practicable) 
and encourage users and staff to participate in minimising the impact of waste on the 
environment. For improved sustainability, the operator shall consider the following: 

• Observe the waste hierarchy in the Environment Protection Act 1970 (in order of 
preference): a) waste avoidance, b) reuse, c) recycle, d) recovery of energy, e) 
treatment, f) containment, and g) disposal. 

• Peruse the Sustainability Victoria website: www.sustainabilitv.vic.gov.au. 
• Participate in Council and in-house programs for waste minimisation. 

• Establish waste reduction and recycling targets; including periodic waste audits, 
keeping records, and monitoring of the quantity of recyclables found in landfill-
bound bins (sharing results with users/staff). 

4.6 Waste Management Plan Revisions 

For any future appropriate Council request, changes in legal requirements, changes in 
the development's needs and/or waste patterns (waste composition, volume, or 
distribution), or to address unforeseen operational issues, the operator shall be 
responsible for coordinating the necessary Waste Management Plan revisions, 
including (if required): 

• A waste audit and new waste strategy. 

• Revision of the waste system (bin size/quantity/streams/collection frequency). 

• Re-education of users/staff. 

• Revision of the services provided by the waste collector(s). 

• Any necessary statutory approval(s). 
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Task (to be confirmed) Hazard (TBC) 
	

Control Measures (TBC) 

Sorting waste and 	Bodily puncture. 
cleaning the waste 	Biological & 
system 	 electrical hazards 

Personal protective equipment (PPE). 
Develop a waste-sorting procedure 

 

PPE. Maintain bin wheel-hubs. Limit 
bin weight. Provide mechanical 
assistance to transfer bins 

PPE, staff training, signage and 
warning system, maintain access 
restrictions. Include a suitable 
curtain/skirt around the discharge zone 
of the chute and a locked mesh fence 
around the baler 

Bin manual handling 
	

Sprain, strain, crush 

Chute discharge and 
baler operation 

Strike & debris from 
falling waste, and 
crush/strike/cut by 
moving bin system 
and shear points 

PPE. Develop a Hazard Control Plan 
for transfers and collections. Maintain 
visibility. Use a mechanical bin-tipper 

PPE. Use a trained spotter. Develop a 
truck-manoeuvring and traffic-control 
procedure 

Bin transfers and 
	

Vehicular strike, run- 
emptying into truck 
	

over 

Truck access (reversing Vehicular incident, 
& manoeuvring) 
	

strike. run-over 

5 SUPPLEMENTARY INFORMATION 

• The operator shall observe local laws and ensure that bins aren't overfilled or 
overloaded. 

• Waste incineration devices are not permitted, and offsite waste treatment and 
disposal shall be carried-out in accordance with regulatory requirements. 

• For bin traffic areas, either level surfaces (smooth and without steps) or gentle 
ramps are recommended, including a roll-over kerb or ramp. Should ramp 
gradients, bin weight, and/or distance affect the ease/safety of bin transfers, the 
operator shall consider the use of a suitable tug. 

• The operator and waste collector shall observe all relevant OH&S legislation, 
regulations, and guidelines. The relevant entity shall define their tasks and: 

Comply with Worksafe Victoria's Occupational Health and Safety Guidelines 
for the Collection, Transport and Unloading of Non-hazardous Waste and 
Recyclable Materials (June 2003). 

Assess the Manual Handling Risk and prepare a Manual Handling Control Plan 
for waste and bin transfers (as per regulatory requirements and Victorian COP 
for Manual Handling). 

Obtain and provide to staff/contractors equipment manuals, training, health and 
safety procedures, risk assessments, and adequate personal protective 
equipment (PPE) to control/minimise risks/hazards associated with all waste 
management activities. As a starting point. these documents and procedures 
shall address the following: 

Note: The above shall be confirmed by a qualified OH&S professional who shall also prepare 
site-specific assessments, procedures, and controls (refer to Section 6). 
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6 CONTACT INFORMATION  

City of Yarra (local Council), ph 03 9205 5555 

Waste Wise Environmental (private waste collector), ph 1300 550 408 

Kartaway (private waste collector), ph 1300 362 362 

FJP Safety Advisors Pty Ltd (OH&S consultant), ph 03 9255 3660 

Warequip (tug supplier — for bin transfers), ph 1800 337 711 

Sabco Commercial (supplier of cleaner's trolleys), ph 1800 066 522 

Sulo MGB Australia (bin supplier), ph 1300 364 388 

One Stop Garbage Shop (bin supplier), ph 03 9338 1411 

ASI JD MacDonald Pty Ltd (chute supplier), ph 03 8558 7200 

Elephant's Foot (chute supplier), ph 02 9780 3500 

Wastech Engineering Pty Ltd (chute and baler supplier), ph 1800 465 465 

Note: The above includes a complimentary listing of contractors and equipment suppliers. The 
stakeholders shall not be obligated to procure goods/services from these companies. Leigh 
Design does not warrant (or make representations for) the goods/services provided by these 
suppliers. 

7 	LIMITATIONS  

The purpose of this report is to document a Waste Management Plan, as part of a 
Planning Permit Application. 

This report is based on the following conditions: 

• Operational use of the development (excludes demolition/construction stages). 

• Drawings and information supplied by the project architect. 

• The figures presented in this report are estimates only. The actual amount of waste 
will depend on the development's occupancy rate and waste generation intensity, 
the user's disposition toward waste and recycling, and the operator's approach to 
waste management. The operator shall make adjustments, as required, based on 
actual waste volumes (if the actual waste volume is greater than estimated, then 
the number of bins and/or the number of collections per week shall be increased, 
STCA). 

• This report shall not be used to determine/forecast operational costs, or to prepare 
feasibility studies, or to document operational/safety procedures. 
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ViPLIC 
Piedimonte Developments Ply Ltd 

27-45 Best Street, Fitzroy 

Wind Impact Statement 

EXECUTIVE SUMMARY 

Piedimonte Developments Pty Ltd commissioned Vipac Engineers and Scientists Ltd to prepare a 
statement of wind effects for the publically accessible areas adjacent to the proposed development at 27-45 
Best Street, Fitzroy. This appraisal is based on Vipac's experience as a wind-engineering consultancy. 

Drawings of the proposed development were provided by Jackson Clements Burrows Architects in May 
2019. The findings of this study can be summarized as follows: 

• With the proposed design, the ground level footpaths and pedestrian access ways would be expected 
to have wind levels within the walking comfort criterion; 

• With the proposed design, the wind conditions near the residential lobbies and retail store entrance 
areas would be expected to be within the recommended standing comfort criterion. 

• With the proposed design, the alfresco dining areas on the first floor would be expected to be within 
the recommended sitting criterion. 

• With the proposed design and recommended 1.5m balustrade height, the wind conditions at high 
level terraces would be expected to be within the recommended walking criterion. 

Educating occupants about wind conditions at open terrace/balcony areas during high-wind events and fixing 
loose, lightweight furniture on the terrace are highly recommended. 

The assessments have been made based on experience of similar situations in Melbourne and around the 
world. As with any opinion, it is possible that an assessment of wind effects based on experience and without 
detailed experimental validation may not account for all complex flow scenarios in the vicinity. 

24 May 2019 
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ViPAC 
Piedimonte Developments Pty Ltd 

27-45 Best Street, Fitzroy 

Wind Impact Statement 

1 INTRODUCTION 

Piedimonte Developments Pty Ltd commissioned Vipac Engineers and Scientists Ltd to prepare a 
statement of wind effects for the publically accessible areas adjacent to the proposed development at 27-45 
Best Street, Fitzroy. This appraisal is based on Vipac's experience as a wind-engineering consultancy. 

The proposed development is bounded by Scotchmer Street to the North, Best Street to the East, Egremont 
Street to the west, and existing development to the south (see Figure 1). The proposed development 
comprises of two residential buildings (7 and 5 stories) with a commercial podium (see Figure 2). The 
surrounding developments, within a 2km radius, are a mixture of suburban dwellings, mid-rise residential 
developments, park lands and light industrial areas 

This report details the opinion of Vipac as an experienced wind engineering consultancy regarding the wind 
effects in ground level public areas and access-ways adjacent to the development as proposed. No wind 
tunnel testing has been carried out for this development at this stage. Vipac has carried out wind tunnel 
studies on a large number of developments of similar shape and having similar exposure to that of the 
proposed development. These serve as a valid reference for the prediction of wind effects for this 
development. Empirical data for typical buildings in boundary layer flows has also been used to estimate likely 
ground level wind conditions adjacent to the proposed development [2] & [3]. 

Drawings of the proposed development were provided by Jackson Clements Burrows Architects in May 
2019 as listed in Appendix C of this report. 
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Figure 1: Aerial view of the proposed development site at  27-45 Best Street, Fitzroy. 
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Figure 2: North Elevations of the proposed development with its approximate height in meters 
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Wind Impact Statement 

2 ANALYSIS APPROACH 

When considering whether a proposed development is likely to generate adverse wind conditions in adjacent 
ground level areas, Vipac considers five main points: 

• The exposure of the proposed development to wind; 

• The regional wind climate; 

• The geometry and orientation of the proposed development; 

• The interaction of flows with adjacent developments; 

• The assessment criteria, determined by the intended use of the public areas affected by wind flows 
generated or augmented by the proposed development. 

The pedestrian wind comfort at specific locations around a site may be assessed by predicting the worst 
annual 3-second wind gust expected at that location. The location may be deemed generally acceptable for 
its intended use if the annual 3-second gust is within the threshold values noted in Section 2.5. For cases 
where Vipac predicts that a location would not meet its appropriate comfort criterion we may recommend the 
use of wind control devices and/or local building geometry modifications to achieve the desired comfort rating. 
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2.1 SITE EXPOSURE 

The proposed development is predominantly surrounded within a 2 km radius by a mix of suburban 
dwellings, midrise office, parklands and light industrial warehouses. Considering the immediate surroundings 
and terrain, the site of the proposed development is assumed to be within Terrain Category 3 for all wind 
directions [1] (see Figure 3). 

