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1. Introduction 
 
iPlanning Services Pty. Ltd. has been engaged by 12 Bel Developments Pty Ltd to submit a Planning Permit 
Application on their behalf for a staged development of twenty-six (26) dwellings, a staged twenty-six (26) lot 
subdivision and reduction of car parking requirements located at 124-128 Beverin Street, Sebastopol. 

 

2. Permit Trigger/s 
 
A Planning Permit is required for the above proposal under the following provisions of the Planning Scheme: 
 
Á General Residential Zone Clause 32.08-6 Two or more dwellings on a lot 

 Clause 32.08-2 Subdivision of land 
Á Car Parking Clause 52.06-5 Reduction of car parking 

 

3. Subject Site and Site Context 
 
The subject site is located on the west side of Beverin Street.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The site consists of two (2) Titles and they are: 
 
Á Title one: Vol. 10002 Fol. 065 Lot on Title Plan No. 063839U.  The site is regular in shape with a frontage of 

approximately 63.77 metres to Beverin Street, a northern and southern boundary of approximately 70.41 
metres and a western boundary of approximately 63.77 metres with an overall area of approximately 
4,490m2. 
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Á Title two: Vol. 09742 Fol. 610 Lot on Plan of Consolidation No. 108980.  The site is landlocked and is regular 
in shape with a northern boundary of approximately 36.67 metres, an eastern boundary of approximately 
110.67 metres, a western boundary of approximately 110.92 metres and a southern boundary of 20.12 
metres with an overall area of approximately 2,729m2. 

 
The site has a total land area of approximately 7,219m2.  A title re-establishment has been prepared by a land 
surveyor and the survey report has concluded there is extra land to be incorporated into the titles.  The new land 
size will increase to 7,341m2. 
 
The site currently contains two dwellings (one uninhabitable), a large shed located towards the rear of the site and 
a smaller shed located behind the dwelling at 128 Beverin Street.  Both dwellings are single storey and clad in 
weatherboards with the sheds clad in galvanised iron sheets.  There are two existing trees on the site which are 
defined as exotic species.  The land has a slight fall from the south to the north, with the lowest point located in the 
northwest corner.  The boundaries are all fenced with either galvanised iron cladding or pressed metal cladding 
except the Beverin Street frontage.  There is an existing gravel driveway from Beverin Street to the large shed at 
the rear which provide good vehicular access. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The surrounding development includes residential development on all sides.  To the north are existing single storey 
dwellings that were constructed 1950s and 1960s and this is also characteristic on the east side of Beverin Street.  
To the south is a recent medium density development located behind an existing single storey dwelling.  The new 
dwellings were constructed in 2000s and they are also single storey.  There is an existing car repair operation on 
the east side which has been operating for many years and enjoys an óexisting use rightô.  
 
Below is a table describing the character of the immediate area surrounding the site: 
 
 
 



Staged Development of Twenty-Six Dwellings, a Staged Twenty-Six (26) Lot Subdivision and 
Reduction of Car Parking Requirements 
124-128 Beverin Street, Sebastopol 

  
Page 3 of 38 

Table 1 – Neighbourhood Description: 
 

Street 
Name and 

No. 

Era -
Style 

Height External 
materials 

Roof 
materials 

Roof 
pitch 

(0) 

Fence 
Type 

Fence 
height 
(mm) 

Front 
garden 
style 

Existing 
lot size 

(m2) 

Beverin Street 

115-117* 1950s s/s weatherboard iron 22.5 iron 1000 exotic 938 

116 1930s s/s weatherboard iron 27.5 wire 1000 exotic 781 

118 1960s s/s weatherboard iron 15 brick/iron 600 exotic 972 

119 1950s s/s weatherboard iron 22.5 picket 600 nil 495 

120 1950s s/s weatherboard iron 22.5 bricks 600 exotic 657 

121 1950s s/s weatherboard iron 22.5 iron 600 exotic 494 

122 1950s s/s weatherboard iron 22.5 picket 900 exotic 1012 

123 1960s s/s weatherboard iron 22.5 brick 300 exotic 578 

124 1940s s/s weatherboard iron 22.5 nil nil nil 2606 

125 1960s s/s weatherboard iron 22.5 brick 300 exotic 575 

127 1950s s/s Brick tiles 27.5 nil nil exotic 511 

128 1940s s/s weatherboard tiles 27.5 nil nil exotic 4746 

129* 1950s s/s Brick iron 27.5 nil nil nil 973 

130 1940s s/s weatherboard iron 27.5 picket 900 exotic 380 

131 1950s s/s weatherboard iron 25 nil nil exotic 437 

132 1960s s/s Brick tiles 25 iron 1000 exotic 379 

133 1950s s/s weatherboard iron 25 nil nil exotic 417 

134 1980s s/s Brick iron 10 iron 1000 exotic 388 

135 Vacant - - - - - - - 549 

136 1950s s/s weatherboard tiles 25 nil nil exotic 1175 

137 2000s s/s Brick iron 22.5 nil nil exotic 467 

138 2000s s/s Brick iron 22.5 nil nil exotic 302 

138C 2000s s/s Brick iron 22.5 nil nil exotic 309 

140 1940s s/s weatherboard iron 27.5 picket 900 exotic 1148 

* Nos. 115-117 & 129 Beverin Street are not dwellings. 
 
The existing neighbourhood character reflects mainly single storey dwellings that were built between the 1950s and 
1960s and are constructed either brick or weatherboards, with the majority constructed from weatherboard.  A 
mixture of tiled and iron roofs and majority of properties have a front fence mainly constructed from masonry and 
timber.  There is no common front setbacks of the existing properties on both sides of the street with some setbacks 
at 5.0 metres and other at 10 metres.  There is also an increasing number of modern dwellings replacing the older 
style buildings that are single storey. 
 
The site is close to shops, public transport, schools and recreational facilities.  The site is located approximately 
400 metres to the west of the South Sebastopol Strip shopping centre where there is a Coles Supermarket located 
approximately 500 metres to the south of the site.  The site is also located approximately 1.1 kilometres to the east 
of the Howitt Street Strip Shopping Centre.  The closest supermarket is the Woolworths Supermarket located on 
Albert Street which is approximately 1.2 kilometres to the north.   
 
The site is also close to schools with St James Catholic Primary School located approximately 900 metres to the 
south, Phoenix Secondary College located 850 metres to the north and Ballarat Catholic Secondary College located 
approximately 660 metres to the northeast. 
 
Recreational facilities are located close to the site with MR Power Reserve located 990 metres to the west. Marty 
Busch Reserve is located approximately 1.6 kilometres to the south, St Georges Reserve located approximately 
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450 metres to the north and the Sebastopol Bowling Club located approximately 560 metres to the south of the 
site.   
 
Public transport is also located within easy walking distance of the site.  Currently there are bus stops located 
approximately 200 metres to the east of the site located in Albert Street. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The subject site and the surrounding land is located within the General Residential Zone. The land and the 
surrounding land is not affected by any Overlays.   
 
Beverin Street is a sealed bitumen road with concrete barrier kerb and channel located on both sides.  Grassed 
naturestrips and a concrete footpath on both sides of the road are evident with no streets located on either side.  
Concrete crossovers are located in the naturestrips providing access to each lot and overhead powerlines are 
located on the east side.  Street lights are attached to the power poles.  Beverin Street is controlled and maintained 
by the City of Ballarat. 
 

4. Proposal 
 
The proposal is for a staged development of twenty-six (26) dwellings, a staged twenty-six (26) lot subdivision and 
reduction of car parking requirements and the following is a breakdown of the proposal: 
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Development Analysis 

Dwelling 
No. 

