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26 October 2021 
 
Mirvac BTR Development Pty Ltd  
C/o Ms Tina Wang 
Development Manager 
Level 5, 6 Riverside Quay 
Southbank VIC 3006 
 
Dear Ms Wang, 
 
VCAT NO. P943/2021 

PLANNING PERMIT APPLICATION NO. MPS/2020/737 

AMENDED PLANS PNPE9 VCAT ISSUE – OCTOBER 2021 

395-411 ALBERT STREET, BRUNSWICK 

We provide the following town planning response in accompaniment to the PNPE9 amended plans 

and statement of changes prepared by Fieldwork Architects dated 22 October 2021. 

 

We note the design changes proposed to the development proposal are in direct response to issues 

raised by Moreland City Council in their assessment of the application and to statements of grounds 

and objections raised through the public notification period. 

Key considerations 

1. Land Use and Policy Setting 
 
The Site’s location within the defined ‘Albert Street Urban Renewal Precinct’ and the strategic work 
undertaken in incorporating the built form controls of the DDO into the planning scheme dictate that a 
higher degree of change, function, land use and built form outcomes are to be achieved to the area. 
The designation of area and the Site location in an ‘Urban Renewal Precinct’ within the Planning 
Scheme and the anticipated future character of the area should be a determining factor in assessing 
the design response in this context. 
 
The amended proposal will embrace opportunities to provide a community focussed housing 
opportunity for a variety of future residents in response to housing diversity and affordability planning 
policies at clause 16.01 of the Planning Scheme.  
 
The local planning objectives and strategies at clause 11.01 and 16.01 of the Moreland Planning 
Scheme (‘MPS’) regarding ‘Settlement’ and ‘Housing’ respectively, are clear in their intent for the 
location of new higher density residential development to be within the identified urban renewal 
precincts of the municipality. Moreover, the Site’s excellent access to existing and planned public 
transport infrastructure and direct links these provide to the Melbourne CBD and its close proximity, 
intrinsically encourage the Site’s redevelopment for a high-quality urban renewal project as proposed. 
 
2. Urban Context and Streetscape 
 
The amended design response is of a high architectural and urban design quality which will make a 
significant contribution to the ongoing and envisaged change to this part of the ‘Albert Street Urban 
Renewal Precinct’. 
 
The character of the immediate and greater ‘Albert Street Urban Renewal Precinct’ is one where 
increased density and a variety of compatible uses are destined to evolve as predicated in Council’s 
MSS material. The location of the Site within close proximity to the Melbourne CBD; existing public 
transport infrastructure; and other nearby services provides an excellent opportunity for a mixed-use 
development encompassing higher density living as proposed.  
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DDO26 of the Planning Scheme provides an indication of Council’s preferred built-form outcome for 
the Site and surrounding area and is supported by policy given for higher density development at 
Clause 15.01-2L. The development in its reimagined form sits comfortably in this location given its 
open aspect to the park interface and relative to the scale of development anticipated to emerge 
elsewhere within the precinct. 
 
The podium and upper level form of the buildings and their presentation to both Albert Street and 
Clifton Park ensure that a pedestrian scale is maintained along these key interfaces. The transitionary 
street wall height and varied setbacks above including the adopted side and rear setbacks allows the 
development to respond to its park setting by providing a highly articulate and modulated built form 
that does not overwhelm in the round.  
 
Activation of the ground floor plane and public realm is improved by relocating the loading bay to 
basement and removing the gas meter from Albert Street. This assists the interaction of the 
commercial, communal amenities and apartments with Albert Street to the south and the new 
pedestrian paths which penetrate the Site. The enhanced north south link improves legibility of the 
pedestrian freedom within the Site and connections with the wider footpath and cycle networks of 
Clifton Park, Gilpin Park and further north to Victoria Street beyond and the realigned pedestrian path 
on perimeter of the Site as anticipated by DDO26.  
 
The proposed has logically responded to the Site’s immediate context and the opportunities and 
constraints presented by this strategic land parcel. The amended design response responds to the 
Sites industrial past, appreciating its significance to the area and how this has influenced the 
surrounding built form character. 

3. Built Form 

Both Buildings 1 and 2 and the erosion of their form from the Clifton Park interface have been 
improved through increased setbacks of the podium and upper form and physical breaks in the 
building mass above podium to present as two distinct forms.  
 
The development appreciates the preferred maximum four (4) storey streetwall height prescribed by 
DDO26 by presenting this to Clifton Park to the north and in part to Clifton Park to the east and Albert 
Street to the south. Improved articulation of these facades is achieved with variations in height of the 
podium with this increasing to 5 levels in places to create further articulation and visual interest.  
 
The proposal provides an intelligible response by setting back the uppermost levels.  A change in the 
materiality and modulation of the upper and lower components in presentation to Albert Street and 
Clifton Park creates visual interest when observed from the public realm, complementing each other 
through the varying vertical and horizontal treatments.  
 
It is considered the resulting podium and upper level form of the buildings and their response to their 
streetscape and parkland setting, the tempered scale of the development as it transitions to each 
interface and to the network of new pedestrian paths within the Site, provides a cohesive architectural 
composition. It creates transitional spaces between the buildings to reduce the visual bulk 
presentation, facilitates pedestrian movement at ground level and enables appropriate and improved 
daylight access to these spaces and the balconies and upper level habitable and communal terrace 
areas.  
 
The lower scale form of the Pavilion (Building 3), the change in its building envelope, in unison with 
the increased separation of the building form provides and appropriate response to the park interface 
and legibility of the pedestrian environment within the development. In concert with the above 
architectural response, this creates a positive balance of built form across the Site. 

The buildings are modulated to respond to immediate street and park interfaces and present a 
proportionate scale in short and long distant views from Albert Street, Clifton Park and Victoria Street. 
Adopted setbacks, concentration of additional height central to the Site (Building 2) and the 
articulation and materiality of the building facades assist in moderating the massing of the buildings in 
their streetscape and wider setting and allow the development to appear visually recessive in key 
sightlines. 



 

Page 3 of 39 
 

The proposal presents a highly resolved architectural and urban design response with an overall 
community benefit through the presentation of an active and improved frontage to Albert Street and 
Clifton Park and the connectivity of the development with these interfaces with the internal path 
network, communal facilities, and new pedestrian laneway, which collectively assist in integrating the 
development with the public realm through added pedestrian permeability, activity and safety. 
 
The development is a complementary architectural and urban design outcome within its context and 
the adjusted materials palette assists with a visual recession of the built form and clear definition of 
human scale at the ground plane in response to the objectives of the DDO and the built form 
outcomes for the Precinct. Please refer to the DDO built form assessment prepared by Planning & 
Property Partners Pty Ltd provided at Appendix A of this addendum report.  

4. On-site Amenity 

The proposal has been amended to respond to the built form outcomes anticipated by Clause 15.01-
2L- Apartment Developments in Moreland of the MPS and with this, the internal layouts of each of the 
apartments have been reconfigured to maximise the opportunity for natural light and ventilation and 
physical separation provided between buildings. Please refer to the assessment of the Development 
relative to the built form guidelines of Clause 15.01-2L prepared by Planning & Property Partners Pty 
Ltd provided at Appendix B of this addendum report.   
 
All apartments are designed in an open plan living arrangement with a functional private open space 
in the form of courtyard area for ground floor apartments or individual balcony areas for upper level 
apartments which are directly accessible from their principal living areas; maintain a high amount of 
solar access; and satisfy the objective at clause 58.05-3 of the Planning Scheme.  
 
On-site communal open space areas are improved with increased access to daylight, particularly the 
courtyard of Building 2, with this being as a consequence of the physical break in the building mass 
above podium. This, including reconfigured terraces, garden and common shared spaces and the 
generous landscaped central circulation areas are provided to meet the various recreational needs of 
residents which encouraging community interaction. 
 
As noted from the ADG compliance summary prepared by Fieldwork and provided at TP7001 to 
TP7005 Rev D inclusive, the proposal responds excellently to clause 58 ‘Apartment Developments’ 
requirements, with only minor variations sought to Standards D10 (Landscaping), D14 (Building 
Setback), D17 (Accessibility), D20 (Storage), D25 (Room Depth) and D27 (Cross Ventilation). The 
proposal’s ability to comply with all other Standards of clause 58 highlights the excellent internal 
amenity of all dwellings across the Site. Please refer to the clause 58 assessment prepared by 
Planning & Property Partners Pty Ltd provided at Appendix C to this addendum report and to the 
commentary below relating to the variations sought.  
 
Standard D10 (Landscaping) 
 
Approximately 12.5% of the Site and thus 1.314.19m2 would accommodate deep soil planting which is 
2.5% less than the area under the standard.  
 
The deep soil volume calculated as part of the RFI submission included areas of deep soil beneath 
areas of hardstand and thus a deep soil planting opportunity of 1,499.2m2 on site. Revising this deep 
soil volume calculation to align with Council’s interpretation of the Standard results in a deep soil 
volume of 805.1m2.  
 
Accordingly, the amended proposal provides significantly greater areas of soil volume to achieve and 
appropriate and considered landscape response to meet the objectives of the Standard.  
 
The approach has been to integrate vegetation with the architecture resulting in a double ground 
plane and an immersive landscape with balconies and facades populated with plants. Planting is 
integrated with building facades creating a vertical landscape to border the ground plane. Planters to 
balconies and terraces would enhance the aesthetic.  
 
Communal open spaces are welcoming spaces that form a robust landscape of simple material, 
proven planting and bold forms that can be managed and maintained.  
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The landscape strategy supports excellent opportunities for semi-mature and mature tree and 
other planting across the Site and on the perimeter and on the forgoing considerations the proposed 
variation to the standard is appropriate.  
 
Please refer to the Landscape package prepared by Openwork and the Ground Floor Plan TP2100 
Rev D prepared by Fieldwork for further detail. 
 
Standard D14 (Building Setback) 
 
The proposal provides for active commercial frontages and are supplemented with communal resident 
facilities at the ground floor. This in unison with the wider residential use of the Site adds vibrancy and 
vitality to the public realm with vehicular access from Albert Street and excellent pedestrian 
connectivity throughout and with the improved footpath network on the periphery of the Site and to the 
surrounds.  
 
There are a range of housing types including a mix of studio, one, two and three bedroom dwellings 
with differing layouts options provided for residents at various life stages. There is a variety in floor 
plan and open space options including balconies and ground floor and roof top communal areas.  
 
The buildings have been designed to appropriately respond to their built form context. The design 
response has therefore taken cognisance of the existing and emerging built form context of Albert 
Street Urban Renewal Precinct and the interplay of a higher density development within this setting 
and its transition to street and park interfaces. 
 
Please refer to Appendix A and B of this addendum report which provides commentary on the 
proposals response to built form controls prescribed by DDO26 and Clause 15.01-2L of the Planning 
Scheme, inclusive of setback and building separation on site.  
 
The materiality of the building provides visual interest and articulation to each elevation and is 
assisted by landscaping on balconies and in common open space areas, softening the developments 
presentation within its respective streetscape and parkland interfaces. 
 
The development in the format proposed, ensures that the apartments provide a high level of amenity 
for future occupants without prejudicing the amenity of future development on adjoining properties as 
demonstrated through the proposal’s overall compliance with the Objectives and Standards of Clause 
58. 

In all, the proposal provides an articulated design response that is appropriate to its Urban Renewal 
Precinct context. 

Standard D17 (Accessibility) 
 
The building has been designed to allow flexibility in the internal spaces with a range of accessible 
apartment types proposed. Each apartment is designed in an open-plan layout with connection to 
bedrooms and bathrooms. 
 
Overall, a total of 93% of dwellings provide door openings being 850mm clear, 1.2m wide clear paths 
and an accessible bathroom that meets the requirements of Table D4. In addition, commentary is 
provided in the DA Report prepared by Access Studio which advises of the overall performance of the 
development in meeting BCA and Australian Standards for accessibility through common areas 
throughout the development.  
 
A number of apartments display encroachments of living/ dining or bedroom areas within the 
accessible path with these being noted as follows:  
 
Apartment Types 1A, 1G, 1O, 2A, 2D, 2F, 2H, 2M, 2N, 2O, 2R, 2S, 2V, 3D and 3L have living areas 
that encroach the nominated accessible path within the dwelling. 
 