Figure 3: Assumed terrain categories for wind speed estimation. 
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2.2 REGIONAL WIND CLIMATE 

The mean and gust wind speeds have been recorded in the Melbourne area for 30 years. These data have 
been analysed and the directional probability distribution of wind speeds have been determined. The 
directional distribution of hourly mean wind speed at the gradient height (:-.500m), with a probability of 
occurring once per year (i.e. 1 year return period) is shown in Figure 4. The wind data at this free stream 
height are common to all Melbourne city sites and may be used as a reference to assess ground level wind 
conditions at the site. Figure 4 indicates that the stronger winds can be expected from the northerly, 
southerly, and westerly directions. 

a 

Figure 4: Directional Distribution of Annual Return Period Maximum Mean Hourly Wind Velocities (m/s) at gradient height 
of 500m in Melbourne. 
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2.3 BUILDING GEOMETRY AND ORIENTATION 

The proposed development comprises of two residential buildings (7 stories and 5 stories) with retail elements 
in the podium. The towers have a height of approximately 25 m and 17 m. The overall plan-form dimensions 
are approximately 77 m x 68m with the long axis running from the west to the east (Figure 5). 

Figure 5: Ground Level Plan of the proposed development. 
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2.4 FLOW INTERACTIONS WITH ADJACENT DEVELOPMENTS 

The buildings immediately adjacent to the proposed development site, with their approximate building heights 
in meters are shown in Figure 6. The prevailing winds are from the North and South West. The ground level 
areas are well sheltered by neighbouring buildings for south-westerly winds; however the ground level is 
relatively exposed to northerly winds channelling along St Georges Road, which are expected to possess high 
mean velocities. 

Figure 6 : Immediately adjacent buildings and their approximate buildings heights in meters (m) overlaid 
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2.5 ASSESSMENT CRITERIA 

With some consensus of international opinion, pedestrian wind comfort is rated according to the suitability of 
certain activities at a site in relation to the expected annual peak 3-second gust velocity at that location for 
each wind direction. Each of the major areas around the site are characterized by the annual maximum gust 
wind speeds. Most patrons would consider a site generally unacceptable for its intended use if it were 
probable that during one annual wind event, a peak 3-second gust occurs which exceeds the established 
comfort threshold velocity (shown in Table 1). If that threshold is exceeded once per year then it is also 
likely that during moderate winds, noticeably unpleasant wind conditions would result, and the windiness of 
the location would be considered as unacceptable. 

Table 1: Recommended Wind Comfort and Safety Gust Criteria 

Annual Maximum 
Gust Speed 

Result on Perceived Pedestrian Comfort 

>23m/s Unsafe (frail pedestrians knocked over) 

<20m/s Acceptable for fast walking (waterfront or particular walking areas) 

<16m/s Acceptable for walking (steady steps for most pedestrians) 

<13m/s Acceptable for standing (window shopping, vehicle drop off, queuing) 

<11m/s Acceptable for sitting (outdoor cafés, gardens, park benches) 

In a similar manner, a set of hourly mean velocity criteria (see Table 2) with a 0.1% probability of occurrence 
are also applicable to ground level areas in and adjacent to the proposed development. An area should be 
within both the relevant mean and gust limits in order to satisfy the particular human comfort and safety 
criteria in question. 

Table 2: Recommended Wind Comfort and Safety Mean Criteria 

Mean Speed in 

0.1% of Time 

Result on Perceived Pedestrian Comfort 

>15m/s Unsafe (frail pedestrians knocked over) 

<13m/s Acceptable for fast walking (waterfront or particular walking areas) 

<10m/s Acceptable for walking (steady steps for most pedestrians) 

<7m/s Acceptable for standing (window shopping, vehicle drop off, queuing) 

<5m/s Acceptable for sitting (outdoor cafés, gardens, park benches) 
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The Beaufort Scale is an empirical measure that related the wind speed to observed conditions on the land 
and sea. Table 3 describes the categories of the Beaufort Scale. The comparison between these observed 
conditions and the comfort criteria described above can be found in Table 4. 

Table 3: Beaufort Scale - empirical measure relating wind speed to observed conditions on land 

Beaufort 
Number 

Descriptive 
Term 

Wind Speed at 1.75 
m height (m/s) 

Specification for Estimating Speed 

0 Calm 0-0.1 

1 Light Air 0.1-1.0 No noticeable wind 

2 Light 1.1-2.3 Wind felt on face 
Breeze 

3 Gentle 
Breeze 

2.4-3.8 Hair 	disturbed, 	clothing 	flaps, 	newspapers 
difficult to read 

4 Moderate 3.9-5.5 Raises dust and loose paper; hair disarranged 
Breeze 

5 Fresh 
Breeze 

5.6-7.5 Force of wind felt on body, danger of stumbling 
when entering a windy zone 

6 Strong 
Breeze 

7.6-9.7 Umbrellas used with difficulty, hair blown straight, 
difficult to walk steadily, sideways wind force 
about equal to forwards wind force, wind noise 
on ears unpleasant 

7 Near Gale 9.8-12.0 Inconvenience felt when walking 

8 Gale 12.1-14.5 Generally impedes progress, great difficulty with 
balance in gusts 

9 Strong Gale 14.6-17.1 People blown over 

Table 4: Comparison between Mean comfort criteria and the observed conditions 

Comfort Criteria Beaufort Scale Equivalent 

Safety 9 — Strong Gale 

Walking 5 — Fresh Breeze 

Standing 4-5 — Moderate to Fresh Breeze 

Sitting <4 — Moderate Breeze 
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2.6 USE OF ADJACENT PEDESTRIAN OCCUPIED AREAS & RECOMMENDED COMFORT CRITERIA 

The following table lists the specific areas adjacent to the development and the corresponding 
recommended criteria. 

Table 5: Recommended application of criteria 

Area Specific location Recommended 
Criteria 

Public Footpaths and 
Access ways 

Along Scotchmer Street, Egremont Street, Best Street, 
and the pedestrian pathway ways in the surrounding 
area (Figure 7). 

Walking 

Main Building 
entrances 

Residential Lobby at Egremont Street, Scotcher Street 
and Best Street, as well as the Store Entrances along 
Best Street (Figure 7). 

Standing 

Outdoor Dining Areas On the first floor east facing balcony (Figure 8). Sitting 

Communal Terraces Communal Terraces on the Roof Level (Figure 9). Walking (see 
discussion below) 

2.6.1 ROOFTOP AREAS RECOMMENDED CRITERION DISCUSSION 

Vipac recommends as a minimum that rooftop terrace areas meet the criterion for walking since: 

• these areas are not public spaces; 

• the use of these areas is optional; 

• many similar developments in Melbourne and other Australian capital cities experience wind conditions 
on balconies and elevated deck areas in the vicinity of the criterion for walking. 

However, it should be noted that meeting the walking criterion on elevated recreation areas will be no 
guarantee that occupants will find wind conditions in these areas acceptable at all times. 
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Recommended to fulfil Walking 	Recommended to fulfil Standing 

Figure 7: Plan of the Ground level of the proposed development with the recommended comfort criterion overlaid 
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Recommended to fulfil Sitting 

Figure 8: Plan of the Level 1 of the proposed development with the recommended comfort criterion overlaid 
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Recommended to fulfil Walking 

Figure 9: Plan of the Roof Level of the proposed development with the recommended comfort criterion overlaid 
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3 PEDESTRIAN LEVEL WIND EFFECTS 

3.1 	DISCUSSION AND RECOMMENDATIONS 

Ground Floor 

The proposed development comprises of two residential buildings, 26 m and 17 m high respectively. Due 
to its orientation and its overall height above the surrounding area, the proposed development is expected 
to generate adverse wind conditions at the north-eastern and north-western corners on the ground floor. 
However, the 3.8 m setback of the eastern tower and 6.9 m setback of the western tower from Scotchmer 
Street, as well as the canopy around the north-eastern corner is expected to ameliorate adverse northerly 
winds such that these areas meet the recommended walking comfort criterion. As such, the wind 
conditions at public pedestrian footpaths along Best Street, Scotchmer Street, Egremont Street, the 
laneway and the surrounding areas are expected to be within the recommended wind comfort criterion of 
walking. 

The retail store entrances along Best Street are under the 1.8 m deep canopies, and setback behind 
columns. As such, the wind levels at the retail store entrances are expected to be within the 
recommended standing comfort criterion. 

The residential lobby on Best street is setback from the façade line above; the residential lobby along 
Scotcher Street is beneath a canopy; and the residential lobby on Egremont Street is shielded by the 
proximity of the surrounding buildings. As such, the residential lobbies are expected to be within the 
recommended wind comfort criterion of standing 

First Level Balcony 

The proposed development features an open air alfresco dining area on the east facing balcony on the 
first floor. This terrace is shielded by the level above, as well a 1.1 m high balustrade. This balcony is 
expected to be within the recommended sitting comfort criterion. 

Roof Level Communal Terrace 

The communal terrace is located on the roof level of the eastern residential tower and is approximately 
26 m above street level. This communal terrace features a pergola above seating areas as well as a 
community vegetable garden. Due to its height above the surrounding area, this area is exposed to direct 
adverse wind conditions above the recommended walking comfort criterion. As such, 1.5 m high  
balustrades are recommended to shield the outdoor areas from adverse winds (Figure 10).  

Balconies General 

Whilst wind conditions on the proposed apartment balconies will frequently be acceptable for outdoor 
recreation, during moderate to strong winds, conditions in these areas may exceed human comfort criteria. 
Balcony areas on similar developments in many major Australian capital cities typically experience similar 
elevated wind conditions. High exposure, corner acceleration flows and standing vortices would 
sometimes preclude these areas from use for outdoor recreation. As a general statement, educating 
residents about wind conditions at high-level balconies and terraces areas during high-wind events is also 
recommended. Additionally, tying down loose lightweight furniture is highly recommended. 
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Figure 10: Plan of the Roof Level of the proposed development with the recommended wind control measures 
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4 CONCLUSIONS 

An assessment of the likely wind conditions at pedestrian level of the proposed development of 27-45 Best 
Street, Fitzroy has been made. 

Vipac has carefully considered the form and exposure of the proposed development, nominated criteria for 
various public areas according to their function and referred to past experience to produce our opinion of 
likely wind conditions. Based on this assessment, the following conclusions are drawn: 

• With the proposed design, the ground level footpaths and pedestrian access ways would be expected 
to have wind levels within the walking comfort criterion; 

• With the proposed design, the wind conditions near the residential lobbies and retail store entrance 
areas would be expected to be within the recommended standing comfort criterion. 

