
PLANNING APPLICATION PA1123425 
6 PAINE STREET, NEWPORT 

(Mark Tenner) 

SUMMARY 

This application proposes the construction of 43 dwellings ranging in height from three to 
four storeys. This application also includes a reduction in the statutory car parking rate. 

The proposal was advertised and in excess of 250 submissions were received at the time of 
writing this report. The main grounds of objection include: the proposal being out of 
character with surrounding area; insufficient car parking creating excessive traffic issues: the 
design detail being out of character; forms a poor precedent for the area; excessive density 
of development; height and setback of built form, inappropriate to heritage area; overlooking; 
and not compatible with the adjacent park and playground. 

The proposal was referred to Council's heritage adviser, urban design consultant, and 
internal departments. Another major factor in consideration this proposal was the VCA T 
decision for the previous planning application. 

The proposal is satisfactory from a strategic perspective, despite the competing planning 
policies in the Hobsons Bay Planning Scheme. However there are still some under/ying and 
unresolved design issues with this current proposal that cannot be appropriately addressed 
through permit conditions. Therefore, it is recommended that a Notice of Refusal be issued. 

Application is for: Construction of 43 dwellings ranging in height from 
three to four storeys including a reduction in the 
statutory car parking rate 

Applicant: RAIO C/- Planning Studio on Peel 

Date Received: 7 September 2011 

Counter Days (from completion of 35 
report): 

Zoning: Residential 1 Zone - R1Z 

Overlays: Heritage Overlay - H027 

Permit Trigger 32.01-4 - Permit required for construction of two or 
more dwellings on a lot. 

43.03-1 - Permit required for buildings and works. 

52.06-1 - Reduction of car parking. 

Restrictive covenants on the title? None 

Current use and development: Vacant 
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BACKGROUND 

The subject site has a number of previous planning applications associated with it. The 
following is summary of those applications together with their current status. 

Permit Application P03.858 was issued by Council for: Subdivision of the land into thirteen 
lots, the development of thirteen two storey dwellings and associated demolition works as 
shown on the endorsed plans. This planning permit expires on 22 April 2014. It has been 
acted upon in part by virtue of the demolition works being undertaken some years ago. 

Permit Application PA1020902 sought approval for the construction of four three-storey 
buildings comprising 46 dwellings and a reduction in on-site car parking. This application 
was refused by Council and subsequently by VCAT. In its determination VCAT concluded 
by stating the following: 

1 The proposal sets the groundwork for what I would regard as an acceptable and 
innovative response to the subject land. However, the facades of the building need to 
be re-worked (particularly to Crawford Street) to reference character elements of its 
setting in a contemporary way with an emphasis on reduced scale domestic qualities. 

2 I have carefully considered whether to provide an opportunity for amended plans to 
address the concerns about built form I have identified above. Instead, I have decided 
to refuse the application since the design changes that would be required are likely to 
affect the proposal as a whole, particularly the resolution of the stair access 
presentation. There is also a need to provide sufficient flexibility to the architect and 
design team to further adapt the external presentation of the building in a creative yet 
streamlined way. 

SUBJECT SITE & SURROUNDS 

The subject site is a large parcel of land with frontage to three streets. in Newport. The site 
is on the north side of Paine Street. has frontage to Crawford Street and Latrobe Street. and 
also abuts Armstrong Reserve to the north. 

The site is irregular in shape with respective frontages as follows: 

• Paine Street (south) - 65.5 metres; 
• Crawford Street (east) - 79.2 metres; 
• Latrobe Street (west) - 43.54 metres; 
• Armstrong Reserve (north) - 53.02 metres. 

The site has a total area of 3.254.2 square metres. 

Until relatively recently. the site operated as a timber yard. This was characterised by 
various masonry and metal buildings around the site. while the perimeter of the site was 
fenced with very high rusted corrugated iron fence. The site is currently vacant with all 
buildings and fencing having been removed from the site. It is currently fenced with a 
cyclone wire fence. 
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The Surrounding Area 

Within the Hobsons Bay Neighbourhood Character Study 2008 the surrounding area is in 
Williamstown Precinct 8, Newport. The area is described as follows: 

"This precinct is characterised by an architecturally diverse range of housing, but low 
scale timber homes are the prevailing form. Very few streets have nature strips and 
therefore street trees are often planted in the footpaths, giving the precinct an inner 
suburban feel. Some streets are consistently planted with established, tall trees which 
results in a sense of enclosure in some streets. Low front fences and views to front 
gardens are an important element in this precinct. " 

While the area is architecturally diverse it still exhibits an obvious period character. Single 
storey timber cottages are still the main built form, but the area also exhibits 2-storey infill 
buildings and additions. Medium density development, including town house form, has 
occurred within many streetscapes. Front setbacks are generally narrow with semi-formal 
planting in front yards and low rise permeable fencing. 

Notably, many properties do not have on-site parking. Properties along Paine Street and 
Crawford Street do not (generally) have access from rear laneways to facilitate on-site 
parking. Therefore, on-street parking is commonly used and has a high occupancy. 

The site is within an area relatively well-served for social and physical infrastructure, 
including: 

• Newport Station - lOOm to the northwest; 
• Newport Activity Centre - lOOm to the northwest; 
• Armstrong Reserve - adjacent to the north; 
• Bus service - 200m to the west. 

PROPOSAL 

The proposal as advertised is for the construction of 43 dwellings ranging in height from 
three to four storeys including a reduction in the statutory car parking rate. The main 
features of the application are as follows: 

• The development comprises of 4 one-bedroom dwellings, 31 two-bedroom dwellings and 
3 three-bedroom dwellings; 

• The dwellings are essentially housed within four building envelopes ranging in height of 
three-storey to each of the outer boundaries and a four-storey 'tower' located in the 
centre of the site; 

• There are 16 ground-floor, single-level dwellings, six having a frontage to Paine Street, 
three facing Crawford Street, two facing Latrobe Street, with the remaining five with their 
entry doors from the common corridor adjacent to the undercroft car park; 

• All 16 dwellings have a secluded private open space area in the property frontage 
separated from the public area by a 1.8 metre high timber fence; 

• Four separate entry foyers are proposed - two each from Crawford and Latrobe Streets 
which also include stairs to the first floor podium. The southern most foyer in Crawford 
Street also includes an elevator; 

• A 5.5 metre wide vehicle crossover is proposed central to the Paine Street frontage 
accessing the under croft car parking area. 49 car spaces comprising 22 double car 
stackers as resident spaces and five visitor spaces are provided in the undercroft area. 
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Two additional off street spaces have been provided for Dwellings 1 and 5 with access 
from Latrobe and Crawford Street respectively; 

• An elevator is proposed and located centrally in the car park; 
• A 40sqm garbage/utility room is located centrally adjacent to the elevator. 
• There are 29 storage lockers shown on the plans located within the common corridors 

surrounding the car park - it is assumed that storage for the remaining 14 dwellings will 
be provided within those areas marked 'utility store' which are positioned under the four 
stairways leading to the first floor podium; 

• The first-floor podium is accessed via the four stairways in addition to the two elevators. 
• There are 25 two-bedroom dwellings on this level all having entry access from the 

podium; 
• 23 of these dwellings are two level dwellings essentially located around the periphery of 

the site having an outlook to the public realm. The remaining are two single-level 
dwellings located in the centre of the podium; 

• The centrally located elevator and separate stairwell provides access to two additional 
two-level above, with roof top decks; 

• The private secluded open space areas will comprise a mix of front setback areas at 
ground level and decks facing the street for the upper level dwellings; 

• The height of the buildings is between 10 and 11 metres as viewed from surrounding 
streets and Armstrong Reserve. Dwellings constructed on the central podium rise to a 
height of approximately 16.5 metres; 

• The materials of construction will include mainly rendered surfaces, painted sheeting, 
aluminium framed windows and balustrades and timber battening; 

• Two elevatorllift are provided - one from the car park level, the other from Crawford 
Street to the podium level above; 

• Pedestrian access to the podium level would be available via four separate stairways, 
two each from Crawford and Latrobe Streets; 

• The front fencing along the three street frontages and Armstrong Reserve is to be a 
series of 1.8 metre high timber batten type fence; 

• Site coverage is approximately 80% leaving approximately 20% of the site of a 
permeable nature. 

PERMIT TRIGGERS 

Residential 1 Zone 
Pursuant to Clause 32.01-4 a permit is required to construct two or more dwellings on the 
subject site. . 

Note: The proposal is not required to be assessed against the requirements of Clause 55 
(Rescode) as the development is for a building that is four storeys in height. 

Heritage Overlay 
Pursuant to Clause 43.01-1 of the Hobsons Bay Planning Scheme, a permit is required to 
demolish or alter a building: and construct a building or construct or carry out works. 

Car Parking 
Pursuant to Clause 52.06-1 of the Hobsons Bay Planning Scheme a permit is required to 
reduce the car parking requirement which is required where a statutory car parking rate of 
two spaces for each dwelling applies. 
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PLANNING SCHEME PROVISIONS 

STATE PLANNING POLICY FRAMEWORK 
Outlined below are the relevant SPPF references: 

10.02 
10.04 
11.03-1 
11.04-5 
13.03-1 
13.04 
13.04-1 
13.04-2 
14.02-2 
14.01-3 
15.01 
15.01-1 
15.Q1-2 
15.01-3 
15.01-4 
15.01-5 
15.02 
15.02-1 
15.03 
15.03-1 
16.01-1 
16.01-2 
16.01-3 
16.01-4 
16.01-5 
19.03-2 
19.03-3 
19.03-5 

Goal 
Integrated decision making 
Openspace planning 
City structure 
Use of contaminated and potentially contaminated land 
Noise and air 
Noise abatement 
Air quality 
Water quality 
Water conservation 
Urban environment 
Urban design 
Urban design principles 
Neighbourhood and subdivision design 
Design for safety 
Cultural identity and neighbourhood character 
Sustainable development 
Energy and resource efficiency 
Heritage 
Heritage conservation 
Integrated housing 
Location of residential development 
Strategic redevelopment sites 
Housing diversity 
Housing afford ability 
Water supply, sewerage and drainage 
Stormwater 
Waste and resource recovery 

LOCAL PLANNING POLICY FRAMEWORK 
Outlined below are the relevant LPPF references: 

Municipal Strategic Statement 
21.04-1 Charting our future (The Hobsons Bay Strategy) 
21.05 The vision 
21.06 Residential 
21.07 Heritage 
21.10 Transport and mobility 
21.11 Open space, environment and conservation (Objectives 6 & 8) 

Local Planning Policies 
Outlined below are the relevant local policy references: 

22.01 Heritage Policy 
22.10 Hobsons Bay East Neighbourhood Character Policy 

Zone and Overlay Provisions 
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32.01 Residential 1 Zone (R1Z) 
42.01 Heritage 'Overlay (H027) 

Particular Provisions 

Car Parking 
Bicycle Facilities 

52.06 
52.34 
52.35 Urban Context Report and Design Response for Residential Development of 

Four or More Storeys 

General Provisions 

65 Decision Guidelines 

ADVERTISING 

The application has been advertised pursuant to Section 52 of the Planning and 
Environment Act 1987. All owners and occupiers of adjoining land were notified by mail, 
signs were placed on the site and a notice was placed in the local newspaper. 

To date Council has received in excess of 240 submissions against the proposal with the 
following being the main grounds: 

• The proposal being out of character with surrounding area; 
• Creating excessive traffic; 
• The design detail being out of character; 
• Insufficient parking; 
• Forms a poor precedent for the area; 
• Excessive density of development; 
• Height and setback of built form; 
• Inappropriate to heritage area; 
• Overlooking; 
• Not compatible with the adjacent park and playground. 

REFERRALS 

The application was referred to the following internal departments of Council and an external 
consultant for comment. A copy of their comments and recommendations are provided in 
Appendix 3. 

• City Strategy 
• Heritage Advisor 
• Traffic Engineer 
• Design Engineer 
• Parks & Recreation Department 
• External Urban Design consultant 

Comments from the above departments and external consultants have been included in the 
assessment section of this report where they are specifically relevant to a significant issue in 
the determination of the proposal. 

EPA Victoria 
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The current proposal was not formally referred to the Environmental Protection Authority as 
the Authority advised that auditing work had previously been commenced on the site, and 
that "the initial assessment identified contamination at the site with several areas exceeding 
relevant criteria for residential use." 

The Authority did not direct Council there be any action undertaken other than to "conduct 
any follow up you feel necessary." 

With reference to the previous application, a draft permit condition requiring a new and 'up
to-date' environmental assessment of the site, prior to the commencement of development 
was provided to VCAT at the time of the hearing. This condition was not contested by the 
applicant. This requirement is relevant to any residential development that take place on the 
site. 

