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YaRRA

YARRA CITY COUNCIL

Internal Development Approvals Committee

Agenda

to be held on Wednesday 5 June 2019 at 6.30pm
in Meeting Rooms 1 & 2 at the Richmond Town Hall

Rostered Councillor membership

Councillor James Searle
Councillor Stephen Jolly
Councillor Bridgid O’Brien

l. ATTENDANCE
Lara Fiscalini (Principal Planner)
Vicky Grillakis (Co-Ordinator Statutory Planning)
Cindi Johnston (Governance Officer)

Il. DECLARATIONS OF PECUNIARY INTEREST AND CONFLICT OF
INTEREST

.  CONFIRMATION OF MINUTES

IV. COMMITTEE BUSINESS REPORTS
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"Welcome to the City of Yarra.
Yarra City Council acknowledges the
Wurundjeri as the Traditional Owners

of this country, pays tribute to all
Aboriginal and Torres Strait Islander
peoplein Yarra and gives respect to
the Elders past and present."
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Guidelines for public participation at Internal

J
ﬁ) . Development Approval

Committee meetings
CITY Or ﬁ

YaRRA
POLICY

Council provides the opportunity for members of the public to address the Internal
Development Approvals Committee.

The following guidelines have been prepared to assist members of the public in
presenting submissions at these meetings:

. public submissions are limited to a maximum of five (5) minutes

. where there is a common group of people wishing to make a submission on the
same matter, it is recommended that a representative speaker be nominated to
present the views of the group

. all public comment must be made prior to commencement of any discussion by
the committee

. any person accepting the chairperson’s invitation to address the meeting shall
confine himself or herself to the subject under consideration

. people making submissions shall address the meeting as a whole and the
meeting debate shall be conducted at the conclusion of submissions

. the provisions of these guidelines shall be made known to all intending
speakers and members of the public generally prior to the commencement of
each committee meeting.

For further information regarding these guidelines or presenting submissions at
Committee meetings generally, please contact the Governance Branch on (03) 9205
5110.

Governance Branch
2008
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1. Committee business reports

Item Page Rec.
Page

1.1 PLN18/0613 - 49-53 Bedford Street, Collingwood - Use (dwellings) 5 48
and development of the land for a multi-storey building and removal
of party wall easements

1.2 PLN18/0650 - 1 Michael Street Fitzroy North - Part demolition and 114 132
construction of a double storey extension with assocaited roof
terrace and basement.

1.3 PLN18/0267 - 218-228 Hoddle St Abbotsford - Development of the 150 159
land for the construction of a multi-storey building, a reduction in
the car parking requirements, and buildings and works to a Road
Zone Category 1 Road

CONFIDENTIAL ITEM
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1.1 PLN18/0613 - 49-53 Bedford Street, Collingwood - Use (dwellings) and
development of the land for a multi-storey building and removal of party wall
easements

Executive Summary

Purpose

1.  This report provides an assessment of the proposed use (dwellings) and development of the
land for a multi-storey building and removal of party wall easements at No. 49-53 Bedford
Street, Collingwood.

Key Planning Considerations

2.  Key planning considerations include:
(@) Built form and Urban Design (Clauses 15, 15.03, 21.05-1, 22.07 and 22.10);
(b) Land Use (Clauses 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).

Key Issues
3. The key issues for Council in considering the proposal relate to:

(@) Strategic justification;

(b) Land Use;

(c)  Built form and Urban Design;

(d) On-site amenity;

(e) Off-site amenity;

() Parking layout, traffic and bicycle parking;
(g) Other matters (removal of easements); and
(h)  Obijector concerns.

Submissions Received

4, 29 objections were received to the application, these can be summarised as
(@) Excessive height;
(b) Lack of integration with adjacent heritage dwellings/heritage precinct;
(c) Off-site amenity impacts (overlooking, overshadowing, loss of daylight);
(d) Parking and traffic issues/pedestrian safety concerns; and
(e) Construction impacts.

Conclusion

5. Based on the following report, the proposal is considered to comply with the relevant
planning policy and should therefore be supported, subject to the following key
recommendations:

(@) Condition 1(b) -The deletion of Level 2 and Level 6, with the angled design of the
development to commence above the newly created Level 2;

(b) Condition 1(c) -Any subsequent changes to the internal layout of dwellings as a result
of Condition 1(b) to continue to meet all relevant Clause 58 Standards, with particular
reference to accessibility, storage, private open space, daylight, ventilation and
functionality;
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(c) Condition 1(f) -The proposed pedestrian passageway adjacent to the eastern boundary
of the site to have a minimum width of 1.5m; and

(d) Condition 1(h) -The green brickwork to be replaced with a more muted, natural colour.

CONTACT OFFICER: Lara Fiscalini
TITLE: Senior Statutory Planner
TEL: 9205 5372
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11

PLN18/0613 - 49-53 Bedford Street, Collingwood - Use (dwellings) and
development of the land for a multi-storey building and removal of party wall
easements

Trim Record Number: D19/53458
Responsible Officer:  Senior Coordinator Statutory Planning

Proposal: Development and use (dwellings) of a mixed-use multi-storey
building and removal of party wall easements.

Existing use: Former factory

Applicant: 41-59 Bedford Street Holdings Pty Ltd

Zoning / Overlays: Commercial 1 Zone

Date of Application: 21 August 2018

Application Number: PLN18/0613

Planning History

1. There is no planning history associated with this site.

The Proposal

2.  The application proposes the development and use (dwellings) of a mixed-use multi-storey
building and removal of party wall easements. In summary, the following is proposed;

General
(a)
(b)
()

(d)

(e)
(f)

Use

()
(h)

(i)

1),

Removal of three existing party wall easements between the three separate allotments.
Construction of a seven (7) storey building, with a maximum overall height of 25.25m.
The building design would encompass a contemporary form with a sculptured, angular
setback to the upper levels which incrementally increase at the south-eastern, north-
eastern and north-western corners of the development.

The lower levels are proposed to be finished in green brickwork, with the upper levels
to be constructed of pre-cast concrete with perforated metal panels in two alternate
patterns and powder coated aluminium.

The proposal incorporates a high degree of landscaping within each individual terrace,
including raingardens and planter boxes.

The proposal seeks the removal of an existing street tree located on the Bedford Street
frontage.

Ground floor commercial (shop) tenancy comprising 20sgm (permit not required for
use).

Dwellings at Levels 1-6 comprising:

(i) 4 xtwo-bedroom;

(i) 2 xthree-bedroom; and

(iiiy 1 x four-bedroom.

10 on-site residential car parking spaces (the notations on the basement plan appear to
reference a total of 20 spaces. This can be amended via a condition if a planning
permit is issued).

16 bicycle spaces, comprising 14 designated and secure resident spaces and 2
external spaces for visitors.

Development
Basement — Ground Level
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A basement level, abutting the northern boundary and setback 1.129m from the east,
6.2m from the south and 3.7m from the west, with ten (10) car parking spaces
contained within two separate mechanical parking systems (VVOHR Combilift 543).
Vehicle access would be provided from Bedford Street in the east and a Right-of-Way
(ROW) to the west. The Bedford Street vehicle entry would be setback 1.13m from the
eastern boundary, with the ROW entrance set back 0.3m from the western boundary.
The existing single crossover to Bedford Street is proposed to be removed and a new
double-width crossover constructed, further to the north;

The ground floor would provide an angled setback from the site’s south-east corner,
forming a pedestrian linkage between Bedford Street and Rendle Place to the south,
with a setback between 1.13m - 3.34m from the eastern boundary (Bedford Street).
The residential entrance and shop would be located adjacent to this setback, with a
publicly accessible 'bike repair station' in the south-eastern corner, adjacent to Bedford
Street.

The remaining ground floor would contain the lift lobby and residential lift, the refuse
room, a separate bicycle storage room for 14 resident bicycle spaces and an externally
accessible visitor bicycle space (2 bicycles) directly adjacent to the western boundary.

Levels 1-3

(@)

(n)

(s)

(t)

(u)

(v)

Level 1 would be constructed to the north and south boundaries, with a 1.13m setback
from the north-east corner and a 1.7m setback from the south-east corner. Level 1
abuts the western boundary, with the exception of a small lightcourt (1.2m x 1.4m).
Level 1 would contain 2 x 2 bedroom dwellings, each with balconies measuring 8sgm
(one addressing Bedford Street and one addressing the ROW).

Level 2 would be constructed to the north and south boundaries, with a 1.13m setback
from the north-east corner and a 1.7m setback from the south-east corner. A 4.3m
length of wall would abut the western boundary, with the remainder setback 0.750m
from this interface, and a deeper 2.17m setback in the north-west corner.

Level 2 would contain 2 x 2 bedroom dwellings, one with an 8sgm balcony addressing
Bedford Street and the second with a 10sgm balcony facing west.

Level 3 has the same envelope as the levels below with regards to the setbacks from
the north-east and south-east corners, with the western wall abutting the boundary for
a length of 4m, and the remaining wall setback 1.155m and 2.055m from this interface.
Level 3 would contain 1 x 3 bedroom dwelling, with the principal balcony (8sqm)
addressing Bedford Street and a secondary balcony (4sqgm) facing west.

Levels 4-6

(w)

()

v)

@)

Level 4 would contain 1 x 3 bedroom dwelling with the same balcony configurations as
the dwelling below. This level would be setback 2.58m from the north-east corner and
3.345m from the south-east corner, with a 0.635 setback incorporated into the angled
frontage of the Bedford Street facade. This level would abut the western boundary for a
length of 3.9m, with the remaining wall set back 1.86m from this interface.

Level 5 would containl x 4 bedroom dwelling, with a 6sgm balcony addressing Bedford
Street and a 3sgm balcony facing west. The angled design of this level increases from
the floors below, with a 4.025m setback from the north-east corner, a 4.175m setback
from the south-east corner and a 1.225m to 1.76m setback for the remaining Bedford
Street facade. The western wall would abut the western boundary for a length of 3.7m,
with the remaining wall set back 2.575m from this interface.

Level 6 would contain 1 x 4 bedroom dwelling, with a 9sqm balcony addressing
Bedford Street and a 15sgm rooftop terrace above. The angled design of this level
increases from the floors below, with a 5.47m setback from the north-east corner, a
5.415m from the south-east corner and a 1.815m to 2.235m setback for the remaining
Bedford Street facade. The western wall would abut the western boundary for a length
of 3.5m, with the remaining wall set back 3.44m from this interface. The northern wall
at this level is setback 1.105m from the northern boundary.

Solar PV panels, the lift overrun and mechanical services are proposed at roof level,
along with the aforementioned terrace for Unit 6.01.
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3.

Images of the proposal, clearly demonstrating the angled design of the development, are
provided in Figures 1 & 2.

&
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Figure 1: Proposal viewed from the north-east (along Bedford Street)
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Figure 2: Proposal viewed from the north.
ESD

Yarra City Council — Internal Development Approvals Committee Agenda — Wednesday 5 June 2019



Agenda Page 10

4.  The following key ESD initiatives and performance measures have been incorporated into
this project and outlined in the Sustainability Management Plan (SMP) dated July 2018 and
prepared by Hip V. Hype Sustainability Consultants.

(@) A BESS Score of 81%.

(b) Preliminary NatHERS rating of 7.4 star average thermal performance rating.

(c) 4 KWp Rooftop PV system.

(d) Provision of 2,000L rain water tank for toilet flushing and landscape irrigation achieving
a STORM Rating of 111%.

(e) Car stacking system with EV charging capacity.

()  Provision of a minimum of 2 bicycle parking spaces per apartment.

(g) Provision of a public use bicycle repair station.

Existing Conditions

Subject Site

5. The subject site is located on the western side of Bedford Street, at its southern end. The site
is rectangular in shape, with dual frontages to Bedford Street to the east and a right-of-way
(ROW) to the west. The site abuts Bedford Street for a length of 12.73m and the ROW for
12.57m, with a maximum depth of 18.11m. The overall site contains three separate lots, on
two separate titles, which form a total site area of approximately 229sgm.

6. The land is occupied by a single-storey, brick building, which was formerly used as a factory
and now appears to be vacant. A roller door, window and pedestrian entrance is located
within the Bedford Street facade. The building is constructed to the northern, eastern and
western boundaries, with an image provided in Figure 3. The building is set back 2.3m from
the site’s south-east corner, and 1.1m from the remainder of the southern boundary. The
south-east corner of the site is unfenced, with this section of the land having a direct
interface with Rendle Place to the south. Rendle Place wraps around the south-east corner
of the site and extends further south to access Stanley Street.

Figure 3: Existing facade (Bedford Street)

Certificate of Title
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The site contains three land parcels (Lot 11 on Plan of Subdivision 10495 (Volume 5744 /
Folio 760) and Lots 12 & 13 on Plan of Subdivision 10495 (Volume 5972 / Folio 211) and is
subject to three party wall easements within the three parcels.

Surrounding Land

The surrounding area is mixed in terms of land uses and built form. The site is located within
the Commercial 1 Zone (C1Z), with this zone extending to land to the north, west and south,
and the Mixed Use Zone (MUZ) to the east and south-east. The surrounding land includes
residences, as well as offices and warehouse uses. The zoning of the site and surrounding
land is demonstrated in Figure 4, with the C1Z depicted in purple and the MUZ in red.

‘Figure 4: Surrounding zoning

The site is located adjacent to the Smith Street Major Activity Centre (MAC) with Smith Street
itself being located approximately 35m to the west of the subject site. The locality is well
served by various modes of public transport (including tram routes along Smith Street and
Victoria Parade, as well as bus routes along the latter) and a variety of community and
commercial services and facilities. The site is also located to the north of the Gertrude Street
Neighbourhood Centre (NC) and to the south of the Johnston Street NC.

Bedford Street is a narrowly proportioned street with parallel parking on each side. The built
form types in the area contain a mix of older-style, industrial buildings, remnant workers
cottages, modern residential developments and residential warehouse conversions. Heights
range from single-storey to six-storeys in the immediate vicinity, with taller buildings further in
the distance forming a backdrop to the more immediate streetscape. Recent residential
development, former industrial buildings and warehouses are generally constructed with
boundary-to-boundary development and are hard-edged in appearance. Typical materials
found in the area are brick and render. A number of single and double-storey dwellings are
also located in the surrounding area, typically characterised by on-boundary walls, with small
front yards.

Yarra City Council — Internal Development Approvals Committee Agenda — Wednesday 5 June 2019



Agenda Page 12

11. The surrounding area has changed considerably within the last decade. There are a number
of developments in this southern end of Collingwood which have obtained a planning permit,
are currently under construction, or are fully constructed. Nearby developments sites are as
follows:

(&) 1-5 Otter Street (7 storeys — under construction)

(b) 32-34 Bedford Street (6 storeys - approved)

(c) 36-38 Bedford Street (5 storeys - constructed)

(d) 44-48 Bedford Street (5 storeys - constructed)

(e) 4-10 Stanley Street (5 storeys - constructed)

()  18-22 Stanley Street (part 4, part 5 storeys - constructed)

(g) 24-28 Stanley Street (7 storeys - constructed)

(h)  34-44 Stanley Street (6 storeys - constructed)

()  46-74 Stanley Street and 25-35 Napoleon Street (up to 9 storeys - constructed)
()  5-7 Napoleon Street (4 storeys - constructed)

(k)  Yorkshire Brewery 1-21 Robert Street (up to 17 storeys - constructed)
(h 132 Smith Street (Banco Development 9 storeys - constructed)

(m) 9-17 Smith Street (7 storeys - constructed)

(n) 237 Smith Street (6 storeys - constructed)

(o) 305-311 Smith Street (6 storeys - approved)

(p) 86 Smith Street (5 storeys - approved)

(q) 22 Peel Street (5 storeys - constructed)

() 41 Peel Street (6 storeys - constructed)

(s) 4-12 Langridge Street (5 storeys - approved)

() 195 Wellington Street (9 storeys - constructed)

(u) 109 Wellington Street (9 storeys - constructed)

(v) 7 and 9-15 Little Oxford Street (8 storeys — under construction)

(w) 23 Little Oxford Street (6 storeys — approved)

(x) 61-71 Wellington & 37-39 Langridge Street (14 storeys - under construction)
(y) 73-77 Wellington Street (10 storeys — under construction)

(z) 72-90 Cambridge Street (9 storeys — under construction)

12. The site is located directly adjacent to land within two separate heritage overlays to its north,
west and south, as demonstrated in the image at Figure 5, with the red colour of the adjacent
land noting that the immediately surrounding sites are classified as ‘individually significant’
within their respective heritage precincts.

IL-' —__ \‘ ' “‘ “ “
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[ —— | | IS F

Figure 5: Subject site with heritage overlay interfaces
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igure 6: Subject site and surrounds
13. The site’s immediate interfaces are as follows:
North

14. Immediately to the north of the site is No. 47 Bedford Street; a single-storey cottage built to
the northern and southern boundaries and directly abutting the building on the subject site.
Secluded private open space (SPOS) at the rear addresses the adjacent ROW to the west.

15. This dwelling is one of seven single-storey, brick Victorian-era terrace houses, located within
the C1Z, which are known collectively as the ‘Purfleet Cottages’. The cottages extend from
No. 33 — 47 Bedford Street and originally comprised 12-13 identically attached houses (with
a number formerly accommodated on the subject site). The dwellings are built to the street
and side boundaries and have matching front doors, single timber-framed, double-hung sash
windows, a corrugated iron roof and brick chimneys. The cottages are classified as
‘individually significant’ within a site-specific heritage overlay (H096 — 33-47 Bedford Street,
Collingwood) and are demonstrated in Figure 7.

S

e
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Figure 7: Purfleet Cottages — Nos. 33-47 Bedford Street

Further to the north is No.1-5 Otter Street, located on the south-eastern corner of Bedford
and Otter Streets. A seven-storey development has been approved on this site under
Planning Permit PLN15/0947, with construction currently underway.

South

Abutting the majority of the site’s southern boundary is the rear section of No. 250 Smith
Street. This land is unfenced and used for car parking associated with a commercial
premises and a first-floor dwelling addressing Smith Street. Also to the south is Rendle
Place; a pedestrian accessway extending from the southern end of Bedford Street through to
Stanley Street, further south.

Adjacent to the south-east corner of the site is a five-storey apartment development at 4-10
Stanley Street, with this site within the MUZ. The rear wall of this property addresses the
southern end of Bedford Street, with a number of north-facing windows and balconies within
this interface. Vehicle access to this site is provided via Bedford Street. The northern wall of
this building is demonstrated in Figure 8.

Figure 8: rear wall of 4-10 Stanley Street

East
Bedford Street forms the eastern boundary of the subject site. It has a carriageway in both

directions and on-street car parking on both sides of the road. Street trees are located along
the western side of the road, with a small street tree directly in front of the subject site.
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On the eastern side of Bedford Street is a five-storey apartment building, located at No.44
Bedford Street. This building has a triple-storey streetwall, with recessed upper levels
behind. The building is contemporary in design, with timber cladding and render the
predominant materials.

The remaining eastern streetscape of Bedford Street contains one single-storey cottage, with
two to four-storey developments extending to the northern end of the street.

West

The site's immediate western interface is to a ROW; this laneway acts as a service lane to
properties addressing Smith Street and Bedford Street, with its eastern interface
characterised by fences, garages and rear entries to the Purfleet Cottages. All of these
properties are located within the C1Z. At-grade concrete car parking spaces characterise the
rear of the Smith Street properties.

Beyond the ROW, the site interfaces with the rear of the properties at Nos. 252, 254 and 256
Smith Street. These properties are occupied by double-storey buildings with upper level
dwellings and rear open spaces and car parking areas accessed from the ROW. All of the
built form on these sites is in excess of 9m from the subject land. These Smith Street
properties are classified as ‘individually significant’ within the 'Smith Street Heritage Overlay
Area, Fitzroy/Collingwood' Heritage Overlay (HO333).

Planning Scheme Provisions

24,

25.

26.

27.

28.

29.

Zoning
Clause 34.01 — Commercial 1 Zone

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.

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

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 residential
entrance and residential garage door equates to an overall width of 7.35m, ensuring that a
planning permit is required.

The commercial tenancy (shop) use is identified as a 'Section 1 - Permit not required.' There
is no limit on leasable shop area in the schedule to the C1Z.

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

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

Overlays
N/A

Particular Provisions
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Clause 52.02 Easements, Restrictions and Reserve

The purpose of this clause is to enable the removal and variation of an easement or
restrictions to enable a use or development that complies with the planning scheme after the
interests of affected people are considered.

Pursuant to Clause 52.02 of the Scheme, a planning permit is required before a person
proceeds (in this instance) under Section 36 of the Subdivision Act 1988 to remove an
easement.

Clause 52.06 Car Parking

Under the provisions of Clause 52.06-5 of the Scheme, the development’s parking
requirements are as follows:

Quantity/ No. of Spaces No. of

Proposed Use Size y Statutory Parking Rate Iize uiFr)ed Spaces
q Allocated
Two-bedroom dwelling 4 1 space per dwelling 4
Three-bedroom 2
dwelling 2 spaces per dwelling 5 10
Four-bedroom dwelling 1
Commercial (Shop) 21 m? 3.5 spaces to each 100 m2 of 0
leasable area
Total 10 10

Given the statutory requirement is met, a planning permit is not required under this Clause.
Clause 52.34 Bicycle Parking

Under the provisions of Clause 52.34-5 of the Scheme, the development’s bicycle parking
requirements are as follows:

Proposed Use Quantity/Size Statutory Parking  No. of
Rate Spaces
Allocated
Dwelling (7) Resident - In
developments of four or 2 14
more storeys, 1 to each
5 dwellings

Visitor — In developments
of four or more storeys, 1 1 2
to each 10 dwellings

Commercial (Shop) Employee - 1 to each

21 m? 600sgm of leasable floor 0 0
area if the leasable floor
area exceeds 1000sqm.

Shopper - 1 to each
500sgm of leasable floor 0 0
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area if the leasable floor
area exceeds 1000sgm.
Total 3 16

Given the statutory requirement is met, a planning permit is not required under this Clause.
Clause 58 Apartment Developments
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

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)

Relevant clauses are as follows:

Clause 11.03-1S — Activity Centres

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

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

Clause 15.01-1S — Urban Design

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

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 15.01-5S — Neighbourhood Character

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
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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

The objective of this clause is “to promote a housing market that meets community needs”.

Clause 16.01-1R — Integrated housing- Metropolitan Melbourne

Strategies for this clause are:

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

(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

The objective of this clause is “to locate new housing in designated locations that offer good
access to jobs, services and transport”.

Relevant strategies for this clause are:

(@) 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.

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

Clause 16.01-3S — Housing diversity

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

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

The objective of this clause is “to deliver more affordable housing closer to jobs, transport
and services.”