Apartment Types STA, STB, STC, STD, STE and STG have bedroom areas that encroach the 
nominated accessible path within the dwelling. 
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Apartment Types 1R and 3A have dining areas that encroach the nominated accessible path within 
the dwelling.  
 
However, each apartment is well proportioned relative to their Type i.e. studio, 1 bed, 2 bed or 3 bed 
and is capable of being arranged to allow a clear accessible path.   
 
Please refer to floor plans per typical apartment type and overall floor plans which form part of the 
architectural package prepared by Fieldwork for detail including the comprehensive assessment 
prepared by Access Studio. 
 
Standard D20 (Storage) 

Secure and accessible storage is provided at basement levels 1 and 2 comprising a total of 240 
stores. 

Secure storage will be provided external to apartments however will not allocated to each apartment. 
Storage is to be provided and made available to tenants on a rental basis and managed by LIV| 
Mirvac. 

Generous storage is otherwise provided in each apartment to supplement or in place of external 
storage and in excess of the minimum storage volumes specified for each dwelling type in Table D6. 

This provision suitably meets the service needs of residents of the development. 
 
Standard D25 (Room Depth) 

Each apartment has a ceiling height of at least 2.7 metres and all include an open plan arrangement 
for living, dining and kitchen areas. 

Where applicable and with the exception of apartment Type 1H, all single aspect rooms have a room 
depth less than 9 metres when measured from the external surface of the habitable room window to 
the rear wall of the room.   

Whilst apartment Type 1H has a room depth which marginally exceeds 9 metres, this is measured to 
the rear wall of the room and to the dwelling entry. However, it is reasonable to measure the room 
depth to the kitchen area of this apartment where daylight access is preferred for food preparation. 
When measured to the work zone within the kitchen, the room depth measures less than 9 metres.  

All other single aspect habitable rooms of apartments comply with Standard D25 requirements when 
measuring their depth from the external surface of the habitable room window.  

Please refer to the Sustainable Management Plan prepared by Ark Resources which demonstrates 
the excellent daylight access to apartments.  

Standard D27 (Cross Ventilation) 

A total of 156 apartments comprising 31% of the total 501 apartments across Buildings 1 and 2, 
provide effective cross ventilation within the minimum and maximum breeze path through the 
dwelling. Those breeze paths being measured between ventilation openings on different orientations.  

The design response has been consciously developed to respond to the built form requirements of 
Clause 15.01-2L and DDO26 which has dictated the spatial layout of built form on the Site and in turn, 
the configuration of internal layouts.  
Whilst the proposal does not meet the standard, the design response provides the following: 
 

• Dwellings designed to achieve good internal air quality through the provision of a mechanically 

assisted ventilation system in each apartment to ensure ventilation rates are in line with best 

practice. This will ensure high internal air quality is provided by occupant controllable natural 

ventilation. 

• Individual AC controls within each apartment and as well as smart metering for residents to 

monitor their energy and water consumption.  

• Maximised opportunities for ventilation in external walls of apartments. 



 

Page 6 of 39 
 

• Enhanced user comfort levels and reduced living costs over the lifetime of the building. 

• An excellent overall response to ESD as demonstrated in an attainment of 4 star Green Star 

Building rating. 

Please refer to the SMP prepared by Ark Resources for detail. 

5. Off-Site Amenity & Equitable Development 

The proposed use and development of the Site will not unreasonably impact upon existing 
commercial uses in the near vicinity as well as their anticipated redevelopment in context of the 
‘Albert Street Urban Renewal Precinct’. Importantly, the Site does not contain any direct sensitive 
interfaces, having abuttals with the commercial curtilage of both 413 and 417 Albert Street to the 
south and west, where applicable and proximate to 419 Albert Street. 
 
Notwithstanding, the development expectations of the commercial properties to the southwest of the 
Site have been considered in the strategic context of the urban renewal precinct and it is considered 
that in responding to built form objectives of the DDO and built form outcomes of Clause 15.01-2L the 
proposal does not prejudice the future development potential of that adjacent land. Nor does it 
compromise the ability of future development to be reciprocal in its built form response and for this to 
be respectful to the amenity of opposing land uses.   

6. Conclusion 

The amended proposal for development of the land at 395-411 Albert Street, Brunswick appropriately 
meets the policy requirements and strategic direction of the MPS. 
 
The location of the Site within the ‘Albert Street Urban Renewal Precinct’ provides all necessary 
justification for an urban renewal development in the form and scale proposed and the anticipated and 
changing character that is anticipated to occur in the immediate environs. The proposal provides a 
defining architectural outcome and urban design contribution to this strategic locality, in recognising 
the Site’s relationship to development expectations of adjoining properties, appropriately considering 
the vision for the precinct and the enhanced public realm, wayfinding, pedestrian links, services and 
amenities which are to be provided. 
 
The reimagined built form, with its increased setbacks and building separation and highly resolved 
and articulated facades presents a contemporary and innovative site responsive architectural 
outcome that aligns with the built form expectations for the Albert Street Urban Renewal Precinct as 
prescribed by the DDO, whilst being respectful of the built form outcomes of Clause 15.01-2L in 
achieving a development layout which provides an extremely high level of residential amenity. 
 
Please contact the undersigned or Kirsty Slater on 03 8626 9002 (email: slater@pppartners.com.au) 
should you have any queries regarding this correspondence.  
 
Yours sincerely, 

 
PAUL LITTLE 

Planning & Property Partners Pty Ltd 
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APPENDIX A – DDO26 Built Form Controls  
  



 

Page 8 of 39 
 

DDO26 applies to the ‘Albert Street Urban Renewal Precinct’ and thus the Site, which contains the 
following design objectives: 
 

▪ To support quality medium density residential development that is mid-rise built form in 

character, with a pedestrian scale to the precinct edges and a western interface that is scaled 

down and provides a separation to respond to the lower scale and heritage significance of 

existing dwellings.  

▪ To provide a quality public realm interface by including a visual and public pedestrian 

connection between Albert Street and Clifton Park, a high level of passive surveillance to 

external public spaces and internal communal areas, and quality landscape design to 

integrate into the parkland context. 

▪ To ensure building massing, separation and orientation optimises park views for new 

dwellings.  

▪ To ensure reasonable future development potential for the precinct and encourage site 

consolidation to improve overall design and development outcomes.  

▪ To prioritise pedestrian and cycle movements over vehicle movements within and around the 

precinct. 

Application requirements prescribed by DDO26 are that an application for development must include 
be inclusive of: 
 
The following upgrade works/actions to be confirmed by a section 173 Agreement or other suitable 
guarantee, including the timing for these items. The cost of these upgrade works/actions are to be 
paid for by the developer and considered in addition to any developer contribution made under 
Schedule 1 to Clause 45.06 and the Schedule to Clause 52.01 of the Moreland Planning Scheme: 
 

▪ When and how any upgrades to both sides of Albert Street, including the undergrounding or 

bundling of powerlines and street tree planting, will be achieved.  

▪ When and how any upgrades to Clifton Park will be achieved, including:  

o the need for any additional infrastructure to manage conflicts resulting from the ‘active 

use’ of the sports grounds in Clifton Park (e.g. protective nets behind goal posts).  

o the construction of the public path along the interface with Clifton Park, including tree 

planting.  

o the creation of a ‘paper road’ to delineate private land from public land and provide 

legal pedestrian access, where needed, to new dwellings fronting the park.  

▪ Development must provide for the upgrade of the Albert Street footpath and street tree 

planting immediately adjacent to the precinct (design details to be resolved at the planning 

permit application stage).  

▪ The path fronting Clifton Park should be provided on public land in accordance with Figures 1, 

2 and 3. 

Upgrades to Albert Street will be inclusive of undergrounding to power lines, upgrades to footpath 
surfaces, reinstatement footpaths in place of redundant crossovers and appropriate street tree 
planting. The existing footpath within Clifton Park will be realigned to the satisfaction of the 
responsible authority and will have an interface with the intervening landscape strip between the 
Clifton Park building and the park. This will further connect to the established footpath of Clifton Park 
and provide continuity between the new pedestrian links east/ north and north/ south through the Site.  
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The provision of these upgrades and enhancement works will be within 12 months of completion of 
the development and prior to the occupation of the dwellings. They will be to the satisfaction of the 
Responsible Authority and controlled by the provisions of Section 173 of the Planning and 
Environment Act 1987.  
 
The built form controls which apply to the Site are as follows: 
 

DDO26 Built Form Controls – Albert Street Urban Renewal Precinct 

Built Form Requirements 

Development fronting Clifton 
Park should not exceed four (4) 
storeys (15 metres) fronting 
Clifton Park 

The apartment buildings present for the most part a four storey 

podium to Clifton Park. However, elements of the podium are 

increased to 5 storey’s (Building 1 – north, west and east & Building 

2 – north, east and south) to provide articulation and visual interest 

to the facades and a considered transition in the modulation of the 

buildings across the Site and in presentation to the park. 

Development within the precinct 
should not exceed eight (8) 
storeys overall (28 Metres). 

Both Buildings 1 and 2 exceed the discretionary 8 storey height. 

However, the development displays design excellence in its 

conception and a response is provided below in response to built 

form criteria for development exceeding the 8 storey height control. 

Levels above fourth storey 
should be setback from podium 
at Albert Street and Clifton Park 
interfaces and appear visually 
recessive.  

Building 1: 

Above podium the building is setback 7 metres from Albert Street 

and displays transitionary setback of 7 metres from Albert Street at 

mid-levels and up to a minimum 12.425 metres at upper levels.  

From the north the building is setback a maximum 8.371 at Level 5 
up to Level 7 and 10.621 metres at Levels 8 and 9. 
 
The eastern setbacks (north to south) of Levels 5 to 7 transition 
from 5.392 metres, 5.750m, 7.020m, 7.831m and 6.108m 
respectively. At Level 8 they transition from 5.392m, 7.020, 7.831, 
9.508m and 7.989m respectively and at Level 9 6.719m, 8.020, 
7.831, 9.508m and 9.189m respectively. 

Building 2: 

From the northwest setbacks transition from 5.616m to 5.605m 

(northeast to southeast) up to Level 6. At Levels 7 and 8 they 

transition from 15.766m to 8.650m and at Level 9 increase to 

15.76m. 

In each circumstance the adopted setbacks coupled with the 

modulation of the façade, break in the tower and materiality assist 

with the visual recession of the upper levels from the Albert Street 

and Clifton Park interfaces.  

Balconies should not encroach 
into upper level setbacks. 

Above podium, projecting balconies encroach into adopted 

setbacks. These balcony components are light-weight in 

appearance and assist in articulating the facades as well as 

providing visual interest on the streetscape. 

Development must be designed 
and oriented to optimize 
daylight access to new 
dwellings and solar access to 
communal and public open 
space. 

Dwellings are oriented to receive adequate daylight access as are 

communal open space areas. Please refer to the Sustainable 

Management Plan prepared by Ark Resources for details of the 

building’s response to daylight access. 
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Building siting, separation and 
orientation should maximise 
park views for new dwellings 
and public paths as indicted in 
the Framework Plan at Figure 1. 

The majority of dwellings are oriented to optimize views to Clifton 

Park and Gilpin Park where appropriate.  

The generous public path network is accommodated in the 

communal open space areas between buildings and are legible in 

approaches to the development from Clifton Park to the east, Albert 

Street to the south and from Victoria Street to the north. 

Passive surveillance of the new public park network and communal 

open space areas at ground floor is appropriately achieved at each 

level of the development. 

Development should avoid 
creating a continuous wall of 
built form along Clifton Park and 
Albert Street frontages by 
providing physical breaks 
between buildings. 

The generous and considered separation of the two 10 storey 

building forms on Site, in concert with the physical break in the 

tower form, transitionary setbacks of the upper form and highly 

articulated façade treatments reconcile the massing of the 

development in short and long range views of the development from 

Albert Street and Clifton Park.  

The buildings are designed to have a visually dominant ‘base’ to 

convey the human scale of the development at the ground plane. 