ZONING & OVERLAY CONTROLS 

The subject site is within a Residential 1 zone under the Hobsons Bay Planning Scheme. 
Clause 32.01 govems use and development within this zone. Pursuant to Clause 32.01-4 
the proposed development requires a planning permit "to construct 2 or more dwellings on a 
lot". 

The subject site is within Heritage Overlay H027 - the Private Survey Heritage Precinct. 
Pursuant to Clause 43.01 (Heritage Overlay) of the Scheme a permit is required variously for 
demolition, buildings and works. 

Urban Context Report for Residential Development of Four or More Storeys 
Pursuant to Clause 52.35 an urban context report and design response must be submitted 
with an application for residential development of four or more storeys. 

ASSESSMENT 

Most planning proposals contain both positive and negative features. It is the nature of 
planning that it is almost impossible for major proposals to score a 'perfect ten out of ten' 
when assessed against the multitude of relevant, and sometimes conflicting, policies and 
decision guidelines. The important consideration when assessing an application is to weigh 
up the positives and negatives to ensure the proposal will result in a net community benefit. 

All relevant planning policies contained in the Hobsons Bay Planning Scheme have been 
considered in the assessment of the proposal of which relevant sections are included and 
referred to in the following assessment. 

VCA T Decision 

Before determining whether the proposal will result in a satisfactory outcome or net 
community benefit, it is considered appropriate to have regard to the recent VCAT decision 
which affirmed Council's decision to refuse permit application PA1020902. 

As with the supporting literature which accompanies the plans for the current proposal it is 
considered that the starting point for assessment is to respond to those four 'key' issues 
highlighted in VCA Ts determination in paragraph 5 of the decision as follows: 
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• "Whether the proposal constitutes an appropriate response to planning policy in 
principle; 

• Would the proposal respond appropriately to heritage values of the precinct, with 
particular emphasis on nearby contributory buildings? 

• Is the proposed development an acceptable addition to the built form context of the 
streetscape and neighbourhood? 

• Would traffic and parking impacts be within reasonable limits?" 

Is the proposal an appropriate response to planning policy? 

The Tribunal stated in its determination (paragraph 7) for the previous application: 

"In general, all parties supported the redevelopment ofthe land for apartments." And 
"The disputes largely centred around the acceptability or otherwise of the built 
form ... " 

It is agreed the subject site is suitable for accommodating a more intense type of residential 
development compared to. the detached single dwellings generally found in the immediate 
area. Furthermore, this was reiterated in Council's previous determination and submission 
to VCAT, there is significant strategic support for the conversion of this former 
industrial/commercial site to residential use and, such a conversion is consistent with the 
orderly planning of the area. This said, the Tribunal, in paragraph 8 states: 

"The lands provides an excellent opportunity for sensitive redevelopment that would 
further urban consolidation policies. At the same time, I consider that the scale and 
design of any redevelopment needs to be respectful of its of its siting in the 
'residential hinterland'. It is relevant that the site is not located on a main road, is not 
in close proximity to an activity centre or the principal transport network - factors 
which would ordinarily point higher densities accompanied by a greater degree of 
robustness in the built form response" 

Given the site does not enjoy a main road frontage nor is it in 'close' proximity to the public 
transport network, it is considered that the built-form proposed in this particular proposal falls 
short of an appropriate design response in the context of the prevailing 'Iow-scale' residential 
hinterland which surrounds the subject site. 

Urban Design Considerations 

Clause 15 - Built Environment and Heritage seeks to achieve high quality urban design and 
architecture. The redevelopment of the site will need to be managed to achieve an 
appropriate response to neighbourhood character, and particularly the heritage character of 
this area. 

Some allowance needs to be given to the site's previous appearance as a rundown timber 
yard fenced to all sides by very high corrugated iron sheet fence. It could be generally 
agreed that the site was an "eyesore" in this area for decades, and the redevelopment of the 
site for residential use would make for a substantial improvement to the amenity of the area. 

The Department of Sustainability & Environment (DS&E) Guidelines for Higher Density 
Residential Development (the Guidelines) have been developed to: 

" .. . promote well-designed higher density housing in activity centres and other 
strategic redevelopment site that are close to public transport ... " and; " .. . to assist 
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designers and planners apply these design principals to proposals for higher desnity 
development ... " 

The following elements of the Guidelines require consideration: 

Element 1 
Element 2 
Element 3 
Element 4 
Element 5 
Element 6 

Urban Context 
Building Envelope 
Street Pattern and Street Edge Integration 
Circulation and Services 
Building layout and design 
Open Space and Landscape Design 

The guidelines have been used as a basis for determining the appropriateness of the 
proposed development, together with other relevant planning policies and reference 
documents. 

Urban Context 

The 'urban design context report - September 2011 by Hansen Partnership' illustrates why 
and how the design responds to the existing context of the surrounding prevailing character. 
In reference to Element 1, the applicant has generally satisfied this requirement through the 
submission of the Hansen report urban context report documenting the character of the 
area, identifying opportunities and constraints, and generally speaking is a reasoned 
assessment of the development proposal. 

Rather than detail each of the remaining elements separately, it is proposed to group like 
issues together for the purpose of discussion and assessment. A comprehensive 
assessment against the Guidelines is included as Appendix 2. 

Building Setbacks, Height & Massing 

The objective is to ensure that the height and mass of the proposed development responds 
to existing prevailing urban context in addition to the preferred neighbourhood character 
objectives which are specific to this area. 

The development essentially seeks support for a building which, at ground-level, is to be 
setback approximately 3 metres to each of the three street boundaries and 4 metres to the 
Armstrong Reserve boundary. The proposed first-floor footprint, aside from the intermittent 
breaks in form essentially rising to a height of between 10 and 11 metres are setback 
approximately 2 metres to all four public boundaries. The centrally located podium dwellings 
rise to a height of approximately 16.5 metres above the natural ground level. 

Many of the submissions received raised concerns about the building height and mass which 
would be at odds with the prevailing character of the, predominantly, single-storey built form 
so this particular urban design objective needs to be fully considered. 

Council's independent urban design advice gives qualified support to the proposal, and 
notes the following positives: 

• The site's residential zoning and size make it a candidate for higher density 
residential development; 

• A mixture of dwellings is supported; 
• The historic organisation of the site is material to the design response; 
• The three level scale is appropriate; 
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• The inclusion of the activation of the southern edge of the park is supported. 

The urban design advice also finds aspects of the development that could be improved and 
enhanced. None of the suggested improvements is considered to be fatal to the application 
and could be generally resolved by redesign through conditions on any permit issued. 

Setting aside the independent urban design advice prepared for Council, it is acknowledged 
that the site's unique setting, being bounded by three street frontages and a reserve, could 
allow for a more 'intense' and different design approach to other sites. However, the Hansen 
Partnership urban design report does not attempt to address heritage issues, or 
acknowledge the site's heritage constraints. For this reason the following comments are 
made in response to the applicant 'island'site approach. 

In referring this current development proposal to Council's Heritage Adviser it has been 
recommended that it not be supported: 

" .. . as it does not address the HBCC's HO requirements and also does not meet most 
of the observations outlined in the VCA T decision for the previous development ... " 

The subject site is within Heritage Overlay H027 - the Private Survey Heritage Precinct. 
Clause 22.01-3 includes, in-part, the following policy basis for this precinct: 

" ... Housing ... although stylistically different, share common elements of scale, siting, 
materials and roof forms, which create cohesive groups . ... " 

The following is a 'snapshot' of the applicable heritage policies for infill development within in 
this precinct: 

• "Respect for the single storey scale of the precinct with double storey elements 
setback to minimise visibility from the street; 

• Detached siting parallel to the frontage ... ; 
• Simple single or double fronted building forms with symmetrical plans in streets ... ; 
• Horizontal timber weatherboard cladding for walls visible from the street. 

Alternatively, smooth render brick or masonry or a combination of these may be 
provided; 

• Hipped ... roofforms ... ; 
• Windows visible from the street that are rectanguiar, timber-framed and vertically 

orientated if single, or in a horizontal bank if grouped; 
• Eaves and verandahs in street elevations ... " 

The proposed infill development would be obviously modem in both form and material. It 
includes four large banks of cantilevered three-storey box-like form along each street 
frontage and the Armstrong Reserve interface, with 3.0 metre ground-floor setbacks and 2.0 
metre first-floor setbacks. The current proposal does include 'breaks' in the built form 
through the welcomed inclusion of four stairway entry points in addition to the separation (at 
ground level) afforded by the car park entry point along the Paine Street elevation. 

The applicant has argued that the site is sufficiently large to create its own character on the 
basis of the site being an 'island site' and, for this reason, the redevelopment of the site 
should not have to rigidly adhere to the conventional notions of neighbourhood character, or 
in turn, Council's heritage policies and objectives for the area. 

This argument is not supported. It is considered that the cantilevered, first-floor 'boxy', 
design response makes little reference to the above mentioned heritage policies and 
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therefore does not acknowledge the fine grained and prevailing predominant single-storey 
character of the precinct context in which it is located. . 

VCA T's commentary in determining the validity and appropriateness of the heritage policies, 
in the Hobsons Bay Planning Scheme, which are included in paragraphs 9 to 15 are both 
respected and acknowledged in that it is agreed that: 

" ... there appears to be scope for sensitive redevelopment that provides a backdrop 
to the existing heterogeneity of housing stock". 

The applicant in its current submission, argues that the site's unique size and location 
warrant a different approach to character, and a relaxing of the heritage policies as they 
relate to this site. Nonetheless, all views of the site along Paine Street, Crawford Street, 
Latrobe Street and Armstrong Reserve include views to the existing heritage stock within the 
area. The contrast of the proposed cantilevered built-form, setback 2.0 metres from the 
street frontage, will definitely be an obvious intrusion to the prevailing context and to the 
heritage policies that seek infill development of a compatible scale, height bulk and 
appearance. 

The cantilevered first-floor element, which projects forward of most of the ground-floor 
footprint to the surrounding public realm, on all four sides of the site, does not reflect and 
respond positively to the prevailing and preferred built form characteristics of the surrounding 
neighbourhood. 

It is not necessarily the design of the building, through its selection of materials and finishes, 
which is at odds with the prevailing context, it is its response to the sheer form and mass 
namely that of the cantilevered second-storey (first-floor) envelope which is proposed to be 
2.0 metres off the surrounding public realm on all four sides which would be definitely at 
odds with the prevailing form and mass of the surrounding built form. 

These criticisms are reiterated in the Tribunal's commentary in its determination of the 
previous proposal where some criticism was made of the sheer mass of the development as 
it addresses the public realm. These concerns have also been made with respect to the 
current design response when it was referred to Council's Urban Design consultant, Heritage 
Adviser and Recreation Planner. 

It is acknowledged that the details which accompany the James Dawson landscape plan 
demonstrate that some meaningful landscaping can be suitably established both around and 
within the boundaries of the subject site and this part of the design response is considered 
appropriate in establishing a valid landscape setting for the site. However, good landscaping 
should not be used in justifying the excessive cantilevered form which is setback only 2.0 
metres to all four boundaries. 

If the current building were to be approved the first-floor envelope to each of the four street 
and reserve interfaces should be setback behind a more prominent single-storey building 
form to reflect the prevailing dominance of single-storey buildings which surround the subject 
site. 

For the reasons discussed above, it is considered that the form and massing of the proposal 
as advertised, namely that of the first floor elevations which face the public realm to all four 
sides, is not a satisfactory response and as such requires substantial changes to be made to 
reflect the prevailing context in which the site is located. 

The overall objective with regard to street setbacks is that the built form and scale must 
positively respond to the prevailing and preferred street setbacks. The proposed 3.0 metre 
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ground floor setbacks to Paine, Crawford and Latrobe Street's are considered appropriate 
and generally reflective of the 'lower end' of the street setbacks found throughout the area. 
As discussed above, the breaks which have been provided in this current application, in the 
form of the four stairway entry pOints together car park driveway, are positive elements 
which aide in how the development will be 'read' from the public realm, form all four sides, 
including that at the Armstrong Reserve interface. Therefore, the proposed ground floor 
setbacks are considered acceptable and justified in the context of the prevailing front 
setbacks throughout the area. 

Setbacks for the first levels however are cantilevered and setback to all four public 
boundaries at approximately 2 metres. It is acknowledged that these first floor setbacks are 
'broken-up' in part by the separation provided between the balconies along Paine and 
Latrobe Streets and more importantly the four stairway entry points which could provide, 
subject to modification, for some meaningful landscaping. However, these first floor 
setbacks rise to a height of between 10 and 11 metres along the Paine, Crawford and 
Latrobe Street which are setback just 2 metres from the site boundary. This 2 metres 
setback is applied to the 11 metre-plus high walls on the two corner elements along 
Crawford Street and the northern most corner along Latrobe Street, Dwellings 31,25 and 17 
respectively. 