• With the proposed design, the alfresco dining areas on the first floor would be expected to be within 
the recommended sitting criterion. 

• With the proposed design and recommended balustrade height increases, the wind conditions at 
high level terraces would be expected to be within the recommended walking criterion. 

Educating occupants about wind conditions at open terrace/balcony areas during high-wind events and fixing 
loose, lightweight furniture on the terrace are highly recommended. 

The assessments provided in this report have been made based on experience of similar situations in 
Melbourne and around the world. As with any opinion, it is possible that an assessment of wind effects based 
on experience and without detailed experimental validation may not account for all complex flow scenarios in 
the vicinity. 

This Report has been Prepared 

For 

Piedimonte Developments Pty Ltd 

By 

VIPAC ENGINEERS & SCIENTISTS LTD. 
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Appendix A: ENVIRONMENTAL WIND EFFECTS 

Atmospheric Boundary Layer 

As wind flows over the earth it encounters various roughness elements and terrain such as water, forests, 
houses and buildings. To varying degrees, these elements reduce the mean wind speed at low elevations and 
increase air turbulence. The wind above these obstructions travels with unattenuated velocity, driven by 
atmospheric pressure gradients. The resultant increase in wind speed with height above ground is known as a 
wind velocity profile. When this wind profile encounters a tall building, some of the fast moving wind at upper 
elevations is diverted down to ground level resulting in local adverse wind effects. 

The terminology used to describe the wind flow patterns around the proposed Development is based on the 
aerodynamic mechanism, direction and nature of the wind flow. 

Downwash — refers to a flow of air down the exposed face of a tower. A tall tower can deflect a fast moving 
wind at higher elevations downwards. 

Corner Accelerations — when wind flows around the corner of a building it tends to accelerate in a similar 
manner to airflow over the top of an aeroplane wing. 

Flow separation — when wind flowing along a surface suddenly detaches from that surface and the resultant 
energy dissipation produces increased turbulence in the flow. Flow separation at a building corner or at a solid 
screen can result in gusty conditions. 

Flow channelling — the well-known "street canyon" effect occurs when a large volume of air is funnelled 
through a constricted pathway. To maintain flow continuity the wind must speed up as it passes through the 
constriction. Examples of this might occur between two towers, in a narrowing street or under a bridge. 

Direct Exposure — a location with little upstream shielding for a wind direction of interest. The location will be 
exposed to the unabated mean wind and gust velocity. Piers and open water frontage may have such 
exposure. 
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1 .0 	Introduction 
AECOM have been commissioned by Piedimonte Developments Pty Ltd to provide acoustics 
consultancy services for the proposed multi-use Piedimonte's redevelopment at 37-49A Best Street, 
Fitzroy North. 

This report presents acoustic advice for the proposed development for planning purposes, and 
addresses the following items that will influence noise intrusion from the external environment, and 
noise emission from the building to the external environment, including: 

• Acoustic comparison of the previous planning permit application (PLN17/0618) completed by 
Peddle Thorpe with the proposed multi-use Piedimonte's redevelopment by Jackson Clements 
Burrows Architects. Description of the acoustic benefits of the proposed schemes with the 
previous scheme planning application. 

• Identification and measurements of potential noise sources: 

- Road traffic associated with Scotchmer Street, Best Street, St Georges Road and Egremont 
Street; 

- Trams travelling along St. Georges Road; 

- Activities associated with the commercial premises adjacent to the proposed site; 

- Noise and structure-borne noise sources potentially impacting the residential premises within 
the building due to the operation of supermarket, back-of-house and loading dock areas. 

• Environmental noise limits that will apply to the proposed development with respect to noise 
emission from the development to surrounding residential premises (including new residences 
within the development, and existing residential properties). 

• Acoustic design of the fagade glazing to achieve internal noise criteria recommended by 
Australian Standards. 

• Conceptual advice regarding noise and vibration isolation of the loading bay, back of house and 
supermarket areas to minimise transfer of noise and vibration from trolley movements, pallet 
jacks, lift platforms and trucks to adjacent dwellings and to the existing residential properties 
located in Egremont Street. 

• Conceptual acoustic recommendations for mechanical services. 

The acoustic design details presented in this report have been based on the following architectural 
drawing set: 

• A-SD1, 18-038_Piedimontes_TP SET WIP_181030, Jackson Clements Burrows Architects. 

The acoustic nomenclature used throughout the report is presented in Section 13.0 of the report. 
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2.0 	Acoustic comparison of the previous planning permit 
application with the proposed multi-use Piedimonte's 
redevelopment 

The proposed Piedimonte's redevelopment has been designed with a focus on acoustic performance 
to minimise emission of noise and vibration to the surroundings and apartments within the 
development. Table 2-1 below lists the acoustic benefits of the proposed redevelopment in 
comparison with the previous scheme planning application. 

Table 2-1 Acoustic benefits of the proposed multi-use Piedimonte's redevelopment 

Previous Planning Application, 
Summary of Acoustic Objections 
PLN17/0618 

Waste collection from Egremont Street 
including odour and noise concerns 

Proposed Planning Application, 
Acoustic Benefits 

• Waste collection will be relocated from the Laneway to 
within the building at Basement Level 1. The supermarket 
will be accessed by one waste collection vehicle per day 
between 7am-6pm. The environmental noise impacts will 
be eliminated. 

• All mechanical plant operation and services will be 
acoustically treated using appropriate measures such as 
attenuators to fans, vibration isolation systems, acoustic 

Location of A/C and plant and barriers and enclosures to minimise emission of noise to 
proximity to residential zone including the surroundings and this achieve the relevant noise 
noise and vibration from services criteria at the nearest residences and apartments; 

• Relocation of the mechanical plant to Level 7, combined 
with appropriate noise control, will reduce to noise 
emission from plant to the Egremont Street residences. 

• Piedimonte is proposing to create a formal loading bay to 
accommodate the trucks and thus improve the safety of 
the operation (refer to architectural drawing set -A- 
SD1_181030). The design has been designed with a 

Loading dock design focus on acoustic performance, with the loading bay and 
back of house being isolated from adjoining apartments 
and from the existing dwellings at Egremont Street via 
pedestrian laneway (refer to Figure 6) and enclosing the 
loading bay and back of house within the building. 

• The acoustic design for the proposed Piedimonte's 
activities and services shall be based on achieving the 
acoustic criteria (e.g. Australian Standards, EPA noise 
policy) outlined in this report. Building services and 
Piedimonte's operations will be acoustically treated to 
achieve the acoustic and vibration criteria at all 
residences and apartments by the way of the area being 
fully enclosed with no access or opening onto the rear 

Inadequate acoustic treatment Laneway which fully controls any unforeseen breakout 
noise; 

• The acoustic design of the interior partitions (walls and 
floors), exterior walls (façade) and building services of the 
proposed building will be undertaken during the detailed 
design phase to ensure that the noise emissions from the 
building (including Piedimonte's activities) are not 
excessive and comply with the relevant EPA 
environmental noise guidelines and policies or other 
relevant standards. 
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3.0 	Site Description 
The proposed Piedimonte's redevelopment at 37-49A Best St, Fitzroy North is shown on the locality 
plan in Figure 1, overleaf. The existing use of the site comprises Piedimonte's Supermarket and 
residences. 

The site is bounded to the north by Scotchmer Street, commercial premises to the south, and by 
residences to the south-west. The development is bounded to the east by Best Street and St. Georges 
Road and west by Egremont Street. 

Based on the current architectural drawings, the proposed development will consist of the following 
components: 

• Basement 3 — Car parking for the residential and storage areas; 

• Basement 2 —Car parking for the residential, supermarket customers and storage areas; 

• Basement 1 — Loading zone, commercial waste, supermarket car park, trolley bay, bike store, 
substation, switch room, services and liquor store; 

• Ground floor — Loading zone, back-of- house, supermarket, liquor store, residences (Scotchmer 
Street townhouses, SOHO's), cool rooms, lobby spaces and storage/access areas; 

• Level 1 — Supermarket, back-of-house, offices, boardroom, cafe and residences (townhouses); 

• Level 2 to 6 — Townhouses (level 2) and apartment spaces (level 2 to level 6); 

• Level 7 — Rooftop plant services and communal terrace. 

The Piedimonte's redevelopment site is zoned Commercial 1 (C1Z) within the Yarra City Council. Laid 
to the west is zoned Neighbourhood Residential (NRZ1). 

Figure 1 Proposed Piedimonte's redevelopment (Ground Lev el)- Site Location (Image source: Google Earth 
accessed November 2018) 
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4.0 	Acoustic Design Standards 
The acoustic design for the building shall be based on achieving the design criteria outlined in the 
following sections of this report. The design criteria for the project have been developed using various 
standards, guidelines and policies that are applicable to the design of a building of this type and 
usage. 

Table 4-1 below lists the standards, guidelines and policies that are relevant to each acoustic design 
consideration. 

Table 4-1 Design Standards, Guidelines and Policies for Each Acoustic Design Consideration 

Acoustic Design Consideration Design Standard/Guideline/Policy 

• Australian Standard AS 2107:2016; 
• Victorian Better Apartments Design Standards: 2016; 
• World Health Organisation (WHO) Guidelines for 

Community Noise; 

Internal Noise Levels: • Rail Noise Intrusion — Association of Australian 

Noise due to building services and Acoustical Consultants Guideline for Commercial 

external noise intrusion Buildings Acoustics (2010); 
• EPA NSW Rail Infrastructure Noise Guideline; 
• NSW Road Noise Policy; 
• State Environment Protection Policy No. N-1 (Control of 

Noise from Commerce Industry and Trade) (SEPP N-1, 
Schedule A1.4 —A2.4). 

Sound Insulation: 
Acoustic privacy/separation between 
adjacent apartments 

• National Construction Code (NCC) of Australia: 2018. 

Reverberation Time: 
Acoustic reverberation within intemal 
spaces of the building 

• Australian Standard AS 2107: 2016. 

Vibration Isolation: • Australian Standard AS 2670.2:1990; 

Vibration impacts on human comfort • NSW Environmental Noise Management —Assessing 
Vibration: a technical guide: 2006. 