Setbacks provide definition between the podium and create a less 

dominant upper built form. The proportionality of built form is 

reconciled in respective views. 

In long distant views from Clifton Park the development does not 

result as a significant incursion to the Brunswick skyline. The break 

in the massing of up to 54.276m between the northern elements of 

development removes any visual bulk impacts in northerly aspects.   

The pavilion (Building 3) at the northern gateway to the park 

provides a visual prompt to the park through the north-south link 

and emphasises the generosity of the space between the two 

building forms.  

Further, the inclusion of a double height under-croft pedestrian link 

provides an appropriate break in the massing at the ground plane 

which along with the vertical recessive elements of the eastern 

façade of the development and transitionary podium elements, 

modulate the façade. 

Visual connections between 
Albert Street and Clifton Park 
should be provided, primarily 
through a new networks of 
public streets and/ or pedestrian 
paths through breaks between 
buildings. 

The generosity in the physical separation between Buildings 1 and 

2 allows both physical and visual permeability of the Site and an 

appreciation of the open parkland setting beyond.  

New pedestrian paths south-north and east-northwest connect the 

public footpaths of Albert Street to the existing footpath network of 

Clifton Park beyond to Victoria Street and further provide 

connection with Gilpin Park to the south. 

The development should 
provide for a mix of dwelling 
sizes including 1, 2 and 3 
bedroom dwellings. 

A mix of studios, 1, 2 and 3 bedroom dwelling typologies are 

provided. 

Built form that exceeds 8 
storeys must meet the following 
design criteria, to the 
satisfaction of the Responsible 
Authority: 
How the development meets the 

The design response presents an excellent architectural and urban 

design response for this strategic site within this urban renewal 

precinct.  

Buildings 1 and 2 present in a similar architectural language but 

express the same textures in their materiality which provides a 
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design objectives of the 
schedule. 
 
How the development is of 
exemplary design quality i.e. 
substantially superior to an 
acceptable design), particularly 
with regard to the external 
presentation of the development 
and ground level street and park 
interfaces. 
 
How the visual impacts of the 
development on existing 
dwellings and parkland are 
mitigated through the design 
response. 

harmony to the development. The characteristics of the Site, 

enables the high quality architectural response to be appreciated 

from all angles of the public realm and within the Site itself. A 

variety and contrast of materials and finishes are proposed at 

various levels to create and define horizontal feature elements and 

layering of the building being the street/ ground level activity and 

landscaping; the streetwalls to the frontage and podium 

presentations to the park; and the recessed uppermost levels of the 

apartment buildings.  

These add to the façade articulation, with a complementing break in 

rhythm of the massing achieved through the recession of vertical 

components and physical breaks in the upper form in presentation 

to Albert Street and Clifton Park. This responds to the immediate 

parkland setting and allows equitable development opportunities to 

anticipated lower scale built form outcomes southwest of the Site. 

The low-scale pavilion emphasises the generosity of the separation 

of the apartment buildings as the present to Clifton Park to the north 

and provides a communal contemplative space and interactive 

space to the park edge.  

A comprehensive landscape outcome is achieved across the Site 

as detailed in the ‘Landscape Plan’ prepared by Openwork 

complementing the architectural built form and further contributing 

towards and enhanced public realm offering. 

Collectively, the above features highlight the architectural detail 

provided in the design response which can be appreciated ‘in the 

round’ as shown in the render images prepared by in the Fieldwork 

Design Report. 

The variety of active ground floor uses including retail stores, 

communal open space and walk-up residential apartments 

significantly enhances the public realm and ground level activity to 

the street front and park interfaces. 

The locations of such uses and pedestrian/bicycle entrances 

creates added activation, movement, interest and interaction, with 

this further continuing within the Site itself through the communal 

courtyard and open spaces and positioning of additional community 

spaces and additional east-northwest through-block pedestrian links 

from Albert Street to Clifton Park. 

The consolidation of the Sites 7 land parcels allows vehicular 

access from Albert Street to be rationalised and for confinement of 

the impact of the development on neighbouring land uses. 

Equitable development can reasonably occur on adjacent lots to the 

west and in response to on boundary conditions, where applicable 

without prejudice to the development outcome. 

Added safety to the public realm will be provided through the 

positioning of windows and balconies, orientated towards the Site’s 

street and park interfaces and communal courtyard and open space 

areas, enhancing the passive surveillance of the immediate area. 

Albert Street Interfaces 
Development must create active 
frontages and dwelling entries 
at ground floor and primary 
outlooks at all levels to provide 

Shop and food & drink premises, communal facilities and dwelling 

entries are provided at the ground floor. 
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for passive surveillance and 
activation of Albert Street. 

All residential loading will occur from the basement. 

Communal entrances are provided at ground floor to apartment 

buildings and commercial tenancies and communal facilities. All are 

legible from the street/ internal paths and overlooked by the upper 

level apartments. 

A minimum 3 metre landscaped 
setback to Albert Street should 
be provided. A lesser setback 
may be provided if commercial 
or other non-residential uses 
are proposed at ground floor. 

The development has an abuttal to Albert Street with this 

transitioning to 4.62m and minimum of 3m for a section of Building 

2.  

The abutment includes commercial retail components that not only 

introduce active frontages directly to Albert Street but return this in 

abuttal to the pedestrian path within the Site to the eastern 

boundary of the Site. Communal amenities also have an abuttal 

with the footpath network further activating the ground plane. 

Balconies should not 
encroachment into setbacks. 

Above podium, projecting balconies encroach into adopted 

setbacks. These balcony components are light-weight in 

appearance and assist in articulating the facades as well as 

providing visual interest on the streetscape. 

Upgrade of Albert Street 
footpath and street tree planting 
with adjacent to precinct 
(mandatory and to be controlled 
through S173 agreement). 

The footpath on the north side of Albert Street will be upgraded 

generally commensurate with the southern site boundary. This will 

be inclusive of undergrounding to powerlines and appropriate street 

tree planting to enhance the public realm. 

Access/ loading to commercial 
or retail uses to be from side or 
rear of buildings. 

Vehicular access to retail uses would be shared with residential 

access from Albert Street, the only means of vehicular access to 

the Site. 

Clifton Park Interfaces 

Separation of built form from 
Clifton Park by public footpath 
delineating public and private 
realm. 

The development accommodates double height under-croft 

pedestrian footpath through the ground plane of Building 1 

connecting it to the north-south pedestrian link to be created on Site 

and more widely to the existing footpath network within Clifton Park, 

Albert Street and Victoria Street.  This improves permeability of the 

Site and its connection to Clifton Park.  

Three (3) metre landscape 
setback to Clifton Park and is 
capable of being reduced if 
commercial/ non-residential 
uses are proposed at ground 
floor. 

A landscape buffer is provided to the park interface measuring a 

minimum of 3 metres wide. Please refer to the landscape package 

prepared by Openwork for further detail. 

No balconies to encroach into 
setbacks. 

Above podium, balconies encroach into adopted setbacks however 

do not encroach into the 3 metre landscape setback. These balcony 

components are light-weight in appearance and assist in articulating 

the facades as well as providing visual interest on the streetscape. 

Access/ loading to commercial 
or retail uses to be from side or 
rear of buildings. 

Vehicular access would be taken from Albert Street where the 

majority of retail uses are proposed.  

Provision of active frontages, 
ground levels dwelling entries 
and primary outlooks at all 
levels for passive surveillance 
and activation of Clifton Park. 

Whilst principal dwelling entries are not proposed from Clifton Park, 

secondary dwelling entries are proposed for ground floor 

apartments from the park. This activates this interface, with natural 

surveillance of open space occurring from ground to level 10, given 
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the orientation of the development relative to the park. 

Eastern interface of the Site, 
setbacks maybe used for POS, 
outdoor dining, communal 
spaces. Landscaping should be 
provided to buffer these areas 
and soften visual impact from 
Clifton Park. 

SPOS areas associated with ground floor dwellings are maintained 

within adopted setbacks and abut the Clifton Park interface. A 

generous landscape buffer is provided to allow integration of the 

development with its parkland setting. Please refer to the landscape 

plan prepared by Openwork for details. 

Western Residential Interfaces 

Siting and setbacks of any 
development on the western 
boundary of the Precinct should 
comply with Clause 55 Standard 
B17, Standard B21 and 
Standard B22. 
Any new development along the 
western interface of the precinct 
must provide for a transition 
down in height to appropriately 
respond to the character, built 
form and height of the existing 
heritage precinct to the west.  
Development should vary 
setbacks to upper floors to 
avoid poor built form outcomes. 

N/A 

Circulation Access and Car Parking 

Primary path interfaces should 
be setback and designed to 
create an active frontage to this 
link. 

The development provides street and side setbacks that create 

transitionary spaces for residents and the public creating a link 

between the residential and commercial activity on Site with Alberts 

Street and Clifton Park. 

Consolidation of land and 
designed to incorporate shared 
vehicular access to multiple 
stages of development. 

The development comprises the consolidation of a 7 land parcels. 

This has the effect of removing a number of redundant crossovers 

from Albert with one new point of vehicular access/ egress being 

nominated from/ to Albert Street. 

Minimise number vehicular 
crossovers to Albert Street. 

As above, one vehicular access would be formed to serve the 

whole development and rationalises existing vehicular access to the 

Site.  

Any internal roads or laneways 
must be formed to an adoptable 
standard by Council to their 
satisfaction. 

Public paths will be formed to an adoptable standard and to the 

satisfaction of the Responsible Authority. 

The visual impact of above 
ground carparking should be 
minimized in views from the 
street and park 

Car parking to serve the development is provided for at basement 

levels 1 and 2 and is accessed via one vehicular access from Albert 

Street. The vehicular access is slightly recessed into the site and its 

extent is limited in presentation to Albert Street and integrated into 

the façade of Building 2. The visual impact is limited. 

Development to have legal 
access to a road. 

The development will have a legal access to Albert Street. 
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APPENDIX B – Clause 15.01-2L Apartment Developments in Moreland Assessment  
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Clause 15.01-2L – Apartment Developments in Moreland 

Clause 15.01-2L provides a policy basis for apartment developments of five or more storey’s 

(excluding basement) to ‘ensure they are designed to provide setbacks and separation between 

built form; to allow reasonable opportunities for daylight to enter habitable rooms, for habitable 

rooms to have reasonable outlook and the privacy and amenity of habitable rooms improved whilst 

considering the future development potential and amenity of adjoining sites.’  

Building setbacks and separation strategies of this policy are to design building to:  

▪ Allow adequate daylight to living rooms and bedrooms.  

▪ Provide opportunities for open space and landscaping areas.  

▪ Reduce overlooking into habitable rooms and private open space areas through location 

and design.  

▪ Provide a reasonable outlook from living areas.  

▪ Enable the reasonable future development opportunities of adjoining sites.  

▪ Achieve a greater level of privacy and higher levels of daylight compared to bedrooms.  

Policy Requirement Assessment 

Building setbacks to the side and 
rear boundary 

For a building height of up to 4 storeys 
or up to 12 metres the following side 
and rear setbacks from boundary 
should be provided: 

• 6 metres between living room or 

main balcony outlook to boundary. 

• 3 metres from bedroom outlook to 

boundary. 

 
 

For a building height of 5-8 storeys or 
up to 25 metres the following side and 
rear setbacks from boundary should be 
provided: 

• 9 metres between living room or 

main balcony outlook to boundary; 

• 4.5 metres bedroom outlook to 

boundary. 

For a building height of 9 or more 
storeys or over 25 metres 

• 12 metres between living room or 

main balcony outlook to boundary; 

• 6 metres between bedroom 

outlook to boundary. 

East, North and Northwest (side and rear) 
boundaries: 
 
Building 1 (north): 
 
Building 1 has a setback of 3.021m up to Level 4 which 
transitions to 8.371m at Level 5 to 7 and to 10.621m at 
Levels 8 and 9.  
 
Livingroom/ main balcony outlooks are within 6 metres 
of the boundary up to Level 3 and within 9 metres up to 
Level 7.  
 
At Level 8 living room/ main balcony outlooks are within 
12 metres of the boundary. At Level 9 only main balcony 
outlooks are within 12 metres from the boundary. 
 