Lot size 

(m2) 

Building 
footprint 
area (m2) 

Living 
area (m2) 

No. of 
bedrooms 

Garage 
area 
(m2) 

Total 
floor area 

(m2) 

Car 
spaces 

Secluded 
POS (m2) 

1 S2 104.8 139.7 2 29.2 170.6 1 34.4 

2 S2 103.1 139.8 2 28.5 170.0 1 42.6 

3 S2 105.4 143.4 2 26.9 171.8 1 28.9 

4 S2 127.1 170.5 3 38.4 211.1 2 40.7 

5 S2 127.1 170.5 3 38.4 211.1 2 53.8 

6 S2 127.1 170.5 3 38.4 211.1 2 41.4 

7 S2 127.1 170.5 3 38.4 211.1 2 46.5 

8 S2 127.1 170.5 3 38.4 211.1 2 53.9 

9 S2 127.1 170.5 3 38.4 211.1 2 53.9 

10 S2 112.0 153.3 3 35.8 191.3 2 73.3 

11 S2 122.1 163.5 3 36.0 202.0 2 31.2 

12 S2 116.8 144.2 2 29.0 179.2 1 37.4 

13 223 140.6 112.3 3 23.5 140.6 1 + 1 28.9 

14 267 143.1 114.8 3 23.5 143.1 1 + 1 46.8 

15 239 138.0 109.7 3 23.5 138.0 1 + 1 41.8 

16 266 143.1 114.8 3 23.5 143.1 1 + 1 46.1 

17 238 138.0 109.7 3 23.5 138.0 1 + 1 41.3 

18 248 117.4 160.8 3 30.2 196.3 1 + 1 30.1 

19 246 119.4 156.1 3 37.0 198.5 2 +1 31.9 

20 228 105.3 147.6 3 27.8 180.8 1 + 1 32.5 

21 235 103.6 149.2 3 27.9 180.6 1 + 1 27.9 

22 267 111.6 152.8 3 30.5 187.5 1 + 1 28.5 

23 301 166.4 139.4 3 23.2 166.4 1 + 1 52.3 

24 301 166.4 139.4 3 23.2 166.4 1 + 1 52.3 

25 301 166.4 139.4 3 23.2 166.4 1 + 1 52.3 

26 297 166.4 139.4 3 23.2 166.4 1 + 1 52.3 

 
Proposed Dwellings: 
 
The development provides a mixture of 2 and 3 bedroom dwellings that are either single storey or double storey.   
 
The single storey dwellings will be facing north or south and are located on east-west internal driveway.  They will 
comprise 3 bedrooms with the main bedroom comprises an ensuite, a separate bathroom, separate toilet and 
laundry separating the bedrooms from the meals, kitchen and living room.  An attached single car garage has direct 
access from the kitchen and an uncovered car space is provided in front of the garage.  A pergola is located at the 
rear off the meals area where a sliding door providing the access to the outdoor living area.  Eight (8) of the nine 
(9) single storey dwellings are attached by the walls of the garages, but are contained within the designated lots.  
The overall height of the dwellings are approximately 5.0 metres from natural ground level to apex of the roof.  The 
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external building materials of the proposed single storey dwellings will be a mixture of face brickwork and rendered 
brickwork.  The roofs will be pitched and will be clad in concrete tiles.  The setbacks from the internal driveway will 
slightly vary ranging from 3.5 metres on the north side and 3.8 metres on the south side.  Storage will be located 
externally. 
 
The double storey dwellings will face east-west and front Beverin Street and the north-south internal driveway.  
There are two (2) different designs of these dwellings and they are: 
 
Á Design 1: These dwellings are to be located along the Beverin Street frontage which comprise 3 bedrooms, 

ensuite to master bedroom, separate bathroom and separate toilet on the first floor and meals, kitchen, living 
room, toilet and laundry on the ground floor.  Either a double car or single car garage is attached with direct 
access from the bottom of the stairs.  Where there is a single garage, an uncovered car space is located in 
front of the garage door. A pergola is located at the rear off the meals area where a sliding door providing 
the access to the outdoor living area. A portico is located over the front entrance which projects into the front 
setback area.  The front setbacks range between 5.5 metres and 7.5 metres.  Four (4) of the five (5) dwellings 
are attached by the walls of garages, but are not common walls.  The overall height of the dwellings range 
between 7.1 metres and 7.3 metres from natural ground level and the roof apex.  The external materials are 
a mixture of face brickwork and rendered brickwork at ground level and weatherboards and Hebel on the first 
floor.  The roof are to be pitched and will be clad in concrete tiles.  Storage will be available externally. 
 

Á Design 2: These dwellings are to be located along the north-south section of the internal driveway and 
comprise 2 or 3 bedrooms, ensuite to master bedroom, separate bathroom, separate toilet on the first floor 
and meals, kitchen, living room, toilet and laundry on the ground floor.  Either a double car or single car 
garage is attached with direct access from the kitchen or living room.  Portion of the first floor is to be built 
over the top of the garage. A pergola is located at the rear off the meals area where a sliding door providing 
the access to the outdoor living area and a portico is located over the front entrance.  The overall height of 
the dwellings are approximately 6.8 metres from natural ground level.  The external materials are a mixture 
of face brickwork and rendered brickwork at ground level and weatherboards and Hebel on the first floor.  
The roof is flat that sits behind a parapet.  These dwellings are attached by common walls of garages and 
dwellings, and there is separation between these buildings to reduce the bulk of the building mass, 
specifically between dwellings 2 & 3, 5 & 6 and 7 & 8.  There is sufficient rear setback from the western 
boundary of the site. 

 
The secluded private open space areas are located predominantly on the north or west side of the dwelling with 
some located on the south and eastern side, but are longer lots to get greater sunlight into these areas.  All SPOS 
areas comply with the minimum 25.0m2 and have direct access to an internal living area. 
 
The proposed internal driveway will vary between 4.0 and 9.0 metres to allow for safe and efficient passing on 
vehicles on site.  There is a passing bay located at the front of the site that allows for two vehicles to pass.  The 
driveway will be constructed from concrete and appropriate landscaping areas will be located on either side to 
provide softening of the driveway.  At least two (2) visitor parking spaces are provided on site and they are situated 
in front of dwellings 7 and 8. 
 
A total of four (4) new crossovers will be installed along the Beverin Street frontage providing access to the dwellings 
at the front of the site and the main driveway. These crossovers will be in accordance with Councilôs standards. 
 
The development will occur in two (2) stages with Stage 1 comprising Dwellings 13 to 26 and Stage 2 comprising 
Dwellings 1 to 12. 
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Proposed Subdivision: 
 
The proposal involves a staged subdivision of the two (2) existing titles creating twenty-six (26) separate titles.  
Dwellings 13 to 26 will be contained on separate titles (refer to the table above for lot sizes) with Dwellings 1 to 12 
being contained on a super lot that could eventually be subdivided.  
 
Refer to the development plans for the overall layout of the site. 
 

5. Planning Controls 
 

5.1 Zoning 
 
The subject site is situated within the General Residential Zone (GRZ1). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Clause 32.08 of the Planning Scheme refers to the General Residential Zone and the purpose of the Zone is: 
 

Á To implement the State Planning Policy Framework and the Local Planning Policy Framework, including 
the Municipal Strategic Statement and local planning policies. 

Á To encourage development that respects the neighbourhood character of the area. 
Á To implement neighbourhood character policy and adopted neighbourhood character guidelines. 
Á To provide a diversity of housing types and moderate housing growth in locations offering good access to 

services and transport. 
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Á To allow educational, recreational, religious, community and a limited range of other non-residential uses 
to serve local community needs in appropriate locations. 

 
 
 
 
 
 
 
 

 
5.2 Subdivision 

 
Under Clause 32.08-3 of the Planning Scheme, a Planning Permit is required to subdivide land included within the 
General Residential Zone.   
 
An application to subdivide land.  
 
An application to subdivide land that would create a vacant lot less than 400 square metres capable of development 
for a dwelling or residential building, must ensure that each vacant lot created less than 400 square metres contains 
at least 25 percent as garden area. This does not apply to a lot created by an application to subdivide land where 
that lot is created in accordance with: 
 
Á An approved precinct structure plan or an equivalent strategic plan; 
Á An incorporated plan or approved development plan; or 
Á A permit for development. 