Clause 17.02-1S — Business

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
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The objective of this clause is “to create a safe and sustainable transport system by
integrating land use and transport’.

Clause 18.02-1S — Sustainable personal transport

The objective of this clause is “to promote the use of sustainable personal transport”.

Clause 18.02-2R — Principal Public Transport Network

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)

Clause 21.04 — Land Use
Clause 21.04-1 — Accommodation and housing
Relevant objectives and strategies for this clause are:

(@) Objective 1 To accommodate forecast increases in population.
()  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.
(i)  Strategy 1.3 Support residual population increases in established
neighbourhoods.
(b) Obijective 2 To retain a diverse population and household structure.
(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.
(i)  Strategy 3.2 Apply the Interface Uses policy at clause 22.05.

Clause 21.04-3 Industry, office and commercial

The relevant objective for this clause is “To increase the number and diversity of local
employment opportunities”.

Clause 21.05 — Built Form

Clause 21.05-1 — Heritage

The relevant strategy for this clause is “Protect the heritage skyline of heritage precincts”.

Clause 21.05-2 — Urban design

The relevant objective and strategy of this clause are;

(@) Objective 17 To retain Yarra’s identity as a low-rise urban form with pockets of higher
development.
(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:
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- 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

- Positive contribution to the enhancement of the public domain

- Provision of affordable housing.

Clause 21.06 — Transport
Clause 21.06-1 Walking and cycling

The relevant objectives and strategies of this clause are;

(@) Objective 30 To provide safe and convenient pedestrian and bicycle environments.
(i)  Strategy 30.1 Improve pedestrian and cycling links in association with new
development where possible.
(i)  Strategy 30.2 Minimise vehicle crossovers on street frontages.
(ii)  Strategy 30.3 Use rear laneway access to reduce vehicle crossovers.

Clause 21.07 — Environmental Sustainability
Clause 21.07-1 — Environmentally sustainable development

The relevant objective of this clause is to “promote environmentally sustainable
development”.

Clause 21.08-5 — Neighbourhoods (Collingwood)
This clause describes the area in the following way (as relevant):

(@) The Smith Street major activity centre serves multiple roles for local residents whilst
attracting visitors from a larger catchment. It is a classic main road strip generally
consisting of buildings of two to four storeys interspersed with the occasional building
of up to 6 storeys.

(b) The subdivision pattern is consistent, and the pattern of the streetscape is generally
fine grain. Unlike many other Victorian shopping strips the street is also characterised
by the variance in profile and design of buildings. It has a high proportion of individually
significant heritage buildings, supported by contributory buildings from the Victorian-era
and Edwardian-eras.

Within Figure 13 of Clause 21.08-5, the subject site is identified as being adjacent to the
Smith Street Major Activity Centre. Figure 14 of Clause 21.08-5, shows the subject site as
being within a non-residential built form character area where the objective is to improve the
interface of development with the street.

(@) The implementation of built form strategies in clause 21.05 includes supporting
development that maintains and strengthens the preferred character of the relevant
Built Form Character Type.

Relevant Local Policies

Clause 22.05 — Interface Uses Policy

This policy applies to applications for use or development within Business (now Commercial)
Zones (amongst others). The relevant objectives of this clause are;
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(@) 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.

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

Clause 22.07 — Development Abutting Laneways
The objectives of this clause are;

(&) To provide an environment which has a feeling of safety for users of the laneway.

(b) To ensure that development along a laneway acknowledges the unique character of
the laneway.

(c) To ensure that where development is accessed off a laneway, all services can be
provided to the development.

(d) To ensure that development along a laneway is provided with safe pedestrian and
vehicular access.

Clause 22.10 — Built form and design policy

The policy applies to all new development not included in a heritage overlay and comprises
ten design elements that address the following issues: urban form and character; setbacks
and building heights; street and public space quality; environmental sustainability; site
coverage; on-site amenity; off-site amenity; landscaping and fencing; parking, traffic and
access; and service infrastructure.

Clause 22.12 — Public Open Space Contribution

The subject site is in an area where land in lieu of cash is the preferred method of public
open space contribution (area 3066B). However, considering the size of the site, it is not
practical to provide the preferred area of land and therefore cash will be provided.

Clause 22.16 — Stormwater Management (Water Sensitive Urban Design)
This policy applies to applications for new buildings (amongst others).
Under this clause it is policy to:

(a) Require that development applications provide for the achievement of the best practice
performance objectives for suspended solids, total phosphorus and total nitrogen, as
set out in the Urban Stormwater Best Practice Environmental Management Guidelines,
CSIRO 1999 (or as amended).

(b) Require the use of stormwater treatment measures that improve the quality and reduce
the flow of water discharged to waterways. This can include but is not limited to:

(i)  collection and reuse of rainwater and stormwater on site

(i)  vegetated swales and buffer strips

(i) rain gardens

(iv) installation of water recycling systems

(v) multiple uses of water within a single manufacturing site

(vi) direction of flow from impervious ground surfaces to landscaped areas.

(c) Encourage the use of measures to prevent litter being carried off-site in stormwater
flows, including:
() appropriately designed waste enclosures and storage bins, and
(i)  the use of litter traps for developments with the potential to generate significant
amounts of litter.
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(d) Encourage the use of green roofs, walls and facades on buildings where practicable (to
be irrigated with rainwater/stormwater) to enhance the role of vegetation on buildings in
managing the quality and quantity of stormwater.

Clause 22.17 — Environmentally Sustainable Design

70. This policy applies to residential development with more than one dwelling. 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

71. The application was advertised under the provisions of Section 52 of the Planning and
Environment Act 1987 with 518 letters sent to surrounding owners and occupiers and two signs
displayed on site. Council received 29 objections, the grounds of which are summarised as
follows:

(@) Excessive height;

(b) lack of integration with adjacent heritage dwellings/heritage precinct;
(c) Off-site amenity impacts (overlooking, overshadowing, loss of daylight);
(d) traffic and car parking;

(e) pedestrian safety; and

(f)  construction impacts.

72. A planning consultation meeting was held on 9 April 2019 and attended by two objectors, the
Applicant, a Councillor and Council Officers to discuss all issues and concerns raised in the
letters of objection. No changes to the plans were made as a consequence of this meeting.

Referrals
Internal Referrals

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

(@) Urban Design;
(b)  Heritage Advisor;
(c) ESD Advisor;
(d) Open Space;
(e) City Works; and
()  Engineering Services.
74. Referral comments have been included as attachments to this report.

OFFICER ASSESSMENT

75.

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) Built form and Urban Design;

(d) On-site amenity;

(e) Off-site amenity;

() Parking layout, traffic and bicycle parking;

() Other matters (removal of easement); and

(h)  Objector concerns.

Strateqic justification
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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 adjacent
to the Smith Street MAC and is therefore 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.

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 or
close to major activity centres. The dwellings would provide increased housing opportunities
consistent with the policy outlined above. 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 a small retail tenancy at ground level, addressing Bedford Street, will
provide a degree of activity within the streetscape, also consistent with the purpose of the
Ciz.

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 two, three and four-bedroom
apartments with a variety of open space provisions.

It is acknowledged that the emerging heights in the area allow a more robust development to
occur, with the site currently underutilized within the context outlined above. However more
intensive growth, whilst strongly supported by policy, must respond to existing conditions and
be tempered if necessary to respect the existing neighbourhood character and the site
specific relationship with adjoining built form. These factors will be discussed in turn.

Land Use

A purpose of the C1Z is to provide for residential uses at densities complementary to the role
and scale of the commercial centre. Whilst the site is located within the C1Z, Bedford Street
is predominantly residential in use. On this basis the use of the land for dwellings will not
unreasonably impact any existing commercial uses in the surrounding area, with the closest
of these uses addressing Smith Street to the west.

Residential noise is unlikely to impact upon existing uses within Smith Street, with internal
noise to the dwellings from external sources discussed later within this assessment. The
proposed dwelling 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.

Built form and design

In considering the design and built form of the proposed development, the most relevant
aspects of the Scheme are provided at clause 15, 21.05 and 22.10. These provisions support
a development outcome that responds to the existing or preferred neighbourhood character
and provides a contextual urban design response reflective of the aspirations for the area.
Particular regard must be given to the acceptability of the design in terms of height and
massing, design and relationships to adjoining buildings.

Context
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As outlined in the ‘sites and surrounds’ section of this report, the existing character of the
surrounding area contains a mix of building sizes and heights, varying between single-storey
heritage cottages to modern five to six-storey developments. A seven-storey development is
currently under construction at the northern end of Bedford Street (No. 1-5 Otter Street) and,
once constructed, will be the highest visible building within the immediate vicinity.

The subject site and the western side of Bedford Street is located within the C1Z, with
Clause 21.08 of the Scheme describing the area as being a ‘non-residential’ area with the
accompanying objective ‘to improve the interface of development with the street’. In reality
however, Bedford Street is predominantly residential, particularly given the recent approvals
for residential developments to replace office buildings at No. 1-5 Otter Street and No. 32-34
Bedford Street (to the north-east of the site).

While the objectives under clause 21.08 are considered to be generally appropriate in terms
of improving the streetscape, the more relevant context which is emerging in relation to the
subject site is a residential one. This is further supported by the row of Victorian cottages to
the north of the site; with these buildings clearly constructed as dwellings and continuing to
be used as such. On this basis, Bedford Street is in clear contrast to the commercial focus of
the land associated with Smith Street to the west.

Given the C1Z attributed to the site, it is expected to have higher built form than the
residential areas to the north-east, which are located within a General Residential Zone
(GRZ) and even those to the east and south-east, within the Mixed Use Zone (MUZ).
However, the specific context of this particular street, given the row of heritage cottages
along its western interface, tempers the ability for this site to be developed to the same
extent as others in the same zone. On this basis, a more considered approach is required, as
will be discussed in the assessment below.

Height, Scale and Massing of the development

The proposal seeks to construct a seven-storey building on the site, built predominantly to
the north and south boundaries with increasing setbacks from the corners to create an
angled, tapered, design. There is no clearly defined streetwall, with setbacks incorporated
into the south-east and north-east corners from Level 1, however these setbacks are
consistent until Level 3, with subsequent increases in the levels above. The use of brickwork
is also relatively consistent until this level, with the higher levels finished with a combination
of pre-cast concrete and perforated metal. These features in combination create the
impression of a three-storey street wall to Bedford Street.

The overall height of the proposal is 22.25m. The heights of the two adjacent buildings are

17.25m for No. 4-10 Stanley Street (to the south) and 5.4m for No. 47 Bedford Street to the
north. Figure 9 clearly demonstrates the lack of transition in heights that would occur along
the western streetscape if the development was approved at this scale.
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610 STANLEY STREET SUBJECT SITE PURFLEET COTTAGES 1 OTTER STREET
BULDING PROFILE SHOWN 4953 BEDFORD STREET [SMITH STREET PROPERTIES SHOWN BEYOND) (APPROVED DEVELOPVENT,
INSECTION| STREET

Figure 9: western streetscape of Bedford Street (including 4-10 Stanley Street)
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The relevant objective at Clause 22.10 of the Scheme aims to;

(@) Ensure that new development positively responds to the context of the development
and respects the scale and form of surrounding development where this is a valued
feature of the neighbourhood character.

Figure 9 demonstrates how the development at the northern end of Bedford Street (1-5 Otter
Street), whilst also extending to 7-storeys, has adopted reductions in height to the Purfleet
Cottage interface, allowing for a more sensitive transition in scale along the streetscape. Of
note, the direct abuttal to the northern-most cottage is only 1.7m higher than the cottage’s
roof. In comparison, this proposal would provide a wall 6.38m higher than the abutting single-
storey cottage before any setbacks occur.

The location of the site at the southern end of Bedford Street ensures there is no loss of
significant view of the Purfleet Cottages from any part of Bedford Street, However, the triple-
storey wall immediately abutting these dwellings, along with the height of the ‘tower’ element
above, will create an imposing and overwhelming backdrop to this modestly scaled heritage
built form.

Whilst the subject site is not located within a heritage overlay, its direct abuttal with this row
of ‘individually significant’ cottages, and with the Smith Street heritage overlay to the west,
calls for appropriate consideration of this overlay to be provided for any future development
of the site. On this basis, the application was internally referred to Council’s Heritage Advisor.
The two main concerns raised in this advice related to the relationship of the development
with the Purfleet Cottages, and the potential extent of visibility of the top of the building from
within the ‘skyline’ of the Smith Street heritage precinct to the west. It was noted in the
heritage advice that it is critical from a heritage perspective the Smith Street skyline is
preserved without further visual intrusions’.

To test this, the Applicant provided modelling from three vantage points within Smith Street,
with these points located along the western footpath, to the north-west, west and south-west
of the subject site. The height of the images was taken from 1.7m above the footpath level.
From the north-west, extremely minor sections of the proposal’s roof terrace were visible,
with the remainder of the development almost entirely obscured by the parapets and roof
forms of existing built form along the eastern side of Smith Street. The Applicant stated that
the appearance of minor visible elements would be ‘reduced by the use of a pale coloured
perforated material’. From the remaining two vantage points, all views of the proposed
building would be fully obscured by existing built form. In this regard, the height of the
development is considered to preserve the existing Smith Street skyline.

However, the scale of the proposal was not viewed as favourably from within Bedford Street
itself, with Council’s heritage advice acknowledging the height transition provided between
the Purfleet Cottages and the Otter Street development to the north as discussed above. It
noted that the setback between the cottages and the approved higher development (at 1-5
Otter Street) went ‘'someway to mitigate against over towering or being overwhelming’. In
contrast, this proposal does little to provide a more sympathetic transition in height.

A Heritage Impact Statement (HIS) was prepared on behalf of the Applicant, with this noting;

‘The development will result in the juxtaposition of a substantial vertical
volume against a single-storey row of heritage buildings. Accepting this,
this end of Bedford Street is already an environment characterised by
abrupt transitions in height, where buildings of broadly comparable multi-
storey scale are visually dominant’.
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Council does not support this statement in its entirety. As can be seen in Figure 10, the
existing single-storey factory on the subject site, along with the pedestrian link at the
southern end of the street, creates a degree of separation between the single-storey
cottages and the rear of the Stanley Street development to the south. Moreover, this
residential development has a maximum height of five-storeys, with a recessed upper level.
Council does however agree with the statement in the HIS that a ‘substantial vertical volume’
will abut the single-storey buildings, with this clearly demonstrated in the image at Figure 11.
The extent of this difference in height is not considered to be a reasonable built-form, or
heritage, outcome, and it is not considered that adequate regard has been given to this
interface.

—
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Figure 10: Existing height transition at the southern end of Bedford Street
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Figure 11: Height transition at the southern end of Bedford Street
with proposal included

This position is further supported by referral comments received from Council’s Urban
Design Unit. Whilst these comments acknowledge that the area is undergoing change, with
new development resulting in the emergence of higher built form within the immediate
surrounds, it also highlights the differences between the context of the subject site and other
sites on which higher built form has been approved.

Of note, the advice references the variances between this site and the site at 1-5 Otter
Street, stating that ‘it appears that the proposed height for the subject site is highly influenced
by this approval’. The clearest difference between the sites is the land area, with Otter Street
700sgm in size and the subject site providing an area of 230sgm on which to build. Otter
Street has two main interfaces (Otter Street and Bedford Street), with Otter Street a wider
and more developed streetscape. Further, the Otter Street development provides a more
sympathetic transition in height to the adjacent single-storey built form along Bedford Street.

On this basis, the Urban Design advice concluded that the proposed development would
overwhelm the character of Bedford Street by creating an enclosed street environment at its
southern end. It states that the maximum acceptable building height at this end of Bedford
Street is five-storeys, using the development at 4-10 Stanley Street as a reference. On this
basis, it was recommended to remove Levels 5 & 6 of the proposed development, thereby
resulting in a maximum five-storey built form.

To combat the overwhelming nature of the development, Council’s Heritage Advice also
recommended a reduction in height, however this advice recommended the removal of Level
2. This change seeks to remove this level and drop the ‘folded levels down to retain the basic
shape and proportion of podium to tower’. It was considered that the removal of a lower level
would ‘establish a better proportion to “Purfleet Cottages’.

To achieve the most appropriate outcome for this site, Council Officers are of the view that a
combination of these recommendations should be incorporated into an amended design.
This would result in the removal of Level 2, thereby providing a more sympathetic height
transition with the single-storey cottages to the north, and the removal of Level 6, which
would reduce the overall height of the building to five-storeys; a height more in keeping with
the established character of the immediate area. As outlined in the heritage advice, it is
preferable that the angled design begins above the newly created Level 2, to ensure that the
greater setbacks are incorporated into the lower levels and the relationship with the adjacent
dwellings is further improved.

These changes were discussed with the Applicant, who agreed to this outcome, and can be
facilitated via a condition of the permit should one be issued.

The Public Realm & Pedestrian spaces

Clause 21.05 seeks new development to make a positive contribution to the enhancement of
the public domain, whilst clause 22.10-3.4 aims to ensure that new development enhances
public safety and the pedestrian experience by creating attractive and active interfaces.

The glazed facade to the ground floor shop addressing Bedford Street will provide an
engaging frontage to this interface, with the south-facing window in this space creating
surveillance opportunities to Rendle Place to the south. Further, the development seeks to
improve the current pedestrian experience and connection from this laneway through to
Bedford Street. Rendle Place currently provides little sense of place and minimal activation,
with the proposed setback of the ground floor in the south-east corner opening up view-lines
to this space.
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Improved outlook and a more direct pedestrian flow will be provided, thereby allowing for a
safer connection through this thoroughfare. This connection is demonstrated in Figure 12.

47 Bedford Street

Bedford Street

119.53 Bedford Street
‘Ground Level

610Stanley
Conerete Carpark Street

®
Figure 12: proposed widening of pedestrian link

105. Whilst not shown on the architectural drawings, the Landscape Design Report provided with
the application details the works envisaged in this setback, with these demonstrated in
Figure 13.
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Figure 13: works within the south-east corner of the site.
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106. A publicly accessible bicycle repair station is proposed, along with a garden bed, new street
tree and the possibility of outdoor seating associated with the commercial space. A new brick

surface within the setback is also proposed. As noted previously, an existing street tree will
be removed to allow the construction of the new crossover on Bedford Street.

107. Whilst the comments from Council’s Urban Design Unit strongly support the ‘opening up’ of
this corner, they note that “there are further considerations to be taken while designing this

contested space’; highlighting that the objective of creating a wider space for pedestrian
circulation may be undermined by the number of elements proposed within it.

108. This advice notes that there is currently a 1.3m wide passageway between the subject site
and 4-10 Stanley Street that is used for pedestrian access. An increase to a width of 1.5m is
recommended, as outlined in Figure 14, to ensure that a clear path of travel is provided.

_ ~

Figure 14: Width of required pedestrian link

109. Figure 14 indicates that the 1.5m pathway is possible, with the dimensions of the bicycle
repair station limited. Specifications provided for the repair station indicate that this
infrastructure has a maximum width of 0.5m, including the signage at the top of the structure.

110. The bicycle repair station will be located within the title boundaries of the subject site. Whilst
it will be accessible for residential and public use, it will be formally designated as ‘common
property’ and the maintenance of this structure will be undertaken by the development’s
Owners Corporation. The clear delineation of this corner (via the use of the proposed brick
surface) will demonstrate that the land is privately owned and maintained. Whilst the layout
of the space will allow public access, it is reiterated that this land and all structures within will

be managed and maintained by the property owner and the associated Owners Corporation.
To ensure that this area is maintained in good order, a condition can be added to any permit

issued specifying this.
111. Further comments and recommendations were outlined in Council’'s Urban Design advice as

follows;
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(@) The proposed brick surface (within the title boundary) is supported however ensure this
pavement is compliant to DDA standards (particularly slip resistance) and is contained
with the property boundary.

(b) The provision of a tree is not supported as the first-floor cantilevers over this space
which does not leave adequate room for tree canopy.

(c) The provision of the garden bed does not appear to be sustainable as this corner is
susceptible to damage.

(d) There needs to be more consideration given to clearance zone (1.8m X 0.6m) for the
bike repair station to ensure that the clear path of travel is maintained.

(e) Delineate the Bedford Street footpath (with 300mm wide bluestone dressed kerb) as far
south as possible to ensure a clear path of travel is maintained along Bedford Street for
pedestrian movement.

These recommendations are generally supported by Planning Officers (with the DDA
requirements to be assessed at the building permit stage) however a degree of vegetation
within this space is preferred if possible, to allow for a softening of the landscape and a
substitute for the existing street tree, whilst maintaining pedestrian access. A condition can
be added to any permit issued to incorporate these changes, with an additional condition
requiring the provision of a landscape plan that demonstrates a reduced degree of
landscaping within this space that works in conjunction with improved pedestrian circulation.

Laneway Interface

The rear laneway will be used for vehicle access for 5 of the 10 on-site car spaces, with two
visitor bicycle parking spaces located within the south-west corner of the site. This laneway is
currently used by vehicles to access the rear of sites addressing Smith Street. Whilst a
pedestrian entrance is located within this wall, it is a secondary entrance that is unlikely to be
frequently used.

Clause 22.07 of the Scheme aims to maintain the unique character of laneways and ensure
that development abutting laneways respects the scale of surrounding built form. Setbacks
from the site’s north-west corner will be integrated into the development from Level 2 and
above, with these setbacks increasing in a tapered design at the higher levels. A section of
the western wall however will abut the laneway interface for the entire 7 levels. Whilst the
length of this wall will be relatively limited (with an average of 4m), the height of the wall
directly on the boundary is considered to be visually intrusive and may result in unreasonable
visual impacts to the adjacent sites. A reduction in height of this wall to a maximum of five-
storeys, as per the recommended condition to reduce the overall built form, will improve this
response and reduce off-site amenity impacts accordingly.

A number of windows and balconies with the western wall overlook the laneway, thereby
providing passive surveillance opportunities to this space. Given the direct interface with the
rear of commercial properties addressing Smith Street, it is unlikely that any unreasonable
overlooking will be generated from these windows/balconies, with the closest built form over
15m from the rear boundary of the subject site. Land between the Smith Street buildings is
dedicated to car parking, with no views available to any areas of SPOS. Potential overlooking
to the SPOS associated with the cottage to the north will be discussed later within this report.

