
 

 

 

 

 

 

 

 

 

 

 

 

 

Special 
Planning 
Committee 
Meeting 
Agenda 
Tuesday 28 August 2018 

Commencing at 6pm 

Council Chamber 
Hobsons Bay Civic Centre 
115 Civic Parade, Altona 



HOBSONS BAY CITY COUNCIL 
Special Planning Committee Meeting Agenda            28 August 2018  

 
 

THE COUNCIL’S MISSION 

We will listen, engage and work with our community to plan, deliver and advocate for 
Hobsons Bay to secure a happy, healthy, fair and sustainable future for all. 
 

OUR VALUES 

Respectful 

Community driven and focused 

Trusted and reliable 

Efficient and responsible 

Bold and innovative 

Accountable and transparent 

Recognised 

 
Council acknowledges the peoples of the Kulin nation as the Traditional Owners of these 
municipal lands and waterways, and pay our respects to Elders past and present. 

 
Chairperson:   

Cr. Colleen Gates Wetlands Ward 

Councillors:    

Cr. Sandra Wilson  Cherry Lake Ward 

Cr. Michael Grech Wetlands Ward 

 

Both applicants and objectors should note that whilst recommendations are included 
in this agenda the Special Planning Committee may accept, amend or propose an 
alternative resolution. 

The disclosure of interest requirements of the Local Government Act (sections 77A and B) 
apply equally to meetings of the Council and Special Committees. This applies to both 
conflicts of interest and disclosure of any interest whether pecuniary or non-pecuniary. The 
Act requires that the interest be disclosed before the matter is discussed or considered.  

Disclosure must occur immediately before the matter is considered or discussed. 

 



Agenda 
 

 Apologies 
 

 

 

 Disclosure of Interests 

In accordance with Sections 77A, 77B, 78 and 79 of the Local Government Act 1989 
Councillors are required to disclose a "conflict of interest" in a decision if they would receive, 
or could be reasonably perceived as receiving a direct or indirect financial or non-financial 
benefit or detriment (other than as a voter, resident or ratepayer) from the decision. 

In accordance with Section 79B of the Local Government Act 1989 Councillors who consider 
that they have a personal interest that is in conflict with their public duty in relation to a 
matter may, if they do not have a conflict of interest as described above, apply to the Council 
to be exempted from voting on the matter. 

Disclosure must occur immediately before the matter is considered or discussed. 

 

 

 Business 
 

Item 1 

Application:  PA1737799  

 Address  9 Corrigan Avenue, Brooklyn 

Proposal: Construction of two attached double storey dwellings in 
accordance with the endorsed plans. 

 

 Item 2 

Application:  PA1738599  

 Address  85 Maddox Road, Williamstown North 

Proposal: Subdivision of the land into four Super-lots, removal of native 
vegetation, creation of roads, carrying out of works and 
creation of access to a road in a Road Zone, Category 1. 

 



 

 

 

 

   



PA1737799 – 9 Corrigan Avenue, Brooklyn 
Authors Name: Shane Pritchard  Appendix: Yes 

Purpose 

This planning application relates to a proposal to construct two attached double storey 
dwellings. 

Recommendation 

That the Special Planning Committee resolve to: 

Issue a Notice of Decision to Grant a Planning Permit in respect to Planning Application 
PA1737799 at 9 Corrigan Avenue, Brooklyn for the construction of two attached double 
storey dwellings, subject to the conditions contained in the Draft Notice of Decision in 
Appendix 2 

Key Issues 

 The proposal is considered to respond positively to its context in terms of urban
character and will not have a detrimental impact on neighbouring properties.

 The proposed development is considered to be appropriate from a neighbourhood
character perspective for the following reasons:

- The proposed development provides setbacks which are sympathetic to adjoining
dwellings. The setback zones are to be satisfactorily landscaped to enhance the
street appearance and interface with the adjoining dwellings.

- The garages facing the street are adequately recessed behind the line of the
dwelling to reduce the impact on the street.

- Two storey elements are adequately recessed from the front facade.
- The materials proposed include rendered treatments, face brickwork and

selected weatherboard cladding which are used by dwellings in the immediate
vicinity of the site.

- The proposed mix of materials will add interest and vitality to the streetscape.
- The proposed overall height provides an acceptable transition to adjoining and

nearby dwellings.
- The upper level incorporates floor to ceiling heights of 2550mm which helps to

reduce the dominance of the development.
- No front fence is provided facing the street.
- Low pitched roof forms are to be utilised.

 The height, scale and form of the proposed development is considered to be
satisfactory.

 There is adequate area for private open space and landscaping at ground level.



Policy Implications 

The proposal demonstrates compliance against the relevant State Planning Policy 
Framework and Local Planning Policy Framework of the Hobsons Bay Planning Scheme as 
well as the relevant policy of the Hobsons Bay Neighbourhood Character Study 2002.  
 

Consultation and Communication 

The application was advertised pursuant to Section 52 of the Planning and Environment Act 
1987. All owners and occupiers of adjoining land were notified by mail and a sign was placed 
on site.  

Council has received twenty-seven objections with the main concerns relating to 
neighbourhood character, visual bulk, overdevelopment, density, overlooking, 
overshadowing, noise, traffic and car parking. 

 

Conclusion 

The proposal for the construction of two attached double storey dwellings is considered 
appropriate and complies with the requirements of Rescode and relevant policy of the 
Hobsons Bay Planning Scheme.  
 

Appendices 

1. Officers Report 
2. Draft Notice of Decision 
3. Locality Map and Advertised Plans 
4. Planning Scheme Provisions 
5. Clause 55 - Rescode 
6. Clause 52.06 – Car Parking 
7. Neighbourhood Character Policy 
 

Officer Declaration of Conflict of Interest 

Section 80C of the Local Government Act 1989 requires members of Council staff and 
persons engaged under contract to provide advice to the Council, to disclose any direct or 
indirect interest in a matter to which the advice relates.  

Council officers involved in the preparation of this report have no conflict of interest in this 
matter. 

 
 

 

 

 

 

 

 

 



PA1738599 – 85 Maddox Road, Williamstown North 
 
Authors Name: Kylie Sullivan      Appendix: Yes 

 
Purpose 
 
This planning application relates to the subdivision of the land into four super-lots, removal of 
native vegetation, creation of roads, carrying out of works and creation of access to a road in 
a Road Zone, Category 1 

 

Recommendation 

That the Special Planning Committee resolve to: 

Issue a Notice of Decision to Grant a Planning Permit in respect to Planning Application 
PA1738599 at 85 Maddox Road, Williamstown North for subdivision of the land into four 
super-lots, removal of native vegetation, creation of roads, carrying out of works and creation 
of access to road in a Road Zone, Category 1 in accordance with the endorsed plans subject 
the conditions contained in the Draft Notice of Decision in Item 1, Appendix 2. 
 
 
 
Key Issues 
 
 Despite being identified as a Strategic Redevelopment Area (SRA) and potentially 

suitable for residential use as per the recommendations in the Industrial Land 
Management Strategy 2008 (ILMS), the subject site cannot used for any purpose other 
than industrial or commercial activities due to the current land owner, Mobil, imposing 
a restrictive covenant prohibiting sensitive land uses including accommodation, open 
space, education and places of assembly.    

 Mobil have entered into a contract of sale with Time and Place Commercial P/L who 
are seeking to firstly create four industrial super lots on the site, to be further 
subdivided in later stages.  

 The land is a former landfill site with uncontrolled filling of industrial and domestic 
waste across the site which includes lead-based paint, asbestos, hydrocarbons and or 
solvents up to a depth of 2.7 metres below the current surface levels.  

 Full remediation of the site is unfeasible and given the presence of asbestos, not 
recommended by the Environmental Auditor engaged to oversee the Environmental 
Audit being undertaken at this site. 

 The site will be compacted and then capped with a layer of clean fill of up to 1.0 
metres to ensure the future use of the site for industrial and commercial activities is 
acceptable from an environmental health perspective and in accordance with the 
Statement of Environmental Audit. 

 Areas being handed to Council including road reserves and landscape buffers will 
however be required to be fully remediated.  

 The handling and removal of the contaminated soil on the site will be undertaken in 
accordance with the EPA’s strict regulations and overseen by the appointed 
Environmental Hygienist and Auditor to ensure the risk to surrounding community is 
appropriately minimised.    

 The proposed industrial subdivision is in accordance with the current zoning of the 
land being Industrial 3 Zone and will act to advance economic development in the 



Williamstown North area providing increased employment opportunities for local 
residents. 

 Landscape buffers in the form of Council reserves will be required along the north and 
east interfaces to screen views of the future industrial built form as seen from adjoining 
and nearby sensitive interfaces. 

 Requirements for urban design standards and sustainable outcomes are being 
imposed to ensure the future built form outcome for this strategic site will be of a high-
standard which all future development applications will need to comply with. 

 Flooding implications are being carefully reviewed by Melbourne Water to ensure the 
existing flow paths and on-site storage conditions will not be impacted by the proposed 
subdivision so that surrounding properties will not be detrimentally impacted. 

 On-site treatment of the stormwater is being required to ensure the water quality will 
not have adverse impacts on the wetlands to the south being discharged from Paisley 
Drain. 

 Measures are being implemented to ensure the pipeline infrastructure located to the 
north of the subject site will not be impacted to the satisfaction of the relevant licensee. 

 The site has very little in the way of native vegetation on it due to the previous use as a 
land fill, therefore the removal of the remaining native vegetation is considered 
reasonable subject to the required small off-set being made. 

 Amenity impacts to nearby residential areas will be addressed through urban design 
outcomes, landscaping treatments and limiting vehicle access to be via new internal 
roads only. Use and development permit approvals will further enforce amenity 
protection for residents also when they are considered in the future.  

 Movements networks will also be enhanced and protected with requirements for 
shared paths to be constructed along Kororoit Creek Road and within the site itself and 
by minimising openings along the western boundary to ensure the continued safe 
operation of the off-road shared trail along Maddox Road.      

 
Policy Implications 
 
The proposal satisfies the relevant Planning Policy Framework and Local Planning Policy 
Framework of the Hobsons Bay Planning Scheme including contamination and infrastructure 
matters as well as the Industrial 3 Zone, Special Building Overlay and Particular Provisions 
as they relate to native vegetation and creating access to a road in a Road Zone Category 1. 
 
Consultation and Communication 
 
The application was advertised pursuant to Section 52 of the Planning and Environment Act 
1987. All owners and occupiers of adjoining land were notified by mail and with several signs 
being placed on site. Council has received 12 objections with the main concerns relating to 
risks associated with the disturbance of contaminated soil, amenity impacts with the site 
being used for industrial purposes, traffic implications and safety, the appearance of the 
future industrial buildings and the land being developed for industrial purposes. A 
consultation meeting was held between the applicant and the resident objectors on 30 May 
2018 in an effort to try and appease some of the concerns raised by residents. Over 20 
residents attended, however not all the concerns were resolved particularly in relation to the 
risks associated with remediating the subject site. 
 
The application was referred to the Council’s City Strategy team who opposed the proposed 
industrial subdivision as it did not align with the ILMS as an SRA, but it was acknowledged 
that given the covenant being imposed by Mobil, Council’s strategic vision for this site can no 
longer be pursued. However, the objectives of the ILMS for a high-quality built form to be 
achieved on this site was recommended to be implemented as per the Outline Development 
Plan for Precinct 13 being the land bounded by Kororoit Creek Road to the south, Maddox 



Road to the west, the Werribee Railway Line to the north and Hygeia Avenue and the former 
Hobsons Bay Caravan Park to the east. The application was also referred to the Traffic and 
Design Engineers, Open Space and Parks departments, all of whom recommended several 
conditions be imposed on the granting of the subdivision proposal.  
 
Conclusion 
 
The proposal for the initial super-lot subdivision of this large industrial site is considered to 
be acceptable as it satisfies the relevant planning scheme assessment criteria.  Issues that 
have been identified through the assessment process, and the planning related concerns 
that were raised in the objections, have been addressed through conditions outlined in the 
Draft Notice of Decision, including specific outcomes to be secured through Section 173 
Agreements. The application is considered to respond positively to the relevant provisions of 
the Hobsons Bay Planning Scheme including its context in terms of urban character and will 
enhance the economic development of the area, whilst not causing detrimental impacts on 
neighbouring properties. Accordingly the application is recommended for approval.  
 
 
Appendices 
 
1. Officer’s Report 
2. Draft Notice of Decision 
3. Locality Map and Advertised Plans 
4. Amended plan dated 13 June 2018 
5. Planning Scheme Provisions 

 
Officer Declaration of Conflict of Interest 
Section 80C of the Local Government Act 1989 requires members of Council staff and 
persons engaged under contract to provide advice to the Council, to disclose any direct or 
indirect interest in a matter to which the advice relates.  
 
Council officers involved in the preparation of this report have no conflict of interest in this 
matter. 
 
 

  



 



Appendix 1 

Officer’s Report 
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Planning Application No PA1737799  

9 Corrigan Avenue, Brooklyn.  

Shane Pritchard 

SUMMARY 

This application proposes the construction of two attached double storey dwellings. The 
application was advertised with twenty-seven objections received with the main concerns 
relating to neighbourhood character, visual bulk, overdevelopment, density, overlooking, 
overshadowing, noise, traffic and car parking.  

The proposal achieves satisfactory compliance with Rescode. It is recommended that a 
Notice of Decision to Grant a Planning Permit be issued subject to certain conditions. 

Application is for: Construction of two attached double storey 
dwellings 

Applicant: Maher Chendeb 
Date Received:  2 August 2017 
Counter Days (from completion of 
report): 

64 as at 7 August 2018  

Zoning: General Residential Zone Schedule 1 (Appendix1) 
Overlays: N/A 
Site inspection: 16 August 2017 
Under what clause(s) is a permit 
required:  

Clause 32.08-6 (General Residential Zone 
Schedule 1), a permit is required to construct more 
than one dwelling on a lot. 

Restrictive covenants or 
easements on the title:  

Covenant 1230742 states, “….will not at any time 
hereafter excavate carry away or remove or permit 
or allow to be excavated carried away or removed 
any earth clay stone gravel or sand from the said 
land hereby transferred except for the purpose of 
excavating for the foundations of any building to be 
erected thereon or use or permit or allow the said 
land hereby transferred to be used for the 
manufacture or winning of bricks tiles or pottery 
ware…” The proposed development does not 
contravene the covenant. 

A 3.05m wide sewer and drainage easement is 
located at the southern (rear) property boundary. 

Cultural Heritage Management 
Plan: 

N/A 

SUBJECT SITE & LOCALITY 

The subject site is located on the southern side of Corrigan Avenue, approximately 139 
metres from the intersection with Millers Road, Brooklyn. Corrigan Avenue is a local street 
with no car parking restrictions. The site is rectangular in shape with a frontage to Corrigan 
Avenue of 15.24 metres, a depth of 45.72 metres with a total area of 696.75 square metres.  
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The site currently contains a single storey dwelling setback a minimum 6500mm from 
Corrigan Avenue. The site also comprises two outbuildings which are located adjacent to 
each of the side property boundaries. The site is defined by a timber paling fence on the side 
and rear boundaries of the site. At the Corrigan Avenue frontage of the site there is a low 
brick fence.   

There are lawn and shrubs in the front and rear yard of the site. There is a street tree within 
the nature strip at the Corrigan Avenue frontage of the site. At the front of the site there is a 
concrete footpath and kerb/channel. There is an existing vehicle crossing at the north-east 
corner of the site facing Corrigan Avenue.  

The adjoining land to the west and east comprises a single storey dwelling. The adjoining 
land to the south comprises the rear yard of several dwellings which have frontage to 
Stenhouse Avenue.  

The subject site offers access to a range of services and facilities including bus routes 411, 
412, 414 & 903,  major roads, Altona Gate Shopping Centre, education facilities, Brooklyn 
Reserve, D.N.Duane Reserve and the Federation Trail.   

PERMIT/SITE HISTORY 

There are no previous planning permits for this site. 

PROPOSAL 

The application proposes the construction of two attached double storey dwellings. 

PUBLIC NOTIFICATION  

The application has been advertised pursuant to Section 52 of the Planning and 
Environment Act 1987. All owners and occupiers of adjoining land were notified by mail and 
one sign was placed on site.  

Council has received twenty-seven objections with the main concerns relating to 

neighbourhood character, visual bulk, overdevelopment, density, overlooking, 
overshadowing, noise, traffic and car parking. 

ASSESSMENT 

Planning Policy Framework 
Clause 15.01-1R (Urban design – Metropolitan Melbourne) states, “To create a distinctive 
and liveable city with quality design and amenity.”   

Clause 15.01-2S (Building Design) states, “To achieve building design outcomes that 
contribute positively to the local context and enhance the public realm.”  

Clause 16.01-1S (Residential development) states, “To promote a housing market that 
meets community needs.” 
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Subject to the recommended conditions the proposal responds positively to its context in 
terms of urban character and will not have a detrimental impact on neighbouring properties.  

Local Planning Policy Framework 
Clause 21.06-1 (Built environment) and Clause 21.07 (Housing) of the Hobsons Bay 
Planning Scheme sets out strategies to ensure that new development respects and 
enhances the preferred neighbourhood character of the residential areas of Hobsons Bay. 

Subject to the recommended conditions the proposal is considered to satisfactorily respond 
to the context of the area and will enhance the preferred neighbourhood character. 

Minimum garden area requirement 
The proposed development has a minimum 35.17% garden area which complies with 
Clause 32.08-4 (Minimum garden area requirement) of the Hobsons Bay Planning Scheme.  

Neighbourhood character 
The site is located within a residential area characterised by single storey brick veneer and 
weatherboard dwellings, with double storey dwellings beginning to contribute to the 
character of the area. It is noted that multi-unit developments are a common theme within 
the area, including side-by-side developments. This form of development is likely to continue 
into the future due to a combination of factors, including: the generous sizes of the lots in the 
area; the age of the housing stock; and the State Government’s urban consolidation policy 
which seek to respond to increasing population numbers.  

It is considered that the proposal exhibits sensitive design. Overall, the dwellings have been 
well articulated and designed to avoid impacts to abutting properties. The dwellings 
comprise of a combination of face brickwork and render cladding at ground and Shadowclad 
and render cladding at first floor. The roofs are pitched (22.5 degrees) will be constructed of 
concrete tiles with a hipped formation. While these materials generally respond to the 
surrounding housing stock, the use of Shadowclad is not considered appropriate. As such, a 
condition will be included on any permit issued requiring the removal of Shadowclad 
cladding on the upper level and replacement with James Hardie Scyon Linea boards which 
is a superior product which has a profile consistent with timber weatherboard cladding. 

To demonstrate that the proposal is consistent with the streetscape the applicant has provided 
a streetscape elevation plan for the Corrigan Avenue frontage.   

The proposed development is considered to be appropriate from a neighbourhood character 
perspective for the following reasons:  

 The proposed development provides setbacks which are sympathetic to adjoining
dwellings. The setback zones are to be landscaped to enhance the street appearance.

 Minimising the impact to the Corrigan Avenue frontage by providing a generous setback
for the garages from the front title boundary.

 The materials proposed include a face brick and rendered finish which is used by
dwellings in the immediate vicinity of the site.

 The proposed mix of materials will add interest and vitality to the streetscape.
 The proposed overall height provides an acceptable transition to adjoining and nearby

dwellings.
 Low pitched roof forms are to be utilised.
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The application is considered to be consistent with the requirements of Clause 22.08 
(Precinct 1 Brooklyn) of the Hobsons Bay Planning Scheme.   

Building over easement 
There is a 3.05 metre wide drainage and sewer easement at the rear southern property 
boundary of the site.   

Therefore, the applicant will be required under the building regulations to obtain consent 
from the Municipal Building Surveyor and City West Water to build the storage sheds over 
the easement.  

A note can be included on the planning permit to address this issue. 

Rescode (Clause 55) 
A detailed assessment of the proposal against the provisions of Clause 55 is provided in 
Appendix 5 of the report and the proposal is found to comply. 

Car Parking (Clause 52.06 of the Hobsons Bay Planning Scheme) 
An assessment against Clause 52.06 of the Hobsons Bay Planning Scheme is provided in 
Appendix 6 of this report and the proposal is found to comply.  

Hobsons Bay North Neighbourhood Character Policy (Clause 22.08 Precinct 1 
Brooklyn) 
A detailed assessment of the Neighbourhood Character Policy (Clause 22.08 Precinct 1 
Brooklyn) is provided in Appendix 7 of this report.  

Neighbourhood Character Study 2002 
A detailed assessment of the Neighbourhood Character Study 2002 Precinct 1 Brooklyn is 
provided in Appendix 7 of this report.  

RESPONSE TO OBJECTIONS 
The following is a response to the concerns raised by the objectors that have not been 
discussed in the above assessment. 

Overlooking 
The objectors raised concerns regarding unreasonable direct overlooking as a result of 
overlooking into back and front yards as a result of the development.   

To address the issue of overlooking the applicant has used highlight windows (minimum sill 
height of 1700mm above finished floor level) or fixed obscured glazing up to 1700mm above 
finished floor level to all the first floor windows to the side and rear elevations.  
The proposed development complies with the requirements of Clause 55.04-6 (Standard 
B22 – Overlooking objective) of the Hobsons Bay Planning Scheme.  

It is considered that the applicant has satisfactorily addressed the issue of overlooking.  

Overshadowing 
The objectors raised concerns that the proposed development will result in overshadowing of 
homes and yards and that the overshadowing diagrams are inaccurate.  

It is acknowledged that there was a minor anomaly in the 9am shadow diagram which was 
shown on the advertised plans. The minor anomaly has been corrected by the applicant and 
revised shadow diagrams have been submitted.  
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The applicant has provided shadow diagrams for the proposed development for the 
September Equinox (9am, 12noon and 3pm). The diagrams show the extent of 
overshadowing as a result of the proposed development.  

It is acknowledged that the adjoining property to the west (11 Corrigan Avenue) will be 
affected by overshadowing at 9am. However, the area where the shadow is cast is largely 
over a common driveway and garage so is considered to be acceptable. The secluded 
private open space of this dwelling is not significantly affected.  

At 3pm the property at 11 Corrigan Avenue is not overshadowed. 

At 3pm a small part of the sideage of the adjoining property to the east (10 Corrigan Avenue) 
will be affected by overshadowing. However, the area affected is already affected by the 
existing fence shadow.   

The impact from overshadowing from the proposed development is not excessive and 
complies with the requirements of Clause 55.04-5 (Standard B21 - Overshadowing open 
space objective) of the Hobsons Bay Planning Scheme.   

Overdevelopment 
The proposed site coverage of 53.09% complies with Rescode requirements and is not 
considered to be an overdevelopment in terms of built form at ground level or first floor level. 

The proposed development demonstrates a good level of compliance against the 
requirements of Clause 55 (Rescode) of the Hobsons Bay Planning Scheme.  

Indications of a proposal that is an overdevelopment tend to be where there are multiple 
examples of non-compliance against the requirements of Clause 55 of the Hobsons Bay 
Planning Scheme which is not the case in this instance.  

Density  
The objectors have raised concerns regarding the proposed number of additional dwellings 
in the area. Rescode has no controls that specifically restrict the number of dwellings (ie 
density) on a site other than by assessment against the Rescode objectives.  

Level of intensification  
The objectors have raised concerns that ‘this level of intensification is not warranted given 
the new areas scheduled for redevelopment, namely the former Bradmill site (approximately 
1km from Corrigan Ave), the former Don Smallgoods site (approximately 3km from Corrigan 
Ave) and the former Caltex site Newport (approximately 3.5km from Corrigan Avenue.’  

As mentioned above there are no controls that restrict the number of dwellings on a site.  

Each town planning application is required to be considered on its own merits against the 
assessment criteria contained the Planning Scheme.  

The development of the Bradmill site and former Don Smallgoods site is not relevant to the 
consideration of this application. There will be opportunity for community consultation when 
the merits of any development applications for these sites are considered.  

Noise 
The objectors have raised concerns regarding unreasonable noise as a result of excessive 
increase in residential density.  
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It is considered that the proposal will not generate noise over and above that normally 
experienced in a residential area. A condition of any permit can require the applicant to 
nominate the satisfactory location of any plant and equipment to prevent any unreasonable 
noise and visual impact.  
 
Traffic and car parking 
The objectors have raised concerns regarding the number of car parking spaces to be 
provided and the possibility that vehicles may park in the street at the front of the site.  
 
Whilst there are Rescode requirements for car parking numbers there are no controls which 
prevent vehicles parking in the street if there are no time restrictions as is the case with the 
subject site.  
 
Clause 52.06-5 (Number of car parking spaces required) of the Hobsons Bay Planning 
Scheme requires that car parking for residents should be provided as follows:  
 

 One space for each one or two bedroom dwelling.  
 Two spaces for each three or more bedroom dwelling (with studies or studios that are 

separate rooms counted as a bedroom).   
 