 
An application to subdivide land into lots each containing an existing dwelling or car parking space, must meet the 
requirements of Clause 56 and: 
 
Á Must meet all of the objectives included in the clauses specified in the following table. 
Á Should meet all of the standards included in the clauses specified in the following table. 

 
 

Class of subdivision 
 

Objectives and standards to be met 

60 or more lots All except Clause 56.03-5. 

16 – 59 lots All except Clauses 56.03-1 to 56.03-3, 56.03-5, 56.06-1 and 
56.06-3. 

3 – 15 lots All  except  Clauses  56.02-1,  56.03-1  to  56.03-4,  56.05-2, 
56.06-1, 56.06-3 and 56.06-6. 

2 lots Clauses  56.03-5,  56.04-2,  56.04-3,  56.04-5,  56.06-8  to 
56.09-2. 

 
 
 
 

Response: 
 
A full assessment of the application against Clause 56 is located at Section 7.5 of this report. 

Response: 
 
The proposal is consistent with the purpose of the General Residential Zone.  It will enable development for 
residential purposes at a range of densities, and will contribute to a choice of dwelling types in the area, to meet 
the needs of a variety of households.  The new dwellings will be constructed to the front of the site and will have 
no detriment to the existing character of the area.  The proposals compliance with relevant Planning and Local 
policies is addressed below. 
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5.3 Minimum Garden Area Requirement  
 
An application to construct or extend a dwelling or residential building on a lot must provide a minimum garden area 
as set out in the following table: 
 
 
 
 
 
 
 
 
 
This does not apply to: 
 
Á An application to construct or extend a dwelling or residential building if specified in a schedule to this zone 

as exempt from the minimum garden area requirement; 
Á An application to construct or extend a dwelling or residential building on a lot if: 

Á The lot is designated as a medium density housing site in an approved precinct structure plan or an 
approved equivalent strategic plan; 

Á The lot is designated as a medium density housing site in an incorporated plan or approved 
development plan; or 

Á An application to alter or extend an existing building that did not comply with the minimum garden area 
requirement of Clause 32.08-4 on the approval date of Amendment VC110. 

 
 
 
 
 
 
 

5.4 Construction of two or more dwellings on a lot 
 
Under Clause 32.08-6 of the Planning Scheme, a Planning Permit is required to: 
 
Á Construct a dwelling if there is at least one dwelling existing on the lot. 
Á Construct two or more dwellings on a lot. 
Á Extend a dwelling if there are two or more dwellings on the lot. 
Á Construct or extend a dwelling if it is on common property. 
Á Construct or extend a residential building. 
 
A permit is required to construct or extend a front fence within 3 metres of a street if: 
 
Á The fence is associated with 2 or more dwellings on a lot or a residential building, and 
Á The fence exceeds the maximum height specified in Clause 55.06-2. 
 
A development must meet the requirements of Clause 55. This does not apply to a development of five or more 
storeys, excluding a basement. 
 
An apartment development of five or more storeys, excluding a basement, must meet the requirements of Clause 
58. 
 

Response: 
 
The site is greater than 650m2 and therefore at least 35% of the site is to provide garden area.  A total of 
2,571m2 of land will be provided which is in accordance with the 35%. 



Staged Development of Twenty-Six Dwellings, a Staged Twenty-Six (26) Lot Subdivision and 
Reduction of Car Parking Requirements 
124-128 Beverin Street, Sebastopol 

  
Page 10 of 38 

A permit is not required to construct one dependent personôs unit on a lot 

 

6. Overlays 
 
There are no overlays affecting the site. 
 

7.  Particular Provisions 
 

7.1  Public Open Space Contribution and Subdivision 
 
Under the provisions of Clause 53.01, a person who proposes to subdivide land must make a contribution to the 
council for public open space in an amount specified in the schedule to this clause (being a percentage of the land 
intended to be used for residential, industrial or commercial purposes, or a percentage of the site value of such 
land, or a combination of both). If no amount is specified, a contribution for public open space may still be required 
under Section 18 of the Subdivision Act 1988. 

 

 
7.2  Native Vegetation 

 
Clause 52.17 of the Planning Scheme refers to Native Vegetation requirements and the purpose of the Clause is: 
 
Á To ensure that there is no net loss to biodiversity as a result of the removal, destruction or lopping of native 

vegetation. This is achieved by applying the following three step approach in accordance with the Guidelines 
for the removal, destruction or lopping of native vegetation (Department of Environment, Land, Water and 
Planning, 2017) (the Guidelines): 
Á Avoid the removal, destruction or lopping of native vegetation. 
Á Minimise impacts from the removal, destruction or lopping of native vegetation that cannot be avoided. 
Á Provide an offset to compensate for the biodiversity impact if a permit is granted to remove, destroy 

or lop native vegetation. 
Á To manage the removal, destruction or lopping of native vegetation to minimise land and water degradation. 
 
Clause 52.17-1 Permit Requirement states that a permit is required to remove, destroy or lop native vegetation, 
including dead native vegetation.  This does not apply: 
 
Á If the table to Clause 52.17-7 specifically states that a permit is not required. 
Á If a native vegetation precinct plan corresponding to the land is incorporated into this scheme and listed in 

the schedule to Clause 52.16. 

Response: 
 
Refer to Section 7.4 of the report for a Clause 55 assessment. 

Response: 
 
A public open space contribution of 5% will be required as the land is creating twenty-six (26) lots in two (2) 
stages. 
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Á To the removal, destruction or lopping of native vegetation specified in the schedule to this clause. 

 
7.3  Car Parking 

 
The table contained in Clause 52.06 of the Planning Scheme refers to car parking and the purpose is: 
 
Á To ensure that car parking is provided in accordance with the State Planning Policy Framework and Local 

Planning Policy Framework. 
Á To ensure the provision of an appropriate number of car parking spaces having regard to the demand likely 

to be generated, the activities on the land and the nature of the locality. 
Á To support sustainable transport alternatives to the motor car. 
Á To promote the efficient use of car parking spaces through the consolidation of car parking facilities. 
Á To ensure that car parking does not adversely affect the amenity of the locality. 
Á To ensure that the design and location of car parking is of a high standard, creates a safe environment for 

users and enables easy and efficient use. 
 
Clause 52.06-3 Permit requirement states that a permit is required to: 
 
Á Reduce (including reduce to zero) the number of car parking spaces required under Clause 52.06-5 or in a 

schedule to the Parking Overlay. 
Á Provide some or all of the car parking spaces required under Clause 52.06-5 or in a schedule to the Parking 

Overlay on another site. 
Á Provide more than the maximum parking provision specified in a schedule to the Parking Overlay. 
 
A permit is not required to reduce the number of car parking spaces required for a new use of land if the following 
requirements are met: 
 
Á The number of car parking spaces required under Clause 52.06-5 or in a schedule to the Parking Overlay 

for the new use is less than or equal to the number of car parking spaces required under Clause 52.06-5 or 
in a schedule to the Parking Overlay for the existing use of the land. 

Á The number of car parking spaces currently provided in connection with the existing use is not reduced after 
the new use commences. 

 
Clause 52.06-5 Number of car parking spaces required under Table 1 sets out the car parking requirement that 
applies to a use listed in the Table.  A car parking requirement in Table 1 may be calculated as either: 
 
Á a number of car parking spaces; or 
Á a percentage of the total site area that must be set aside for car parking 
 
The table contained in Clause 52.06-5 of the Planning Scheme states that car parking must be provided at a ratio 
of: 

 
Á 1 car space to each one or two bedroom dwelling, plus; 
Á 2 car spaces to each three or more bedroom dwelling (with studies or studios that are separate rooms 

counted as a bedrooms) plus; 

Response: 
 
No native vegetation is to be removed as part of the application. 
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Á 1 car space for visitors to every 5 dwellings for developments of 5 or more dwelling 

 
Clause 52.06-6 For applications to reduce the car parking requirement (including reduce to zero) the number of 
car parking spaces required under Clause 52.06-5 or in a schedule to the Parking Overlay must be accompanied 
by a Car Parking Demand Assessment. 
 