A separate pedestrian entrance will be provided from the vehicle entry; with the principal
pedestrian entrance located on Bedford Street. A designated internal storage room for waste
is provided at ground level, ensuring that no refuse will be stored in the laneway. A utilities
cupboard will be located within the western wall at ground level, with the plans indicating
outward opening doors attached to this cupboard. To ensure that the laneway is not
obstructed at any time, a condition can be added to any permit noting that the service cabinet
doors opening onto the laneway must swing 180-degrees and be latched to the building
when opened.
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Similarly, an externally opening shade screen is proposed for a west-facing window at Level
1. The plans indicate that when open, this screen will protrude above the adjacent laneway
and sit outside of the title boundaries, however the screen will be located approximately 4m
above the level of the ROW. For projections beyond the street alignment, guidance is sought
from the Building Regulations 2018. Council Engineers have confirmed that a height
clearance of 4m is sufficient, as the ROW contains a No Through Road operation and the
probability of high profile trucks using this ROW along the rear frontage of the site would be
very remote.

On this basis, the ROW will continue to meet emergency services access requirements. The
objectives of clause 22.07 will be met.

Light and Shade

Due to the east-west orientation of the site the proposed development would result in a
degree of additional overshadowing to the rear laneway in the morning, and to Bedford
Street from 1pm onwards. These shadows will only extend to the eastern footpath of Bedford
Street at 3pm on the September equinox.

The subject site is within a location where a degree of overshadowing is inevitable due to the
hard-edge built form character which has been established in this area. Irrespective of this, it
is considered that the shadowing from the development would not affect the usability of the
public realm, being limited in scale and duration at both interfaces. Further, the degree of
additional overshadowing is likely to reduce as a consequence of the recommendation to
remove two levels of the development, as already discussed.

Site Coverage

The proposal occupies approximately 97% of the site area, similar to the extent of existing
coverage. This extent of coverage is considered to be appropriate and consistent with the

mixed residential and commercial character of the area that accommodates predominantly
hard-edged built form, with little or no areas of open space or landscaping.

Architectural Quality

The development is of a contemporary design and incorporates modern materials to
differentiate it from existing heritage fabric. The tapered design, when combined with the
removal of two levels as per recommended conditions, creates a clearly modern form which
will integrate well with existing and emerging contemporary development in the immediate
surrounds.

The use of brickwork at the lower levels aims to create a degree of connectivity with the
prevalence of brickwork and masonry in the area, with the green shade proposed for the
bricks to provide a degree of difference to these heritage materials. Whilst brickwork for
these lower levels is supported, the use of a green finish is not. As noted in Council’s
Heritage advice ‘green brickwork will stand out boldly in this streetscape which generally has
muted, neutral or natural tones and another colour which would blend in more politely is
preferred’. This alteration is supported by Planning Officers. If a permit is issued, a condition
can be added accordingly.

The remainder of the development would be finished in perforated metal and pre-cast
concrete. Council’s Urban Designer highlighted concerns with the perforated metal panels,
noting that they may result in a dominant outcome. Heritage advice did not share this view,
raising no concerns with the perforated metal, however noting that the precast concrete may
stain or weather if not treated accordingly.
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On balance, the use of the perforated metal is supported by Planning Officers, with this finish
providing a degree of articulation and visual interest to the upper levels of the development,
particularly to the northern wall, with this wall (even at a reduced height) to be the most
visible within the streetscape. An image of this wall is provided in Figure 15.

This image also demonstrates the high degree of vegetation proposed as part of the
architectural response, which creates a further degree of visual interest and softening to the
metal and concrete built form. This outcome is supported, with the maintenance of this
landscaping to be discussed later within this assessment.

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 high-quality materials which the existing
building within the subject site currently lacks. To alleviate concerns with the deterioration of
the pre-cast concrete, a condition can be incorporated into any permit issued to ensure that
this finish is treated accordingly.

Figure 15: Northern wall of the proposal

Clause 58

Standard D1 — Urban context

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 two levels be
removed (resulting in a five-storey building), this Standard is considered to be met.

Standard D2 — Residential Policies
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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

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 (4 x 2 bedroom, 2 x 3
bedroom & 1 x 4 bedroom) allows for a reasonable variety of dwellings to be provided and
ensures that the Standard is met.

Standard D4 - Infrastructure

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

The proposed development would provide a significant improvement in terms of the subject
site’s interface with Bedford Street, as discussed previously in the Public Realm & Pedestrian
spaces assessment of this report.

Standard D6 — Energy efficiency

The orientation of the subject site, with two abutting street frontages, somewhat dictates that
proposed dwellings would be orientated to face east or west, however all of the balconies are
located either within the north-east or north-west corners, thereby increasing direct sunlight
opportunities within these spaces. All dwellings have good access to natural ventilation, with
some dwellings afforded with exterior shutters to manage solar heat gain if required.

The development incorporates a number of positive ESD outcomes into its design, as

follows;

(&) A BESS Score of 81%;

(b) A7 star average NatHERS rating for thermal energy performance will be achieved;

(c) Energy efficient LED lighting is proposed;

(d) A 4kW solar PV array is proposed,;

(e) 2 bicycle parking spaces per dwelling is proposed (thereby exceeding Council’s best-
practice standard of 1 space per dwelling) with an additional 2 visitor spaces provided;

(H A STORM score of 111% is achieved via the provision of a 2,000L rainwater tank
connected to toilets (for use by the equivalent of 20 people and for irrigation);

(g) Water efficient fixtures; and

(h)  An extensive degree of landscaping is proposed throughout the development.

With regards to the rainwater tank, Council’s ESD Advisor recommended the installation of a
tank with a larger capacity, with the 2,000L being quite small for a development of this scale.
However, the provision of this tank will achieve a STORM rating of 111%, thereby exceeding
Council’s WSUD requirement, and will be used for both toilet flushing and irrigation. Further,
the reduction in size of the development via the removal of two levels will further enhance the
benefits of this feature. A larger tank capacity is not deemed necessary in this instance.
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With regards to internal daylight, Council’s ESD Advisor noted that the upper-level dwellings
would receive a good level of daylight amenity, however raised concerns with the lower-level
apartments, noting that these appear to be under Council’s best-practice standard. Whilst a
daylight modelling report was submitted by the Applicant, the ESD advice highlighted that it
did not include the whole floor area in the relevant rooms, excluding generous ‘margins’
around the perimeter of these rooms, thereby removing approximately half of the floor area
and not clearly presenting the daylight performance standard. If a planning permit is to issue,
an updated daylight modelling report, based on the amended height of the development and
including all of the respective floor areas of each room, can be required via a permit
condition.

The Standard notes that dwellings located in the Melbourne climate zone should not exceed
a 30MJ/m2 cooling load. ESD referral comments highlighted that the cooling load for the
upper level dwellings (at Levels 5 & 6) are slightly over this threshold, at 30.4MJ/m2. As the
development will be redesigned due to the removal of 2 levels, it is considered that this slight
exceedance can be addressed and all dwellings can meet the prescribed cooling load. A
condition will facilitate this.

Two additional statements included in the ESD comments highlighted outstanding

information as follows;

(@) The raingardens cannot be clearly identified in the SMP nor on the plans. Please
clearly note the raingardens on the architectural drawings and SMP or consider
another mechanism to demonstrate best practice in stormwater management.

(b) Energy efficient heat pump “within one star of most efficient available”. There are
currently no star ratings for heat pump hot water systems. Please review the
commitment to an energy efficiency standard.

Conditions can address these requirements, if a planning permit is issued.

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;

(@) Recommend providing electric vehicle charge facilities.

(b) Recommend compost system for organic waste management.

(c) Recommend all timber be certified sustainable by FSC.

(d) Recommend comprehensive commissioning and tuning of all major appliances and
services.

(e) Recommend engagement with an independent commissioning agent.

(H  Recommend that an Environmental Management Plan will be developed by the
building contractor to monitor and control activities undertaken during construction.

The majority of these recommendations are considered somewhat onerous for a
development of only 7 dwellings, however it is noted that electric vehicle charging facilities
are already provided, with this feature confirmed on the architectural plans. Composting
facilities are also provided. Overall, it is considered that subject to the conditions discussed
above, the proposed development would achieve best practice in environmentally
sustainable development in accordance with the overarching objectives under clause 22.17
of the Scheme.

Standard D7 — Communal open space

This Standard only applies to developments which propose forty (40) or more dwellings.
Standard D8 — Solar access to communal open space

No communal open space is proposed as part of this development.
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Standard D9 — Safety

Whilst the setback of the residential entrance and shop facade from the adjacent garage
entry will somewhat inhibit direct views of these elements when approaching the site from
Bedford Street; on balance this setback is supported as it provides an open pedestrian
linkage along Rendle Place and increases safety and visibility along this pedestrian
thoroughfare. Further, the upper level balconies addressing Bedford Street, including those
from adjacent properties, will provide excellent passive street surveillance, particularly as the
heritage cottages to the north are unlikely to be developed to obscure these views.

The development results in a significant improvement to the existing conditions within this
corner of Bedford Street, and is considered to achieve a satisfactory outcome against the
objective of this Standard.

Standard D10 — Landscaping

Given the C1Z of the land and its proximity to the Smith Street MAC, landscaping and
vegetation does not form a characteristic of the surrounding neighbourhood. However, the
development aims to provide a high degree of landscaping as one of the key features of the
proposal.

A Landscape Design report was prepared on behalf of the Applicant, with this report outlining
the level of landscaping proposed. Each terrace will incorporate raingardens and raised
planter boxes, with the raingardens composed of drought tolerant species to ensure survival,
ease of maintenance, and minimal water usage. The planters will allow for large shrubs or
small trees, with a mixture of low to medium-height planting. Creeper plants will line the
balustrade edges where appropriate, and are encouraged to climb and creep through the
perforated panels, as outlined earlier in Figure 15. The addition of this landscaping is
considered to achieve a visually interesting design and is an outcome supported by Council’s
Urban Designer, however concerns regarding the practicalities of maintaining this level of
landscaping were raised. The proposal was referred to Council’s Open Spaces Unit
accordingly, to ascertain whether providing this level of vegetation could be achieved.

In response, Open Space comments noted that the ideas proposed for the terrace

landscaping are feasible, however more detail would 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 should be

submitted;

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

(b) Alegend 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

()  Notes on the maintenance schedule, tasks and maintenance period. If maintenance will
require working at height with safety ropes, this should be included.

Also required would be specific details for the raingarden design, such as;
(@) 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

()  Root barrier / water proofing layer.
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149. 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

150. The proposed development would rely on a new double crossover along its eastern
boundary, resulting in the removal of a street tree at the northern end of the Bedford Street
frontage. An existing single crossover at the southern end of Bedford Street will be removed.
With no existing car parking spaces along the entire site frontage, no on-street parking
spaces will be affected by these works.

151. The Standard notes that if the width of the street frontage of a site is 20m, a new crossover
should not exceed 40% of the frontage. In this instance, the double vehicle crossing will
equate to 42% of the Bedford Street frontage. Given that the width of this crossover allows
safe access for 5 vehicles, the slight exceedance of the recommended width is acceptable.

152. The use of the rear ROW for the remaining vehicle access is considered appropriate, with
the laneway predominantly used for this purpose.

Standard D12 — Parking location

153. The location of the residential parking will provide convenient and secure access to the
ground level residential lobby. Two separate car stacking systems will be provided. An
objective of the Standard is to protect residents from vehicular noise within developments,
with the habitable living rooms of two dwellings located directly above the internal garage. It
is also noted that the garage will directly abut the shared boundary wall of the dwelling to the
north.

154. To ensure that adequate noise levels and internal amenity to these dwellings is achieved, an
acoustic report addressing the noise levels of the car stacking systems can be required via a
condition if a permit is issued. This report must include any mitigation measures required to
alleviate unreasonable noise impacts from the car stacking system and garage doors to
surrounding habitable rooms (within existing and proposed dwellings).

Standard D13 — Integrated water and stormwater management

155. The application proposes the installation of a 2,000L rainwater tank which would be
connected to toilets and irrigation, thereby achieving a STORM rating of 111%. Raingardens
within each individual balcony are also proposed. As outlined earlier, Council’s ESD Advisor
recommended that a larger tank be used, based on the proposed size of the development.
However, as the STORM score exceeds that required by Council’s WSUD policy, and as the
scale of the development will be reduced due to permit conditions, the size and operation of
the proposed rainwater tank is considered acceptable.

156. 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
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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 two
levels via a permit condition will alter the existing setbacks provided, resulting in
improvements to the built form outcome along Bedford Street and the proposal’s integration
with the surrounding neighbourhood character.

Adequate outlooks for each dwelling are provided, with the previous discussion on internal
daylight highlighting that further modelling and potential improvements to daylight for the
lower level dwellings are required. The individual internal layouts of each dwelling, as will be
discussed in detail later within this assessment, are considered appropriate.

The setbacks provided at each level, along with the angled design of the building, inhibit any
unreasonable overlooking to adjacent residential land. 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

The arrangement of the east and west facing balconies above each other ensure there are
no internal views available between dwellings. The Standard is met.
Standard D16 — Noise impacts

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 only
35m to the east of Smith Street, resulting in the potential for west-facing dwellings to be
unreasonably affected by traffic and tram noise along this busy thoroughfare.

The proposal did not include the submission of an acoustic report addressing these possible
impacts, nor has it been demonstrated that any particular design treatments have been
incorporated into the development to mitigate these potential concerns.

The provision of an acoustic report has already been required via a condition under Standard
D12; with this report to address potential noise impacts generated by the development itself
(with regards to the car stackers and garage doors). It is noted that air-conditioning units will
be located on the roof of the development; the report should also take these services into
consideration. In addition, to ensure that off-site noise sources are addressed, the report
must have regard to all external noise impacts that may unreasonably affect the internal
amenity of the new dwellings. The condition can be expanded to include this, if a planning
permit is issued.

Standard D17 — Accessibility objective

All of the dwellings comply with this Standard; this has been adequately demonstrated on the
floor plans of each level. A condition can be added to the permit to ensure that this Standard
continues to be met once the redesigned development (deletion of two levels) has been
undertaken.

Standard D18 — Building entry and circulation

The proposed residential lobby would be readily identifiable within Bedford Street, with the
cantilevered design of Level 1 providing a degree of shelter above this entry. The design of
the shopfront will allow views to the residential entrance, as will balconies within the levels
above. The main lobby and those at each upper level would be sufficiently dimensioned to
service residents coming and going to a development of this scale, and are generally in line
with the objectives under this Standard.
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Standard D19 — Private open space

The Standard notes that 2-bedroom dwellings should be provided with secluded private open
space (SPOS) of 8sgm, with a minimum width of 2m, with this increasing to 12sgm and 2.4m
respectively for dwellings with three bedrooms or more. In all dwellings these requirements
are generally met, with the larger dwellings providing these areas over two or more
balconies. It is noted however that in all balconies, the inclusion of planter boxes and
raingardens encroach into these dimensions, thereby reducing the areas of usable space to
below the requirements of this Standard.

The provision of landscaping and the ESD features of the proposal form a positive outcome
of this development. Whilst these features result in a reduction in floor space for each
balcony, they are limited to the edges of each space, thereby ensuring that a non-obstructed,
usable area within the middle of each individual balcony is provided.

Further, the 2 x 3-bedroom dwellings both have access to two separate balconies, with the 4-
bedroom apartment provided with four separate areas of SPOS.

On balance, the degree of SPOS afforded to each dwelling, along with the design of each
balcony, is considered to be a reasonable outcome and will allow a direct connection
between the main habitable rooms of each dwelling and these outdoor areas. This design
response is supported.

Standard D20 — Storage
Each of the proposed dwellings would exceed the storage requirement of this Standard, as

outlined below. All of the storage will be provided within each individual dwelling. The
Standard is met.

Apartment Required storage Storage provided
Unit 1.01 — 2 bed 14m3 14.02m3

Unit 1.02 — 2 bed 14m3 14.03m?

Unit 2.01 — 2 bed 14m3 14.02m3

Unit 2.02 — 2 bed 14m3 14.05m?3

Unit 3.01 — 3 bed 18m3 22.4m?

Unit 4.01 — 3 bed 18m? 22.4m?

Unit 6.01 — 4 bed 18m3 25.5m?3

Standard D21 — Common property

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

Site services and meters would be located within the rear wall of the building, addressing the
laneway, with additional services internal to the building and readily accessible from the main
lobby. This will avoid any services within the Bedford Street facade. A condition has ensured
that no part of the services addressing the laneway will obstruct this thoroughfare. This
outcome is considered to provide a good design response to the objective of this Standard.

Standard D23 — Waste and recycling
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A shared refuse room is provided at ground level, with this space easily accessible from the
commercial premises and with bin chutes provided at each level of the development for
residential use. The Waste Management Plan (WMP) prepared by Irwin Consult states that
waste collection is proposed via Bedford Street and is to be undertaken by Council.

The WMP was referred to Council’s City Works Branch, who identified a number of
deficiencies with this document and the associated waste management procedures. These
are outlined below;

(@) The waste generation rates as outlined in the document do not meet Yarra’s standard
allocation. See below.

Apartment Waste Allocation Recycle

Size (L) Allocation(L)

1 bedroom 40 &0
2 Bedrooms 50 a0
3+ Bedrooms 60 100

(b) Yarra does not give commercial businesses bins of that size. A private service should
be engaged.

(c) Yarra does not allow a property to split waste collection between private and council
delivered services.

(d) Collection arrangements must include references to Yarra Local Laws

(e) The plan does not mention organic waste disposal options.

(H  The plan should show enough space to allow access on kerbside at position where
bins are to be placed.

If a planning permit is issued, these matters must be addressed via an amended WMP. This
can be facilitated via a permit condition.

Standard D24 — Functional layout
Living areas

This Standard notes that living areas for dwellings with 2 or more bedrooms should have a
minimum width of 3.6m, and a minimum area of 12sgm. In this instance, two of the seven
dwellings fail to meet this requirement (1.02 & 2.02), with the living areas provided with
minimum widths of 2.6m. With a 1m shortfall, this outcome is not considered reasonable. If a
planning permit is to issue, a condition can require these dwellings to be rearranged so that
the minimum living area width is achieved.

Bedrooms

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

Standard D25 — Room depth

Three of the living rooms of the seven dwellings would be single aspect (Units 1.01, 1.02 and

2.02). The Standard notes that the depth of a single aspect, open-plan, habitable room may

be increased to 9m, if the following requirements are met:

(@) The room combines the living area, dining area and kitchen;

(b)  The kitchen is located furthest from the window; and

(c) The ceiling height is at least 2.7 metres measured from finished floor level to finished
ceiling level.
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These requirements are met in the three dwellings.

However, the decision guidelines associated with this Standard also highlight that any
overhang above habitable room windows that limits daylight should be taken into
consideration. In this instance, all of these habitable room windows would be affected by the
overhang of balconies within levels above. The potential for insufficient daylight to the lower
level dwellings has been discussed already in this report, with Council’s ESD Advisor noting
that the daylight modelling report did not satisfactorily demonstrate that Council’s best-
practice daylight levels are met. Of the three apartments, the degree of daylight available to
Unit 1.01 would be of most concern, with the overall depth of the open-plan room being
6.8m, and the habitable room window setback 3m from the western edge of the adjacent
balcony. The majority of this balcony is covered by the balcony above.

The redesign of the development required by the deletion of two levels is likely to improve
this outcome, however a condition has also addressed this concern, with an amended
daylight modelling report (and subsequent revisions to the layout of dwellings) required.

Standard D26 — Windows

All habitable rooms within the proposed development contain a window within an external
wall to the building, thereby meeting the Standard. Only two bedrooms rely on a ‘snorkel’
arrangement (associated with Units 1.01 & 2.01) however in both instances these areas have
widths of 1.5m (greater than the minimum 1.2m width required) and maximum depths of
1.9m and 2.12m respectively. Given the widths of 1.5m, the maximum depths should not
exceed 2.25m, ensuring that the Standard is met.

Standard D27 — Natural ventilation

A good degree of natural ventilation is provided for all 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
Standard is met.

Clause 58 summary

The development as currently proposed achieves a good level of compliance with these
provisions, subject to further work on the daylight modelling to lower level apartments. It is
not considered that the removal of Level 2, as required via condition, will affect the current
standard, with two individual apartments within this level. However, Level 6 forms the upper
floor of a split-level four-bedroom apartment, with the main living space (including kitchen)
and one bedroom located at this level. The removal of this level via a permit condition will
necessitate a redesign of this dwelling. To ensure that the level of internal amenity for all
dwellings is retained at the standard that is currently proposed, 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 must continue to meet all relevant Clause 58
Standards, with particular regards to accessibility, storage, SPOS, daylight, ventilation and
functionality.

Off-site amenity

Setbacks and visual bulk
The proposed development would be visible from various points along Bedford Street and as

outlined earlier within this report, the proposed height of seven-storeys would result in an
overwhelming and visually dominant building within this streetscape.
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Whilst setbacks have been incorporated into the various levels of the building in an angled
design, thereby reducing the overall size of the upper levels, this design response was not
considered to reduce the overall scale of the building to an acceptable degree. The seven-
storey built form would result in a stark height transition to the single-storey cottages to the
north, with a seven-storey boundary wall along the western boundary also providing a
visually intrusive degree of built form when viewed from the rear ROW.

A small area of SPOS is located directly to the north of the site, associated with No. 47
Bedford Street. Under the current design, a solid wall will extend along the shared boundary
with this space for three-storeys, with the levels above angled slightly away. These angles
are minimal and would do little to reduce visual impacts from this space. The removal of level
2, as recommended via condition, would reduce the height of the abutting wall, and ensure
that the angled design begins at a lower level, thereby reducing associated visual impacts.
The removal of an upper level will also assist in alleviating this concern.

The proposed height would result in a degree of visual intrusion to the apartments within the
five-storey development to the south, with direct views available from a number of these
dwellings. Again, the removal of two levels via a permit condition is considered to alleviate
these concerns to a reasonable degree, and provide a more sensitive response to this
interface.

Daylight to windows

The apartment building to the south at No.4-10 Stanley Street contains multiple north-facing,
habitable room windows which generally address the southern end of Bedford Street and will
not be impacted by any built form to their direct north. However, as can be seen in Figure 16;
two windows at Levels 1, 2 & 3 in this building are located at the western end of this wall and
are located directly opposite the south-east corner of the subject site.

:,' X ..;L:.rv‘_ 3\

Figure 16: North-facing windows within No. 4-10 Stanley Street
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The endorsed plans associated with this development indicate that these windows are
associated with bedrooms in each dwelling.

The proposal has responded to this context by providing angled setbacks from the south-
east corner of the subject site at all levels, thereby limiting any new built form that will occur
directly opposite these windows. The adjacent laneway providing pedestrian access to
Rendle Place also provides 2.5m of separation between the two sites (with this dimension
between the southern boundary of the subject site and the north-facing windows).

An example of the setbacks provided opposite these windows is shown in Figure 17, with
these setbacks replicated at Levels 1 to 3. Given the extent of open-space maintained
around these windows based on the provision of these setbacks, and the lack of built form
directly opposite any of these windows, it is considered that there would not be any
unreasonable loss of daylight to these habitable rooms.