Therefore, under Clause 52.06-5 a minimum of four spaces need to be provided for 
residents.  
 
The applicant has provided parking for six vehicles exceeding the minimum requirements.  
 
The proposed car parking arrangement is satisfactory and the surrounding road network will 
be able to handle the traffic generated by the proposed development.  
 
It is also noted that there is provision for one on-street car parking space in between the 
proposed vehicle crossings at the Corrigan Avenue street frontage.  
 
Lack of consideration of the absence of alternative public transport 
It is acknowledged that the site does not have convenient access to a train station or tram 
stop. There are however bus services 411, 412, 414 & 903 which can be utilised by the 
future occupants of the proposed dwellings. It is noted that the site is within the area 
identified in Amendment VC148 as being on a Principal Public Transport Route.  
 
Increased truck movements 
The objectors have raised concerns that ‘the forecast in the next few years for truck 
movements is predicted to grow by an extra 15000 per day’ and ‘these numbers will increase 
dramatically when the West Gate tunnel project is completed, as Millers Road will become a 
major access point to the tunnel.’   
 
Existing traffic and parking problems in the area cannot be addressed through the current 
application, nor should the burden of relieving these existing problems be imposed on the 
developer/owner of the subject land. 
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CONCLUSION 

The proposal for the construction of two attached double storey dwellings is considered 
appropriate and complies with the requirements of Rescode and relevant policy of the 
Hobsons Bay Planning Scheme. 

RECOMMENDATION 

That the Special Planning Committee resolves to: 

Issue a Notice of Decision to Grant a Permit in respect to Application PA1737799 at 9 
Corrigan Avenue for the construction of two attached double storey dwellings, subject the 
conditions contained in the Draft Notice of Decision in Appendix 2. 
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Appendix 2 

Draft Notice of Decision 
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DRAFT

NOTICE OF DECISION TO GRANT A PERMIT 

Application No: PA1737799 
_________________________________________________________________ 

Planning Scheme: Hobsons Bay Planning Scheme 

Responsible Authority: Hobsons Bay City Council 

__________________________________________________________________ 

THE RESPONSIBLE AUTHORITY HAS DECIDED TO GRANT A PERMIT. 
THE PERMIT HAS NOT BEEN ISSUED. 

ADDRESS OF THE LAND: 9 Corrigan Avenue, Brooklyn 

WHAT WILL THE PERMIT ALLOW: Construct two attached double storey dwellings 
in accordance with the endorsed plans. 

WHAT WILL THE CONDITIONS OF THE PERMIT BE: 
________________________________________________________________ 

1. Before the development starts, three copies of revised plans drawn to scale and
dimensioned, must be submitted to and approved by the Responsible Authority. When 
approved the plans will be endorsed and will then form part of the permit. 

The plans must be substantially in accordance with the advertised plans, but modified to 
show to the satisfaction of the Responsible Authority:  

(a) A re-establishment survey plan of the subject land prepared by a licensed land
surveyor showing the location of existing boundary fences and any other relevant
land features in relation to the title boundaries. Any discrepancies between the
advertised plans and the survey plan must be rectified to the satisfaction of the
Responsible Authority.

(b) A schedule of all external materials and finishes. The schedule must show the
materials, colour (including two sets of colour samples) and finish of all external
walls, roof, fascias, window frames and paving (including car parking surfacing).
The driveways are required to incorporate a high quality finish and not plain
concrete.

(c) The Shadowclad cladding on the upper level of both dwellings removed and
replaced with James Hardie Scyon linea boards or an alternative material
provided with a profile consistent with timber weatherboard cladding.
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DRAFT

(d) The positioning of all plant and equipment (including air conditioning units, heating
units, hot water systems, etc) which is proposed to be located externally. Such
plant and equipment must be positioned to prevent unreasonable noise and visual
impact.

(e) A landscape plan including the location of all existing and proposed species. An
emphasis must be placed on maximising the use of native drought tolerant
species and must include:

 The provision of at least two advanced native non-deciduous canopy
trees comprising either a Coastal Banksia, Dwarf Yellow Gum or similar
within the front setback of each dwelling.

 The provision of at least one advanced native non-deciduous canopy tree
within the rear yard of each dwelling.

A canopy tree must have a mature height of at least six metres and be a minimum 
1.5 metres high at the time of planting. 

(f) Confirmation of the location of water tanks or solar panels to each dwelling.

(g) Nomination of the location of outdoor clothes drying facilities for each dwelling.

(h) The floor layout and site plan must show the existing natural ground levels and the
proposed finished floor levels (FFL’s) and site levels reduced to a common datum 
point (RL) or to Australian Height Datum (AHD). The elevation plans must show 
the wall heights and overall height based on the RL’s. 

(i) The FFL’s for the deck/alfresco area of Dwelling 1 and Dwelling 2 must not result
in unreasonable overlooking to the adjoining property owners/occupiers. The 
boundary fence which is located adjacent to the deck/alfresco to Dwelling 1 and 
Dwelling 2 must be provided at a minimum height of 1800mm above the FFL of 
the rear deck/alfresco area to ensure there is no unreasonable overlooking to 
adjoining property owners/occupiers. 

(j) A notation on the plans confirming that the side or rear sections of the rear
alfresco/deck areas to each dwelling are not to be enclosed in any way.

(k) New timber paling or Colorbond fence at the cost of the owner (9 Corrigan
Avenue) adjacent to the western boundary of the Dwelling 1 driveway at a
maximum height of 1200mm extending back from the street for approximately
4000mm (to enable satisfactory sight lines for vehicles egressing the site, subject
to the approval of the adjoining property owner at 11 Corrigan Avenue). A
2000mm high timber paling or Colorbond fence must be provided for the balance
of the western property boundary.

(l) New timber paling or Colorbond fence at the cost of the owner (9 Corrigan
Avenue) adjacent to the eastern boundary of the Dwelling 2 driveway at a
maximum height of 1200mm extending back from the street for approximately
4000mm (to enable satisfactory sight lines for vehicles egressing the site, subject
to the approval of the adjoining property owner at7 Corrigan Avenue). A 2000mm
high timber paling or Colorbond fence must be provided for the balance of the
eastern property boundary.
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(m) The rear pedestrian door to the garage of Dwelling 1 to open outwards to avoid
conflict with vehicle movements.

2. The development as shown on the endorsed plans must not be altered without the
prior written consent of the Responsible Authority.

3. The side or rear sections of the deck/alfresco to each dwelling must not be enclosed in
any way without the written consent of the Responsible Authority.

4. Concurrently with a request for endorsed plans under this permit a bank guarantee or
bond of $2000 must be lodged by the owner with the Responsible Authority to ensure
the satisfactory establishment of landscaping works. Once landscaping has been
completed in accordance with the endorsed landscaping plan, Council must be notified
so that a site inspection can confirm the landscaping is compliant, and a 6 week
establishment period will commence. The bank guarantee or bond will be returned
after landscaping has been initially maintained for that period to the satisfaction of the
Responsible Authority. After the establishment period, the landscaping must be
maintained in accordance with the endorsed landscaping plan to the satisfaction of the
Responsible Authority.

5. Prior to the occupation of the buildings hereby permitted, landscaping works as shown
on the endorsed plans must be completed and thereafter must be maintained to the
satisfaction of the Responsible Authority. 

6. Prior to commencement of works, the following provisions relating to the protection of
the existing street tree must be undertaken to the satisfaction of the Responsible 
Authority: 

i) A suitable Tree Protection Zone of 1.0 metre radius with barrier fence
must be established around the street tree to be retained on the Corrigan 
Avenue frontage.  

ii) The Tree Protection Zone must be enclosed using a 2 metre high
temporary cyclone fence or similar, which must remain in place through 
all stages of the development. This fence must not enclose the footpath 
which must be kept clear for pedestrian access and a sign must be 
erected on the fence informing that the fence is a ‘Tree Protection Zone’.  

iii) The area within the Tree Protection Zone must not be disturbed by any
means (including parking of vehicles or storage of plant & equipment,
materials, soil or waste).

iv) No excavation is allowed within the Tree Protection Zone except with the
consent of Council’s Town Planning Department and under the
supervision of a qualified Arborist.

7. Provision must be made for a suitable structure or structures for receiving mail and
newspapers. Such area must be kept clean and tidy. The structure must include
separate provision for each unit to receive papers. The structure must be designed so
the mail boxes face the street to allow mail delivery from the footpath area in
accordance with the requirements of Australia Post.

8. Street numbers contrasting in colour to the background must be fixed at the front
boundary of the property as near as practicable to, or on the letterboxes. Separate unit
numbers must be placed adjacent to the front entrance of each dwelling, such
numbers must be clearly legible from the access driveway.
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9. All service pipes, (excluding downpipes), fixtures and fittings must be concealed on
exposed elevations to the satisfaction of the Responsible Authority.

10. Any alteration of soil level involving an increased or decreased level at the boundary
must be retained by the provision of an adequate retaining wall, which is constructed
of brick or masonry or other suitable alternative approved by the Responsible
Authority, to buttress the soil against the possibility of shift. The construction of this
retaining wall must be carried out by the owner.  The retaining wall must remain in
place whilst any increase or decrease level is present.

11. All brickwork on or facing the boundaries of the site must be either raked and cleaned
(face brickwork) or rendered and painted or bagged and painted to the satisfaction of
the Responsible Authority.

12. Prior to the occupation of the buildings hereby permitted, areas set aside for parked
vehicles and access lanes as shown on the endorsed plans must to the satisfaction of
the Responsible Authority be:

(a) Constructed.
(b) Properly formed to such levels that they can be used in accordance with the

plans.
(c) Surfaced with an all-weather seal coat.
(d) Drained and maintained.

Parking areas and access lanes must be kept available for these purposes at all times.  

13. Garages must at all times be kept available for parking motor vehicles and must not be
used for any other purpose. 

14. The garages authorised under this permit must have either a panel lift door or a roller
door and be remote opening to the satisfaction of the Responsible Authority.  

15. All basic services, including water, electricity, gas, sewerage, telephone and other
telecommunication facilities must be installed underground and located to the 
satisfaction of the Responsible Authority.   

16. Prior to commencement of the development the owner must prepare stormwater
drainage design plans to the satisfaction of the relevant Building Surveyor.  An
application to Council must be made for a Legal Point of Discharge for the disposal of
stormwater from the subject land and to determine the relevant Council standards for
the stormwater drainage system design.  An on-site storm water detention system will
be required if the volume of stormwater exceeds the capacity of the legal point of
discharge.

17. Before any construction or demolition works commence on the land, a secure fence
must be provided around the perimeter of the land to prevent access to the land by
unauthorised persons. This fence must be maintained for the duration of the
construction and demolition, be a minimum height of 1.5m (or such alternative height
as is approved in writing by the Responsible Authority), and be constructed to the
satisfaction of the Responsible Authority. The gate or opening to the fence must be
securely locked at all times when work is not being undertaken on the land.

18. The owner must meet the costs of all alterations to and reinstatement of, the
Responsible Authority and other Public Authority Assets deemed necessary and
required by such Authorities for the development. The owner must obtain the prior

Special Planning Committee Meeting - Tuesday 28 August 2018

16



DRAFT

specific written consent of the Council or other relevant Authority to such alterations 
and reinstatements and must comply with conditions required by the said Authority in 
relation to the execution of such works. 

19. Any vehicle crossings must be constructed in the location shown on the endorsed plan
to a standard satisfactory to the Responsible Authority. The relocation of any services
including electricity poles, drainage pits, Telstra pits, fire hydrants and the like must be
at the expense of the owner and approved by the appropriate authority prior to
undertaking such works. Consent for such crossings must be obtained through
Council’s Contracts, Procurement and Asset Protection Department prior to
construction.

20. If the nature strip is damaged during construction of the development approved or
during the construction of any services, it must be reinstated and made good,
(including by the planting of grass) at the cost of the owner to the satisfaction of the
Responsible Authority.

21. Except as otherwise specified in another condition of this permit, boundary fences
must be replaced to the satisfaction of the Responsible Authority at no less than 1.8
metres and no more than 2.0 metres in height and at the cost of the owner unless
otherwise agreed to in writing by the Responsible Authority.

22. This permit will expire if one of the following circumstances applies:

(a) The development is not started within two years of the date of this permit.
(b) The development is not completed within four years of the date of this permit.

The Responsible Authority may extend the period in which to start the development if a 
request is made in writing before the permit expires or within six months afterwards. 

The Responsible Authority may extend the period in which to complete the development 
if a request is made in writing before the permit expires or within 12 months afterwards 
and the development was lawfully started before the permit expired.  

Planning Permit notes: 

 Plans submitted for endorsement under a condition of this permit must meet all the
requirements of the condition and be accompanied by a completed Request to
Endorse Plans Form available on the Council’s website www.hobsonsbay.vic.gov.au.
Where the requirements are not met, a fee will apply to any subsequent requests for
endorsed plans where the plans submitted with the initial request did not comply with
conditions on this permit. If you require assistance with any condition, you should
contact Town Planning on 9932 1000.

 The building is to comply with the requirements of the Building Regulations 2018, and
a Building Permit is required before any works are commenced.

 Consent from the Municipal Building Surveyor and City West Water is required to
construct the Dwelling 1 and Dwelling 2 storage sheds over the easement at the
southern property boundary of the site.

 The existing building(s) may contain asbestos. Any demolition works must comply with
the Occupational Health and Safety Regulations 2017. Worksafe should be contacted
regarding the safe handling of asbestos.
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 Disposal of any building materials, including asbestos, must comply with the
Environment Protection (Industrial Waste Resource) Regulations 2009. The
Environment Protection Authority should be contacted regarding the safe removal of
building materials, including asbestos.

 A vehicle crossing permit is required from Council’s Contracts, Procurement and Asset
Protection Department prior to commencing buildings and works for the construction
of a new vehicle crossing or, for the removal of, or alteration to, an existing vehicle
crossing.

 Existing street trees must not be removed or damaged.

 Please complete the Landscaping Bond Return Request Form available on the
Hobsons Bay City Council website www.hobsonsbay.vic.gov.au when the
landscaping, as shown on the endorsed plans, has been completed. The form is to be
accompanied by photographs of the completed landscaping. Council will undertake a
follow up inspection after the six week establishment period to ensure that the
landscaping has been properly maintained. This inspection is free of charge, any
subsequent inspections required as a result of the landscaping being non-compliant
with the planning permit will incur an inspection fee of $100 per inspection payable
prior to the follow up inspection.

 In the event that an application is made for the subdivision of the land to accord with
the development hereby approved, the Responsible Authority will not: 

o Certify the plan of subdivision until construction of the development as
approved has substantially commenced, or; 

o Issue a Statement of Compliance until all development works (including
landscaping) are completed in accordance with the permit and the 
accompanying endorsed plans. 

 As part of any future subdivision of the land it is a requirement under Clause 66.01-1
of the Hobsons Bay Planning Scheme that the owner of the land must enter into an
agreement with:

o a telecommunications network or service provider for the provision of
telecommunication services to each proposed lot in accordance with the
provider’s requirements and relevant legislation at the time; and

o a suitably qualified person for the provision of fibre ready telecommunication
facilities to each proposed lot in accordance with any industry specifications or
any standards set by an Australian Communications and Media Authority,
unless the applicant can demonstrate that the land is in an area where the
National Broadband Network will not be provided by optical fibre.
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LOCALITY PLAN

Subject Site 

9 Corrigan Ave 

Brooklyn 
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APPENDIX 4 SUMMARY OF PLANNING POLICIES AND CONTROLS 

Planning Policy Framework (SPPF) 
The following policies of the State Planning Policy Framework are considered relevant to this 
application: 

 Clause 15.01-1R (Urban Design – Metropolitan Melbourne). 

 Clause 15.01-2S (Building Design). 

 Clause 16.01-1S (Residential Development). 

 Clause 18.02-4S (Car parking). 
 
Local Planning Policy Framework (LPPF) 
The following policies of the Local Planning Policy Framework are considered relevant to this 
application: 

 Clause 21.06-1 (Built Environment and Heritage).  

 Clause 21.07 (Housing). 

 Clause 22.08 (Hobsons Bay North Neighbourhood Character Policy - Precinct 1 Brooklyn).  
 
Zoning 
The following clause of the Hobsons Bay Planning Scheme is relevant to this application:  

 Clause 32.08 (General Residential Zone Schedule 1).   
 
Relevant particular provisions 
The following clauses of the Hobsons Bay Planning Scheme are relevant to this application:  

 Clause 52.06 (Car Parking). 

 Clause 55 (Rescode).  

 Clause 65 (Decision Guidelines).  
 
Council Policy 
The following Council policy is relevant to this application: 
  

 Hobsons Bay City Council Neighbourhood Character Study 2002.  

 Hobsons Bay City Council Landscape Design Guidelines 1999.  
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APPENDIX 5 STANDARDS AND OBJECTIVES OF CLAUSE 55 (RESCODE)  

  
Neighbourhood Character 
Objectives:  

 To ensure that the design respects the existing 
neighbourhood character or contributes to the 
preferred neighbourhood character. 

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

 
Standard B1: 

 The design response must be appropriate to the 
neighbourhood and the site. 

 The proposed design must respect the existing or 
preferred neighbourhood character and respond to 
the features of the site. 

Complies (refer to the 
assessment section of this 
report).  
 

Residential Policy 
Objectives: 

 To ensure that residential development is provided 
in accordance with relevant State and Local policies. 

 To support medium densities in areas where 
development can take advantage of public transport 
and community infrastructure and services.  

 
Standard B2: 

 Written statement describing how development is 
consistent with planning policies for housing in the 
Planning Scheme. 

Complies. 
 
The area can sustain 
medium density housing 
and is supported by 
relevant state and local 
policies. 

Dwelling diversity 
Objectives: 

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

 
Standard B3: 

 Developments of ten or more dwellings should 
provide a range of dwelling sizes and types, 
including: 

 Dwellings with a different number of bedrooms. 
 At least one dwelling that contains a kitchen, bath or 

shower, and a toilet and wash basin at ground floor 
level. 

N/A 

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 B4: 

 Development should: 

Complies.  
 
The proposed dwellings are 
located within an existing 
residential area already 
connected to reticulated 
services. 

Special Planning Committee Meeting - Tuesday 28 August 2018

45



 Be connected to reticulated services, including 
reticulated sewerage, drainage, electricity and gas, 
if available. 

 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 spare capacity, developments should 
provide for the upgrading of or mitigation of the 
impact on services or infrastructure. 

Integration with the street 
Objectives: 

 To integrate the layout of development with the 
street.  

 
Standard B5: 

 Development should provide adequate 
vehicular/pedestrian links that maintain/enhance 
local accessibility 

 Dwellings should be oriented 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. 

Complies.   

The proposed dwellings 
have a satisfactory sense of 
address with pedestrian 
access from Corrigan 
Avenue.  

Street Setback 
Objectives: 

 To ensure that the setbacks of buildings from a 
street respect the existing or preferred 
neighbourhood character and make efficient use of 
the site.  

 
Standard B6: 

 If there are existing buildings on both abutting 
allotments 

 The average distance of the setbacks of the front 
walls of the existing buildings on the abutting 
allotments facing the front street or 9 metres, 
whichever is the lesser. 

 If there is an existing building on one abutting 
allotment and the other one is vacant 

 The same distance as the setback of the front wall 
of the existing building on the abutting allotment 
facing the front street or 9 metres, whichever is the 
lesser. 

 If both abutting allotments are vacant 
 6 metres for streets in a Road Zone, Category 1, 

and 4 metres for other streets. 
 If the subject allotment is on a corner 

 
Front setback 

 If there is a building on the abutting allotment facing 
the front street, the same distance as the setback of 
the front wall of the existing building on the abutting 

Complies.  

The adjoining dwelling to 
the east (7 Corrigan 
Avenue) is setback a 
minimum of 7500mm from 
Corrigan Avenue and the 
adjoining dwelling to the 
west (11 Corrigan Avenue) 
setback a minimum of 
6000mm from Corrigan 
Avenue.  
 
Under the requirements of 
Standard B6 (street 
setback) the minimum front 
setback for Dwelling 1 and 
Dwelling 2 is required to be 
6750mm from Corrigan  
Avenue.    
 
The proposal provides a 
setback to Corrigan Avenue 
at ground level of between 
7500mm to 11000mm from 
Paxton Street which 
complies with the 
requirements of Standard 
B6.  
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allotment facing the front street or 9 metres, 
whichever is the lesser.  If there is no building on the 
abutting allotment facing the front street, 6 metres 
for streets in a Road Zone, Category 1, and 4 
metres for other streets. 

 
Side setback 

 Front walls of new development fronting the side 
street of a corner site should be setback at least the 
same distance as the setback of the front wall of any 
existing building on the abutting allotment facing the 
side street or 3 metres, whichever is the lesser. 

 Side walls of new development on a corner site 
should be setback the same distance as the setback 
of the front wall of any existing building on the 
abutting allotment facing the side street or 2 metres, 
whichever is the lesser. 

  

 

Building Height 
Objectives: 

 To ensure that the height of buildings respects the 
existing or preferred neighbourhood character.  

 
Standard B7: 

 Changes of building height between existing 
buildings and new buildings should be graduated. 

 Flat site 
 The maximum building height should not exceed 9 

metres. 
 Sloping site 
  If the slope of the natural ground level at any cross 

section wider than 8 metres of the site of the 
building is 2.5 degrees or more, the maximum 
building height should not exceed 10 metres. 

Complies. 

The proposed overall height 
of 7175mm provides an 
acceptable transition to 
nearby and adjoining 
dwellings and is under the 
9000mm maximum height 
limit and the 11000mm 
replacement specified in 
Clause 32.08-9 of the 
General Residential Zone of 
the Hobsons Bay Planning 
Scheme.  

  

 

Site Coverage 
Objectives: 

 To ensure that the site coverage respects the 
existing or preferred neighbourhood character and 
responds to the features of the site.  

Standard B8: 
 The site area covered by buildings should not 

exceed 60%. 

Complies.  

The site coverage of the 
proposed development is 
53.09% which is under the 
maximum requirement of 
60%. 

 

Permeability  
Objectives: 

 To reduce the impact of increased stormwater run-
off on the drainage system. 

 To facilitate on-site stormwater infiltration.  
 
Standard B9: 

 At least 20% of the site should not be covered by 
impervious surfaces. 

Complies.  

The proposed permeable 
area is 35.0% which is over 
the minimum requirement of 
20%. 
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Energy efficiency 
Objectives: 

 To achieve and protect energy efficient dwellings 
and residential buildings. 

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

 
Standard B10: 

 Buildings should be: 
 Oriented to make appropriate use of solar energy. 
 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 dwelling, if 
practicable. 

 Dwellings should be designed so that solar access 
to north-facing windows is maximised. 

Complies.   

The living area/secluded 
private open space to each 
dwelling is orientated as 
follows: 

Dwelling 1 – south.  
Dwelling 2 – south.  
 
The living room to each 
dwelling has either an east 
facing window or a west 
facing window in addition to 
the south facing sliding 
door.  
 
Given the orientation of the 
site it is not practical to 
locate the secluded private 
open space to the north 
side of the dwellings.  
 

Open space 
Objectives: 

 To integrate the layout of the development with any 
public and communal open space provided on or 
adjacent to the development.  

 
Standard B11: 

 If any public or communal open space is provided 
on site, it should: 

 Be substantially fronted by dwellings, where 
appropriate, and be accessible and useable. 

 Provide outlook for as many dwellings as 
practicable. 

 Be designed to protect any natural features on the 
site. 

N/A 

Safety 
Objectives: 

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

 
Standard B12: 

 Entrances to dwellings/residential buildings should 
not be obscured or isolated from the street and 
internal access ways. 

 Planting which creates unsafe spaces along streets 
and access ways should be avoided. 

 Developments should provide good lighting, visibility 
and surveillance of car parks and internal access 
ways. 

Complies.   

Each dwelling has a front 
porch area providing a safe 
and secure entrance which 
is clearly visible.  
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 Private spaces within developments should be 
protected from inappropriate use as public 
thoroughfares. 

Landscaping 
Objectives: 

 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.   
 
Standard B13: 

 The landscape layout and design should: 
 Protect any predominant landscape features of the 

neighbourhood. 
 Take into account the soil type and drainage 

patterns of the site. 
 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. 

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

 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. 

Complies.  

This issue is addressed as 
a condition in the draft 
Notice of Decision.  

 

Access 
Objectives: 

 To ensure the number and design of vehicle 
crossovers respects the neighbourhood character.  

 
Standard B14: 

 The width of accessways or car spaces should not 
exceed 33% of the street frontage, or if the width of 
the street frontage is less than 20 metres, 40% 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. 

Complies. 

Two 3000mm wide vehicle 
crossings facing Corrigan 
Avenue are to be utilised 
which equates to 39.37%.   
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 Developments must provide for access for service, 
emergency and delivery vehicles. 