Car Parking Demand Assessment Comment 

The likelihood of multi-purpose trips within the locality 
which are likely to be combined with a trip to the land 
in connection with the proposed use. 

There will be no multi-purpose trips. 

The variation of car parking demand likely to be 
generated by the proposed use over time. 

Not applicable. 

The short-stay and long-stay car parking demand likely 
to be generated by the proposed use. 

The majority of car parking demand will be long-stay 
with owners/tenants. 

The availability of public transport in the locality of the 
land. 

A bus stops are located within 200 metres of the site 
in Albert Street. 

The convenience of pedestrian and cyclist access to 
the land. 

A concrete footpath is located in front of the site. 

The provision of bicycle parking and end of trip facilities 
for cyclists in the locality of the land. 

Not applicable. 

The anticipated car ownership rates of likely or 
proposed visitors to or occupants (residents or 
employees) of the land. 

The car ownership will be either residents/tenants who 
are living in the dwellings.  On street car parking is 
available in Beverin Street. 

Any empirical assessment or case study. A Traffic Report has been prepared by Impact that 
assesses these requirements. 

 
Before granting a permit to reduce the number of spaces below the likely demand assessed by the Car Parking 
Demand Assessment, the responsible authority must consider the following, as appropriate: 
 

Decision Guidelines Comment: 

The Car Parking Demand Assessment. See Traffic Report prepared by Impact. 

Any relevant local planning policy or incorporated plan. Not applicable. 

The availability of alternative car parking in the locality 
of the land, including: 
Á Efficiencies gained from the consolidation of 

shared car parking spaces. 
Á Public car parks intended to serve the land. 

 
Á On street parking in non-residential zones. 
Á Streets in residential zones specifically 

managed for non-residential parking 

 
 
Not applicable. 
 
There is on-street parking available in Beverin Street. 
 
Not applicable. 
There are no time limits designated in Beverin Street. 

Response: 
 
The proposed development comprises twenty-two (22) x 3 bedroom dwellings and four (4) x 2 bedroom 
dwellings which equates to forty-eight (48) car spaces to be provided on site.  There are fifty-one (51) spaces 
to be provided on site.   
 
Two (2) visitor parking are to be provided on the site.  Under the provisions of Clause 52.06-5, a total of 5 
visitor spaces are required on site.  A reduction of three (3) spaces will be required under this application.   
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On street parking in residential zones in the locality of 
the land that is intended to be for residential use. 

There is on street parking available on both sides of 
Beverin Street.     

The practicality of providing car parking on the site, 
particularly for lots of less than 300 square metres. 

Refer to the Traffic Report. 

Any adverse economic impact a shortfall of parking may 
have on the economic viability of any nearby activity 
centre. 

There is sufficient on street parking available in 
Beverin Street.  There will be no impact on the 
economic viability of any nearby activity centre. 

The future growth and development of any nearby 
activity centre. 

No impact. 

Any car parking deficiency associated with the existing 
use of the land. 

Not applicable.   

Any credit that should be allowed for car parking 
spaces provided on common land or by a Special 
Charge Scheme or cash-in-lieu payment. 

Not applicable. 

Local traffic management in the locality of the land. Not applicable.  

The impact of fewer car parking spaces on local 
amenity, including pedestrian amenity and the amenity 
of nearby residential areas. 

There will be no impact on the local amenity.  There is 
existing parking spaces available on Beverin Street.   

The need to create safe, functional and attractive 
parking areas. 

This will be provided with the development. On street 
parking is parallel parking on both sides of Beverin 
Street which allows for safe and functional parking.   

Access to or provision of alternative transport modes to 
and from the land. 

There is a bus stop located within 200 metres of the 
site. 

The equity of reducing the car parking requirement 
having regard to any historic contributions by existing 
businesses. 

Not applicable.   

The character of the surrounding area and whether 
reducing the car parking provision would result in a 
quality/positive urban design outcome. 

Not applicable. 

Any other matter specified in a schedule to the Parking 
Overlay. 

Not applicable. 

 
7.4  Two or more Dwellings on a Lot and Residential Buildings 

 
Clause 55 of the Planning Scheme sets out various objectives and standards which Planning Permit applications 
for multi-dwelling residential development must meet.   
 

Clause Comment 
 
55.02-1 - Neighbourhood Character objective 
(Standard B1) 
 
To ensure that the design respects the existing 
neighbourhood character or contributes to a 
preferred neighbourhood character. 
 
To ensure that the design responds to the features 
of the site and surrounding area. 
 

 
 
 
 
Complies ï Refer to Section 3 of the attached Planning 
Report for further details. 
 
 
 

 
55.02-2 – Residential Policy objective 
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(Standard B2) 
 
To ensure that residential development is provided 
in accordance with any policy for housing in the 
State Planning Policy Framework and the Local 
Planning Policy Framework, including the 
Municipal Strategic Statement and local planning 
policies. 
 
To support medium densities in areas where 
development can take advantage of public 
transport and community infrastructure and 
services. 
 

 
 
Complies ï Refer to Section 9 of the attached Planning 
Report for further details. 

 
55.02-3 – Dwelling Diversity objective  
(Standard B3) 
 
To encourage a range of dwelling sizes and types 
in developments of ten or more dwellings. 
 

 
 
 
 
Complies ï The dwellings are a mixture of single and  
storey with all living areas at ground level.  The proposed 
dwellings will comprise two (2) or three (3) bedrooms. 
 

 
55.02-4 – Infrastructure objective 
(Standard B4) 
 
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. 
 

 
 
 
 
Complies - The existing services of electricity, reticulated 
water and sewerage are currently available to the site and 
will be utilised as part of the proposed development.  
 
There is no indication that the development will overload 
these services. 

 
55.02-5 – Integration with the street objective  
(Standard B5) 
 
To integrate the layout of development with the 
street. 
 

 
 
 
 
Complies ï Entrances to the dwellings will be easily seen 
from Beverin Street or from the internal driveway which 
both provide for good surveillance for residents in the 
development.  Pedestrian access will via each driveway 
and then a separate path to the front door. 
 

 
55.03-1 – Street Setback objective  
(Standard B6) 
 
To ensure that the setbacks of buildings from a 
street respect the existing or preferred 
neighbourhood character and make efficient use of 
the site. 
 

 
 
 
 
Partly Complies ï The front setbacks of the proposed 
dwellings fronting Beverin Street will not impact on the 
existing streetscape.  Dwelling 19 will sit forward of the 
existing dwelling at 122 Beverin Street, which currently 
exists with the existing dwelling at 124 Beverin Street.  The 
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dwellings then step back as you travel in a southerly 
direction with Dwelling 22 also projecting forward on the 
existing dwelling at 130 Beverin Street.  An existing 
common driveway provides an appropriate separation 
between proposed Dwelling 22 and the existing dwelling at 
130 Beverin Street.  The proposed setbacks will not have 
any impact on the streetscape. 
 

 
55.03-2 – Building Height objective 
(Standard B7)  
 
To ensure that the height of buildings respects the 
existing or preferred neighbourhood character. 
 

 
 
 
 
Complies ï The maximum overall height is approximately 
7.3 metres from ground level for the two (2) storey 
dwellings. 
 

 
55.03-3 – Site Coverage objective 
(Standard B8)  
 
To ensure that the site coverage respect the 
existing or preferred neighbourhood character and 
responds to the features of the site. 
 

 
 
 
 
Complies ï  
 
Built area ï 3,350.50m2 
Site area ï 7,219.00m2 
 

3350.50m2 · 7219.00m2 x 100 = 46.4% 
 

 
55.03-4 – Permeability and Stormwater 
management objectives 
(Standard B9)  
 
To reduce the impact of increased stormwater run-
off on the drainage system. 
 
To facilitate on-site stormwater infiltration. 
 
To encourage stormwater management that 
maximises the retention and reuse of stormwater. 
 

 
 
 
 
 
Complies ï 
 
Built/hard surface area ï 4,716.80m2  
Site area ï 7,219.00m2 
 

4716.80m2 · 7219.00m2 x 100 = 65.3% 
 

 
55.03-5 – Energy Efficiency objective 
(Standard B10)  
 
To achieve and protect energy efficient dwellings 
and residential buildings. 
 