Environmental noise emission: 
Noise impact on residential premises • State Environment Protection Policy No. N-1 (Control of 
from building plant operation and 
supermarket operations 

Noise from Commerce Industry and Trade) (SEPP N-1). 

	

5.0 	Noise Criteria 

	

5.1 	Internal Noise Criteria 

Internal noise criteria have been nominated for the purpose of targeting appropriate noise levels within 
the building with respect to occupant comfort and the functional uses of the spaces. 

The internal noise level criteria have been determined for each type of room in the building by using 
Australian Standard AS 2107 as the basis. The AS 2107 Standard provides recommended design 
sound levels for building services noise and noise intrusion from the external environment. 

Table 5-1 presents the internal noise criteria that have been nominated for the building. The criteria 
have been expressed in terms of an A-weighted Equivalent Continuous Sound Pressure Lew! (LAs1), 
which generally describes the average decibel level in A-weighted form. 

Rev ision 0 — 12-Dec-2018 
Prepared for— Piedimonte Developments Pty Ltd — Co No 620 126 070 



AEC OM 
	

Acoustics Planning Report 

Table 5-1 Internal Noise Lev el Criteria 

Type of occupancy Internal Noise Levels, LA, dB(A) 

Apartment — Sleeping Areas 35 — 40 

Apartment — Living Areas 35 — 45 

Apartment common areas — Corridors/Lobby 45 — 50 

Supermarket < 55 

Enclosed carpark < 65 

Meeting Room 35 — 40 

Office 40 — 45 

Common Areas 45 — 50 

Toilets 45 — 55 

Table 5-2 presents the noise levels required by the Better Apartments Design Standard that will apply 
to all apartment developments in Victoria to protect residents from external and internal noise sources. 
The criteria have been expressed in terms of an A-weighted Equivalent Continuous Sound Pressure 
Level (LA„), which generally describes the average decibel level in A-weighted form. 

Table 5-2 Internal Noise Level Criteria - Better Apartment Design Standards for Victoria 

Type of occupancy 

  

 

Internal Noise Levels, I—Aeq dB(A) 

    

Sleeping Areas 

  

 

LA,q,81,(loom to Gam) 35 

   

    

Living Areas 

   

  

I—Aeq,16h(6am to 10pm) 40 

   

Achieving internal noise levels as specified by the Better Apartments Design Standard will achieve the 
levels equal to, or lower than noise levels recommended by AS2107 for apartments near major roads. 

Smoke control systems, including but not limited to stair pressurization fans and smoke spill fans, must 
be designed to achieve the noise requirements of smoke spill systems, as specified in Australian 
Standard AS1668.1:1998. In section '4.6 Noise' of AS 1668.1:1998, it states that the noise levels from 
the operation of the smoke control systems (including smoke-spill fans and air pressurization fans) 
shall not exceed the following: 

• 65 dB(A) in occupied spaces, or 5 dB(A) above the ambient noise levels to a maximum level of 80 
dB(A), 

• 80 dB(A) in fire-isolated exits, such as a stairwell. 

5.2 	Sleep Disturbance 

5.2.1 	Tram Noise 

It is recommended that tram noise be assessed by considering the average of the maximum noise 
level represented by LAma a,q. To maintain an appropriate level of acoustic amenity inside the 
apartments and to minimise the potential for sleep disturbance, LAm,,a, should be no more that 10dB 
higher than the maximum recommended design sound level (1_,,,,q ) in AS 2107:2016. 

This is generally consistent with the criteria nominated by the NSW Road Noise Policy for maximum 
noise levels due to road traffic noise, as discussed below. 
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5.2.2 	Road Noise 

There is no Victorian document that provides specific requirements with regard to sleep patterns due 
to road traffic noise. The NSW Road Noise Policy does address sleep disturbance, and specifies 
internal noise levels to minimise disruption of a person's normal sleep patterns due to road traffic 
noise. From the NSW Road Noise Policy on sleep disturbance it can be concluded that: 

• Maximum internal noise levels below 50-55 dB(A) are unlikely to awaken people from sleep; 

• One or two noise events per night, with maximum noise levels of 65-70 dB(A), are not likely to 
affect health and wellbeing significantly. 

Consequently, internal noise criteria for road traffic noise levels during the night period (10pm to 7am) 
are provided in Table 5-3. A noise level 5 dB higher than the criterion for sleeping areas has been 
adopted for living areas, consistent with the approach used in AS2107. 

Table 5-3 Maximum internal noise levels for sleep disturbance due to road traffic 

Apartment — Sleeping Areas 	 :555 

Apartment — Living Areas 	 560 

5.2.3 	Structure-Borne Noise Impact 

Sleep disturbance criteria have been considered in relation to noise intrusion from supermarket 
activities. Structure-borne noise is perceived as being more intrusive than airborne noise, therefore 
more stringent criteria have been considered for structurally-transmitted noise from the supermarket 
activities. The criteria have been based on the recommendations of the World Health Organisation 
(WHO) Guidelines for Community Noise. 

The sleep disturbance criteria have been expressed in terms of A-weighted Maximum Sound Pressure 
Levels (L,Amay,), as it is the maximum noise levels that have the potential to cause sleep disturbance. 
Also, the LAmax  noise level best represents the sound level and character of short single sound events, 
such as an impact to the building structure, e.g. dropping a heavy object, or truck movements within 
the loading bay and back of house. 

Table 5-4 below, presents the recommended maximum noise level (LA,„,,x) for sleeping areas within 
apartments. The WHO Guidelines recommend that as a rule for planning for short-term or transient 
noise events, for good sleep the indoor Sound Pressure Level measured as a maximum instantaneous 
value should not exceed 45 dB(A) LA,,,„ more than 10 to 15 times per night. 

Table 5-4 Internal noise level criteriafor sleep disturbance due to structure-borne impacts to the building structure 

Room 	 Internal Noise Levels, Lp,max dB(A) 
Single Event Noise 

Apartment — Sleeping Areas 
	

45 

5.3 	Rain Noise 

Noise intrusion in top floor levels due to rainfall on the roof should be mitigated to be no greater than 
5dB above the maximum recommended design sound level (LAeq) in AS 2107:2016, from Table 5-1. 
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6.0 	Environmental Noise Emission 
The environmental noise emission criteria will form the basis for the design of external noise emission 
control for the building, and are established in accordance with the prescribed methods of the EPA 
State Environment Protection Policy No.N-1 (SEPP N-1). 

6.1 	State Environment Protection Policy No. N-1 (SEPP N-1) 

State Environment Protection Policy (Control of Noise from Industry, Commerce and Trade) No.N-1 
(SEPP N-1) prescribes the methods prescribed by the EPA for setting environmental noise limits in 
Metropolitan Melbourne for commercial, industrial and trade premises. The noise limits apply at all 
noise sensitive locations, such as residential dwellings, with respect to noise due to commercial, 
industrial and trade operations. 

For the proposed development, the SEPP N-1 noise limits will apply to common building plant e.g. 
exhaust and ventilation fans, heating and cooling and refrigeration plant. The SEPP N-1 limits will also 
apply to noise emissions associated with the operation of the supermarket, such as loading dock and 
back of house activities. 

The SEPP N-1 noise limits that apply at noise sensitive locations are based on several factors. These 
determining factors include the following: 
- The background noise level in the vicinity of the noise sensitive location. The background noise 

level is measured in the absence of noise from commercial, industrial or trade premises. 

- The zoning of the land in the vicinity of the residential location. The zoning is based on the 
Department of Planning and Community Development Planning Schemes. 

- The time period of the day; different noise limits apply during different periods of the day. 

The noise emissions are considered in terms of their impact over a continuous 30-minute period. 
Adjustments to the measured noise level are applied to account for the effects of duration, tonality, 
intermittency and impulsiveness of the noise. The measured, adjusted 30-minute noise level is the 
'Effective Noise Level', which is assessed in relation to the noise limits, i.e. the Effective Noise Level 
must not exceed the SEPP N-1 noise limit for the period under consideration. 

6.1.1 	Time Periods 

SEPP N-1 prescribes different noise limits for different periods of the day to account for the varying 
ambient acoustic conditions over the duration of a day. 
For example, the noise limits during the night time are more stringent than during the day time as the 
ambient noise levels are generally lower during the Night period due to less road traffic being present. 
Thus the noise impact is more critical during the Night period; particularly during times of sleep. 

The time period classifications according to SEPP N-1 are presented in Table 6-1 below. 

Table 6-1 Time Periods of SEPP N-1 

Period Time 

Day 
7am to 6pm Monday — Friday 
7am to 1pm Saturdays 

Evening 
6pm to 10pm Monday — Friday 
1pm to 10pm Saturdays 

7am to 10pm Sundays and Public Holidays 

Night 10pm to 7am 
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6.1.2 	Background Noise Levels 

To determine the background noise levels for use in the calculation of the environmental noise criteria 
noise monitoring was undertaken at three locations; as indicated in Figure 2 below. 

Monitoring was performed at Location 1, on the roof of Piedimonte's Supermarket, to determine the 
background noise levels in the vicinity of the proposed residential component of the redevelopment 
exposed to St Georges Road traffic, trams and activity, which will be the residences along the northern 
and eastern boundaries of the site. This location also represents existing residences to the north and 
east of the development site. 

Monitoring was performed at Location 2, in the courtyard of the residence at 29 Best Street, to 
determine the background levels within the existing residential area to the south and west of the site, 
which are shielded by noise from St Georges Road. This location is also used to represent the 
proposed residences on facades of the redevelopment that will face west and/or will be shielded from 
noise from St. Georges Road. 

Monitoring was performed at Location 3, in the courtyard of the nearest residence to the proposed 
development, 36 Egremont Street, to determine the background levels within the existing residential 
area to the south and west of the site. 

0 
	

Noise Loggers 

Figure 2 Noise Logger Location on site 

Figure 3 below presents the photographs of the noise monitors on site. 
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Figure 3 Photos of Noise Monitor installed on site 

The details of the noise monitors that were used for the measurements are shown in Table 6-2 below. 
The noise monitors were checked for calibration prior to and following the noise monitoring. 

