
What is a Design and Development 
Overlay?
The Design and Development Overlay (DDO) 
is a planning tool that is applied to areas 
which need specific requirements relating to 
the built form and design of new development. 

They set requirements for the height, form and 
the general design of buildings. 

A DDO is a complementary planning tool to 
the zone (which mainly guides land uses). It is 
one of a number of planning tools, in addition 
to policy, which must be taken into account 
when determining a planning permit 
application. 

A DDO can include built form and design 
requirements that are mandatory or preferred. 
A mandatory requirement is a requirement 
that must be met. There is no opportunity to 
vary it for example you could not build a six 
storey building in an area where a mandatory 
height of five storeys applies. A discretionary 
(or preferred) requirement provides for 
flexibility in the approach how to achieve the 
required outcome. In Yarra, most DDOs 
contain a mix of both. 

It is important to note that a DDO cannot act 
as a heritage control, manage land use or 
address other issues such as shop vacancies 
or housing affordability. It can only focus on 
built form and design. 

Design and Development Overlays 
Information Sheet

Yarra Council is currently developing Design and 
Development Overlays (DDO) in different locations 
across the city. The information below will help you 
get a better understanding of what DDOs 
generally are and why Yarra uses them. 
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Types of built form and design requirements 
contained in DDOs 

Source: Urban Design Guidelines for Victoria, 
Department of Environment, Land, Water and Planning
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5.2 Higher density residential buildings

Objective 5.2.1  To create a sense of address for dwellings within higher density 
residential buildings

5.2.1 a Create multiple building entries that serve smaller groups 
of dwellings within a building.

 → TIP  By having a smaller number of dwellings sharing a 
single street entry, each unit or group of units has a greater 
sense of individual identity and street address. Multiple 
entries to a residential building also provide more activity 
and interest to the street.

5.2.1 b Arrange building façades to identify individual dwellings.

 → TIP Façade materials and elements, such as balconies and 
windows, can reduce the apparent overall building scale, 
assist individual dwellings to be identified from the street, 
thus enhancing a sense of ownership for residents.

5.2.1 c Where ground floor dwellings face the street, provide 
individual entrances to each dwelling.

Objective 5.2.2  To enable informal surveillance of streets and public spaces from 
higher density residential buildings

5.2.2 a Elevate ground floor dwellings to provide views to adjacent 
public spaces and streets.

 → TIP Elevating dwelling floor levels and balcony spaces 
slightly above the street level provides both a sense of 
privacy and better sightlines to streets and public spaces.

5.2.2 b Locate windows of living areas to overlook streets and other 
public spaces.
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5.1 Buildings in activity centres

5.1.1 g Shape the building form and detail to reinforce important 
street corners.

 → TIP Not all corners are important. A strategic planning 
process can identify important corners.

5.1.1 h Set back upper levels of tall buildings or use a podium and 
tower form to create a pedestrian scale at street level.

 → TIP A podium with a tower set back from the street allows 
greater daylight access into the street and wider views 
of the sky and reduces wind turbulence at street level. A 
strategic planning process or built form analysis can identify 
appropriate street wall heights.

Objective 5.1.2  To ensure the activity centre provides a graduated transition 
between different building scales and uses

5.1.2 a Provide a transition in scale from larger buildings to adjacent 
areas of smaller scale built form.

 → TIP A larger building can transition to a lower scale 
neighbour by placing smaller scale buildings at the interface, 
or by stepping down the building towards the interface edge.

5.1.2 b Define the boundary or transition between public space and 
private space without the need for high fences or barriers.

 → TIP A slight change in building level can provide a boundary 
definition between public and private space.
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5.1 Buildings in activity centres

Objective 5.1.3  To ensure buildings in activity centres provide equitable access to 
daylight and sunlight

5.1.3 a Locate and arrange the building to allow daylight and 
winter sun access to key public spaces and key pedestrian 
street spaces.

 → TIP A strategic planning process can identify and establish 
key public spaces.

5.1.3 b Allow sufficient distance between buildings to allow access 
to daylight for neighbouring windows.

 → TIP The higher the surrounding buildings the further they 
may need to be separated.

5.1.3 c Protect daylight and sunlight access to the private and 
communal open space of adjacent dwellings.
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5.1 Buildings in activity centres

Objective 5.1.5  To maximise safety through informal surveillance of streets and 
public spaces from within buildings in activity centres

5.1.5 a Arrange windows of buildings to overlook adjacent streets 
and public spaces.