L'J'(
2. OZLLL*
~<¢BED/ 1 BATH

~3 7Zm ~. <

Figure 17: setbacks at levels 1-3 opposite the southern windows

The proposed development is not located in proximity to any other habitable room windows
associated with neighbouring dwellings. Any remaining habitable room windows which face
onto the subject site are either located on the opposite side of Bedford Street or in excess of
15m to the west.

Overlooking

The proposed development has been designed to limit unreasonable overlooking to adjacent
sensitive interfaces, with the development at No. 4-10 Stanley Street and the cottages to the
north being the closest residential buildings. Whilst not strictly applicable to development
within the C1Z, the floor plans clearly demonstrate the 9m overlooking radius as specified in
Clause 55 of Rescode, with these diagrams confirming that there will be no direct lines of
sight provided from habitable room windows or balconies to windows or balconies associated
with the development to the south.

The floor plans also demonstrate the use of fixed perforated screening, with a maximum of
25% transparency, along the northern side of the balconies within the north-west corner of

the proposal. Further, the northern elevation indicates that these screens will extend for the
full height of these balconies. On this basis, there will be no unreasonable overlooking into

SPOS directly to the north of the land.
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Confirmation will be required however as to whether this type of material is acceptable on the
title boundaries, with potential fire-rating issues arising from the partial transparency of the
screening. A condition can be added to any permit issued to ensure that this matter is
addressed, and if necessary, the material of this screening can be altered to adhere with fire
regulations.

Overshadowing

The Planning Report submitted with the application states that the sculptured architectural
form of the building has been ‘moulded through a thorough analysis of shadowing
implications to maintain the same sunlight qualities to neighbouring properties between the
hours of 9am and 1pm at the equinox..

This statement is supported by the accompanying shadow diagrams, which indicate that the
only additional overshadowing to sensitive residential areas will be limited to the afternoon,
with the sectional shadow diagrams demonstrating a small increase in shadows within the
adjacent north-facing balconies (associated with No. 4-10 Stanley Street) from 2pm onwards.

At 9am and 10am, it appears that the five-storey development on the eastern side of Bedford
Street currently casts shadows upon the northern elevation of the Stanley Street
development. At 11am, the shadows move eastward, removing shadows from the western-
most balconies, with none of the balconies experiencing additional shadows from adjacent
built form at midday or 1pm.

This outcome ensures that these balconies will be unaffected by any shadows from adjacent
development between 11am and 2pm on the September equinox.

However, the sectional shadow diagrams demonstrate that these balconies experience a
high degree of existing overshadowing throughout the day, based on the location of the
overhanging balconies within the development itself. There are small sections of the
westernmost balconies that are completely free of shadow at 2pm and 3pm; the current
proposal will remove this sunlight, however given how limited this degree of sunlight is, this
outcome is not considered unreasonable. The extent of additional shadows at these times is
demonstrated in Figure 16.
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Figure 16: Differences between 2pm and 3pm shadows

199. Itis not considered that the retention of these small areas of sunlight would result in any
discernible difference to the amenity of these balconies, with a good degree of daylight
maintained to these areas throughout the day. Further, the proposal will result in no
additional shadows to the balconies until later in the day, with no impacts to this site in the
morning and midday hours.

200. This approach is also considered to be acceptable in light of the setbacks provided by the
proposed development from the south-east corner of the site to avoid more extensive
shadowing. It is not considered that the removal of two levels will result in any substantial
change to these shadow impacts, with a five-storey building likely to result in similar
overshadowing given the close proximity of the balconies. However, in the context of the
direct interface between the C1Z and the MUZ, where increased densities are encouraged
under the purpose of both zones, the outcome is not considered to be unreasonable.

Noise

201. 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 shop use at ground level does not require a planning permit, however this space
will be located directly adjacent to the existing residential development to the south, with new
dwellings above.
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Whilst the lack of planning permission required for this use inhibits the capacity for Council to
control hours of operation and employee/patron numbers, it is considered that the limited
scale of this space (20sgm) would subsequently limit the impacts that any business operating
within this space would generate. In addition, a condition can be added to any permit issued
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).

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. An acoustic report has been recommended, via a condition,
to ensure that any mechanical noise associated with the car stacking system and garage
doors do not unreasonably affect noise levels within adjacent sites.

The location of services/plant equipment on the roof is acceptable. 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

A Wind Assessment was not undertaken as part of the proposal. This is acceptable, as the
reduced height of the development to five-storeys will ensure that the development achieves
a similar height to existing built form to the east, south and south-east. Wind impacts are of
more concern when a proposed development is significantly higher than surrounding built
form.

Further, the cantilevered levels above the entrance provide a canopy for this space, thereby
protecting pedestrians and residents from potential ‘downwashing’ of wind that could
otherwise occur off the building facade. The angled nature of the design combats wind
impacts by removing any sheer walls, and no common property is proposed, with the degree
of vegetation provided within each balcony further protecting future occupants from
unreasonable wind impacts.

Equitable development

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
heritage cottage to the north and the second being the rear section of a long, narrow site
addressing Smith Street (No. 250 Smith Street) to the south.

Given the ‘individually significant’ heritage grading afforded to the dwelling to the north, it is
unlikely that any substantial development of this site will occur in the future. However, the
direct abuttal of the northern wall would allow a degree of built form to be constructed directly
along this boundary, without inhibiting the internal amenity of any dwellings within the
proposed development.

Given the easterly and westerly outlook afforded to all of the proposed apartments, this
would also be the case if any development within the southern site was to occur. With no
reliance on south-facing windows or balconies, the equitable development opportunities of
the southern site are not impeded by the design of this development.

Bedford Street provides a good degree of separation from any further higher development to
the east, with the ROW to the west also allowing outlook and daylight to be maintained to the
west-facing dwellings, even if the sites to the west are developed to their full potential. The
western wall provides setbacks from the ROW that increase with the higher levels, with a
2.73m setback provided from the middle of the ROW at Level 2.
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This setback increases to 3.2m at Level 3, 3.92m at Level 4, 4.6m at Level 5 and 5.5m at
Level 6. These setbacks ensure that if the site to the west is developed with similar setbacks
at the higher levels, it is likely that a distance of 9m between the two buildings could be
achieved.

In addition, there are no windows placed directly on this boundary, and the closest windows
to the western boundary are angled so that north-westerly views are maintained.

As a result of the above, it is considered that the proposal does not unduly compromise or
prejudice the future development potential of adjoining properties.

Parking layout, traffic and bicycle parking

Parking layout/access

Car parking spaces will be provided within two stacking systems, accessed via Bedford
Street and the laneway to the rear. The statutory rate for car parking has been met as
outlined in paragraph 32 of this report, with a total of 10 spaces provided for the 7 dwellings.
The layout of the car stackers and garage was assessed by Council Engineers, who whilst
generally supportive of the design, required further information to ensure that the layout of
this space is efficient and functional.

The Traffic report submitted with the application indicates that a ‘warning system’ will be
provided at both the Bedford Street and ROW garage interfaces. This system will comprise
of a flashing light, and will operate via a sensor to warn approaching vehicles and
pedestrians of vehicles exiting the site. This system is proposed to be used as a substitute to
visibility splays. To ensure this system is a feasible alternative, Council Engineers have
requested that further information on the operation of this system be provided. This can be
facilitated via a condition, if a planning permit is issued.

Additional design items to be addressed include the following;

(@) The entrance width of the garage along the ROW is to be dimensioned on all relevant
drawings;

(b) A car stacking system that satisfies the vehicle clearance height outlined in Design
Standard 4 — Mechanical parking is required;

(c) The grade length of the ramp sections are to be shown on the drawings;

(d) The setback area of the building on the Bedford Street road frontage (within the subject
site) to be constructed in a different material to that of the asphalt footpath; and

(e) The position of the proposed vehicle crossing must be shown on the drawings.

All of these requirements can be facilitated via conditions, should a planning permit be
issued.

In addition, a number of further conditions were outlined by Council Engineers. These include
matters relating to liaising with the relevant service authorities regarding the lateral clearance
of the vehicle crossing with the existing power pole and fire hydrant in front of the site, with the
costs of any relocation or modification of these items to be borne by the Permit Holder.

Further highlighted in the Engineering comments was that the construction of the new vehicle
crossing will alter the channel flow width and depth in front of the site. To ensure the water
flow in the channel is not compromised, the applicant must undertake a water catchment
analysis to establish the impact of the new vehicle crossing. All of these issues can be
required by way of conditions or notes, should a permit be granted.

Traffic
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218. According to the Applicant’s traffic report, traffic generation for the overall development would
be 46 trips per day with 5 vehicle trips in each peak hour, as outlined in the table below. This
number of trips is low and should not have an adverse impact on the traffic operation of
Bedford Street and the ROW, as confirmed within the comments received from Council’s
Engineers. The traffic generation for the site adopted by Irwin Consult is as follows:

- Peak H
Proposed Use Adopted Traffic Generation Rate Da|Iy eak Hour
Traffic AM PM
Residential 6.5 vehicle trips per dwelling.
(Seven dwellings with on- | Peak hour volume is 10% of daily volume 46 5 5
site parking)

Bicycle parking

219. The development proposes a total of 16 bicycle spaces, with 14 of these located in a secure
storage room for residents. This room can be accessed either internally or via the ROW to
the west. The number of spaces exceeds Council’s best-practice standard of one space per
dwelling, and all of these spaces are at-grade and horizontal, thereby allowing convenient
and easy access. Two visitor spaces are provided externally, directly adjacent to the rear
ROW. The number, location and design of the bicycle spaces are supported and comply with
Clauses 18.02-1S and 21.06 of the Scheme.

Other matters (removal of easement)

220. The development seeks to remove a number of party wall easements within the site. The
purpose of clause 52.02 is to enable the removal of an easement to enable a use or
development that complies with the planning scheme, after the interests of affected people
are considered.

221. In this instance, all of the party wall easements are contained within the allotments of the
subject land, with no adjacent buildings benefitting from these easements and no adjacent
sites affected by their removal. As the entire building is to be demolished as part of the
application, with no permit trigger for this component of the works, this outcome is acceptable
and would allow for the development and use of the land via a proposal that largely complies
with all necessary provisions of the Scheme.

Obijector concerns

222. 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.

(@) Excessive building height;
()  This issue has been discussed extensively throughout the report, with a condition
recommended to remove two levels from the overall height of the development.
Based on this amendment, it is considered that these concerns have been
addressed.

(b) Lack of integration with adjacent heritage dwellings/heritage precinct;
()  These matters have been discussed in details within paragraphs 87-102 of this
report.
(c) Off-site amenity impacts (overlooking, overshadowing, loss of daylight);
(i)  These matters have been discussed in detail within paragraphs 184-211 of this
report.
(d) Traffic and car parking;
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(i)  These matters have been discussed in detail within paragraphs 212-218 of this
report.

(e) Pedestrian safety;
(i)  The enhancements to the public realm and subsequent improvement to the
pedestrian experience and safety have been discussed in paragraphs 103-112 of
this report.

(f)  Disruption during construction phase.

()  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

223. 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 documents, the Committee resolves to
issue a Notice of Decision to Grant a Permit (PLN18/0613) for use (dwellings) and development of
the land for a multi-storey building and removal of party wall easements at 49-53 Bedford Street,
Collingwood subject to the following conditions:

1. Before the use and 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, prepared by SJB Architects, dated

24/10/2018 and numbered SD02_02 — SD02-11 (inclusive) and SD05-01 — SD05_04
(inclusive) but modified to show;

(@) The total number of on-site car parking spaces notated on the basement plan
(SD02_03) as 10;

(b) The deletion of Level 2 and Level 6, with the angled design of the development to
commence above the newly created Level 2, and any associated internal changes;

(c) The provision of Apartment Type Plans, with the following Clause 58 Standards met :

(i) Standard D17 (Accessibility), with adaptable bathrooms to specify the design
option, bathroom doorways to be annotated and confirmation that at least 50% of
new dwellings comply with this Standard,;

(i) Standard D19 (Private Open Space);
(i) Standard D20 (Storage);
(iv) Standard D24 (Functional Layout);

(v) Standard D25 (Room depth);
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(vi) Standard D26 (Windows); and
(vii) Standard D27 (Natural Ventilation).

Any internal reconfiguration of apartments must not result in unreasonable overlooking
opportunities to surrounding properties;

Confirmation that the perforated screening proposed on any boundary will meet the
relevant fire regulations. If not, alternative screening that adheres with these regulations
and continues to limit overlooking is required;

The following changes within the eastern/south-eastern setback of the land;

(i)  The proposed pedestrian passageway adjacent to the eastern boundary of the
site to have a minimum width of 1.5m, with this passageway to be delineated
(with a 300mm wide bluestone dressed kerb) to ensure a clear path of travel is
maintained along Bedford Street for pedestrian movement;

(i) A designated clearance zone of 1.8m X 0.6m provided for the bike repair station;

(i) A garden bed in the south-east corner of the site, with the scale and location of
the landscaping to ensure a clear pedestrian passage can be maintained:;

(iv) The setback area in front of the Bedford Street garage door (within the subject
site) to be constructed in a different material to that of the asphalt footpath;

A notation confirming that the service cabinet doors opening onto the ROW must swing

180-degrees and be latched to the building when opened;

The green brick finish to be replaced with a more muted, natural colour;

The pre-cast concrete to be treated with an appropriate finish to combat future
deterioration and weathering;

The garage entrance width from the ROW to be dimensioned on all relevant drawings;

Manufacturers specifications of the proposed vehicle ‘warning system’ associated with
the garage entrances;

Confirmation that the proposed car stacking system satisfies the vehicle clearance
height outlined in Design Standard 4 — Mechanical parking;

The grade of the ramp sections from Bedford Street and the ROW to be fully
dimensioned, with the lengths of the ramps also included;

The position of the proposed Bedford Street vehicle crossing to be shown on the
drawings;

Any changes to the plans as a result of the amended Sustainable Management Plan
required at Condition 3;

Any changes to the plans as a result of the amended Daylight Assessment required at
Condition 5;

Any changes to the plans as a result of the amended Waste Management Plan required
at Condition 6;

Any changes to the plans as a result of the Acoustic Report required at Condition 8;

Any changes to the plans as a result of the amended Landscape Plan required at
Condition 10;
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()  Any changes to the plans as a result of the Stormwater Catchment Analysis required at
Condition 12.

The use and 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.

Sustainable Management Plan

3.

Before the use and development commences, an amended Sustainable Management Plan to

the satisfaction of the Responsible Authority must be submitted to and approved by the

Responsible Authority. When approved, the amended Sustainable Management Plan will be

endorsed and will form part of this permit. The amended Sustainable Management Plan

must be generally in accordance with the Sustainable Management Plan prepared by Hip V.

Hype and dated July 2018, but modified to include or show:

(a) Clear details and identification of the proposed raingardens;

(b) A review of the commitment to an energy efficiency standard, with reliance on the heat
pump of the hot water system removed.

(c) Confirmation that none of the dwellings will exceed the maximum NatHERS annual
cooling load specified (30MJ/m2 per annum) for Climate Zone 21 (Melbourne).

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

Daylight Assessment

5.

Before the use and development commences, an amended Daylight Assessment to the
satisfaction of the Responsible Authority must be submitted to and approved by the
Responsible Authority. When approved, the amended Daylight Assessment will be endorsed
and will form part of this permit. The amended Daylight Assessment must be generally in
accordance with the Daylight Assessment prepared by Hip V. Hype and dated 15 November
2018, but modified to show:
(@) Living rooms for all dwellings to achieve a daylight factor greater than 1% for a
minimum of 90% of the floor area, with the bedrooms for all dwellings to achieve a
daylight factor greater than 0.5% for a minimum of 90% of the floor area.

Waste Management Plan

6.

Before the use and development commences, 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 Irwin Consult and

dated 3 August 2018, but modified to include:

(@) Waste generation rates to meet Yarra’'s standard allocation;

(b) Private collection for residential and commercial waste;

(c) Collection arrangements to reference Yarra Local Laws;

(d) Organic waste disposal options; and

(e) The plan to show enough space to allow access on kerbside at position where bins are
to be placed.

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

Acoustic Report
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Before the use and development commences, an Acoustic Report to the satisfaction of the
Responsible Authority must be prepared by a suitably qualified acoustic engineer and 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. The Acoustic Report must assess
the following:
(@) Road traffic noise assessed to the following targets:
() Day and night average levels no greater than:
- 40 dB LAeq,16h in living areas and bedrooms;
- 35 dB LAeq,8h in bedrooms.
(b) Maximum day and night period criteria to be no greater than:
(i) 45 dBA Leq,1lh in habitable rooms between 7 am and 10 pm;
(i) 40 dBA Leq,1h in bedrooms between 10 pm and 7 am the following morning.
(c) Potential noise impacts to existing and new dwellings from the proposed garage doors,
rooftop mechanical equipment and car stacking systems;
(d)  Any mitigation and design measures required to alleviate unreasonable noise impacts.

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

Landscape Plan

10.

11.

Before the use and development commences, 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 Aspect Studios and dated November 2018, but
modified to include:
(@ A Planting Plan & Schedule, to include the following information;
(i) A plant schedule with botanical name, common name, mature height, and spread,
installation size, planting spacing’s, locations and quantities;
(i)  Alegend containing key features and materials;
(i)  Proposed levels including top of walls;
(iv) Details of any raised planter beds including height, width and materials;
(v) Information on irrigation and drainage systems;
(vi) Specification of works to be undertaken prior to planting; ,and
(vii) Notes on the maintenance schedule, tasks and maintenance period. If
maintenance will require working at height with safety ropes, this should be
included.
(b) Specific details on the raingarden design, including;
(i)  The type of mulch layer proposed (something that won’t blow away);
(i)  Growing media — suitable for roof top gardens;
(i)  Filter media;
(iv) Irrigation method / stormwater inlet;
(v) Drainage system;, and
(vi) Root barrier / water proofing layer.

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:

(@) 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.
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Stormwater Assessment

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

Before the use and development commences, a stormwater catchment analysis and
stormwater surface flow assessment must be carried out by a qualified drainage engineer to
determine if surface stormwater from the Right of Way and Bedford Street will enter the
building during a 1 in 100 year storm event. If it is determined that surface stormwater may
enter the building during a 1 in 100 year storm event appropriate measures must be taken to
protect the property to the satisfaction of the Responsible Authority.

Except with the prior written consent of the Responsible Authority, Council assets must not
be altered in any way.

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 car park and
pedestrian entrances must be provided within the property boundary. Lighting must be:
(@) located;

(b) directed;

(c) shielded; and

(d) of limited intensity,

to the satisfaction of the Responsible Authority.

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.

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.

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

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.

Prior to the completion of the development, subject to the relevant authority’s consent, the
relocation of any service poles, street line markings, car parking sensors, service structures,
fire hydrants or service pits necessary to facilitate the development must be undertaken:

(@ atthe permit holder's cost; and

(b) to the satisfaction of the Responsible Authority.

Before the building is occupied, or by such later date as approved in writing by the
Responsible Authority, the car stackers must be installed in accordance with the
manufacturer’s specifications by a suitably qualified person. The car stackers must be
maintained thereafter to the satisfaction of the Responsible Authority.

Finished floor levels shown on the endorsed plans must not be altered or modified without the
prior written consent of the Responsible Authority.

Before the building is occupied, or by such later date as approved in writing by the
Responsible Authority, any new vehicle crossing must be constructed:

(& in accordance with any requirements or conditions imposed by Council;

(b) atthe permit holder's cost; and

(c) to the satisfaction of the Responsible Authority.

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

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

The amenity of the area must not be detrimentally affected by the use or development,

including through:

(@) 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.

The use and development must comply at all times with the State Environment Protection
Policy — Control of Noise from Commerce, Industry and Trade (SEPP N-1).

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

Before the 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 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;

(H  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;

(i)  materials and waste;

(i)  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;

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

(k)  parking facilities for construction workers;

()  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;
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(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.

In preparing the Noise and Vibration Management Plan, consideration must be given to:
() using lower noise work practice and equipment;

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

(i) silencing all mechanical plant by the best practical means using current technology;
(iv) fitting pneumatic tools with an effective silencer;

(v) other relevant considerations.

28. During the construction:

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

(b) 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;

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

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

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

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

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

(@) 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;

(c) Sundays, ANZAC Day, Christmas Day and Good Friday at any time.

31. This permit will expire if:
(@) The dwelling use is not commenced within five years of the date of this permit;
(b) the development is not commenced within two years of the date of this permit;
(c) the development is not completed within four years of the date of this permit.
The Responsible Authority may extend the periods referred to if a request is made in writing
before the permit expires or within six months afterwards for commencement or within twelve
months afterwards for completion.

Notes:

A building permit may be required before development is commenced. Please contact Council’s
Building Services on 9205 5585 to confirm.

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.

A vehicle crossing permit is required for the construction of the vehicle crossing. Please contact
Council’'s Construction Management Branch on 9205 5585 for further information.
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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 property owners, residents, employees and occupiers residing within the
development approved under this permit will not be permitted to obtain resident, employee
or visitor parking permits.

In accordance with the Yarra Planning Scheme, a 4.5 per cent public open space contribution will
apply in the event of the subdivision of the land.

A local law permit (e.g. Asset Protection Permit, Road Occupation Permit) may be required before
development is commenced. Please contact Council’s Construction Management Branch on Ph.
9205 5585 to confirm.

The permit holder must obtain approval from the relevant authorities to remove the easements.

CONTACT OFFICER: Lara Fiscalini

TITLE: Senior Statutory Planner

TEL: 9205 5372

Attachments

1 PLN18/0613 - 49 Bedford Street, Collingwood - ESD Referral comments

2 PLN18/0613 - 49-53 Bedford Street Collingwood - WMP referral

3 PLN18/0613 - 49-53 Bedford Street Collingwood - Heritage referral comments

4 PLN18/0613 - 49 - 53 Bedford Street Collingwood - Advertising S52 - Plans Part 1
5 PLN18/0613 - 49 - 53 Bedford Street Collingwood - Advertising S52 - Plans Part 2
6 PLN18/0613 - 49-53 Bedford Street, Collingwood - Urban Design comments
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Sustainable Management Plan (SMP)

Referral Response by Yarra City Council

ESD in the Planning Permit Application Process

Yarra City Council’s planning permit application process includes Environmentally Sustainable
Development (ESD) considerations. This is now supported by the ESD Local Policy Clause 22.17 of
the Yarra Planning Scheme, entitled Environmentally Sustainable Development.

The Clause 22.17 requires all eligible applications to demonstrate best practice in ESD, supported by
the Built Environment Sustainability Scorecard (BESS) web-based application tool, which is based on
the Sustainable Design Assessment in the Planning Process (SDAPP) program.