The applicant's submission is that the use of balconies within the front walls of the 
apartments, in addition to the breaks at the first floor minimises the form of the building to the 
street and reserve frontages. It is agreed this treatment also provides depth to the ground 
floor facades. However, it is considered that this 'boxy' form which has no relationship to the 
surrounding built form exacerbates the 'two and three storey' presentation to the three street 
frontages and Armstrong Reserve. 

Although the ground-floor (street-level) setbacks to all for public interfaces are considered 
acceptable, it is the first-floor setbacks which are inadequate and therefore unacceptable. 

High Fences & Private Open Space In Front Setbacks 

The issue of mass and form discussed above would be further exacerbated by the proposed 
1800mm high fences around the periphery of the site to each of the public interfaces. It is 
acknowledged that consideration has been given to the style of fences proposed as they 
relate to the surrounding area. However, it is considered that the proposed height is 
excessive and inappropriate in the context of other 'front' fences in the area. Furthermore, 
once occupied residents of the respective dwellings are likely to screen these 1800mm high 
fences to improve their living experiance in obtaining some outdoor private secluded area, of 
which the applicant suggests these areas are. Given this scenario is typical of higher 
density development these fences may then resemble those side and rear 'solid' fences 
typically found throughout residential estates. 

Reduced parking provision 

Most of the submissions received raised concerns about the off-site amenity impacts relating 
to increased traffic that will overflow into the surrounding street network. These matters are 
considered below. 

The applicant submitted a Traffic and Parking Report in support of the proposal prepared by 
Traffix Group dated August 2011. The proposal, including the report was referred to 
Council's Traffic Engineer for comment. 

A total of 51 on-site car parking spaces are proposed comprising: 
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• 44 car stacker spaces within the common car park; 
• Two single car spaces (Units 1 and 5) accessed from Latrobe and Crawford Street's; 
• Five visitor spaces within the common car park. 

The statutory car parking requirement in Clause 52.06-5 of the planning scheme is 86 
spaces being two for each dwelling. There is no requirement to provide visitor spaces. 
Therefore, Council must consider whether the reduction of 35 on-site spaces being sought is 
justified. The Planning Scheme sets out decision guidelines Council needs to consider. 
These considerations include an empirical assessment of car parking demand, public 
transport accessibility, car parking availability, and temporal demand for parking, 

The statutory rates have been widely recognised as excessive and not truly reflective of 
actual peak parking demands. A review of the parking provisions was undertaken by the 
Minister for Planning with new rates proposed depending on whether the development is 
within or outside an activity centre. It is understood that these rates will become the new 
statutory provisions in the Planning Scheme at some pOint in the future. On this basis and 
prior experience with parking rates, it is proposed to apply these rates in considering this 
particular application. This rate is the same as the Clause 55 rate. 

Although the lower parking rate applicable under Clause 55 (Rescode) does not technically 
apply, the proposal falls short of the required number of spaces, if this rate is applied. 
Clause 55 (Rescode) would require the provision of one car space for each one and two
bedroom dwelling, two car spaces for each three or more bedroom dwelling and, one visitor 
car space for every five dwellings. Therefore, a total of 56 car spaces should be provided 
on-site of which 51 spaces have been provided resulting in a net shortfall of 5 on site 
spaces. 44 of these spaces are provided in the for of 22 double car stacker units. Council's 
Traffic Engineer considers the use of car stackers in this type of proposal to be practical. 
However, some concerns were raised about manoeuvrability within the parking area of 
which would require minor changes to the car parking layout. 

As with the two separate off street car spaces for Dwellings 1 and 5 this is considered 
impractical and are inappropriate from a neighbouhood character point of view given all of 
the other car parking needs have been provided within the under croft car park. As 
discussed above the removal of these two car spaces and associated crossovers can 
provide for some meaningful landscaping on these two important interfaces to the Armstrong 
Reserve. 

As a heritage area, where driveways and crossovers are discouraged, there is a higher than 
usual reliance on on-street parking in this area. Any new development at the subject site 
should be designed to avoid the further imposition of vehicles parking on-street. As 
discussed in reviewing the previous proposal this could be via the use of basement parking, 
or a lower dwelling yield from the site. 

In any case, the sites' ability to accommodate the parking needs of the residents on site, 
together with providing ample on street car spaces, along the Paine, Crawford and Latrobe 
Street road reserves, it is considered that in this particular case the reduction in the 
provuision of 5 car parking spaces being sought is reasonable. 

Site Contamination 

The applicant understands of the potential environmental risks, more particularly soil 
contamination at this site given its past industrial use. The site assessment submitted during 
the course of the previous application identified limited contamination exists in isolated areas 
of the site. The assessment recommended that remediation should occur in these areas 
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which is consistent with the intent of Clause 13 - Environmental Risks. Such remediation 
can be subject to a condition of permit should the proposal be approved. 

Furthermore, during the course of the previous proposal which was the subject of a VeAT 
decision a draft condition sought a more thorough assessment andlor environmental audit 
which the applicant did not oppose. 

Objections 

The application was advertised in accordance with Section 52 of the Planning and 
Environment Act. Owners and occupiers of adjoining land were notified by mail, signs were 
placed on the site, a notice was placed in the local newspaper and, all of the objectors to the 
previous application were also notified by mail. At the time of writing this report in excess of 
250 submissions were received. 

A good majority of the submissions received were in the format of a 'pro-forma' which 
included similar to those concerns raised during the course of the previous application. The 
following comments are made in response to the main grounds of concern/objection: 

• The proposal being out of character with surrounding area; 

As stated in the main body of the above assessment, it is agreed that the proposed 
development, as it addresses the four public interfaces falls short in appropriately 
acknowledging the surrounding character being single storey dwellings with pitched roofs. 
It is therefore agreed that the proposal would be out of character with the surrounding area. 

• Creating excessive traffic; 

It is generally agreed that the amenity of the area would be impacted upon due to the 
additional traffic generation within the local street network. However, this would be an 
outcome of any medium density proposal supported for this particular site. Furthermore the 
developments ability to accommodate most, if not all, of the visitors parking needs along the 
three street frontages is considered a positive one. Whereas, if the site were to be 
subdivided in the conventional pattern, similar to that of the surrounding area, it is 
considered that traffic and parking related issues would also result. 

Therefore, it is considered that the additional traffic resulting from this particular 
development could be appropriately managed in a way to minimise off site amenity impacts. 

• The design detail being out of character; 

In other areas, the modem design presentation and materials might be acceptable. 
However, the presentation of the proposed development along its four public facades is 
considered at 'odds' with the prevailing characteristics surrounding the site. 

• Insufficient parking; 

As discussed above, in the response to car parking, it is considered that the proposed 
development satisfies the on-site car parking demand. 

• Forms a poor precedent for the area; 

There would be very few other sites like the ex-timber yard available for future residential 
conversion. Therefore, as with the previous application, it is considered that the proposed 
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development, as a whole, would not set an undesirable precedent for the area. This said, it 
is the developments inability to adopt those common characteristics of the surrounding 
context in the form of cantilevered elements which are setback 2.0 metres from each of the 
four public interfaces that would set an undesirable precedent for the area. As discussed 
above, it is this element together with the absence of any pitched roof form that would set a 
poor precedent for future development. 

• Excessive density of development; 

For reasons discussed above, in the main body of the assessment, it is considered that the 
site is capable of accommodating the number of dwellings in a medium density 
configuration, provided that the form of the development responds appropriately to the 
prevailing neighbourhood charecter. 

• Height and setback of built form; 

As discussed above, it is considered that the developments inability to respond to the sites 
context at the four public interfaces, through 10 to 11 metre high cantilevered form within 2 
metres of the outer boundary, results in built form and height which is at odds with the 
prevailing and preferred built form. The proposed box-like form, within 2 metres of the outer 
boundary of the site to all four sides, will dominate the existing (mainly) single storey scale 
of the area. This said, if the first floor form were to be setback behind the ground floor 
footprint and introduced with ground floor pitched roof form to each of the four public 
interfaces the resulting height, setbacks and form of the development could be absorbed 
into the surrounding context. 

• Inappropriate to heritage area; 

For the reasons discussed in the main body of the assessment above, it is agreed that the 
proposed development, at its four public interfaces inappropriately responds to the heritage 
policies, objectives and guidelines for infill buildings in the Hobsons Bay Planning Scheme. 

• Overlooking; 

As with the previous application it is considered that the concerns raised about overlooking 
are unsubstantiated given the separation from other properties provided by Paine, Crawford 
and Latrobe Streets. 

• Not compatible with the adjacent park and playground. 

For the reasons provided in the assessment above, it is considered certain improvements to 
the Armstrong Reserve fac;:ade (north elevation) could be achieved through improved 
articulation and landscaping to address the concerns raised by Council's Parks department 
and Urban Design advice and therefore would not be at odds with the adjacent playground. 
Furthermore, the development also allows for an element of passive survelance of 
Armstrong Reserve. 

CONCLUSION 

The subject site is well located for medium density development. There is considerable 
strategic support for a more intensive development of the site that would provide for more 
diverse and affordable housing. 
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The conversion of an ex-commercial site to residential accommodation advances the State 
Planning Policy Framework in the provision additional housing to accommodate the growing 
population. As with the previous proposal, it is acknowledged, that this current proposal will 
help to provide greater diversity of housing and increase the supply of housing in the locality. 
The subject site is in relatively close proximity to public transport and an activity centre. 

Unfortunately, the design response for the proposed development is not appropriate for the 
Paine Street context. As with the previous proposal, significant modifications would be 
required to address this issue. 

For the reasons outlined in the above assessment the shortfalls in' the design cannot easily 
be addressed by permit conditions. Therefore, it is recommended that the proposal be 
refused. 

OFFICERS RECOMMENDATION 

That a Council Delegate resolve to refuse Planning Application PA 113425 for the 
construction of 43 dwellings ranging in height from three to four storeys including a reduction 
in the statutory car parking rate at 6 Paine Street, Newport on the following grounds: 

1. The proposal does not meet State Planning Policy, particularly the objectives and 
guidelines at Clause 15 (Built Environment and Heritage) of the Hobsons Bay 
Planning Scheme. 

2. The proposal does not appropriately satisfy all of the objective in the Design 
Guidelines for Higher Density Residential Development (2004). 

3. The proposed building design represents a poor urban design outcome in regard to 
the following: 

• Upper storey (cantilevered) setbacks to Armstrong Reserve and Paine, 
Crawford and Latrobe Streets; 

• Articulation, form, bulk and scale; 

4. The proposal does not meet the Municipal Strategic Statement and Local Planning 
policy, particularly Council's objectives at Clause 21.04-1 (The Hobsons Bay 
Strategy), Clause 21.06 (Residential) and Clause 22.10 (Neighbourhood Character) of 
the Hobsons Bay Planning Scheme as it does not improve the environment or 
liveability of the area and negatively impacts on local urban character and the amenity 
of the surrounding residential areas. 

5. The proposal does not satisfy the requirements of Clause 21.07(Heritage) and Clause 
22.01 (Heritage Policy) of the Hobsons Bay Planning Scheme because it is 
inappropriately designed and unrelated in terms of design, scale, form and materials to 
the historic context provided by the surrounding heritage places, most particularly by 
failing to provide an appropriate graduation of height and setbacks between the 
proposed new building(s) and the four public interfaces. 

6. The appearance of the proposed development with regard to it cantilevered form 
would result in a poor urban design solution for the subject site. 
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7. The bulk, form and appearance of the proposed building is inconsistent with the 
objectives and guidelines of Clause 43.01 (Heritage Overlay) of the Hobsons Bay 
Planning Scheme because it does not enhance the heritage precinct. 

8. The bulk, form and appearance of the proposed building will have an adverse impact 
upon the significance and character of the prevailing heritage precinct covered by 
Heritage Overlay - H027 in the Hobsons Bay Planning Scheme. 

DELEGATES APPROVAL 

Prepared by: Mark Tenner Date: 8 December 2011 

Approved by: Brendan Murphy 

U4 
Date: 1& //2./1/ 

Signature: 
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APPENDIX 1 

SUMMARY OF PLANNING POLICIES AND CONTROLS 

State Planning Policy Framework (SPPF) 

Clause 11: Settlement 
This clause recognises the need to facilitate sustainable development that takes full 
advantage of existing settlement patterns, and investment in transport and communication, 
water and sewerage and social facilities. 

Clause 13.03-1: Use of contaminated and potentially contaminated land 
The objective of this clause is to ensure that potentially contaminated land is suitable for its 
intended future use and development, and that contaminated land is used safely. 