 

Parking Location 
Objectives: 

 To provide convenient parking for resident and 
visitor vehicles.  

 To protect residents from vehicular noise within 
developments.  

 
Standard B15: 

 Car parking facilities should: 
- Be reasonably close and convenient to dwellings 
and residential buildings. 
- Be secure. 
- Be well ventilated if enclosed. 

 Large parking areas should be broken up with trees, 
buildings or different surface treatments. 

 Shared accessways or car parks of other dwellings 
and residential buildings 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. 

Complies.    

The car parking spaces are 
located within close 
proximity to the dwellings 
and provided so that 
residents are protected from 
vehicular noise within the 
development.  

 

Side and rear setbacks 
Objectives: 

 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.  

 
Standard B17: 

 A new building (if not built on a boundary) should be 
set back from side or rear boundaries 1 metre, plus 
0.3 metres for every metre of height over 3.6 metres 
up to 6.9 metres, plus 1 metre for every metre of 
height over 6.9 metres. 

Complies.  

The setbacks from the side 
and rear boundaries are 
considered to be acceptable 
and comply with the 
requirements of Standard 
B17.    

 

Walls on boundaries 
Objectives: 

 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.   

 
Standard B18: 

 A new wall or carport constructed on a side or rear 
boundary of a lot should not abut the boundary for a 
length of more than: 

 10 metres plus 25% of the remaining length of the 
boundary of an adjoining lot, or 

 Where there are existing or simultaneously 
constructed walls or carports abutting the boundary 
on an abutting lot, the length of the existing or 

Complies.   

The proposed walls on the 
boundary complies with the 
requirements of Standard 
B18. 
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simultaneously constructed walls or carports, 
whichever is the greater. 

 The height of a new wall or carport constructed on a 
side or rear boundary should not exceed an average 
height of 3.2 metres with no part higher than 3.6 
metres unless abutting a higher existing or 
simultaneously constructed wall. 

Daylight to existing windows 
Objectives: 

 To allow adequate daylight into existing habitable 
room windows.  

 
Standard B19: 

 Buildings opposite an existing habitable room 
window should provide for a light court to the 
existing window that has a minimum area of 3 
square metres and minimum dimension of 1 metre 
clear to the sky.  

 Walls or carports more than 3 metres in height 
opposite an existing habitable room window should 
be set back from the window at least 50% of the 
height of the new wall if the wall is within a 55 
degree arc from the centre of the existing window.  
The arc may be swung to within 35 degrees of the 
plane of the wall containing the existing window. 

Complies.  

No existing habitable room 
windows of the adjoining 
dwellings are affected by 
the proposed development.   

 

North-facing windows 
Objectives:  

 To allow adequate solar access to existing north-
facing habitable room windows.  

 
Standard B20: 

 If a north-facing habitable room window of an 
existing dwelling is within 3 metres of a boundary on 
an abutting lot, a building should be setback from 
the boundary 1 metre, plus 0.6 metre for every 
metre of height over 3.6 metres up to 6.9 metres, 
plus 1 metre for every metre of height over 6.9 
metres, for a distance of 3 metres from the edge of 
each side of the window.  

Complies. 

No existing north facing 
habitable room windows are 
affected by the proposed 
development. 

Overshadowing Open Space 
Objectives: 

 To ensure buildings do not significantly overshadow 
existing secluded private open space.  

 
Standard B21: 

 Where sunlight to the secluded private open space 
of an existing dwelling is reduced, at least 75%, or 
40 square metres with minimum dimension of 3 
metres, whichever is the lesser area, of the 
secluded private open space should receive a 
minimum of 5 hours of sunlight between 9 am and 3 
pm on 22 September. 

Complies (refer to the 
assessment section of this 
report).   
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Overlooking 
Objectives: 

 To limit views into existing secluded private open 
space and habitable room windows.  

 
Standard B22: 

 A habitable room window, balcony, etc. should be 
located and designed to avoid direct views into the 
secluded private open space and habitable room 
windows of an existing dwelling within 9 metres. 

Complies (refer to the 
assessment section of this 
report).  

 

Internal views 
Objectives: 

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

 
Standard B23: 

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

 

Complies.  

There are no upper level 
windows which result in 
unreasonable overlooking 
within the development.   

 

 

Noise impacts 
Objectives: 

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

 To protect residents from external noise.  
 
Standard B24: 

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

 Noise sensitive rooms and secluded private open 
spaces of new dwellings and residential buildings 
should take account of noise sources on 
immediately adjacent properties. 

 Dwellings and residential buildings close to busy 
roads, railway lines or industry should be designed 
to limit noise levels in habitable rooms. 
 

Complies. 

The residential nature of the 
development suggests 
minimal impacts upon 
adjoining properties through 
noise emissions.  

 

Accessibility 
Objectives: 

 To encourage the consideration of the needs of 
people with limited mobility in the design of 
developments.   

 
Standard B25: 

 The dwelling entries of the ground floor of dwellings 
and residential buildings should be accessible or 
able to be easily made accessible to people with 
limited mobility. 

 

Complies.  

The ground floor to the 
proposed dwellings is 
accessible for people with 
limited mobility. The upper 
levels are restrictive due to 
the use of an internal 
stairwell.  

 

Dwelling entry Complies.    
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Objectives: 
 To provide each dwelling or residential building with 

its own sense of identity.  
 
Standard B26: 

 Entries to dwellings and residential buildings should: 
 Be visible and easily identifiable from streets and 

other public areas. 
 Provide shelter, a sense of personal address and a 

transitional space around the entry. 
 
 

Each dwelling can be easily 
identifiable with its own 
sense of address. 

Daylight to new windows 
Objectives: 

 To allow adequate daylight into new habitable room 
windows.  

 
Standard B27: 

 A window in a habitable room should be located to 
face: 

 - An outdoor space clear 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, not 
including land on an abutting lot, or 
- A verandah provided it is open for at least one third 
of its perimeter, or 

 - A carport provided it has two or more open sides 
and is open for at least one third of its perimeter. 

 

Complies.  

All the new windows to the 
proposed dwellings have at 
least 1 metre clear access 
to the sky and receive 
adequate daylight under 
this standard.    

 

Private Open Space 
Objectives: 

 To provide adequate private open space for the 
reasonable recreation and service needs of 
residents.  

 
Standard B28:   

 A dwelling or residential building should have private 
open space consisting of: 

 - An area of 40 square metres, with one part of the 
private open space to consist of secluded private 
open space at the side or rear of the dwelling or 
residential building with a minimum area of 25 
square metres, a minimum dimension of 3.0m and 
convenient access from a living room, or 

 - A balcony of 8 square metres with a minimum 
width of 1.6 metres and convenient access from a 
living room, or 

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

Complies.  

Each dwelling will have the 
following secluded private 
open space areas:  

- Dwelling 1 an area of 
69.74m2 in the rear yard. 

- Dwelling 2 an area of 
69.74m2 in the rear yard.   

 

Solar access to Open Space 
Objectives: 

 To allow solar access into the secluded private open 
space of new dwellings and residential buildings. 

 

Complies. 

The secluded private open 
space area to each dwelling 
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Standard B29: 
 The private open space should be located on the 

north side of the dwelling, if practicable.   
 The southern boundary of secluded private open 

space should be set back from any wall on the north 
of the space at least (2 + 0.9h) metres, where ‘h’ is 
the height of the wall. 
 

is provided with adequate 
solar access.   

 

Storage 
Objectives: 

 To provide adequate storage facilities for each 
dwelling.  

 
Standard B30: 

 Each dwelling should have convenient access to at 
least 6 cubic metres of externally accessible, secure 
storage space. 
 

Complies.  

A 6 cubic metre storage 
area is provided in the rear 
yard to each dwelling.    

 

Design Detail 
Objectives: 

 To encourage design detail that respects the 
existing or preferred neighbourhood character.  

 
Standard B31: 

 The design of buildings should respect the existing 
or preferred neighbourhood character. 

 Garages and carports should be visually compatible 
with the development and the existing or preferred 
neighbourhood character. 
 

Complies.  

The design detail respects 
the existing or preferred 
neighbourhood character. 

Front fences 
Objectives: 

 To encourage front fence design that respects the 
existing or preferred neighbourhood character.  

 
Standard B32: 

 The design of front fences should complement the 
design of the dwelling and any front fences on 
adjoining properties. 

 A front fence within 3 metres of a street should not 
exceed: 

 Streets in a Road Zone, Category 1: 2 metres 
 Other streets: 1.5 metres. 

 

Complies.  

No front fence is to be 
provided. 

 

Common Property 
Objectives: 

 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 B33: 

 Developments should clearly delineate public, 
communal and private areas. 

N/A 

No common property is 
proposed. 
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 Common property, where provided, should be 
functional and capable of efficient management. 

  

Site Services 
Objectives: 

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

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

 
Standard B34: 

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

 Bin and recycling enclosures, mailboxes and other 
site facilities should be adequate in size, durable, 
waterproof and blend in with the development. 

 Bin and recycling enclosures should be located for 
convenient access by residents. 

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

Complies.  

The site services are to be 
provided in accordance with 
the requirements of this 
standard.   
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Appendix 6 
 

Clause 52.06 (Car parking) Assessment 
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Appendix 6 – Clause 52.06 of the Hobsons Bay Planning Scheme (car parking) 
 

Table 1 sets out the number of car parking spaces required for a use. 

Dwelling  
 1 to each one or two bedroom dwelling,  
 2 to each three or more bedroom dwelling (with studies or studios 

that are separate rooms counted as a bedrooms)  
 1  for visitors to every 5 dwellings for developments of 5 or more 

dwellings. 

Complies.  

The applicant has provided 
parking for six vehicles 
exceeding the minimum 
requirements.  

 

Design standard 1 – Accessways 
Accessways should: 

 Be at least 3 metres wide. 
 Have an internal radius of at least 4 metres at changes of direction or 

intersection or be at least 4.2 metres wide. 
 Allow vehicles parked in the last space of a dead-end accessway in 

public car parks to exit in a forward direction with one manoeuvre. 
 Provide at least 2.1 metres headroom beneath overhead 

obstructions, calculated for a vehicle with a wheel base of 2.8 metres. 
 If the accessway serves four or more car spaces or connects to a 

road in a Road Zone, the accessway must be designed so that cars 
can exit the site in a forward direction. 

 Provide a passing area at the entrance at least 5 metres wide and 7 
metres long if the accessway serves ten or more car parking spaces 
and is either more than 50 metres long or connects to a road in a 
Road Zone. 

 Have a corner splay or area at least 50 per cent clear of visual 
obstructions extending at least 2 metres along the frontage road from 
the edge of an exit lane and 2.5 metres along the exit lane from the 
frontage, to provide a clear view of pedestrians on the footpath of the 
frontage road. The area clear of visual obstructions may include an 
adjacent entry or exit lane where more than one lane is provided. 

If an accessway to four or more car parking spaces is from land in a Road 
Zone, the access to the car spaces must be at least 6 metres from the road 
carriageway. 

If entry to the car space is from a road, the width of the accessway may 
include the road. 

Complies.  

Subject to the recommended 
conditions the proposed 
accessways are considered to 
be satisfactory.  

 

Design standard 2 – Car parking spaces 
Car parking spaces and accessways should have the minimum dimensions as 
outlined in Table 2. 

A wall, fence, column, tree, tree guard or any other structure that abuts a car 
space should not encroach into the area marked ‘clearance required’ on 
Diagram 1. 

A column, tree or tree guard may project into a space if it is within the area 
marked ‘tree or column permitted’ on Diagram 1. A structure may project into 
the space if it is at least 2.1 metres above the space. 

Car spaces in garages or carports should be at least 6 metres long and 3.5 
metres wide for a single space and 5.5 metres wide for a double space 
measured inside the garage or carport. 

Complies.  

The proposed garages comply 
with the minimum 
measurements. 
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Design standard 3: Gradients 
Accessway grades should not be steeper than 1:10 (10 per cent) within 5 
metres of the frontage to ensure safety for pedestrians and vehicles. The 
design should have regard to the wheelbase of the vehicle being designed for; 
pedestrian and vehicular traffic volumes; the nature of the car park; and the 
slope and configuration of the vehicle crossover at the site frontage. This does 
not apply to accessways serving three dwellings or less. 

Ramps (except within 5 metres of the frontage) should have the maximum 
grades as outlined in Table 3. 

Where the difference in grade between two sections of ramp or floor is greater 
that 1:8(12.5 per cent) for a summit grade change, or greater than 1:6.7 (15 
per cent) for a sag grade change, the ramp should include a transition section 
of at least 2 metres to prevent vehicles scraping or bottoming. 

Grade changes of greater than 1:5.6 (18 per cent) or less than 3 metres apart 
should be assessed for clearances. 

N/A 

Design standard 4: Mechanical parking 
Mechanical parking may be used to meet the car parking requirement 
provided: 

 At least 25 per cent of the mechanical car parking spaces can 
accommodate a vehicle clearance height of at least 1.8 metres. 

 Car parking spaces that require the operation of the system are not 
allocated to visitors unless used in a valet parking situation. 

 The design and operation is to the satisfaction of the responsible 
authority. 

N/A 

Design standard 5: Urban design 
Ground level car parking, garage doors and accessways should not visually 
dominate public space. 

Car parking within buildings (including visible portions of partly submerged 
basements) should be screened or obscured where possible, including 
through the use of occupied tenancies, landscaping, architectural treatments 
and artworks. 

Design of car parks should take into account their use as entry points to the 
site.  

Design of new internal streets in developments is encouraged to maximise on 
street parking opportunities. 

Complies.  

The proposed garages are 
satisfactorily setback so that 
they will not dominate the 
streetscape.   

 

Design standard 6: Safety 
Car parking should be well lit and clearly signed. 

The design of car parks should maximise natural surveillance and pedestrian 
visibility from adjacent buildings. 

Pedestrian access to car parking areas from the street should be convenient. 

Pedestrian routes through car parking areas and building entries and other 
destination points should be clearly marked and separated from traffic in high 
activity parking areas. 

Complies.  

The proposed development 
complies with the relevant 
standards. 

Design standard 7: Landscaping 
The layout of car parking areas should provide for water sensitive urban 
design treatment and landscaping. 

Landscaping and trees should be planted to provide shade and shelter, soften 
the appearance of ground level car parking and aid in the clear identification of 
pedestrian paths. 

Ground level car parking spaces should include trees planted with flush grilles. 
Spacing of trees should be determined having regard to the expected size of 
the selected species at maturity. 

Complies.  

The proposed development 
complies with the relevant 
standards. 
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Appendix 7 Clause 22.08 of the Hobsons Bay Planning Scheme (Hobsons Bay North 
Neighbourhood Character Policy).   
 
As assessment of the proposal against Clause 22.08 - Hobsons Bay North Neighbourhood Character Policy – 
Precinct 1 (Brooklyn) is as follows: 

The character description for this precinct states: 

“This area demonstrates a consistency in building form and setbacks, being modest dwellings located in garden 
settings. The open space around the houses contributes to a sense of spaciousness in the streetscapes, 
strengthened by the mostly low front fences affording views into front gardens. The sense of spaciousness is less 
evident in streets that contain established, large street trees.”     

Statement of preferred neighbourhood character states:  

“The consistent building form and garden settings of the dwellings should be maintained and strengthened.”  

The Preferred Neighbourhood Character is to be achieved by the following Objectives and Design Responses:   

OBJECTIVES DESIGN RESPONSE ASSESSMENT 
To maintain and strengthen 
the garden settings of the 
dwellings 

Retain large, established 
trees and provide for the 
planting of new trees as 
well as low level vegetation 
wherever possible.  
 

Complies. The proposed open space areas 
allow for the planting of suitable vegetation.  

 

 

To maintain the existing 
dwelling pattern 
 
 

N/A  Complies. The proposed double storey 
dwellings are considered to be sympathetic 
to the neighbourhood and help to maintain 
the existing dwelling pattern.  
  

To minimise the loss of front 
garden space and the 
dominance of car parking 
structures and access 
 

Locate garages and 
carports behind the line of 
the dwelling. 
 

Complies. Each of the garages are located 
behind the line of the dwelling. 

To ensure that buildings and 
extensions do not dominate 
the streetscape. 
 

Recess two storey 
elements from the front 
façade.  

 
 
 
Use low pitched roof forms.  
 
 

Complies. It is considered that the proposed 
development will not dominate the Corrigan 
Avenue streetscape due to the proposed 
generous upper level setbacks from the 
front title boundary.  
 
Complies. A 22.5 degree pitched roof is to 
be provided to the proposed double storey 
dwellings.  

 

To maintain the sense of 
openness in backyards and 
the tree canopy backdrop to 
the streetscapes.  
 

If two or more dwellings are 
proposed, the dwelling(s) at 
the rear should be a single 
storey form.   
 

Complies. The proposed double storey 
dwellings are provided in an attached 
arrangement across the site. The upper 
level of each dwelling setback 11200mm 
from the rear property boundary.  

 
Neighbourhood Character Study - December 2002 

In addition to Clause 22.08, the proposed development is also required to be assessed against Council’s 
Neighbourhood Character Study - December 2002 (“the study”) as a Reference Document.   

It is worth noting that Clause 22.08 is a derivative of the Neighbourhood Character Study (NCS), hence, certain 
parts of the study and Clause 22.08 will overlap.  As such, only the relevant objectives not already discussed 
above will be assessed against the study.   
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OBJECTIVES DESIGN RESPONSE ASSESSMENT 
SITING 
 
To maintain the 
consistency where present, 
of front boundary setbacks. 
 
 
To reflect the rhythm of 
existing dwelling spacing.     
 

 
 
The front setback should be 
no less than the average 
setback of the adjoining two 
dwellings. 
 
Dwellings should be setback 
from both side boundaries by 
a minimum of 1 metre. 
 
 

 
  
Complies.  
The front setbacks are not less 
than the average of the adjoining 
dwellings.     
 
Satisfies the Objective.     
 
The garage of each dwelling is to 
be built to a zero lot line on the 
property boundary. To address this 
issue the garages have been 
setback 11000mm from the front 
title boundary. This helps to provide 
a sense of space between 
dwellings to reflect the rhythm of 
existing dwelling spacing.  The 
technique has been previously 
accepted by VCAT. 
 

FRONT BOUNDARY 
TREATMENT 
To maintain the openness 
of the streetscape. 

 
 
Provide no front fence where 
this predominates in the 
street, and a low open style 
front fence up to 1.2m 
elsewhere, other than in 
exceptional circumstances. 
 

 
 
Complies.  
No front fence is proposed.  
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Subdivision Application PA1738599 
85 Maddox Road, Williamstown North 
 
Kylie Sullivan 
 
Application is for: Subdivision of the land into four super-lots, removal of 

native vegetation, creation of roads, carrying out of works 
and creation of access to a road in a Road Zone, Category 
1   

Date received: 3 November 2017, amended 13 June 2018 
Counter Days elapsed: 62 days as at 15 August 2018 
Applicant: Williams Point Pty Ltd 

c/- Urbis Pty Ltd 
Zoning: Industrial 3 Zone (IN3Z) 

Road Zone (RDZ1) 
Overlays: Special Building Overlay (SBO) 
Permit Triggers Clause 33.03-3 for subdivision 

Clause 44.05-2 for subdivision 
Clause 52.17 – to remove native vegetation 
Clause 52.29 – for subdivision and to alter access to a road 
within a road zone category 1 road. 

Advertising: Public notices, letters to nearby owners and occupiers and 
notice in the local paper. 

Easements: A 21.3 metre wide easement is located in the south-west 
corner of the property in favour of MMBW for the purpose of 
stormwater drainage. 

Public Open Space: Applicable.  See assessment. 
Referrals: Authority Comments 

Section 55  

Melbourne Water Consent to Permit. Conditions req’d. 
City West Water Consent to Permit. Conditions req’d. 
Downer Consent to Permit. Conditions req’d. 
Powercor No response 
VicRoads Consent to Permit. Conditions req’d. 
Melbourne Water Consent to Permit. Conditions req’d. 

Section 52 

DELWP No concerns raised. 
Energy Safe Vic No concerns raised. 
VicTrack No concerns raised. 
Mobil Concerns raised – object 
VIVA Energy No concerns raised. 

Internal 

Design Services Conditions req’d. 
Traffic Engineer Conditions req’d. 
Street Trees Conditions req’d. 
City Strategy Concerns raised - object 
Building Dept No concerns raised. 

Telecommunications: Mandatory Clause 66.01-1 conditions apply. 
Previous Permits: Nil. 
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PROPOSAL 
 
It is proposed to subdivide the land known as Lot 1 on Plan of Subdivision PS 057685 into 
four super-lots, the creation of a reserve and roads, construction and carrying out of works, 
removal of native vegetation and creation of access to a Road Zone Category 1 (Kororoit 
Creek Road). 
 

ANNEXURE – proposed covenant 
 
Prior to entering into a contract of sale with the future owner of the land, the land owner 
Mobil Refining Australia Pty Ltd, included an Annexure on the Contact of Sale with the 
intention for a Deed of Covenant to be registered on the title. 
 
The proposed covenant prohibits the following uses on the land: 
 

Crop raising (of any type), animal husbandry (of any type), home occupation, informal 
outdoor recreation, agriculture (of any type), caretaker’s house, place of assembly 
(including carnival and circus), cinema based entertainment facility, residential, childcare, 
nursing school, preschool or other educational facility, playground, athletic field, leisure 
and recreational area or camping ground, place of worship, accommodation of any type 
(including hotel, motel inn, bed and breakfast or rooming house), nursing home, 
rehabilitation centre, hospital or community centre, brothel, commercial food processing 
preparation or distribution facility.  

 
The prohibition of uses further restricts any groundwater being obtained from the site, or re-
opening or re-use of any existing bore-water or groundwater well that has been capped or 
disabled, any underground development other than for building foundations or utilities 
(pipelines, conduits, drainage and sewerage, gas lines, electricity lines) provided that such 
underground development is protected from vapour or liquid intrusion by the installation of 
an appropriate vapour ventilation system and a vapour and/or liquid barrier.   
 
It is understood that prior to the land transferring to the new owner, the covenant will be 
recorded on the title. As a consequence of this proposed covenant, there will be no ability for 
any public open space to be provided for on the land as part of the subdivision. The Public 
Open Space contribution will on this basis, need to be made through other means in 
accordance with Section 18 of the Subdivision Act. 
 

PERMIT TRIGGERS 
 
Industrial 3 Zone 
Pursuant to Clause 33.03-3, a planning permit is required to subdivide land.  
 
Special Building Overlay 
Pursuant to Clause 44.05-2, a planning permit is required to subdivide land. 
 
An application must be referred to the relevant floodplain management authority under 
Section 55 of the Act, unless in the opinion of the responsible authority, the proposal 
satisfies requirements or conditions previously agreed to in writing between the responsible 
authority and the floodplain management authority. 
 
Native Vegetation 
Pursuant to Clause 52.17, a planning permit is required to remove, lop or destroy native 
vegetation. 
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An application to remove, destroy or lop native vegetation must comply with the 
application requirements specified in the Guidelines for the removal, destruction or lopping of 
native vegetation (Department of Environment, Land, Water and Planning, 2017). 
 
If a permit is required to remove, destroy or lop native vegetation, the biodiversity impacts 
from the removal, destruction or lopping of native vegetation must be offset, in accordance 
with the Guidelines. The conditions on the permit for the removal, destruction or lopping of 
native vegetation must specify the offset requirement and the timing to secure the offset. 
 
Land Adjacent to Road Zone, Category 1 Road 
Pursuant to Clause 52.29, a planning permit is required to: 

 alter access to a road in a Road Zone, Category 1. 
 to subdivide land adjacent to a road in Road Zone, Category 1. 

 
An application to create or alter access to, or to subdivide land adjacent to, a road declared 
as a freeway or arterial road under the Road Management Act 2004, land owned by the 
Roads Corporation for the purpose of a road, or land in a Public Acquisition Overlay if the 
Roads Corporation is the acquiring authority for the land, must be referred to the Roads 
Corporation under section 55 of the Act. 
 

PUBLIC NOTIFICATION 
 
The application has been advertised pursuant to Section 52 of the Planning and 
Environment Act 1987, by sending notices to the owners and occupiers of adjoining land and 
placing several signs on site. Twelve objections were received raising the following 
concerns:  

 Handling and disturbance of contaminated soil and potential risks to human health 
with soil blowing over nearby properties on windy days and also for construction 
workers and future land owners. 