To ensure the orientation and layout of 
development reduce fossil fuel energy use and 
make appropriate use of daylight and solar energy. 
 

 
 
 
 
Complies ï The internal living areas are orientated 
towards the north with these internals areas having direct 
access to an outdoor living area that is located to the north.  
There are large areas of windows in the living areas to 
allow for good solar access, which will help with the 
reduction of the use of fossil fuels. 
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55.03-6 – Open Space objective 
(Standard B11) 
 
To integrate the layout of development with any 
public and communal open space provided in or 
adjacent to the development. 
 

 
 
 
N/A - No common open space proposed as part of this 
development. 

 
55.03-7 – Safety objective 
(Standard B12) 
 
To ensure the layout of development provides for 
the safety and security of residents and property. 
 

 
 
 
 
Complies ï Proposed entrances to each dwelling are 
generally oriented towards Beverin Street or the internal 
common property driveway. Lights can be installed at each 
entrance for visibility at night times and front doors to each 
unit will be seen from the street.  The private open spaces 
to each unit will be enclosed with no public access.  
Planting will not obscure accessways. 
 

 
55.03-8 – Landscaping objective 
(Standard B13) 
 
To encourage development that respects the 
landscape character of the neighbourhood. 
 
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. 
 

 
 
 
 
Complies ï Appropriate landscaping will be provided as 
part of the development.  A detailed landscape plan is 
provided in the plans documentation. 

 
55.03-9 – Access objective 
(Standard B14) 
 
To ensure the number and design of vehicle 
crossovers respects the neighbourhood character. 
 

 
 
 
 
Complies ï The proposal will create two (2) new additional 
crossovers which will allow for convenient, safe and 
efficient vehicle movements and connection to Beverin 
Street   
 
The street width is wider than 20m and the driveways will 
not exceed 40% of the street frontage.  Emergency 
vehicles will have direct access to the front doors of the 
proposed dwelling. 
 

 
55.03-10 – Parking Location objective 
(Standard B15) 
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To provide convenient parking for resident and 
visitor vehicles. 
 
To protect residents from vehicular noise within 
developments. 
 

 
Complies ï Car parking spaces are conveniently located 
with easy access to each dwelling. 
 
All dwellings contain a single or double garage with some 
dwellings having an uncovered car space in front of the 
garage door. 
 
 

 
55.04-1 – Side and Rear Setback objective 
(Standard B17) 
 
To ensure that the height and setback of a building 
from a boundary respects the existing or preferred 
neighbourhood character and limits the impact on 
the amenity of existing dwellings. 
 
 
 

 
 
 
 
Complies ï New building wall heights will be less than 3.6 
metres and are setback at least 1 metre from side and rear 
boundaries, except for the garage for dwelling 22 on the 
south side.  Dwelling 11 will be built to the eastern 
boundary but will have very little impact on the adjoining 
property to overshadowing or overlooking.  The wall height 
is over the required height, but no impact will be caused to 
the adjoining land.  It could be described as a garage wall 
built to the boundary. 
 

 
55.04-2 – Walls on Boundaries objective 
(Standard B18)  
 
To ensure that the location, length and height of a 
wall on a boundary respects the existing or 
preferred neighbourhood character and limits the 
impact on the amenity of existing dwellings. 
 

 
 
 
 
Complies ï There is the proposed garage wall of Dwelling 
22 that is built to the southern boundary.  Dwelling 11 will 
be built to the eastern boundary but will have very little 
impact on the adjoining property to overshadowing or 
overlooking.  The wall height is over the required height, 
but no impact will be caused to the adjoining land.  It could 
be described as a garage wall built to the boundary. 
 

 
55.04-3 – Daylight to Existing Windows 
objective 
(Standard B19)  
 
To allow adequate daylight into existing habitable 
room windows. 
 

 
 
 
 
 
Complies ï All habitable room windows on surrounding 
dwellings are in excess of 1m from the subject site. 

 
55.04-4 – North Facing Windows objective 
(Standard B20) 
 
To allow adequate solar access to existing north-
facing habitable room windows. 
 

 
 
 
 
Complies ï There are two existing habitable room 
windows within 3 metres of proposed Dwellings 25 & 26. 
There is sufficient setback between these habitable 
windows and the proposed dwellings to provide adequate 
sunlight. 
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55.04-5 – Overshadowing Open Space 
objective 
(Standard B21)  
 
To ensure buildings do not unreasonably 
overshadow existing secluded private open space. 
 

 
 
 
 
 
Complies ï There is limited overshadowing to the existing 
dwelling to the south (adjacent to dwellings 25 & 26) but is 
not unreasonable in affecting the secluded private open 
space. 
 

 
55.04-6 – Overlooking objective 
(Standard B22)  
 
To limit views into existing secluded private open 
space and habitable room windows. 
 

 
 
 
 
Complies ï Dwellings will be a mixture of single and 
double storey with dividing fence heights of 1.8m.  Where 
there is double storey dwellings highlight windows and/or 
screening devices will be provided if within the 9.0 metre 
arc. 
 

 
55.04-7 – Internal Views objective 
(Standard B23) 
 
To limit views into the secluded private open space 
and habitable room windows of dwellings and 
residential buildings within a development. 
 

 
 
 
 
Complies ï The proposed two (2) storey dwellings are 
generally in accordance with the 9.0 metres setback rule.  
The proposed 2 storey dwellings along the Beverin Street 
frontage will require appropriate screening to reduce any 
potential overlooking.  The plans detail the type of 
screening that will be used.  There will be no overlooking 
between the single storey dwellings. 
 

 
55.04-8 – Noise Impacts objective 
(Standard B24) 
 
To contain noise sources in developments that 
may affect existing dwellings. 
 
To protect residents from external noise. 
 

 
 
 
 
Complies ï There will no noise impacts to adjoining 
dwellings. 

 
55.05-1 – Accessibility objective 
(Standard B25) 
 
To encourage the consideration of the needs of 
people with limited mobility in the design of 
developments. 
 

 
 
 
 
Complies ï Entry points are located at ground level and 
are easily accessible.  

 
55.05-2 – Dwelling Entry objective 
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(Standard B26) 
 
To provide each dwelling or residential building 
with its own sense of identity. 
 

 
 
Complies ï Entry point is visible from Beverin Street or the 
common property within driveway and is contained under 
a portico. 
 

 
55.05-3 – Daylight to New Windows objective 
(Standard B27)  
 
To allow adequate daylight into new habitable 
room windows. 
 

 
 
 
 
Complies ï All habitable room windows open to the sky or 
a light court with a minimum area of 3 square metres and 
minimum dimension of 1 metre clear to the sky. 
 

 
55.05-4 – Private Open Space objective 
(Standard B28)  
 
To provide adequate private open space for the 
reasonable recreation and service needs of 
residents. 
 

 
 
 
 
Complies ï All the dwellings have ample secluded private 
open space located at the rear and have a northerly 
orientation.  The dwellings which have secluded private 
open space on the south side, the calculation 2.0m + 0.9(h) 
formula has been used to formulate the required open 
space. 
 

 
55.05-5 – Solar Access to Open Space objective 
(Standard B29)  
 
To allow solar access into the secluded private 
open space of new dwellings and residential 
buildings. 

 
 
 
 
Complies ï All secluded private open spaces areas are 
located on the north side of the dwelling.  The dwellings 
which have secluded private open space on the south side, 
the calculation 2.0m + 0.9(h) formula has been used to 
formulate the required open space. 
 

 
55.05-6 – Storage objective 
(Standard B30) 
 
To provide adequate storage facilities for each 
dwelling. 
 

 
 
 
 
Complies ï 6.0m3 of storage space is available in each 
garage and/or externally.  

 
55.06-1 – Design Detail objective 
(Standard B31)  
 
To encourage design detail that respects the 
existing or preferred neighbourhood character. 
 