Clause 15: Built Environment and Heritage 
This clause seeks to ensure all new land use and development responds appropriately to its 
landscape, valued built form and cultural context, and protect places and sites with 
significant heritage, architectural, aesthetic, scientific and cultural value and create quality 
built environments that support the· social, cultural, economic and environmental wellbeing of 
communities. Of particular relevance to this application are: 

• Urban Design Principles at Clause 15.01-2 and, 
• Heritage Conservation strategies at Clause 15.03-1. 

Clause 16: Housing 
This clause outlines objectives regarding the current and potential future housing stock. In 
this instance Clause 16.01: Residential Development is of particular importance. It 
specifically states at Clause 16.01-2 that new housing should be located in or close to 
activity centres that offer good access to services and transport. 

Clause 18.02-5: Car parking 
This clause outlines a series of strategies to ensure an adequate supply of car parking that 
is appropriately designed and located. 

Local Planning Policy Framework (LPPF) 

Municipal Strategic Statement 

Clause 21.06: Residential 
This clause sets out a series of objectives that residential development should adhere to in 
order to ensure it is respectful of the existing neighbourhood character, provides a diversity 
of housing stock and protects surrounding amenity. 

Clause 21.07: Heritage 
This clause sets out a series of objectives that should be achieved in order to protect, 
maintain and enhance the heritage significance of buildings and precincts within the 
Municipality. 

Local Planning Policies 

Clause 22.01: Heritage Policy 
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This clause sets out a series of objectives that development within heritage places and 
should and must comply with. 

Clause 22.10: Neighbourhood Character Policy East 
This clause sets out a series of objectives that development within Residential 1 Zone in the 
Hobsons Bay East neighbourhood character area must comply with. 

Zoning 

Clause 32.01: Residential 1 Zone 
This clause encourages the intensive development of business centres for retailing and 
other complementary commercial, entertainment and community uses. 

Overlays 

Heritage Overlay 
This clause seeks to conserve and enhance places of heritage significance and ensure that 
development does not have an adverse impact on the worth of the heritage place. 

Particular Provisions 

Clause 52.06: Car Parking 
This clause seeks to ensure an appropriate number of car spaces are provided for any land 
use having regard to its locality and that the design and location of car parking facilities do 
not have an adverse impact on neighbouring amenity, safety whilst enabling safe and 
efficient movement. 

Clause 52.35: Residential Development Of Four Or More Storeys 
This clause seeks to ensure that an urban context report is prepared before a residential 
development of four or more storeys is designed and that the design responds to the eXisting 
urban context and preferred future development of the area. 
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APPENDIX 2 

Assessment - Guidelines For Higher Density Residential Development 

ELEMENT 1: URBAN CONTEXT 

Urban context concerns the broader setting of a development- including its existing 
physical surroundings, its social and economic environment, and a strategic view of the 
area in which it is located and its role over time. One key aspect of urban context is 
understanding neighbourhood character - how the features of an area come together to 
make a particular place distinctive. All new development should make a positive 
contribution to an area's character, protecting and contributing to its valued natural, built 
and community qualities. However higher denSity development implies a context that is 
changing - at least to some degree. Consequently, a second key aspect is to consider 
how the area is likely to change over time. 

OBJECTIVES 

Objective 1.1 

To ensure buildings respond 
creatively to their existing 
context and to agreed aspiration 
for the future development of the 
area. 

6 Paine Street, Newport 

RESPONSE 

Complies in part 

It is acknowledged that when looking at the 2-D 
elevations plans, the 'terraced' arrangement 
proposed is one that reflects the simple subdivision 
layout of the area. It is also acknowledged the 
creativity employed in presenting the development 
as one which responds positively to the aspiration of 
future development for the area has been thoroughly 
argued. 

However, the proposal at its first level to all four 
public interfaces, presented as a cantilevered box
like element setback only 2.0 metres from the 
respective boundaries does not reflect the prevailing 
and preferred development for this area. 

As acknowledged in the previous VCAT decision 
housing stock surrounding the site varies in style 
and form and one which exhibit a low percentage of 
contributory heritage buildings. However, 
development which has occurred over the years 
generally reflects the scale and form of the 'period' 
housing stock. Therefore, any new development for 
this site particularly should also follow the same suit 
and respond positively to the preferred character. 
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Objective 1.2 

To provide a creative design 
response that is based on a 
clear understanding of the urban 
context and neighbourhood 
character. 

Does not comply 

There is no argument that the design response is a 
creative one which could be seen as a contemporary 
interpretation of the neighbouring character. 

It is considered that although an exhaustive 
assessment has been thoroughly documented in the 
supporting literature the design falls short in 
acknowledging the predominant and prevailing 
context which consists mainly of single storey 
detached dwelling with pitched roofs. It is 
considered that the design response in this part has 
not been achieved along each of the four public 
interfaces where a single storey building envelope 
with a pitched roof should be presented. Instead the 
design response presented to each of these 
interfaces includes cantilevered box-like form. 

It is acknowledged that the site is capable of 
accommodating a larger number of dwellings than 
the surrounding area however, this should not be at 
the expense of incorporating some of the key 
characteristics of the area. In particular that of 
single storey dwellings with pitched roofs. 

Furthermore, the Armstrong Reserve fa<;:ade 
appears to have been treated as the 'rear' of the 
building. 

The proposed cantilevered form which is setback 2 
metres from the four perimeter boundaries 
represents a mass which is at odds with the 
surrounding character. 

ELEMENT 2: BUILDING ENVELOPE 

Building envelopes - the location of buildings on their lot, their height and overall shape -
can affect neighbourhood character, sunlight to adjoining buildings and open spaces, 
privacy and overlooking of other uses, the quality of spaces inside the building, the 
amenity and usability of private open space, and the sense of pedestrian scale and 
amenity in near by streets. Higher density development means increasing the overall 
volume of building envelopes. To accommodate this increase it may be possible to 
increase heights, or to maintain existing built form patterns (with reduced areas of open 
spaces around them), or to adopt different building patterns (such as change from 
freestanding to semidetached or row houses). Different approaches have different impacts 
on the qualities listed above. It is therefore important to identify characteristics that 
support the preferred neighbourhood character of an area and to derive a design 
response appropriate to that context. It is also important to provide for a good result in the 
context of new higher denSity development - not only on the subject site but with likely 
future development on near by sites. 
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OBJECTIVES 

Objective 2.1 

To ensure that the height of new 
development responds to 
existing urban context and 
neighbourhood character 
objectives of the area. 

Objective 2.2 

To ensure new development is 
appropriate to the scale of 
nearby streets, other public 
spaces, and buildings. 

Objective 2.3 

To protect sunlight access to 
public spaces. 

6 Paine Street. Newport 

RESPONSE 

Complies in part 

It is considered that the overall maximum height of 
the podium section of the development at 
approximately 16.5 metres above the natural ground 
level can be absorbed into the existing urban context 
as will not be 'highly' visible from outside of the site. 

The applicant stresses that this " .. .is an appropriate 
proposition for a site of this size and proportion, with 
three street frontages and a parkland interface, 
particularly given its previous use ... " 

However, the proposed box-like 1 0 to 11 metre high 
walls which are proposed to be within 2 metres of 
each of the four perimeter boundaries are definitely 
at odds with the prevailing character. 

Complies in part 

It is considered that the overall form and massing of 
the proposal is unacceptable with regard to the 
street and reserve elevations where the first floor 
elements have been cantilevered forward of the 
ground floor envelope. 

It is acknowledged however, that the breaks in form 
through the introduction of the four stairwells and 
(minimal) upper storey separation the overall 
development could be read as five distinct buildings. 

As mentioned above, if the form of the building were 
to incorporate single storey pitched roof forms with 
the upper stories sitting behind the overall mass of 
the development could present as one which could 
be more appropriate to the prevailing context of 
buildings and spaces. 

Complies in part 

For a development of this type it would be expected 
that solar access to public spaces will be interrupted. 
This is true for the Paine Street nature strip of where 
Council would require a footpath to be constructed 
where it would receive little or no direct sunlight 
throughout the day. 

However, given the sites orientation it is considered 
there will be minimal loss of public amenity with 
regard to solar access except for that along Paine 
Street. 
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Street Setbacks 

Objective 2.4 

To respond to existing or 
preferred street character. 

Relationships to Adjoining 
Buildings 

Objective 2.5 

To ensure building separation 
supports private amenity and 
reinforces neighbourhood 
character. 

Objective 2.6 

To ensure areas can develop 
with an equitable access to 
outlook and sunlight. 

Objective 2.7 

To ensure visual impacts to 
dwellings at the rear are 
appropriate to the context. 

Views to and from Residential 
Units 

Objective 2.8 

6 Paine Street, Newport 

Complies in part 

The proposed 3 metre ground floor setbacks to 
Paine. Crawford and Latrobe Streets are considered 
appropriate in the context of the prevailing street 
setbacks throughout the immediate area. The 
proposed ground floor 4 metre minimum setbacks 
along the Armstrong Reserve interface also 
considered appropriate. These ground floor 
courtyards are considered to be appropriately sized 
to accommodate some meaningful landscaping. 

However, the proposal to include 'three' storey high 
walls at 2 metres to all four public interfaces is 
considered inappropriate and does not respond in a 
positive way to the preferred character for the area. 
This setback will minimise the opportunities for trees 
being planted in these areas to properly mature. 

Furthermore the 1800mm high fences proposed 
along the street frontages do not positively respond 
to the existing and preferred street character. 

Not applicable 

There are not any buildings which adjoin the subject 
site. 

This said, the proposed building does afford 
separation by way of the stair access points which is 
considered appropriate in supporting private amenity 
for future residents. 

Complies 

The proposed development has been designed to 
ensure equitable access to an outlook and natural 
sunlight. Although the ground floor dwellings facing 
Paine Street will afford little or no natural sunlight. 

Not applicable 

There are not any buildings which adjoin the subject 
site. 

Complies 

As discussed in the applicant's response to this 
objective it is agreed that: 

"The proposal maximises passive surveillance 
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To maximise informal or passive opportunities to all four of its public interfaces by 
surveillance of streets and other locating development around each of the sites 
public open spaces. edges and orienting dwellings 'outwards'. This will 

provide surveillance opportunities in the form of 
dwelling entries and semi-private courtyards at 
ground level, and fenestration and balconies at the 
first and second levels ... " 

Complies 
Objective 2.9 

As discussed in the applicants response to this 
To maximise residential amenity objective it is agreed that: 
through the provision of views 
and protection of privacy within "The site has no development abuttals so will not 
the subject site and on cause overlooking impacts for neighbouring 
neighbouring properties. properties ... " 

Complies 
Wind Protection 

As discussed in the applicants response to this 
Objective 2.10 objective it is agreed that: 

To ensure new taller buildings " .. . any additional wind impacts will be mitigated 
do not create adverse wind through division of the buildings mass and 
effects. articulation of the building form ... " 

Does not comply 
Roof Form 

The proposal comprises a flat parapet roof form 
Objective 2.11 which is cantilevered overlforward of the ground 

floor building envelope to all four publically visible 
To treat roof spaces and forms interfaces. Although architectural contemporary, this 
as a considered aspect of the design approach is considered to be at odds with the 
overall building design. prevailing pitched roof form found throughout the 

area on single storey dwellings. 

This said this roof form is considered appropriate for 
the central podium. 

ELEMENT 3: STREET PA TTERN AND STREET-EDGE QUALITY 

Because of their generally larger site sizes, built form and frontage widths, higher density 
residential buildings have a significant part to play in the comfort and usable qualities of 
the street they edge. New development that supports a dense street and block pattern 
and provides for the thoughtful location of building entries, front fences and car park 
entries will contribute significantly to streets that are safe, comfortable and interesting to 
use. 

OBJECTIVES RESPONSE 
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Street Pattern and Street Edge 
Integration 

Objective 3.1 

To create walkable areas with a 
safe and interesting public 
setting. 

Objective 3.2 

To closely integrate the layout 
and occupation patterns of new 
development with the street. 

Objective 3.3 

To ensure car parking does not 
dominate the street frontage. 

6 Paine Street. Newport 

Complies in part 

Council's Design Engineer advised that a footpath is 
required to be constructed within the Paine, Crawford 
and Latrobe Street road reserves. 

The construction of a pedestrian footpath to be 
constructed along each of the three street frontages 
linking the existing footpaths to the south to 
Armstrong Reserve and therefore creating new 
walkable areas that replicate the existing pedestrian 
network. 

This could be required as a condition should a permit 
issue. 

Complies in part 

The proposal includes a series of ground floor 
elements that are orientated toward Paine, Crawford 
and Latrobe Street.' These dwellings are separated 
by four generous access points into the building. 

At the ground (footpath) level the massing, design 
detail and landscaping opportunities provided are 
considered appropriate. However, as discussed 
elsewhere it is the cantilevered first floor form which 
extends to a height of 11 meters within 2 metres of 
the new pedestrian paths that would integrate well. 

