
 

 

Planning and Environment Act 1987 

YARRA PLANNING SCHEME 

DRAFT AMENDMENT C273YARA 

EXPLANATORY REPORT 

Who is the planning authority? 

This draft amendment has been prepared by the Yarra City Council, for the Minister for Planning who 
is the planning authority for this draft amendment. 

The draft amendment has been made at the request of Yarra City Council. 

Land affected by the Amendment 

The draft amendment applies to land currently within interim Design and Development Overlay – 
DDO18 along the south side of the Heidelberg Road corridor in Yarra, specifically:  

▪ Commercial 1 Zone and Commercial 2 Zone land along Heidelberg Road as shown in figure 
1 & 2; and 

▪ 730-734 Heidelberg Road, Alphington (Lot 1 & 2 PS643181, Lot 1 & 2 LP38884) and 760-
764 Heidelberg Road, Alphington (Lot 1 TP596569) as shown on figure 3. 

The draft amendment also applies to: 

▪ 2 Killop Street, Alphington (Lot 2 PS626210) as shown in figure 4; and 

▪ Parts of the Yarra Bend Development (Alphington Paper Mill regeneration area – between 
Chandler Highway and Parkview Road) that are within the Heidelberg Road Neighbourhood 
Activity Centre as shown in Clause 11.03-1L Activity Centres. 

 

Figure 1: Proposed Design and Development Overlay along Heidelberg Road. 

 



 

 

 

Figure 2: Proposed Design and Development Overlay along Heidelberg Road. 

 

Figure 3: Apply Heritage Overlay at 730-734 & 760-764 Heidelberg Road, Alphington. 

 

  

Figure 4: Delete Heritage Overlay (part of HO 362) at 2 Killop Street, Alphington. 

What the amendment does 

Interim Design and Development Overlay – DDO18 currently applies along the south side of the 
Heidelberg Road corridor in Yarra.   



 

 

Council has undertaken a review of the interim DDO to test its suitability for translation into a 
permanent provision and recommend necessary refinements.   

The draft amendment implements the recommendations of the following strategic planning work: 

▪ Heidelberg Road Heritage Review (Stage 1), RBA Architects Conservation 
Consultants 2019; 

▪ Heidelberg Road Heritage Review (Stage 2), RBA Architects Conservation 
Consultants 2019; 

▪ Part 2: Heidelberg Road Built Form Framework – Design Strategy and 
Recommendations, Hodyl & Co, November 2019; and  

▪ Traffic and Vehicle Access Assessment, Heidelberg Road, Fairfield/Alphington, Traffix 
Group, November 2019. 

The draft amendment seeks to: 

• Include new policy at Clause 21.08 Neighbourhoods to provide general directions for the 
Heidelberg Road Neighbourhood Activity Centre (Note: Should Amendment C269yara 
planning policy framework be approved, this new policy will sit within Clause 11.03-1L Activity 
Centres). 

• Replace interim Design and Development Overlay Schedule 18 (interim DDO18) with 
permanent Design and Development Overlay Schedule 18 (DDO18) which applies to the land 
zoned Commercial (C1Z and C2Z) along Heidelberg Road.  

• Apply Heritage Overlay HO451 to the properties at 730-734 Heidelberg Road, Alphington. 

• Apply Heritage Overlay HO455 to the property at 760-764 Heidelberg Road, Alphington. 

• Delete Heritage Overlay HO362 from the property at 2 Killop Street, Alphington. 

• Amend the Schedule to Clause 43.01 Heritage Overlay to include HO451 and HO455. 

• Amend the Schedule to Clause 72.04 Incorporated Documents to include “The Post Office 
and the group of shops on Heidelberg Road Statement of Significance” and “Cooper Knitting 
Factory (former) Statement of Significance” and update the “City of Yarra Database of 
Heritage Significant Areas”. 