As detailed in Clause 22 .17, this application is a ‘large’ planning application as it meets the category
Residential 10 dwellings or greater.

What is a Sustainable Management Plan (SMP)?
An SMP is a detailed sustainability assessment of a proposed design at the planning stage. An SMP
demonstrates best practice in the 10 Key Sustainable Building Categories and;

* Provides a detailed assessment of the development. It may use relevant tools such as BESS
and STORM or an alternative assessment approach to the satisfaction of the responsible
authority; and

* l|dentifies achievable environmental performance outcomes having regard to the objectives of
Clause 22 17 (as appropnate); and

* Demonstrates that the building has the design potential to achieve the relevant environmental
performance outcomes, having regard to the site’s opportunities and constraints; and

* Documents the means by which the performance outcomes can be achieved.

An SMP identifies beneficial, easy to implement, best practice initiatives. The nature of larger
developments provides the opportunity for increased environmental benefits and the opportunity for
major resource savings. Hence, greater rigour in investigation is justified. It may be necessary to
engage a sustainability consultant to prepare an SMP.

Assessment Process:

The applicant’s town planning drawings provide the basis for Council’s ESD assessment. Through the
provided drawings and the SMP, Council requires the applicant to demonstrate best practice.

The following comments are based on the review of the architectural drawings, prepared by SJB
Architecture (24.10.2018) and the accompanying Daylight Assessment and SMP, prepared by Hip V
Hype (July 2018).

Sustainable Management Plan - Referral Assessment Page 1 of 15
Yarra Citv Council. City Development
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Sustainable Management Plan (SMP)

Referral Response by Yarra City Council
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Sustainable Management Plan (SMP)

Referral Response by Yarra City Council

Assessment Summary:

Responsible Planner: Lara Fiscalini

ESD Advisor: Euan Williamson

Date: 10.01.2019 Planning Application Mo: -
Subject Site: 48 Bedford Street, Collingwood, VIC

Site Area: Approx. 228m?> Site Coverage: 100%
Project Description: 7 storey apartment building with ground floor shop

Pre-application meeting(s): None.

The standard of the ESD nearly meets Council’s Environmental Sustainable Design (ESD)
standards. Should a permit be issued, the following ESD commitments (1) and deficiencies (2) should
be conditioned as part of a planning permit to ensure Council's ESD standards are fully met.

Furthermore, it is recommended that all ESD commitments (1), deficiencies (2) and the outstanding
information (3) are addressed in an updated SMP report and are clearly shown on Condition 1
drawings. ESD improvement opportunities (4) have been summarised as a recommendation to the
applicant.

(1) Applicant ESD Commitments:

* Dwellings will have good access to natural ventilation.

* Atleasta 7 Star average NatHERS rating for thermal energy performance.

+ Some extenor shutters to glazed elements of fagades to manage solar heat gain.

* Reverse cycle split systems within one star of most efficient available.

+ Energy efficient LED lighting at least 20% better than the NCC minimum requirements.

+ 4 kW solar PV on rooftop to contribute to onsite electricity consumption.

+ A STORM report has been submitted with a 111% score that demonstrates best practice and relies
on at least 29.39m? of sloped roof draining to 21.37m? of raingardens and 154.86m? of roof
connected to 2,000 litres of rainwater storage proposed to flush toilets for equivalent of 20 people.
See Section 2 and 3 below for further comments.

+ 2 bike parks per apartment, plus 2 visitor spaces and a bicycle repair station accessible by
residents and the public.

+ Rainwater used for irrigation.

+ Woater efficient fixtures and taps.

+ “Extensive” landscaping to the roof area and balconies will marginally improve the ecological value
of the site.

+ Some communal spaces for residents on and roof.

(2) Application ESD Deficiencies:

Good daylight to most dwellings, however lower battle-axe bedrooms and living areas appear to
be under council’s best practice standard for daylight. The standard of daylight is probably
acceptable overall, but the daylight modelling submitted is not acceptable. The modelling does not
include the whole floor area in the subject rooms, excluding generous ‘margins’ around the
perimeter of the rooms. This removes approximately half of the floor area and does not clearly
present the daylight performance standard.

+ 2000 litre rainwater tank proposed to flush toilets on ground floor. Recommend that the toilets are
connected to residential bathroom toilets, not ground floor non-residential toilets to guarantee the
demand for toilet flushing. Recommend a larger tank than 2 000 litres which is very small for a
project of this scale.

Sustainable Management Plan - Referral Assessment Page 3 of 15
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Attachment 1 - PLN18/0613 - 49 Bedford Street, Collingwood - ESD Referral comments

Sustainable Management Plan (SMP)

Referral Response by Yarra City Council

(3) Outstanding Information:

The raingardens cannot be clearly identified in the SMP nor on the plans Please clearly note the
raingardens on the architectural drawings and SMP or consider another mechanism to
demonstrate best practice in stormwater management,

Energy efficient heat pump “within one star of most efficient available”. There are currently no star
ratings for heat pump hot water systems_ Please review the commitment to an energy efficiency
standard_

(4) ESD Improvement Opportunities

Recommend compaost system for organic waste management, not on the balconies.

The cooling load for the upper level dwellings (5-6) are slightly over the BADS standard D6
30MJ/m? threshold at 30 4MJ/m? Recommend that the 30MJ/m? is achieved for all dwellings
Recommend providing electric vehicle charge facilities.

Recommend compost system for organic waste management.

Recommend all imber be certified sustainable by FSC.

Recommend comprehensive commissioning and tuning of all major appliances and services.
Recommend engagement with an independent commissioning agent.

Recommend that an Environmental Management Plan will be developed by the building contractor
to monitor and control activities undertaken during construction.

Further Recommendations:

The applicant is encouraged to consider the inclusion of ESD recommendations, detailed in this
referral report. Further guidance on how to meet individual planning conditions has been provided in
reference to the individual categories. The applicant is also encouraged to seek further advice or
clarification from Council on the individual project recommendations.

Sustainable Management Plan - Referral Assessment Page 4 of 15
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1. Indoor Environment Quality (IEQ)

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.

Natural
Ventilation
and Might
Purging

Applicant’s Design Responses

Dwellings will have good access to natural
ventilation.

Council Comments

Daylight &
Solar Access

Good daylight to most dwellings, however lower
battle-axe bedrooms and living areas appear to be
under council's best practice standard for daylight.

The standard of daylight is
probably acceptable, but the
daylight modelling submitted is
not acceptable. The modelling
does not include the whole floor
area in the subject rooms,
excluding generous ‘'margins’
around the perimeter of the
rooms. This removes
approximately half of the floor
area and does not clearly
present the daylight
performance standard.

Extemal
Views

External views from most areas.

Hazardous
Matenals
and VOC

All paints, adhesives, sealants and carpets are
low-VOC. Engineered timber products are low-
emission formaldehyde. Minimised PVC
specification.

Thermal
Comfort

Good thermal comfort is determined through a
combination of good access to ventilation,
balanced passive heat gains and high levels of
insulation.

The application proposes:

- Good access to natural ventilation.

- External shading and improved glazing

- Good thermal efficiency standards.

Please refer to section on, NCC
Energy Efficiency Requirements
Exceeded and Effective Shading

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 — MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet 1. Indoor Environment Quality
Good Environmental Choice Australia Standards www geca. org.au
Australian Green Procurement www greenprocurement.org
Residential Flat Design Code www planning nsw.gov. au
Your Home www.yourhome.gov.au

Sustainable Management Plan - Referral Assessment
Yarra City Council, City Development
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2. Energy Efficiency

Objectives:

* to ensure the efficient use of energy

* to reduce total operating greenhouse emissions
* to reduce energy peak demand

* o minimize associated energy costs.

NCC Energy

Applicant’s Design Responses

Attachment 1 - PLN18/0613 - 49 Bedford Street, Collingwood - ESD Referral comments

Council Comments

Efficiency At least a 7 Star average NatHERS rating for B
Requirements  thermal performance.
Exceeded
There are currently no star
Hot Wat - P ratings for heat pump hot water
ot Vater Energy efficient heat pump “within one star of system. Please review the
System most efficient available”. commitment to an energy
efficiency standard.
Peak Energy . T _
Demand Peak demand reduced through various initiatives.
The cooling load for the upper
level dwellings (5-6) are slightly
Effecti . over the BADS standard D6
HEITE Some exterior shutters to glazed elements of 30MJ/m? threshold at
Shading facades to manage solar heat gain. 30 4MJ/m2. Recommend that

the 30MJ/m? is achieved for all
dwellings.

Efficient HVAC
system

Reverse cycle split systems within one star of
most efficient available.

Efficient Energy efficient LED lighting at least 20% better B
Lighting than the NCC minimum requirements.

Electricity 4 kW solar PV on rooftop to contribute to onsite B
Generation electricity consumption.

Other - -

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 - MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet 2 Energy Efficiency

House Energy Rating www.makeyourhomegreen.vic.gov.au
Building Code Australia www abcb.gov au

Window Efficiency Rating Scheme (WERS) www wers net
Minimum Energy Performance Standards (MEPS) www energyrating gov.au
Energy Efficiency www resourcesmart vic.gov.au

Sustainable Management Plan - Referral Assessment
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3. Water Efficiency

Objectives:
* to ensure the efficient use of water
* to reduce total operating potable water use
* to encourage the collection and reuse of rainwater and stormwater
* to encourage the approprate use of alternative water sources (e.g. grey water)
+ to minimise associated water costs.

Applicant’s Design Responses Council Comments
Water efficient taps and fittings throughout,
Minimising including:
Amenity - 3 Star WELS showers <7 .5 litres/min
Water - 4 Star WELS toilets - 1
[ — - 5 Star WELS kitchen taps
- B Star WELS bathroom taps
- 4 Star washing machine
Recommend that the toilets are
connected to residential
bathroom toilets, not ground
Water for floor non-residential toilets to
Toilet 2,000 litre rainwater tank proposed to flush toilets guarantee the demand for toilet 2
Flushing on ground floor flushing. Recommend a larger
tank than 2,000 litres which is
very small for a project of this
scale.
Water Meter Separate water metering for all dwellings and B 1
ground floor tenant.
Landscape i . 1
Irrigation Rainwater also used for irrigation. -
Other _ = -
* Council Assessment Ratings:
1 — Design Response is SATISFACTORY, 2 — Design Response is NOT SATISFACTORY
3 — MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES
References and useful information:
SDAPP Fact Sheet: 3. Water Efficiency
Water Efficient Labelling Scheme (WELS) www waterrating.gov au
Water Services Association of Australia www wsaa asn.au
Water Tank Requirement www._makeyourhomegreen.vic.gov.au
Melbourne Water STORM calculator www storm.melbournewater.com.au
Sustainable Landscaping www. ourwater.vic.gov.au
Sustainable Management Plan - Referral Assessment Page 7 of 15
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4. Stormwater Management

Objectives:
* to reduce the impact of stormwater runoff
* to improve the water quality of stormwater runoff
* to achieve best practice stormwater quality outcomes
* to incorporate Water Sensitive Urban Design principles.

Issues Applicant’s Design Responses Council Comments CAR™

The raingardens cannot be

clearly identified in the SMP nor

on the plans. Please clearly note

the raingardens on the

architectural drawings and SMP

or consider another mechanism

to demonstrate best practice. 2

A STORM report has been submitted with a 111%

score that demonstrates best practice and relies
STORM on at Iegst 29.39m° of sloped roofdrazining to
21.37m" of raingardens and 154 86m" of roof
connected to 2,000 litres of rainwater storage
proposed to flush toilets for equivalent of 20
people.

Ratin
: Recommend that the toilets are
connected to residential
bathroom toilets, not ground
floor non-residential toilets to
guarantee the demand for toilet
flushing.

Discharge to
Sewer

Stormwater
Diversion

Stormwater
Detention

Stormwater
Treatment N

Others - - -

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 — MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet. 4. Stormwater Management

Melbourne Water STORM calculator www storm.melbournewater. com au
Water Sensitive Urban Design Principles www melbournewater.com au
Environmental Protection Authority Victoria www epa vic.gov.au

Water Services Association of Australia www wsaa asn.au

Sustainable Landscaping www ourwater vic.gov.au

Sustainable Management Plan - Referral Assessment Page 8 of 15
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5. Building Materials

Objectives:
* to minimise the environmental impact of materials used by encouraging the use of materials
with a favourable lifecycle assessment.

Applicant’s Design Responses Council Comments
Reuse of . .
Recycled Use_ of recycled bricks pursued through detailed B 1
iemsls design phase.
Embodied
Energy of Recycled materials incorporated into concrete ~ 1
Concrete and  mixes.
Steel
Sustainable Timber be recycled or accredited as sustainable Recommend all timber be
Timber by FSC or AFS certified sustainable by FSC.

Consider a small pallet of
Design for ) ) ) materials and construction 4
Disassembly No information has been provided. techniques that can assist in
disassembly.

Other - _ _

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY: 2 — Design Response is NOT SATISFACTORY
3 - MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet: 5. Building Materials

Building Materials, Technical Manuals www yourhome.gov.au
Embodied Energy Technical Manual www. yourhome.gov.au

Good Environmental Choice Australia Standards www geca org.au
Forest Stewardship Council Certification Scheme www fsc org
Australian Green Procurement www greenprocurement org

Sustainable Management Plan - Referral Assessment Page 9 of 15
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6. Transport

Objectives:
* o minimise car dependency
* to ensure that the built environment is designed to promote the use of public transport, walking

and cycling.
Issues Applicant’s Design Responses Council Comments CAR™
Minimising
the Provision Car parking proposed in stackers. - 1
of Car Parks
Bike Parking 2 bike parks per apartment, plus 2 visitor spaces
Spaces and a bicycle repair station accessible by - 1
residents and the public.
End of Trip 1
Facilities - -
Car Share . ) . 1
Facilities Mo information has been provided. -
Electric
: A A h Recommend providing electric
\é?glrz;ieng Mo information has been provided. S e 4

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 — MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet. 6. Transport

Off-setting Car Emissions Options www greenfleet com au

Sustainable Transport www.transport.vic.gov.au/doifinternet/icy.nsf

Car share options www_yarracity.vic.gov.au/Parking-roads-and-transport/Transport-
Services/Carsharing/

Bicycle Victoria www bv com . au

Sustainable Management Plan - Referral Assessment Page 10 of 15
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7. Waste Management

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 2010, published by Sustainability Victoria.

Issues Applicant’s Design Responses Council Comments CAR™
Construction _ .

Waste A 95% recycling/reuse target for construction and B 1
Management demolition waste.

Operational ) Recommend compost system

Waste Separate waste streams (general and recycling) for organic waste management, 4
Management and space for hard waste. not on the balconies.

Storage

Spaces for Space for waste streams has been included on _ 1

Recyeling and  the ground floor.
Green Waste

Others - - -

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 - MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet 7. Waste Management

Construction and Waste Management www sustamability vic. gov.au
Preparing a WMP www epa vic.gov.au

Waste and Recycling www.resourcesmart.vic.gov.au

Better Practice Guide for Waste Management in Multi-Unit Dwellings (2002)
www _environment.nsw.gov.au

Waste reduction in office buildings (2002) www environment. nsw.gov.au

Sustainable Management Plan - Referral Assessment Page 11 of 15
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8. Urban Ecology

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.

Issues Applicant’s Design Responses Council Comments CAR”

On Site

Topsoil There is no productive topsoil on this site. - NA

Retention

Maintaining / ) .

[ —" gg “Extensive" landscaping to the roof area and

R —— balconies will marginally improve the ecological = 1
o9 value of the site.

Value

Heat Island Heat Island effect addressed to some extent 1

Effect through various measures. -

Communal Some communal spaces for residents on roof. - 1

spaces

Green wall - = -

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 — MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet. & Urban Ecology

Department of Sustainability and Environment www dse vic.gov.au

Australian Research Centre for Urban Ecology www arcue botany unimelb.edu.au
Greening Australia www.greeningaustralia.org.au

Green Roof Technical Manual www yourhome gov.au

Sustainable Management Plan - Referral Assessment Page 12 of 15
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9. Innovation

Objective:
* to encourage innovative technology, design and processes in all development, which
positively influence the sustainability of buildings.

Issues Applicant’s Design Responses Council Comments CAR*

Significant

Enhancement

to the - - -
Environmental

Performance

Innovative
Social - = -
Improvements

New
Technology

New Design
Approach

Others - = -

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 — MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet. 9. Innovation

Green Building Council Australia www gbca org au

Victorian Eco Innovation lab www ecoinnovationlab.com
Business Victaria www business vic gov au

Environment Design Guide www environmenidesignguide com au

Sustainable Management Plan - Referral Assessment Page 13 of 15
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10. Construction and Building Management

Objective:
* to encourage a holistic and integrated design and construction process and ongoing high
performance
‘ Issues Applicant’s Design Responses Council Comments CAR*

Recommend comprehensive
commissioning and tuning of all

Buildin major appliances and services.
g Mo information has been provided. ; pp 4

Tuning Recommend engagement with
an independent commissioning
agent.
T Building U inf ti laini timal
Building Users u:éli |ng|f bsglzs_ information exgalnltng OT)'IITa i 4
e ge of building services and sustainability
features within the development.
Contractor
has Valid . ) . 1
1ISO14001 Mo information has been provided. -

Accreditation

Recommend that an

Environmental Management

Plan will be developed by the 4
building contractor to monitor

and control activities undertaken
during construction.

Construction
Management Mo information has been provided.
Plan

Others - = -

* Council Assessment Ratings:

1 — Design Response is SATISFACTORY; 2 — Design Response is NOT SATISFACTORY
3 — MORE INFORMATION is required; 4 — ESD IMPROVEMENT OPPORTUNITIES

References and useful information:

SDAPP Fact Sheet 10. Construction and Building Management

ASHRAE and CIBSE Commissioning handbooks

International Organization for standardization — ISO14001 — Environmental Management Systems
Keeping Our Stormwater Clean — A Builder's Guide www melbournewater.com. au

Sustainable Management Plan - Referral Assessment Page 14 of 15
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Sustainable Management Plan (SMP)

for planning applications being considered by Yarra Council

Applicant Response Guidelines

Project Information:

Applicants should state the property address and the proposed development’s use and extent. They
should describe neighbouring buildings that impact on or may be impacted by the development. It is
required to outline relevant areas, such as site permeability, water capture areas and gross floor area
of different building uses. Applicants should describe the development’s sustainable design approach
and summarise the project's key ESD objectives.

Environmental Categories:

Each criterion is one of the 10 Key Sustainable Building Categories. The applicant is required to
address each cnterion and demonstrate how the design meets its abjectives.

Objectives:

Within this section the general intent, the aims and the purposes of the category are explained.
Issues:

This section comprises a list of topics that might be relevant within the environmental category. As
each application responds to different opportunities and constraints, it is not required to address all
issues. The list is non-exhaustive and topics can be added to tailor to specific application needs.

Assessment Method Description:

Where applicable, the Applicant needs to explain what standards have been used to assess the
applicable issues.

Benchmarks Description:

The applicant is required to briefly explain the benchmark applied as outlined within the chosen
standard. A benchmark description is required for each environmental issue that has been identified
as relevant.

How does the proposal comply with the benchmarks?

The applicant should show how the proposed design meets the benchmarks of the chosen standard
through making references to the design brief, drawings, specifications, consultant reports or other
evidence that proves compliance with the chosen benchmark.

ESD Matters on Architectural Drawings:

Architectural drawings should reflect all relevant ESD matters where feasible. As an example, window
attributes, sun shading and materials should be noted on elevations and finishes schedules, water
tanks and renewable energy devices should be shown on plans. The site’s permeability should be
clearly noted. It is also recommended to indicate water catchment areas on roof- or site plans to
confirm water re-use calculations.

Sustainable Management Plan - Referral Assessment Page 15 of 15
Yarra Citv Council. City Development
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-
YaRRA File Note

The waste management plan for 49 Bedford St, Collingwood authored by Irwin
Consult and dated 03/08/18 is not satisfactory from a City Works branch'’s
perspective. Issues to be rectified include, but may not be limited to:
1. The waste generation rates do not meet Yarra’'s standard allocation. See
below.
2. Yarra does not give commercial businesses bins of that size. A private
service should be engaged.

3. Yarra does not allow a property to split waste collection between private and
council delivered services.
4. Collection arrangements must include references to Yarra Local Laws
5. The plan does not mention organic waste disposal options.
6. The plan should show enough space to allow access on kerbside at position
where bins are to be placed.
Apartment Waste Allocation | Recycle
Size (L) Allocation(L)
1 bedroom 40 60
2 Bedrooms 50 80
3+ Bedrooms 60 100
Regards,
Patrick Orr
Contract Management Officer
City Works

Yarra Operations Depot, Clifton Hill

City of Yarra PO Box 168 Richmond 3121
T:(03) 9205 5554 F:(03) 8417 6666
E: patrick.orr@yarracity. vic.gov.au

2
'"ﬂiﬁil{-\
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City of Yarra
Heritage Advice

Application No.: PLN18/0613

Address: Nos. 49 - 53 Bedford Street, Collingwood

Planner: Lara Fiscalini

Yarra Planning Scheme References: Clauses 43.01, 21.05, 22.02 and 22.10

Heritage Overlay No.: Not in a Heritage Overlay but abuts HO96 Purfleet Cottages, 33 -47
Bedford Street and HO 333 Smith Street Precinct.

Level of significance:

Nos. 33 — 47 Bedford Street Collingwood, "Purfleet Cottages” is a row of tiny single storey
workers cottages constructed 1873, which are listed as being “Individually significant” in
Appendix 8, City of Yarra Review of Heritage Overlay Areas 2007. (Incorporated
Document).

Included in the reasons as to why Smith Street is significant are:

The Smith Street Heritage Overlay Area is significant:

* As the City's most important Victorian and Edwardian-era commercial strip,
serving the whole of Collingwood and Fitzroy and beyond, in the late 19th and
early 20th centuries;

* For its expression of the early commercial development phases in the City, with
the modest commercial and residential development from the 1850s-60s still
evident, the more substantial premises in the 1860s and 1870s, the
development associated with the advent of the cable tram to the street in the
late 1880s, and the Edwardian-era retail boom;

*  As a substantially intact collection of well-preserved late nineteenth and early
twentieth century commercial and retail buildings of note, including hotels,

shops, and some industrial buildings to the north of Johnston Street;
[Emphasis added.]

Anthemion Consultancies 10f7 Yarra Heritage Advice
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Proposal

To demolish the existing mid 20t century cream brick factory and to construct a 7 storey
building.

Drawing Numbers

20 pages of town planning drawings, prepared by SJB and with Council date stamp 21 Nov
2018.