Furthermore, high front fences for the purpose of 
(partially) screening the secluded private open 
space areas which are located within the respective 
front setbacks of the ground floor dwellings do not 
satisfy this objective. 

Complies in part 

Car parking for the proposal (except for two spaces) 
is concealed within the ground floor podium, 
wrapped on all sides by dwellings interfacing the 
public realm. It is accessed via one entrance located 
in the middle of the Paine Street frontage. The door 
to the car parking is recess from the building edge. 
so as to achieve a recessive effect. 

The two ground floor dwellings (1 & 5) at either end 
of the building module interfacing with the parkland 
contain their own car parking space. These car 
parks are tucked between landscaping and abut the 
northern boundary, adjacent to their private 
courtyards. It is considered that these two space 
are at odds with the remainder of the development 
and would dominate this improtant between 
Armstrong Reserve and the street frontage. 
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Building Entries 

Objective 3.4 

To create street entrances with a 
strong identity that provides a 
transition from the street to 
residential interiors. 

Objective 3.5 

To ensure car park entries do 
not detract from the street. 

Front Fences 

Objective 3.6 

To avoid creating inactive street 
frontages as a result of fencing 
private open space. 

6 Paine Street. Newport 

The car park could easily be modified to include two 
additional double car stacker to replace two of the 
'normal' car spaces. 

This could be required as a condition should a 
permit issue. 

Complies in part 

Although the proposal provides individual entries to 
all ground floor dwellings that face onto Paine, 
Crawford and Latrobe Streets, these dwellings will 
be visually screened by the 1.8 metres high fences 
along the (future) footpaths. 

This said, it is considered that the four entry points 
to the building, two each along Crawford and 
Latrobe Streets do provide for a strong identity and 
sense of address and once entered could easily 
navigate to the desired dwelling within. 

Complies in part 

The entry driveway proposed halfway along the 
Paine Street frontage to the undercroft car park is 
considered to be an appropriate and acceptable 
design solution for the site in accommodating most 
of residents vehicles. 

The proposal to have the car park door setback 
approximately 7 metres from the property boundary 
ensures a transitional area for vehicles as they are 
entering and exiting the car park and also ensures 
the door will present as visually recessive along the 
Paine Street streetscape. 

Concerns however, are seen with the proposal to 
accommodate to car spaces on the outer northwest 
and northeast sides of the site where it adjoins 
Armstrong Reserve. Should the development be 
supported these two spaces should be removed and 
replaced with suitable landscaping as they are seen 
to detract from the streetscape amenity. 

Complies in part 

The application proposes a 1.8m timer picket fence 
in front of the ground floor dwellings along the Paine, 
Crawford and Latrobe Street frontages and, a 1.5m 
timer picket fence runs along the Armstrong Reserve 
interface. 

Althouqh visuallv permeable, it is possible that future 
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residents may decide to enclose/screen these 
fences to afford some privacy from the public realm. 

Secluded private open spaces areas, by way of 
permeable screening at a height of 1.8 metres would 
result in a poor amenity outcome for both residents 
of the respective ground floor dwellings and the 
experience of passers-by. 

Complies in part 
Objective 3.7 

As discussed above although permeable in nature 
To ensure that front fences the location and height of the front fences proposed 
respect and contribute to the along the three street frontages would not positively 
neighbouring character. contribute to the preferred neighbourhood character. 

ELEMENT 4: CIRCULA TION AND SERVICES 

The shared 'infrastructure' in higher density development, including circulation, parking 
and service spaces is important to ensure that buildings function well, are efficient and 
capable of being properly maintained. 

OBJECTIVES RESPONSE 

Complies in part 
Parking Layout 

The proposal caters for 44 car parking in the form of 
Objective 4.1 22 double car stackers and five visitor spaces within 

the under croft car park all accessible by a single 
To provide adequate, safe and vehicle crossing located central to the Paine Street 
efficiently designed parking frontage. Council's Traffic Engineer has identified 
layouts. some minor issues within the car park all of which 

could be resolved through clarification on a revised 
set of plans should a permit issue. 

Bicycle parking has been appropriately located for 
resident use throughout the complex, namely within 
the common access corridors between the car park 
and dwellings all of which are considered 
acceptable. 

Complies in part 
Objective 4.2 

As discussed elsewhere in this assessment, there is 
To provide safe and convenient concern about the proposed car parking spaces for 
access between car parking and Dwellings 1 and 5 which appear to be at odds with 
bicycle areas and the pedestrian the remainder of the development. It is considered 
entry to buildings. that these two spaces have not been efficiently 

designed and should be co-located with the 
remainder of the car spaces within the under croft 
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Circulation spaces 

Objective 4.3 

To create shared internal spaces 
that contribute positively to the 
experience of living in higher 
density development. 

Site Services 

Objective 4.4 

To minimize running and 
maintenance costs. 

Objective 4.5 

To minimize water use. 

6 Paine Street, Newport 

car park. By doing so would provide for a continuous 
footpath around the site except for that of the 
common driveway along Paine Street. 

Complies 

As discussed by the applicant in its response to this 
objective: 

"A key design feature of the proposal is the open 
public podium space which provides access to 
dwellings on the first and second level. The podium 
space is an open format plaza which is enclosed by 
perimeter building modules and wraps around the 
central podium form. Semi-private courtyard spaces 
for each dwelling at the first floor open to the podium 
space and incorporate landscaping ... This podium 
space is accessed via the four stairways located 
along Latrobe and Crawford Streets, and lifts from 
the entry of the car park and the south-eastern foyer, 
providing a high degree of accessibility and legibility 
to the space. Passive surveillance opportunities 
from the surrounding streets and townhouse 
dwellings will ensure the space has a high level of 
safety and security 

Internal corridor spaces which surround the car park 
are accessed via the four foyer spaces. These 
internal areas are well lit, avoid dead ends and 
entrapment spaces, and will provide for activity 
through the provision of dwelling entries, and 
storage and bicycle facilities. " 

As to the corridor widths, these, should all be 
widened to at least 1600rnm " .. . contribute positively 
to the experience of living in higher density 
development." A condition of which could be 
included should a permit issue. 

Complies in part 

The F2 Sustainable Design Assessment which 
forms part of the application demonstrates design 
initiatives that could be used to minimise running 
and maintenance costs for future residents. 
Furthermore, the attached 'terraced' arrangement of 
the dwellings warrants itself to a solar passive 
design which would minimise operational costs 
associated with living in this type of development. 

Complies in part 

The applicant in its F2 Sustainable DeSign 
Assessment states that water collected from the roof 
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Objective 4.6 

To incorporate provisions for site 
services in the building design to 
ensure good function and ease 
of service and maintenance. 

6 Paine Street. Newport 

areas will be channelled through the 25, 400 litre, 
water tanks, a number of podium rain-gardens and 
other garden areas throughout the site. 

However, details of such initiatives have not been 
included on the plans and would require further 
consideration given these 25 tanks have been 
proposed to be located within 25 courtyards. 

Complies in part 

Provision has been included on the plans for site 
services such as electricity, gas, water and letter 
box. 

The information submitted appears incomplete and 
further details should be submitted in demonstrating 
compliance with the relevant service authorities' 
requirements. For example, the mail boxes shown 
in front of the podium dwellings appear to be not in 
accordance with the Australia Post's Requirements 
for Delivery of Mail to Residential Premises. 

As to the garbage/utility room Council Environment 
team commented: 

" ... Of concern is the absence of any clear and safe 
pathways from the garbage and utility room to the 
kerbside of Paine Street, within a vehicle dominated 
space, for the waste collection contractor to 
manoeuvre bins. Delineated pathways and 
appropriate internal signage for this function would 
be beneficial ... " 

The information detailed in the plans and supporting 
documents appears unresolved and, in part, 
inaccurate as it would be impossible to manoeuvre 
the size of the bins proposed in the applicants waste 
management plan. This said the size of the facility 
appears appropriate to cater for the waste that be 
generated for the proposed 43 dwellings. 

Therefore, in the event a permit is issued, conditions 
will need to be included to ensure the above 
unresolved matters are dealt with appropriately. 
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ELEMENT 5: BUILDING LA YOUT AND DESIGN 

Site' design and building form refer to the arrangement of buildings, spaces and landscape 
within a site. They involve a careful consideration of building scale and form, movement 
patterns, and external spaces. The interrelationships between these, rather than their 
individual characteristics, will largely determine the effectiveness of the design. In 
addressing these issues, new development should achieve the highest architectural 
standard possible. 

OBJECTIVES 

Dwelling diversity 

Objective 5.1 

To provide a range of dwelling 
sizes and types in higher density 
residential development. 

Building Layout 

Objective 5.2 

To optimize the layout of 
buildings in response to 
occupants' needs as well as 
identified external influences and 
characteristics of a site. 

Objective 5.3 

6 Paine Street, Newport 

RESPONSE 

Complies 

As noted in the applicant's response to this 
objective, it is agreed that the mix of dwelling size 
and composition provides for a range of dwelling 
diversity. 

Complies 

As noted in the applicant's response to this 
objective, it is agreed that the: 

" .. . proposal's perimeter block format of the 
development is designed to maximise the site's 
three street frontages and parkland abullal by 
orienting development to each of the interfaces. 
This enables each dwelling to face the 
street/parkland frontages, which provides a highly 
active built form and enables clear views and 
outlook ... " 

"The proposal provides an efficient and convenient 
layout for future occupants. Public and intemal 
circulation spaces ensure a high level of legibility, 
activity and safety. The podium space is 
conveniently accessed via four points at each comer 
of the site, maintaining a high degree of legibility." 

It is considered that the size of the first floor podium 
can be appropriately reduced in area to 
accommodate the recessing of the perimeter form to 
respond better to the external influences such being 
the prevailing and predominant single-storey built 
form. 

The gound floor dwellings facing Paine Street will 
however have Imitedlno solar access. 

Complies 

The open plan of all 43 dwellings provides a degree 
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To create functional, flexible, of flexibility for future occupants. 
efficient and comfortable 
residential apartments. 

Complies 
Objective 5.4 

It is considered that most of the dwellings are 
To ensure that a good standard provided with a high standard natural lighting and 
of natural lighting and ventilation ventilation given their positioning duel aspect to the 
is provided to intemal building street and podium. However, Dwelling 10 has a 
spaces. bedroom which appears to afford no natural light 

and or ventilation of which could be required to be 
modified should a permit issue. 

Complies in part 
Objective 5.5 

As noted in Council's Traffic Engineers response 
To provide adequate storage storage facilities have not been shown on the plans 
spaces for household items. for all 43 dwellings. This said there is ample 

opportunities (space) to provide the required 
shortfall of which could be required to be shown on 
the plans should a permit issue. 

Complies in part 
Design Detail 

It is not disputed that the proposed building through 
Objective 5.6 its contemporary choice of materials and finishes will 

present as a visually interesting building. 
To promote buildings of high 
architectural quality and visual As discussed elsewhere throughout this 
interest. assessment, it is the proposed cantilevered box-like 

form setback only 2.0 metres from the four public 
interfaces which will be at odds with the prevailing 
single storey context. This form should be recessed 
behind the 3 and 4 metre ground floor setbacks to 
provide relief of the upper stories by way the 
introduction of pitched roofs with eaves. By doing so 
the development as a whole could relate better to 
the human scale of the surrounding and prevailing 
built form. 

ELEMENT 6: OPEN SPACE AND LANDSCAPE DESIGN 

New development should contribute to the creation of private and public open spaces that 
are accessible, attractive, safe and comfortable for their use. 

OBJECTIVES RESPONSE 

Complies 
Private and Communal Open 
Space The layout of the proposed development ensures 

future residents will have access to both private and 
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Objective 6.1 

To ensure access to adequate 
open space for residents. 

Objective 6.2 

To ensure common or shared 
spaces are functional and 
attractive for their intended 
users. 

Objective 6.3 

To allow solar access to the 
private and shared open spaces 
of new high density residential 
units. 

Objective 6.4 

To integrate the design of 
shared and private open space 
into overall building design and 
fagade composition. 

6 Paine Street. Newport 

communal open spaces. These have been provided 
in the form of a courtyard for each of the 16 ground 
floor dwellings, a small balcony and or courtyard for 
the 23 dwellings around the periphery of the site, 
above the ground level accessible from the podium. 
The two podium level dwellings (40 & 41) have a 
north facing courtyard. 

Dwellings 42 and 43 have a roof top terrace, 
although practical in size, provision for protection 
from the elements is minimal or non-existent, which 
does not make them practical in the sense. 
However, shadelrain protection could be required to 
be shown on the plans should a permit issue. 

It is considered that all 43 dwellings also have 
adequate access the first floor podium area. 

Complies 

The common and shared spaces which have been 
incorporated into this development are generally 
considered to be both functional and attractive for 
future residents. 