• Amend the Schedule to Clause 72.08 Background Documents to include:  

▪ Heidelberg Road Heritage Review (Stage 1), RBA Architects Conservation Consultants 
2019; 

▪ Heidelberg Road Heritage Review (Stage 2), RBA Architects Conservation Consultants 
2019; 

▪ Part 2: Heidelberg Road Built Form Framework – Design Strategy and 
Recommendations, Hodyl & Co, November 2019; and  

▪ Traffic and Vehicle Access Assessment, Heidelberg Road, Fairfield/Alphington, Traffix 
Group, November 2019. 

• Amend Planning Scheme Map Nos. 3DDO and 4DDO by replacing interim DDO18 with a 
permanent DDO18. 

• Amend Planning Scheme Map No. 4HO by applying HO451 and HO455 and deleting HO362 
from the property at 2 Killop Street, Alphington. 

Strategic assessment of the Amendment  

Why is the Amendment required? 

The draft amendment has been requested by Yarra City Council to provide strategic guidance and 
greater certainty on the future land use planning and development outcomes of the commercial areas 
along the Heidelberg Road corridor, between the Darebin and Merri Creeks. The draft amendment 
responds to the development pressures being experienced along the corridor and the continuing need 
to provide for Melbourne’s housing and economic growth. 

The scale and density of development approved and currently being proposed along Heidelberg Road 
has increased substantially in recent years. The most influential development being the 
‘redevelopment’ of the former Alphington Paper Mill (APM) site on the south-east corner of the 
Chandler Highway and Heidelberg Road. The redevelopment is already driving new development 



 

 

proposals in the Heidelberg Road Neighbourhood Activity Centre and is likely to continue to be a 
catalyst for further development and land use changes along Heidelberg Road. 

The Minister for Planning gazetted Amendment C272yara to the Yarra Planning Scheme to apply an 
interim built form control (DDO18) to the area. The interim control came into effect on 22 October 
2021 and has been used to manage development while a permanent control was progressed.  

To ensure appropriate and orderly planning, Council has undertaken a review of the interim built form 
control to test its suitability for translation into a permanent provision and recommend refinements.   

Design and Development Overlay Schedule 18 

Draft Amendment C273yara implements the built form recommendations of the Part 2: Heidelberg 
Road Built Form Framework – Design Strategy and Recommendations, 2019 by introducing Schedule 
18 to the Design and Development Overlay (DDO18) on a permanent basis. The built form work was 
prepared by Hodyl & Co (urban design) with input from RBA Architects Conservation Consultants 
(heritage), and Traffix Group (access and movement). These reports provide a strong strategic basis 
for the future planning of the area. 

Permanent DDO18 aims to provide a balanced approach by guiding different levels of potential 
development across the Heidelberg Road Precincts.  It aims to ensure that new buildings will respond 
to heritage fabric and minimise impacts on sensitive residential interfaces such as backyards, and 
public spaces like footpaths, kerb outstands and parklands.  

The built form and design requirements are split into ‘General Requirements’ that apply across the 
Precincts and ‘Precinct Design Requirements’ that are specific to each Precinct.  The requirements 
cover elements such as street wall height, upper level front and side street setbacks, building height, 
interface and rear setbacks, overshadowing and daylight access, front setbacks to street(s), building 
separation, building layout and access, parking and loading bay requirements.  

Permanent DDO18 includes a mix of mandatory maximum requirements and preferred maximum 
requirements. 

The permanent provision is required to ensure that new development within the commercial areas 
along Heidelberg Road is appropriately guided and that certainty on planning outcomes is increased.  
The provision is based on sound strategic background work and learnings from recent amendments.   

It is proposed that the background work is listed in the Schedule to Clause 72.08 Background 
Documents.   

Heritage Overlays (HO451 and HO455) 

Draft Amendment C273yara implements the heritage recommendations of the Heidelberg Road 
Heritage Review (Stage 1 & 2), RBA Architects Conservation Consultants 2019 by applying the 
Heritage Overlay to the properties 730-734 Heidelberg Road, Alphington (group of 3 shops) and 760-
764 Heidelberg Road, Alphington.  