 All departments within Council should be informed of this application. 
 Site should be left as parkland and a wetland. 
 Challis Drain should be constructed. 
 Current condition of Challis Drain is unsafe and a health hazard. 
 Traffic implications. 
 Noise from trucks accessing Maddox Road rail crossing and speed hump. 
 Truck curfew or ban should be implemented to Maddox Road north of the rail line. 
 Increased heavy vehicle activity in the area, create a more unsafe situation for 

residential streets to the north and school. 
 Safety concerns for pedestrians and cyclists.  
 Bike path will no longer be safe. 
 Noise, light and air pollution. 
 Visual bulk. 
 Hygeia Ave reserve should be set aside as a vegetation reserve. 
 Industrial development inappropriate in this location. 
 There is no need for more industrial development in this location. 
 Existing industrial land to the west is not fully occupied, people can use these sites. 
 Do not want more light industry, which is currently unsightly, to look at including 

graffiti. 
 Any development should include landscaped setbacks to hide future buildings. 
 Future high blank walls should not be allowed to the boundaries facing homes. 
 Loss in property values. 
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In response to the objections raised, a consultation meeting was held with the resident 
objectors and also the applicant on 30 May 2018. The meeting was well attended with over 
20 residents present, including many who had not submitted objections. The purpose of the 
meeting was to have the proponent respond to the concerns raised by the resident 
objectors. The biggest concern for residents is the risk associated with digging up any of the 
contaminated soil on site. Despite outlining the measures that will be undertaken through the 
remediation strategy, which is in accordance with the relevant EPA regulations, many 
residents remained sceptical and convinced that any disturbance of the contaminated soil on 
the site would be harmful to the community. Whilst some of the concerns raised by residents 
could be addressed, it was apparent that many residents would not be in favour of the site 
being subdivided and re-developed in the future, despite any of the commitments that were 
being made by the applicant. 
 
Comments were also sought from several other government authorities and agencies who 
were likely to have an interest in the application. Responses from these parties are provided 
in the following table. 
 
Section 52 
referrals 

Comments/Advice 

Aboriginal 
Affairs 
Victoria 

Advice provided 16 July 2018 
 
You have correctly identified that there is no area of cultural heritage 
sensitivity mapped on the property you have referred to. Paisley Drain runs 
into the South West portion of the property however, this feature does not 
meet any regulatory requirements to be included as an area of cultural 
heritage sensitivity.  
 

Response 
To ensure the subject site is not an actual place of cultural sensitivity, confirmation was 
sought from Aboriginal Affairs Victoria. This confirmation has now been provided. 
 
DELWP Response dated 22 November 2017 

 
The submitted report by Ecolink Consulting dated September 2017 has 
identified that the native vegetation to be removed, destroyed or lopped is 
within the low or moderate risk‐based pathway and is below 0.5 
hectares. 
As such, a referral to the Department is not required pursuant to s55 of 
the Act as the vegetation removal is below the thresholds under Clause 
66.02‐2 (Native vegetation). 
 
The Responsible Authority should apply the offset requirements in 
accordance with the Permitted Clearing of Native Vegetation – Biodiversity 
Assessment Guidelines (BAG), pursuant to Clause 52.17 (Native 
vegetation). 
 

Response 
As confirmed by DELWP, the native vegetation to be removed from the site is quite small in 
size and value, however the offset requirements should be applied and will be as a 
condition to any permit being issued. 
 
VicTrack 
 

Response provided 26 March 2018 
The application site abuts the rail corridor on the northern boundary. This 
land is owned by VicTrack and leased to Metro Trains Melbourne (MTM). 
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The common boundary is approximately 26m from the nearest 
infrastructure.  
 
Pursuant to the Transport Integration Act 2010 and to support the public 
transport system, VicTrack manages rail land, infrastructure and assets on 
behalf of the State. As such, our interest in this application relates to the 
proposed interface arrangement with railway land and to ensure that during 
construction rail infrastructure and services are protected to minimise 
damage and delays.  
 
In our assessment of the proposal, VicTrack considers the existing and 
future transport requirements of railway land to ensure that development 
adjacent the rail corridor does not compromise the transport system.  
 
The plans and supporting documents have been reviewed in the context of 
the site and the abutting railway land. VicTrack wishes to advise that the 
proposed development achieves a satisfactory interface with VicTrack land.  
 
VicTrack suggests a number of considerations that will protect railway land, 
infrastructure and railway operations and will ensure railway safety during 
construction and in perpetuity. Council may wish to include these as 
conditions or notes on any permit issued at their discretion: 
 
1. The permit holder must, at all times, ensure that the common boundary 
with railway land is fenced at the permit holder’s expense to prohibit 
unauthorised access to the rail corridor.  
 
2. All stormwater from the subject property must not enter VicTrack land but 
must be collected and directed to legal discharge points.  
 
3. Entry onto railway land is at the discretion of the Rail Operator (MTM) and 
is subject to any conditions imposed by it.  
 

Response 
Being the adjoining land owner, VicTrack were consulted to ensure their interests were 
appropriately considered. As noted by VicTrack, the proposal has no implications on the 
VicTrack land or its operation. 
 
VicTrack were later consulted to determine if consent could be provided for Council officers 
to access the southern section of the railway corridor. VicTrack advised that this land is 
leased to Metro Trains and any consent would need to come from them.   
 
Metro Trains Advice provided 26 June 2018 

There are significant fuel assets/line within the area both above/below 
ground which includes a ‘protection zone’ basically directly behind the 
boundary of the Maddox Street property  
  
While the land in question is within the MTM IL boundary, Metro cannot 
lease land outside the station precinct. 
  
….you need to speak to VicTrack in more detail with regard to the 
restrictions of the protection zone as this is in relation to the fuel services 
licenses which are NOT Metros. 
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Response 
As outlined above, Metro trains lease the railway corridor land to the north of the subject site 
from VicTrack. Advice was sought from Metro Trains to determine if Council officers could 
gain access to the southern portion of the railway corridor to undertaken maintenance of any 
future landscape buffer on the subject site.  
 
Metro advised that they could not sublease the land to council for access and that there are 
several pipelines located within the rail corridor to also consider. 
 
Energy Safe 
Victoria 
 

Response provided 26 July 2018 
Energy Safe Victoria (ESV) is the technical and safety regulator with respect 
to the gas, electricity and pipeline industries in Victoria, however ESV does 
not own or operate pipelines or supply assets or associated easements. It 
would appear that the works proposed in your email has the ability to affect 
a number of pipeline licensees. From our records those that may be 
impacted can include: 

- AusNet Gas Services Pty Ltd 
- BP Australia VIC Pipeline 
- Mobil Refining Australia PTY Ltd 
- Somerton Pipeline JV c/c Mobil Oil Australia 
- VIVA Energy Australia LTD 

 
Please note that there may be others affected than those detailed above 
and as such I trust that you have processes in place to ensure that all 
affected parties will be appropriately notified. 

Response 
Energy Safe were contacted to confirm which pipelines and licensees were located within 
the rail reserve to the north.  
 
Both Mobil and VIVA were contacted directly. The Somerton/Altona jet fuel pipeline (Mobil) 
is located within 1500mm of the northern boundary of the subject site. VIVA has assets also, 
but advised that these were at least 15 metres from the subject site. Any implications to 
pipelines from activities at the subject site would most greatly impact the Somerton pipeline. 
On this basis, it is considered that the requirements outlined by Mobil to protect this pipeline 
would account for any requirements of other pipelines located further from the subject site. 
 
Mobil 
 

Objection received 13 July 2018 
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Advice provided 19 July 2018 
I have been in discussion with Chris O’Keefe of Time & Place Commercial 
regarding the conditions that Mobil require to be in place in order for us to 
remove current our objection to the permit application PA1738599 as per 
our correspondence with Hobsons Bay City Council on the 13th July. Those 
conditions are: 

 prior to certification, a 2.0m wide easement along the full length of 
the northern boundary of the site within proposed Super lot C is to be 
provided for the purpose of access to the Altona / Somerton Fuel 
pipeline in favour of Mobil 

 any landscaping along the full length of the northern boundary of the 
site within proposed Super lot C shall meet the requirements 
documented in Mobil Asia Pacific Fuels Operation drawing ED-PC50 

 buildings and works are to be carried out in accordance with the 
requirements of the Victorian Pipelines Act 2005, in particular 
Sections 117 to 120. 

 
If you would confirm that these conditions would be part of any permit 
application approval Mobil can review our objection letter. Alternatively, 
please propose modifications to these conditions which would achieve the 
same outcome of protecting the operation and integrity of the pipeline.  
 
Advice provided 23 July 2018 
Thanks for providing this additional information. My comments are as 
follows: 

1) Trees 
Given the uncertainty regarding the root ball dispersion for the trees 
nominated below Mobil recommend that root barriers be installed for any 
trees which are planted within 5 metres of the pipeline. 
No trees or shrubs should be planted within 3 metres either side of the 
pipeline. It is a requirement of the Pipelines Act to have a clear line of 
sight along the pipeline route 3 metres either side of pipeline to enable 
the pipeline warning signs to seen and to allow for operations and 
maintenance activities, e.g. driving pipeline patrols with a vehicle. 
 
2) 1000m Clean Fill Capping 
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No capping should be placed within the proposed 2.0m wide easement 
along the full length of the northern boundary of the site within proposed 
Super lot C. This is to enable ongoing access to the pipeline for 
operations and maintenance. Any compaction of the capping outside of 
this area will need to be assessed for likely vibration impacts to the 
pipeline and the pipeline coating. Vibrations impacting the pipeline 
should not exceed a peak particle velocity (PPV) of 20mm/s. 
 
3) Retaining Wall. 
No retaining wall should be placed within the proposed 2.0m wide 
easement along the full length of the northern boundary of the site within 
proposed Super lot C.  This is to enable ongoing access to the pipeline 
for operations and maintenance. Any building or structure within 3 
metres of the pipeline would require Ministerial Consent in accordance 
with Section 120 of the Pipelines Act. By having any proposed retaining 
wall outside of the easement, it be far enough from the pipeline as to not 
require Ministerial consent. Any structure built should not impede any 
pipeline operations and maintenance activities in accordance with Sec 
118 of the Pipelines Act. 
 
4) Reinstatement of the fence on the northern boundary of the site. 
Any fence that is reinstated on the along the full length of the northern 
boundary of the site within proposed Super lot C will require Ministerial 
consent. Mobil will need to approve the construction methodology and 
supervise the installation of the fence as the fence will be within 3 
metres of the pipeline. 
 
5) Excavation works to remove contaminated soil 
Any excavation works within 3 metres of the pipeline along the full length 
of the northern boundary of the site within proposed Super lot C will 
require review by Mobil to ensure no activity will impact the operations, 
maintenance or integrity of the pipeline. 

 
Response 
The location of the Somerton/Altona jet fuel pipeline within 1500mm of the northern 
boundary of the subject site has several implications for this proposed subdivision. Firstly, a 
2.0 metre wide easement (right of access) must be implemented together with a 
requirement for no trees to be planted that may restrict view lines along the easement. In 
addition to the above, the Pipelines Act must be adhered to which includes measures to 
protect the pipelines with no buildings, capping of soil or retaining walls. These requirements 
are not in conflict with Council’s own requirements for a landscape buffer to be implemented 
with a 3.5 metre access track between the trees and the north boundary (line of sight will be 
achievable to meet Mobil’s requirements also). Council’s Parks team also do not want the 
landscape buffer to be capped, rather they want this area to be fully remediated. Based on 
the feedback from Mobil, remediation of this area will need to be undertaken in accordance 
with Mobil’s requirements to ensure the protection of the pipelines.  
 
The resolved conditions between the applicant and Mobil are considered reasonable and 
can be included in the granting of any permit being issued. Additional conditions will also be 
included in the permit however to ensure the required landscape buffer area is at least 7.0 
metres wide, fully remediated and planted with appropriate species and vested with Council 
prior to Lot C being further subdivided. A Section 173 Agreement will be required to be 
entered into to secure these requirements prior to a statement of compliance being issued 
for this super-lot subdivision.    
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REFERRALS 
 
Internal 
referrals 

Comments/Conditions 

Traffic 
engineers 
 

Comments provided 8 June 2018 
 
1. Footpath must be constructed to Council standards along the frontage of 
the site on Kororoit Creek Road.  
2. Access to Lot 1 from the east requires a U-turn at the signalized 
intersection of Kororoit Creek Road /Maddox Road. This arrangement can 
be considered acceptable for passenger cars but cannot be acceptable for 
trucks likely to access Lot 1. A condition must be placed that trucks 
accessing Lot 1 must not U-turn at the signalized intersection.  
3. Adequate internal lighting must be provided for the internal roads to 
standards.  
4. Adequate corner splays and kerb radials must be provided as per the 
applicant’s swept paths at all internal intersecting roads to facilitate safe 
turning movements.  
5. Access proposed from Kororoit Creek Road service road and Maddox 
Road must provide for adequate corner splays and kerb radials to provide 
for a safe turning movements in and out of the site.  
6. Swept paths must be provided for the largest vehicle expected to access 
the service road to demonstrate safe access movements in and out of the 
service road.  
7. The largest design vehicle expected to access Lots 4, 5 and 6 must be 
restricted to 19m semi-trailers.  
8. On-street parking spaces within the subject site must be clearly marked 
with bay outlines.  
9. The internal road widths can be considered acceptable. However, the 
design team to confirm.  
10. Guide to Traffic Generating Development October 2002 indicates that 
for Industry/factories indicates a daily vehicle trips of 5/100m2GFA with 
evening peak hour trips of 1/100 m2GFA. However, from a practicable 
perspective, an empirical rate of daily vehicle trips of 5/100m2GFA with 
peak hour trips of 0.8/100 m2GFA can be considered for this size of the 
development. A peak hour flow of 0.8 vehicle movements can be considered 
acceptable as the nature of the use is unknown at this stage. 
 
Lot No.  GFA (m2)  50% yield of 

GFA (m2)  
Daily vehicle 
trips  
(5/100m2GFA)  

Peak hour trips  
(0.8/100 
m2GFA)  

1  2138  2138  107  17  
2  50613  25307  1265  202  
4,5,6  85727  42864  2143  343  
Total  138,478  70309  3515  562  

 
12. The traffic likely to be generated can be accommodated within the 
surrounding road network.  
13. Based on the residential catchments, the traffic distribution of 50% from 
the north and 20% from the east appears to be unrealistic. It would be 
reasonable to consider 40% from the north, 45% from the west and 15% 
from the east. The SIDRA analysis must be re-run for realistic results.  
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14. The applicant’s swept path V171133-TR-SK0001 must clearly indicate 
the 19m semi-trailer traversing the court bowl.  
15. All loading/unloading/waste collection activities must be undertaken 
internal to the site. 
 
Further comments provided 26 July 2018 
The recent traffic report and the applicable recent development plans for the 
site have been reviewed and my traffic engineering comments are provided 
below:  
1. I note that the previous Traffic Report and the proposal for six super lots 
were reviewed and comments were provided by Traffic and Amenity 
accordingly in May 2018.  
2. The recently submitted plan (POS) shows Lots A to D, with the potential 
for small Lot A to be converted into Lot E subject to issues raised by 
Melbourne Water. I note that these warehouses are expected to be 
developed in stages (i.e. Stages 1 to 5).  
3. A series of internal access roads are expected to be provided as part of 
the proposed development. The main vehicular access to the site is 
proposed to be provided via Maddox Road and Kororoit Creek Road with 
the provision of left-in and left-out service road on the south side 
(immediately east of Kororoit Creek Road/Maddox Road intersection) of the 
site.  
4. The proposed lots should be designed to accommodate safe traffic 
movements through the site and to/from Kororoit Creek Road and Maddox 
Road by maintaining single vehicle access point onto Maddox Road and two 
vehicle access points via the proposed service road onto Kororoit Creek 
Road. I am satisfied with the proposed access configuration. Furthermore, I 
recommend that this configuration is maintained to ensure that there are no 
additional access points onto Kororoit Creek Road and Maddox Road.  
5. The recent correspondence from VicRoads and PTV suggests that they 
are accordingly satisfied with the service road configuration and the 
relocation of bus stop further west of the service road entry.  
6. The proposed internal road widths and the provision of on-street parking 
are considered to be satisfactory.  
7. I note that the previous Traffic Report nominates 19m as the expected 
largest vehicle to access the site for the purpose of vehicle circulation 
to/from the site. The court bowl for the proposed internal east-west road 
(R1) should be designed to accommodate 19m semi-trailers. I recommend 
that on-street parking at these court bowls be restricted to accommodate 
satisfactory vehicle movements through these courts.  
8. For operational and safety reasons, I recommend that the site traffic 
(particularly commercial vehicles) should not make ‘U’ from the east 
approach of Kororoit Creek Road at Kororoit Creek Road/Maddox Road 
intersection to access the site. Instead they can consider entering the site 
via Maddox Road. Options should be explored for localised road widening in 
Maddox Road at the proposed access point to minimise vehicle conflicts 
between right-turn and through traffic in Maddox Road.  
9. As we discussed, the potential road connection through the site to Akuna 
Drive should be avoided due to potential rat-running of development traffic 
through Akuna Drive and Champion Road. I anticipate there is a risk of 
some traffic using Champion Road to head towards Williamstown. 
Champion Road is a busy road and hence I am concerned about the 
increased right turn traffic from Akuna Drive into Champion Road. Whilst I 
note that there is some benefit with the road connection, however I am 
concerned with the increased traffic along the local streets. Kororoit Creek 
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Road and Maddox Road are designed to accommodate additional traffic 
volumes to/from the propose site. The proposed site is expected to generate 
approximately 3000 vehicles per day. I suggest that we should park the road 
connection option at the moment so we can determine the access 
arrangement in the future accordingly.  
10. Adequate street lighting should be provided as per the requirements in 
the relevant Australian Standards.  
11. The entrances of the proposed vehicle accesses should be kept clear of 
obstructions to ensure there is adequate visibility between pedestrians and 
cyclists on the footpath and the exiting traffic from these accesses.  
12. Longitudinal sections should be provided with regards to the proposed 
internal roads within the site.  
 
Additional Comments  
13. The other submitted development plans indicate provision of a total of 
61 industrial warehouses. The main vehicular access to the site is expected 
to be provided via Kororoit Creek Road and Maddox Road. I note that 
warehouses (i.e. Lots 1 to 6 and 55 to 61) fronting onto Maddox Road are 
expected to have individual vehicle access points onto Maddox Road. This 
access configuration for the above mentioned warehouses is not supported 
due to the following reasons:  
a. The proposed design results in loss of on-street parking. Parking is 
premium in this area.  
b. Potential for conflicts between vehicles and pedestrians and cyclists (on 
and off street).  
c. Potential traffic operation and safety issues in Maddox Road due to 
development traffic having to access to/from the site.  
d. Presence of shared parking and bicycle lanes on both sides of Maddox 
Road.  
e. Potential sight distance issues with the exiting traffic from the site due to 
on-street parking.  
 

Response 
Council’s traffic engineers have confirmed that the estimated traffic to be generated from 
this site can be accommodated by the existing road network.  
 
Conditions to any permit issued will require the following measures to be undertaken: 

 A footpath constructed along the Kororoit Creek Road frontage to Council’s 
standards. 

 Street lighting provided for the internal roads to Council’s standards.  
 Longitudinal section of the proposed internal roads to be provided. 

 
Other conditions to be included on any permit issued include: 

 The largest design vehicles that can access the site will be 19 metres long. 
 All waste collection and loading activities are to be undertaken within the site 

boundaries.  
 No additional road access points are to be added along Kororoit Creek Road or 

Maddox Road other than those shown on the plan of subdivision.  
 No on-street parking is permitted within the court bowls. 
 Clear sight lines are to be maintained to allow sight lines of pedestrians and cyclists 

from the site access points. 
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The requirements for a road sign at the Maddox Road and Kororoit Creek Road (west 
bound) intersection preventing U-turns will not be included as Kororoit Creek Road is under 
the control of Vic Roads. 
 
Council’s engineer also raised a concern with the proposed road connection to Akuna 
Drive which will be linked up when the adjoining land to the east is developed in the future. 
The concern was that vehicular traffic would increase through Akuna Drive from the subject 
site by rat-running to Champion Road. Whilst it is noted that some vehicles will choose to 
take this option when the road connection is completed in years to come, it is anticipated 
that most of the commercial traffic will utilise the arterial road network which is far more 
accessible and direct. Further to this, it is essential to ensure a connection is provided to 
the land to the east from the subject site that the traffic from this site can also access these 
arterials roads, rather than having no choice but to access Akuna Drive. When the time 
comes, there are several options available to Council to encourage vehicles to use Maddox 
Road and Kororoit Creek Road instead of Champion Road and Akuna Drive to ensure this 
does not become a problem in the future. 
 
The final recommendations made by Council’s traffic engineers relates to the future 
subdivision proposed for this site. Although the future individual lot subdivision has not 
been proposed, it is important to inform and direct the developer of this site that any new 
crossovers or additional access points will not be supported for the reasons outlined above. 
To ensure this outcome is secured for any future subdivision application, a condition to any 
permit being issued will require a Section 173 Agreement to be entered into stating that 
access from Maddox Road will be limited to the one road as outlined in the Super lot plan 
of subdivision. Access to individual lots within the site will need to be provided from the 
internal road network accordingly.  A condition to this effect will be included in any permit to 
be issued. 
Design 
engineers 

Comments provided 16 January 2018 
 
Functional Layout Plan 
 A functional layout plan is to be provided and be to the satisfaction of 

the Responsible Authority for the access point(s) of this development. 
 Road Reserve Widths / Carriageway widths / court bowl dimensions. 

Specify the largest vehicle type expected to access. 
 Footpaths (2.5m concrete shared path on one side of the road). 
 A Storm Water Management Plan must be prepared identifying the flow 

paths of a 1% AEP storm from the external and internal catchments 
and the development is to be designed such that no private property 
within or downstream of the development is inundated by this storm.  
These flow paths must be indicated on the plans, including proposed 
drainage easements. 

 The volume of water discharging from the development in a 10% AEP 
storm shall not exceed the peak flow experienced in a 10% AEP storm 
or the capacity of the downstream drainage infrastructure prior to 
development.  The peak flow shall be controlled by the use of 
retardation basins or approved detention systems located on the 
subject site to the requirements and satisfaction of the Responsible 
Authority. The storage system shall have a storage capacity of a 1% 
AEP (1:10 year storm). 

 The drainage system must have provision for runoff from the upstream 
catchments and include any downstream works necessary to manage 
flows from the development. 

 The quality of the water discharged is to be in accordance with the 
Hobsons Bay Planning Scheme Clause 56.07-4, Standard C25 
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Response 
A functional layout plan prepared by Urban Design and Management has been reviewed 
by Council’s traffic engineers and is considered satisfactory. 
 
Conditions will be included on any permit issued to address the remaining requirements 
listed above. It is noted that stormwater matters will also be carefully reviewed by 
Melbourne Water as it is proposed to have the entire site discharge into Paisley Drain to 
the south. 
 
Parks  
 

Response provided 19 July 2018 
  
 A landscape buffer of at least 3.0 metres is required for the planting of 

trees along the north and east boundaries. 
 The landscape buffer should be at natural ground level – i.e. the 

1000mm of fill to the title boundary is problematic for the trees to grow. 
The buffer will need to be increased if this is not the case. 

 The landscape buffer should be handed over to Council for maintaining 
and ensuring it remain that way (landscaped). On ongoing contribution 
to fund the maintenance will also be required to trees and vegetation.  

 Access to the landscape buffers needs to be provided (vehicles etc.) – 
3.5 metres minimum. 

 The eastern interface should be Ok because we own the Hygeia Ave 
reserve – so a 3.0 metre landscape buffer would be suitable. 

 The northern interface would need to have the buffer increased though 
to allow for access. With Mobil’s restrictions on tree planting (+3.0 
metres away including canopy), the landscape buffer would need to be 
greater anyway and allows for vehicle access (3.5m) and the trees. 
Trees would also need to be planted at least 3.0 metres from any new 
built form. 

 The buffer zones must be remediated by the developer prior to be 
handed over to Council.  

 
With Mobil’s landscaping guidelines, we still have a range of medium size 
trees we can select to plant 3 metres from the pipeline. This includes: 
Banksia integrafolia 
Acacia implexa 
Waterhousia florabunda  
 

Response 
Advice was sought from Council’s Park and Open Space departments to determine how to 
address the northern and eastern interfaces. It was determined that these interfaces should 
have a tree lined buffer to help screen views of the future industrial buildings from nearby 
residential areas. It was also resolved that these buffer zones should be handed over to 
Council to maintain to ensure they were used for this purpose in perpetuity and to have the 
best chance of success.  
 
Clarification about the requirements for the buffer zones is outlined above by Council’s 
Park’s and Tree Co-ordinator. Conditions requiring the required buffer distances, treatment, 
contributions and for the subdivision to include these areas as Council reserves will be 
included as conditions for any permit granted. 
 
In relation to the northern interface, the requirements for the planting of trees must be in 
accordance with the Pipelines Act and also Mobil’s tree planting guidelines. The three tree 
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species listed above may be planted within 5.0 metres of the pipeline with a root barrier 
installed. All other species may be planted beyond 5.0 metres of the pipe. 
 