 
 
 
 
Complies ï The built form with compliment and be 
compatible with existing surrounding development. 
 
The existing neighbourhood is characterised by simple 
designs that were built in the 1950s, 1960s and 1970s.  
There are a number of modern designs built in the 
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immediate area with a mixture of building materials such 
as brick, weatherboard and mixture of pitched and flat 
roofs. 
 
The proposed development will comprise face brickwork, 
rendered brickwork, horizontal weatherboards and 
lightweight materials that will allow for painting to meet the 
varying colours of houses in the street.  There is also the 
use of pitched and flat roof designs that comprise tiles and 
iron roofs.  Appropriate weather protection is provided over 
the main entrances and use of aluminium windows to 
replicate what is used in the street. 
 

 
55.06-2 – Front Fences objective 
(Standard B32)  
 
To encourage front fence design that respects the 
existing or preferred neighbourhood character. 
 

 
 
 
 
Complies ï No front fences are being constructed on each 
lot. 
 

 
55.06-3 – Common Property objective 
(Standard B33) 
 
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. 
 

 
 
 
 
Complies ï The proposed common property driveway will 
provide access to the properties at the rear of the site.  The 
driveway is wide and provides appropriate areas for 
vehicles to pass safely and efficiently with all vehicles 
entering and leaving in a forward direction.  

 
55.06-4 – Site Services objective 
(Standard B34) 
 
To ensure that site services can be installed and 
easily maintained. 
 
To ensure that site facilities are accessible, 
adequate and attractive. 
 

 
 
 
 
Complies ï Site services have been located where 
possible in the most efficient and economical location. 
 
Provision has been made for the storage of bins and 
mailboxes have been located in convenient and 
appropriate locations. 
 

7.5  Residential Subdivision 
 
Clause 56 of the Planning Scheme sets out various objectives and standards which Planning Permit applications 
for residential subdivision must meet.   
 

Clause (Standard) Comment 
 
56.03-4 (C5) 
BUILT ENVIRONMENT OBJECTIVE 
 

 
 
 
 



Staged Development of Twenty-Six Dwellings, a Staged Twenty-Six (26) Lot Subdivision and 
Reduction of Car Parking Requirements 
124-128 Beverin Street, Sebastopol 

  
Page 21 of 38 

To create urban places with identity and character. 
 

Complies ï The proposed lots are average in size to 
other lots in the immediate area. The lots range between 
220m2 to 301m2 which meets the existing character of the 
surrounding area.   
 
New driveways to the lots will be similar to the existing 
driveways in the existing subdivisions in the immediate 
area. 
 

 
56.04-1 (C7) 
LOT DIVERSITY AND DISTRIBUTION 
OBJECTIVES 
 
To achieve housing densities that support compact 
and walkable neighbourhoods and the efficient 
provision of public transport services. 
 
To provide higher housing densities within walking 
distance of neighbourhood centres. 
 
To achieve increased housing densities in 
designated growth areas. 
 
To provide a range of lot sizes to suit a variety of 
dwelling and household types. 
 

 
 
 
 
 
Complies - The subdivision allows for an appropriate 
housing density with the average lot size being 250m2. 
 
The subdivision provides a range of lot sizes and shapes 
to suit a variety of dwelling and household types and 
needs. 
 
Lots are appropriately orientated and are of adequate size 
to allow for the construction of dwellings and associated 
outbuildings.  Lots are reasonably accessible to all required 
facilities such as public transport, neighbourhood centres 
and the like. 

 
56.04-2 (C8) 
LOT AREA AND BUILDING ENVELOPES 
OBJECTIVE 
 
To provide lots with areas and dimensions that 
enable the appropriate siting and construction of a 
dwelling, solar access, private open space, vehicle 
access and parking, water management, 
easements and the retention of significant 
vegetation and site features. 
 

 
 
 
 
 
Complies ï The proposed lots can comfortably 
accommodate the development of a dwelling on each 
respective allotment.   
 
Each lot is sufficient in area to provide appropriate 
vehicular access, solar access, onïsite parking and 
easements. 
 

 
56.04-3 (C9) 
SOLAR ORIENTATION OF LOTS OBJECTIVE 
 
To provide good solar orientation of lots and solar 
access for future dwellings. 
 

 
 
 
 
Complies ï All lots are of sufficient size to have 
appropriate solar orientation. 

 
56.04-4 (C10) 
STREET ORIENTATION OBJECTIVE 
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To provide a lot layout that contributes to 
community social interaction, personal safety and 
property security. 
 

Complies - All lots will have both legal and practical access 
to the proposed new common property driveway and 
Beverin Street. 

 
56.04-5 (C11) 
COMMON AREA OBJECTIVES 
 
To identify common areas and the purpose for 
which the area is commonly held. 
 
To ensure the provision of common area is 
appropriate and that necessary management 
arrangements are in place. 
 
To maintain direct public access throughout the 
neighbourhood street network. 
 

 
 
 
 
Complies ï The common property driveway will be 
managed by an Owners Corporation.  All vehicles that use 
the common driveway have access to Beverin Street.  The 
common property driveway is safe and efficient for the 
residents of the development.  
 

 
56.05-1 (C12) 
INTEGRATED URBAN LANDSCAPE 
OBJECTIVES 
 
To provide attractive and continuous landscaping in 
streets and public open spaces that contribute to 
the character and identity of new neighbourhoods 
and urban places or to existing or preferred 
neighbourhood character in existing urban areas. 
 
To incorporate natural and cultural features in the 
design of streets and public open space where 
appropriate. 
 
To protect and enhance native habitat and 
discourage the planting and spread of noxious 
weeds. 
 
To provide for integrated water management 
systems and contribute to drinking water 
conservation. 
 

 
 
 
 
 
Complies - The opportunity exists for landscaping of the 
allotments and the incorporation of water sensitive design 
options.  This will be determined at the time of when 
drainage design plans have been approved. 
 
The width of the proposed internal road reserves will 
provide good opportunity for street tree planting to be 
undertaken in accordance with a landscape plan prepared 
to the satisfaction of the Council. 
 
 

 
56.05-2 (C13) 
PUBLIC OPEN SPACE PROVISION 
OBJECTIVES 
 
To provide a variety of open spaces with links to 
other open spaces and regional parks where 
possible. 
 
To ensure that public open space of appropriate 
quality and quantity is provided in convenient 

 
 
 
 
 
N/A 
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locations to meet the recreational and social needs 
of the community. 
 
To support active and healthy communities. 
 

 
56.06-2 (C15) 
WALKING AND CYCLING NETWORK 
OBJECTIVES 
 
To contribute to community health and well-being 
by encouraging walking and cycling as part of the 
daily lives of residents, employees and visitors. 
 
To provide safe and direct movement through and 
between neighbourhoods by pedestrians and 
cyclists. 
 
To reduce car use, greenhouse gas emissions and 
air pollution. 
 

 
 
 
 
 
Complies - The proposed subdivision will connect to the 
existing road network and provide for safe walking and 
cycling access to facilities. 

 
56.06-4 (C17) 
NEIGHBOURHOOD STREET NETWORK 
OBJECTIVE 
 
To provide for direct, safe and easy movement 
through and between neighbourhoods for 
pedestrians, cyclists, public transport and other 
motor vehicles using the neighbourhood street 
network. 
 

 
 
 
 
 
Complies - The new common driveway will connect to 
Beverin Street allowing residents to access the existing 
neighbourhood street network providing for direct, safe and 
easy movement through and between neighbourhoods. 

 
56.06-5 (C18) 
WALKING AND CYCLING NETWORK DETAIL 
OBJECTIVES 
 
To design and construct footpaths, shared path and 
cycle path networks that are safe, comfortable, well 
constructed and accessible for people with 
disabilities. 
 
To design footpaths to accommodate wheelchairs, 
prams, scooters and other footpath bound vehicles. 
 

 
 
 
 
 
Complies - The proposed subdivision creates a new 
common property driveway which will allow for pedestrian 
and cyclist traffic.  The new driveway will connect with the 
existing formal footpath and cycle path networks in this 
area. 