The Statement of Significance for these sites are proposed to be listed as incorporated documents in 
the Schedule to Clause 72.04 Incorporated Documents. It is also proposed to update the “City of 
Yarra Database of Heritage Significant Areas” (listed as an incorporated document in the Schedule to 
Clause 72.04) to show these changes.  The Heritage Reviews (Stage 1 and 2) are proposed to be 
listed as background documents in the Schedule to Clause 72.08.   

The amendment also deletes the Heritage Overlay (HO362) from 2 Killop Street, Alphington. The late 
20th century house was determined to be an anomaly at the edge of the Alphington East Precinct 
largely characterised by Victorian, Edwardian and Interwar houses with pitched, gabled or hipped 
roofs. It varies greatly to the graded building stock in the precinct and it was recommended by the 
heritage advisor to be removed from the precinct on this basis. 

Clause 11.03-1L Activity Centres  

Updating Clause 11.03-1L Activity Centres under the Heidelberg Road, Alphington subheading would 
include strategies to reinforce expectations around use and development in the Neighbourhood 
Activity Centre. The updates are informed by the built form framework, development plan for the 
former Alphington Paper Mill site and draft Local Area Plan. Note: this update is to the adopted 
Amendment C269 planning policy framework which is not yet approved.  This update could also be 
applied to existing Clause 21.08 Neighbourhoods, subheading Fairfield – Alphington. 

How does the Amendment implement the objectives of planning in Victoria? 

The draft amendment implements the objectives in Section 4 of the Planning and Environment Act 
1987 (the Act), in particular:  



 

 

a) to provide for the fair, orderly, economic and sustainable use, and development of land;  

b) to secure a pleasant, efficient and safe working, living and recreational environment;  

c) to conserve and enhance those buildings, areas or other places which are of scientific, 
aesthetic, architectural or historical interest, or otherwise of special cultural value; and 

d) to balance the present and future interests of all Victorians.  

The draft amendment facilitates housing growth as well as economic growth and creates more 
economically viable mixed-use precincts in the commercial zoned land along Heidelberg Road.  

How does the Amendment address any environmental, social and economic effects? 

The draft amendment is consistent with the overarching goal in the planning scheme to:  

Integrate relevant environmental, social and economic factors in the interests of net community 
benefit and sustainable development. 

The draft amendment is expected to generate positive social and economic benefits as it will facilitate 
development within the area, providing opportunities for economic development, housing and 
employment growth.   

Does the Amendment address relevant bushfire risk? 

The land affected by the draft amendment is not located within an area of identified bushfire risk. 

Does the Amendment comply with the requirements of any Minister’s Direction applicable to 
the amendment? 

The draft amendment complies with Ministerial Direction No. 9 in addressing and responding to the 
Metropolitan Planning Strategy, Plan Melbourne 2017-2050.  

The draft amendment complies with the Ministerial Direction on the Form and Content of Planning 
Schemes. 

The draft amendment C273yara is consistent with the following Directions contained in Plan 
Melbourne 2017-2050: 

Direction 1.1 - Create a city structure that strengthens Melbourne’s competitiveness for jobs and 
investment, which seeks to strengthen the competitiveness of Melbourne's employment land. The 
draft amendment provides appropriate policy direction for the planning and development of the 
Commercial 1 and Commercial 2 Zone land along Heidelberg Road including the Heidelberg Road 
Neighbourhood Activity Centre.  

Direction 5.1 - Create a city of 20-minute neighbourhoods which aims to cluster new housing in 
activity centres and other places that offer good access to jobs, services and public transport and 
includes policy for local governments to prepare structure plans for activity centres to accommodate 
growth. The draft amendment will facilitate renewal of the Commercial 1 and Commercial 2 Zone land 
along Heidelberg Road including the Heidelberg Road Neighbourhood Activity Centre, which will 
improve local employment, housing and commercial opportunities. 