All bedroom outlooks are compliant. 
 
Building 1 (east): 
 
Building 1 setbacks (north to south) of Ground to Level 4 
are 3.087m and 5.750m and otherwise 7.007m, 5.471m 
and 6.108m respectively. 
 
Setbacks of Levels 5 to 7 transition from 5.392 metres, 
5.750m, 7.020m, 7.831m and 6.108m respectively. At 
Level 8 they transition from 5.392m, 7.020, 7.831, 
9.508m and 7.989m respectively and at Level 9 6.719m, 
8.020, 7.831, 9.508m and 9.189m respectively. 
 
Livingroom/ main balcony outlooks within 6 metres of the 
eastern boundary up to Level 3 occur at the north end of 
the building and in addition to bedroom outlooks at the 
south end of the east elevation of the building.  
 
Livingroom/ main balcony outlooks and bedroom 
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outlooks from Levels 4 to 7 similarly occur within 9 
metres and 4.5 metres respectively.  
 
At Levels 8 and 9 only main balcony outlooks occur 
within 12 metres of the boundary. 

Building 2 (northwest): 

From the northwest setbacks transition from 5.616m to 

5.605m (northeast to southeast) up to Level 6. At Levels 

7 and 8 they transition from 15.766m to 8.650m and at 

Level 9 increase to 15.76m. 

(Building 3 being single storey with roof terrace, is 
setback a minimum of 3m from the north rear boundary 
and does not include a residential land use.)  
 
Main balcony outlooks principally occur within 6 metres 
of the northwest boundary up to Level 3. Living room 
outlooks similarly occur however are limited to the 
northeast end of the northwest elevation of the building.   
 
At levels 4 to 7 main balcony outlooks occur within 9 
metres of the boundary. Livingroom outlooks within this 
setback are limited to the north and south ends of the 
northwest elevation of the building. There are limited 
bedroom outlooks within 4.5 metres of the boundary.     
 
At Levels 8 and 9 main balcony/ livingroom outlooks 
occur within 12 metres of the boundary. 
 
Whilst not fully compliant with respect to the setback 
distance for living room/ main balcony outlook or 
bedroom outlook to boundary, the proposed 
development benefits for the most part, from an 
uninhibited open park outlook thus contributing to their 
amenity. Ground levels apartments within prescribed 
setbacks, are raised relative to the natural ground level 
and have intervening landscaping between them and the 
park. Owing to this otherwise by the elevated nature of 
upper levels of apartments maintains the privacy of 
apartments whilst achieving natural surveillance of the 
public realm. 
 
Building 1 interfaces with an existing changing room 
block to the east of the Site. It is however proposed by 
the permit applicant that the location of the sports 
pavilion be mediated through the planning process to 
mitigate any conflict in land use.  
 
Variations sought to outlook setback distances are 
considered appropriate in the Site’s context i.e. open 
outlook to Clifton Park and will not impose unnecessary 
amenity impacts on the future occupants or any 
neighbouring land use.  
 
With respect to setbacks from the north, northwest and 
east, the development generally aligns with the interface 
expectation of DDO26 with the park.  
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Re-entrant South and West (Side) Boundaries: 
 
Up to Level 3 Building 2 is setback 5.242m-3.050m-
3.097m-4.796m-4.841m (west to east) from the mutual 
south boundary with 413 and 417 Albert Street.  
 
For Level 4 to 7 Building 2 is setback 6.631m-4.500m-
4.841m-4.547m (west to east).  
 
At Level 8 the setbacks are increased from the floor 
immediately below to 10.769m, with the building being 
4.796m to 4.841m from the mutual south boundary at its 
closest points.  
 
Living room outlooks from apartments at Ground up to 
Level 3 and which occupy the southwest corner of the 
northwest wing of Building 2 are within 6 metres of the 
mutual boundary. 
 
While within the preferred setbacks from the re-entrant 
south boundary, the internal configuration of apartments 
and orientation of glazed openings or balconies is 
managed so as not to prejudice the future development 
or land use potential of neighbouring land. 
 
The west elevation of Building 2 has an immediate 
abuttal with the mutual boundary with 413 Albert Street 
up to Level 3. Thereafter setbacks transition from 
6.864m at Levels 4 to 7 to 8.448m at Levels 8 and 9.  
 
West facing balconies at Levels 5 to 7 of the south wing 
of Building 2 are within 9 metres of the mutual boundary. 
However, it is considered that they will achieve 
reasonable outlook in the current context of the 
surrounds and given the extent of setback allow this to 
be maintained by a reciprocal setback on neighbouring 
land to the west should it be developed in the future. 
 
The apartments with walls on the mutual west boundary 
are orientated with their outlook north or south. No 
window or other glazed openings are proposed within 
the wall on boundary so as not to prejudice the equitable 
development opportunities of land to the southwest of 
the Site.  
 

For a building height of 2 storeys or 9 
metres the setbacks to a lane should 
be as follows: 

• 0 metres from living room or main 

balcony outlook to boundary. 

• 0 metres from bedroom outlook to 

boundary. 

For a building height of 3-8 storeys or 
up to 25 metres the setbacks to a lane 
should be as follows: 

• 6 metres (from the lane centre 

N/A 
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line) for the outlook of a living 

room and main balcony; 

• 3 metres for the outlook of a 

bedroom measured from the 

centre line of the lane. 

For a building of 9 or more storeys or 
over 25 metres the setbacks to a lane 
should be as follows: 

• 9 metres (from lane centre line) 

• metres from lane centre line) 

Building Separation from another 
building within a site 

For a building height of up to 4 storeys 
and 12 metres the separation distance 
from another building is as follows: 

• 12 metres between the living room 

or main balcony outlook to a living 

room or main balcony outlook. 

• 6 metres between bedroom 

outlook to bedroom outlook. 

• 9 metres between living room/ 

main balcony outlook to bedroom 

outlook. 

• 6 metres for livingroom/ main 

balcony outlook to no outlook. 

• 3 metres for bedroom outlook to 

no outlook. 

For a building height of 5-8 storeys and 
up to 25 metres the separation 
distances from another building is as 
follows: 

• 18 metres between the living room 

or main balcony outlook to a living 

room or main balcony outlook. 

• 9 metres bedroom outlook to 

bedroom outlook. 

• 13.5 metres between living room/ 

main balcony outlook to bedroom 

outlook. 

• 9 metres for living room/ main 

balcony outlook to no outlook. 

• 4.5 metres for bedroom outlook to 

Building 1 and 2 Separation: 
 
At their closest extent, the separation distance between 
Building 1 and 2 transitions from 9m – 12.6m at Ground, 
9m to 16.1m at Level 1, 15m - 16. 1m at Levels 2-4 and 
18m from Levels 5-7. At Level 8 the separation 
transitions from 18m-21.4m and at Level 9 20.6m-20m-
18m-21.4m (south to north). 
 
The majority of apartments meet the prescribed 
setbacks comfortably. Where there are encroachments, 
these relate to balcony to balcony outlooks at Levels 4. 
 
This variation is considered a minor indiscretion and will 
not unreasonably impact the amenity of apartments over 
and above what could reasonably occur in respecting 
the setback standard.  
 
At its greatest extent the separation between Buildings 1 
and 2 would exceed 50 metres and thus the generosity 
of the space would provide and maintain outlook to 
apartments. 
 
Building Separation Building 1 and 2 relative to 
Building 3 (The Pavilion):  
 
Setbacks between Building 1 and the Pavilion measure 
12.6m at Ground and Level 1. 
 
Building 2 is setback 8m form the Pavilion at Ground 
and Level 1. 
 
These setbacks are considered appropriate given the 
apartments will interface with the low scale form of the 
Pavilion and will otherwise have amenity protected by an 
elevated finished floor level and landscaping treatments 
to intervening land. Further, they will receive excellent 
daylight access as a result of the orientation.  
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no outlook. 

For a building of 9 or more storeys or 
over 25 metres: 

• 24 metres between the living room 

or main balcony outlook to a living 

room or main balcony outlook. 

• 12 metres bedroom outlook to 

bedroom outlook. 

• 18 metres between living room/ 

main balcony outlook to bedroom 

outlook. 

• 12 metres for living room/ main 

balcony outlook to no outlook. 

• 6 metres for bedroom outlook to 

no outlook. 
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APPENDIX C – Clause 58 Assessment 
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Clause 58 Assessment – Amended Plans PNPE9 Issue 

395-411 Albert Street, Brunswick 

Application Type 

Provisions in this clause apply to an application to construct or extend an apartment development, or to construct or extend a 
dwelling in or forming part of an apartment development, if:  

• The apartment development is five or more storeys, excluding a basement, and is in the General Residential Zone, 

Residential Growth Zone, Mixed Use Zone or Township Zone, or  

• The apartment development is in the Commercial 1 Zone, Commercial 3 Zone, Special Use Zone, Comprehensive 

Development Zone, Capital City Zone, Docklands Zone, Priority Development Zone or Activity Centre Zone. 

Clause 58: 

Requirements: 

• A development must meet all objectives. 

• A development should meet all standards. 

If a zone or a schedule to a zone, or a schedule to an overlay 
specifies a requirement different from a requirement of a standard set 
out in Clause 58 (excluding Clause 58.04-1), the requirement in 
Clause 58 applies.  

For Clause 58.04-1 (Building setback):  

• If a zone or a schedule to a zone specifies a building 
setback requirement different from a requirement set out in 
Clause 58.04-1, the building setback requirement in the 
zone or a schedule to the zone applies.  

• If the land is included in an overlay and a schedule to the 
overlay specifies a building setback requirement different 
from the requirement set out Clause 58.04-1 or a 
requirement set out in the zone or a schedule to the zone, 
the requirement for building setback in the overlay applies. 

Applicant’s Assessment 

Building setback objectives are: 

• To ensure the setbacks of a building from a 
boundary appropriately responds to the existing 
urban context or contributes to the preferred 
future development of the area. 

• To allow adequate daylight into new dwellings. 

• To limit views into habitable room windows and 
private open space of new and existing 
dwellings. 

• To provide a reasonable outlook from new 
dwellings. 

• To ensure the building setbacks provide 
appropriate internal amenity to meet the needs 
of residents.  

No building setbacks are prescribed by the mixed-
use zoning of the land. Setbacks for the 
development have instead been informed by built 
form guidance given at DDO26 and otherwise by 
Policy at Clause 15.01-2L of the Planning Scheme 
which prescribes preferred setbacks from side and 
rear boundaries, laneways and separation between 
buildings on the Site. 
 
Taking this into account, the development generally 
meets these setback and separation distance 
requirements with this being demonstrated in the 
accompanying architectural package prepared by 
Fieldwork. Whilst minor variations are sought these 
are considered appropriate to the good planning of 
the Site and in response to the existing built form 
context. It is considered the proposed setbacks 
appropriately respond to their immediate context and 
adjoining interfaces minimising any off-site amenity 
impacts.  

Clause 58.01-1: 

Urban Context Report and Design Response  

An application must be accompanied by: 

• An urban context report. 

• A design response. 

Complies 

Please refer to Section 2 of this addendum report, to 
the Design Report prepared by Fieldwork and the 
comprehensive Urban Context Report prepared 
Hansen Partnership to satisfy this requirement. 

Clause 58.01-2: 

Urban context report  

The urban context report may use a site plan, photographs or other 

Complies 

The content of this addendum report, the Design 
Report prepared by Fieldwork and the 
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techniques and must include: 

An accurate description of: 

• Site shape, size, orientation and easements.  

• Levels and contours of the site and the difference in levels 
between the site and surrounding properties.  

• The location and height of existing buildings on the site and 
surrounding properties.  

• The use of surrounding buildings.  

• The location of private open space of surrounding properties 
and the location of trees, fences and other landscape elements. 

• Solar access to the site and to surrounding properties.  

• Views to and from the site.  

• Street frontage features such as poles, street trees and kerb 
crossovers.  

• The location of local shops, public transport services and public 
open spaces within walking distance.  

• Movement systems through and around the site.  

• Any other notable feature or characteristic of the site.  

• An assessment of the characteristics of the area including: 

Any environmental features such as vegetation, topography and 
significant views.  