Most of the internal corridors have generous widths 
and proportions that would provide residents ease of 
access throughout the building. 

This said, there are a number of these common 
corridors which surround the under croft car park 
that could be widened to a minimum of 1600mm for 
ease of passage by future residents. 

Complies in part 

It is acknowledged that the proposed layout of the 
building generally allows for excellent solar 
opportunities for most of the open spaces within the 
complex, as most of the shared and private spaces 
will afford direct solar penetration. 

However, the five ground floor dwellings (10-14 
inclusive) would afford little or no direct solar 
penetration into the private open space areas. 

Complies in part 

It is considered that the shared access pOints into 
the subject building provide for adequate design 
initiatives to be integrated into the fagade 
composition. 

Although integrated into the building design, it is 
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Objective 6.5 

To provide for greenery within 
open spaces. 

Public Open Spaces 

Objective 6.6 

To create public open space 
appropriate to its context. 

6 Paine Street, Newport 

considered that the balconies which cantilever over 
the ground floor courtyards of the ground floor that 
face the three streets exacerbate the built form 
issue. As discussed elsewhere throughout this 
assessment, the introduction of ground floor roof 
form along these elevations would present as a 
better transition (buffer) between the private and 
public realms. 

Furthermore, the 1.8 metre high fences, although 
transparent in material should be reduced in height 
to relate to the prevailing front fence heights 
throughout the area. 

Complies in part 

The proposed 3.0 metre setbacks to the three street 
frontages, the four entry points in the complex, the 
4.0 metre-plus setbacks to Armstrong Reserve and 
the central common podium space presents 
opportunities for some meaningful landscaping, 
including that of canopy trees. This has been 
demonstrated in the James Dawson landscape plan 
and the Hansen urban design report. 

However, the cantilevered first-floor element, which 
projects to within 2.0 metres along all four elevations 
would limit size and type of canopy trees that would 
serve minimise the visual effect of the proposed built 
form. 

It is also considered that the developments 
relationship to Armstrong Reserve could be further 
enhanced through the deletion/removal of the two 
car parking spaces proposed for Dwellings 1 and 5 
to provide additional landscaping. 

Complies in part 

The applicant's submission is that the proposed first 
floor podium publically accessible. However, this is 
only accessible via one of the four stairways. 
Therefore, it could be said that this objective is not 
applicable as this application does not seek to 
create any public open space. 

The podium itself is considered to be highly 
accessible for the future residents and 
satisfies/enhances their open space needs, not the 
general public. 

33 PA1113425 



APPENDIX 3 

INTERNAL REFERRAL RESPONSES 

CITY STRATEGY 

In referring the application to Council's City Strategy department the following comments 
were received: 

PROPOSAL 
A proposal for the former Newport Timber Yard in Paine Street, Newport consists of three 
and four storey boundary to boundary building comprising of 43 dwellings. The parking is 
provided at ground level and is concealed behind the built form. Two roof decks have been 
proposed above dwellings 42 and 43 which are located in the centre of the subject site. 

RECOMMENDA TION 
The application is generally in line with the strategic policy framework and City Strategy has 
no objection to intensification of the residential use given its proximity to Newport train 
station and the Newport activity centre. 

In terms of the proposed development, the following issues should be considered in your 
assessment: 

• Given the site has been previously utilised as a timber yard it may be appropriate to seek 
a contamination assessment report confirming the existing contaminants on the site and 
that the site can be appropriately remediate for the residential use. 

• It may be appropriate to seek an Urban Design analysis report and some comment 
regarding the architectural merit of the proposed development. We acknowledge that the 
Council appointed Urban Designer will provide comment regarding the design of the 
development. Careful consideration should be given to the treatment and height of the 
proposed painted timber fencing around the perimeter of the site to ensure that all the 
street frontages are active. 

• Given the site abuts a park; we highly recommend you seek additional comment from the 
Council's Parks and Recreation Departments. 

DISCUSSION 
The Melbourne 2030 (M2030) rationale seeks to implement a plan for the sustainable growth 
of Melbourne. A number of directions have been established that inform planning within the 
Melbourne metropolitan boundary. It encourages development where such is supported by 
existing infrastructure, focusing on well established activity centres as a means of sustaining 
population growth. Those directions outlined in M2030 that are relevant to the development 
proposed are listed below. 

Direction 1: A more compact city, seeks to; 

• Build up activity centres as a focus for high-quality development, activity and living for the 
whole community; and 

• Locate a substantial proportion of new housing in or close to activity centres and other 
strategic redevelopment sites that offer good access to services and transport. 

Direction 5: A great place to be, seeks to; 
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• Promote good urban design to make the environment more liveable and attractive; 
• Recognise and protect cultural identity, neighbourhood character and sense of place; 
• Improve community safety and encourage neighbourhood design that makes people feel 

safe; and 
• Promote excellent neighbourhood design to create attractive, walkable and diverse 

communities. 

Direction 7: A greener city, seeks to; 

• Contribute to national and international efforts to reduce energy usage and greenhouse 
gas emissions. 

The directions of M2030 are supportive of the proposal. 

State Planning Policy Framework 

Clause 11.01-2 Activity Centre states: 

Objective 
To encourage the concentration of major retail, reSidential, commercial, administrative, 
entertainment and cultural developments into activity centres which provide a variety of land 
uses and are highly accessible to the community. 

Strategies 
Undertake strategic planning for the use and development of land in and around the activity 
centres. 

Give clear direction in relation to preferred locations for investment. 

Encourage a diversity of housing types at higher densities in and around activity centres. 

Reduce the number of private motorised trips by concentrating activities that generate high 
numbers of (non-freight) trips in highly accessible activity centres. 

Improve access by walking, cycling and public transport to services and facilities for local 
and regional populations. 

Broaden the mix of uses in activity centres to include a range of services over longer hours 
appropriate to the type of centre and needs of the population served. 

Provide a focus for business, shopping, working, leisure and community facilities. 
Encourage economic activity and business synergies. 

Locate significant new education, justice, community, administrative and health facilities that 
attract users from large geographic areas in or on the edge of Central Activities Districts, 
Principal or Major Activity Centres with good public transport. 

Locate new small scale education, health and community facilities that meet local needs in 
or next to Neighbourhood Activity Centres. 

Ensure Neighbourhood Activity Centres are located within convenient walking distance in the 
design of new subdivisions. 

Improve the social, economic and environmental performance and amenity ofthe centre. 
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Clause 15.01-1 Urban Design Principles states: 

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

Strategies 
Promote good urban design to make the environment more liveable and attractive. 

Ensure new development or redevelopment contributes to community and cultural life by 
improving safety, diversity and choice, the' quality of living and working environments, 
accessibility and inclusiveness and environmental sustain ability. 

Require development to respond to its context in terms of urban character, cultural heritage, 
natural features, surrounding landscape and climate. 

Require development to include a site analysis and descriptive statement explaining how the 
proposed development responds to the site and its context. 

Clause 15.01-2 Urban Design Principles states: 

Objective 
To achieve architectural and urban design outcomes that contribute positively to local urban 
character and enhance the public realm while minimising detrimental impact on neighbouring 
properties. 

Strategies 
Apply the following design principles to development proposals for non-residential 
development or residential development not covered by Clause 54, Clause 55 or Clause 56: 

Context 
• Development must take into account the natural, cultural and strategic context of its 

location. 
• Planning authorities should emphasise urban design policies and frameworks for key 

locations or precincts. 
• A comprehensive site analysis should be the starting point of the design process and form 

the basis for consideration of height, scale and massing of new development. 

The Hobsons BavActivity Centre Strategy 

The site is located in proximity Newport Activity Centre. The Hobsons Bay Activity Centre 
Strategy 2006 identifies this location for potential medium and higher density housing 
development. The proposed development is generally consistent with the Activity Centre 
Strategy; 

Living in Hobsons Bay: Population and Housing beyond 2000: Our changing 
neighbourhoods 

The proposed one bedroom apartments meets the areas demographic need for smaller 
housing, 'The high proportion of old lone persons households and emerging empty nesters 
in the area, raises issues with regards to small household sizes and providing alternative 
housing forms to accommodate these households'. 
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Open Space Plan - Februarv 2005 

The Open Space Plan states that the Council should consider purchasing this site to create 
a large neighbourhood park to serve most of the neighbourhood. Further it states that "If 
additional land cannot be purchased, any new houses should overlook the reserve over a 
laneway." This matter has also been raised at the previous VCA T hearing. It should be noted 
that this document is currently being reviewed by the Council and the recommendations may 
differ in the future. 

Social Planning 
The application has been referred to the Council's Social Planning Department and they 
raised the following issues: 

In this case a full SIA is not warranted as the development is in an area where projected 
population growth is relatively low. However, given that the intensity of the proposed 
development is significantly higher than the surrounds, we would like more indicative 
information from the developer about the future residents that may move into the 
development. For example, estimates ofthe number of residents and who they will market to 
as well as, (if possible), some comparative data of the resident profile for a similar 
development - numbers, age ranges, number of children and their ages - to help us 
determine future needs for facilities and services. 

Further, Social Planning supports the recommendations made by the DDA report and 
assume that it ensures that the street level apartments respond to Access to Premises 
Standards (via Australian Standard 1428.1 - design for Access and Mobility) primarily 
relating to: 

• Ensuring continuous accessible path of travel to the front door (that is from the car park to 
the lift; and from the street into the building, and consequently into the apartment); 

• Internal openings and hallways; 
• The minimum width of any common area in the building; 
• Lift dimensions; 
• DeSignated accessible car spaces provided, that these are placed closest to the lift; and 
• The entrance to the car park is to have a minimum headspace above dedicated 

accessible car spaces. 

Environmental Planning 
The Sustainable Design Statement submitted is comprehensive in addressing the 
sustainable building design. However, the project may consider the following 
recommendations to further reduce their environmental impact: 

• Although not star rated, the proposed reverse cycle air-conditioning units are efficient 
systems. However, units with a higher Coefficient of Performance (COP) can be 
considered to reduce cooling and heating energy as well as associated running costs for 
residents; 

• Improved Water Efficiency Labelling and Standards (WELS) ratings for WC's and hand 
basins can result in significant water savings and associated costs for residents; 

• Provision for an 'edible' garden(s) that can be developed and managed by building 
occupants; 

• A concise Building User's Guide for each unit outlining key sustainable features of the 
building (and equipment) and how best to operate, manage, and maintain each unit in 
order to ensure a continuation of the sustainable design aspirations of the design team. 
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Environmental Management 
The Waste Management Plan for 6 Paine Street, Newport, dated 3'd August 2011, denotes 
17 one bedroom and 29 two bedroom apartments and is inconsistent with the development 
size of 43 apartments. 

Sustainability Victoria (SV) guides have been quoted as the source which is considered by 
the Council as a satisfactory source. However, there seems to be inconsistencies with this 
source quoted in the Waste Management Plan. For example garbage and recycling 
generation rates used are equivalent to 60Uweek/one bedroom unit and 80Uweek/two 
bedrooms. It is unclear where these generation rates were derived given the SV "Guide to 
Best Practice for Waste Management in Multi-Unit Developments" (the Guide) quotes 
80Uweek/unit for garbage and 40Uweek/unit for recycling. The Council note that one would 
expect occupants of a one bedroom unit to generate less waste than those in a two bedroom 
unit, but the source of the information would have been beneficial to the Council's 
assessment of the waste management plan for the site. 

The Council has undertaken its own calculations based on the Guide (calculations attached). 
Despite the uncertainty in the calculations used in the town planning application, the Council 
is satisfied with the number of 660L bins (3 recycling, 3 garbage) and number of collections 
per week allowed for (two per week). 

width length 
RESIDENTIAL (mm) (mm) m2 

120L bin size 480 545 0.2616 
240L bin size 585 730 0.4271 
660L bin size 780 1280 0.9984 
1100L bin size 1070 1240 1.3268 

number 

TOTAL 

storage space allowed width length 
for (mm) (mm) m2 

space 1 5000 8000 40.0000 
space 2 0.0000 
TOTAL 40.0000 

difference (-ve means an under allowance) 34.0096 

Calculations for the required bin storage capacity have also been verified by the Council. Six 
660L will require 6 sq metres (calculations attached). The garbage and utility room is 41.7 sq 
metres. The door way to this room however, does not seem to be large enough to 
accommodate the width of a 660L bin and should be reconsidered. 