How does the Amendment support or implement the Planning Policy Framework and any 
adopted State policy? 

The draft Amendment supports and implements the Planning Policy Framework in responding to the 
following clauses: 

Clause 11 – Settlement provides context and implements the key principles of Plan Melbourne 2017-
2050, which includes providing for housing choice and affordability by planning for expected housing 
needs and providing for reduced ongoing living costs by increasing housing supply near public 
transport and services. It also encourages the consolidation of residential activities within existing 
urban areas and development in existing residential areas.  The amendment provides a framework for 
the orderly planning and high-quality development of commercially zoned land along Heidelberg Road 
in a manner consistent with the directions of Plan Melbourne 2017-2050. 

Clause 15 – Built Environment and Heritage seeks to create urban environments that are safe, 
functional and provide good quality environments with a sense of place and cultural identity.  This 
Clause also sets out the importance of ensuring the conservation of places, which have identified 
heritage significance. The amendment supports this clause by providing appropriate built form 
guidance to ensure that development is site responsive and appropriate. The amendment also 
protects heritage significant buildings by applying the Heritage Overlay.  



 

 

Clause 16 – Housing emphasises the importance of providing enough quality and diverse housing 
that meets the growing diverse needs of Victorians in locations in or close to activity centres and sites 
that offer good access to jobs, services and transport. It requires councils to identify areas that offer 
opportunities for more medium and high-density housing near employment and transport in 
Metropolitan Melbourne. The amendment provides strategic guidance on the appropriate scale of 
development.  

Clause 17 – Economic Development seeks to encourage development which meets the community's 
needs for retail, entertainment, office and other commercial services and provides a net community 
benefit in relation to accessibility, efficient infrastructure use and the aggregation and sustainability of 
commercial facilities. The amendment supports this clause by facilitating opportunities for a mix of 
office, retail, and residential uses in the commercially zoned land along Heidelberg Road. 

Clause 18 – Transport promotes the creation of a safe and sustainable transport system and 
promotes the use of sustainable personal transport. The amendment implements the objectives of this 
clause by facilitating development, which is well serviced by public transport. 
 

VPP11: Settlement  

• Clause 11.02-1S Supply of Urban Land – To ensure a sufficient supply of land is available for 
residential, commercial, retail, industrial, recreational, institutional and other community uses. 

• Clause 11.02-2S Structure Planning - To facilitate the fair, orderly, economic and sustainable use 
and development of urban areas. 

• Clause 11.03-1S Activity Centres - 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 11.02-3S Sequencing of development - To manage the sequence of development in areas 
of growth so that services are available from early in the life of new communities 

VPP15: Built Environment and Heritage 

• Clause 15.01-1S Urban design - 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 - To achieve building design and siting outcomes that contribute 
positively to the local context, enhance the public realm and support environmentally sustainable 
development. 

• Clause 15.01-3S Subdivision design - To ensure the design of subdivisions achieves attractive, 
safe, accessible, diverse and sustainable neighbourhoods. 

• Clause 15.01-4S Healthy neighbourhoods - To achieve neighbourhoods that foster healthy and 
active living and community wellbeing. 

• Clause 15.01-5S Neighbourhood character - To recognise, support and protect neighbourhood 
character, cultural identity, and sense of place. 

• Clause 15.03-1S Heritage conservation - To ensure the conservation of places of heritage 
significance. 

VPP 16: Housing 

• Clause 16.01-1S Housing supply -To facilitate well-located, integrated and diverse housing that 
meets community needs. 

VPP17: Economic Development 

• Clause 17.01-1S Diversified economy - To strengthen and diversify the economy. 

• Clause 17.02-1S Business - To encourage development that meets the community’s needs for 
retail, entertainment, office and other commercial services. 



 

 

VPP 18: Transport  

• Clause 18.01-2S Transport system - To facilitate the efficient, coordinated and reliable movement 
of people and goods by developing an integrated and efficient public transport system.  