• The pattern of subdivision.  

• Street design and landscape.  

• The pattern of development.  

• Building form, scale and rhythm.  

• Connection to the public realm.  

• Architectural style, building details and materials.  

• Off-site noise sources.  

• The relevant NatHERS climate zones (as identified in Clause 
58.03-1). 

• Social and economic activity.  

• Any other notable or cultural characteristics of the area. 

comprehensive Urban Context Report prepared by 
Hansen Partnership provide details of the Site by 
way of a site plan, aerials, photographs and a written 
description in accordance with this requirement. 

Clause 58.01-3: Design Response 

The design response must explain how the proposed design: 

• Responds to any relevant planning provision that applies to the 
land. 

• Meets the objectives of Clause 58. 

• Responds to any relevant housing, urban design and 
landscape plan, strategy or policy set out in this scheme. 

• Derives from and responds to the urban context report. 

The design response must include correctly proportioned street 
elevations or photographs showing the development in the context of 
adjacent buildings.  

Complies 

Material included within the architectural package 
prepared by Fieldwork, the content of this addendum 
report and the comprehensive Urban Context Report 
prepared by Hansen Partnership articulate how the 
proposed development derives from and responds 
to the existing and emerging character of the area 
including the objectives of Clause 15.01-2L 
(Apartment Developments in Moreland) and the 
purpose and decision guidelines of the MUZ and 
DDO26 relative to the Albert Street Urban Renewal 
Precinct. 

As assessment against the objectives or Clause 58 
follows below. 

Clause 58.02-1 – Urban Context Objectives Complies 

Please refer to Section 2 of the TP Report prepared 
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• To ensure that the design respects the existing urban context 
or contributes to the preferred future development of the area. 

• To ensure the development responds to the features of the site 
and surrounding area. 

Standard D1 (cannot be varied) 

• The design response must be appropriate to the urban context 
and the site. 

• The proposed design must respect the existing or preferred 
urban context and respond to the features of the site. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• Any relevant urban design objective, policy or statement set out in 
this scheme. 

• The urban context report. 

• The design response. 

by Planning & Property Partners Pty Ltd dated 
February 2021, this addendum report and the Urban 
Context Report prepared by Hansen Partnership.  

Clause 58.02-2 – Residential Policy Objectives 

• To ensure that residential development is provided in 

accordance with any policy for housing in the Municipal 

Planning Strategy and the Planning Policy Framework.  

• To support higher density residential development where 

development can take advantage of public and community 

infrastructure and services.  

Standard D2 (cannot be varied) 

An application must be accompanied by a written statement to the 
satisfaction of the responsible authority that describes how the 
development is consistent with any relevant policy for housing in the 
Municipal Planning Strategy and the Planning Policy Framework.  

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider:  

• The Municipal Planning Strategy and the Planning Policy 
Framework.  

• The design response. 

Complies 

The siting of the development is appropriate in its 
built form and strategic context. 

The proposal envisages an appropriate density of 
development that is extremely well located to take 
advantage of its location proximate to Brunswick 
Activity Centres and excellent access to amenities 
and public transport infrastructure. 

The development provides for dwelling diversity in 
an area well equipped with access to local services, 
employment and public transport. 

The high-quality architectural design response 
ensures the development will make a positive 
contribution in its setting and surrounding area whilst 
being responsive to the amenity of neighbouring 
residential properties.  

This is entirely consistent with the directives of the 
Municipal Planning Strategy and the Planning Policy 
Framework. 

Clause 58.02-3 – Dwelling Diversity Objective 

• To encourage a range of dwelling sizes and types in 
development of ten or more dwellings. 

Standard D3 (can be varied) 

Developments of 10 or more dwellings should provide a range of 
dwelling sizes and types including dwellings with a different number 
of bedrooms. 

There are no decision guidelines for this objective and standard. 

Complies 

The proposal provides a mix of studio, 1, 2 and 3 
bedroom dwellings comprising 501 apartments in 
total. Each of various sizes and types. Please refer 
to the apartment typologies  

Clause 58.02-4 – Infrastructure Objectives 

• To ensure development is provided with appropriate utility 
services and infrastructure. 

• To ensure development does not unreasonably overload the 
capacity of utility services and infrastructure. 

Standard D4 (can be varied) 

Complies 

The development is capable of being connected to 
reticulated services for the mixed use of the land 
and will not unreasonably impact on existing 
services. 

Rainwater tanks with a capacity of 130Kl are 

proposed to collect run-off from roofs and terrace 
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• Development should be connected to reticulated services 
including reticulated sewerage, drainage, electricity and gas if 
available. 

• Developments should not unreasonably exceed the capacity of 
utility services and infrastructure, including reticulated services 
and roads. 

• In areas where utility services or infrastructure have little or no 
space capacity, developments should provide for the upgrading 
or mitigation of the impact on services or infrastructure. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The capacity of the existing infrastructure. 

• In the absence of reticulated sewerage, the capacity of the 
development to treat and retain all wastewater in accordance with 
the State Environment Protection Policy (Waters of Victoria) under 
the Environment Protection Act 1970. 

• If the drainage system has little or no spare capacity, the capacity 
of the development to provide for stormwater drainage mitigation or 
upgrading of the local drainage system. 

areas and will be used for toilet flushing servicing 

apartments as well as irrigation. 

Clause 58.02-5 – Integration with the Street Objective 

• To integrate the layout of development with the street. 

Standard D5 

• Developments should provide adequate vehicle and pedestrian 
links that maintain or enhance local accessibility. 

• Development should be orientated to front existing and 
proposed streets. 

• High fencing in front of dwellings should be avoided if 
practicable. 

• Development next to existing public open space should be laid 
out to complement the open space. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• Any relevant urban design objective, policy or statement set out in 
this scheme. 

• The design response. 

Complies 

The Site has a direct abuttal with Albert Street to the 
south, Clifton Park to the north and east and the 
commercial properties of 413 and 417 Albert Street 
to the southwest. 

Vehicular access would be taken from Albert Street 
to basement car parking serving the whole 
development, rationalising vehicular access to the 
Site. 

A number of through pedestrian links would connect 
the development with its wider context. Public 
north/south and east/ west/ northwest links would be 
provided between building forms connecting with 
new and existing footpath networks of Clifton Park 
and Gilpin Park and beyond to Victoria Street.  

Private residential pedestrian access to dwellings 
and public access to commercial space would be 
provided from Albert Street enhancing integration 
with those street interfaces.  

The proposed design response provides for highly 
articulated building elevations including glazing and 
balcony components and a mix of materiality to 
modulate the massing of each building. 

 

Clause 58.03-1 – Energy efficiency Objective 

• To achieve and protect energy efficient dwellings and buildings. 

• To ensure the orientation and layout of development reduce 
fossil fuel energy use and make appropriate use of daylight and 
solar energy.  

• To ensure dwellings achieve adequate thermal efficiency. 

Standard D6 (Can be varied) 

• Buildings should be:  

 Oriented to make appropriate use of solar energy.  

Complies 

The design response provides for the siting of living 
spaces, integrated with private open space 
(terraces/ balconies) on the north, east and west 
sides of Building 1, the northwest, east and south, 
and west sides of Building 2. Apartments are for the 
most part, of an east/ west or northerly aspect with 
apartment numbers being minimised to the south. 

As detailed in the ‘Sustainable Management Plan’ 
prepared by Ark Resources in support of the 
application, the development meets Best Practice 
and achieves a minimum average 7-star NatHERS 
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 Sited and designed to ensure that the energy efficiency of 
existing dwellings on adjoining lots is not unreasonably 
reduced. 

• Living areas and private open space should be located on the 
north side of the development, if practicable.  

• Developments should be designed so that solar access to 
north-facing windows is optimised.  

• Dwellings located in a climate zone identified in Table D1 
should not exceed the maximum NatHERS annual cooling load 
specified in Table D1: 

Table D1 – Cooling Load 

NatHERS climate zone NatHERS maximum cooling 
load MJ/M2 per annum 

Climate zone 21 Melbourne 30 

Climate zone 22 East Sale 22 

Climate zone 27 Mildura 69 

Climate zone 60 Tullamarine 22 

Climate zone 62 Moorabbin 21 

Climate zone 63 Warrnambool 21 

Climate zone 64 Cape Otway 19 

Climate zone 66 Ballarat 23 

Refer to NatHERS zone map, Nationwide House Energy Rating 
Scheme (Commonwealth Department of Environment and Energy). 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The design response. 

• The size, orientation and layout of the site.  

• The existing amount of solar access to abutting properties.  

• The availability of solar access to north-facing windows on the site.  

• The annual cooling load for each dwelling. 

energy rating.  

The proposal is further compliant with Table D1 with 
the sample cooling load achieved across the sample 
apartments not exceeding 30MJ/m2 for Climate 
Zone 21, with an average heat load of less than 88 
MJ/M2 and average cooling load of 36MJ/m2 being 
achieved for each apartment. The heating load does 
not exceed 120MJ/m2 and the cooling load does not 
exceed 62MJ/m2 for each apartment therefore 
meeting the energy efficient objectives set out in 
NCC 2019 for Class 2 dwellings.  

 

 
 
 
 
 
 
 

 

Clause 58.03-2 – Communal Open Space Objective 

• To ensure that communal open space is accessible, practical, 
attractive, easily maintained and integrated with the layout of 
the development.  

Standard D7 (Can be varied) 

Communal open space should: 

• Be located to:  

 Provide passive surveillance opportunities, where 
appropriate.  

 Provide outlook for as many dwellings as practicable.  
 Avoid overlooking into habitable rooms and private open 

space of new dwellings.  
 Minimise noise impacts to new and existing dwellings.  

• Be designed to protect any natural features on the site.  

• Maximise landscaping opportunities.  

Complies 

Communal open space would be provided at the 
ground plane in the form of a courtyard surrounded 
by Building 2 measuring 797m2, at the roof top of the 
Building 3 measuring 192m2, at Level 5 of Buildings 
1 and 2 measuring 241m2 and 281m2 respectively 
and at Level 8 of Building 2 measuring 221m2. 

This is provided to supplement the private open 
space associated with each of the 501 dwellings.  

The courtyard is a relaxed contemplative space filled 
with lush shade loving plants inspired by the 
rainforests of the Dandenong Ranges. Small 
pockets of seating add to the amenity of this space.  

Terrace areas would include formal and informal 
seating, pergola structures for shade and planters as 
well as access to bbq facilities.  

Visitor bicycle parking would be distributed 
throughout the ground plane and landscaping 
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• Be accessible, useable and capable of efficient management. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• Any relevant design objective, policy or statement set out in this 
scheme. 

• The design response. 

• The useability and amenity of the communal open space based on 
its size, location, accessibility and reasonable recreation needs of 
residents.  

• The availability of and access to public open space. 

supplemented with raised planters to under-croft 
areas and interfacing with the park.   

Please refer to the comprehensive landscape 
package prepared by Openwork. 

The communal open space is located to benefit from 
solar access. Shaded environments are created in 
the courtyard by plantings and pergola structures 
where applicable and all to improve the amenity of 
the space during summer and winter months. 

No adverse noise impacts are anticipated owing to 
the location of the communal open space.  

The communal open space is easily accessible by 
residents through stair or lift access.  

The communal outdoor open space allows passive 
surveillance of the street and footpath network 
through the site and the greatest outlook and visual 
interaction for residents using the space. 

Clause 58.03-3 – Solar access to communal outdoor open space 
objective 

• To allow solar access into communal outdoor open space. 

Standard D8 (Can be varied) 

• The communal outdoor open space should be located on the 
north side of a building, if appropriate. 

• At least 50 per cent or 125 square metres, whichever is the 
lesser, of the primary communal outdoor open space should 
receive a minimum of two hours of sunlight between 9am and 
3pm on 21 June. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The design response. 

• The useability and amenity of the primary communal outdoor open 
space areas based on the urban context, the orientation of the 
building, the layout of dwellings and the sunlight it will receive. 

Complies  

Overshadowing of the communal courtyard will 
occur between 9am and 3pm at the 21 June 
equinox. However, between the hours of 11am and 
2pm this space will receive varying degrees of 
sunlight by virtue of the break in the tower 
component of the northwest wing of Building 2 and 
owing to this be afforded greater solar access. 