Report to Council: Assessment of heritage Impacts prepared by Bryce Raworth Pty Ltd and
with Council date.

Assessment of Proposed Works
Context

This part of Bedford Street, south of Otter Street, is a narrow, secluded cul-de sac located on
the Collingwood Slope. Pedestrian access from the south is via a dog-leg lane off Stanley
Street and from the north there is conventional pedestrian and vehicle access. “Purfleet
Cottages” is undoubtedly the centrepiece. There is one single-storey Victorian dwelling
opposite which is not covered by a Heritage Overlay but otherwise there are residential
buildings of 4 — 5 storeys in various plain, semi-industrial and contemporary idioms and also
employing face or recycled bricks and render. There is a robustness to the street character.

The north side of Stanley Street between Smith and Wellington Streets has recently been
infilled by multi-level apartments which, because of the Collingwood Slope are kept below
the skyline view from Smith Street. Elsewhere in Smith Street to the south, tall blocks of
apartments in streets east of Smith Street such as Little Oxford and Cambridge Streets, are
becoming visible from the west side of Smith Street and its heritage nature is changing
unfortunately as a result.

Figure 2 Bedford Street looking south. Purfleet Cottages are on the right
abutting the development site. The building at the end fronts
Stanley Street and presents 5 storeys to Bedford Street. The
scale, plain design and face/recycled brickwork comprise a
sympathetic response to its context.

Anthemion Consultancies 20f7 Yarra Heritage Advice
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Figure 3 Bedford Street looking north. "Purfleet Cottages” are on the
left. Even though of differing contemporary styles, the scale
and materials of the newer buildings quietly and politely
coalesce with the streetscape. The building in the middle
ground is 4 storeys.

Figure 4 The interface between the development site and "Purfleet
Cottages” is important as is any intrusion on the skyline of
Smith Street. Even tough Bedford Street is not covered by a
heritage Overlay the impact on the character of the streetscape
is still an important consideration as it provides something of a
setting to Purfleet Cottages.

Anthemion Consultancies 30f7 Yarra Heritage Advice
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No. 1 - 3 Otter Street is adjacent to
"Purfleet Cottages” to the north.

Figure 5 Opposite the rear of the development site are the
back yards of double-storey shops fronting Smith
Street. The importance of this interface is related to
any visibility from Smith Street of the proposed
building above the shop parapets.

Noting that the site (No. 1 — 3 Otter Street) which abuts “Purfleet Cottages” is being
developed with a 7 storey building, I have read the VCAT decision which supported that
proposal (Cranecorp Otter Street Collingwood Pty Ltd v Yarra CC P244/2016, PLN15/0974).
It provides a useful summary of the various competing policies and responses to the
application on that site which does not require repetition here.

Insofar as “Purfleet Cottages” is concemed, consideration was given to whether the “the
proposed building overwhelms the terraces and detracts from their significance?”. It was
agreed that "Purfleet Cottages will continue to be read as a significant group of terraces.
They will stand and be read in their ‘own right’” and "the cottages have limited visual
presence when viewed from the north, including from the corner of Otter Street. The
Tribunal also found that “Existing views to the Cottages will continue to be largely
maintained. The historic significance of the Purfleet Cottages will continue to be recognised
and appreciated as being part of a robust and changing urban environment.” (Paras. 27 -
29) I agree with that.

However, views of the cottages from the north only appear to have been considered. In the
current proposal, in views from the north, "Purfleet” Cottages” will be seen in the foreground
with the proposed building being located behind and adjacent to the 5-storey building which
fronts Stanley Street. (See Fig. 2) In straight on views from the opposite side of Bedford
Street, the cottages will read as a distinct element, albeit sandwiched between two 7-storey
buildings i.e. Nos. 1 - 3 Otter Street and this site. However, the impact of the height of the
proposed building will be visually mitigated somewhat by the narrowness of Bedford Street
which will have a limiting effect in straight-on views to some degree.

Insofar as impacts on Smith Street are concerned, the issue of impacts on the rear of the
Smith Street buildings appears to have been the only consideration by the Tribunal.
However, the Tribunal noted that the “The statement of significance for the Smith Street
Precinct identifies the unusual or particularly ornate and exuberant Italianate and Edwardian
details on many buildings. The significant features of the precinct are undisturbed by the
proposed development”. (Para. 31) I note that since this VCAT Decision, Cl. 15.03-1S has
been revised and policy guidelines for consideration now include the The Burra Charter: The
Australia ICOMOS Charter for Places of Cultural Significance, 2013. Article 8 of the Charter
addresses “setting”, viz.:

Anthemion Consultancies 40f7 Yarra Heritage Advice
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Conservation requires the retention of an appropriate setting. This includes
retention of the visual and sensory setting, as well as the retention of spiritual and
other cultural relationships that contribute to the cultural significance of the place.

New construction, demolition, intrusions or other changes which would adversely
affect the setting or relationships are not appropriate. [Emphasis added.]

Part of the setting, and significance, of Smith Street is the skyline and the parapets of shops
silhouetted against it, presently maintained mostly unencumbered. Cl. 15.03-1S also states
viz.:

Provide for the conservation and enhancement of those places that are of aesthetic,
archaeological, architectural, cultural, scientific or social significance.

Encourage appropriate development that respects places with identified heritage
values.

Retain those elements that contribute to the importance of the heritage place.

Ensure an appropriate setting and context for heritage places is maintained or
enhanced. [Emphasis added.]

The purpose of Objective 14 of Cl. 22.05 is to “To protect and enhance Yarra's heritage
places” and Strategy 14.3 is to “Protect the heritage skyline of heritage precincts”. I am
aware that this has been discussed at VCAT on numerous occasions but the setting of a
heritage place is important and the maintaining of an appropriate setting is in accord with
the Burra Charter which is now a specific policy guideline.

I note that the Otter Street development application documentation indicates that the top
levels will be visible on the Smith Street skyline.

Cl. 22.10 states, insofar as heritage is concerned viz.

The height of new development abutting land in a Heritage Overlay should:

* Adopt a fagade height to the street frontage which is no higher than the
adjacent building within the Heritage Overlay;

+ Design and site taller structures so that they do not visually dominate
surrounding heritage places; and

+  Match the floor levels of the adjacent heritage building.

Clearly this has not and probably could not, be achieved on this site given the single storey
height of "Purfleet Cottages”.

Demolition
There are no heritage concems regarding demolition.

Proposed works
Height/Setbacks
Noting that a number of considerations need to be factored into the overall consideration of

this proposal, from a heritage perspective the essential considerations are the effect on the
“Purfleet Cottages” and the Smith Street skyline i.e. the setting.

Anthemion Consultancies 50f7 Yarra Heritage Advice

Yarra City Council — Internal Development Approvals Committee Agenda — Wednesday 5 June 2019



Agenda Page 77
Attachment 3 - PLN18/0613 - 49-53 Bedford Street Collingwood - Heritage referral comments

The proposed height is 22.25 metres and the setback is 1.13 metres where it abuts the first
cottage, tapering back to 3.345 metres at the south end. From Level 1 the east elevation is
armrowhead-shaped and tapers, or folds, back further at Level 4 and above. The width of the
facade is also considerably less than the Bedford Street elevation of No. 1 - 3 Otter Street.

The Otter Street development appears to be 25.35 metres high along Bedford Street. I note
that the Otter Street development contains a setback from "Purfleet Cottages” from Level 1
and above i.e. from above the ridge height of the cottages. This goes someway to mitigate
against overtowering or being overwhelming, albeit remaining dominant and prominent.

In making the obvious comparison with the Otter Street development and noting the specific
differences in design, street wall length, footprint and immediate context, the form of the
proposed building on this site is acceptable. However it is preferred that one level is deleted,
probably Level 2, i.e. remove it and drop the folded levels down to retain the basic shape
and proportion of podium to tower. Deleting a level would establish a better proportion to
“Purfleet Cottages” and would probably eliminate any visibility from Smith Street, although
this should be tested. Itis critical from a heritage perspective the Smith Street skyline is
preserved without further visual intrusions.

Colours/Materials

The podium is proposed to be green brickwork. I note that vegetation appears to be
proposed on the outside of the building and this might be the reason for the green
brickwork. However, green brickwork will stand out boldly in this streetscape which
generally has muted, neutral or natural tones and another colour which would blend in
more politely is preferred.

If there is no mechanism such as an incorporated landscape plan which will ensure that the
vegetation is maintained then it should be deleted.

There is no montage which indicates as realistically as possible what the final appearance
of this building might be and this is a concem.

If the perforated metal panels are similar to the cover sheet of the architectural drawings,
then it is acceptable.

Provide evidence that the white precast concrete will maintain a good appearance and not
deteriorate such as through staining and weathering to the satisfaction of the Responsible
Authority.

Recommendation / Comments:
Not approved until the following are addressed satisfactorily.

Ensure that nothing is visible above the Smith Street skyline. This is the first objective
from a heritage perspective.

Provide some modelling to indicate how the building would appear if Level 2 is deleted and
whether or not any part of the proposed building is visible above the Smith Street skyline.
For the reasons discussed above, given the form/shape of the proposed building its
relationship with "Purfleet Cottages” is the second objective from a heritage perspective.

Provide a montage which indicates as realistically as possible what the final appearance of
this building might be.

Change the green brickwork to another colour which responds more sympathetically to the
Bedford Street streetscape and to the satisfaction of the Responsible Authority.

Anthemion Consultancies 60f7 Yarra Heritage Advice
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Provide evidence that the white precast concrete will maintain a good appearance and not
deteriorate such as through staining and weathering to the satisfaction of the Responsible
Authority.

Signed:

Robyn Riddett

Director — Anthemion Consultancies
Date: 17 January, 2019
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YaRRA

TO: Lara Fiscalini (Statutory Planning)

FROM: Amruta Pandhe (Urban Design)

DATE: 11 January 2019

SUBJECT: 49-53 Bedford St Collingwood, VIC 3066

APPLICATION NO:  PLN18/0613

DESCRIPTION: Construction of a mixed-use 7-storey building for 7 dwellings and a shop,

and removal of party wall easements.

COMMENTS SOUGHT

Urban Design comments have been sought on:
* Design response of the development;
» Integration of the proposed height/massing with the surrounding streetscape;
¢ Suitability of proposed materials;
¢ Any other urban design matters that may require addressing.

Whether there are any capital works approved or proposed within the area of the subject site.

These set of comments are provided on the plans dated 24™ October 2018.

COMMENTS SUMMARY

The proposal is not supported in its current form. Urban Design comments have been sought on
the above proposal. In summary, the following changes are recommended to make the proposal
more acceptable from an urban design perspective. The rationale behind these changesis
explained in more detail overleaf.

. The overall height is not acceptable in response to the local character of the area. Itis
recommended to remove Level 5 and 6 from the overall development.

. There are concerns with the dominance of the perforated metal panel as it does not
contribute positively to the character of the street.

. Ground floor presentation to the street and materials are supported.
Provision of landscaping within the building is highly supported and contributes majorly in
reducing the visual bulk, however, there are concerns with the practicality of this. Advice from
Open Space Planning and Design team is recommended.

. The setting back of building on ground floor to provide pedestrian circulation is highly
supported, however, there are further considerations to be taken while designing this
contested space.
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DEVELOPMENT PROPOSAL

The development proposes demolition of existing building and construction of a 7 storey mixed use
development incorporating shop on ground floor and apartments in the levels above.

The proposal provides main pedestrian entries from Bedford Street and vehicular and bicycle
entries from Bedford Street and laneway.

URBAN DESIGN FEEDBACK

HEIGHT IN RESPONSE TO STREETSCAPE CHARACTER

Clause 22.10 seeks to ensure that the height of new development should be appropriate to
the context of the area and respect the prevailing pattern of heights of the area where this is
a positive contribution to neighbourhood character.

The subject site is located in an area that is emerging with some new developments
happening in pockets of C1Z and MUZ land, along Smith Street activity centre and the
properties rear of Smith Street. The policy context, physical characteristics and the
development pattern between these three areas vary a lot, hence reflecting upon the
prevailing heights of development. Smith Street presents a heritage streetscape character
with smaller lots and accommodating 6-8 storeys; and properties at the rear of the retail strip
consist medium size lots with some sensitive interfaces and accommodating 3-7 storeys and
MUZ pocket fronting Stanley Street presents medium and larger sized lot with less sensitive
interfaces and accommodating 5-9 storeys. The subject site is located at the rear of Smith
Street and on the edge of the C1Z.

1 Otter Street is a recent development that is located on the rear of Smith Street and it
appears that the proposed height for the subject site is highly influenced by this approval.
Even though 1 Otter Street shares similar context below comparative assessment shows the
differences between the two sites.

1 Otter Street 49-53 Bedford Street (subject site)
Streetscape Otter Street presents a mixed Bedford Street consists of mix of
Character character with NMIT (7 storey) and commercial and residential buildings

St Joseph Primary School on its ranging from one to five storey, and the

eastem end. The westem end of recently approved 7 storey development

the street contains 1-3 storey (1 Otter Street).

commercial buildings. This section of Bedford Street presents a

predominantly residential character with
buildings ranging from one to four storey.

Street width Otter Street is 20m wide Bedford Streetis 10m wide
Bedford Street 20m wide Laneway 4.5m wide
Laneway 4.5m wide
Street Otter Street is two-way street Bedford Streetis a no through road.
connectivity connecting Smith Street and
Wellington Street
Sensitive Site with three street interfaces. Site with two street interfaces
Interfaces
Direct abuttal to individually Direct abuttal to individually significant
significant heritage site to the south | heritage site to the north and south
Lot Size 700 sgm 230 sqm

The above comparison clearly demonstrates that the Otter Street site presents fewer
constraints and is a large site hence allowing the site to accommodate a higher form.

The overall proposed height along Bedford Street is 25m (presents like an 8 storeys) and
23m along the laneway (7 storeys) with the upper level setbacks gradually increasing from
0.5m to 5m. The proposed development will overwhelm the street character given the width
of the street, the surrounding built form character and the dead end location of the subject
site. It will also majorly change the spatial definition of the street and create an enclosed
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street environment. The 5 storey at 6-10 Stanley presents the maximum acceptable built
form for this section of the street to maintain an appropriate sense of openness for the street
environment. Hence, the overall height is not acceptable and it is highly recommended to
reduce the overall height of the building by at least two levels. This means level 5 and 6
should be removed (shown in red below).

ANLRL I
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J", 250 EMITH ST 256 SMITH 5T ] H
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IN SECTION) | STREET

Bedford Street streetscape

. Ground Level Interface
Clause 21.05 seeks new development to make a positive contribution to the enhancement of
the public domain. The glazed ground floor retail along Bedford Street will provide an
engaging frontage to street. Similarly, the window on the south facing Rendle Place will
contribute in providing a safe environment and is supported.

. Material

The proposed brick for lower floors is supported. There are concerns with the dominance of
the perforated metal panel as it does not contribute positively to the character of the street.

. Landscaping
Within the building
There is lot of landscaping proposed within the building that contributes in breaking the form
and making the built form visually more interesting. There are practical concerns with the
trees proposed in the balcony area as the ‘typical terrace sections’ in the landscape plans do
not take the upper levels into considerations. It appears that the 3.1m floor to ceiling height
will not provide enough clearance to plant trees. Further, there are creepers shown on the
building but it is unclear where the creepers will be planted.

It is recommended to take advice from Open Space Planning and Design.

Street Tree Planting
It is recommended to take advice from Arboriculture and Streetscapes Unit.

. Public Realm

It is required that the ground floor plan and landscape plan clearly shows the title boundary
and existing footpath conditions (showing relevant feature and levels survey information).

The proposed opening up of the laneway is highly supported, however, the proposed corner
between Bedford Street and Rendle Place appears to be a very contested space. There is
currently a tree, garden bed, seating area and bike repair station being proposed. The
provision of a tree is not supported as the first floor cantilevers over this space which does
not leave adequate room for tree canopy.
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Currently there is 1.3m wide pinch point between the subject site and 6-10 Stanley Street
that is used for access. Hence, providing a wider space for pedestrian circulation is
supported. It is important to maintain a 1.5m clear path of travel for pedestrians movement
(shown in red below). The proposed brick surface (within the title boundary) is supported
however ensure this pavement is compliant to DDA standards (particularly slip resistance)
and is contained with the property boundary.

It is uncertain if the proposed nominated primary access will always be freely accessible
(outdoor seating etc.) and as such the provision of the garden bed does not appear to be
sustainable as this corner is susceptible to damage. Similarly, there needs to be more
consideration given to clearance zone (1.8m X 0.6m) for the bike repair station to ensure that
the clear path of travel is maintained.

Delineate the Bedford Street footpath (with 300mm wide bluestone dressed kerb) as far
south as possible to ensure a clear path of travel is maintained along Bedford Street for
pedestrian movement.

The proposed development presents drainage concerns and it is understood that
engineering have raised concerns and requested for further information. From an urban
design perspective, it is recommended to delineate the western footpath as far south as
possible so there is clear path of travel maintained for pedestrian movement. Grates and box
culvert for the cross over are not supported.

oe] o
H Grate and box culvert are
<«——1—— not supported
°| Delineate the footpath as

far south as possible

Provide a slip resistant
and DDA accessible
compliant material

Maintain a 1.5m clear
path of travel

Provision of tree not
supported.

More detail information
required for the garden
bed

Concept Plan — Ground Level
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1.2 PLN18/0650 — 1 Michael Street, Fitzroy North — Part demolition and construction
of a double storey extension with associated roof terrace and basement.

Executive Summary

Purpose

1.  Thisreport provides Council with an assessment of an application at No. 1 Michael Street,
Fitzroy North, for part demolition and construction of a double storey extension with
associated roof terrace and basement. The report recommends approval of the application
subject to conditions.

Key Planning Considerations
2.  Key planning considerations include:
(a) Clause 32.09 — Neighbourhood Residential Zone (Schedule 1);
(b) Clause 43.01 — Heritage Overlay; and
(c) Clause 54 — Rescode.
Key Issues
3. The key issues for Council in considering the proposal relate to:
(@) Clause 54 of the Yarra Planning Scheme (Rescode);
(b) Heritage;
(c) Development Abutting Laneways; and
(d)  Obijector concerns.
Submissions Received
4.  Ten objections were received to the application, these can be summarised as:
(@) non-compliance with provisions of Clause 54;
(b) potential off-site amenity impacts;
(c) inappropriate design (height and bulk);
(d) overdevelopment of the site;
(e) results in inequitable development opportunities;
()  negatively impacts the amenity and usability of the laneway.
Conclusion

5.  The proposal is considered to achieve an appropriate balance between all relevant polices in
the Scheme, including heritage policies and the provisions of ResCode, subject to the
conditions as detailed within the “Recommendation” section of this report.

6.  The conditions, in summary, require some minor design changes to improve energy efficiency
and further detail to plans.

CONTACT OFFICER: Jessica Sutherland
TITLE: Statutory Planner
TEL: 9205 5365
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1.2

PLN18/0650 - 1 Michael Street Fitzroy North - Part demolition and construction of
a double storey extension with assocaited roof terrace and basement.

Trim Record Number: D19/66468
Responsible Officer:  Coordinator Statutory Planning

Proposal: Part demolition and construction of a double storey extension with
associated roof terrace and basement

Existing use: Single dwelling

Applicant: Chris and Ingrid Crozier

Zoning / Overlays: Neighbourhood Residential Zone (Schedule 1)
Heritage Overlay (Schedule 327)

Date of Application: 30 August 2018

Application Number: PLN18/0650

Planning History

1.

Planning Permit PL04/0540 was issued by Council on 21 December 2004 for partial
demolition, alterations and first floor additions to the rear of the existing dwelling. The permit
was subsequently amended pursuant to Section 72 of the Planning and Environment Act
(1987) on 29 June 2007 to allow demolition of the rear paling fences including the trellis, and
to construct a new roller door and masonry walls to match existing. The permit was acted
upon and the works were completed by 2009.

Planning Permit PLN12/0007 was issued on 23 February 2012 for the development of the land
for construction of a roller door and fences, including part demolition. The permit was acted
upon and the works were completed in 2013.

Background

3.

The application was received by Council on 30 August 2018, with additional information
received on 24 December 2018. The application was advertised in January 2019, with ten (10)
objections received.

A consultation meeting was held on 12 March 2019 and was attended by the applicant and
Council Officer’s. No objectors attended, thus no resolution was reached.

The subject site is angled to face Michael Street in a north-easterly direction. For ease of
reference the south-east boundary abutting Barruth Lane will be referred to as the southern
boundary; the north-western boundary abutting No. 3 Michael Street will be referred to as the
northern boundary, the north-eastern boundary facing Michael Street will be referred to as the
eastern boundary and the south-western boundary abutting the rear laneway as the western
boundary throughout the remainder of this report.

The Proposal

6.

10.

The proposed development is for part demolition and construction of a double storey
extension with associated roof terrace and basement.

The development can be summarised as follows:

Demolition

A section of roof from the first floor addition (to allow for the construction of a stairway);
The roller door;

A shed in the north-west corner;
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A portion of southern masonry wall will be required to be removed to allow the construction of
the proposed garage doorway, however, this is not shown in the submitted Demolition Plan. A
Condition will be included on any permit issued requiring this to be shown, should a permit be
issued.

Stair and walkway connecting the extension to the existing dwelling

A staircase is to be constructed on the southern boundary between the proposed outbuilding
(garage, bedroom and roof terrace) and the existing dwelling. The staircase will provide
access to each level, including the basement, from the ground floor courtyard.

A walkway will connect the staircase to the existing dwelling. The walkway will extend along
the southern boundary, over the ground floor kitchen, and will connect to the existing dwelling
via stairs protruding from the roof (this is clearly shown in the Roof Plan on TP 14A). The
walkway is setback 1.25 metres from the southern boundary.

The walkway and stairs will be constructed to a height of 9 metres on the southern boundary
with translucent glazing (to a height of 1.5 metres above floor level) and clear glazing above. A
Condition will be included on any permit issued confirming the material used to construct the
frame, should a permit be issued.

iane

Image 1: Extent of proposed works in red (South Elevation taken from dwg 1709/TP/15A of Decision
Plans). The existing dwelling is beyond the walkway.

Extension

A two storey extension (garage and bedroom) with a basement and roof terrace will be
constructed to the rear of the site. Stairs, providing access to each level, will be constructed
along the southern boundary, connecting to the walkway to the existing dwelling (discussed in
paragraph 12).

Overall, the two storey addition and roof terrace will result in the following boundary walls:
(@) 9 metre high boundary walls to the south and west laneways; and
(b) 7.3 metre boundary wall to No. 3 Michael Street.

The overall height of the extension is 9 metres. The extension will be constructed with Daniel
Robertson traditional bricks and glazing.