 
Building Comments provided 14 June 2018 

 
The engineer has shown that it is feasible to construct factory/warehouse 
buildings on this site, based on the information in the geotechnical report. 
He has even considered using precast concrete walls which will allow 
construction up to the boundary. 
 
He has demonstrated that it is feasible to construct buildings on this site, 
taking into consideration the footing design limitations. 
 

Response 
With the remediation strategy proposed which outlined that all future buildings will need to 
be constructed on raft slabs without deep footings, advice was sought from Council’s 
Municipal Building Surveyor to confirm the proposed construction methodology was sound. 
Based on the evidence provided by the applicant through a structural engineer, it has been 
confirmed the construction of the future warehouse type buildings will be achievable. 
 
City 
Strategy 
 

Comments provided 3 January 2018 
 

Overview 
The proposal to subdivide land at 85 Maddox Road, Williamstown North, to 
create a five super lot industrial subdivision and one reserve, is not 
supported. The proposal does not represent an orderly lot configuration or 
demonstrate that it can integrate appropriately with its surrounds. It does not 
respond to pre-application advice provided.  
 
It is understood the land was sold with a restriction on title preventing its 
development and use for residential and other sensitive uses. A current 
copy of title is required to confirm existence of the restriction and its 
provisions as the proposal does not respond to Council’s adopted policy 
position as outlined in the Industrial Land Management Strategy 2008 
(ILMS), which envisages a residential outcome for the land. The submitted 
title is not current and indicates Mobil is owner of the land.  

 
Given Mobil’s opposition to a residential outcome on its land and within the 
Strategic Redevelopment Area generally, it is assumed the land was sold 
with a restriction on title and the following advice is based on this premise.    
 
Site Context  
The subject site is bound to the north by rail infrastructure which is utilised 
frequently by public transport and freight services; to the south by Kororoit 
Creek Road, separating the subject site from Jawbone Reserve; to the west 
by a large area of small industrial lots and; to the east by residential 
amenity. Abutting the subject site to the east are multiple land parcels that 
have received significant strategic consideration for future land use. The 
strategic merit of these surrounding lots should influence importance 
elements of the subject site such as surrounding land use interfaces and 
area connectivity. It is critical that the future use of the site, which will stem 
from the site’s subdivision, can appropriately integrate with the surrounding 
components of the SRA.  
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STRATEGIC PLANNING COMMENTS: 
 
Strategic Planning has involved the following strategies, plans and notes to 
assess the strategic merit of the proposed development:  
 
Plan Melbourne Metropolitan Planning Strategy, 2017 
Industrial subdivision of the land is generally supported by the following 
overarching planning framework outcomes and directions identified in Plan 
Melbourne 2017-2050: 
 
 Outcome 1: Melbourne is a productive city that attracts 

investment, supports innovation and creates jobs. 
o Direction 1.1 – Create a city structure that strengthens Melbourne’s 

competitiveness for jobs and investment:  
The envisaged use of the land for industrial purposes will strengthen an 
existing industrial area. Future industrial development of the site is likely 
to facilitate employment opportunities within the precinct. 
 

The land is included in Plan Melbourne 2017 as part of the Western State 
Significant Industrial Precinct. The land is strategically located given its 
proximity to the Principal Freight Network and transport gateways. State 
industrial precincts are to be protected from incompatible land uses to allow 
continual growth in freight, logistics and manufacturing investment. 

 
Industrial Land Management Strategy 2008 
The Hobsons Bay Industrial Land Management Strategy 2008 (ILMS) 
identifies the subject site as part of Precinct 13 Strategic Redevelopment 
Area. It is comprised of four main land holdings, each in separate 
ownership.  With regard to the SRA’s key objectives, the ILMS states the 
following: 
 

‐ “Recognise the majority of the precinct as a Strategic Redevelopment 
Area for residential purposes.  

‐ Ensure that any future redevelopment of the site respects the interface 
issues of the surrounding area (residential, industrial). 

‐ Include adequate buffer distances / techniques to the Mobil refinery, 
and the Technopark and Albemarle Estates (Precincts 11 & 12). 

‐ Retain and protect existing industries on Akuna Drive.” 
 
The ILMS identifies Precinct 13 as being surplus to industrial requirements 
and potentially suitable for rezoning for residential purposes, subject to 
careful consideration of contamination and surrounding interface issues. 
 
Following the endorsement the ILMS, the motion to rezone the subject site 
for a residential outcome was expressed by all land owners within the 
precinct except Mobil, who advised Council that it does not intend to pursue 
a residential outcome on its land and is opposed to residential development 
within 2.0km of its Altona Refinery. Amendment C96, involving land east of 
the subject site at 222-238 and 240-258 Kororoit Creek Road, rezoned part 
of the SRA to General Residential.  
 
As such a large portion of the remaining part of Precinct 13 is comprised by 
the subject site, coupled with Mobil’s restriction on the sale of the land to 
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prevent residential development, Strategic Planning see the outcome 
envisaged for Precinct 13 in the ILMS as no longer entirely relevant.  
 
The proponent’s intent to subdivide land for industrial use could be seen as 
an adequate adjustment to ILMS ’s direction provided environmental and 
surrounding interface issues are well considered (as referred to in the ILMS 
objectives). 
 
Strategic Redevelopment Plan, Precinct 13 – Outline Development Plan 
Introduced by the ILMS as a precondition to any development of land within 
an SRA, the purpose of the ODP is to set out the desired outcomes and the 
overall layout of the land including the design principles for the 
development, major land uses, transport and open space networks. 
Precinct 13’s ODP, approved by Council in 2011, states the following 
principles: 

‐ “Encourage the development of Precinct 13 land from the east to the 
west 

‐ Provide for east-west connection 
‐ Provide landscaping buffer along Maddox Road  
‐ Provide for road and pedestrian links from the eastern residential 

neighbourhood 
‐ Provide road frontage to the railway line with appropriate noise 

attenuation for nearby housing  
‐ Provide local open space 
‐ Provide appropriate landscaping to new residential precinct, including 

road reserves, parks, open spaces and other reserves. 
‐ Provide for a range of household styles and types 
‐ Provide for affordable housing.” 

 
Numerous development principles remain relevant despite the proposed 
future industrial use of the site.  
 
The ODP illustrates how development within Precinct 13 should integrate 
internally and externally, and address significant interface and connectivity 
issues.   
 
The proposal for a super lot industrial subdivision does not show sufficient 
detail to determine whether further subdivision and development of the land 
can provide a suitable interface with abutting lots, many of which are 
residential  
 
Additionally, the super lot layout does not provide sufficient detail to 
demonstrate future development of the land will integrate comfortably with 
other lots within the SRA and the broader area. Since Council’s acceptance 
of the ODP, land east of the subject site at 222-238 and 240-258 Kororoit 
Creek Road has been rezoned residential (Amendment C96) which 
amplifies the sensitivity of subject site’s contact with land to the immediate 
east. As the proposal for the subject site increases the future likelihood of 
intensified industrial use in the precinct, resulting issues such as future 
industrial traffic that may interfere with residential environment, most notably 
off Hygeia Avenue. The use of Hygeia Avenue by industrial traffic is not 
supported.  
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Further, potential connection to Akuna Drive should be recognised and 
planned in the event the Winky Pop land is also developed for industrial 
purposes.  
 
Conclusion 
Strategic Planning understands that subdivision of industrial land has 
capacity to provide an opportunity to strengthen the industrial area in 
Williamstown North. Strategic Planning is, however, considerate of the 
potential detriment the proposed super lot subdivision may have upon the 
surrounding future capability of Precinct 13 and does not support the 
proposed plan of subdivision.  
 

Response 
It is clear that Council’s Strategic Planning department is not supportive of the proposed 
industrial subdivision given the extent of strategic work that has been undertaken to date 
which has ear-marked this land as a Strategic Redevelopment Area. However, with the 
proposed covenant that is being registered on the title of this land by Mobil, the ability for 
this large site to have a change of use to anything other than industry or commercial is not 
an option while the covenant exists. 
 
However, as outlined above, the Outline Development Plan prepared for Precinct 13 has a 
number of other principles that can be attended to including integration and addressing 
interface and connectivity issues. These matters are further discussed in the assessment 
of this application below. 
 

 
Section 55  
Referrals 

Comments/Conditions 

VicRoads Response provided 11 May 2018 
 
Section 55 – No objection subject to conditions  
The application is for Subdivision of the Land into Five Superlots.  
If Council regards the proposed development favourably, VicRoads would 
require that the following conditions be included in any Notice of Decision to 
issue a Planning Permit or Planning Permit:  
1. The Service Lane is to be constructed to the satisfaction of and at no cost 
to the Roads Corporation prior to the commencement of the use hereby 
approved.  
2. The pavement associated with the Bus Stop is to be designed to the 
satisfaction of and at no cost to the Roads Corporation prior to the 
commencement of the use hereby approved.  
 
Note  
Separate consent for works within the road reserve and the specifications of 
these works is required under the Road Management Act. For the purposes 
of this application the works will include provision of: 
 a service lane  
 pavement treatment at a bus stop  

  
Response provided 3 August 2018 
 
VicRoads has considered the application and has no objection to the 
amended Plans. VicRoads has no further inclusions to make to its existing 
Conditions provided in its Referral Response letter dated 11 May 2018.  
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Please forward a copy of the Planning Permit, Notice of Decision to Grant or 
Refusal to Grant a Planning Permit to this office as required under Section 
66 of the Planning and Environment Act 1987. 
 

Response 
VicRoads are the responsible authority for Kororoit Creek Road and have confirmed that 
the proposed industrial subdivision and associated traffic volumes can be comfortably 
accommodated by the surrounding road network. 
As a determining referral authority, the conditions listed by VicRoads will be included in the 
granting of any permit issued.  
As per email correspondence with VicRoads on 20 August 2018, the meaning of ‘prior to 
the commencement of the use hereby approved’ actually is referring to the release of the 
statement of compliance. The conditions will be amended accordingly as requested by 
VicRoads. 
 
Melbourne 
Water  

Response provided 1 August 2018 
 
Our Decision 
Melbourne Water, pursuant to Section 56 (1) of the Planning and 
Environment Act 
1987, does not object to the proposed subdivision. (Melbourne Water's 
Latest Amended Conditions) 
 
Conditions 
1. Prior to certification of the Plan of Subdivision, easement E-1 must be 
increased in width to 39.87 metres along Maddox Road and 27.47 metres 
along Kororoit Creek Road to the satisfaction of Melbourne Water. 
Easement E-1 must be vested in favour of Melbourne Water Corporation. 
2. Prior to the issue of a Statement of Compliance, the Owner shall enter 
into and comply with an agreement with Melbourne Water Corporation for 
the acceptance of surface and storm water from the subject land directly or 
indirectly into Melbourne Water’s drainage systems and waterways, the 
provision of drainage works and other matters in accordance with the 
statutory powers of Melbourne Water Corporation. 
3. A stormwater management strategy and hydraulic modelling must be 
submitted to Melbourne Water demonstrating the subdivision will not create 
any obstructions to flows and that there is no increase to flood levels on 
neighbouring properties. Also demonstrate flows are retarded back to 
existing runoff conditions. 
4. Stormwater runoff from this development must achieve State 
Environment Protection Policy (Waters of Victoria) objectives for 
environmental management of stormwater as set out in the 'Urban 
Stormwater Best Practice Environmental Management Guidelines (CSIRO) 
1999'. This is preferred as on-site treatment in line with our MUSIC 
guidelines or alternatively contributions can be paid. 
5. Drainage easement E1 area (width increased) must be kept on natural 
surface levels for overland flow. (no earth filling permitted within this area) 
6. Lots adjacent to the Melbourne Water’s drain must be filled to 300mm 
above the 1% flood level and all other lots must be filled to 600mm above 
natural surface level as the shallow sheet flows from the north east are up to 
300mm deep at some locations. 
7. Internal roads must be designed to cater for the Q100 gap flows. 
8. Impact of flooding associated with the local drainage system must be 
confirmed by the council. 
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9. Prior to the issue of a Statement of Compliance, a separate application 
direct to Melbourne Water, must be made for any new or modified storm 
water connection to Melbourne Water's drains or watercourses. Prior to 
accepting an application, evidence must be provided demonstrating that 
Council considers that it is not feasible to connect to the local drainage 
system. 
Contact Melbourne Water's Asset Services Team on telephone 9679 6614 
for Melbourne Water's connection requirements, including payment of 
appropriate fees. 
Note: Council must be contacted regarding any detention requirements. 
10. Prior to Certification, the Plan of Subdivision must be referred to 
Melbourne Water, in accordance with Section 8 of the Subdivision Act 1988. 
 
Advice 
As previously advised the property in question is subject to flooding from 
Paisley Drain (DR4190) and Challis Street Drain (DR4192) and the image of 
the flooding previously provided to Cardno (Applicant) still applies. 
 
Challis Street Main Drain 
For a storm event with a 1% chance of occurrence in any one year, the 
applicable flood level for the property grades from 2.8 metres to Australian 
Height Datum (AHD) at the northern section of the far east boundary to 1.9 
metres to AHD at the south eastern boundary. 
 
Paisley Drain 
The 1% flood level for the property grades from 1.8 metres to Australian 
Height Datum (AHD) at the area where Paisley Drain enters the property to 
1.77 along the southern boundary. 
 
Additional Flooding Information 
The flow value that was used as an input to the site at 222-238 Kororoit 
Creek Road for Challis Street Drain was 8.7 cumecs. The applicant on that 
site has incorporated a box culvert under Hygeia Way that takes a minimum 
of 3.5 cumecs and it is highly recommended that the applicant work in 
conjunction with the owners of that site to ensure a consistent approach to 
conveying the flows along Challis Street Drain. In addition, the applicant at 
222-238 Kororoit Creek Road was requested to model a scenario with a 14 
cumec inflow to sensitivity check for future possible Melbourne Water works 
at the upstream railway line. More information about this can be provided 
upon request. Also, the flow value for Paisley Street Drain at Kororoit Creek 
Road is 25.8 cumecs (total flow). 
 
Further Advice 
To find out more information in regards to building in flood prone areas 
please visit our website for more information. 
 

Response 
Melbourne Water are the floodplain management authority for this area. Extensive 
negotiations regarding the small parcel of land in the south-west corner of this site being 
subdivided into a separate lot had taken place as Melbourne Water were concerned about 
this parcel being an island site with no opportunity for escape during a major flood event. 
The applicant later decided to resolve this situation with Melbourne Water at a later date 
and kept this parcel together with Lot A. On this basis, Melbourne Water were then in a 
position to remove its original objection to the proposed subdivision subject to several 
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conditions requiring flooding and stormwater modelling and design work to be undertaken 
to both Council’s and Melbourne Water’s satisfaction. 
 
As a determining referral authority, Melbourne Water’s conditions will be included in the 
granting of any permit issued.  
 
City West 
Water 
 

Response provided 29 November 2017 
City West Water advises that as the water supply and sewerage authority 
we consent to the granting of a town planning permit subject to the following 
conditions. 
 
WATER 
It is essential the owner of the land enters into an agreement with City West 
Water for the provision of 
water supply. 
 
SEWER 
It is essential the owner of the land enters into an agreement with City West 
Water for the provision of 
sewerage. 
 

Response 
These standard conditions from City West Water will be included in the granting of any 
permit issued. 
Powercor 
 

No response to date 

Response: 
Powercor did not respond within the statutory timeframe. Standard conditions will require 
the application for certification to be referred to them under Section 8 of the Subdivision Act 
1988. 
Downer  
 

Response provided 14 December 2017 
 
AusNet Gas Services pursuant to Section 56 (1) (b) of the Planning and 
Environment Act 1987 has no objection to the granting of a permit, subject 
to the following condition:  
 
1. The plan of subdivision submitted for certification must be referred to 
AusNet Gas Services in accordance with Section 8 of the Subdivision Act 
1988.  
 
Please note that this letter is not a confirmation of gas supply availability. 
The applicant or their contractors may need to enter into agreements/have a 
quote with a local gas retailer for the provision of gas services to each lot of 
the endorsed plan. 
 

Response 
This standard condition from Downer will be included in the granting of any permit issued. 
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ASSESSMENT OF KEY ISSUES 
 
In accordance with Clause 71.02-3 (Integrate Decision Making), the important consideration 
when assessing an application is to seek to integrate the range of planning policies relevant 
to the issues to be determined and balance conflicting objectives in favour of net community 
benefit and sustainable development for the benefit of present and future generations. 
 
Clause 21.02-4 is the Strategic Vision for Hobsons Bay which is  
‘Working together to achieve a vibrant, diverse and sustainable community that 
simultaneously pursues economic success, environmental quality and social equity to 
provide opportunities for all.’ 
 
Hobsons Bay has a strong commitment towards achieving positive environmental, cultural, 
social, economic and urban planning outcomes that promote an equitable and inclusive 
community through a City that: 
 Encourages sustainable development and design excellence. 
 Recognises the contribution of its National and State significant and major industrial 

enterprises and protects and supports their continued operations. 
 Balances and manages the expansion of industries with residential growth to protect 

amenity. 
 Provides employment opportunities through a diversity of industrial uses. 
 Encourages ‘green’ industry which respects the community and the environment. 
 Manages and appropriately addresses the interface between industry and other 

sensitive uses. 
 Provides for an integrated network of convenient, functional, accessible and 

sustainable modes of transport. 
 Protects and enhances the coast, waterways, flora and fauna, parks and open 

spaces with their distinct natural features 
 
INDUSTRIAL 3 ZONE 
The subject site is located within the Industrial 3 Zone which has the following purposes:  

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To provide for industries and associated uses in specific areas where special 

consideration of the nature and impacts of industrial uses is required or to avoid inter-
industry conflict. 

 To provide a buffer between the Industrial 1 Zone or Industrial 2 Zone and local 
communities, which allows for industries and associated uses compatible with the 
nearby community. 

 To allow limited retail opportunities including convenience shops, small scale 
supermarkets and associated shops in appropriate locations. 

 To ensure that uses do not affect the safety and amenity of adjacent, more sensitive 
land uses. 

 
Pursuant to Clause 33.03-3, before deciding on an application, in addition to the decision 
guidelines in Clause 65.02, the responsible authority must consider, as appropriate: 

 The Municipal Planning Strategy and the Planning Policy Framework. 
 Any natural or cultural values on or near the land. 
 Streetscape character. 
 Landscape treatment. 
 Interface with non-industrial areas. 

 
Municipal Strategic Statement and the Planning Policy Framework 
There are several areas within the MPS and PPF that must be considered as part of this 
industrial subdivision application. These areas include: 
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 Environmental and landscape values 
 Environmental risks and amenity 
 Built environment and heritage 
 Economic development 
 Transport 
 Infrastructure 

 
Each of these areas deals with the decision guidelines of Clause 33.03-3. Before discussing 
these areas of interest, this assessment must consider Objective 1 within Clause 21.03-2 
Strategic Vision in the Municipal Strategic Statement which relates to Strategic 
Redevelopment Areas and also the Industrial Land Management Strategy referred to in 
Clause 22.02 in the Local Planning Policy Framework.  
 
Hobsons Bay Industrial Land Management Strategy (ILMS) – June 2008 
The main objective of the ILMS is to provide clear direction in relation to the future use and 
development of industrial land in Hobsons Bay over the next 15 years and to set the 
foundation for continued development beyond that point. 
 
The strategy identified 22 industrial precincts. The subject site is located within Precinct 13 
and is identified as being suitable (in part) for review for alternative land uses. Such sites are 
referred to as Strategic Redevelopment Areas (SRA) and explained as follows:  

- Designates areas that may evolve from a previous industrial use to provide a wider 
mix of employment opportunities, including a mix of industry, commercial and office 
accommodation. 

- Designates areas that are constrained by surrounding land use patterns or access 
arrangements and where the opportunity exists for uses to change over time to a 
residential use. 

- Designates areas that are not currently industrial, but because of the existing land 
use conditions are best suited to an industrial zone. 

- The opportunity may remain for employment generating uses to continue or to re-
establish, provided they are compatible with adjacent uses. 

- Outline Development Plans will be prepared for each area to properly plan the detail 
of any redevelopment. 

 
In regards to Precinct 13, the strategy advises the following: 
 

This land includes the Hobsons Bay Caravan Park, land previously proposed for the 
Violet Street development as part of Amendment C1, existing industrial properties in 
Akuna Drive, 92-100 Champion Road and the remaining vacant land up to Maddox 
Road. The land is currently zoned Industrial 3 Zone. The land has not been 
developed to date because the majority of the land is owned by Mobil and has been 
used as a buffer to the refinery located approximately 1.5 kilometres from the 
precinct. 
 
There is an existing industrial development in the north east section of this precinct, 
known as the Akuna Drive Estate. This estate is relatively new, developed in the last 
10 years. The quality of development is of a high standard and the uses cater for a 
different market than the nearby Kororoit Creek Road North Industrial Estate 
(Precinct 12). A mix of businesses have occupied this precinct, many of which are 
not traditional industrial uses. 
 
The retention of the whole of the precinct for industrial purposes is likely to have a 
detrimental impact on the ongoing development and renewal of the nearby older 
industrial estates to the west and south of this land. The potential for the whole of this 
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precinct to be developed for industrial purposes would be limited by the supply of 
vacant and redevelopable industrial land that already remains within Precinct 12. It 
appears that many of the properties within the estate are nearing the end of their 
economic life and it is expected that they will be redeveloped for small lot industrial 
purposes. 
 
Retail and commercial land uses are also considered inappropriate given the 
proximity of the site to the Williamstown commercial precinct, approximately 2km to 
the east and the neighbourhood-based centre within the Rifle Range Estate fronting 
Kororoit Creek Road. In addition, retail and commercial land uses would be 
considered “out of centre development”, which would not align with the Councils’ 
Activity Centre Strategy 2006 and current State Planning Policy. 
 
Therefore, a residential outcome for the majority of the precinct could be considered, 
provided appropriate justification for a residential outcome can be provided to the 
Council. This new neighbourhood should link in with the existing residential area to 
the immediate east by road and pedestrian access, provide signalised road access to 
Kororoit Creek Road. It will also be necessary to provide appropriate social and 
community infrastructure as determined by a social impact assessment. Provision of 
affordable housing, with a range of dwelling sizes and types must also be provided. 
 
The development of the new residential area will also have to take into consideration 
the treatment along Maddox Road to buffer against existing industry and provide 
appropriate links to Maddox Road for vehicle, bicycle and pedestrian movements. A 
landscape buffer should be provided along Maddox Road. An Industrial 3 rezoning of 
Part Precinct 12 from Orange Street to Maddox Road will provide a land use buffer 
for the new residential area. 
 
Akuna Drive Industrial Estate will be allowed to remain in its current form, but be 
appropriately buffered from any other land use proposed on the land south and west. 
This could be achieved through a variety of techniques, including landscaping and 
rear garage access for new residences. 
 
Land at 92-100 Champion Road has recently been sold by VicTrack to private 
owners and given its relationship to the Victoria University of Technology (VUT) site 
adjacent, and the campus impending closure, this land should be considered as part 
of any broader redevelopment of the VUT site. Therefore 92-100 Champion Road 
should also be designated as part of the Strategic Redevelopment Area, with a 
prospective use finalised in conjunction with the VUT site. 
 
It is recommended that any future rezoning of the precinct have regard to Planning 
Scheme Amendment C1 (rezoning of land in the Violet Garden Estate) and the 
accompanying panel report and attend to any unresolved matters. Much of this 
precinct was operated as a landfill site by the former City of Williamstown, as a result, 
contamination issues will need to be carefully addressed. 
 
The State Government should also be encouraged to provide a railway station in 
proximity to Maddox Road to service the existing industrial estate in Precinct 12 and 
the proposed residential neighbourhood in this precinct. 
 
The Council expects any future development to incorporate a high standard of urban 
design, and appropriately address any other buffer or interface issues. 
 
Any redevelopment of the site must include Environmental Sustainable Design 
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(ESD) principles including but not limited to Water Sensitive Urban Design (WSUD), 
energy efficient development and water reuse within the site. 
 
In this context, the majority of this precinct is considered to be a Strategic 
Redevelopment Area, and the rezoning of the majority of the land to a residential 
zone should be considered subject to the resolution of the above issues. 

 
The specific Strategic Action / Objectives for the precinct are:  

 Recognise the majority of the precinct as a Strategic Redevelopment Area for 
residential purposes. 

 Ensure that any future redevelopment of the site respects the interface issues of the 
surrounding area (residential, industrial). 

 Include adequate buffer distances / techniques to the Mobil refinery, and the 
Technopark and Albemarle Estates (Precincts 11 & 12). 

 Retain and protect existing industries on Akuna Drive. 
 
The broader objectives of the Industrial Land Management Strategy are.  

 Objective 2 – To promote and provide industrial areas of high amenity  
 Objective 3 – To promote and encourage industry to be green and clean and to 

respect the environment.  
 Objective 4 – To successfully manage the transition and strategic redevelopment of 

redundant industrial areas. 
 