Podium and roof top common terrace areas of the 
Pavilion, at Levels 5 and 8 exceed 125 sqm in area 
and are provided with excellent solar access and 
thus will receive in excess of two hours of sunlight 
between the hours of 9am and 3pm in accordance 
with the standard.  

Clause  58.03-4 – Safety Objectives 

• To ensure the layout of development provides for the safety 
and security of residents and property. 

Standard D9 (Can be varied) 

• Entrances to dwellings should not be obscured or isolated from 
the street and internal accessways.  

• Planting which creates unsafe spaces along streets and 
accessways should be avoided.  

• Developments should be designed to provide good lighting, 
visibility and surveillance of car parks and internal accessways.  

• Private spaces within developments should be protected from 
inappropriate use as public thoroughfares. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider the design response.  

Complies 

The design response provides for integrated, 
identifiable and accessible entry points to the 
apartments from Albert Street and via the communal 
open space at ground floor. Secondary access will 
be achieved to ground floor apartments from Clifton 
Park. 

Public access will be achieved through the 
development from the pedestrian paths to be 
provided on Site.  

 

Clause  58.03-5 – Landscaping Objectives Complies with objective  
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• To encourage development that respects the landscape 

character of the area.  

• To encourage development that maintains and enhances 

habitat for plants and animals in locations of habitat 

importance.  

• To provide appropriate landscaping.  

• To encourage the retention of mature vegetation on the site.  

• To promote climate responsive landscape design and water 

management in developments that support thermal comfort 

and reduces the urban heat island effect. 

Standard D10 (Can be varied) 

The landscape layout and design should:  

• Be responsive to the site context.  

• Protect any predominant landscape features of the area.  

• Take into account the soil type and drainage patterns of the 

site and integrate planting and water management.  

• Allow for intended vegetation growth and structural 

protection of buildings.  

• In locations of habitat importance, maintain existing habitat 

and provide for new habitat for plants and animals.  

• Provide a safe, attractive and functional environment for 

residents.  

• Consider landscaping opportunities to reduce heat 

absorption such as green walls, green roofs and roof top 

gardens and improve on-site stormwater infiltration.  

• Maximise deep soil areas for planting of canopy trees.  

Development should provide for the retention or planting of trees, 
where these are part of the urban context.  

Development should provide for the replacement of any significant 
trees that have been removed in the 12 months prior to the 
application being made.  

The landscape design should specify landscape themes, vegetation 
(location and species), paving and lighting. Development should 
provide the deep soil areas and canopy trees specified in Table D2.  

If the development cannot provide the deep soil areas and canopy 
trees specified in Table D2, an equivalent canopy cover should be 
achieved by providing either:  

• Canopy trees or climbers (over a pergola) with planter pits 

sized appropriately for the mature tree soil volume 

requirements.  

• Vegetated planters, green roofs or green facades. 

 

 

Approximately 12.5% of the Site and thus 
1.314.19m2 would accommodate deep soil planting 
which is 2.5% less than the area under the standard.  

The deep soil volume calculated as part of the RFI 
submission included areas of deep soil beneath 
areas of hardstand and thus a deep soil planting 
opportunity of 1,499.2m2 on site. Revising this deep 
soil volume calculation to align with Council’s 
interpretation of the Standard results in a deep soil 
volume of 805.1m2.  

Accordingly, the amended proposal provides 
significantly greater areas of soil volume to achieve 
and appropriate and considered landscape response 
to meet the objectives of the Standard.  

The approach has been to integrate 
vegetation with the architecture resulting in a double 
ground plane and an immersive landscape with 
balconies and facades populated with plants. 

Planting is integrated with building facades 
creating a vertical landscape to border the ground 
plane. Planters to balconies and terraces would 
enhance the aesthetic. 

Communal open spaces are welcoming spaces that 
form a robust landscape of simple material, proven 
planting and bold forms that can be managed and 
maintained. 

The landscape strategy supports excellent 
opportunities for semi-mature and mature tree and 
other planting across the Site and on the perimeter 
and on the forgoing considerations the proposed 
variation to the standard is appropriate.  

Please refer to the Landscape package prepared by 
Openwork and Basement 01 plan prepared by 
Fieldwork for further detail. 
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Decision Guidelines 

Before deciding on an application, the responsible authority must 

consider:  

• Any relevant plan or policy for landscape character and 
environmental sustainability in the Municipal Planning Strategy and 
the Planning Policy Framework.  

• The design response.  

• The location and size of gardens and the predominant plant types 
in the area.  

• The health of any trees to be removed.  

• The suitability of the proposed location and soil volume for canopy 
trees.  

• The ongoing management of landscaping within the development.  

• The soil type and drainage patterns of the site. 

Clause  58.03-6 – Access Objective 

• To ensure the number and design of vehicle crossovers 
respects the urban context. 

Standard D11 (Can be varied) 

The width of accessways or car spaces should not exceed: 

• 33 per cent of the street frontage, or 

• if the width of the street frontage is less than 20 metres, 40 per 
cent of the street frontage. 

No more than one single-width crossover should be provided for each 
dwelling fronting a street.  

The location of crossovers should maximise the retention of on-street 
car parking spaces.  

The number of access points to a road in a Road Zone should be 
minimised.  

Developments must provide for access for service, emergency and 
delivery vehicles. 

Complies 

The proposal would see a rationalisation of vehicular 
access to the Site with the removal of redundant 
crossovers from Albert Street and the formation of a 
new access from Albert Street.  

Access to resident and commercial car parking 
would be provided via this new access. 

The street frontage with Albert Street measures 
98.62 metres wide. In which case, no more than 
33% of the street frontages should be occupied by 
an accessway to the site. This equates to some 
32.5m. 

It is proposed that the new vehicular access from 
Albert Street measure 7 metres and thus would 
occupies only 7.1% of the frontage.  

The proposal comfortably meets the standard. 
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Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The design response.  

• The impact on the streetscape.  

• The reduction of on-street car parking spaces.  

• The effect on any significant vegetation on the site and footpath. 

Clause 58.03-7 – Parking Location Objective 

• To provide convenient parking for resident and visitor vehicles.  

• To protect residents from vehicular noise within developments.  

Standard D12 (Can be varied) 

Car parking facilities should: 

• Be reasonably close and convenient to dwellings.  

• Be secure.  

• Be well ventilated if enclosed. 

Shared accessways or car parks of other dwellings should be located 
at least 1.5 metres from the windows of habitable rooms. This 
setback may be reduced to 1 metre where there is a fence at least 
1.5 metres high or where window sills are at least 1.4 metres above 
the accessway. 

Decision Guideline 

• Before deciding on an application, the responsible authority must 

consider the design response. 

Complies with objective. 

The design response provides for car parking within 
two levels of basement with access taken directly 
from Albert Street. 

The proposed car parking facilities would be safely 
and conveniently accessed by residents, visitors and 
customers by dedicated stairwell and lifts. 

Glazed openings associated with first floor 
apartments of Building 2 would be directly above the 
basement entry ramp.  

As discussed in the Acoustic Report prepared by 
Acoustic Logic recommendations are inclusive of 
acoustic seals to windows/ doors with required 
glazing construction noted to habitable rooms and 
acoustic treatments to lightweight walls. No acoustic 
treatment is required to masonry walls. Further, 
measures are recommended for the operation of the 
retractable basement entry door to isolate noise 
transfer to apartments and thus to ensure 
compliance with EPA regulations. Please refer to 
Sections 6.1, 6.2 and 8 of the Acoustic Report for 
detail on acoustic measures recommended. 

Clause  58.03-8 – Integrated Water And Stormwater Management 
Objective 

• To encourage the use of alternative water sources such as 

rainwater, stormwater and recycled water.  

• To facilitate stormwater collection, utilisation and infiltration within 

the development.  

• To encourage development that reduces the impact of stormwater 

run-off on the drainage system and filters sediment and waste from 

stormwater prior to discharge from the site.  

Standard D13  

• Buildings should be designed to collect rainwater for non-drinking 

purposes such as flushing toilets, laundry appliances and garden 

use.  

• Buildings should be connected to a non-potable dual pipe 

reticulated water supply, where available from the water authority.  

• The stormwater management system should be:  

o Designed to meet the current best practice performance 

objectives for stormwater quality as contained in the Urban 

Stormwater - Best Practice Environmental Management 

Guidelines (Victorian Stormwater Committee, 1999).  

o Designed to maximise infiltration of stormwater, water and 

drainage of residual flows into permeable surfaces, tree pits and 

Complies 

A rainwater tank with capacity of 130Kl is to be 
provided and is proposed to be connected to collect 
run-off from all roof areas. Captured water will be re-
used for toilet flushing servicing 366 bedrooms and 
irrigation. 

Please refer to Section 5 and Appendix A of the 
Sustainable Management Plan prepared by Ark 
Resources for the MUSIC rating results and 
Appendix C for the rainwater harvesting and 
reliability results.  
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treatment areas.  

Decision guidelines  

Before deciding on an application, the responsible authority + 
consider:  

• Any relevant water and stormwater management objective, policy 

or statement set out in this scheme.  

• The design response.  

• Whether the development has utilised alternative water sources 

and/or incorporated water sensitive urban design.  

• Whether stormwater discharge from the site will adversely affect 

water quality entering the drainage system.  

• The capacity of the drainage network to accommodate additional 

stormwater.  

• Whether the stormwater treatment areas can be effectively 

maintained.  

• Whether the owner has entered into an agreement to contribute 

to off-site stormwater management in lieu of providing an on-site 

stormwater management system. 

Clause  58.04-1 – Building Setback Objective 

• To ensure the setback of a building from a boundary 
appropriately responds to the existing urban context or 
contributes to the preferred future development of the area.  

• To allow adequate daylight into new dwellings.  

• To limit views into habitable room windows and private open 
space of new and existing dwellings.  

• To provide a reasonable outlook from new dwellings.  

• To ensure the building setbacks provide appropriate internal 
amenity to meet the needs of residents. 

Standard D14 (Can be varied) 

The built form of the development must respect the existing or 
preferred urban context and respond to the features of the site.  

Buildings should be set back from side and rear boundaries, and 
other buildings within the site to:  

• Ensure adequate daylight into new habitable room windows.  

• Avoid direct views into habitable room windows and private 
open space of new and existing dwellings. Developments 
should avoid relying on screening to reduce views.  

• Provide an outlook from dwellings that creates a reasonable 
visual connection to the external environment.  

• Ensure the dwellings are designed to meet the objectives of 
Clause 58.  

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The purpose of the zone and/or overlay that applies to the land.  

• Any relevant urban design objective, policy or statement set out 

in this scheme.  

Complies with Objective 

The proposal provides for active commercial 
frontages and are supplemented with communal 
resident facilities at the ground floor. This in unison 
with the wider residential use of the Site adds 
vibrancy and vitality to the public realm with 
vehicular access from Albert Street and excellent 
pedestrian connectivity throughout and with the 
improved footpath network on the periphery of the 
Site and to the surrounds.  
 
There are a range of housing types including a mix 
of studio, one, two and three bedroom dwellings with 
differing layouts options provided for residents at 
various life stages. There is a variety in floor plan 
and open space options including balconies and 
ground floor and roof top communal areas.  
 
The buildings have been designed to appropriately 
respond to their built form context. The design 
response has therefore taken cognisance of the 
existing and emerging built form context of Albert 
Street Urban Renewal Precinct and the interplay of a 
higher density development within this setting and its 
transition to street and park interfaces. 
 
Please refer to Appendix A and B of this addendum 
report which provides commentary on the proposals 
response to built form controls prescribed by DDO26 
and Clause 15.01-2L of the Planning Scheme, 
inclusive of setback and building separation on site.  
The materiality of the building provides visual 
interest and articulation to each elevation and is 
assisted by landscaping on balconies and in 
common open space areas, softening the 
developments presentation within its respective 
streetscape and parkland interfaces. 
 
The development in the format proposed, ensures 
that the apartments provide a high level of amenity 
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• The urban context report.  

• The design response.  