Table 6-2 Noise Monitor Specifications 

Specification Details Logger 1 Logger 2 Logger 3 

Instrument Sound Level Meter Sound Level Meter Sound Level Meter 

Model Rion NL-21 Rion NL-31 Rion NL-21 

Serial No. 00465445 01273093 00865769 

Calibration Current Current Current 

The background noise levels were measured on a continuous basis from 13 to 20 September 2018 
(i.e. loggers 1 and 2) and from 13 to 20 November 2018 (i.e. logger 3). As required by SEPP N-1, the 
noise levels were measured in terms of LAgo hourly Sound Pressure Levels. 

The LA90 level is the A-weighted Sound Pressure Level that is exceeded for 90% of the measurement 
duration, and is commonly used to represent 'background noise'. 

Table 6-3 below presents the results of the background noise measurements for each period of the 
day. 

In accordance with SEPP N-1 procedure C1.3, an adjustment of -2dB has been made to the levels 
measured by logger 2 and 3 to account for the acoustically reflecting wall behind the noise logger in 
the court yard of the residences. 
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A graph of the measured hourly background noise levels is presented in Appendix A of this report. 

Table 6-3 Background Noise Levels 

Background Noise Levels, LA90 dB(A) 
SEPP N-1 
Period 	 Logger 2 	 Logger 3 Logger 1 

(29 Best Street, 	(36 Egremont Street, (Scotchmer Street) 
Courtyard to Laneway) 	Courtyard to Laneway) 

Day 56 46 48 

Evening 53 43 46 

Night 51 42 43 

6.1.3 	Zoning Levels 

Using the Department of Planning and Community Development Planning Scheme for Yarra, the 
Zoning Levels were determined in accordance with Schedule B2 of SE PP N-1. 

The Zoning Levels were determined for the north-eastern portion of the redevelopment site, the north-
western portion, and for the existing residential area to the south west of the site. The Zoning Levels 
for these locations represent the range of Zoning Levels that would apply across the redevelopment 
site and nearby existing residential areas. 

The calculated Zoning Levels are presented in the following tables. 

Table 6-4 Zoning Levels for Southern Residences- 29 Best Street (Courtyard to Laneway) 

Time Period Zoning Levels, dB(A) 

Day 55 
Evening 49 
Night 44 

Zoning Level Calculations Zoning Circles (140m and 400m) 

140m circle: 
Type 3: 11% 
Type 2: 54% 
Type 1: 35% 

400m circle: 
Type 3: 7% 
Type 2: 16% 
Type 1: 77% 

Influencing Factor (IF): 0 26 
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Table 6-5 Zoning Levels for Northern Residences- 102/108 Scotchmer Street 

Time Period 

Day 

Zoning Levels, dB(A) 

54 

Evening 48 

Night 43 

Zoning Level Calculations Zoning Circles (140m and 400m) 

140m circle: 

Type 3: 0% 
Type 2: 48% 
Type 1: 52% 

400m circle: 

Type 3: 4% 
Type 2: 25% 
Type 1: 71% 

Influencing Factor (IF): 0.21 
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Table 6-6 Zoning Levels for Northern Residences-37-49 Best Street with Scotchmer Street 

Time Period Zoning Levels, dB(A) 

Day 57 

Evening 51 

Night 46 

Zoning Level Calculations Zoning Circles (140m and 400m) 

140m circle: 

Type 3: 14% 
Type 2: 82`)/0 
Type 1: 4% 

400m circle: 

Type 3: 6% 
Type 2: 31'3/0 
Type 1: 63% 

Influencing Factor (IF): 0.38 
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Table 6-7 Zoning Levels for South West Residences-36 Egremont Street (Courtyard to Laneway) 

Time Period Zoning Levels, dB(A) 

Day 54 
Evening 48 
Night 43 
Zoning Level Calculations Zoning Circles (140m and 400m) 
140m circle: 
Type 3: 0°/0 
Type 2: 52% 
Type 1: 48% 

400m circle: 
Type 3: 6°/0 
Type 2: 29% 
Type 1: 65% 

Influencing Factor (IF): 0.22 
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6.1.4 	Environmental Noise Emission Criteria 

Table 6-8 below presents the SEPP N-1 environmental noise limits that have been determined using 
the measured background noise levels and the calculated Zoning Levels. 

The SEPP N-1 noise limits (Table 6-8) and indoor limits (Table 6-9) apply to the loading dock and back 
of house noise activities on balconies and inside the apartments respectively. 

The noise limits have been calculated using the prescribed methods in Schedule Bland B3 of SEPP 
N-1, as follows: 

High background levels: 

- For the Day period: If the Background Level plus 6 dB(A) exceeds the Zoning Level, the Noise 
Limit shall be the Background Level plus 6 dB(A). 

For the Evening and Night periods: If the Background Level plus 3 dB(A) exceeds the Zoning 
Level, the Noise Limit shall be the Background Level plus 3 dB(A). 

Neutral background levels: 

For the Day period: If the Background Level is at least 6 dB(A), and no more than 12 dB(A)below 
the Zoning Level, the Noise Limit shall be the Zoning Level. 

- For the Evening and Night periods: If the Background Level is at least 3 dB(A), and no more than 
9 dB(A)below the Zoning Level, the Noise Limit shall be the Zoning Level. 

For cases where the noise source is a standby generator, standby boiler or fire pump, an additional 
allowance is provided for the noise limit. For the Day period, the noise limit is increased by 10 dB(A). 
For the Evening and Night period, the noise limit is increased by 5 dB(A). 
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Table 6-8 	Env ironmental Noise Level Criteria 

SEPP N-1 Noise Limit; LAN  dB(A) 
SEPP N-1 
Period 	Scotchmer 	Best 	 Best Street 

Egremont Street 
Street 	Street 	(Courtyard to Laneway) 

Day 62 62 55 54 

Evening 56 56 49 49 

Night 54 54 45 46 

The Scotchmer Street and Best Street limits were calculated using background levels measured at 
monitoring location 1. The Best Street (i.e. courtyard to Laneway) limits were calculated using the 
background levels measured at monitoring location 2. The Egremont Street limits were calculated 
using the background levels measured at monitoring location 3. 

Additionally, if the primary sound transmission path is through a solid wall, ceiling or floor or sealed 
window then the procedures according to Schedule A1.4 and A2.4 of SEPP N-1 shall apply and the 
assessment point shall be located inside the affected dwelling with the applicable SEPP N-1 noise limit 
adjusted as follows: 

- Adjustment of -15 dB if the noise is transmitted through a single glazed window, 

- Adjustment of -15 dB if the noise (including vibration induced noise) is transmitted through a solid 
wall, ceiling or floor, 

- Adjustment of -25 dB if the noise is transmitted through a fixed double glazed window. 

The indoor limits will apply to the townhouses and apartments adjacent to and above the fully 
enclosed loading bay area and back of house. Based on the indoor adjustment, the SEPP N-1 indoor 
noise limits are shown in Table 6-9. 

Table 6-9 SEPP N-1 Indoor Noise Limits 

SEPP N-1 
Period 

Day 

Scotchmer 
Street 

47 

SEPP N-1 Internal 

Best 
Street 

47 

Noise Limits; LAN  

Best Street 
(Courtyard to Laneway) 

40 

dB(A) 

Egremont Street 

39 

Evening 41 41 34 34 

Night 39 39 30 31 

TO 	Noise Measurements 
Noise measurements have been performed at the site for the purposes of determining the acoustic 
requirements that the new building facade and roof need to satisfy to achieve the internal noise criteria 
(presented in Sections 5.0 and 6.0) with respect to intrusion of noise from external sources, including 
road traffic, trams and plant noise. 

The noise measurements were performed over short durations (e.g. up to 10 minutes) during the day 
time to capture acoustics conditions during traffic flow representative of a typical working day. The 
measurements were performed on 13 September 2018 (i.e. location 1 to 5) and on 13 November 2018 
(i.e. location 6). The locations of the noise measurements are shown in Figure 4. 
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Figure 4 Attended Noise Measurements 

The specifications and details of the instrumentation used to conduct the short-term noise 
measurements are presented in Table 7-1 below. 

Table 7-1 Instrumentation for Noise Measurements 

Specification Details 

Instrument Sound Level Meter 

Model Bruel & Kjaer 2270 

Serial No. 3009262 

Calibration Current 

Table 7-2 below presents a summary of the results of the noise measurements that were performed at 
the site, including a description of the events that took place and the locations of the measurements. 

Table 7-2 External Noise Measurements Results 

Location Measured Noise Level dB(A) Description of Noise Events 

R1 50 LAec, 
68 L, 

Main source of noise — Traffic noise and 
mechanical services from residences 

R2 6 Lmq  
3 LArnax  Main source of noise — Traffic noise 

R3 6 9 LAeci  
85 LAmax  Main source of noise — Traffic noise 

R4 65 LA,„, 
7 LAmax  Main source of noise — Traffic and tram noise 

R5 
74 
7,4 

 LAL.q  
An,„, Main source of noise — Traffic and tram noise 

R6 49 LAL.,„ 
63 L A,,a), 

Main source of noise — Traffic noise and 
mechanical services from residences and 
Piedimonte's rooftop plant 
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8.0 	Loading Bay, Back of House and Supermarket Activities 
The existing Piedimonte Supermarket has a loading bay to Scotchmer Street; it is relatively small in 
size and cannot accommodate larger trucks. As such, semi-trailers currently reverse into the rear lane 
abutting the supermarket from Scotchmer Street for the unloading of goods and temporally restrict 
public vehicle access. 

Piedimonte is proposing to create a formal loading bay to accommodate the trucks and thus improve 
the safety of the operation (refer to architectural drawing set -A-SD1_181030). The design has been 
designed with a focus on acoustic performance, with the loading bay and back of house being isolated 
from adjoining apartments and from the existing dwellings at Egremont Street via pedestrian laneway 
(refer to Figure 6) and enclosing the loading bay and back of house within the building. 

Note that smaller vans and truck movements have been taken to the basement and all rubbish refuse 
points are in the basement. The loading dock configuration has been design to improve unloading 
manoeuvres reducing noise impacts to adjacent residences. 

Waste collection will be located at Basement 1 adjacent to the loading bay as shown in Figure 5. The 
supermarket will be accessed by one waste collection vehicle per day between 7am-6pm. 