As part of the implementation of the strategy, Council engaged with the various land owners 
within Precinct 13 to have an Outline Development Plan (ODP) prepared for the area. This 
process was not straight forward however as the largest land owner, Mobil did not agree with 
the recommendations of the ILMS that its land was suitable for alternative uses, particularly 
residential given the proximity to the refinery to the west and the land being heavily 
contaminated. An ODP was prepared as part of the Planning Scheme Amendment process 
undertaken for the land located to the eastern side of Hygeia Avenue (C96) and has seen 
this land rezoned to general residential zone. The ODP however was an incomplete plan 
with the Mobil land being set aside for future Master planning.  
 
Mobil have now entered into a contract of sale with Time and Place Property P/L and have 
included an Annexure for a Covenant to be registered on the title which outlines that the land 
must not be used for a Prohibited Use. As outlined above in this report, this proposed 
covenant will prevent the subject site from being used for any other purpose other than 
industrial or some limited commercial activities. Therefore, the intentions of the ILMS that 
this site be re-zoned for residential purposes or other non-industrial uses including public 
open space are no longer applicable to this site. The assessment of any application on this 
site must be in accordance with the current zoning of the land, which is the Industrial 3 Zone. 
 
Several of the objectives within the ILMS for Precinct 13 are still very applicable, including: 
ensuring that any future redevelopment of the site respects the interface issues of the 
surrounding area; and to promote industrial areas of high amenity and to encourage industry 
to be green and clean to respect the environment. These objectives are further discussed in 
the sections below. 
 
Hobsons Bay Industrial Development Design Guidelines – June 2008  
The Design Guidelines aid developers in the preparation of planning permit applications and 
the design of industrial premises throughout Hobsons Bay.  
 
The Industrial Development Design Guidelines do not provide specific direction of design 
outcomes for sites nominated as an SRA, unlike precincts identified as either Core Industrial 
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or Secondary Industrial Areas. The ODP or Masterplans for the SRA’s are to outline such 
design outcomes.  The Guidelines do however nominate the required building and 
landscape setbacks for development in Akuna Drive, the portion of Precinct 13 that was 
omitted from being identified as part of the SRA. However, no guidance is required for 
setbacks from Maddox Road or Kororoit Creek Road as the Akuna Drive properties do not 
front these roads.  
 
On this basis, the Guidelines do not provide recommendations for what the required 
setbacks should be for the subject land in question. Before any subdivision is permitted on 
this site, it is considered appropriate to require this lack of guidance to be rectified through 
conditions to any permit issued for this subdivision prior to any development application 
being made on this site. It is therefore considered appropriate that a Section 173 Agreement 
be entered into which includes a set of design guidelines for this site to be established for 
any future development to abide by to the satisfaction of the responsible authority.  
 
The Industrial Development Design Guidelines outline the required setbacks for 
development in industrial areas including building setbacks and landscaping setbacks. For 
the subject site, there is currently no guidance provided. The guidelines recommend the 
following for sites in nearby areas: 
 

Precinct Landscape Setback Building Setback 
11 – Kororoit Creek Road 
south, Williamstown North, 
Techno Park Drive 

4.5m to Kororoit Creek 
Road 
1.8 metres to other roads 

9m all roads 

12 – Kororoit Creek Road 
north, North Williamstown, 
Albemarle Estate 

4.5 metres to frontages 
1.8 metres to other roads 

9m all roads 

13 – Akuna Drive Estate, 
Williamstown North 

4.5 metres to frontages  
1.8 metres to other roads 

9m all roads 

 
Based on the current requirements for the surrounding industrial areas, it is considered 
appropriate that the following setbacks be incorporated into the design guidelines for the 
subject site: 
 

Building setback 9m from all roads 
Landscape setback 9 0 metres Kororoit Creek Road  

4.5 metres to Maddox Road,  
and all other frontages 
1.8 metres to other roads (side boundaries) 

  
It is important to ensure a landscape buffer is provided along the Maddox Road and Kororoit 
Creek Road irrespective of whether it is frontage or not.  
 
The Guidelines provide the necessary guidance for other matters including car parking, 
access arrangements, loading and service areas, storage, waste, lighting and fencing which 
applies to all industrial development proposals in the municipality.  
 
Environmental and Landscape Values 
Clause 12 of the planning scheme advises that planning should help to protect the health of 
ecological systems and the biodiversity they support (including ecosystems, habitats, 
species and genetic diversity) and conserve areas with identified environmental and 
landscape values. Specifically, Clause 12.01-2S has the objective to ensure that there is no 
net loss to biodiversity as a result of the removal, destruction or lopping of native vegetation. 
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The Native Vegetation section later in this report discusses the proposed removal of native 
vegetation from the subject site.  
 
Stormwater Management 
The subject site is located very close to Jawbone Reserve and Port Phillip Bay to the south. 
Clause 12.02-3S Bays is of relevance which has the objective to improve the environmental 
health of Port Phillip Bay and Western Port and their Catchments which can be addressed 
through improving the quality of stormwater entering waterways. Protecting and managing 
the municipalities creeks, waterways and wetlands including Jawbone Reserve is a Key 
Issue outlined under Clause 21.02-3 for their environmental and recreational value for the 
enjoyment of future generations. Clause 21.05-2 The Coast has the strategy to require the 
proper management of storm water discharges to the bay from new developments.  
 
The conditions of the subject site will change dramatically from that of today which is an 
open vacant field to being predominantly covered with buildings and hardstand areas. The 
potential impacts of this amount of stormwater being untreated and being discharged directly 
into Jawbone Reserve may be quite detrimental. The applicant has not provided any 
information or evidence demonstrating that the stormwater flows from the subject site post 
development will not be harmful to the environment. On this basis, it is considered 
appropriate that stormwater flows from the subject site be treated for water quality in 
accordance with the Urban Stormwater Best Practice Environmental Management 
Guidelines, CSIRO 1999. 
 
In regard to the treatment of stormwater on-site, the applicant has submitted a Stormwater 
Management Plan. Two options have been put forward for the treatment of the stormwater 
from the subject site, the first with an 850m² bio-retention basin to treat water prior to being 
discharged into Paisley Drain. The second option has a smaller bio-retention basin in 
combination with a large underground tank which could be directed for re-use through the 
site or into the basin before being discharged off-site.  
 
Either of these two methodologies are considered acceptable, however the management 
and maintenance of any on-site stormwater treatment systems must be kept in private 
ownership (or common property) and maintained by the body corporate in accordance with 
recommendations by a suitably qualified expert in this field as Council is not in a position to 
maintain such facilities. It is understood that it is the applicant’s preference that stormwater 
quality not be treated on-site and that a water quality contribution be made instead. This 
arrangement was also the preference by Council if the treatment system was expected to be 
managed by Council. However, as such systems can be kept in private ownership and 
maintained through a body corporate arrangement, the more environmentally responsible 
approach to treat the stormwater on-site prior to discharge will be conditional requirement for 
this subdivision to be supported.  
 
To ensure the treatment of the stormwater within the retention system is effective in 
perpetuity, the owner will be required to enter into a Section 173 Agreement which outlines 
how the stormwater from this site will be treated on-site with bio-retention systems, how 
these systems will be managed and maintained and that the responsibility of the ongoing 
maintenance of these systems will be overseen by the owner’s corporation for this entire 
site. Each future land owner will be included in the owner’s corporation as the stormwater 
from the entire site is being managed through this process. A condition to this effect will be 
included on the granting of any permit being issued. 
 
Environmental risks and amenity 
Clause 13 of the planning scheme considers Environmental Risks and Amenity and states 
that planning should aim to avoid or minimize environmental hazards, environmental 
degradation and amenity conflicts and should prepare for and respond to impacts of climate 
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change. The south-western section of the subject site has been identified as being 
potentially affected by sea-level rise by the year 2100. Clause 13.01-2S advises that land 
subject to coastal hazards are appropriately managed to ensure that future development is 
not at risk. The south-west section of the site is also subject to flooding as mapped by 
Melbourne Water. Clause 13.03-1S Floodplain Management which has the objective to 
assist the protection of:   

- Life, property and community infrastructure from flood hazard. 
- The natural flood carrying capacity of rivers, streams and floodways. 
- The flood storage function of floodplains and waterways. 

 
Impacts from flooding are discussed in the Special Building Overlay section of this report in 
further detail. Implications from sea-level rise are also accounted for in this assessment 
which is overseen by the relevant floodplain authority, Melbourne Water. 
 
Contaminated land 
Clause 13.04-1S has the objective to ensure that potentially contaminated land is suitable for 
its intended future use and development, and that contaminated land is used safely. The 
subject site was formerly used as a land-fill site many decades ago and was purchased by 
Mobil in the mid 1990’s to be used as a buffer from the refinery located 1.5 kms to the west. 
With the previous use of the site, it was expected that the land would be contaminated. As 
requested by Council, the applicant submitted a preliminary report outlining the 
contamination throughout the site together with the proposed remediation strategy to enable 
the land to be used for its intended industrial use.  
 
This report concludes that based on previous testing undertaken, the site had uncontrolled 
fill from industrial and domestic waste which is likely to contain lead-based paint, asbestos, 
hydrocarbons and solvents. The report detailed that an EPA Victoria appointed 
Environmental Auditor had been engaged to conduct a voluntary Section 53X Environmental 
Audit to ensure that all works conducted on the site are conducted in accordance with the 
state and national guidelines and to confirm that the site is suitable for the proposed 
redevelopment.  The report outlines the proposed remediation strategy which includes the 
following: 

 Develop a remediation action plan (RAP). 
 All fill material on site to be retained with a marker layer located above and then filled 

with clean soil up to 1000mm above. 
 A precinct wide management plan developed with a covenant attached to the title 

advising the following: 
o The area contains asbestos below the marker layer. 
o Piling and in-ground development will be precluded with raft slabs required for 

all building developments. 
 Services to all future lots will be installed by the developer prior to subdivision 

preventing the need for deep excavations on the site. 
 The Environmental Auditor will review the works undertaken and management 

strategy and provide the confirmation that the site is suitable for industrial/commercial 
use by way of a Section 53X Environmental Audit.  

 
Further on-site testing was undertaken and a Geotechnical Investigation Report was later 
submitted on 13 June 2018 outlining the results of this soil testing. The testing revealed that 
the site is underlain by a layer of uncontrolled fill ranging in depth between 0.1 – 2.7 metres 
below the existing ground level. The fill includes builder’s rubble, rubbish, glass, broken pipe, 
gravel and cobbles. Recommendations were included in the report for how the site will be 
prepared for the future industrial development which included impact rolling the existing land 
and then adding a capping layer of clean fill across the site.    
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The remediation strategy proposed is considered sound. Given amount of contaminated 
material located across this large site, it is considered reasonable to leave the majority of the 
contaminated soil on-site. Areas that are being handed over to Council in the future, 
including road reserves, will however need to be fully remediated. Future upgrades or 
maintenance of underground services are highly likely; therefore, it is important to ensure 
these areas are cleaned up.  
 
To ensure the health and safety of the community is appropriately addressed and protected, 
full details in the form of an Environmental Management Plan will need to be provided 
outlining the measures that will be implemented to ensure any contaminated soil removed or 
disturbed on this site is handled in accordance with the relevant EPA regulations. The 
removal of the contaminated soil will need to be fully documented, accounted for and 
disposed of in accordance with EPA regulations also. Conditions to this effect will be 
included with any permit issued for this site and must be complied with prior to any site 
preparation works commencing to the satisfaction of the responsible authority.  
 
Amenity 
Clause 13.07-1S Land use compatibility, has the objective to safeguard community amenity 
while facilitating appropriate commercial, industrial or other uses with potential off-site 
effects. As the subject site is zoned for industrial purposes, that being light industry and 
some commercial activities, the proposed industrial subdivision is reasonable. As per the 
relevant strategy of this clause, a range of building design, urban design, operational and 
land use separation measures need to be applied to the north and east which have 
residential interfaces. These strategies will also seek to address Clauses 13.05 Noise and 
Clause 13.06 Air Quality.  
 
The applicant has indicated that the future use of the site along the north and east 
boundaries are likely to be for light industrial type uses with warehouse type built forms as is 
found in Akuna Drive to the north. To ensure that the appearance of the future built form 
does not become an unreasonable detraction from the amenity of the residential areas to the 
east and north, it has been determined that a landscape buffer be implemented along the 
north and eastern boundaries. As is discussed in the referral section above, the land buffer 
areas will need to be set aside as Council reserves to ensure they are maintained for 
landscaping purposes with trees in perpetuity. Being land handed over to Council as part of 
this subdivision, these sections of the site will also need to be fully remediated as is the 
Council for the road reserves. The remediation of these sections of land will also need to be 
performed in accordance with EPA regulations. 
 
The road layout nominated on the plan of subdivision PS814758Y demonstrates that all 
vehicles will access this development site via new internal road from either Maddox Road or 
Kororoit Creek Road. Vehicle access from Hygeia Avenue is not proposed, therefore all new 
built form will face away from the residential properties to the east and no vehicle 
movements will be generated from this site along Hygeia Avenue. The 3.0 metre wide 
landscape buffer in addition to the Hygeia Avenue road reserve will provide the necessary 
separation from the adjoining residential properties to the east. Whilst not currently included 
in any capital works planning by Council, it is expected that with the handover of the 3.0 
metre landscape reserve along the east boundary, that the Hygeia Avenue reserve which 
includes an open drain (Challis St drain) will be programmed in for improvements which will 
need to include an access track for Council’s tree maintenance team to undertaken the 
necessary maintenance of the landscape buffer in the future once handed over. The details 
of this are not part of the consideration of this planning application.    
 
Further measures to protect residential amenity including noise from industrial and or 
commercial activities on this site will be included with all future use and development 
applications that will be proposed. Any development applications within 30 metres of a 
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residential zone are not exempt from public notification. Council will need to consider 
whether any such future applications are advertised to nearby residents. These matters are 
all current requirements within the planning scheme and will be carefully adhered to. 
 
Built environment and heritage 
Clause 15 Built environment and heritage states that: 
 

Planning is to recognise the role of urban design, building design, heritage and energy 
and resource efficiency in delivering liveable and sustainable cities, towns and 
neighbourhoods. 
 
Planning should ensure all land use and development appropriately responds to its 
surrounding landscape and character, valued built form and cultural context. 
 
Planning should promote development that is environmentally sustainable and should 
minimise detrimental impacts on the built and natural environment. 
 
Planning should promote excellence in the built environment and create places that: 
- Are enjoyable, engaging and comfortable to be in. 
- Accommodate people of all abilities, ages and cultures. 
- Contribute positively to local character and sense of place. 
- Reflect the particular characteristics and cultural identity of the community. 
- Enhance the function, amenity and safety of the public realm. 

 
While this application is for subdivision only, it is considered critical to ensure certain urban 
design outcomes are implemented into the new industrial estate to ensure a high-quality 
outcome is achieved. The context of this site is unusual in terms of industrial land, with 
existing high quality residential development and recently rezoned residential development 
immediately to the east, the Jawbone reserve and coastal environment to the south, 
residential development and rail line to the north and light industrial development 
immediately to the west. In being redeveloped for industrial purposes, it is vital to ensure the 
built form intentions of the Outline Development Plan prepared for Precinct 13 be honoured.  
 
Eastern interface 
Residential development to the immediate east needs to be respected and complemented. 
The recommended 3.0 metre wide landscape buffer along the eastern boundary of the 
subject site will assist in shielding views of the blank walls of the future warehouses that will 
be erected on this site. The height of these walls should be restricted however to ensure 
visual bulk impacts do not result to neighbouring properties particularly given some industrial 
warehouse type buildings can be very high. All residential development located to the east of 
the subject site is no more than two storeys in height. It is considered that a maximum height 
of 10.0 metres be included as another recommendation in the design guidelines for this site. 
The 10.0 metres height is considered reasonable for a modestly scaled warehouse building 
that can also include a mezzanine.  
 
Southern interface 
The southern boundary of this site fronts Kororoit Creek Road, a main arterial road that 
leads into residential areas to the east and industrial activities to the west. The subject site 
will have an important role in ensuring the presentation of built form to Kororoit Creek Road 
acts as the gateway between the existing residential and industrial activities whilst also 
enhancing the landscape and environmental values to the south. The design guidelines 
therefore should also include a list of design objectives for the built form which will present to 
Kororoit Creek Road. A condition to this effect will be included in the granting of any permit 
issued which will require the design guidelines to also include design objectives developed 
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by a suitably qualified urban designer to the satisfaction of the responsible authority and will 
also be captured within the Section 173 Agreement. 
 
Northern interface 
The northern boundary of this site is around 90 metres from residential properties to the 
north on Railway Parade. There is currently a row of trees on the southern side of Railway 
Parade. Despite this, development at the northern end of the site will be visible from the 
residential area. The proposed landscape buffer should be sufficient to soften the built form 
and ensure it will not be as unattractive as the existing industrial sites facing the railway line 
further to the west. Buildings will be suitably screened by trees maintained by Council to 
ensure the blank walls with graffiti will not be built form outcome for this site. The height of 
these buildings is not as critical however as the distance from the residential properties to 
the north is much further away than they are to the east.  
 
General design principles 
In addition to the recommendations listed above, it is considered appropriate that the 
developer include a set of minimum design principles for all future built form, which will be 
developed by individual land owners in the future, not as a comprehensive industrial 
development. This is in accordance with Clause 15.01 Urban design which requires 
development to respond to its context in terms of character, cultural identity, natural features, 
surrounding landscape and climate. Having a set of minimum design standards will ensure 
that all future built form will achieve a high-quality outcome consistently throughout the site 
which will ensure the new industrial estate is an attractive option for investment and 
businesses to set up.  
 
The design objectives should also include standards in relation to external storage, car 
parking layout and use, waste storage areas and general maintenance of sites to help 
ensure this estate remains attractive and inviting to the public throughout the entire estate. 
Including such measures will ensure the intentions of the ILMS are appropriately achieved 
which is particularly relevant on a site like this in this highly valued location. The condition 
requiring the design guidelines to be prepared will include requirements to this effect also.  
 
Cultural Heritage 
Clause 15.03-2S has the objective to ensure the protection and conservation of places of 
Aboriginal cultural heritage significance. As the subject site is located beyond 200 metres of 
the shoreline of the Bay, there is no requirement for a Cultural Heritage Management Plan to 
be undertaken. 
 
Sustainable Design 
Clause 15.02-1S Energy and resource efficiency, has the objective to encourage land use 
and development that is energy and resource efficient, supports a cooler environment and 
minimises greenhouse gas emissions. The strategies to support this objective are to: 

 Improve the energy, water and waste performance of buildings and subdivisions 
through environmentally sustainable development. 

 Support low energy forms of transport such as walking and cycling. 
 Reduce the urban heat island effect by greening urban areas, buildings, transport 

corridors and open spaces with vegetation. 
 Encourage retention of existing vegetation and planting of new vegetation as part of 

development and subdivision proposals 
 
As outlined above in the stormwater section, on-site water quality treatments will be required 
to be implemented to ensure stormwater is treated prior to being discharged from the site 
into Paisley Drain. In addition to this treatment of stormwater, it is considered appropriate to 
require all new developments to incorporate a rainwater tank to harvest stormwater for re-
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use on each site for irrigation or grey-water use. This strategy will help to limit water 
consumption through the site. 
 
In terms of energy efficiency, the design guidelines should also incorporate minimum 
requirements for lighting including a requirement that all office spaces be fitted out with LED 
lighting and warehouse spaces have translucent roofing to allow natural light in. Further to 
this, the design guidelines should also require each new development to incorporate some 
form of energy generation, like solar power, to be used on-site to certainly energy 
consumption and potentially be self-reliant in terms of power provision.  
 
Design guidelines will therefore be required to also include provisions for rainwater tanks for 
re-use on site, for energy efficient measures including LED lighting, translucent roofing and 
solar panels (or other energy generation system). With these measures also included in the 
design guidelines, the estate will be a leading example of sustainable development which 
will further the attractiveness and prestige of this industrial estate and will effectively reduce 
greenhouse gas emissions from this site.  
 
The urban heat island effect will be adequately accounted for with the requirement for street 
tree planting throughout the estate together with each development site needing to 
incorporate landscape zones along the street edges in addition to the landscape buffers 
along the east and north boundaries. A street tree planting regime to the satisfaction of 
Council’s Parks Department will be a conditional requirement of any permit issued for this 
site also. 
 
The above list of environmentally sustainable measures will ensure Council’s vision by 
encouraging sustainable development and design excellence and encouraging ‘green’ 
industry which respects the community and the environment. 
 
Economic development 
Clause 17 Economic Development states that planning is to provide for a strong and 
innovative economy, where all sectors are critical to economic prosperity and is contribute to 
the economic wellbeing of the state and foster economic growth by providing land, facilitating 
decisions and resolving land use conflicts, so that each region may build on its strengths and 
achieve its economic potential.  
 
Through the recommended conditions listed above, the economic potential for this site will 
be highly valued and fully realized. The new industrial estate will be attractive to investors, 
new businesses and also employees as a consequence of the design guidelines that will be 
imposed as conditions to approving this subdivision application. The approval of this 
application subject to the recommended conditions will ensure the following objectives of 
Clause 21.08 Economic Development are met: 

 To stimulate and facilitate appropriate industrial activity and employment 
opportunities. 

 To achieve high quality amenity outcomes to industrial land throughout the 
municipality. 

 To promote and encourage best practice philosophy by industry. 
 
Transport 
Clause 18 Transport, states that planning should ensure an integrated and sustainable 
transport system that provides access to social and economic opportunities, facilitates 
economic prosperity, contributes to environmental sustainability, coordinates reliable 
movements of people and goods, and is safe. 
 
The subject site is well located for light-industrial development being located on Kororoit 
Creek Road, a major arterial road. Vehicles accessing this including semi-trailers will be able 
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to make their way in and out the estate without the need for accessing nearby residential 
development as Kororoit Creek Road connects to Millers Road and the Princes Freeway to 
the west.  
 
Both VicRoads and Council’s own traffic engineers have reviewed the Traffic and Transport 
Assessment submitted with the application and confirm that the traffic volumes likely to be 
generated form the proposed development of this site, can be comfortably accommodated 
by the surrounding road network. Concerns have been raised by nearby residents, 
particularly those to the north along Maddox Road regarding increased heavy vehicle activity 
in this area.  Being a Council road, if required, measures can be put in place to dissuade 
trucks from using Maddox Road to the north including truck curfews and or prohibition if 
warranted. Council’s Traffic and Amenity Department will carefully review this situation as it 
unfolds in the coming years ahead and will act accordingly.   
 
Clause 21.09 Transport and Mobility also has the objective to provide access to, through and 
within the municipality by all modes of transport, including walking, cycling, public transport 
and private and commercial vehicles. This objective will be achieved through the following 
strategies: 

 Ensure that the cost of new road and transport infrastructure required to serve 
specific development is met by the developer. 

 Ensure bicycle paths and pedestrian facilities interconnect with the existing transport 
network and form a safe, efficient and convenient network that promotes walkability. 

 
All new roads and alterations to Maddox Road and Kororoit Creek Road will be undertaken 
in accordance with both Council’s and VicRoad’s standards by the developer.  
 
In terms of sustainable modes of transport, a bus stop is located across the site frontage 
along Kororoit Creek Road, which is likely to increase in its patronage with the continued 
development of residential land to the east of the subject site. Pedestrian connectivity to the 
subject site from the east is limited.  However a condition to any permit being issued will 
require a footpath to be constructed across the entire Kororoit Creek Road frontage to 
facilitate connections to the east and west for pedestrians. Footpaths will also be required on 
all internal roads as recommended by Council’s engineers.  
 
Along the entire length of the western boundary is a dedicated shared trail within Maddox 
Road which connects to the coastal trail to the south and the land to the north. This is an off-
road path which provides safe passage for both pedestrians and cyclists away from 
industrial traffic along Maddox Road and is an important community asset. There is also on-
road cycling path on Maddox Road, however these are not as safe considering the number 
of crossings and side roads, not to mention the extent of car parking that occupies this road. 
Therefore, the site also has excellent cycling connectivity from north to south.    
 
Clause 21.09 also has the objective to protect residential and other sensitive land uses from 
the adverse effects of vehicular traffic. This objective is to achieved by ensuring that the 
impact of traffic on the safety of other road users and pedestrians generated by new land 
uses and development is minimised. 
 
To ensure the shared on-road path continues to be a safe and effective means of 
connectivity for both cyclists and pedestrians, it is considered important to ensure any new 
road openings to Maddox Road from the subject land be minimised. It is noted that one new 
road entry is proposed. This outcome is considered reasonable, however any more 
openings, particularly crossovers to any future smaller allotments will not be supported as 
recommended by Council’s traffic engineers for traffic operational and safety reasons.  
Therefore, a condition to any permit for the subdivision of this land will necessarily require 
the owner to enter into a Section 173 Agreement prior to a statement of compliance being 
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released restricting road openings along Maddox Road to the one new road entry, as 
nominated on plan of subdivision PS814758Y.  
 