• Clause 18.02-3S Public Transport - To facilitate an efficient and safe public transport network and 
increase the proportion of trips made by public transport.  

• Clause 18.02-4S Roads -To facilitate an efficient and safe road network that integrates all 
movement networks and makes best use of existing infrastructure.  

How does the Amendment support or implement the Local Planning Policy Framework, and 
specifically the Municipal Strategic Statement? 
The draft amendment includes a new policy about the neighbourhood activity centre within the 
Municipal Strategic Statement and supports and implements the LPPF specifically the Municipal 
Strategic Statement through: 

Clause 21.04 Land use: 

Clause 21.04-1– Accommodation and housing:  

Objective 1 - To accommodate forecast increases in population. 

- Strategy 1.2 - Direct higher density residential development to Strategic Redevelopment Sites 
identified at clause 21.08 and other sites identified through any structure plans or urban design 
frameworks. 

Clause 21.04-2 - Activity centres: 

Objective 4 - To maintain a balance between local convenience and regional retail roles in Yarra’s 
activity centres. 

- Strategy 4.1- Increase the range of retail, personal and business services, community facilities, 
and recreation activities, within individual centres. 

- Strategy 4.3 - Support the role of all activity centres, including Neighbourhood Activity Centres, 
in providing local day-to-day needs of residents of all abilities. 

Clause 21.04-3 – Industry, Office and Commercial: 

Objective 8 -To increase the number and diversity of local employment opportunities. 

21.04-5- Parks, gardens and public open space: 

- Strategy 13.3 - Ensure new development does not have a negative impact on adjoining open 
space. 

Clause 21.05 - Built form: 

21.05-1– Heritage 

Objective 14 - To protect and enhance Yarra's heritage places. 

21.05-2 – Urban design: 

Objective 16 - To reinforce the existing urban framework of Yarra. 

Objective 19 - To create an inner city environment with landscaped beauty.  

Objective 20 - To ensure that new development contributes positively to Yarra's urban fabric. 

- Strategy 20.3 - Reflect the fine grain of the subdivision pattern in building design where this is 
part of the original character of the area.  

21.05-3 – Built form character: 



 

 

Objective 23 - To maintain and strengthen the identified character of each type of identified built form 
within Yarra. 

21.05-4 – Public environment: 

Objective 28 - To a provide a public environment that encourages community interaction and activity. 

- Strategy 28.1- Encourage universal access to all new public spaces and buildings. 

- Strategy 28.2- Ensure that buildings have a human scale at street level. 

21.06 - Transport: 

Clause 21.06-1 – Walking and cycling  

Objective 30 - To provide safe and convenient pedestrian and bicycle environments. 

Clause 21.06-3 – The road system and parking 

Objective 32 - To reduce the reliance on the private motor car. 

Objective 33 - To reduce the impact of traffic. 

21.07 Environmental sustainability: 

21.07-1- Environmentally sustainable development  

Objective 34 - To promote environmentally sustainable development. 

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

22.02-4 - Objectives: 

To conserve Yarra’s natural and cultural heritage.  

To conserve the historic fabric and maintain the integrity of places of cultural heritage significance.  

Clause 22.05- Interface Uses Policy 

22.05-2 – Objectives: 

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.  

To ensure that residential uses located within or near commercial centres or near industrial uses enjoy 
a reasonable level of amenity. 

22.05-4 - Dwelling Design: 

Minimise the potential for views from existing business or industrial premises to habitable room 
windows and private open space areas, through the use of appropriate siting, setbacks, articulation 
and screens. 

Clause 22.10 - Built Form and Design Policy 

22.10-2 – Objectives: 

Ensure that new development makes a positive contribution to the streetscape through high standards 
in architecture and urban design. 

Limit the impact of new development on the amenity of surrounding land, particularly residential land. 

Clause 22.13 - Residential Built Form Policy 

22.13-2 – Objectives: 

To limit the impact of new development on surrounding land, particularly on low rise residential areas. 