The loading bay, back of house and supermarket areas will be fully enclosed with ingress and egress 
from Scotchmer Street as shown in Figure 5, Figure 6 and Figure 7 below. 

Waste Collection 

Loading Bay (Light Vans) 

--11911-71911H  	 
=111=111=111=111=1 1=11 
=111=111=11=111-1 	1- 

=111=111- 	111=111-111-111 
=11=111-11-=111=1  

=111=111=111-=-11=-11H 
=111=111=11------11=- 

111=111=-111=111=111=1' 
=111=111=11=111=  

-111-111=111=111=-111-=1  I 1 
111111-11-1117=-11_ 

Figure 5 Loading Bay and waste collection - Basement 1 
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Figure 6 Back of house and supermarket - Ground Floor 

Figure 7 Back of house, supermarket and cafe - Level 1 
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Based on the truck volumes and schedule provided by Piedimonte's Supermarket, the following 
delivery vehicle volumes and types are proposed for the new development as shown in Table 8-1 and 
Table 8-2. 

Table 8-1 Loading bay vehicle types and volumes per week 

Vehicle type Number per week 

Vans 161 

1-5 tonne trucks 90 

5 tonne trucks 14 

Semi-trailer articulated 12 

The design of the loading will be in the basement for vans to deal with the majority of loading and, 
therefore. the loading will be limited for semi-trailers A total of 277 vehicles are anticipated over a 
week between Monday to Saturday. Vans will be located at Basement 1 and 1-5 tonne trucks, 5 tonne 
trucks and semi-trailers will access the ground level loading dock. 

Table 8-2 Loading bay vehicle types and volumes per week 

Day 
I 

1 	
Van 

Vehicle 

1-5 Tonne 

type 

>5 Tonne Semi-trailer 

v on.ay 

Tuesday 34 18 1 2 

Wednesday 31 23 4 3 

Thursday 30 16 4 1 

Friday 38 14 1 3 

Saturday 6 4 0 0 

Total 161 90 14 12 

The delivery and waste collection schedule will be as follows: 

• The site is expected to generate on average approximately 50 truck deliveries a day with at 
least 30 of these deliveries occurring in the basement level which leaves 20 deliveries at 
ground level 

• The ground level movements can be evenly split over a 10 hour period which equates to two 
deliveries every hour or one delivery every 30 minutes (two vehicle movements in and out 
combined), taking into account the time to unload. Deliveries are not anticipated in the 
Evening periods and typically on Monday to Friday between 7am — 7pm. 

• The supermarket will generate one waste collection vehicle per day (between 7am — 6pm) 
normally occurring in the early morning to afternoon period (two movements in and out 
combined in any 30-minute period). 

• The resident waste collection may be up to three times a week and will not occur within the 
same 30-minute interval. Deliveries will take place on Monday to Friday between 7am— 7pm. 

Noise level data for delivery trucks and loading bay activities has been sourced from AECOM's noise 
level database of similar supermarket activities. Typical Sound Pressure Levels (Li„ and LA„.2„) of 
truck movements, loading activity, compactor and dropping of timber and plastic pallets onto the store 
room floor data are provided in Table 8-3. 

Rev is on 0 - 12-Dec-2018 
Prepared for-  Piedimonte Developments Pry Ltd - Co No 620 126 070 



AECOM 
	

Acoustics Planning Report 	 22 

Table 8-3 Loading bay activity and truck delivery noise emission data 

Description Measured Noise Level dB(A) 

5 ton truck idling at 2 metres L 78 AN  
92 LA,„ 

Semi-Truck — reversing at 2 metres (+ alarm) 79 LAN  

Semi-Truck — driving forward at 2 metres (+ start) 84  LAN  

Semi-Truck — loading (pallets) at 2 metres 741_,,,,,, 

Compactor at 1 metre 71 L 
80  L

A,„ 

Trolley — movement at 1 metre 81 LA„, 
88 LA,„, 

Plastic pallet jacks — dropping to floor at 1 metre 94 LAN  
106 LAmax  

Timber pallet jacks — dropping to floor at 1 metre  102 434  
114 LAffax  

Semi-Truck — starting engine at 1 metre 76 LA  N  
84 LA„,, 

Semi-Truck — reversing back with beeper including air brake 
release at end at 1 metre 

85 LAeg  
101 LAmu  

Van — car door slam while idling at 1 metre 76 LAN  
89 LA„.., 

Based on the measured noise level data presented above, dropping a timber pallet and a truck 
reversing generated the highest measured noise levels of 114 dB(A) LA,,,„ and 85 dB(A) LAN, 
respectively. Therefore the walls and floor-ceiling construction of the back-of-house areas and loading 
bay should attenuate noise from these activities to acceptable levels inside apartments. 

9.0 	Noise Control Recommendations 
9.1 	Building Facade 

Noise intrusion to the proposed building from the external environment and supermarket activities has 
the potential to affect occupant comfort and the acoustic amenity within the living environment. The 
following sections of this report provide general advice for minimising the impact of external noise on 
the internal acoustic environment. 

The acoustic design of the façade has considered the noise generated by traffic, tram and noise 
associated with the existing commercial areas on site as well as supermarket activities as shown in 
Table 7-2 and Table 8-3. Advice is provided for façade glazing to achieve appropriate internal noise 
levels where possible. 

9.1.1 	Facade Glazing 

Based on the noise intrusion criteria that have been established, the noise measurements that were 
performed at the proposed site and the noise levels expected to be generated in the supermarket, 
back-of-house and loading dock areas, glazing specifications have been recommended for each of the 
windows of the building. 

The noise levels were calculated for each level of the building with calculations performed for habitable 
areas on levels ground to 6. Façade glazing types are defined in Table 9-1 below. 
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Table 9-1 establishes a 'glass type label' (A to F) for each glazing configuration; Table 9-2 uses these 
labels to specify the locations on the proposed building where each glazing type should be 
constructed. 

Note, the glazing Rw  ratings and constructions presented below are provided as examples only; there 
are various glazing options that can be used to achieve the established internal noise level criteria, 
and the final configurations will be determined during the design stages, taking into account fagade 
constructions, window orientation, and window size. 

Table 9-1 Façade Glazing Types 

Glass 
label 

type Acoustic 
Performance Rating' 

Glazing Construction 

Double glazing 	 Single Glazing 

A 
R., 47 

• 
• 

• 

8.5mm Vlam Hush 

16mm airspace; 

12.5mm Vlam Hush 

• N/A 

B 

R.. 44 

• 
• 
• 

10mm VFloat glass 
16mm air space; 
10.5mm Vlam Hush 

• N/A 

C 
R., 42 

• 

• 

• 

10.76mm laminated 
glass 
12 mm air space; 

6.76 mm laminated glass 

• N/A 

D 
R., 40 

• 

• 

• 

10.38mm laminated 
glass 
12 mm air space; 

6 mm glass 

• 12.5mm VLam Hush 

E 
R„, 39 

• 
• 
• 

6.38mm laminated glass 
12mm air space; 

6mm glass 

• 10.5 VLam Hush 

F 
Ry, 36 

• 
• 

• 

6mm glass 
12mm air space 

6mm glass 

• 10.38 laminated  
glass 

1) The Acoustic Performance Rating (R„,) is indicative only, and is provided for informative 
purposes. The glazing should not be based solely on the FR, rating; the glazing construction needs 
to satisfy the construction requirements described in the table; or altematively be reviewed by the 
acoustic consultant. 

For example, not all glazing systems that achieve an R„ rating of 40 would be suitable for Glass 
Type B. The combination of the glass thicknesses, the type of laminate used, and the air gap, all 
need to be assessed to ensure that a glazing system is suitable. 

2) All glass doors (sliding and hinged) and openable windows will need to incorporate appropriate 
acoustic seals. Please note, mohair seals are not acceptable. 

The apartments most affected by noise from the loading bay activities are three townhouses located at 
north/east corner adjacent to loading access and apartments type 2A on Level 2 and Level 3. 
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Table 9-2 Facade Glazing Types for the Proposed Development 

Level 

Ground floor 
and Level 1 

Façade 

North 

Room 

3 Townhouses (i.e. north/east corner 
adjacent to loading access. 110sqm. 
107sqm. 107sqm) — Bedrooms 

Glazing Type 

A 

Townhouse — Bedrooms 

B 

Townhouse — Living Area 
C  

South and West 

Townhouse — Bedrooms 
D 

Townhouse — Living Area 
E 

Level 2 

North and East 

3 Townhouses and Apartment type 
2A (i.e. corner adjacent to loading 
access) — Bedrooms 

A 

Apartment and Townhouse  —
Bedrooms 

C 

Apartment and Townhouse — Living 
Area 

D 

South and West 

Apartment Type 2A — Bedrooms 
C 

Apartment and Townhouse  — 

Bedrooms 

D 

Apartment and Townhouse — Living 
Area 

E 

Level 3 
North and East 

Apartment type 2G and 2A (i.e. 
corner adjacent to loading access) —
Bedrooms 

B 
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Apartment — Bedrooms 

C 

Apartment — Living Area 

F 

South and West 

Apartment — Bedrooms 

E 

Apartment — Living Area 

F 

Level 4 to 
Level 6 

North and East 

Apartment type 2A and 2G (i e 
corner adjacent to loading access) —
Bedrooms 

C 

Apartment — Bedrooms 

D 

Apartment — Living Area 

F 

South and West 

Apartment — Bedrooms 

E 

Apartment — Living Area 

F 

Note that where the glazing to the living areas and bedrooms is operable. compressible acoustic seals 
are required. 

9.1.2 	Exterior Walls Apartments, Supermarket and Back-of-House and Loading 
Zones 

The design of the extenor walls should be carried out during the detailed design phase. 

9.2 	Roof Construction 

A detailed assessment of the roof and suspended ceiling structure will need to be conducted once the 
engineering services design is developed. for e.g. design of rooftop building plant at Level 7 

It is expected that if a concrete slab roof structure is used, the roof structure will provide suitable sound 
isolation from external noise. 

For apartments located below to the communal terrace. careful consideration needs to be given to the 
airborne and impact noise rating assigned to the floor slab system To minimise transmission of 
vibration and structure-borne noise from activities in the communal terrace the floor must be isolated 
from the main structural floor with an elastomeric base isolation system. 
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The airborne and impact sound insulation recommendations will be provided in further stages of the 
project. 