 
56.06-6 (C19) 
PUBLIC TRANSPORT NETWORK DETAIL 
OBJECTIVES 
 

 
 
 
 
 
Complies ï Public transport in located within 200 metres 
of the site.   
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To provide for the safe, efficient operation of public 
transport and the comfort and convenience of 
public transport users. 
 
To provide public transport stops that are 
accessible to people with disabilities. 
 

 
56.06-7 (C20) 
NEIGHBOURHOOD STREET NETWORK DETAIL 
OBJECTIVE 
 
To design and construct street carriageways and 
verges so that the street geometry and traffic 
speeds provide an accessible and safe 
neighbourhood street system for all users. 
 

 
 
 
 
 
N/A  

 
56.06-8 (C21) 
LOT ACCESS OBJECTIVE 
 
To provide for safe vehicle access between roads 
and lots. 
 

 
 
 
 
Complies ï Vehicle driveways will provide access to each 
lot from Beverin Street and the proposed new common 
property driveway. 
  

 
56.07-1 (C22) 
DRINKING WATER SUPPLY OBJECTIVES 
 
To reduce the use of drinking water. 
 
To provide an adequate, cost-effective supply of 
drinking water. 
 

 
 
 
 
Complies ï Water supply will be provided to the 
requirements of Central Highlands Water Authority. 

 
56.07-2 (C23) 
REUSED AND RECYCLED WATER OBJECTIVE 
  
To provide for the substitution of drinking water for 
non-drinking purposes with reused and recycled 
water. 
 
 

 
 
 
 
N/A ï The use of recycled water is not proposed as part of 
this development. 

 
56.07-3 (C24) 
WASTE WATER MANAGEMENT OBJECTIVE 
 
To provide a waste water system that is adequate 
for the maintenance of public health and the 
management of effluent in an environmentally 
friendly manner. 
 

 
 
 
 
Complies ï The site will be connected to a reticulated 
waste water system to the requirements of Central 
Highlands Water Authority. 
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56.07-4 (C25) 
URBAN RUN-OFF MANAGEMENT OBJECTIVES 
 
To minimise damage to properties and 
inconvenience to residents from urban run-off. 
 
To ensure that the street operates adequately 
during major storm events and provides for public 
safety. 
 
To minimise increases in stormwater run-off and 
protect the environmental values and physical 
characteristics of receiving waters from 
degradation by urban run-off. 
 

 
 
 
 
Complies ï Site drainage will be consistent with current 
best practice design principles.  Any future dwelling will 
have installed rainwater tanks in line with current Building 
Regulations to further reduce stormwater runoff from the 
sites.  A detailed Stormwater Management Strategy is 
provided with the application. 

 
56.08-1 (C26) 
SITE MANAGEMENT OBJECTIVES 
 
To protect drainage infrastructure and receiving 
waters from sedimentation and contamination. 
 
To protect the site and surrounding area from 
environmental degradation or nuisance prior to and 
during construction of subdivision works. 
 
To encourage the reuse of materials from the site 
and recycled materials in the construction of 
subdivisions where practical. 
 

 
 
 
 
Complies ï A detailed site management plan will be not 
available until such time as the civil works are put out to 
tender and the successful tenderer provides full details of 
site management and containment plans.  Such 
information will be provided to Council when available prior 
to the commencement of construction works. 

 
56.09-1 (C27) 
SHARED TRENCHING OBJECTIVES 
 
To maximise the opportunities for shared trenching. 
 
To minimise constraints on landscaping within 
street reserves. 
 

 
 
 
 
Complies ï Trenching will be shared where possible. 

 
56.09-2 (C28) 
ELECTRICITY, TELECOMMUNICATIONS AND 
GAS OBJECTIVES 
 
To provide public utilities to each lot in a timely, 
efficient and cost effective manner. 
 
To reduce greenhouse gas emissions by 
supporting generation and use of electricity from 
renewable sources. 

 

 
 

 
 
 
 
Complies ï The lots will be connected to electricity, 
telecommunications and gas in accordance with the 
relevant requirements of the supply/servicing agency. 
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56.09-3 (C29) 
FIRE HYDRANTS OBJECTIVE 
 
To provide fire hydrants and fire plugs in positions 
that enable fire fighters to access water safely, 
effectively and efficiently. 
 

 
 
 
 
Complies - Fire hydrants will be provided in the design of 
the subdivision to the satisfaction of the CFA. 

 
56.09-4 (C30) 
PUBLIC LIGHTING OBJECTIVE 
 
To provide public lighting to ensure the safety of 
pedestrians, cyclists and vehicles. 
 
To provide pedestrians with a sense of personal 
safety at night. 
 
To contribute to reducing greenhouse gas 
emissions and to saving energy. 
 

 
 
 
 
Complies - Public lighting can and will be provided within 
the new court which will promote safety for the future 
occupants and visitors to the subdivision. 

 

8.  General Provisions 
 

8.1  Decision Guidelines 
 
Under the provisions of Clause 65.01, before deciding on an application or approval of a plan, the responsible 
authority must also consider, as appropriate: 
 

Clause 65.01- Application or approval of a plan Comments 

The Municipal Planning Strategy and the Planning 
Policy Framework. 

The proposed development complies with the PPF 
and LPPF including the MSS and local planning 
policies. 

The purpose of the zone, overlay or other provision The development and subdivision complies with the 
General Residential Zone. 

Any matter required to be considered in the zone, 
overlay or other provision 

Not applicable. 

The orderly planning of the area This proposal represents an orderly, sensible and 
practical response to land that is situated within a 
residential context. 

The effect on the amenity of the area There will be no measurable effect or impacts on the 
amenity of the area. Appropriate offsets distances 
exist between the proposed dwellings and adjoining 
residential properties. No adverse overshadowing 
effects or overlooking of private open space has 
occurred through this layout and design of the 
proposed dwellings. 

The proximity of the land to any public land The land is not in close proximity to any public land. 

Factors likely to cause or contribute to land degradation, 
salinity or reduce water quality 

Not applicable. 
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Whether the proposed development is designed to 
maintain or improve the quality of stormwater within and 
exiting the site 

Any storm or surface water runoff will be discharged 
to the current legal point of discharge. The proposal 
will not increase stormwater runoff. 

The extent and character of native vegetation and the 
likelihood of its destruction 

Not applicable. 

Whether native vegetation is to be or can be protected, 
planted or allowed to regenerate 

Not applicable. 

The degree of flood, erosion or fire hazard associated 
with the location of the land and the use, development 
or management of the land so as to minimise any such 
hazard 

Not applicable. 

The adequacy of loading and unloading facilities and 
any associated amenity, traffic flow and road safety 
impacts. 

Appropriate driveways have been provided for 
vehicles to enter and leave in a safe and efficient 
manner. 

 
Under the provisions of Clause 65.02, before deciding on an application to subdivide land, the responsible authority 
must also consider, as appropriate: 
 

Clause 65.02 – Application to subdivide land Comments 

The suitability of the land for subdivision The land is suitable for subdivision.  

Moreover, the subdivision finds support in the Local 
Planning Policy Frameworks including the Municipal 
Strategic Statement (MSS), and is consistent with the 
purpose of the General Residential Zone. 

The existing use and possible future development of the 
land and nearby land 

This is a residential subdivision in a residential area. 
The resulting lots will be developed for the proposed 
single dwellings. 
 
Nearby and adjacent land is also zoned residential 
and will remain for residential use and development 

The availability of subdivided land in the locality, and the 
need for the creation of further lots 

This subdivision presents itself as a residential infill 
and urban consolidation opportunity, which are both 
outcomes sought by the LPPF. 

  
As per the LPPF, there is a demand for residential lots 
in this area. 

The effect of development on the use or development 
of other land which has a common means of drainage 

The subdivision will not adversely affect the drainage 
regime that is associated with adjoining land or other 
land in the vicinity of the subject site. 

The subdivision pattern having regard to the physical 
characteristics of the land including existing vegetation 

Having regard to the physical characteristics of the 
subject land and its surrounding context, it is 
submitted that the pattern and rhythm of the 
subdivision is appropriate for the subject land.  
 