Of concern is the absence of any clear and safe pathways from the garbage and utility room 
to the kerbside of Paine Street, within a vehicle dominated space, for the waste collection 
contractor to manoeuvre bins. Delineated pathways and appropriate internal signage for this 
function would be beneficial. 
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It is noted in the Waste Management Plan that the waste collection contractor appointed by 
the operator will move the bins from the garbage and utility room to the collection vehicle 
and return them to the garbage and utility room after emptying. Collections will occur in off 
peak periods and comply with EPA noise guidelines and the Council's Local Law. This is a 
preferable and acceptable option of the Council. A loading zone should be considered 
whereby the waste collection vehicle can move from the road during collections and not 
impede vehicular, cycling or pedestrian activity during stationary collections and while the 
collection vehicle is unattended. 

Other aspects such as private collection arrangements, litter abatement and stormwater 
pollution prevention, ventilation, vermin control, bin and store washing, resident access to 
the store and education is satisfactory to the Council. 

Conclusion 
The Council's strategic position is generally supportive of the proposed development at the 
site. Further, it is recommended that the comments provided by the Urban Designer, 
Environmental Planning and Social Planning be relayed to the applicant and that they be 
incorporated into the proposal. You may wish to further discuss. the potential streetscape 
improvements and appropriate design of the development abutting an open space with the 
Council's Manager of Recreation. 
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HERITAGE ADVISER 

The proposal was referred to Council's Heritage Adviser who advised: 

"Following my assessment of the proposal, I make the following comments: 

• Whilst the site in question is surrounded by a limited number of heritage listed 
properties (contributory) it must be noted that the streetscapes would have a much 
lesser value if the non-contributory stock did not display those elements which make 
the Private Survey Heritage Precinct significant. In fact the level of significance ofthe 
contributory fabric within this area is supported by the non contributory fabric. For 
example, if the non-contributory fabric was a series of two storeys (or three/four 
storey) flat roof rendered buildings with no specific style, the level of significance of 
the listed properties would be severely diminished. 

• . Should future applications be submitted for the replacement of non-contributory fabric, 
HO requirements would have to be met. This would include respecting the scale, 
form, style, height and proportions of the existing context. A four or even three storey 
rectangular block proposal would not be considered appropriate for the replacement 
of non-contributory sites surrounding this property; 

• Hence the proposal does not meet HO requirements (or the VCA T observations 
provided with P3214/2010) in terms of incorporating form, scale and proportions 
which consider the domestic and prevalent features of the character surrounding this 
site; 

• The proposal will therefore need to incorporate: 
o Front setbacks at ground level which meet (and are shown to meet) the existing 

front setbacks along these streetscape (all four sides with the side addressing the 
park incorporating larger front setbacks; 

o A second storey level setback from the ground floor facade and if balconies are 
required set behind what would appear like a parapet form along the permitter of 
the development. It is also important that the scale and proportions of the existing 
fabric are integrated in the design (also refer to VCA T observations) within each 
apartment section. This means addressing the width to height proportion of each 
apartment and ensuring that the scale of the existing context is integrated within 
each apartment and within each block of apartments 

o The proposed break between each apartment is increased so that the delineation 
and relationship with the existing context is clearly understood (refer also to 
VCA T observations); 

o The car parking facilities are located below ground level and the podium and 
stairs deleted. This will also provide transparency and visual clearance between 
Crawford Street, La Trobe Street Armstrong Reserve and Paine Street. The 
podium proposal is simply not a positive element (refer also to VCA T 
observations); 

o All shear wall construction are deleted and articulation introduced in the two 
storey sections fronting the permitter of the development (refer also to VCA T 
observations) using recessed elements and not cantilevering elements; 

o A three storey element is considered in the central section ohly, provided that the 
built from does not increase bulk and mass when viewed from the perimeter 
streets and the park/reserve. This means that the central block would need to 
have the ground floor just above the natural ground level and the additional two 
levels above it with parking accommodated below ground level; 

o All services to be located at roof level and shown to be well concealed; 
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o Pitched roofs to provide a link between the new development and the 
surrounding context. This may also assist with concealing intrusive services or 
solar panels or antennas; 

o Materials which consider the existing context with render and lightweight 
materials meeting HO requirements; and 

o The level of landscaping would need to be re assessed if the application was re
submitted with the basement car park, articulated forms and scale and 
proportions which met the existing surrounding domestic context and prevailing 
character. Also existing trees within the property and around the .external 
permitter of the site would need to be assessed before they are removed or 
impacted upon by the development. 

Based on the discussions provided above and the list of changes recommended, I cannot 
support this proposal as submitted as it does not address HBCC's HO requirements and 
also it does not meet most of the observations outlined in the VCA T decision for the 
previous development (P321412010) for this site." 
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URBAN DESIGN ADVICE 

The proposal was externally referred to Planning Collaborative (Vic) Pty Lld for urban design 
advice who provided the following conclusions and recommendations: 

The current proposal is a largely successful reinterpretation of the basic built form of the 
previous scheme which responds positively to the concerns of VCA T that led to the refusal 
of the previous scheme. I consider it to be an appropriate response to the concerns of 
VCAT. 

This proposal has more sensitive and better-articulated elevations facing the surrounding 
streets and the Reserve and the result is a less dominant and more domestic contribution to 
the urban setting. The ground level interfaces with the public realm are also well handled, 
and the internal planning of communal areas and the townhouses are improvements on the 
previous scheme. 

It is recommended that applicant is asked to review these aspects of the proposal: 

1. The enclosed corridors at ground level, which provide access from the car park to 
ground level townhouses and which, apart from the western side adjacent to 
townhouses 15 and 16, receive only limited natural light from the four foyers. For the 
northern row ground level townhouses, the corridor is the primary access for 
residents and visitors, and this corridor has lockers and bicycle parking within it. 

2. Letter boxes are partly grouped in foyers and partly at individual front gates within the 
first floor common area. It is doubtful that Australia Post will enter the property, 
except to publicly accessible letter boxes at foyer entries. 

3. Arrangements for on-site waste management are not evident. A large Garbage and 
Utility Room is located at ground level, but the location of bins, the handling of waste 
and recyclables for collection is not evident. 

4. It is not evident if rainwater is to be collected, or where it will be stored and for what 
purposes it will be used. . 

5. Deliveries of furniture and large objects would be inconvenient given the size and 
location of lifts and the distances from the street s to some townhouses. 

6. The window of Bedroom 2 of townhouse no. 40 looks directly onto the public area of 
the podium. 

7. The Ground/Site Floor plan (TP02) shows a car space at each of the north-east and 
north-west corners of the site. However, the Streetscape Elevations (TP07) do not 
show the entries in Latrobe and Crawford Streets. It would be preferable for these 
two car spaces to be included into the centralised car parking area of the 
development, rather than to introduce new crossovers and open space parking on 
these corners of the site adjacent to Armstrong Reserve. 

8. The car park is open to the street, with no evident gate. This makes access for 
visitors' cars very convenient but may introduce issues of unwanted entry to the car 
park, some corridors and ground level service areas. However, it is noted that the 
stairs and the podium are open to public access. 

9. A pedestrian path along the northern boundary of the site should be considered, to 
provide pedestrian access to the northern row of townhouses and to incorporate 
gates from the north-facing courtyards to that path and hence into the Reserve. 

10. The east and west elevations of the northern building should be redesigned to 
appear more as front elevations than side elevations. 

11. The cantilevered balcony of apartment 31, at the Paine Street / Crawford Street 
corner should be reduced in size to that of the adjacent decks, to reduce the 
dominance of this element at this corner, to reduce the contrast between the massing 
of the structure and that of the typical built form in the immediate area and to soften 
the building's visible mass when viewed from the south-east. 
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TRAFFIC ENGINEER 

The proposal was referred to Council's Traffic Engineer who made the following comments: 

Existing Development 
• Currently vacant, previously timber mill. 

Proposed Development 
• Construction of 43 dwellings ranging in height from three to four storeys including 

reduction in the statutory car parking rate. 

• Four - 1 bedroom 
• Thirty seven - 2 bedroom 
o Two - 3 bedroom. 

Number of resident spaces 52.06-5 
• The development is four storeys so 52.06-5 applies. This standard requires 2 car 

spaces to each dwelling i. e. 86 spaces. The applicant provides 46 resident spaces. 
An additional 5 visitor spaces are provided. 51 spaces in total. The shortfall is 35 
spaces. 

• The applicant is seeking a waiver from 52.06-5 and provides the following evidence 
in support for this waiver. 

• Parking Stress - The Traffic Report provides evidence of low parking stress in during 
the weekday (daytime and evenings) and on Saturdays. The highest level 36% 
occupancy of the 240 spaces available. 

• Car parking demand - Car ownership from census data shows the average number 
of cars per dwelling size in this area is consistent with standards set out 55.03-11. 

• The development will generate 215 trip ends a day (22 vehicles in the peak hour), will 
have a negligible impact on the operation of nearby streets. 

o Public transport links are close by, with Newport Railway Station and Bus routes 471 
and 472 in close proximity. 

• So the waiver is reasonable - 55.03-11 applies. 

Number of resident spaces 55.03-11 
• This requires one space for each one or two bedroom dwelling. Two spaces for each 

three or more bedroom dwelling, with one space under cover. 
• The development has forty one, 1 or 2 bedroom units. Forty two resident bays are 

proposed (an over-supply of 1 space). The development also has two, 3 bedroom 
units, and 4 spaces provided. Therefore the total of 46 spaces meets the 
standard. 

Number of visitor parking 
• Developments of 5 or more dwellings should provide visitor parking of one space for 

every five dwellings. 
• Under the standards, the 43 dwellings require 9 visitor spaces. The applicant 

provides five visitor spaces, and is seeking a waiver of 4 visitor spaces. 
• The waiver of 4 spaces is reasonable, given the availability of on-street parking and 

public transport in the locality. Significantly, no more than one parked car was 
recorded in the parking survey along the site's combined frontages (out of a total 
of 27 spaces). The development retains 24 on-street frontage spaces. 

• The width of the carriageways fronting the development is 7m or wider allowing for a 
moving car to pass between two parked vehicles (a typical arrangement in local 
streets). 
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• Visitor bays must be clearly marked as visitor parking. 

Bicycle Parking - Number of bays 
• 52.34-3 requires 1 bicycle parking space to each 5 dwellings (for residents). 1 

to each 10 dwellings (for visitors). Following 52.34-3 rate we would expect 9 
resident and 4 visitor cycle parking spaces 13 spaces in total. The plans show 
10 residents bicycle spaces (the traffic report says 9) access via the Paine 
Street access and a further 4 visitor bike spaces via the foyer on Crawford St 
(total of 14) i.e. meets the standard. 

• The plans show numerous other bike parking possibilities around the property 
entrances or driveway parking areas - these should be carefully designed not 
to reduce pedestrian walkway widths or driveway width. 

Resident parking bay length (stackers). 
• Twenty-two stackers are proposed (two cars per stacker- i.e. 44 spaces). 9 are 

double stackers (4 cars), and 4 single stackers (2 cars). All stackers will have 
an internal length of 5.3m. All stackers therefore exceed the 4.9m standard set 
out in Table B2 of 55.03-11. The length will accommodate the 85% design 
vehicle on the lower level and the 99% design car on the upper level. 

Resident parking bay width (stackers) 
• All stackers allow 2.5m clear width per stacker (5m for the double and 2.5m for 

a single) i.e. below the Council 2.6m standard set outin Table B2 of 55.03-11. 
• The applicant does not provide swept paths to show if the 2.5m is adequate for 

a stacker arrangement with the aisle width of 6.4m. However, the Australian 
Standard allows for a three point turn entry and exit into a 90 0 spaces, for a 
parking space 2.4m wide, 5.4m long, and an aisle of 5.8m. 

• As the applicant provides a 6.4m aisle width and 5.3m long space, so the 2.5m 
width is sufficient for a stacker - allowing for a three point turn for long term 
resident parking in a low speed environment. 

Resident parking bay height (stackers) 
• The all car stackers can accommodate vehicles up to 1.8m high (on both levels) i.e. 

includes passenger cars and most 4WD. 

Resident parking space driveway parking - length 
• 5.2m is provided for both Unit 1 and Unit 5. The length meets the 4.9m length set out 

in Table B2, however, it is below the 5.5m standard for driveway parking from 
garage to property boundary. Consequently, this vehicle could overhang footpath. 
This will depend on whether the front of the vehicle is able to overhang the court. 
To do this the court and bedding should be at the same level as the driveway or 
no more than 150mm above the driveway level. 

Resident parking space driveway parking - width 
• The bays are 3.1m wide. This meets the 2.6m standard. This allows 0.3m clearance 

on the both side so that car doors can be opened. To help with clearance and 
access, the bedding kerbs should being no more than 150mm above the 
driveway level. The bicycle shown on the plan in both the driveway bays should 
be relocated to the Court area. 

Visitor car spaces length 
The length provides 4.9m is shown on the plan, meet the 4.9m standard in TElble 2B. 

Visitor car spaces width 
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• 2.6m wide meets the standards in Table 2B. 