9.3 	Doors 

	

9.3.1 	Back-of-House and Loading Zone Entrance 

To minimise noise transmission through the access door (Scotchmer Street) from the back of house 
and car parking areas to the environment it is recommended that the access door is selected to 
provide a minimum sound insulation specification, to be determined during the design stages The door 
should be closed during loading and unloading activities. 

The access door recommendation will be provided in further stages of the project. 

10.0 Structural Vibration, Airborne and Impact Sound Isolation 
To minimise transmission of vibration from activities in the supermarket back-of-house (i.e. ground 
level and level 1), loading dock areas (i.e. basement 1 and ground level) and supermarket areas (i.e. 
ground and level 1) to adjacent apartments and townhouses, the floors must be isolated from the main 
structural floor with an elastomeric base isolation system, i.e. there must be no rigid connection 
between the floor surfaces and the structural floor, walls and columns. 

To minimise transmission of vibration from impacts to structural columns and walls, the walls and 
columns should be encased with vibration isolation and there must be no rigid connection between the 
internal wall studs and the main structural walls that form part of the structure supporting apartments 
above and adjacent. 

Due to the separation between the loading dock areas and the existing residential zones via the 
pedestrian area (refer to Figure 6), the transmission of vibration from impacts will be eliminated. 

The full detail of the structural vibration recommendations will be provided in further stages of the 
project. 

For apartments located above and adjacent to back-of-house, loading dock areas and supermarket 
areas (i.e. front of house and cafe), careful consideration needs to be given to the airborne and impact 
noise rating assigned to the floor slab system and walls. The airborne and impact sound insulation 
performance of these systems needs to be based on the noise levels and impacts generated in the 
supermarket, back-of-house and loading dock areas (refer to Table 8-3), and must attenuate these to 
achieve the internal noise criteria. 

Due to proximity of the existing residences located at Egremont Street (i.e. numbers 36 to 24) to the 
proposed back-of-house and loading dock areas, careful consideration needs to be given to the 
airborne noise rating assigned to the facade walls. The airborne sound insulation performance of 
these external walls needs to be based on the noise levels generated in the back-of-house and 
loading dock areas, and must attenuate these to achieve the EPA environmental noise guidelines and 
policies. 

The airborne and impact sound insulation recommendations will be provided in further stages of the 
project, and must comply with the National Construction Code (NCC), EPA environmental noise 
guidelines and policies or other relevant standards. 

	

11.0 	Building Services Noise and Vibration 
Building services plant shall incorporate appropriate noise and vibration control measures to ensure 
that compliance is achieved with the internal noise level criteria established for the building. 

Noise generated by externally-located plant (Rooftop plant at Level 7), or equipment that exchanges 
air with the external environment, shall be appropriately attenuated to ensure that the noise emissions 
from the building are not excessive and comply with the relevant EPA environmental noise guidelines 
and policies. 
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The following measures shall be observed for the general installation of plant and services: 

• All hydraulic services shall be isolated at support points to minimise vibration being transmitted to 
the building structure. 

• All pipework that passes through the ceiling spaces or dividing walls of noise-sensitive spaces, 
shall be acoustically treated with acoustic lagging and insulation as necessary. 

• All services penetrations shall have a clearance of 10mm around the pipe/duct/cable that shall be 
acoustically sealed with a flexible caulking (polyurethane or silicone). 

• All plant shall be installed on vibration isolation mounts in accordance with the manufacturer's 
requirements. 

• All louvres and ventilation openings between plant areas and the external or internal building 
environment shall be acoustically treated using appropriate measures, such as acoustic louvres, 
acoustically lined ductwork, and attenuators. 

• All ductwork shall be acoustically treated using appropriate measures, such as acoustically lined 
ductwork, acoustically wrapped ductwork, flexible acoustic ductwork, and in-duct attenuators. 

• All plant rooms shall be acoustically treated to ensure that noise transmission via walls, floors, 
ceiling, doors, and louvres does not exceed the specified noise criteria of adjacent spaces. 

Mechanical plant operation shall be acoustically treated using appropriate measures such as 
attenuators to fans, acoustic barriers and enclosures to minimise emission of noise to the 
surroundings and this achieve the relevant noise criteria at the nearest residences and 
apartments. 

• Relocation of the mechanical plant to Level 7 and applying the required noise control treatment, 
will significantly improve the acoustic environment to the Egremont Street residences. 

12.0 Summary 
AECOM was commissioned to provide acoustic consultancy services in relation to the proposed 
development at 37-49A Best Street, Fitzroy North. 

The key acoustic design items that need to be incorporated into the design of the development are 
facade glazing and facade walls with acoustic specifications to reduce noise levels inside habitable 
spaces, as recommended in this report. 

Environmental noise emission criteria have also been established for the development for the 
purposes of setting noise limits for future building activities and services plant that will serve the 
development. 

The back-of-house, loading dock areas and supermarket has been designed to account for the best 
acoustic performance possible with the loading bay and back of house being fully isolated from 
adjoining apartments and from the existing dwellings at Egremont Street. 

To minimise transmission of noise and vibration from back-of-house, loading dock areas and 
supermarket to the adjacent apartments and townhouses, vibration isolation recommendations must 
be implemented. 

The acoustic design of the interior partitions (walls and floors), exterior walls (facade) and building 
services of the proposed building should be carried out during the detailed design phase to ensure that 
the noise emissions from the building (including Piedimonte's activities) are not excessive and comply 
with the relevant EPA environmental noise guidelines and policies or other relevant standards as 
shown in Section 5.0. 

AECOM confirms that the proposed development will comply with all relevant requirements in terms of 
potential noise and vibration impacts on all nearby residential properties once the noise 
recommendations are implemented as indicated in this report, particularly in Section 10.0. 

Rev ision 0 —12-Dec-2018 
Prepared for— Piedimonte Developments Pty Ltd — Co No. 620 126 070 
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13.0 Nomenclature 
The following nomenclature has been used throughout the acoustic report. 

Term 
	

Definition 

Decibels expressed with an A-weighting. The 'A' weighting adjusts the 
frequency spectrum to reflect the subjective loudness perceived by the human 
ear. 

Rw 	 Weighted Sound Reduction Index (Rw) — A single-number quantity that is a 
measure of the sound insulation performance Of a building element, determined 
over the frequency range of 100 to 3150Hz. A higher number indicates a 
greater level of sound isolation. 

Lmq 	 Sound Pressure Level expressed in terms of an A-weighted Equivalent 
Continuous level. It is the A-weighted value of Sound Pressure Level of a 
continuous steady sound; often referred to as average Sound Pressure Level. 
Unit: dB(A). 

Weighted Normalised Impact Sound Pressure Level (L„ w) —A measurement of 
the Sound Pressure Level in a room due to a standardised impact on the other 
side of a floor. A lower number indicates a floor construction with greater 
impact isolation. 

NRC 	 Noise Reduction Coefficient (NRC) is a measure of sound absorbed by a 
material. The single number represents an average of the sound absorption 
coefficients at 250, 500, 1000 & 2000 Hz. Values approaching 1.0 have the 
highest levels of absorption. 

Reverberation 	Reverberation Time quantifies the acoustic ambience and echo within a closed 
Time 	 space (i.e. room). It is a measure of the time that would be required for the 

reverberantly decaying sound pressure level in the room to decrease by 60 
decibels. Unit: Seconds. 

LA,,,, 	 The maximum A-weighted Sound Pressure Level that occurs during the 
measurement period.  

14.0 References 
1. Australian Standard 2107 — 2016, Acoustics - Recommended Design Sound Levels and 

Reverberation Times for Building Interiors; 

2. Australian Standard AS1668.1:1998, The use of ventilation and air conditioning in buildings, Part 
1: Fire and smoke control in multi-compartment buildings; 

3. World Health Organisation (WHO) Guidelines for Community Noise; 

4. NSW Environmental Noise Management —Assessing Vibration: a technical guide (February 
2006); 

5. Better Apartments Design Standards for Victoria: 2016; 

6. Victoria Environment Protection Authority, Noise from Industry in Regional Victoria; 

7. Victorian Environment Protection Authority, State Environmental Protection Policy (Control of 
Noise from Commerce, Industry and Trade) No. N-1; 

8. National Construction Code of Australia 2018; 

9. Association of Australian Acoustical Consultants (AAAC) Guideline for Commercial Building 
Acoustics 2010; 

10. NSW Road Noise Policy. 

Rev is ion 0 - 12-Dec-2018 
Prepared for-  Piedimonte Developments Pty Ltd -Co No 620 126 070 
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Appendix A 
Noise Monitoring Results 
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A-Weighted Sound Pressure Levels Measured at Location 1 
Thursday 13 September to Thursday 20 September, 2018 
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A-Weighted Sound Pressure Levels Measured at Location 2 
Thursday 13 September to Thursday 20 September, 2018 
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A-Weighted Sound Pressure Levels Measured at Location 3 

Tuesday 13 November to Tuesday 20 November, 2018 
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B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend

Min. Accessible
1.2m Wide

Min. Living 12m2

Min. Accessible
1.0m X 2.7m

Min. Accessible
1.2m X 1.2m 30

00

3000

34
00

3000

85
0

85
0

33 m²
BALCONY

80 m²
2 BED

12
80

3140

35
20

3.2m³

1500

0.5 X .9
= 0.5 m2

36
00

2.7m³

0.6m³0.5m³
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Jackson
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Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-104TOWN PLANNING

APARTMENT TYPE 2C
03 No. Apartment
Apt 2.06, 3.06, 4.06, 

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend

Min. Accessible
1.2m Wide

Min. Living 12m2

Min. Accessible
1.0m X 2.7m
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30
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DRAWING TITLE
COPYRIGHT

Jackson
Clements
Burrows
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Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-105TOWN PLANNING