The amenity of the residents on the east side of Hygeia Avenue will not adversely affected 
by vehicles movements, including truck movements as access to the site will be entirely from 
either Kororoit Creek Road or Maddox Road, not Hygeia Avenue.  
 
Infrastructure 
Clause 19 Infrastructure states that planning should minimise the impact of use and 
development on the operation of major infrastructure of national, state and regional 
significance, including communication networks and energy generation and distribution 
systems. Of significance to this application, is the existence of the several pipelines in and 
on the land to the north. 
 
Pipelines 
Clause 19.01-3S Pipeline infrastructure has the objective to ensure that gas, oil and other 
substances are safely delivered to users and to and from port terminals at minimal risk to 
people, other critical infrastructure and the environment. The Somerton-Altona jet fuel 
pipeline is located within 1500mm of the northern boundary. This is an asset licensed to 
Mobil. In receiving notice of this subdivision application, the relevant pipeline officer at Mobil 
submitted an objection to proposed subdivision raising concerns with the potential risk the 
pipeline through the proposal and also to the community. As is outlined in the referral section 
above, Mobil agreed to proposed conditions as put forward by the proponent to address their 
concerns regarding the pipeline. These conditions are considered reasonable and will be 
included on any permit issued.  
 
However, the implications of the pipeline extend much further than just requiring a 2.0 metre 
easement in the favour of Mobil for access. This easement must be clear of any trees both 
above (canopy) and below ground (root systems). As a landscaping buffer is required along 
the northern boundary to provide an acceptable and high-quality urban design outcome, it 
will be necessary to require the landscape buffer to be increased in depth substantially. As 
discussed with Mobil and Council’s Parks team, any new canopy trees will need to be 
planted at least 2.0 metres from the easement and 3.0 metres from any new built form on 
the development site. Consequently, the landscape buffer will need to at least 7.0 metres in 
depth across the entire length of the northern boundary. The buffer will need to be densely 
planted with vegetation and canopy trees to screen views of the future industrial buildings, 
will need to be fully remediated and then set aside as a Council Reserve. A maintenance 
strategy and contribution will also be required to cover the costs of Council to maintain this 
buffer zone also. 
 
These arrangements will ensure the view-lines along the length of the pipeline easement will 
remain clear as will access to the pipeline. The remediation of the buffer zone to meet 
Council’s requirements will also need to ensure the protection of the pipeline. Such matters 
will need to be addressed in accordance with the Pipelines Act. A notation to this effect will 
be included on any permit granted to bring it to the attention of the owner of the land.    
 
Development infrastructure 
Clause 19.03-3S has the objective 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. As part of the remediation strategy of this subdivision, all services 
including connections to future lots will be installed underground prior to any lots being 
released for development. Stormwater quality is also being carefully addressed as outlined 
earlier in this assessment. Other infrastructure and services will also be installed through the 
site so that each new allotment will be ready for connection in accordance with the 
requirements of each of the relevant service authorities. 
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Discussion 
With the recommended conditions outlined above, it is considered the proposed 
industrial super-lot subdivision will result in a positive outcome for this currently under-
utilised industrial land. The purpose of Industrial 3 Zone will be satisfactorily met 
including ensuring that the safety and amenity of adjacent, more sensitive land uses will 
not be adversely affected. On this basis, it is considered that the proposed subdivision 
responds well to the intentions of Clause 33.03 of the planning scheme.  

 
SPECIAL BUILDING OVERLAY 
The purpose of Clause 44.05 is: 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 
 To identify land in urban areas liable to inundation by overland flows from the urban 

drainage system as determined by, or in consultation with, the floodplain 
management authority. 

 To ensure that development maintains the free passage and temporary storage of 
floodwaters, minimises flood damage, is compatible with the flood hazard and local 
drainage conditions and will not cause any significant rise in flood level or flow 
velocity. 

 To protect water quality in accordance with the provisions of relevant State 
Environment Protection Policies, particularly in accordance with Clauses 33 and 35 
of the State Environment Protection Policy (Waters of Victoria). 

 
Before deciding on an application, in addition to the decision guidelines in Clause 65, the 
responsible authority must consider, as appropriate: 

 The Municipal Planning Strategy and the Planning Policy Framework. 
 Any comments from the relevant floodplain management authority. 
 The existing use and development of the land. 
 Whether the proposed use or development could be located on flood-free land or 

land with a lesser flood hazard outside this overlay. 
 The susceptibility of the development to flooding and flood damage. 
 Flood risk factors to consider include: 

o The frequency, duration, extent, depth and velocity of flooding of the site and 
accessway. 

o The flood warning time available. 
o The danger to the occupants of the development, other floodplain residents 

and emergency personnel if the site or accessway is flooded. 
 The effect of the development on redirecting or obstructing floodwater, stormwater or 

drainage water and the effect of the development on reducing flood storage and 
increasing flood levels and flow velocities. 

 
In accordance with Section 55 of the Act, Melbourne Water was referred this subdivision 
application and asked to consider the implications from flooding in relation to Paisley Drain, 
accounting for the requirements of the proposed remediation strategy which outlines this site 
being capped with at least an additional 800mm of soil. Melbourne Water’s main concern at 
this early stage related to the proposed creation of a new lot in the very south west corner of 
the site being the land south of Paisley Drain. Melbourne Water objected to the creation of 
this lot as it could not be developed because of flooding. After extensive consultation 
between the proponents engineering consultants and Melbourne Water, the applicant 
decided to amend the plan of subdivision to no longer seek to create a new lot in this 
location. Consequently, Melbourne Water then agreed to withdraw their objection and 
provided its letter of consent to issuing the permit subject to extensive conditions.  
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These conditions require the applicant to undertake a Stormwater management strategy and 
hydraulic modelling demonstrating that the subdivision will not create any obstructions to 
flows and that there will be no increase to flood levels on neighbouring properties and flows 
will be retarded back to existing runoff conditions.  
 
The conditions also outline requirements for stormwater to be set out in the ‘urban 
Stormwater Best Practice Environment Management Guidelines (CSIRO) 1999 and treated 
on-site as per the recommendations outlined in assessment above.  
 
Based on these conditions and others outlined by Melbourne Water in the referral section 
above, it is considered the purpose and decision guidelines of Clause 44.05 will be 
appropriately met. It will be up to the proponent to demonstrate that both the remediation 
strategy which includes filling being applied across the entire site will not have consequential 
implications for flows over neighbouring sites. Melbourne Water being the relevant floodplain 
management authority are best equipped to ensure the modelling undertaken by the 
proponent’s engineers is accurate and satisfactory. All these matters will need to be resolved 
prior to a statement of compliance being released, therefore the subdivision will not be able 
to proceed further until these matters are fully resolved. On this basis, it is considered 
reasonable to allow the permit to be issued subject to the conditions outlined by Melbourne 
Water being included. 
 
The most recent version of the proposed plan of subdivision (Version G) includes a reserve 
over the current drainage easement containing Paisley Drain. This reserve is nominated as 
being vested with Hobsons Bay City Council. Given that the proposed reserve is purely for 
the purpose of the drainage, being Paisley drain, which is a Melbourne Water asset, it is 
considered inappropriate and unreasonable to have this land assigned to Council to maintain 
and manage.  Melbourne Water have also advised that they do not want the reserve vested 
with them either. On this basis, the applicant has agreed to the reserve being deleted from 
the plan of subdivision and retaining the asset as an easement in the favour of Melbourne 
Water. A condition to any permit being issued will require the plan of subdivision to be 
amended accordingly. 
 
NATIVE VEGETATION 
Pursuant to Clause 52.17-2 a permit is required to remove, destroy or lop native vegetation. 
As the subject site is in excess of 4000sqm, a Biodiversity Assessment has been undertaken 
which includes a Potential No Net Loss analysis. The report outlines that the site contains 
0.011 hectares classified as remnant native vegetation that may be impacted by the 
proposed subdivision being native Wallaby Grasses located in the south-west corner of the 
site. The Habitat Hectare score for this patch indicates that this vegetation is of low quality.   
 
The vegetation to be removed at this site is consequently assessed under the low-risk based 
pathway. As confirmed by DELWP referral is therefore not required to them. A general offset 
is required as the application is in the low risk-based pathway and the location does not 
provide habitat for a rare or threatened species. The offset amount calculated for the 
removal of the Wallaby Grasses is 0.002 General Biodiversity Units with a minimum 
Strategic Biodiversity Score of 0.342. The report advises that the landholder will be obtaining 
third party offsets through a vegetation offset broker.  
 
Prior to the native vegetation being removed, a compliant offset must be secured to the 
satisfaction of the Responsible Authority. No details of the offset being secured have been 
provided to date. On this basis, a condition to any permit being issued will require 
confirmation that the required offset has indeed been obtained to ensure the requirements of 
Clause 52.17 have been adequately addressed.       
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LAND ADJACENT TO A ROAD ZONE, CATEGORY 1 
As part of the access arrangements proposed for this site, a new service road is proposed 
across the Kororoit Creek Road frontage. The purpose of Clause 52.29 is to ensure 
appropriate access to identified roads. Pursuant to Section 55 of the Act, VicRoads were 
referred the application to review the proposed access arrangements from Kororoit Creek 
Road and the subdivision more generally. VicRoads provided a response on 11 May 2018 
raising no objection to the proposal subject to standard conditions requiring the new service 
lane to be constructed to VicRoads satisfaction and to undertake pavement works to the 
existing bus stop all at the cost of the owner. Consequently, the matters relating to Clause 
52.29 are considered to be resolved. 
 
PUBLIC OPEN SPACE CONTRIBUTION AND SUBDIVISION 
Clause 53.01 states that ‘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’. The schedule to 53.01 does not specify an amount, 
therefore a requirement under the provisions of Section 18 of the Subdivisions Act 1988 
applies. 
 
Section 18(1) of the Subdivision Act states the following 
(1) A Council acting as a responsible authority or a referral authority under the Planning and 
Environment Act 1987 may require the applicant who proposes to create any additional 
separately disposable parcel of land by a plan of subdivision to—  

(a) set aside on the plan, for public open space, in a location satisfactory to the Council, a 
percentage of all of the land in the subdivision intended to be used for residential, 
industrial or commercial purposes, being a percentage set by the Council not exceeding 5 
per cent; or  
(b) pay or agree to pay to the Council a percentage of the site value of all of the land in 
the subdivision intended to be used for residential, industrial or commercial purposes, 
being a percentage set by the Council not exceeding 5 per cent; or  
(c) do a combination of (a) and (b) so that the total of the percentages required under (a) 
and (b) does not exceed 5 per cent of the site value of all the land in the subdivision.  

 
(1A) The Council may only make a public open space requirement if it considers that, as a 
result of the subdivision, there will be a need for more open space, having regard to—  

(a) the existing and proposed use or development of the land;  
(b) any likelihood that existing open space will be more intensively used after than before 
the subdivision;  
(c) any existing or likely population density in the area of the subdivision and the effect of 
the subdivision on this;  
(d) whether there are existing places of public resort or recreation in the neighbourhood of 
the subdivision, and the adequacy of these;  
(e) how much of the land in the subdivision is likely to be used for places of resort and 
recreation for lot owners;  
(f) any policies of the Council concerning the provision of places of public resort and 
recreation. 

 
(2) In the case of a staged subdivision using the procedure under section 37 —  

(a) if an open space requirement is to be made, it must be made for the master plan, but 
may be expressed to apply to any particular stage or stages; and  
(b) if the requirement applies to the second or a subsequent stage, the location of the 
open space need not be defined except on the plan for that stage; and  
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(c) if the requirement applies to the second or a subsequent stage and is a requirement to
pay money, the total amount to be paid may be apportioned between particular stages,
and the proportion need not be specified except for the plans of the appropriate stages.

(3) Land intended to be used for residential, industrial or commercial purposes includes land
set aside on the plan of subdivision for roads or other reserves incidental or ancillary to the
use of the land for residential, industrial or commercial purposes.

(4) The applicant may agree with the Council to set aside or pay a percentage other than the
set percentage.

(5) A public open space requirement may be made only once in respect of any of the land to
be subdivided whether the requirement was made before or after the commencement of this
section, unless subsection (6) applies.

(6) A further open space requirement may only be made when a building is subdivided and a
public open space requirement was not made under section 569H of the Local Government
Act 1958 or section 21A of the Building Control Act 1981 when the building was constructed.

(7) If any amount is paid to the Council under this section and the Council is satisfied that it
is no longer intended to subdivide the land to create any additional lot, the Council may
refund the amount paid to it.

(8) A public open space requirement is not required if—
(a) the subdivision is of a class of subdivision that is exempted from the public open
space requirement by the planning scheme; or
(b) the subdivision is for the purpose of excising land to be transferred to a public
authority, Council or a Minister for a utility installation; or
(c) the subdivision subdivides land into two lots and the Council considers it unlikely that
each lot will be further subdivided.

As the application proposes the subdivision of the land into four super-lots, a public open 
space contribution applies pursuant to Section 18 of the Subdivision Act 1988. A search of 
the title for 85 Maddox Road, Williamstown North indicates that the subject land is known as 
Lot 1 on Plan of Subdivision 057685 was formerly part of parent title Volume 02448 Folio 
446, created by instrument B591528 on 05/08/1963. There was no public open space 
reserve provided within the subdivision for this site. Therefore, this is the first request for an 
open space contribution fee in accordance with Section 18(5) of the Subdivision Act.  

As the application proposes the subdivision of the land into four super-lots, a public open 
space contribution applies pursuant to Section 18 of the Subdivision Act 1988. A search of 
the title for 85 Maddox Road, Williamstown North indicates that the subject land is known as 
Lot 1 on Plan of Subdivision 057685 was formerly part of parent title Volume 02448 Folio 
446, created by instrument B591528 on 05/08/1963. There was no public open space 
reserve provided within the subdivision for this site. Therefore, this is the first request for an 
open space contribution fee in accordance with Section 18(5) of the Subdivision Act.  

In determining the justification for Council to request an open space contribution Council 
must consider the policies and direction in the Hobsons Bay Open Space Strategy 2017 and 
the supply of open space / facilities within 800m of the subject site. The Open Space 
Strategy provides the following overview for the Williamstown-Williamstown North Precinct:  

“The Williamstown-Williamstown North precinct has a good proportion of open space per 
person. There is a lack of open space in the north of the precinct and the condition and 
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accessibility of paths require improvements, particularly with an ageing population to 
ensure good provision of open space continues”  

The strategy makes specific comments regarding Williamstown North being: 

“In the northern parts of this Williamstown and some industrial areas of Williamstown North, 
there is a lack of open space; particularly space for passive recreation”. 

In regards to the subject site being subdivided for future industrial/commercial uses, the 
Open Space Strategy provides the following comments: 

“Many people who work in Hobsons Bay visit open space near their workplace to be 
outdoors as a break from work (64%) with informal fitness/exercise activities and use of 
cycling paths on the way to work being popular reasons to visit.” 

In terms of the distribution of public open space in the municipality, the strategy advises that 
the Williamstown North industrial area has a significant gap in open space provision.   

Prior to the site being scheduled for subdivision for future industrial development, the land 
was vacant aside from some recent history as being used in part by a pony club. It is 
anticipated that through the subdivision process, the entire site will be developed with 
multiple warehouse type units which will see a significant increase in workers and visitors 
occupying the site. It is therefore likely that the development and subdivision will result in a 
more intense use of existing public open space than was previously experienced particularly 
given that this site is prevented from provided any of its own public open space on-site.  

The public open space areas within 800m of the subject site include: 

KC White Reserve  
Located to the north east approximately 400metres from the subject land. Council’s Open 
Space Plan has placed this reserve under the sportsground redevelopment plans amongst 
others.  

RV Long Reserve  
Located approximately 300metres east of the subject land. Council’s Open Space Plan 
states that redeveloping Long Reserve, and either part of Jawbone or Rifle Range Reserve 
for SFR, would create diversity and requires major tree planting and path works along 
Kororoit Creek Road. 5  

Quarry Reserve 
Located to the north-east approximately 400metres from the subject site. Council’s Open 
Space Plan has placed this reserve under the sportsground redevelopment plans amongst 
others.  

J.T. Gray Reserve  
Located to the west approximately 50metres from the subject site. Council’s Open Space 
Plan has placed this reserve under the sportsground redevelopment plans amongst others 
Jawbone Reserve  

Located to the south, approximately 150metres of the subject site. Council’s Open Space 
Plan refers to the Master Plan that resulted from the redevelopment of the Rifle Range site 
and the need for additional landscaping of wetlands, signage, the Bay Trail and protection of 
the coast.  
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The Strategy advises that upgrades are proposed for KC White Reserve, RV Long Reserve 
and Quarry Reserve to cater for existing demand. Assessments and condition audits are 
also proposed at RV Long Reserve, JT Gray Reserve and Jawbone Conservation Reserve 
to implement priority improvements in the medium term.  

As per the traffic impact assessment provided by Cardno advises, the industrial subdivision 
is estimated to result in approximately 69,239sqm of industrial gross floor area. Based on 
this, the car parking requirements on the site will be in the range of 1000 to 2000 spaces for 
either warehouse or industrial type uses as per Clause 52.06 of the planning scheme. 
Assuming that the car parking requirements are largely to cater for future employees on this 
site, it is clear the worker population density in this area will increase dramatically through 
this subdivision proposal.  As no public open space can be provided for on the site itself, it is 
reasonable to predict that there will an increase in expectations of the community and 
increase wear and tear on existing open spaces as a result of this large industrial 
subdivision. These reserves will require ongoing repairs, upgrades and improvements.  

The application has been assessed against the requirements of the Hobsons Bay City  
Council Open Space Plan 2018 which was recently adopted by the Council. This policy 
states that the neighbourhood has relatively small areas of local open space available to 
serve residential areas, with larger sites located around the foreshore focusing on visitor 
needs.  

In conclusion, the approval of this industrial super-lot subdivision will result in an increased 
worker population density on the site and within the area generally, and the inability to 
provide any public open space on the site itself due to the proposed covenant being 
enforced by Mobil, there is high likelihood the existing open space will be used more 
intensively.  

As a result of consideration of the issues pertaining to public open space supply and 
demand set out under Section 18(1)(b) and 18(1A)(a) through 18(1A)(f) discussed above, a 
public open space contribution of 5% of the land or land value is deemed appropriate. A 
condition to any permit being issued for this subdivision proposal will require the payment of 
the public open space contribution prior to the release of any of the super-lots. 

The contribution should be on the basis of a mix of land contribution and financial 
contribution. The subject land has a total area of 167,695.0 sqm so 5% of this equates to 
8384.75 sqm. The proposed tree buffer reserves on the northern and eastern boundaries 
total 2342.02 sqm or 1.4% of the site area. The remaining 3.6% should be via a financial 
contribution. 

CONSTRUCTION MANAGEMENT PLANS 
In accordance with the recommendations of both the biodiversity and environmental 
consultants, a Construction and Environment Management Plan and a Remediation Action 
Plan will be conditional requirements of any permit being issued for subdivision. In addition 
to these plans, a construction management plan will also be required in accordance with 
Council’s standard requirements for construction sites. 

CONCLUSION 

Overall, the proposal for an industrial super-lot subdivision with removal of native vegetation 
and creation of roads and carrying out of works and creation of access to a Road Zone 
Category 1 is considered to be satisfactory and consistent with the planning scheme.  
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Subject to the recommended conditions, the proposal is considered to be consistent with the 
relevant provisions of the Hobsons Bay Planning Scheme including the Industrial 3 Zone, 
Special Building Overlay and the particular provisions including native vegetation and land 
adjacent to a Road Zone.  For these reasons it is recommended that the application be 
approved and a Notice of Decision to Grant a Permit issued.   

RECOMMENDATION 

That a Council delegate having caused notice of Planning Application PA1738599 to be 
given under Section 52 of the Planning and Environment Act 1987 and having considered all 
the matters required under Section 60 of the Planning and Environment Act 1987 decides to 
grant a Notice of Decision to Grant a Permit under the provisions of the Planning Scheme in 
respect of the land known and described as 85 Maddox Road, Williamstown for the 
subdivision of the land into four super-lots, removal of native vegetation, creation of 
roads, carrying out of works and creation of access to a road in a Road Zone, 
Category 1 in accordance with the endorsed plans, subject to the following conditions: 
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DRAFT

NOTICE OF DECISION TO GRANT A PERMIT 

Application No: PA1738599 
_________________________________________________________________ 

Planning Scheme: Hobsons Bay Planning Scheme 

Responsible Authority: Hobsons Bay City Council 

__________________________________________________________________ 

THE RESPONSIBLE AUTHORITY HAS DECIDED TO GRANT A PERMIT. 
THE PERMIT HAS NOT BEEN ISSUED. 

ADDRESS OF THE LAND: 85 Maddox Road, Williamstown North 

WHAT WILL THE PERMIT ALLOW: Subdivision of the land into four super-lots, 
removal of native vegetation, creation of 
roads, carrying out of works and creation of 
access to a road in a Road Zone, Category 1   

WHAT WILL THE CONDITIONS OF THE PERMIT BE: 
________________________________________________________________ 

1. Before the plan of subdivision is certified a revised plan drawn to scale and
dimensioned must be submitted to and approved by the Responsible Authority. When
approved the plan will be endorsed and will then form part of the permit.

The plan must be substantially in accordance with Version G of PS814758Y dated 13
June 2018, but modified to show:

a) All lots, roads, bearings, distances, levels, street names, lot numbers, lot sizes,
reserves and easements.

b) All existing and proposed easements.
c) Other details as required by Land Victoria (Titles Office).
d) Deletion of Reserve No. 1 and its inclusion as part of Lot A.
e) A 2.0 metre wide easement along the full length of the northern boundary of the

site within proposed Super-lot C for the purpose of access to the Altona /
Somerton Fuel pipeline in favour of Mobil.

f) A 7.0 metre wide tree reserve along the full length of the northern boundary of
the site within Proposed Super-lot C for the purpose of landscaping to be vested
with Hobsons Bay City Council.

g) A 3.0 metre wide tree reserve along the full length of the eastern boundary of the
site within proposed Super-lots A and D with Hygeia Avenue for the purpose of
landscaping to be vested with Hobsons Bay City Council.

h) Changes to Easement E-1 as per condition 44.
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2. Prior to the issue of a Statement of Compliance, three copies of revised plans drawn
to scale and dimensioned, must be submitted to and approved by the Responsible
Authority. When approved the plans will be endorsed and will then form part of the
permit.

The plans must be substantially in accordance with the layout plans submitted with
the application, but modified to show to the satisfaction of the Responsible Authority:

a) The location of any on-site bio-retention basins or other stormwater quality
treatment system set aside as common property.

b) A landscaping plan within the tree reserve buffer zones along the north and east
boundaries referred to in Conditions 1 f) and g) of this permit. The plan must
include the following:
 Provision of screening plants and trees along entire length of the north

boundary to Super-lot C. All trees are to be planted 4.0 metres from the north
boundary and to have a root barrier installed to protect the pipeline to the
north.

 Provision of screening plants and trees along the entire length of the east
boundary to Super-lots A and D. All trees are to be planted along the east
boundary line.

 Planting and irrigation details as appropriate.
 Other landscaping features.
 Maintenance details.
 Site remediation details within the tree reserves.

All trees must be at least 2.0 metres high at the time of planting and be selected 
from the following species: Banksia integrafolia, Acacia implexa or Waterhousia 
floribunda. 

c) Plans showing the existing natural ground levels and the proposed finished
surface and site levels reduced to Australian Height Datum (AHD) and which
includes the details of the proposed earthworks, details of the location, design
and height of any retaining walls, fill batters and the like. The plans must also
show elevational cross section plans through the subject land, both east-west and
north-south, which show finished site levels in relation to adjoining land. All
earthworks must be contained within the boundaries of the subject land.

General conditions 

3. The layout and site dimensions of the proposed subdivision as shown on the
endorsed plan must not be altered or modified without the prior written consent of the
Responsible Authority.

4. The plan of subdivision submitted for certification under the Subdivision Act 1988
must be referred to the relevant authority in accordance with Section 8 of that Act.

5. Once the subdivision works have started, they must be continued and completed to
the satisfaction of the Responsible Authority.

6. Any filling material required to be imported on site shall only comprise top soil and
clean uncontaminated fill material suitable for structural filling purposes.