5.1.5 b Provide building entries and transparent windows to the 
street frontage. 

 → TIP Transparency need not be complete. Privacy and views 
need to be balanced and be appropriate to the building use. 

5.1.5 c Where security covering to windows is needed, install open-
grill type shutters.

 → TIP People prefer to walk along streets where there is 
activity, visual interest and a perception of being visible from 
nearby windows. People tend to avoid streets with long blank 
walls or solid security shutters that contribute no interest or 
activity at street level.

5.1.5 d Use low-height or semi-transparent front fences to assist 
informal surveillance of the street.

5.1.5 e Where front fences are more than one metre in height, 
provide a minimum of 50 per cent transparency.

 → TIP Front fences at street level that are low, open or partially 
transparent also create an impression of openness on the 
street. Where a fence is needed to minimise noise intrusion, 
consider using a solid, transparent material.
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DESIGN AND DEVELOPMENT OVERLAY 
The purpose of the overlay is to give direction to the specific design and built form requirements for 
future developments. It generally provides directions on:
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Johnston Street Local Area Plan – Built Form Analysis and Recommendations

Taller development set back from the street wall facade enhances the 
amenity of the street space. This ensures a human scale and that street wall 
facades are dominant in the streetscape.

Upper levels should be visually recessive when viewed from across the 
street and obliquely when looking along the street. This will ensure the 
dominance of the street wall facade, especially in heritage areas. Designing 
upper levels to have a light weight appearance will also assist in achieving 
visual recessiveness. 

Upper levels should be setback a minimum of 3-6 metres from the street 
facade, dependent on the height of the taller element.

6. Taller development set back and visually recessive

In heritage overlay areas, new development adjacent to heritage buildings 
should be recessive in form and architectural expression. Good contextual 
design is preferred to ensure the heritage buildings remain dominant in the 
streetscape.

New upper levels may need to be setback further from heritage facades to 
ensure that they remain dominant in the streetscape.

7. Sites for taller buildings

8. Heritage buildings

Taller building are generally more suitable for larger sites to reduce off 
site impacts and provide space to ensure scale transition. However, this is 
often dependent on the specific site context including issues associated 
with corner sites or mid block sites, the scale of the existing adjacent 
development and the proximity of heritage buildings. 
 
Taller building are also more appropriate in precincts which are bordered  by 
larger scale infrastructure elements such as wide arterial roads or freeways. 
Designing built form which responds to the scale of these larger elements 
can assist in providing a more legible urban environment. 

Buildings at key corners and entries are one of the main elements that help 
people understand and move around urban places. The Johnston Street 
activity centre has several key corner locations, as well as entries at Hoddle 
Street and the termination of the Eastern Freeway. 

Development requires designs that mark these memorable locations. Corner 
buildings need to respond to both street aspects including attention to 
ground level activities as well as responsive facades.

9. Fine grained residential interface 10. Entry and corner buildings

While the Yarra Planning Scheme requirements protect overshadowing and 
overlooking of existing residential areas, scale transition is not included. 

A building scale transition to existing fine grain residential areas should 
be included to protect sun access, avoid overlooking and ensure that new 
development is in scale with the existing built form. New buildings should 
be stepped back from a maximum of 2-3 storeys adjacent to the site 
boundary. Higher development should then be set back a further 3-6 metres 
dependent on the height of the overall development.

Taller buildings can also affect the internal amenity of neighbouring 
buildings including access to sunlight, daylight, privacy and outlook. Taller 
development should be spaced to avoid the loss of amenity for neighbouring 
buildings. Building separation will depend on the height of the proposed 
building and whether the outlook is primary or secondary.
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What does it mean for my property?
If a Design and Development Overlay applies 
to your property, you may need a planning 
permit to develop the property or carry out 
works.  

Applying a DDO to an area does not mean 
that we are proposing to develop the land or 
evict businesses or residents. It is up to the 
landowner whether they would like to develop 
their land. 

If a DDO applies to nearby properties, it will 
guide the scale and form of development on 
that land, giving you an idea of what 
development could occur. 

The other tools in the Planning Scheme will 
continue to apply. For example, if your 
property is also covered by a Heritage 
Overlay, these requirements would remain in 
place and also need to be taken into account 
when preparing a planning permit application. 