• The relationship between the proposed building setback and the 

building setbacks of existing adjacent buildings, including the 

interface with laneways. The extent to which the proposed 

dwellings are provided with reasonable daylight access through 

the layout of rooms and the number, size, location and 

orientation of windows.  

• The impact of overlooking on the amenity of existing and 

proposed dwellings.  

• The existing extent of overlooking into existing dwellings and 

private open space.  

• Whether the development meets the objectives of Clause 58. 

for future occupants without prejudicing the amenity 
of future development on adjoining properties as 
demonstrated through the proposal’s overall 
compliance with the Objectives and Standards of 
Clause 58. 

In all, the proposal provides an articulated design 
response that is appropriate to its Urban Renewal 
Precinct context. 

Please refer to the architectural package prepared 
by Fieldwork. 

Clause  58.04-2 – Internal Views Objective 

• To limit views into the private open space and habitable room 
windows of dwellings within a development.  

Standard D15 (Can be varied) 

Windows and balconies should be designed to prevent overlooking of 
more than 50 per cent of the private open space of a lower-level 
dwelling directly below and within the same development. 

Decision Guidelines 

• Before deciding on an application, the responsible authority must 

consider the design response. 

Complies 

Owing to the configuration of dwellings, the 
placement of glazed openings, separation distances 
and otherwise the screening provided to windows/ 
balconies, overlooking will be limited to the private 
open space areas of lower level dwellings directly 
below in accordance with the standard. 

Furthermore, screening will limit inter-visibility 
between the balconies. 

Clause  58.04-3 – Noise Impacts Objective 

• To contain noise sources in developments that may affect 
existing dwellings.  

• To protect residents from external and internal noise sources. 

Standard D16 (Can be varied) 

Noise sources, such as mechanical plants should not be located near 
bedrooms of immediately adjacent existing dwellings.  

The layout of new dwellings and buildings should minimise noise 
transmission within the site.  

Noise sensitive rooms (such as living areas and bedrooms) should be 
located to avoid noise impacts from mechanical plants, lifts, building 
services, non-residential uses, car parking, communal areas and 
other dwellings.  

New dwellings should be designed and constructed to include 
acoustic attenuation measures to reduce noise levels from off-site 
noise sources.  

Buildings within a noise influence area specified in Table D3 should 
be designed and constructed to achieve the following noise levels:  

• Not greater than 35dB(A) for bedrooms, assessed as an 
LAeq,8h from 10pm to 6am.  

• Not greater than 40dB(A) for living areas, assessed LAeq,16h 
from 6am to 10pm.  

Buildings, or part of a building screened from a noise source by an 
existing solid structure, or the natural topography of the land, do not 
need to meet the specified noise level requirements.  

Noise levels should be assessed in unfurnished rooms with a finished 

Complies 

It is not anticipated the development proposal will 

result in unreasonable noise transmission between 

dwellings or adjacent residential properties, with all 

plant and services being appropriately located to 

minimise this. 

It is considered that any noise associated with the 
operation of the vehicular access ramp and loading 
will be mitigated with acoustic seals to windows and 
appropriate sound-proofing to ensure compliance 
with contemporary building and EPA regulations. 
Otherwise, all plant and equipment are suitably 
located away from sensitive rooms to avoid adverse 
amenity impacts. 

Please refer to the recommendations of the Acoustic 
Report prepared by Acoustic Logic for further detail. 
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floor and the windows closed. 

Table D3 Noise influence area 

Noise Source Noise Influence Area 

Zone Interface 

Industry 300 metres from the Industrial 
1, 2 and 3 zone boundary. 

Roads 

Freeways, tollways and other 
roads carrying 40,000 Annual 
Average Daily Traffic Volume 

300 metres from the nearest 
trafficable lane 

Railways 

Railway servicing passengers in 
Victoria 

80 metres from the centre of the 
nearest track 

Railway servicing freight outside 
Metropolitan Melbourne 

80 metres from the centre of the 
nearest track 

Railway servicing freight in 
Metropolitan Melbourne 

135 metres from the centre of 
the nearest track 

The noise influence area should be measured from the closest part 
of the building to the noise source. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The design response.  

• Whether it can be demonstrated that the design treatment 
incorporated into the development meets the specified noise 
levels or an acoustic report by a suitably qualified consultant 
submitted with the application.  

• Whether the impact of potential noise sources within a 
development have been mitigated through design, location and 
siting.  

• Whether the layout of rooms within a dwelling mitigates noise 
transfer within and between dwellings.  

• Whether an alternative design meets the relevant objectives 
having regard to the amenity of the dwelling and the site context. 

58.05-1 Accessibility objective 

• To ensure the design of dwellings meets the needs of people 
with limited mobility. 

Standard D17  

At least 50 per cent of dwellings should have:  

• A clear opening width of at least 850mm at the entrance to the 
dwelling and main bedroom.  

Complies with objective 
 
The building has been designed to allow flexibility in 
the internal spaces with a range of accessible 
apartment types proposed. Each apartment is 
designed in an open-plan layout with connection to 
bedrooms and bathrooms. 
 
Overall, a total of 93% of dwellings provide door 
openings being 850mm clear, 1.2m wide clear paths 
and an accessible bathroom that meets the 
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• A clear path with a minimum width of 1.2 metres that connects 
the dwelling entrance to the main bedroom, an adaptable 
bathroom and the living area.  

• A main bedroom with access to an adaptable bathroom.  

• At least one adaptable bathroom that meets all of the 
requirements of either Design A or Design B specified in Table 
D4. 

Table D4 - Bathroom Design 

 Design Option A Design Option B 

Door Opening A clear 850mm 
wide door opening. 

A clear 820mm 
wide door opening 
located opposite the 
shower. 

Door Design Either: 

• A slide door, or  

• A door that opens 

outwards, or  

• A door that opens 

inwards that is 

clear of the 

circulation area 

and has readily 

removable 

hinges. 

Either: 

• A slide door, or  

• A door that opens 

outwards, or  

• A door that opens 

inwards and has 

readily removable 

hinges. 

Circulation area A clear circulation 
area that is:  

• A minimum area 

of 1.2 metres by 

1.2 metres.  

• Located in front 

of the shower 

and the toilet.  

• Clear of the toilet, 

basin and the 

door swing.  

The circulation area 
for the toilet and 
shower can overlap. 

A clear circulation 
area that is:  

• A minimum width 

of 1 metre.  

• The full length of 

the bathroom and 

a minimum length 

of 2.7 metres.  

• Clear of the toilet 

and basin.  

The circulation area 
can include a 
shower area. 

Path to circulation 
area 

A clear path with a 
minimum width of 
900mm from the 
door opening to the 
circulation area. 

Not applicable. 

Shower A hobless (step-
free) shower. 

A hobless (step-
free) shower that 
has a removable 
shower screen and 
is located on the 
furthest wall from 
the door opening. 

requirements of Table D4. In addition, commentary 
is provided in the DA Report prepared by Access 
Studio which advises of the overall performance of 
the development in meeting BCA and Australian 
Standards for accessibility through common areas 
throughout the development.  
 
A number of apartments display encroachments of 
living/ dining or bedroom areas within the accessible 
path with these being noted as follows:  
 
Apartment Types 1A, 1G, 1O, 2A, 2D, 2F, 2H, 2M, 
2N, 2O, 2R, 2S, 2V, 3D and 3L have living areas 
that encroach the nominated accessible path within 
the dwelling. 
 
Apartment Types STA, STB, STC, STD, STE and 
STG have bedroom areas that encroach the 
nominated accessible path within the dwelling. 
 
Apartment Types 1R and 3A have dining areas that 
encroach the nominated accessible path within the 
dwelling.  
 
However, each apartment is well proportioned 
relative to their Type i.e. studio, 1 bed, 2 bed or 3 
bed and is capable of being arranged to allow a 
clear accessible path.   
 
Please refer to floor plans per typical apartment type 
and overall floor plans which form part of the 
architectural package prepared by Fieldwork for 
detail including the comprehensive assessment 
prepared by Access Studio. 
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Toilet A toilet located in 
the corner of the 
room. 

A toilet located 
closest to the door 
opening and clear 
of the circulation 
area. 

There are no decision guidelines for this objective and standard 

58.05-2 Building entry and circulation objective 

• To provide each dwelling and building with its own sense of 
identity. 

• To ensure the internal layout of buildings provide for the safe, 
functional and efficient movement of residents. 

• To ensure internal communal areas provide adequate access 
to daylight and natural ventilation. 

Standard D18 (can be varied) 

Entries to dwellings and residential buildings should: 

• Be visible and easily identifiable. 

• Provide shelter, a sense of personal address and a transitional 
space around the entry. 

The layout and design of buildings should: 

• Clearly distinguish entrances to residential and non-residential 
areas.  

• Provide windows to building entrances and lift areas.  

• Provide visible, safe and attractive stairs from the entry level to 
encourage use by residents.  

• Provide common areas and corridors that: 

 Include at least one source of natural light and natural 
ventilation.  

 Avoid obstruction from building services.  

 Maintain clear sight lines. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider  

• The design response.  

• The useability and amenity of internal communal areas based on 
daylight access and the natural ventilation it will receive. 

Complies 
 
The design response provides for a separate and 
clearly distinguishable ground floor entrances to 
buildings. 
 
Secure resident pedestrian access is legible from 
the pedestrian paths that intersect the Site.  
 
The proposed layout of upper level corridors of each 
of buildings provide appropriate circulation space 
and functional and efficient access, including good 
daylight access and the opportunity for natural 
ventilation through operable windows and open 
concept landings. 
 

Clause  58.05-3 – Private Open Space Objective 

• To provide adequate private open space for the reasonable 

recreation and service needs of residents.  

Standard D19 (can be varied) 

A dwelling should have private open space consisting of: 

• An area of 25 square metres, with a minimum dimension of 3 
metres at natural ground floor level and convenient access from 
a living room, or  

• An area of 15 square metres, with a minimum dimension of 3 
metres at a podium or other similar base and convenient 
access from a living room, or  

• A balcony with an area and dimensions specified in Table D5 

Complies  

All apartments have an overall and usable area of 
private open space (balcony) which exceeds the 
minimum area specified in Table D5. All private 
open space is directly accessed from a livingroom. 

The development is otherwise excellently serviced 
by extensive areas of communal open space at the 
ground plane, at roof top of Building 3 and Level 5 of 
both Building 1 and 2 and at Level 8 of Building 2.  

In addition to which, the development is excellently 
located proximate to Clifton Park and Gilpin Park to 
meet the recreational and amenity needs of 
residents. 
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and convenient access from a living room, or  

• A roof-top area of 10 square metres with a minimum dimension 
of 2 metres and convenient access from a living room. 

If a cooling or heating unit is located on a balcony, the balcony should 
provide an additional area of 1.5 square metres. 

Table D5 Balcony Size 

Dwelling Type Minimum Area Minimum 
Dimension 

Studio or 1 bedroom 
dwelling 

8 square metres 1.8 metres 

2 bedroom dwelling 8 square metres 2 metres 

3 or more bedroom 
dwelling 

12 square metres 2.4 metres 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• the design response. 

• The useability and functionality of the private open space, 
including its size and accessibility.  

• The amenity of the private open space based on the orientation 
of the lot, the wind conditions and the sunlight it will receive. 

• The availability of and access to public or communal open space. 

 

 

Clause  58.05-4 – Storage Objective 

• To provide adequate storage facilities for each dwelling 

Standard D20 (can be varied) 

• Each dwelling should have convenient access to usable and 
secure storage space.  

• The total minimum storage space (including kitchen, bathroom 
and bedroom storage) should meet the requirements specified 
in Table D6.  

Table D6 - Storage 

Dwelling Type Total minimum 
storage volume 

Minimum storage 
volume within the 
dwelling 

Studio  8 cubic metres 5 cubic metres 

1 bedroom dwelling 10 cubic metres 6 cubic metres 

2 or more bedroom 
dwelling 

14 cubic metres 9 cubic metres 

3 or more bedroom 
dwelling 

18 cubic metres 12 cubic metres 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

Complies with objective 

Secure and accessible storage is provided at 
basement levels 1 and 2 comprising a total of 240 
stores. 