7. Street names shall be to the satisfaction of the Responsible Authority.
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Design Principles 

8. Prior to the issue of a Statement of Compliance, a report prepared by a suitably
qualified and experienced urban designer must be submitted and approved by the
Responsible Authority. Once approved, the report will be endorsed and become part
of the permit. The report must clearly outline a set of Urban Design Principles and
Guidelines to inform the future development outcomes for this industrial estate to
enable a high quality and environmentally sustainable outcome to be achieved which
aligns with the objectives of the Hobsons Bay Industrial Development Design
Guidelines 2008. The report must include the following:

a) Building setbacks of at least 9.0 metres from all roads
b) Landscape setbacks of at least 9.0 metres Kororoit Creek Road, 4.5 metres to

Maddox Road, and all other road frontages.
c) Landscape setback of 1.8 metres to other roads (sideages).
d) A maximum building height 10.0 metres for properties along the eastern

boundary with Hygeia Avenue.
e) Requirements regarding car parking, access arrangements, loading and

service areas, storage, waste, lighting and fencing.
f) Design objectives for built form fronting Kororoit Creek Road which interfaces

with residential development to the east, Jawbone Reserve to the south and
industrial activity to the west. The objective should be to have a high-quality
built form outcome that acts as a gateway between these interfaces.

g) General design outcomes including high quality and robust materials and
finishes, signage design, lighting, façade treatments and landscaping.

Once the Urban Design Principles and Guidelines are finalised and endorsed, the 
Owner must then enter into an agreement with the Responsible Authority under 
Section 173 of the Planning & Environment Act 1987 to have the Urban Design 
Principles and Guidelines applied to all future development applications on this site 
to the satisfaction of the Responsible Authority. 

The owner must pay all costs (including Council’s costs) associated with the 
preparation, execution, registration of the Section 173 Agreement.  

Sustainable Design 

9. Prior to the issue of a Statement of Compliance, a report prepared by a suitably
qualified and experienced sustainable design expert must be submitted and
approved by the Responsible Authority. Once approved, the report will be endorsed
and become part of the permit. The report must clearly outline a set of Sustainable
Design Principles and Guidelines to inform the future development outcomes for this
industrial estate to enable a high quality and environmentally sustainable outcome to
be achieved which aligns with the objectives of the Hobsons Bay Industrial
Development Design Guidelines 2008. The report must include the following:

a. Rain water harvesting for re-use (irrigation, grey-water) to each new
building

b. Minimum standards for lighting and appliances (for example LED lights in
office spaces)

c. Inclusion of transparent roofing to allow natural light into warehouse spaces
d. Incorporation of natural ventilation in building design
e. On-site power generation for each new building to contribute towards its

own electricity needs (for example, solar power).
f. Careful location of vegetation to improve internal comfort.
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Once the Sustainable Design Principles report is finalised and endorsed, the 
Owner must then enter into an agreement with the Responsible Authority under 
Section 173 of the Planning & Environment Act 1987 to have these principles 
applied to all future development applications on this site to the satisfaction of the 
Responsible Authority. 

The owner must pay all costs (including Council’s costs) associated with the 
preparation, execution, registration of the Section 173 Agreement 

Stormwater Treatment 

10. Stormwater treatment must be provided for on-site in accordance with the
recommendations in the Stormwater Management Plan prepared by Cardno, dated
31 August 2017 or other alternative measures to the satisfaction of the Responsible
Authority.

11. Prior to the issue of a Statement of Compliance, a Stormwater Management Plan
prepared by a suitable qualified engineer is to be submitted and approved by the
Responsible Authority outlining the full details of the Stormwater treatment to be
provided for on-site. The report must outline the following:

i. Detail the required maintenance and management regime required to ensure the
treatment facilities are operating to their potential to ensure the Urban
Stormwater Best Practice Environmental Management Guidelines CSRIO 1999
are being adhered to in perpetuity.

ii. Detail a program for monitoring water quality within any receiving waterways
(Jawbone Reserve) at a number of sites upstream and downstream of the
discharge point. This should be conducted as part of an appropriate water quality
monitoring program, developed with input from a specialist aquatic ecologist.

iii. Identify the flow paths of a 1% AEP storm from the external and internal
catchments and the development is to be designed such that no private property
within or downstream of the development is inundated by this storm.  These flow
paths must be indicated on the plans, including proposed drainage easements.

iv. The volume of water discharging from the development in a 10% AEP storm
shall not exceed the peak flow experienced in a 10% AEP storm or the capacity
of the downstream drainage infrastructure prior to development.  The peak flow
shall be controlled by the use of retardation basins or approved detention
systems located on the subject site to the requirements and satisfaction of the
Responsible Authority. The storage system shall have a storage capacity of a
1% AEP (1:10 year storm).

v. The drainage system must have provision for runoff from the upstream
catchments and include any downstream works necessary to manage flows from
the development.

12. Any on-site stormwater treatment systems including bioretention basins must be
located in common property in close proximity to the point of discharge into Paisley
Drain to the satisfaction of the Responsible Authority.

13. Prior to the issue of a Statement of Compliance, the Owner must enter into an
agreement with the Responsible Authority under Section 173 of the Planning &
Environment Act 1987 which provides for the ongoing management of the stormwater
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treatments systems and water quality monitoring program which is to be funded 
through a body corporate in accordance with the approved Stormwater Management 
Plan.   

The owner must pay all costs (including Council’s costs) associated with the 
preparation, execution, registration of the Section 173 Agreement.  

Landscaping and Street Trees 

14. Prior to the issue of a Statement of Compliance, street tree planting and streetscape
landscaping along the Kororoit Creek Road, Maddox Road and the new internal road
frontages must be carried out in accordance with landscaping plans submitted to and
approved by the Responsible Authority and endorsed as part of this permit.  The
plans must include the following:

(a) Tree spacings of no greater than 10 metres.
(b) Plant schedules, including species;
(c) Planting and irrigation details as appropriate;
(d) Other landscaping features;
(e) A schedule of planting times related to the development of the subdivision;
(f) Maintenance details.
(g) Water Sensitive Urban Design treatments where applicable.

The requirement to complete the landscaping works prior to the issue of a Statement 
of Compliance may be waived by the Responsible Authority if other arrangements to 
its satisfaction are made to achieve the requirements of this condition, including 
payment to Council to plant and maintain the trees or bonding and completion of the 
bonded works within a period of 3 years from the date of issue of this permit. 

15. Prior to the issue of a Statement of Compliance, landscaping within the landscape
tree reserve buffer zones along the north and east boundaries must be carried out in
accordance with the landscaping plan endorsed under Condition 2 of this permit. The
requirement to complete the landscaping works prior to the issue of a Statement of
Compliance may be waived by the Responsible Authority if other arrangements to its
satisfaction are made to achieve the requirements of this condition, including
payment to Council to plant and maintain the trees or bonding and completion of the
bonded works within a period of 3 years from the date of issue of this permit.

Fencing Works 

16. Prior to the issue of a Statement of Compliance, the following fencing works shall be
undertaken to the satisfaction of the Responsible Authority:

 The southern boundary of the landscape buffer along the northern boundary of
the site;

 The western boundary (Maddox Road frontage) of the landscape buffer along the
northern boundary of the site with a 4.0 metre wide access gate;

 The western boundary of the landscape buffer along the eastern boundary of the
site.

Unless otherwise approved by the Responsible Authority, all boundary fencing is to be 
a minimum of 1.8 metres. The fence and gate along the western boundary of the site to 
Maddox Road constructed of black powder-coated galvanised pipe and chain mesh.  
All costs associated with the erection of the fencing shall be borne by the 
Applicant/Owner. 
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Engineering Conditions 

17. Prior to the issue of a Statement of Compliance, a 2500mm wide footpath must be
constructed to Council standards along the frontage of Kororoit Creek Road.

18. Prior to the issue of a Statement of Compliance, underground drainage to serve each
Super-lot and the entire subdivision must be provided in accordance with plans and
specifications approved by the Council.

19. Reticulated water, sewerage and underground electricity supply must be available to
each lot shown on the endorsed plans before a lot can be used for any purpose.

20. Prior to the issue of a Statement of Compliance, a functional layout plan is to be
provided and be to the satisfaction of the Responsible Authority for the access points
of this development.

21. Prior to the issue of a Statement of Compliance, roadworks and/or drainage as
relevant and associated works must be provided in accordance with plans and
specifications approved by the Council and must include details of:

i. Amenity Control During Construction;
ii. Road Pavement Design/Makeup including longitudinal sections of the proposed

internal roads;
iii. Drainage System Design/Layout;
iv. Traffic Management/Signage/Line marking
v. Footpaths (2.5m concrete shared path on side of the road);
vi. Cycle/Pedestrian Paths/Signing;
vii. Kerb and Channel for the new road and on Kororoit Creek Road;
viii. Road Widening on Existing Access Roads Accel/Decel Lanes; where appropriate
ix. Permanent Survey Marks/Numbered/Levelled;
x. Service Conduit Plan;
xi. Metcon Marking/Signing;
xii. Street Signs;
xiii. Vehicle Crossings;
xiv. Filling of Land/Placement/Material;
xv. Underground services, including electricity supply;
xvi. Location and type of Street Lighting to the applicable Australian Standards;
xvii. Water Sensitive Urban Design Treatments. (S18 altered)

Subdivision construction works must not commence prior to the certification of the 
relevant Plan of Subdivision and approval of the construction plans referred to above, 
with the exception of preparatory site clearing and bulk earthworks otherwise approved 
by the Responsible Authority. 

22. The Applicant/Owner shall be responsible to meet the costs of all alterations to, and
reinstatement of, the Responsible Authority and other Public Authority assets for the
development allowed by this permit.  The Applicant/Owner shall be responsible to
obtain the prior specific written consent of the Council or other relevant Authority for
such alterations and reinstatements and shall comply with conditions required by the
said Authority in relation to the execution of such works. All such utility services and
connections shall be located underground to the satisfaction of the Responsible
Authority.

23. The largest design vehicles that can access the site is 19.0 metres long.
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24. All waste collection and loading activities must be undertaken within the site
boundaries.

Maddox Road openings 

25. Prior to the Statement of Compliance being released by the Responsible Authority, the
owner must enter into an agreement with the Responsible Authority pursuant to
Section 173 of the Planning and Environment Act 1987, which covenants no additional
crossovers or road openings will be permitted from Maddox Road into the subject site
except for the one road access point shown on the plan of subdivision. Access to any
new lots will need to be provided from the internal road network unless otherwise
agreed to in writing by the responsible authority.

The owner must pay all costs (including Council’s costs) associated with the
preparation, execution, registration of the Section 173 Agreement.

Native vegetation removal 

26. Prior to removal of any of the vegetation on the site, in accordance with Clause
52.17, confirmation that the third party offset credits have been obtained must be
provided to the satisfaction of the Responsible Authority.

Public Open Space Contribution  

27. Prior to a Statement of Compliance being issued by the Responsible Authority, a
public open space contribution equivalent to five percent of the site area/value of the
subject land must be made to Council pursuant to Section 18 of the Subdivision Act
1988. The open space contribution must comprise land in the form of the tree
reserves referred to in Conditions 1 f) and g) of this permit which equates to 1.4% of
the total site area and a financial contribution of 3.6% of the value of the subject land.

Environment Audit  

28. Prior to the Statement of Compliance being released by the Responsible Authority or
other time as agreed to by the Responsible Authority, the owner must submit to the
Responsible Authority:

a. A Certificate of Environmental Audit in accordance with Section 53Y of the
Environmental Protection Act 1970; or

b. A Statement of Environmental Audit (with or without conditions) in accordance
with Section 53Z of the environmental Protection Act 1970 conducted by an
Environmental Auditor appointed under that Act. A statement must state that the
site is suitable for the intended use and development of this site.

All conditions contained within the environmental audit must by complied with to the 
satisfaction of the Responsible Authority. Written confirmation that the audit 
requirements have been satisfied must be provided by a suitably qualified 
environmental professional or other suitable person acceptable to the Responsible 
authority.  

Where there are conditions on a statement of environmental audit that require 
ongoing maintenance and/or monitoring requirements, the owner must enter into an 
agreement pursuant to Section 173 of the Planning and Environment Act 1987. The 
Agreement must be recorded on title prior to the Statement of Compliance being 
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issued by the Responsible Authority for any future subdivision or prior to any other 
date, event or construction phase approved by the Responsible Authority upon the 
request of the owner. The owner must be responsible for all reasonable costs 
associated with the preparation, execution and recording of the Agreement, including 
those incurred by the Responsible Authority. 

Environmental Management Plan 

29. Prior to the commencement of any on-site works, an Environmental Management
Plan must be prepared and approved by the Responsible Authority. When approved,
the plan will be endorsed and will form part of this permit. The Environmental
Management Plan must address the following requirements:
a. The proposed finalized remediation action plan for this site.
b. The measures that will be implemented to ensure any contaminated soil

removed or disturbed on this site is handled in accordance with the relevant EPA
regulations.

c. The documentation of where the removed contaminated soil is being disposed in
accordance with EPA regulations.

Construction Management Plan 

30. Prior to the commencement of onsite works associated with the subdivision of the
land, a Construction Management Plan must be prepared and approved by the
Responsible Authority.  When approved, the plan will be endorsed and will form part
of this permit.  The Construction Management Plan must include, but not limited to
the following:
a. Proposed working hours;
b. Haulage routes to the site;
c. Methods of dust suppression;
d. Sediment control and gross pollutant management;
e. Procedures to ensure that no significant adverse environmental impacts occur as

a result of the development;
f. Earthworks (Consistent with Construction Techniques for Sediment Pollution

Control (EPA, 1991);
g. Showing where stockpiling, machinery wash down, lay down, storage and

personnel rest areas occur;
h. Vehicle exclusion areas; and
i. Weed management measures to be undertaken during and post construction.

In addition, the construction management plan must ensure: 
j. All machinery brought on site to be weed and pathogen free
k. All machinery wash down, lay down and personnel rest areas to be clearly

fenced and located in disturbed areas
l. Contractors working on the site to be inducted into an environmental

management program for construction work
m. Best practice erosion and sediment control techniques to be used to protect any

native flora and fauna.
n. Control of indirect impacts to Paisley Drain and Hygeia Avenue Drain and the

downstream Wetland of National Significance.
o. An ecologist or wildlife handler being present during the felling of any trees that

may contain resident fauna.

31. All activities associated with the construction of the development permitted by this
permit must be carried out to the satisfaction of the Responsible Authority and all care
must be taken to minimise the effect of such activities on the amenity of the locality.
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32. Except with the written consent of the Responsible Authority construction or demolition
works must only be carried out between: 7am – 6pm Monday to Friday and Saturday
8am – 6pm. No work is to be carried out on Sundays, ANZAC Day, Christmas Day or
Good Friday.

33. The owner must ensure that dust suppression is undertaken in the form of constant
water spraying or other natural based proprietary dust suppressant to ensure that dust
caused by vehicles moving along the truck route and within the site does not cause a
nuisance to surrounding properties to the satisfaction of the Responsible Authority.
The development must not have an adverse impact on existing or future air quality.

34. Before any construction or demolition works commence on the site, a secure fence
must be provided around the perimeter of the site to prevent access to the site from
unauthorised persons. This fence must be maintained for the duration of the
construction and demolition, be a minimum height of 1.8m (or such alternative height
approved in writing by the Responsible Authority), and be constructed to the
satisfaction of the Responsible Authority. The gate or opening to the fence must be
securely locked at all times when work has ceased on the site.

Telecommunications 

35. The owner of the land must enter into an agreement with:
a. a telecommunications network or service provider for the provision of

telecommunication services to each lot shown on the endorsed plan in accordance
with the provider’s requirements and relevant legislation at the time; and

b. a suitably qualified person for the provision of fibre ready telecommunication
facilities to each lot shown on the endorsed plan in accordance with any industry
specifications or any standards set by the Australian Communications and Media
Authority, unless the applicant can demonstrate that the land is in an area where
the National Broadband Network will not be provided by optical fibre.

36. Before the issue of a Statement of Compliance for any stage of the subdivision under
the Subdivision Act 1988, the owner of the land must provide written confirmation from:
a. a telecommunications network or service provider that all lots are connected to or

are ready for connection to telecommunications services in accordance with the
provider’s requirements and relevant legislation at the time; and

b. a suitably qualified person that fibre ready telecommunication facilities have been
provided in accordance with any industry specifications or any standards set by the
Australian Communications and Media Authority, unless the applicant can
demonstrate that the land is in an area where the National Broadband Network will
not be provided by optical fibre.

VicTrack Conditions 

37. The permit holder must, at all times, ensure that the common boundary with railway
land is fenced at the permit holder’s expense to prohibit unauthorised access to the rail
corridor.

38. All stormwater from the subject property must not enter VicTrack land but must be
collected and directed to legal discharge points.

39. Entry onto railway land is at the discretion of the Rail Operator (MTM) and is subject to
any conditions imposed by it.
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Mobil conditions 

40. Any landscaping along the full length of the northern boundary of the site within
proposed Super-lot C shall meet the requirements documented in Mobil Asia Pacific
Fuels Operation drawing ED-PC50

41. Buildings and works are to be carried out in accordance with the requirements of the
Victorian Pipelines Act 2005, in particular Sections 117 to 120.

VicRoads conditions 

42. The Service Lane is to be constructed to the satisfaction of and at no cost to the
Roads Corporation prior to the release of a statement of compliance.

43. The pavement associated with the Bus Stop is to be designed to the satisfaction of
and at no cost to the Roads Corporation prior to the release of a statement of
compliance.

Melbourne Water conditions 

44. Prior to certification of the Plan of Subdivision, easement E-1 must be increased in
width to 39.87 metres along Maddox Road and 27.47 metres along Kororoit Creek
Road to the satisfaction of Melbourne Water. Easement E-1 must be vested in favour
of Melbourne Water Corporation.

45. Prior to the issue of a Statement of Compliance, the Owner shall enter into and comply
with an agreement with Melbourne Water Corporation for the acceptance of surface
and storm water from the subject land directly or indirectly into Melbourne Water’s
drainage systems and waterways, the provision of drainage works and other matters in
accordance with the statutory powers of Melbourne Water Corporation.

46. A stormwater management strategy and hydraulic modelling must be submitted to
Melbourne Water demonstrating the subdivision will not create any obstructions to
flows and that there is no increase to flood levels on neighbouring properties. Also
demonstrate flows are retarded back to existing runoff conditions.

47. Stormwater runoff from this development must achieve State Environment Protection
Policy (Waters of Victoria) objectives for environmental management of stormwater as
set out in the 'Urban Stormwater Best Practice Environmental Management Guidelines
(CSIRO) 1999'. This is preferred as on-site treatment in line with our MUSIC guidelines
or alternatively contributions can be paid.

48. Drainage easement E1 area (width increased) must be kept on natural surface levels
for overland flow. (no earth filling permitted within this area)

49. Lots adjacent to the Melbourne Water’s drain must be filled to 300mm above the 1%
flood level and all other lots must be filled to 600mm above natural surface level as the
shallow sheet flows from the north east are up to 300mm deep at some locations.

50. Internal roads must be designed to cater for the Q100 gap flows.

51. Impact of flooding associated with the local drainage system must be confirmed by the
council.
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52. Prior to the issue of a Statement of Compliance, a separate application direct to
Melbourne Water, must be made for any new or modified storm water connection to
Melbourne Water's drains or watercourses. Prior to accepting an application, evidence
must be provided demonstrating that Council considers that it is not feasible to connect
to the local drainage system.

City West Water conditions 

53. It is essential the owner of the land enters into an agreement with City West Water for
the provision of water supply.

54. It is essential the owner of the land enters into an agreement with City West Water for
the provision of sewerage.

Permit Expiry 

55. This permit will expire if one of the following circumstances applies:

(a) The plan of subdivision is not certified within two years of the date of this permit.
(b) The subdivision is not completed within five years of the date of certification.

The Responsible Authority may extend the period to start the subdivision if a request is 
made in writing before the permit expires or within six months afterwards  

Planning permit notes: 

 There are several conditions requiring a Section 173 Agreement to be entered into
with Council. Where appropriate, (i.e. where it affects all future allotments), the
requirements may be combined together in the one agreement to the satisfaction of
the Responsible Authority and such agreement may provide that the agreement ends
in respect to specific obligations where they are satisfied and/or do not have an
ongoing effect.

 Contact Melbourne Water's Asset Services Team on telephone 9679 6614 for
Melbourne Water's connection requirements, including payment of appropriate fees.
Note: Council must be contacted regarding any detention requirements. 

 Plans submitted for endorsement under a condition of this permit must meet all the
requirements of the condition and be accompanied by a completed Request to
Endorse Plans Form available on the Council’s website www.hobsonsbay.vic.gov.au.
Where the requirements are not met, a fee will apply to any subsequent requests for
endorsed plans where the plans submitted with the initial request did not comply with
conditions on this permit. If you require assistance with any condition, you should
contact Town Planning on 9932 1000.

 Separate consent from Vic Roads is for works within the road reserve and the
specifications of these works is required under the Road Management Act. For the
purposes of this application the works will include provision of:

o a service lane
o pavement treatment at a bus stop
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85 Maddox Road, Williamstown 

North 
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APPENDIX 5 SUMMARY OF PLANNING POLICIES AND CONTROLS 
Planning Policy Framework (PPF) 
The following policies of the Planning Policy Framework are considered relevant to this 
application: 

 Clause 11 (Settlement) 
‐ Clause 11.03-4S (Coastal Settlement) 

 
 Clause 12 (Environmental and Landscape Values) 

‐ Clause 12.01-2S (Native vegetation management) 
‐ Clause 12.02-3S (Bays) 
‐ Clause 12.03-1S (River corridors, waterways, lakes and wetlands) 
‐ Clause 12.05-1S (Environmentally sensitive areas) 
‐ Clause 12.05-2S (Landscapes) 
 

 Clause 13 (Environmental risks and amenity) 
‐ Clause 13.01-2S (Coastal inundation and erosion) 
‐ Clause 13.03-1S (Floodplain management) 
‐ Clause 13.04-1S (Contaminated and potentially contaminated land) 
‐ Clause 13.05-1S (Noise abatement) 
‐ Clause 13.06-1S (Air quality) 
‐ Clause 13.07-1S (Land use compatibility) 
 

 Clause 15 (Built environment and heritage) 
‐ Clause 15.01-1S (Urban design) 
‐ Clause 15.01-3S (Subdivision design) 
‐ Clause 15.02-1S (Energy and resource efficiency) 
‐ Clause 15.03-2S (Aboriginal heritage) 
 

 Clause 17 (Economic Development) 
‐ Clause 17.01-1S (Diversified economy) 
‐ Clause 17.01-1R (Diversified economy – Metropolitan Melbourne) 
‐ Clause 17.03-1S (Industrial land supply) 
‐ Clause 17.03-2S (Industrial development siting) 
 

 Clause 18 (Transport) 
‐ Clause 18.02-1S (Sustainable personal transport) 
‐ Clause 18.02-1R (Sustainable personal transport – Metropolitan Melbourne) 
 

 Clause 19 (Infrastructure) 
‐ Clause 19.01-3S (Pipeline infrastructure) 
‐ Clause 19.03-3S (Water supply, sewerage and drainage) 
‐ Clause 19.03-4S (Stormwater) 
‐ Clause 19.03-5R (Telecommunications – Metropolitan Melbourne) 

 
Local Planning Policy Framework (LPPF) 
The following policies of the Local Planning Policy Framework are considered relevant to this 
application: 
 
Municipal Strategic Statement 

 Clause 21.02-3 (Strategic Issues) 
 Clause 21.02-4 (Strategic Vision) 
 Clause 21.03-2 (Strategic Redevelopment Areas) 
 Clause 21.05 (Environment) 
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‐ Clause 21.05-1 (Natural Assets) 
‐ Clause 21.05-2 (The Coast) 

 Clause 21.06-1 (Built Environment) 
 Clause 21.08 (Economic Development) 
 Clause 21.09 (Transport and Mobility) 

 
Local Planning Policies 

 Clause 22.02 (Industry)  
 
Zoning 
The following clause of the Hobsons Bay Planning Scheme is relevant to this application:  
 Clause 33.03 (Industrial 3 Zone) 

 
Overlays  
The following clause of the Hobsons Bay Planning Scheme is relevant to this application 

 Clause 44.05 (Special building Overlay). 
 
Relevant particular provisions 
The following clauses of the Hobsons Bay Planning Scheme are relevant to this application:  

 Clause 52.17 (Native Vegetation) 
 Clause 52.29 (Land adjacent to a road zone, Category 1) 
 Clause 53.01 (Public open space contribution and subdivision) 
 Clause 65.02 (Approval of an application to subdivide land) 
 Clause 71.02-3 (Integrated Decision Making)  

 
Council Policy 
The following Council policy is relevant to this application: 

 Hobsons Bay Industrial Land Management Strategy 2008 
 Hobsons Bay Industrial Development Design Guidelines 
 Hobsons Bay City Council Landscape Design Guidelines 1999.  
 Hobsons Bay City Council Open Space Plan 2005 

 
State Policy 
The following State policies are relevant to this application:  

 Plan Melbourne, 2014 
 Melbourne 2030, 2002. 
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