Basement

The basement will comprise of a ‘games room’, bathroom, store and a water tank. It will be
constructed to a depth of 3.09 metres below natural ground level (NGL), with an overall area
of approximately 52sgm (9.2 metre long by 6.8 metre wide). Stair access (and associated
garden) is provided to the south. Four (4) bicycle racks are provided on the northern internal
wall.

Ground floor (garage and courtyard)

The garage will incorporate the existing north and west masonry walls, with a 5.33 metre wide
doorway, incorporating a splay, constructed using retractable polycarbonate to the laneway to
the south. The garage will have an internal floor to ceiling height of 2.4 metres.
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A courtyard, 20sgm in area, will be provided centrally. Sliding doors will be constructed
between the courtyard and garage. A grate is provided in the flooring of the courtyard over the
stairwell to the basement.

A retractable roof will be constructed at a height of 7.7 metres above NGL — allowing for the
roof to transition from a stored position on the dwelling roof to a position over the courtyard,
completely enclosing the courtyard from above. A Condition will be included on any permit
issued requiring the confirmation of the roof material, should a permit be issued.

First floor

A first floor bedroom (with ensuite and robe) will be constructed above the footprint of garage,
with an internal floor to ceiling height of 2.7 metres.

Roof terrace

A roof terrace, 29sgm in area, will be constructed above the footprint of the garage and first
floor. A planter box will be provided along the north boundary and an outdoor fire place and
associated chimney will be constructed to the southern boundary. A ‘retractable blind’ will be
installed over the roof terrace at a height of 3 metres above floor level. The roof terrace will be
enclosed by 3.18 metre high (above floor level) walls to south and west and a 1.5 metre
boundary wall and planter box to the north.

Existing Conditions

25.

26.

27.

Subiject Site

No. 1 Michael Street (subject site) is located on the south-west (west) side of Michael Street,
approximately 35 metres north from the junction with Queens Parade, in Fitzroy North. The
site is bound to the south by Barruth Lane and to the west by an un-named bluestone
laneway.

The site is essentially rectangular in shape, with a street frontage to Michael Street of 6.7
metres and a maximum site depth of 36.6 metres, yielding a total site area of 243.4sqm. There
iS no appreciative fall across the site. The site is splayed on the south-west corner.

The site is developed with a two-storey, Victorian-era terrace dwelling, forming a pair of
substantially intact terraces, including front parapets (reaching an overall height of 9.8
metres), chimneys and arcaded front verandahs at ground and first floor level. The two storey
original terrace dwelling is constructed to the south and north title boundaries for its entire
length.

=

-«‘\‘
NESY

2

Image 2: Subject site and dwelling as viewed from Michael Street
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A later contemporary ground and first floor addition is constructed to the rear (approved under
Planning Permit PL04/0540). The ground floor is constructed to the north and south
boundaries, with a courtyard provided internally along the southern boundary. The first floor
addition is constructed to the north boundary for its entire length and is setback from the south
boundary by a minimum of 1 metre, the west (rear) boundary by 9.58 metres and reaches an
overall height of 7.6 metres above NGL.

Image 3: The rear addition of the subject site (as approved under PL04/0540) and fencing and roller
door (as approved under PLN12/0007) as viewed to from the south-east laneways. The pink building
beyond is the double storey extension of No. 5 Michael Street (two properties to the north).

An area of private open space (POS) is provided within the rear setback, approximately
65sgm in area. A roller door (approved under Planning Permit PLN12/0007) is constructed on
an angle across the south-east corner of the site, allowing for vehicle access from the
laneway.

A carriageway easement (A-1) and a party wall easement (E-1) are shown on Plan of
Subdivision 20764R. Neither easement is impacted by the proposal.

Surrounding Land

The site forms part of the North Fitzroy Heritage Precinct (Schedule 327 of the Heritage
Overlay) and the immediate surrounding area is a mix of residential and commercial uses.
Michael Street presents as an intact streetscape of predominantly single and double storey
dwellings of the Victorian era.

The subiject site abuts the Queens Parade Activity Centre to the south, which is zoned
Commercial 1. Land to the immediate west (relating to properties at the rear of Queens
Parade) is also zoned Commercial 1. The land to the north and east of the site is located
under the Neighbourhood Residential Zone (Schedule 1).
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Image 4: aerial of the subject site (December 2018) and surrounds

To the north is No. 3 Michael Street, which is the subject site’s only immediately abutting
property. No. 3 Michael Street is developed with a two storey, Victorian-era terrace which
forms a pair with the dwelling of the subject site. The dwelling is constructed to the shared
boundary for its entire length so that there are no habitable room windows (HRW) facing the
subject site. A single storey garage is constructed to the rear of the site, allowing for an area
of POS, 30sgm, between the dwelling and rear garage.

Further north, at No. 5 Michael Street, is a two storey Victorian/Edwardian-era terrace,
formerly a shared accommodation building (visible in the background in Image 3). Planning
Application PLN19/0282 was submitted to Council on 8 May 2019 to allow for alterations and
additions to the existing building to construct a second dwelling on the lot. The application is in
the early stages of being processed by Council. No decision has been made.

To the west, across the 3 metre wide un-named laneway, is No. 312 — 318 Queens Parade
(rear), which is developed with single-storey brick warehouse/outbuildings and an open yard.
The site is unusual in that it does not have a direct street frontage, rather is enveloped by
laneways to south, east and north. Planning Permit PLN16/0078 was issued for the site (at the
direction of the VCAT on 22 June 2017) allowing the development of a three (3) storey
building (plus roof terraces) accommodating dwellings. Endorsed plans are yet to be issued
and works have not begun; as such, this application will be assessed against the existing
conditions of the neighbouring site.

Further west, is No. 304 — 308 Queens Parade (rear), which is also developed with a single
storey warehouse. Planning Permit PLN15/0350 was issued on 8 June 2016 at the direction of
the VCAT for the development of a three storey dwelling. Plans were endorsed on 15 August
2016, however, works have not begun on this site.
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To the south, across the 3 metre wide Barruth Lane, are the rear boundaries of shops and
offices with frontages to Queens Parade to the south. The properties present garages, car
parking and outbuildings to the laneway (as seen in Image 5).

—

Image 5: The rear of commercial properties as they present to Barruth Lane.

Planning Scheme Provisions
Zoning
Neighbourhood Residential Zone (Schedule 1)

Pursuant to Clause 32.09-1 of the Yarra Planning Scheme (the Scheme), a permit is not
required to use the land for a dwelling.

38.

39.

40.

Pursuant to Clause 32.09-5 of the Scheme, a permit is required to construct or extend one
dwelling on a lot that is less than 500sgm (as specified in Schedule 1 of the Neighbourhood
Residential Zone). As the lot is 243.4sgm in area, a permit is required to extend the dwelling.
The development must meet the requirements of Clause 54.

In accordance with Clause 32.09-8 a building used as a dwelling or residential building must
not exceed a height of 9 metres or two storeys.

(@)

(b)

(©)

The roof of the proposed extension is a maximum height of 9 metres. Although the
proposed chimney exceeds this, with an overall height of 9.7 metres, pursuant to Clause
73.01 (General Terms) building height is defined as “the vertical distance from natural
ground level to the roof or parapet at any point”. Council’s position is that this does not
include a chimney; thus, this aspect of the mandatory requirement is met.

The submitted Elevations show the extension to be a maximum height of 9 metres,
however, Section C of the decision plans displays built form slightly higher than 9 metres
(above the orange line in Image 6 below). As such, a condition will be included if any
permit is issued requiring the Section to be consistent with the Elevations and to show
the maximum height of the extension to be 9 metres above NGL.

The proposed extension will have stairs and walkways connecting the existing dwelling
to the roof terrace (above the two storey extension). As shown in the below section
(taken from Section 2 of 2, dwg 1709/TP/18A of the Decision Plans), the upper level
walkway must remain open to the sky otherwise it will constitute a third storey (which is
prohibited). It is important to note that it is the walkway which creates the third storey,
not the stairs. A condition of any permit issued should require the walkway to be
unroofed.
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Image 6: Section C of dwg 1709/TP/18A

The outbuilding consists of two floors (garage and bedroom above) with an associated
basement and roof terrace. Pursuant to Clause 73.01 of the Scheme, a storey is defined
as “that part of a building between floor levels. If there is no floor above, it is the part
between the floor level and ceiling. It may include an attic, basement, built over car
parking area, and mezzanine”. Council does not consider a basement, which is below
ground level, to be storey. Similarly, a roof terrace is not considered to be a storey if it is
uncovered by a ‘ceiling’. The proposal shows a ‘retractable blind’ but does not specify
the material. Council considers that an operable light weight fabric/material would not
constitute a ceiling. Thus, a condition will be included if any permit is issued to require
the retractable blind to be lightweight fabric or similar.

(d) Subject to condition, the proposal meets the mandatory provisions of Clause 32.09-8.

Pursuant to Clause 32.09-4 of the Scheme a mandatory minimum garden area requirements
for lots greater than 400sgm and above applies. As the subject site is a total area of
243.4sgm, the garden area requirements do not apply.

Overlays
Heritage Overlay (Schedule 327)

The subiject site is located within the Heritage Overlay (Schedule 327). The following
provisions apply:

(@) Pursuant to Clause 43.01-1 a permit is required to:
(i) Demolish or remove a building

(i)  Construct or carry out works.

Particular Provisions
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Clause 54 — One dwelling on a lot

Pursuant to Clause 54 of the Scheme this provision applies to an application to construct a
dwelling on a lot less than 500sgm. A development must meet the objectives of Clause 54.

General Provisions

Clause 65 — Decision Guidelines

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. The
Responsible Authority must decide whether the proposal will produce acceptable outcomes in
terms of the decision guidelines of this clause.

Amongst other things, the Responsible Authority must consider the relevant Municipal
Planning Strategy and the Planning Policy Frameworks, as well as the purpose of the Zone,
Overlay or any other Provision.

Planning Policy Framework (PPF)

Clause 11.02 — Managing growth

The clause includes several strategies to achieve this objective including ‘planning for urban
growth should consider opportunities for the consolidation, redevelopment and intensification of
existing urban areas.

Clause 15 — Built Environment and Heritage
Clause 15.01-1S — Urban design

The objective of this clause is ‘to create urban environments that are safe, functional and
provide good quality environments with a sense of place and cultural identity’.

Clause 15.03-1S — Heritage conservation
The objective of this clause is ‘to ensure the conservation of places of heritage significance’.

Clause 16 — Housing
Clause 16.01-3S — Housing diversity
The objective of this clause is ‘to provide for a range of housing types to meet diverse needs’.

Local Planning Policy Framework (LPPF)

Clause 21 — Municipal Strategic Statement (MSS)
Clause 21.03 - Vision

Clause 21.03 of the Scheme outlines strategic objectives for land use, built form, transport and
environmental sustainability within the City. Strategies to achieve the objectives are set out in
the following clauses of the MSS.

Clause 21.04 — Land Use
Clause 21.04-1 — Accommodation and housing

The relevant objectives and strategies of this clause are ‘to retain a diverse population and
household structure’ and to ‘encourage the retention of dwellings in established residential
areas that are suitable for families with children’.

Clause 21.05 — Built form

Clause 21.05-5 — Heritage

The principal objective of this clause are ‘to protect and enhance Yarra’s heritage places’.
Clause 21.05-6 — Urban Design

This clause incorporates the following relevant objectives:

(@) Maintain and strengthen the preferred character of each Built Form Character Type
within Yarra; and
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(b) Ensure development is designed having particular regards to its urban context and
specifically designed following a thorough analysis of the site, the neighbouring
properties and its environs.

Clause 21.08-8 — North Fitzroy

The subject site is identified as ‘Heritage Overlay’ on the Figure 20 (Built Form Character
Map). The objective for this area is to ‘ensure that development does not adversely affect the
significance of the heritage place’.

Relevant Local Policies

Clause 22.02 — Development guidelines for sites under the heritage overlay

This policy applies to all land within a Heritage Overlay. The clause incorporates the following
relevant objectives;

(@) To conserve Yarra’s natural and cultural heritage;

(b) To conserve the historic fabric and maintain the integrity of places of cultural heritage
significance;

(c) To preserve the scale and pattern of streetscapes in heritage places;

(d) To ensure that additions and new works to a heritage place respect the significance of
the place; and

(e) To encourage the retention of ‘individually significant’ and ‘contributory’ heritage places.
Clause 22.07 — Development abutting laneways

The policy applies to applications for development that is accessed from a laneway or has
laneway abuttal. The clause incorporates the following relevant objectives;

(&) To provide an environment what has a feeling of safety for users of the laneway;

(b) To ensure that development along a laneway acknowledges the unique character of the
laneway; and

(c) To ensure that development along a laneway is provided with safe pedestrian and
vehicular access.

Clause 22.16 — Stormwater Management (Water Sensitive Urban Design)
This policy applies to extensions greater than 50sgm in area. The objective of this clause is:

(a) To achieve the best practice water quality performance objectives set out in the Urban
Stormwater Best Practice Environmental Management Guidelines, CSIRO 1999 (or as
amended).

In response to the above provision, a STORM assessment has been submitted (by Katja
Wagner, dated 13 December 2018). The assessment commits to a 5000Lt rainwater tank,
achieving a STORM rating of 103%. A condition will be included on any permit issued
requiring the size of the tank to be shown on plans.

Incorporated Document
Appendix 8 to the City of Yarra Review of Heritage Areas, 2007 (revised May 2017) — The site
is identified as being Contributory to the North Fitzroy Heritage Precinct (Schedule 327).

Advertising

60.

The application was advertised in January 2019 under the provisions of Section 52 of the
Planning and Environment Act (1987) by 21 letters sent to surrounding owners and occupiers
and by a sign displayed on site. Council received ten (10) objections, the grounds of which are
summarised as follows):

(a) non-compliance with provisions of Clause 54;
(b) potential off-site amenity impacts;
(c) inappropriate design (height and bulk);
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(d) overdevelopment of the site;
(e) results in inequitable development opportunities;

()  negatively impacts the amenity and usability of the laneway.

Referrals

61. The referral comments are based on the decision plans (dated December 2018).
External Referrals

62. The application was not required to be referred to any external referrals.
Internal Referrals

63. The application was informally referred to Council’s Traffic Engineering Unit who provided the
following comments:

(@ A (minimum) 4.5 metre wide garage doorway width is required for a Standard B85
vehicle to safely enter from a 3 metre wide laneway (a 5.3 metre wide doorway is
proposed). Thus, the proposed garage entry will allow for safe vehicular access from the
laneway.

64. The application was not referred to Council’s Heritage Advisor as it was considered that the

proposal generally complies with the relevant heritage policy of the Scheme.

OFFICER ASSESSMENT

65.

66.

67.

68.

69.

The primary considerations for this application are as follows:
(@) Clause 54 (Rescode)

(b) Heritage

(c) Development abutting laneways

(d) Obijector concerns

Clause 54

The particular provision comprises 19 design objectives and standards to guide the
assessment of new residential development. Given the site’s location within a built up inner
city residential area, strict application of the standard is not always appropriate, whether the
proposal meets the objective is the relevant test. Where relevant, assessment will also be
made in this section against clause 22.16 (Stormwater Management).

Neighbourhood Character
Standard Al — Neighbourhood Character

The subiject site is situated in an established residential area, bordering a Major Activity
Centre. The objective of the Neighbourhood Character Standard is to ensure the design
respects the existing and preferred neighbourhood character as well as responds to the
features of the site.

The context of the site is particularly poignant when considering the proposed design. The
subject site immediately abuts only one residential property to the north. The south and west
interfaces of the site are to 3 metre wide laneways and the rear car parks and outbuildings to
properties zoned Commercial 1 beyond. Within this inner city context, development to a
laneway is a prominent feature, with the permitted development to the west contributing to that
existing and emerging character. The immediate residential area is developed with single and
double storey, on boundary terraces, many of which are provided outbuildings to rear
boundaries.

As such, it is typical for dwellings to have an outlook to neighbouring built form. The network of
laneways behind Queens Parade allows for many properties to have rear car access.

The extension responds to this site context, proposing built form against the abutting built form
of No. 3 Michael Street and to the laneways. As such, the proposal will result in high site
coverage and high walls on boundaries.
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However, it is considered that this will not appear out of character within the existing and
emerging character of the immediate area. The lots within the surrounding area are notably
narrow so that two storey walls of a heritage dwelling, constructed to a boundary, is very
common. Further, built form to the rear of properties in the form of traditional and
contemporary outbuildings results in a noticeable pattern of high site coverage. New
development in the area, such as the properties to the west, are reinforcing that existing
character as will be discussed further.

The properties to the west (No. 304- 308 Queens Parade and No. 312 — 316 Queens Parade)
have been issued permits for three storey buildings with high site coverage (over 80%).
Although these properties are located within the Commercial 1 Zone, the development of
these sites contribute to the emerging neighbourhood character; as such, the Tribunal
decision (Ciullo & Yarra CC & Ors [2016] VCAT 921) for Planning Permit PLN15/0350 (No.
304 — 308 Queens Parade) is relevant as it expresses the view that this building typology is
supportable in the context:

[9] [Ifind that there are various factors that combine to result in the proposed building height and

Even though the buildings fronting Queens Parade are included in the Heritage Overlay, |
consider that they maintain capacity for increased height, particularly to the rear in line with
planning policies that seek to activate commercial areas and increase the potential of sites
within activity centres. The built form proposed would be consistent with these
expectations of emerging built form character and would provide a reasonable transition
between these more substantial commercial buildings and the ‘finer grain’ character of
narrow residential properties further north.
Similarly, the subject site will act as a buffer between the commercial properties to the south
and other residential properties to the north. This proposition that the transition to the
residential zone to the north is appropriate is further supported in the following Rescode
assessment which demonstrates that the design of the building will not have unreasonable
amenity impacts on other residential properties. Issues in relation to the suitability of the

proposed development to the heritage character of the area will be discussed in detail in the
following Heritage assessment.

For the reasons outlined above, the proposal is considered to comply with the Neighbourhood
Character Standard.

Standard A2 — Street Integration
No change is proposed to the existing Michael Street frontage, thus the Standard is not
relevant to the application.

Site Layout and Building Massing

Standard A3 — Street setback objective

No change is proposed to the street setback, thus the Standard is not relevant to the
application.

Standard A4 — Building Height Standard

The building height must not exceed 9metres (as specified in Schedule 1 of the
Neighbourhood Residential Zone). The maximum height of the proposed works (not inclusive
of the chimney) is 9 metres. This complies with the Building Height prescribed at Standard A4.

As previously discussed, a Condition should be included requiring the height to be shown
consistently as 9 metres in all plans.

Standard A5 — Site Coverage Standard

As no minimum site coverage is specified in Schedule 1 of the Neighbourhood Residential
Zone, the maximum site coverage under the Standard of 60% applies.
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The proposal has an overall site coverage of 80.6% and therefore does not comply with the
Standard. However, the proposal is considered to meet the objective of the Standard, to
ensure that the site coverage respects the existing or preferred neighbourhood character and
responds to the features of the site, for the following reasons:

(@) As previously discussed under Standard Al (Neighbourhood Character objective), high
site coverage is a prominent characteristic of the immediate area. It is particularly
apparent on the existing adjacent residential properties to the north and the existing and
emerging character of the properties to the west of the laneway.

(b) The subject site has a current site coverage of 64%, thus already does not comply with
the Standard under existing conditions.

(c) The design responds to the features of the site, providing adequate on-site and off-site
amenity.

Standard A6 — Permeability Standard

As no minimum permeability is specified in Schedule 1 of the Neighbourhood Residential
Zone, pervious surfaces must cover at least 20% of the site.

The proposed development will result in site permeability of 9.5% and therefore does not
comply with Standard. However, it is considered to meet the objective of the Standard, to
reduce the impact of the increased storm-water run-off on the drainage system, for the
following reasons:

(@) Therear POS is currently concreted, thus, there will be no reduction in permeable
surfaces from existing conditions. Although the basement garden and roof terrace
planter boxes are not ‘permeable’ surfaces, they will allow for some rainwater
absorption, lessening the impact of storm water run-off.

(b) Clause 22.16 (Stormwater Management [Water Sensitive Urban Design]) applies to an
extension of a dwelling greater than 50sgm in area. A STORM Rating Report has been
submitted with the application, with the inclusion of a 5000Lt rainwater tank shown on
plans to be located in the garage, resulting in a score of 103%. This meets the
objectives of Clause 22.16 of the Yarra Planning Scheme and will improve the storm
water impact of the proposal.

Standard A7 — Energy Efficiency Protection Standard

With regards to the amenity of the dwelling, subject to conditions, the proposal provides an
adequate level of energy efficiency opportunities for cross ventilation and solar and daylight
access to the extension. Each aspect of the proposal will be discussed in turn.

The walkways are constructed with glazing which is not specified in the plans to be operable.
Although the walkways are not ‘habitable’, they do connect habitable living areas and may trap
heat due to the high levels of glazing. Bedroom 3 is provided with glazing to the east and
south-west. A condition will be included on any permit issued requiring that the window/s be
operable. This is appropriate considering the bedroom is accessed directly from the glazed
walkways.

The basement level is provided with windows which will receive daylight access from the
stairwell and perforated grate above. Although the daylight to this area will somewhat limited
(due to the windows location to the south of the site under the walkways) it will provide an
acceptable amount of daylight to a room that will function as the dwelling’s third living area.
Similarly, the grate and stairwell will allow for an acceptable level of ventilation to an area
denoted to be used as a ‘games room’.

The proposal is designed to abut existing built form and laneways as to not unreasonably
reduce daylight access to neighbouring dwellings. Thus, the proposal will not unreasonably
reduce the energy efficiency of neighbouring dwellings.

It is noted that No. 3 Michael Street has solar panels located on the first storey roof; however,
as they are to the north, the proposal will not impact their energy efficiency.
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Subject to conditions to improve cross-ventilation, the proposal is considered to comply the
Energy Efficiency Protection Standard.

Standard A8 — Significant Tress Standard

No trees are proposed to be removed and no trees are within the immediate surrounds of the
proposal, thus the Standard is not relevant to the application.

Amenity Impacts
Standard A10 — Side and Rear Setbacks Standard
The setbacks of the dwelling are summarised in the below table:

Wall A10
Proposed Wall height Setback

(m) (m)

Proposed
setback (m)

Difference  Compliance

walkway (connecting
dwelling to

. 9.00 4.09 1.25 -2.84 No
extension) from
southern boundary
walkway from the 9.00 4.09 4.50 0.41 Yes

northern boundary

The table above demonstrates that the proposed walkway will be constructed closer to the
southern boundary than Standard A10 prescribes.