Secure storage will be provided external to 
apartments however will not allocated to each 
apartment. Storage is to be provided and made 
available to tenants on a rental basis and managed 
by LIV| Mirvac. 

Generous storage is otherwise provided in each 
apartment to supplement or in place of external 
storage and in excess of the minimum storage 
volumes specified for each dwelling type in Table 
D6. 

This provision suitably meets the service needs of 
residents of the development. 
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• The design response. 

• The useability, functionality and location of storage facilities 
provided for the dwelling. 

Clause  58.06-1 – Common Property Objective 

• To ensure that communal open space, car parking, access 
areas and site facilities are practical, attractive and easily 
maintained.  

• To avoid future management difficulties in areas of common 
ownership. 

Standard D21 (can be varied) 

• Developments should clearly delineate public, communal and 
private areas.  

• Common property, where provided, should be functional and 
capable of efficient management.  

Decision Guidelines 

• There are no decision guidelines for this objective and standard. 

Complies 

The common property areas include the residential 
and vehicular entrances, associated services, 
including residential lobby, circulation spaces, 
residential lift and basement car parking areas. In 
addition, the communal terrace areas and ground 
floor amenity facilities. These areas are capable of 
being appropriately managed by LIV| Mirvac. 

Clause 58.06-2 – Site Services Objective 

• To ensure that site services can be installed and easily 
maintained.  

• To ensure that site facilities are accessible, adequate and 
attractive. 

Standard D22 (can be varied) 

• The design and layout of dwellings should provide sufficient 
space (including easements where required) and facilities for 
services to be installed and maintained efficiently and 
economically.  

• Mailboxes and other site facilities should be adequate in size, 
durable, waterproof and blend in with the development. 

• Mailboxes should be provided and located for convenient 
access as required by Australia Post. 

Decision Guidelines 

• Before deciding on an application, the responsible authority must 

consider the design response. 

Complies 
 
The design response provides for mailboxes to be 
located within the common area of Building 1. 
 
Services are otherwise provided in the Albert Street 
frontage of Building 2, located within the basement 
or at roof top.  
 

Clause  58.06-3 – Waste and Recycling Objective  

• To ensure dwellings are designed to encourage waste 
recycling.  

• To ensure that waste and recycling facilities are accessible, 
adequate and attractive.  

• To ensure that waste and recycling facilities are designed and 
managed to minimise impacts on residential amenity, health 
and the public realm. 

Standard D23 (Can be varied) 

Developments should include dedicated areas for:  

• Waste and recycling enclosures which are:  

 Adequate in size, durable, waterproof and blend in with the 
development.   

 Adequately ventilated. 
 Located and designed for convenient access by residents 

and made easily accessible to people with limited 

Complies 
 
The development provides facilities for waste 
collection within basement level 1. This comprises 
waste rooms and chute rooms servicing both 
Buildings. 
 
Each waste room/ chute room is serviced by a twin 
chute system accessible from each level of the 
respective buildings to allow ease of access to 
residents.  
 
Each waste room is provided with adequate bin 
storage capacity for recycling, general and organic 
waste.  
 
Waste rooms will be ventilated in accordance with 
AS1668. For chute ventilation, a fan with riser will 
exhaust at roof top.  
 
Bin wash facilities will be provided at grade.  
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mobility. 

• Adequate facilities for bin washing. These areas should be 
adequately ventilated.  

• Collection, separation and storage of waste and recyclables, 
including where appropriate opportunities for on-site 
management of food waste through composting or other waste 
recovery as appropriate.  

• Collection, storage and reuse of garden waste, including 
opportunities for on-site treatment, where appropriate, or off-
site removal for reprocessing.  

• Adequate circulation to allow waste and recycling collection 
vehicles to enter and leave the site without reversing.  

• Adequate internal storage space within each dwelling to enable 
the separation of waste, recyclables and food waste where 
appropriate. 

Waste and recycling management facilities should be designed and 
managed in accordance with a Waste Management Plan approved by 
the responsible authority and: 

• Be designed to meet the best practice waste and recycling 
management guidelines for residential development adopted by 
Sustainability Victoria.  

• Protect public health and amenity of residents and adjoining 
premises from the impacts of odour, noise and hazards 
associated with waste collection vehicle movements. 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The design response. 

• Any relevant waste and recycling objective, policy or statement set 
out in this scheme. 

The adequacy of the proposed Waste Management 
Plan is to the satisfaction of the Responsible 
Authority and accordingly, please refer to the Waste 
Management Plan prepared by SALT3 for further 
detail on the arrangements for waste storage and 
methodology for sorting, collection and 
management. 

 

Clause  58.07-1- Functional Layout Objective 

• To ensure dwellings provide functional areas that meet the 
needs of residents. 

Standard D24 (Can be varied) 

Bedrooms should: 

• Meet the minimum internal room dimensions specified in Table 
D7.  

• Provide an area in addition to the minimum internal room 
dimensions to accommodate a wardrobe. 

Table D7 Bedroom Dimension 

Bedroom Type Minimum Width Minimum Depth 

Main bedroom 3 metres 3.4 metres 

All other bedrooms 3 metres 3 metres 

Living areas (excluding dining and kitchen areas) should meet the 
minimum internal room dimensions specified in Table D8. 

Table D8 Living Area Dimension 

Bedroom Type Minimum Width Minimum Area 

Complies with Objective  

Apartment Types STA, STB, STC, STE and STF 
being studio apartments have living and bedroom 
areas which overlap. 

Whilst the space provided within the studio 
apartments fall negligibly below the minimum living 
area and bedroom area dimensions, the overall 
combined habitable area is generous in its 
proportions to meet the reasonable service needs of 
residents.  

Apartment Types 1B 1D, 1F, 1I, 1J, 1L, 1N, 1O, 1R, 
1S, 2A, 2B, 2C, 2E, 2H, 2J, 2K, 2L, 2M, 2Q, 2R, 2S, 
2U, 2W, 2AA, 2BB, 2MM, 2NN, 2PP, 3C, 3D, 3I, 3M, 
3N, 3Q and 3T each have living areas with a 
minimum width less than that specified in Table D8 
per apartment type. However, this is only in one 
direction with the minimum width either being met or 
exceeded otherwise. All apartments are however 
provided a living room that meets the minimum area 
overall.  

All 1 Bed, 2 bed and 3 bed apartments are provided 
bedrooms with a minimum width and depth as 
specified in Table D7. 

Please refer to the apartment layouts per typical 
type and the floor plans prepared by Fieldwork for 
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Studio and 1 
bedroom dwelling 

3.3 metres 10 sqm 

2 or more bedroom 
dwelling 

3.6 metres 12 sqm 

Decision Guidelines 

Before deciding on an application, the responsible authority must 
consider: 

• The design response. 

• The useability, functionality and amenity of habitable rooms. 

details. 

Clause  58.07-2 – Room Depth Objectives 

• To allow adequate daylight into single aspect habitable rooms.  

Standard D25 (Can be varied) 

Single aspect habitable rooms should not exceed a room depth of 2.5 
times the ceiling height.  

The depth of a single aspect, open plan, habitable room may be 
increased to 9 metres if all the following requirements are met:  

• The room combines the living area, dining area and kitchen.  

• The kitchen is located furthest from the window.  

• The ceiling height is at least 2.7 metres measured from finished 
floor level to finished ceiling level.  

• This excludes where services are provided above the kitchen.  

The room depth should be measured from the external surface of the 
habitable room window to the rear wall of the room. 

Decision Guideline 

Before deciding on an application, the responsible authority must 
consider: 

• The design response.  

• The extent to which the habitable room is provided with 
reasonable daylight access through the number, size, location 
and orientation of windows.  

• The useability, functionality and amenity of the dwelling based on 
layout, siting, size and orientation of habitable rooms.  

• Any overhang above habitable room windows that limits daylight 
access. 

Complies with Objective 

Each apartment has a ceiling height of at least 2.7 
metres and all include an open plan arrangement for 
living, dining and kitchen areas. 

Where applicable and with the exception of 
apartment Type 1H, all single aspect rooms have a 
room depth less than 9 metres when measured from 
the external surface of the habitable room window to 
the rear wall of the room.   

Whilst apartment Type 1H has a room depth which 
marginally exceeds 9m, this is measured to the rear 
wall of the room and to the dwelling entry. However, 
it is reasonable to measure the room depth to the 
kitchen area of this apartment where daylight access 
is preferred for tasks. When measured to the work 
zone within the kitchen, the room depth measures 
less than 9m.  

All other single aspect habitable rooms of 
apartments comply with Standard D25 requirements 
when measuring their depth from the external 
surface of the habitable room window.  

Please refer to the Sustainable Management Plan 
prepared by Ark Resources which demonstrates the 
excellent daylight access to apartments.  

 

Clause  58.07-3 – Windows Objectives 

• To allow adequate daylight into new habitable room windows  

Standard D26 (Can be varied) 

Habitable rooms should have a window in an external wall of the 
building.  

A window may provide daylight to a bedroom from a smaller 
secondary area within the bedroom where the window is clear to the 
sky.  

The secondary area should be:  

• A minimum width of 1.2 metres.  

• A maximum depth of 1.5 times the width, measured from the 

Complies 

All habitable rooms have a window in an external 
wall of the building or a floor to ceiling door leading 
to a balcony/ SPOS from the principal living area. 

Where secondary areas within bedrooms receive 
daylight, they have a minimum width of 1.2 metres 
and do not have a depth that exceeds 1.5 times the 
width.  

Please refer to the dwelling layouts per typical 
apartment types and floor plans indicated in the 
architectural package prepared by Fieldwork.  
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external surface of the window.  

Decision Guideline 

Before deciding on an application, the responsible authority must 
consider: 

•  The design response.  

• The extent to which the habitable room is provided with 
reasonable daylight access through the number, size, location 
and orientation of windows.  

• The useability and amenity of the dwelling based on the layout, 
siting, size and orientation of habitable rooms. 

Clause  58.07-4 – Natural Ventilation Objectives 

• To encourage natural ventilation of dwellings.  

• To allow occupants to effectively manage natural ventilation of 
dwellings.  

Standard D27 (Can be varied) 

The design and layout of dwellings should maximise openable 
windows, doors or other ventilation devices in external walls of the 
building, where appropriate.  

At least 40 per cent of dwellings should provide effective cross 
ventilation that has:  

• A maximum breeze path through the dwelling of 18 metres.  

• A minimum breeze path through the dwelling of 5 metres.  

• Ventilation openings with approximately the same area. 

The breeze path is measured between the ventilation openings on 
different orientations of the dwelling.  

Decision Guideline 

Before deciding on an application, the responsible authority must 
consider: 

• The design response.  

• The size, orientation, slope and wind exposure of the site.  

• The extent to which the orientation of the building and the layout 
of dwellings maximises opportunities for cross ventilation. 

• Whether an alternative design meets the relevant objectives 
having regard to the amenity of the dwelling and the site context. 

Complies with Objective 

A total of 156 apartments comprising 31% of the 
total 501 apartments across Buildings 1 and 2, 
provide effective cross ventilation within the 
minimum and maximum breeze path through the 
dwelling. Those breeze paths being measured 
between ventilation openings on different 
orientations.  

The design response has been consciously 
developed to respond to the built form requirements 
of Clause 15.01-2L and DDO26 which has dictated 
the spatial layout of built form on the Site and in turn, 
the configuration of internal layouts.  
Whilst the proposal does not meet the standard, the 
design response provides the following: 
 

• Dwellings designed to achieve good internal air 

quality through the provision of a mechanically 

assisted ventilation system in each apartment to 

ensure ventilation rates are in line with best 

practice. This will ensure high internal air quality 

is provided by occupant controllable natural 

ventilation. 

• Individual AC controls within each apartment 

and as well as smart metering for residents to 

monitor their energy and water consumption.  

• Maximised opportunities for ventilation in 

external walls of apartments. 

• Enhanced user comfort levels and reduced 

living costs over the lifetime of the building. 

• An excellent overall response to ESD as 

demonstrated in an attainment of 4 star Green 

Star Building rating. 

Please refer to the SMP prepared by Ark Resources 
for detail.  

 

 