Parking aisle width 
• 6.4m is provided i.e. meets the Table B2 standard, The exception is the aisle leading 

to the stackers adjacent to the Units 15 and 16. The aisle is narrowed by columns 
to 5.5m at this location. The aisle at this location is not used directly to access the 
stackers (i.e. it is more like a circulation roadway which require 5.5m for 2-way 
roadways between kerbs). It leads to a short blind aisle where low turnover is 
expected. 

Blind Aisle 
• The stackers opposite Units 3 and 4 are at the end of a blind aisle. The proposal 

provides 1m aisle extension beyond the last space meeting AS standards. 
However, there is a doorway opening into this extension, with the possibility of 
the open door or pedestrian being struck by a vehicle reversing out of the 
stackers nearby. 

• Stackers opposite Units 15 and 16 are also at the end of a blind aisle. However, the 
aisle has only been extended by O.4m i.e. below AS standards. Consequently, 
cars exiting the stackers closest to the end of the blind aisle will struggle to 
reverse out of the stackers. 

Design envelope 
• Most of the resident bays are in stackers. These have a clear platform width of 2.5m. 

The access room to the driver side and opening car doors is tight. 
• The width of the visitor parking bay needs to be extended by 0.3m, if the bay is 

obstructed by a wall. The visitor bay adjacent Unit 11, has been offset by 0.3m 
i.e. it meets the standard. Similarly the visitor bay adjacent to the stacker has a 
0.3m off set. 

Column location and spacing 
• The columns are either protected by the frame of the stackers, or set back 0.25m 

from the front of the stackers. 
• The requirement applies more for the Visitor parking bays. The column closest to the 

lift adjacent to Unit 8 meets the Australian Standard for spacing. 
• The column adjacent to Unit 7 is set back 0.25m from the aisle length. However, it is 

located within the design envelope of the car parking space, i.e. does not meet 
the Australian standard. 

• The columns leading to the short blind aisle are set back by 0.25 from the main 
parking aisle. 

Bike racks 
,; The Ned Kelly parking rail is a vertical rack. The Australian standards require 1.2m 

length for these racks. This leaves 1.5m for the pedestrian access to the lockers. 
The width between the bays is 0.5m and the standards require 0.6m. 

Letter boxes 
• On the ground floor, there are 4 letter boxes located within the Foyers or side 

entrance (accessed by doors), with various other letter boxes along the frontages. 
Ideally, the letter boxes would be centralised into fewer locations within easy 
access for postal workers. On the first floor there seem to be individual letter 
boxes (accessed via the stairs). Again these would be better centralised on the 
ground floor level for easier access for postal workers. 

Storage lockers 
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• 29 lockers have been provided for the 43 dwellings. The locker widths, lengths, and 
doors should not restrict the pedestrian walkways below AS standards. All lockers 
should have secure locks. 

Waste management 
• A garbage area has been provided in the ground floor accessible via car park area. 
• The applicant has provided a waste management plan involving a twice weekly 

private collection of collection bins measuring 1.24m by 0.7Bm (3 garbage bins 
and 3 recycling bins). 

• Collection is by a 'rear lift' vehicle in Paine St in off-peak periods to minimise 
disruption and improve safety. The private contractor will transfer the bins from 
the storage area to the Paine Street and will not be left in public areas for any 
time and will be transferred back to the storage area by the contractor 'as soon as 
practicable '. Ideally this should be straight after the vehicle has completed its 
collection for the site. 

• The doors to the garage area should be able to accommodate the bins widths and 
lengths. No special facilities are required on-street. You may want to consult 
Council's Waste Manager about the waste plan and space requirement of the 
garbage store area. 

Garage door height 
• A garage door is not shown on the plan. Indeed the Paine Street Elevation plan -

south - does not show a car park entrance in any detail. 
• A garage door is advisable for security purposes. If one is provided the door should 

be positioned to enable an intercom system to be used by visitors to access 
visitor parking space. The minimum height is 2. 1 m. 

Garage door width 
• A garage door is not shown on the plan. 

Grades 
• There will be an upgrade of less than 1:20 between the property line and the 

entrance to the car park. 
• This accords Australian Standards for access driveways. It also meets the Council's 

preference 1:20 for at least the first 2m from property boundary into the site. 

Change of grades 
• Not applicable 

Headroom 
• The traffic report says the headroom clearance along the access-way and above car 

spaces satisfies the minimum requirement of AS i.e. at least 2.2m. The cross 
sections show 3.5m provided between the floor level and the overhead 
obstructions. The Paine St south elevation show 3. Bm to the second storey. 

Exit in forward direction 
• The development has 49 spaces in the car park. These vehicles are required to exit 

the site in a forward direction. This is has being provided in the development -
with the exception of the stacker bays near units 15 and 16 with the blind aisle 
(see earlier comments). 

• For the accesses to Units 1 and 5 only serves 1 bay each (so this requirement does 
not apply). 

Access width 
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• 5.5m wide access is proposed for the access driveway to the car park aisle. This 
complies with the 55.03-9, and AS 2890 for simultaneous two way vehicle 
access. 

• The bedding area provides the access driveway with clearance to the building walls 
(0.3m minimum each side). Kerbs, if provided at the bedding area, should be no 
higher than 150mm. 

Providing Passing Area 
• The residential car park does not connect to a Strategic Road, so this requirement is 

not strictly applicable. However a 5.5m wide, 7m long passing area has been 
provided. This is appropriate for a development of this size. 

Crossover 
• The proposed new crossover at Paine St entrance is 5.5m wide i.e. meet the 3m 

minimum standard. The Plan shows a tree currently located within the area of the 
proposed crossover. This will need to be removed or relocated at the developers' 
expense. The removal of trees is subject to approval from Parks Officer, Karin 
Smith. 

• The crossover leading to Unit 1 car parking space is 3m wide i.e. meets the standard. 
• The crossover leading to Unit 5 car parking space is 3m wide i.e. meets the standard. 
• Adequate clearance 1 m is necessary from all service authority assets. The plan 

shows a storm water drain located within the crossover to Unit 5. The side entry 
pit needs to be converted to a trafficable pit (as shown on the plan) at the 
developer's expense. Please note only the Council's contractors are allowed to 
do the works. The plan does not show a sewage vent currently located within 1 m 
of the crossover on Crawford St. The Traffic Report says this will be relocated at 
least 1 m from the proposed crossover. Approval must be sought from the 
relevant authorities. 

• The existing crossover at corner of Paine St and Latrobe St will need to be reinstated 
with kerb and channel. 

• The proposed crossover and any reinstated kerb and channel, nature strip and 
footpath needs to be constructed to the standard design, and a crossover permit 
is required. 

Swept Path 
• Swept paths have been checked. 

Sight line 
• At the property line, a sight triangle is not needed on the western side because the 

driveway is two-lane and two way. 
• On the eastern side, the Traffic Report says 'no pedestrian sight triangle is provided 

that accords with Australian Standards'. However the report says the setback of 
the fence and the angle of the access-way ensures adequate sight lines for 
pedestrians approaching from the east. The Paine St elevation plan shows a 
1.8m high fence at this location. The fence is of a curved design, off-set 
approximately 1 m from the crossing at the property line. The angle of exit in 
relation to the footpath, will assist in providing sight lines. 

Pedestrian Routes 
• The nature strip surrounding the development does not have a footpath. The 

applicant should be required to construct a footpath along the site frontages of 
Paine St, Latrobe St and Crawford St to provide direct access to each of these 
roads. The footpath, needs to be constructed to the Council's standards, and 
requires permit and consultation with the Council. 

6 Paine Street. Newport 47 PA1113425 



• Straight walkways within the development should maintain a mInimum of 1m 
unobstructed, to comply with AS standards. The walkway outside Unit 4 is below 
this standard. At 60-90° turns 1.5m width minimum should be provided. 

Disabled facilities 
• The Accessibility and DDA compliance report refers to a requirement for an 

accessible car parking space for visitors. This has not been provided in the 
proposal. 52.06-2 also refers to the provision of parking facilities for disabled 
people. 

• The first, second and third floors are accessible by lifts (only) for wheel chair users. 
The DDA report does not comment on procedures for evacuation in an 
emergency, such as fire. As well as being DDA compliant lifts, fire proof lift and 
an evacuation plan should be considered. 

• The walkways leading from the ground floor to the first floor, and subsequent levels 
require steps. 

• Widths of walkways, turns and walkway gradient or disabled ramps must meet 
Australian DDA Standards. 

DRAINAGE ENGINEER 

The proposal was referred to Council's Drainage Engineer who made the following 
comments: 

• Drainage to legal point of discharge. 
• Stormwater drainage discharge from site not to exceed previous discharge for site. 
• On site stormwater drainage detention likely be required. 
• Drainage plans for any extension to Council drainage must be submitted for approval. 
• Footpath construction required along the respective road reserves. 
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PARKS & RECREATION DEPARTMENT 

The proposal was referred to Council's Open Space planner given the sites abuttal to 
Armstrong Reserve, who provided the following response: 

The Recreation Department has reviewed the plans prepared by Kavellaris Urban Design 
(August 2011) and the Urban Design Context report prepared by Hansen Partnership in 
September 2011 for the proposed residential development at 6 Paine Street, Newport. 

The following comments primarily concern the relationship between the proposed 
development and Armstrong Reserve, Newport adjacent. 

The proximity of the development to Armstrong Reserve and the visual connections afforded 
on the northern boundary are key attractors for potential buyers. This already popular 
location will receive significantly higher levels of visitation as a result of this development. 
The current level of infrastructure within the reserve is inadequate to cater for this further 
demand. It is important to recognise the urban design impacts of the development, the 
recreation and open space demands posed and address these issues through an 
appropriate plan. 

Urban Design Aspects 
The configuration and scale of the development appears appropriate for the surrounding 
streetscape character and the orientation of the northern dwellings promotes improved 
surveillance of the reserve area and an attractive backdrop at this interface. 

The visual permeability proposed on the ground floor level is desirable, however the depth of 
the landscape buffer proposed within the development is inadequate to: 

• achieve a clear delineation between the public and private realm; and 
• reduce impacts of noise, potential property damage and loss of privacy on new 

residents from adjacent recreation uses (especially the playspace and cricket nets). 

A design response within the reserve at this interface is required to resolve identified 
impacts. It is imperative that appropriate connections are provided to the reserve for new 
residents and the interface landscaped to better integrate the development with the reserve 
and to address the concerns raised above. 

Urban Design Recommendations 

1. Retain all mature trees and established vegetation on the reserve boundary. 
2. Prepare a landscape plan for infill planting of the reserve boundary for Council 

approval (Refer concept plan attached). 
3. Provide a contribution to Hobsons Bay City Council of $30,000' to undertake the 

landscape buffer works proposed on the attached concept plan and schedule, 
including the construction of a 2 metre wide path connection along the boundary and 
connection to proposed footpaths and pruning of mature trees as required to allow 
clear access along the proposed path. 

4. Provide a contribution to Hobsons Bay City Council of $10,000' for the relocation or 
replacement of the cricket net within the reserve. 

Recreation and Open Space Aspects 
Armstrong Reserve is the only immediate piece of open space within walking distance of the 
development that offers opportunities for social recreation, rest and relaxation, walking and 
play. Nearby Coronation Reserve is a small passive recreation reserve approximately 500 
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metres from the development free of any formal recreation infrastructure. It is unlikely that 
Coronation Reserve would receive an increase in visitation as a result of the development. 

As a result ofthe increase in population within the immediate vicinity of Armstrong Reserve, 
as a minimum, the reserve would require additional seating and picnic facilities to improve 
amenity for visitors. 

The playground equipment at Armstrong Reserve is located approximately 7 metres from the 
proposed northern fenceline of the development. The playground has been recently 
upgraded with new equipment and will be further developed over time as a destination for 
the local community at its existing location within the reserve. The playground is not 
proposed to be relocated within the reserve and it is preferred that it is not re con figured 
within the medium term (10- 15 years) to reduce the impacts of its proximity to the 
development. Further regular auditing of the playground will also determine the level of wear 
and tear on the equipment as a result of the development. Use patterns will also determine 
need to safety considerations given the combination of increased use and the nearby roads. 

The cricket nets are approximately 4 metres from the boundary and are considered to be too 
close to the development to remain in its current location. Potentially these could be 
relocated or replaced within the reserve. 

Open Space / Recreation Recommendation 
1. Provide a contribution to Hobsons Bay City Council of $54, 000* to install seating and 

picnic tables at Armstrong Reserve (refer attached schedule). 
2. Construct a buffer planting between the playground and the main proposed path to 

prevent access to the road (Included as part of landscape treatment proposed at 
point 4. Above - refer Concept Plan attached). 

It should be noted that the other identified changes to Armstrong Reserve required as a 
result of the proposed development would need to be considered in accordance with budget 
resources. 
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