Why is Council using Design and 
Development Overlays? 
Each DDO is tailored to address the unique 
urban conditions of the area it applies to, 
including any public buildings, sensitive 
residential interfaces such as backyards and 
the character of an area.

DDOs are usually applied to areas that are 
experiencing built form change, for example, 
through intensive residential, commercial or 
mixed-use development. 

In Yarra, these are mostly our bigger shopping 
strips and as well as our employment areas 
(often former industrial areas).

What are Yarra’s DDOs trying to achieve?

The City of Yarra’s approach to preparing 
DDOs is to strike a balance between 
competing factors, including:

	– guiding change and facilitating 
development in appropriate locations

	– retaining the heritage significance of 
individual heritage buildings and streets
	– minimising the potential impacts on 
surrounding low scale residential 
neighbourhoods and   within developments 
	– enhancing pedestrian experience and 
amenity through high quality building 
design and maintaining sunlight to key 
public spaces (footpaths, open spaces and 
expanded street corners). 
	– encouraging passive surveillance/active 
frontages to assist creating a pedestrian-
friendlier environment.

How are DDOs developed? 
The content of DDOs must be strategically 
justified and informed by rigorous analysis and 
testing. This often includes urban design 
analysis and can include heritage and traffic 
advice as well.

The built form and design requirements in a 
DDO are also informed by the local context 
and the policy directions in the Yarra Planning 
Scheme. For example, policy identifying where 
housing growth should be directed generally, 
the existing and emerging built form character 
of the area, including heritage buildings, the 
size of lots and topography of the land, recent 
planning permit applications and other 
planning scheme amendments.

Where can I find more information about 
Yarra’s DDO amendments?
Information on Yarra’s current and recently 
approved amendments can be found on our 
website at yarracity.vic.gov.au/
planningscheme

REF 18929

The owners of 32-68 Mollison Street, 
Abbotsford (AH Meydan Pty Ltd) have 
approached Yarra Council to amend the 
planning controls on their land. This would 
enable them to build on a section of this 
property within an allowable building height 
from 5 storeys (23m) to 7 storeys (32m).  
This section of the property will be in  
keeping with other allowable heights in  
this employment area. 

An amendment to the Yarra Planning  
Scheme, known as Amendment C280, is 
needed in order to change the planning 
controls on this land. 

This booklet explains the amendment in more 
detail and provides information on how you 
can provide feedback by making a submission.

What is a Planning Scheme Amendment?
Planning Schemes are documents used to 
control land use and development. All councils 
in Victoria have their own planning scheme, 
which are overseen by the State Government. 
To add or change planning controls, an 
amendment to the planning scheme is 
required. Which must then be approved by the 
Minister for Planning.

Amendment C280

What stage is the Amendment at? 
There are six stages in a Planning Scheme 
Amendment. Amendment C280yara is 
currently in the second stage. This means that 
Yarra Council has sought approval for the 
Amendment, and it has been approved for 
exhibition by the Minister for Planning. During 
this stage, community members and 
stakeholders can make submissions in support 
of or objecting to the proposed Amendment.

How to make a submission 
You are welcome to make a submission to 
Amendment C280yara. 

Submissions must be made in writing  
and are due by 5pm on 17 May 2021. 

Email  
strategicplanning@yarracity.vic.gov.au 
(Subject line: Amendment C280yara - 
Submission)  
 
 
 
 
 

Post  
Attention Strategic Planning PO Box 168, 
Richmond VIC 3121 (Subject line: Amendment 
C280yara- Submission) Your submission must 
indicate if you support or oppose the 
Amendment and outline any recommended 
changes. 

Please provide us with your name and 
contact details so that we can contact you 
about the next stages of the process. 

REF 18929

National Relay Service
TTY 133 677 then (03) 9205 5055

More information
If you would like to know more about this project, contact us on 9205 5112 or 
strategicplanning@yarracity.vic.gov.au

New planning controls for 32-68 Mollison Street, Abbotsford
Please note: in accordance with 
the Planning and Environment Act 
1987, Council must make a copy of 
any submission available for public 
inspection.
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Authorisation Exhibition Consider
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Approval

Stages of a Planning Scheme Amendment
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https://www.yarracity.vic.gov.au/the-area/planning-for-yarras-future/yarra-planning-scheme-and-amendments
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