Based on the site context within a built up inner city area, it is considered that some variation
to the setbacks prescribed under the Standard is reasonable. Whether the proposal meets
the objective to the Standard to ensure that the height and setback of a building from a
boundary respects the existing or preferred neighbourhood character and limits the impact on
the amenity of existing dwellings is the relevant test.

The walkway is adjacent to the southern laneway and is opposite the rear of commercial
properties facing southward to Queens Parade. The laneway is a width of 3 metres, thus the
walkway will be 4.25 metres from the rear title boundaries of these property, exceeding the
required setback if the width of the laneway were to be included. As such, the walkway will not
negatively impact any sensitive interfaces or existing dwellings.

Further, as the walkway will be constructed with significant amounts of glazing it is unlikely to
appear as unreasonable bulk to the laneway, particularly when considering the existing
character of the laneway. The proposal will likely appear as a contemporary addition of the
existing heritage built form which is constructed high to the laneway.

For these reasons, it is considered that the proposal meets the objective of the Side and Rear
Setback Standard.

Standard A1l — Walls on Boundaries Standard

The proposed extension results in walls to the south, west and north boundaries.

The walls on boundary Standard requires that the length of the wall should not exceed:
(@) 1O0metres plus 25% of the remaining length of the boundary, or

(b) the length of the existing adjacent wall on boundary.

Accordingly, the standard requires a maximum length of 16.65 metres for the north and south
boundaries and 6.7 metres for the west boundary. The southern and northern boundary walls
both exceed the prescribed length.

Further, the Standard requires the height of this wall not to exceed an average of 3.2 metres
or have a part higher than 3.6 metres unless abutting a higher existing wall. Thus, the south,
west boundary walls, 9 metres in height, and the north boundary wall 7.3 metres in height do
not comply with the Standard in regards to the prescribed height.
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However, it is considered that the proposal meets the objectives of the proposal for the
reasons discussed below.

Southern boundary

The southern boundary wall is adjacent to the laneway (3 metres in width) and is opposite the
rear of commercial buildings which are traditionally a less sensitive interface. High walls on
boundary are a common feature to the laneway, with the existing dwelling presenting a 9.6
metre high wall to the boundary.

Western boundary

The western boundary wall is also adjacent to laneway, which will buffer the impacts to
neighbouring properties (zoned Commercial 1). The property across the laneway, at No. 312 —
318 Queens Parade (rear), is currently developed with a single storey outbuilding and does
not present a sensitive interface that may be impacted by the proposal.

If the development approved under Planning Permit PLN16/0078 (No 312 — 318 Queens
Parade) were to be constructed it would include an 8.5 metre sheer wall to the laneway
boundary facing the subject site. No areas of POS would be opposite the proposal and the
second floor HRW facing the subject site would be a reasonable distance (over 5 metres from)
the proposed wall and of a comparable height.

Northern boundary

A 7.3 metre high boundary wall is proposed to abut the garage of No. 3 Michael Street to the
north. The garage is an overall height of 3.6 metres.

Despite being a high boundary wall to a residential property, it is considered that the wall will
not result in unreasonable amenity or visual bulk to No. 3 Michael Street for the following
reasons:

(@) The wall is located to the south of the neighbouring property, thus will not result in any
overshadowing to the POS of No. 3 Michael Street. Further, it will not restrict daylight to
the dwelling which is a distance of 4.5 metres north from the proposed wall.

(b) The northern boundary wall is adjacent to the 3.6 metre high garage of No. 3 Michael
Street, which will somewhat buffer the visual impact of the 7.3 metre high wall of the
proposal. Although the wall will be visible above the garage from the POS and
potentially from the rear windows of No. 3 Michael Street, it is likely that their own
garage (which is setback 4.5 metres from the rear of their dwelling) will be their primary
outlook with the laneway beyond that.

(c) Further to this, within an inner city context, an outlook to built form is not unreasonable.
As is noticeable from Image 3, a character of visible development exists and further
visible development will not be out of keeping. The fenestration of the eastern elevation,
through incorporating louvres and roof top planters, will assist in breaking up the visual
bulk of the development when it is viewed to from No. 3 Michael Street.

(d)  An opportunity exists for the northern wall to reflect daylight to the dwelling and POS of
No. 3 Michael Street. As such, a condition should be included on any permit issued
requiring the masonry boundary wall to be a light colour finish to increase the northern
light reflection and soften any perceived bulk.

Standard A12 — Daylight to Existing Windows Standard
There are no habitable room windows facing the subject site, thus the Standard is not
applicable to the application.

Standard A13 — North Facing Windows Standard

No north facing windows face the subject site (from within 3 metres). As such, no assessment
is required against this Standard.

Standard Al4 — Overshadowing

Due to the orientation of the site, any overshadowing of the proposal is to the south and west
laneway and the rear car parking areas of the commercial properties to Queens Parade. No
areas of POS are impacted and as such the proposal complies with the Standard.
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The terraces of No. 312 — 318 Queens Parade (to the west across the laneway) approved
under Planning Permit PLN16/0078 are located on the third floor, thus, the subject proposal
will not overshadow those dwelling’s POS should they be constructed in the future.

Standard A15 — Overlooking

Standard A15 requires that any new habitable room windows or terraces be located or
designed to avoid direct views into secluded private open space (SPOS) and habitable room
windows of an existing dwelling within a horizontal distance of 9metres. Each aspect of the
proposal will be assessed against the Standard below.

Walkways

The walkways have south and north facing glazing; however, as they are not habitable rooms
they are not required to be screened to show compliance with objectives of Standard A15.

Nonetheless, there are no HRW or areas of SPOS to the south of the walkway within a 9
metre radius and the applicant has provided louvres on the north elevation.

First floor bedroom

The first floor bedroom is provided with an east facing window (to the internal courtyard) and a
south-west facing window (to the laneways).

No HRWs or areas of SPOS are within a 9 metre radius of the south-west window to the
laneways, thus, the window is not required to comply with the Standard.

Within 9 metres of the east facing window is No. 3 Michael Street's HRWs and area of SPOS.
The window is shown to have ‘external venetian blinds’; however, this will not appropriately
limit views in accordance with the Standard. A condition will be included should any permit be
issued requiring the east facing window of bedroom 3 to be screened in accordance with the
objective of the Standard A15 (Overlooking objective) of Clause 54.04-6 of the Yarra Planning
Scheme.

Roof terrace

Within 9 metres of the roof terrace is the SPOS and HRWs of No 3. Michael Street and the
SPOS of No. 5 Michael Street. Planter boxes have been employed to limit views downwards.
An overlooking diagram is provided on the Overlooking Diagram shown on plan TP/25
attempting to demonstrate compliance with Standard A15. While Council Officers are
generally satisfied that the planter boxed will limit views from the roof terrace to neighbouring
HRWs and areas of SPOS in accordance with the Standard, they lack some details required
to demonstrate full compliance.

The overlooking diagram submitted does not show the dimensions of the proposed planter
box, nor does it notate the 9 metre view line horizontally (from ground level).

As such, if a permit were to be issued a condition will be included requiring an overlooking
diagram from the roof terrace to any POS within 9 metres, notating the width and height of
proposed planter box and a nine metre horizontal view line, in accordance with the objective of
the Standard A15 (Overlooking objective) of Clause 54.04-6 of the Yarra Planning Scheme.

Subject to conditions included on any permit issued, the proposal will meet the objective of
Standard A15.

On-site Amenity and Facilities
Standard A16 — Daylight to New Windows Standard

The proposed design of the extension ensures that all new HRWs face an outdoor space clear
to sky, with a minimum area of 3sgm and a minimum dimension of 1metre clear to the sky.

Standard A17 — Private Open Space Standard

Standard Al17 requires that a dwelling should have private open space consisting of an area of
80 square metres or 20 per cent of the area of the lot, whichever is the lesser, but not less
than 40 square metres. At least one part of the private open space should consist of secluded
private open space with a minimum area of 25 square metres and a minimum dimension of 3
metres at the side or rear of the dwelling with convenient access from a living room.
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The proposal will provide two areas of POS. An internal courtyard, with an area of 26sgm with
a minimum dimension of 4.3 metres accessed directly from a living area and a roof terrace,
29sgm in area. The proposal therefore meets the objective of the Standard.

Standard A18 — Solar Access to Open Space Standard

This Standard applies to new dwellings and therefore is not relevant to this application given
that it is for an extension to an existing dwelling.

Detail Design
Standard A19 — Design Detail Standard

The contemporary design responds appropriately to the existing residential character of the
area. The proposed works are appropriately designed for the site context, incorporating varied
materials and modulated forms. Overall, the proposed development is considered appropriate
in the context of the neighbourhood. The appropriateness of the design detail with the heritage
character of the area will be discussed in detail in the following Heritage assessment.

Standard A20 — Front Fence Standard

No change is proposed to the existing front fence, thus, the Standard is not applicable to the
application.

Heritage

The primary heritage considerations for this application relate to whether compliance is
achieved with Clause 43.01-4 (Heritage Overlay: Decision Guidelines) and Clause 22.02
(Development Guidelines for Sites Subject to the Heritage Overlay) of the Scheme.

Demolition

The subject site is recognised as Contributory and the front of the dwelling (being original
heritage fabric) is being retained and integrated into the development as is encouraged and
supported by Clause 22.02-5 of the Scheme.

The proposed demolition includes non-heritage fabric which is located to the rear of the
dwelling. It includes the roof of the latter addition and masonry walls and roller door. The
demolition of non-heritage fabric or parts is supported by Clause 22.02-5 of the Scheme.

Thus the extent of proposed demolition is accepted.
Development
The proposed development is considered acceptable for the following reasons:

(@) The proposed extension is positioned to the rear, separated from the contributory
heritage fabric.

(b) The proposal is lower in height than the front parapet of the heritage dwelling and is set
within the sight line for Contributory dwellings as encouraged by Clause 22.02-5.7.1 of
the Scheme.

(c) The proposed extension, particularly as it appears to the laneway, is contemporary, yet
sympathetic with the style of the heritage era of the original dwelling. It is clearly
distinguishable from the heritage fabric.

(d) The location of the works does not distract from or obscure views to neighbouring
heritage places.

(e) Views to the proposal will only be available from oblique angles down the laneway. This
is acceptable as contemporary development is already visible, and will continue to
emerge, to the rear of the site and thus the proposal will form part of this background.

Development abutting laneways

The proposal will meet the policy objectives of Clause 22.07-3 for the following reasons:
(&) The principle entry for the dwelling will continue to be off Michael Street.
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(b) The existing context of the abutting ROWs is for higher walls on boundary, from both
residential and commercial properties.

(c) The proposals incorporates glazing from the walkways and bedroom which will create
opportunities for passive surveillance to the south and west laneways.

(d) The site already has vehicle access to the laneway, thus the proposal will not put
unreasonable strain on the laneways. The corner splay has been retained to ensure
vehicles can continue to manoeuvre the laneway corner.

(e) The 5.3 metre wide roller door allows for a Standard B85 vehicle to safely access the
garage from the laneway. This position is supported by Council’s Traffic Engineers.

The roller door in notated to ‘retractable’ and is shown on plans to retract on an angle, due the
location on the corner of the site. A condition will be included if any permit is issued requiring
that the movement of the roller door be restricted to that it does protrude into the laneway.

Objector Concerns

Non-compliance with provisions of Clause 54.

This concern has been discussed at paragraphs 66 — 122. Given the site’s location within a
built up inner city residential area, strict compliance with the standards is not always
appropriate. Subject to conditions already outlined in the Clause 54 section, the proposal is
considered to meet the objectives of the relevant standards.

Potential off-site amenity impacts.

This concern has been discussed at paragraphs 87 — 116. Subject to conditions already
outlined, the proposal is considered to meet the objectives of the relevant off-site amenity
standards.

Design (height and bulk) is inappropriate.

This concern has been discussed at paragraphs 66 — 71 (Neighbourhood Character
Objective), paragraphs 71 — 75 (Site Massing and Bulk objectives) and paragraphs 87 — 102
(Side and Rear Setbacks and Walls on Boundaries objectives). The proposal is considered to
be appropriately designed within the site context and to have met the relevant provisions of
the Yarra Planning Scheme.

Overdevelopment of the site;

Subject to minor conditions, the proposal satisfies the substantive provisions of the Zone, The
Heritage Overlay and Clause 54, thus, the proposal is not considered to be an over
development of the site.

State Government Policy, as well as Council Policy supports higher density areas that are
within or near Activity Centres, or within areas with good access to public transport and other
services, such as the subject site.

Results in inequitable development opportunities;

The proposal has appropriately responded to the site context and has not presented any
boundary interfaces that would inhibit future development of neighbouring sites.

Negatively impacts the amenity and usability of the laneway.

This concern has been discussed at paragraphs 128 -129. Subject to the condition to the roller
door, the proposal is considered to be a positive response to the abutting laneways. Council’s
Traffic Engineering Team did not object to the proposal.

Conclusion

142.

The proposal demonstrates an acceptable level of compliance with the policy requirements
outlined in the Yarra Planning Scheme. Based on the report, the proposal is considered to
generally comply with the relevant policies of the Yarra Planning Scheme and is
recommended for approval subject to conditions.
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RECOMMENDATION

That having considered all relevant planning policies, the Committee resolves to issue a Notice of
Decision to Grant a Planning Permit PLN18/0650 for part demolition and construction of a double
storey extension with associated roof terrace and basement, at No. 1 Michael Street, Fitzroy North,
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 prepared
by Atelier Wagner Architects TP/07 (Dec18), TP/11A (Augl8), TP/12A (Decl8), TP/13A
(Aug18), TP/14A (Augl8), TP/15A (Augl8), TP/17A (Augl8), TP/18A (Augl8), TP/20
(Augl8), TP/21 (Augl8), TP/22 (Augl8), TP/24 (Decl8), TP/25 (Decl18) and TP/26
(Dec18) and the STORM Reported (prepared by Katja Wagner, dated 13 December
2018) but modified to show:

(@) The removal of the masonry wall, to the south of the POS on the demolition plan,
allowing for the construction of the proposed garage door.

(b) The schedule of all materials and finishes to include the material of the walkway
framing and retractable roof.

(c) The maximum height of the extension as 9 metres, in compliance with the
mandatory provision of Clause 32.09-10 of the Yarra Planning Scheme.

(d) The second floor walkway, adjacent to the courtyard, unroofed to comply with the
mandatory provision of Clause 32.09-10 of the Yarra Planning Scheme.

(e) The ‘retractable blind’ over the roof terrace to be a lightweight fabric or similar.

()  The Proposed Roof Plan to reflect the requirements of Conditions 1(d) and 1(e).

(@) The rainwater tank annotated to confirm it has a capacity of 5000Lt as committed
to in the STORM report (prepared by Katja Wagner, dated 13 December 2018).

(h) Bedroom 3 with operable windows.

(i)  The north facing boundary wall finished with a light colour.

() The east facing window to bedroom 3 screened to comply with the objective of
Clause 54.04-6 (Overlooking objective) of the Yarra Planning Scheme.

(k) Details to confirm the roof terrace complies with the objective of Clause 54.04-6
(Overlooking objective) of the Yarra Planning Scheme through the provision of an
Overlooking Diagram, including the dimensions of the planter boxes and a 9
metre horizontal view line to demonstrate compliance.

(D  The movement of the garage retractable doorway restricted so that it does not
protrude into the laneway.

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

(@) Monday to 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.

4.  Within two (2) months of development completion, 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
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Responsible Authority. Once installed the screening and other measures must be
maintained to the satisfaction of the Responsible Authority.

5.  Within two (2) months of development completion, 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.

6.  This permit will expire if:

(@) the development is not commenced within two years of the date of this permit; or
(b) the development is not completed within four years of the date of this permit.

The Responsible Authority may extend the periods referred to if a request is made in writing
before the permit expires or within six months afterwards for commencement or within twelve
months afterwards for completion.

Notes

This site is subject to a Heritage Overlay. A planning permit may be required for any external
works.

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.

A building permit may be required before development is commenced. Please contact Council’s
Building Services on 9205 5585 to confirm.

A local law permit (e.g. Asset Protection Permit, Road Occupation Permit) may be required before
development is commenced. Please contact Council’s Construction Management Branch on Ph.
9205 5585 to confirm.

CONTACT OFFICER: Jessica Sutherland

TITLE: Statutory Planner
TEL: 9205 5365
Attachments

1 PLN18/0650 1 Michael Street Fitzroy North - Site Location Map
2 PLN18/0650 1 Michael Street Fitzroy North - Plans
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SUBJECT LAND: 1 Michael Street, Fitzroy North

1 North

Y Subject Site
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Attachment 2 - PLN18/0650 1 Michael Street Fitzroy North - Plans

atelier
wagner

ARCHITECTS

503 Brunswick Street, Fitzroy Dear Jessica,
North, 3068, Victoria, Australia
telephone  + 613 54829116 . o
Flanning Application No: PLN 18/0650

m;@&:kz:::ﬂi::::“ Project: Extension and alterations to single dwelling
Address: 1 Michael Street, North Fitzroy

David Wagner Owners: Ingrid & Chris Crozier

B.Arch (Hons) M Arch RAIA

Jasoinlne st Further_to your request, please find attached two copies of our response to the RFI

BPD B.Arch (Hons) RAIA as emailed on 19.12.18. Should you require further information or have any

qgueries, please do not hesitate to call.

Yours sincerely,

David Wagner

Statutory Planning

City of Yarra

PO Box 168

Richmond 3121

Att: Jessica Sutherland

21 December 201
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North, 3068, Victoria, Australia
telephone + 613 9482 9118

office@atelierwagner.com.au
www atelierwagner com au

David Wagner
B Arch (Hons) M.Arch RAIA

Jacqueline Wagner
BPD B.Arch (Hons) RAIA

Statutory Planning
City of Yarra

PO Box 168
Richmond 3121

Att: Jessica Sutherland

19 December 2018
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Dear Jessica,

Planning Application No: PLN 18/0650

Project: Extension and alterations to single dwelling
Address: 1 Michael Street, North Fitzroy

Owners: Ingrid & Chris Crozier

In response to your query for further information dated 19.09.18 and with the benefit
of the extension of time claim dated 20.11.18 extending the time available to
respond to 19.12.18, we respond as follows:
1. To amend the submitted application form to inciude “part demolition”
a. granted

2. A roof demalition plan
a. refer attached drawing 1709TP07, roof plan

3. Basement Plan revised to include the title boundary dimensions annotated
and the basement dimensions annotated:
a. refer attached revised drawing 1709TP12A basement pian

4. A sectional Overlooking Diagram from the Roof Terrace to the private open
space of No.3 Michael Street to the north:
a. refer to attached revised 1709/TP/25 overlooking diagram in
section

5. The Proposed First Floor Pians revised to include the dimensions and
setbacks of all new walls annotated:
a. refer to attached revised drawing 1709TP13A first floor plan

8. A colours and matenals schedule:
a. refer to attached 1709TP26 colours and materials schedule

7. A STORM Rating Assessment pursuant to Clause 22.16 of the Yarra
Pianning Scheme, showing any proposed water mitigation methods
(including size) in the plans.

a. Refer to attached STORM rating assessment which requires a
5000 litre tank. We have shown the tank located at basement
level with the purpose of servicing the toilet cisterns in the
extension. Toilets have been appropriately labelled on the plans.
Refer to revised drawings:

i. 1709TP12A basement floor plan
i. 1709TP13A first floor plan

In response to your preliminary assessment
1. Pursuant to Clause 32.09-9 (Neighbourhood Residential Zone) of the Yarra
Planning Scheme, a building must not be constructed that contains more
than two storeys at any one point. A storey is defined by “the part between
floor level and ceiling”; thus, the enclosed bridge and pergola over the roof
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Attachment 2 - PLN18/0650 1 Michael Street Fitzroy North - Plans

terrace are considered to be a third story and are prohibited. To comply with
this mandatory requirement, please remove any roofing from the proposed
roof terrace and the roof from the proposed bridge at the rear (the bridge over
the existing kitchen may remain rooved as thal section reads as the second
story)

a. Inresponse to this concern we have modified the proposal as follows:

a Pergola has been removed. We have added a retractable awning
blind to the roof terrace.

b. Bridge at rear: We believe it is arguable that a stair is not a floor,
in light of City of Yarra interpretation of this regulation. we have
removed stair and structure between ground level and first floor.
To create a two storey only bridge with open to atmosphere rear
yard flowing under.

Refer to revised drawings:
i. 1709TP11A ground floor plan
ii. 1709TP13A first floor plan
iii. 1709TP14A roof plan
iv. 1709TP15A sections 1 of 2
v. 1709TP17A sections 1 of 2
vi. 1709TP18A sections 2 of 2

2. The roof terrace (screened by a 1.5 metre wall to the north) may allow views
to the adjacent private open space of No.3 Michael Streel, thereby not
complying with Standard A.15 Overlooking.

a.  Overlooking has been addressed in accordance with Rescode
Overlooking Objective 54.04-6, Standard A.15 so there is no
overlooking of 3 Michael Street’s private open space, specifically:

i. North-west wall of bridge: fully faced to above 1.7m high with
fixed louvres which provide no more than 25% transparency.
i. North-east wall of roof garden fully faced to above 1.7m high
with fixed louvres which provide no mere than 25%
transparency
iii. North-west wall of raof garden: perimeter wall is 1500mm
above terrace floor level, and combined with setback effect of
planterbox, does not enable any overlooking — refer to
overlooking diagrams:
1. 1709/TP/24 overlooking diagram in plan
2. 1709/TP/25 overlooking diagram in section

We request an extension to the date for lodging the information requested by Council
shouid Council deem that the information provided is incomplete. Should you require
further information or have any queries, please do not hesitate to call.

Yours sincerely,

David Wagner
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Melbourne

E Water

Transaction|D:
Municipality:
Rainfall Station:
Address:

Assessor:

Development Type:
Allotment Site (m2):

STORM Rating %:

Description

roofscape

Date Generated:

STORM Rating Report

704251
YARRA
YARRA
1 Michael Street

North Fitzroy

vIC 3068
Katja Wagner
Residential - Extension

245.00
103
Impervious Area Treatment Type Treatment Occupants /
(m2) ArsaVolume Number Of
{m2 orlL) Bedrooms
1898.00 Rainwater Tank 5,000.00 3
13-Dec-2018

Treatment %

103.30

Program Version:

Tank Water
Supply
Reliability (%)

99.60

1.0.0
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PLN18/0267 - 218-228 Hoddle St Abbotsford - Development of the land for the
construction of a multi-storey building, a reduction in the car parking
requirements, and buildings and works to a Road Zone Category 1 Road
[CONFIDENTIAL ITEM — VCAT COMPULSORY CONFERENCE WITHOUT
PREJUDICE POSITION]
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