 

 

Clause 22.17 - Environmentally Sustainable Development 

22.17-2 – Objectives: 

The overarching objective is that development should achieve best practice in environmentally 
sustainable development from the design stage through to construction and operation. 

Amendment C269yara seeks to introduce a new planning policy framework into the Yarra Planning 
Scheme. It is currently being considered by the Minister for Planning for approval. Draft amendment 
C273yara is consistent with the new planning policy framework as in C269yara. 
 

How does the amendment support or implement the Municipal Planning Strategy? 

Amendment C269yara to introduce the new municipal planning strategy (MPS) is currently being 
considered by the Minister for Planning for approval. The draft amendment is consistent and builds on 
the new MPS. 

Does the Amendment make proper use of the Victoria Planning Provisions? 

The draft amendment uses the most appropriate VPP tools to achieve its objectives. A Design and 
Development Overlay (DDO) is the best tool to control future built form and the Heritage Overlay is 
used to protect places of heritage significance.   

How does the Amendment address the views of any relevant agency? 

Council sought the views of the Department of Environment, Land, Water and Planning (DELWP) and 
the Department of Transport in drafting the Amendment while preparing the interim controls.  

Further views of relevant agencies will be sought during exhibition of the draft amendment C273yara. 

Does the Amendment address relevant requirements of the Transport Integration Act 2010? 

The draft amendment is consistent with the requirements of the Transport Integration Act 2010 and 
will facilitate development outcomes that promote the principles of transit oriented development. 

Particular consideration has been given to ensuring that vehicular movements do not impact on the 
Principal Public Transport Network. 

Resource and administrative costs 

• What impact will the new planning provisions have on the resource and administrative 
costs of the responsible authority? 

The draft amendment will have some impact on the general operation of Council’s statutory planning 
department as it will facilitate some new forms of development and land use. 

The application of planning controls is considered to provide a more consistent assessment of 
planning permit applications. This is considered to ultimately reduce costs by providing more certainty 
to the community. 

Where you may inspect this Amendment 

The draft amendment is available for public inspection, free of charge, during office hours at the 
following places: 

Planning Counter 

Richmond Town Hall 

333 Bridge Road 

Richmond VIC 3121 

Information Counter 

Collingwood Town Hall 

140 Hoddle Street 

Abbotsford VIC 3067 

Yarra City Council web-site – draft amendment C273yara: www.yarracity.vic.gov.au/amendment  

Submissions  

Any person who may be affected by the draft amendment may make a submission to the Yarra City 
Council. Submissions about the draft amendment must be received by 5pm on 28 August 2023. 

A submission must be sent to either: 

• By post to “Strategic Planning Unit – Amendment C273, PO Box 168 Richmond, VIC 3181” or 

• by email at StrategicPlanning@yarracity.vic.gov.au (please use “Amendment C273” in the 
subject header) 

http://www.yarracity.vic.gov.au/amendment
mailto:mailto:info@yarracity.vic.gov.au


 

 

Standing Advisory Committee hearing dates  

In accordance with the Terms of Reference for the Yarra Activity Centre Standing Advisory Committee 
and if the Minister resolves to refer the matter to the Committee, the following dates for the Standing 
Advisory Committee are reserved for this amendment:  

• Directions hearing: To commence in the week of 5 March 2024. 

• Standing Advisory Committee hearing: To commence in the week of 22 April 2024. 

For more information on the Committee, please visit planning.vic.gov.au/panels-and-
committees/browse-panels-and-committees/projects/yarra-activity-centres-standing-advisory-
committee 

 

planning.vic.gov.au/panels-and-committees/browse-panels-and-committees/projects/yarra-activity-centres-standing-advisory-committee
planning.vic.gov.au/panels-and-committees/browse-panels-and-committees/projects/yarra-activity-centres-standing-advisory-committee
planning.vic.gov.au/panels-and-committees/browse-panels-and-committees/projects/yarra-activity-centres-standing-advisory-committee