APARTMENT TYPE 2D
03 No. Apartment
Apt 2.07, 3.07, 4.07

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
Min. Living 12m2

3000

34
00

2150

9 m²
BALCONY

81 m²
2 BED

3000

32
60

40
00

Min. Accessible
1.2m Wide

Min. Accessible
1.2m X 1.2m

Min. Accessible
1.0m X 2.7m

4.0 m³

48
10

850850

85
0

36
00

3410

3.8 m³
1.1 m³

1.1 m³

63302770

0    0.2     0.5           1.0           1.5                           2.5M
PROJECT

DATE

DRAWING TITLE
COPYRIGHT

Jackson
Clements
Burrows
 Architects

Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-106TOWN PLANNING

APARTMENT TYPE 2E
03 No. Apartment
Apt 2.08, 3.08, 4.08

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
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STATUS
@A3
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1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-107TOWN PLANNING

APARTMENT TYPE 2F
06 No. Apartment
Apt 2.10, 2.12, 3.10, 3.12, 4.10, 4.12

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
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DRAWING TITLE
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Jackson
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Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-108TOWN PLANNING

APARTMENT TYPE 2G
03 No. Apartment
Apt 2.09, 3.09, 4.09

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



Min. Accessible
1.2m W

ide

Min. Living 12m
2

Min. Accessible
1.2m X 1.2m

15 m²
BALCONY

73 m²
2 BED

3000
3400

3400

3000

850

4530

3090
5720

4.9 m³

3.0 m³

1.1 m³

L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend

0    0.2     0.5           1.0           1.5                           2.5M
PROJECT

DATE

DRAWING TITLE
COPYRIGHT

Jackson
Clements
Burrows
 Architects

Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-109TOWN PLANNING

APARTMENT TYPE 2H
02 No. Apartment
Apt 3.15, 4.15

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-110TOWN PLANNING

APARTMENT TYPE 2I
01 No. Apartment
Apt 5.04

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-111TOWN PLANNING

APARTMENT TYPE 2J
01 No. Apartment
Apt 5.09

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-112TOWN PLANNING

APARTMENT TYPE 2K
02 No. Apartment
Apt 5.07, 6.04

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-113TOWN PLANNING

APARTMENT TYPE 3A
06 No. Apartment
Apt 2.04, 2.05, 3.04, 3.05, 4.04, 4.05

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
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@A3
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1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-113TOWN PLANNING

APARTMENT TYPE 3A
06 No. Apartment
Apt 2.04, 2.05, 3.04, 3.05, 4.04, 4.05

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend

Min. Living 12m2
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BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-114TOWN PLANNING

APARTMENT TYPE 3B
02 No. Apartment
Apt 3.14, 4.14

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend

Min. Living 12m2

2400
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3000

3000

3000
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3000

107 m²
3 BED

12 m²
BALCONY
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Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-114TOWN PLANNING

APARTMENT TYPE 3B
02 No. Apartment
Apt 3.14, 4.14

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
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PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50
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BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-115TOWN PLANNING

APARTMENT TYPE 3C
02 No. Apartment
Apt 3.16, 4.16

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-116TOWN PLANNING

APARTMENT TYPE 3D
01 No. Apartment
Apt 5.05

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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@A3

DRAWING NUMBER REVISION

1:100

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-117TOWN PLANNING

APARTMENT TYPE 3E
01 No. Apartment
Apt 5.06

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
3000

3130

3000

3130

3400

3130

Min. Accessible
1.2m Wide

Min. Living 12m2

Min. Accessible
1.2m X 1.2m

5400

850

850

13 m²
BALCONY

121 m²
3 BED

5400

3400

3.8 m³

2330

3.2 m³ 3.2 m³

3.2 m³

3.2 m³

0    0.2     0.5           1.0           1.5                           2.5M
PROJECT

DATE

DRAWING TITLE
COPYRIGHT

Jackson
Clements
Burrows
 Architects

Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-118TOWN PLANNING

APARTMENT TYPE 3F
01 No. Apartment
Apt 5.08

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend

Min. Accessible
1.2m Wide
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Min. Accessible
1.2m X 1.2m

29
90

4190

30
90

4050

35
00

2930

62
 m

²
BA

LC
ON

Y

21
5 

m²
3 B

ED

1340
850

LC
85

0

60
00

6450

3.2 m³

3.8 m³

7.8
 m

³

Min. Accessible
1.2m X 1.2m

0    0.2     0.5           1.0           1.5                           2.5M
PROJECT

DATE

DRAWING TITLE
COPYRIGHT

Jackson
Clements
Burrows
 Architects

Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-119TOWN PLANNING

APARTMENT TYPE 3G
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REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
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02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
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WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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Mi
n. 

Liv
ing

 12
m2

3000

30
00

3100

31
00

3930

12
 m

²
BA

LC
ON

Y

10
9 

m²
3 B

ED

3880

31
00

Mi
n. 

Ac
ce

ss
ibl

e
1.2

m 
W

ide

850

Mi
n. 

Ac
ce

ss
ibl

e
1.2

m 
X 

1.2
m

85
0

LC

850

 3.
2 m

³
3.2

 m
³

3.2
 m

³

1.1
 m

³

4320

37
30

0.9
 m

³

1.1
 m

³

LC

6870 4830

0    0.2     0.5           1.0           1.5                           2.5M
PROJECT

DATE

DRAWING TITLE
COPYRIGHT

Jackson
Clements
Burrows
 Architects

Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
T +613 9654 6227 jcba.com.au

PROJECT # SCALE
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BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-120TOWN PLANNING

APARTMENT TYPE 3H
01 No. Apartment
Apt 6.03

REV DATE DESCRIPTION
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01 18/02/19 AMENDED TP
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
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Jackson Clements Burrows
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PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-121TOWN PLANNING

APARTMENT TYPE 3I
01 No. Apartment
Apt 6.01

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1
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L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit

Legend
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Jackson Clements Burrows
Pty Ltd Architects
One Harwood Place Melbourne Vic 3000
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PROJECT # SCALE

STATUS
@A3

DRAWING NUMBER REVISION

1:50

02

BADS ASSESSMENTPIEDIMONTE'S SUPERMARKET
27-45 BEST STREET FITZROY NORTH

18/12/18

18-038

A-TP9-122TOWN PLANNING

TOWNHOUSE 1 TYPE 1

REV DATE DESCRIPTION

00 18/12/18 TP ISSUE
01 18/02/19 AMENDED TP
02 14/05/19 RFI ISSUE

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1

One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1



30
00

3130

30
00

3710

6.2m³

4.8m³

3000

44
30

Min. Living 12m2

5460

43
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3.2m³

71 m²
BALCONY

L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1
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1.2m Wide

1.9m³

3.7m³

Min. Accessible
1.2m Wide

Min. Living 12m2

3310

50
1019 m²

BALCONY

L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
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WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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One Harwood Place                T +61 3 9654 6227            info@jcba.com.au
Melbourne Vic 3000               F +61 3 9654 6195                 jcba.com.au

WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%

18-038_A-SCH-700_BADS SCHEDULE_190405 Page 1 of 1
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L = Living Room
(3.0x3.3 10m2 ) 1 bed
(3.0x3.6 12m2)  2 bed +

MB = Main Bedroom 
(3.0x3.4m2)
B = Standard Bedroom
 (3.0x3.0m2)

Storage Requirements:
1 bed: 10m2

2 bed: 14m2

3 bed: 18m2

2700H Robe storage unit

920H Kitchen storage unit

900H Overhead storage unit
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WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1

3E               A 1

3F      N/A         B 1

3H               A 1

3A         (3)      A 6

3G      N/A         A 1

3I      N/A         A 1

TH 3B2B T1               B 4

TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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WINDOWS
NATURAL 

VENTILATION

MAIN BEDROOM OTHER BEDROOM LIVING AREA LIVING AREA CEILING HEIGHT APT DEPTH COMPLIANT 'SNORKEL'
1 BEDROOM

 DWELLING 

2 BEDROOM 

DWELLING 

3 BEDROOM 

DWELLING 

ACCESSIBILITY  

COMPLIANCE
FRONT DOOR OPENING

CLEAR PATH TO MAIN BEDROOM, 

ADAPTABLE BATHROOM AND LIVING 

MAIN BEDROOM HAS ACCESS 

TO ADAPTABLE BATHROOM

ADAPTABLE BATHROOM 

TYPE A OR TYPE B

3X3.4 3X3 3.3 W/ 10M² 3.6 W/ 12 M² 2.7m 9M 1.5:1 RATIO 6M³ INTERNAL 10M³  TOTAL 9M³ INTERNAL 14M³  TOTAL 12M³ INTERNAL 18M³  TOTAL CROSSFLOW 1.8M / 8M² 2M / 8M² 2.4M / 12M² 850MM 1200MM N/A

1B1B 1A     N/A         A 6

2B1B 2D               B 3

2A      N/A         B 4

2B      N/A   (4)      B 8

2C               A/B 3

2E      N/A         A/B 3

2F      N/A         A 6

2G               B 3

2H      N/A         A 2

2I      N/A         B 1

2J      N/A         A/B 1

2K      N/A         B 2

3B      N/A      N/A N/A N/A N/A 2

3C      N/A      N/A N/A N/A N/A 2

3D            N/A N/A N/A N/A 1
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3F      N/A         B 1

3H               A 1

3A         (3)      A 6
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TH5      N/A      N/A N/A N/A N/A 1

TH6      N/A     N/A N/A N/A N/A 1

TH7      N/A        B 1

TH8      N/A     N/A N/A N/A N/A 1

TOTAL 

APARTMENTS 
66

NUMBER COMPLIANT % COMPLIANT BADS MINIMUM BADS COMPLIANT

ROOM DEPTH 66 100.00% 100.00% 

CROSS VENTILATION 28 42.42% 100.00% 

DDA COMPLIANCE 

100.00% 

FUNCTIONAL LAYOUT

1 BEDROOM DWELLING 



66 100.00% 100.00%

100.00%

2 BEDROOM DWELLING 3 BEDROOM DWELLING 

STORAGE PRIVATE OPEN SPACE 

FUNCTIONAL LAYOUT

3B2B

NUMBER OF 

APARTMENTS 

18-038 PIEDIMONTE'S - BADS 
ASSESSMENT MATRIX
190613

ROOM DEPTH



STORAGE 66 100.00%

2B2B

3B3B

ROOM/DWELLING REQUIREMENTS

ACCESSIBILITY 48 72.73% 50.00% 

PRIVATE OPEN SPACE 66 100.00%
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