The subdivision will facilitate development that is in 
keeping with the existing and preferred 
neighbourhood character.   

The density of the proposed development A staged twenty-six (26) lot subdivision is considered 
consistent with the existing neighbourhood whilst 
allowing increased housing at a level that is 
appropriate in the General Residential Zone. 
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The area and dimensions of each lot in the subdivision The proposed staged subdivision will create twenty-
six (26) new residential lots all capable of containing 
the proposed dwellings. 

The layout of roads having regard to their function and 
relationship to existing roads 

Not applicable. 

The movement of pedestrians and vehicles throughout 
the subdivision and the ease of access to all lots 

The proposed common property driveway provides 
safe and efficient manoeuvring of vehicles in and out 
of the site.  Footpaths have been provided for 
pedestrian access through the development to 
connect to Beverin Street. 

The provision and location of reserves for public open 
space and other community facilities 

Not applicable. 

The staging of the subdivision The subdivision will occur in two (2) stages.  Stage 1 
will comprise dwellings 13 to 26 and Stage 2 will 
comprise dwellings 1 to 12. 

The design and siting of buildings having regard to 
safety and the risk of spread of fire 

The proposed dwelling has been designed on the 
corresponding lot so to be well segregated, with 
internal setbacks of at least 1 metre from all 
boundaries.  Therefore the risk of the spread of fire is 
considered minimal. 

The provision of off-street parking Appropriate parking has been provided for each 
dwelling.  A reduction of 3 visitor spaces will occur as 
there is ample on street parking available in Beverin 
Street. 

The provision and location of common property A common property driveway will be constructed for 
the dwellings located behind the proposed dwellings 
fronting Beverin Street. 

The functions of any body corporate An Owners Corporation will be required to manage the 
common property areas. 

The availability and provision of utility services, 
including water, sewerage, drainage, electricity and gas 

The proposed subdivision can be serviced by the 
following utility services, which are all available to it: 
Á Water; 
Á Sewerage; 
Á Drainage; 
Á Electricity; 
Á Natural Gas; and 
Á Telecommunications. 

If the land is not sewered and no provision has been 
made for the land to be sewered, the capacity of the 
land to treat and retain all sewage and sullage within the 
boundaries of each lot. 

Not applicable. 

Whether, in relation to subdivision plans, native 
vegetation can be protected through subdivision and 
siting of open space areas 

Not applicable. 

 
9.  Policy Context 

 
It is considered the proposal is consistent with the relevant Planning and Local Planning Policies as outlined below:- 
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9.1  Planning Policy Framework 
 
Clause 12.01 – Biodiversity ï Contains policies relating to the protection of habitat and native vegetation 
management.   

 
Clause 15.01 – Urban Environment ï Contains policies relating to urban design, urban design principles, 
neighbourhood and subdivision design, density and safety and cultural identity and neighbourhood character.   

 
Clause 15.02 – Sustainable Development ï More specifically 15.02-1S Energy and Resource Efficiency aims to 
encourage land use and development that is consistent with the efficient use of energy and the minimisation of 
greenhouse gas emissions. 

 
Clause 15.03 – Heritage ï Contains policies relating to heritage conservation and aboriginal cultural heritage.  The 
objectives of these policies are: 
 
Á To ensure the conservation of places of heritage significance. 
Á To ensure the protection and conservation of places of Aboriginal cultural heritage significance. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Response: 
 
No native vegetation is to be removed from the site. 

Response: 
 
The proposal will provide an orderly infill development of this established residential area, and the proposed 
dwellings will not compromise the existing streetscape.  The site is located close to a full range of services and 
the proposal will make efficient use of existing infrastructure.  The proposal is consistent with orderly and 
sustainable development within a regional city.  

Subject Site 

Areas of Possible Cultural 

Heritage Sensitivity 
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Clause 16.01 – Residential Development ï Contains policies relating to integrated housing, location of residential 
development, housing diversity and housing affordability.   

 
Clause 19.03-2S – Water Supply, Sewerage and Drainage ï This policy aims to plan for the provision of water 
supply, sewerage and drainage services that efficiently and effectively meet State and community needs and 
protect the environment.   

 
9.2  Local Planning Policy Framework 
 
9.2.1 Municipal Strategic Statement 
 

Clause 21.02-1 – Urban Growth – aims to support a pattern of growth which reinforces the ó10 Minute Cityô 
 
Clause 21.02-5 – Ongoing Change Areas ï aims to facilitate limited incremental growth in ongoing change areas 
at a scale and density appropriate to the area.  
 
Clause 21.02-7 – Housing Diversity ï aims to provide a range of choices in housing design, location and density. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Response: 
 
The proposal will add to the range of available housing and will assist to meet demand in this area.  The site 
is located within an established residential area and the development will help to consolidate the urban area 
without consuming additional land for residential purposes.  The design is appropriate to the existing character 
of the area.  Physical and community infrastructure are located close to this site, with supermarkets, schools, 
public open space and recreational facilities and bus stop in close proximity. 

Response: 
 
All services are to be provided to each dwelling including reticulated water, sewer, drainage and electricity. 

Response: 
 
The site is not within an area of Aboriginal Cultural Heritage Sensitivity. 

Response: 

The proposal will provide for urban consolidation and infill development without compromising the character of 
this locality.  It will add to housing choice and provide for orderly and efficient residential development, in addition 
to maximising the utilisation of existing infrastructure.  The site is also in close proximity to a full range of 
commercial and social services 
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9.2.2 Local Planning Policies 
 
There are no local planning policies relevant to this application. 
 

10.  Conclusion 
 
In summary, it is respectfully submitted that this proposed development and subdivision is consistent with the 
objectives and strategies of both the Planning and Local Planning Policy Framework of the Ballarat Planning 
Scheme, which seek to encourage urban consolidation. 
 
In conclusion, it is considered that the proposed subdivision is appropriate to the site and its surrounds given the 
following: 
 
Á The proposal meets the Planning and Local planning policy objectives. 
Á The proposal is consistent with the purpose of the General Residential Zone. 
Á The proposal responds positively to the decision guidelines of Clauses 65.01 and 65.02. 
Á The proposal will result in a more efficient use of the existing infrastructure and will help to reduce the 

pressure for urban development to spread outside the city. 

Response: 

The subject site is identified as óConvenience Living Areaô within Councilôs Housing Framework Plan.  As such, 
the development as proposed is considered to satisfactorily comply with this strategic document. 
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Á The resulting lot sizes and configuration are such that they are respectful of and not at odds with the existing 
residential subdivision pattern of the area. 

Á This proposed residential subdivision is respectful of the established character of the neighbourhood and is 
responsive to energy efficiency and principles for sustainable development. 

Á The proposal is considered to be an appropriate infill development. 
  
For all of the reasons outlined above, which have been expanded upon throughout this report, it is respectfully 
requested that the Ballarat City Council support the application and issue a planning permit to allow for a staged 
development of twenty-six (26) dwellings, a reduction of car parking requirements and a staged twenty-six (26) lot 
subdivision located at 124-128 Beverin Street, Sebastopol. 
 
 
 
 
éééé..ééé.ééé.. 
 James Iles 
 Town Planner 
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11.  Photos of the site and surrounds 

 

Existing dwelling at 124 
Beverin Street. 

 

Existing frontage of the 
subject site. 

 

Existing dwelling at 128 
Beverin Street. 
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Front portion of the site. 

 

Subject site. 

 

Subject site. 
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Subject site. 

 

Existing dwelling at 130 
Beverin Street. 

 

Existing dwelling at 122 
Beverin Street. 
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Existing dwelling at 120 
Beverin Street. 

 

Existing dwelling at 119 
Beverin Street. 

 

No. 121 Beverin Street. 
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No. 123 Beverin Street. 

 

No. 125 Beverin Street. 

 

No. 127 Beverin Street. 
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Looking north along Beverin 
Street. 

 

Looking south along Beverin 
Street. 

 


