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Recording of Meeting and Disclaimer 
 

Please note every Council Meeting (other than items deemed confidential 
under section 3 (1) of the Local Government Act 2020) is being recorded 
and streamed live on Whitehorse City Council’s website in accordance with 
Council's Live Streaming and Recording of Meetings Policy. A copy of the 
policy can also be viewed on Council’s website.  
 

The recording will be archived and made publicly available on Council's 
website within 48 hours after the meeting on www.whitehorse.vic.gov.au 
for a period of three years (or as otherwise agreed to by Council).  

Live streaming allows everyone to watch and listen to the meeting in real 
time, giving you greater access to Council debate and decision making and 
encouraging openness and transparency.  
 

All care is taken to maintain your privacy; however, as a visitor in the public 
gallery, your presence may be recorded. By remaining in the public gallery, 
it is understood your consent is given if your image is inadvertently 
broadcast.  
 

Opinions expressed or statements made by individual persons during a 
meeting are not the opinions or statements of Whitehorse City Council. 
Council therefore accepts no liability for any defamatory remarks that are 
made during a meeting. 
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AGENDA 

1 Prayer 
 

1.1 Prayer for Council 

We give thanks, O God, for the Men and Women of the past whose 
generous devotion to the common good has been the making of our 
City. 

Grant that our own generation may build worthily on the foundations 
they have laid. 

Direct our minds that all we plan and determine, is for the wellbeing 
of our City.  

Amen. 

 

1.2 Aboriginal Reconciliation Statement 

“Whitehorse City Council acknowledges the Wurundjeri Woi-wurrung 
people of the Kulin Nation as the traditional owners of the land we 
are meeting on and we pay our respects to their Elders past, present 
and emerging and Aboriginal and Torres Strait Islanders from 
communities who may be present today.” 

2 Welcome  

3 Apologies   

4 Disclosure of Conflict of Interests 

5 Confirmation of Minutes of Previous Meetings 

Minutes of the Council Meeting 09 May 2022 

RECOMMENDATION 

That the minutes of the Council Meeting 09 May 2022 having been 
circulated now be confirmed. 

6 Public Presentations 
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7 Petitions and Joint Letters 

7.1 Spotlight / Anaconda Box Hill Rear Stairs and Ramp Access 
from Gardiners Creek Trail Request for Replacement. 

 

A petition signed by 227 signatories has been received requesting 
Council replace the current rear stairway and ramp access from 
Gardiners Creek Trail to the Spotlight/Anaconda Box Hill site. 

 

RECOMMENDATION 

That the petition be received and referred to the Director City 
Development for appropriate action and response.  

8 Public Question Time 

9 Notices of Motion   

10 Urgent Business 

11 Council Reports 
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11 COUNCIL REPORTS 

11.1 Elevating ESD Targets Planning Scheme Amendment 

City Planning and Development 
Director, City Development 

ATTACHMENT  

 

SUMMARY 

Current and future land developments for all types of uses will impact the 
municipality’s sustainability for years to come. Introducing requirements 
through the Whitehorse Planning Scheme is an effective and low-cost way 
for Council to influence the built environment that will result in lasting 
improvements to sustainability and quality of life. These requirements can 
help to minimise energy use, water use and waste, improve environmental 
outcomes and amenity, and reduce ongoing running costs for our 
community.  

Council first introduced a local ESD policy (Clause 22.10) into the Planning 
Scheme as part of C130 in November 2015. These ESD requirements have 
resulted in improvements to sustainability outcomes in the built environment, 
but will not be sufficient to ensure that new developments meet industry best 
practice or align with global, national and state policy. 

Whitehorse City Council is part of the Council Alliance for a Sustainable Built 
Environment (CASBE), and is one of 31 Victorian councils embarking on a 
collaborative project, titled the ‘Elevating ESD Targets Planning Policy 
Amendment’ project (also referred to as the ‘Elevating ESD Targets’ project) 
that aims to elevate ESD targets and embed zero carbon development 
outcomes via the Planning Scheme.   

The project is divided into two stages. Stage 1 of the project has now been 
completed and saw the preparation of an evidence base to support new 
ESD standards. Stage 2 comprises the Planning Scheme amendment and is 
the subject of this report.  

This report presents the outcomes from Stage 1 and proposes next steps in 
Stage 2. It highlights local government innovation and leadership, a 
response to critical environmental issues, plus the legislative, policy and 
strategy consistency and the technical feasibility of the project.  The report 
also acknowledges the work of State government regarding proposed ESD 
requirements (albeit delayed and uncertain in its environmental reach), the 
lack of financial analysis at this point of the project’s ESD targets, and the 
guidelines and tools yet to be prepared and the additional technical 
resources that councils may require to support their implementation.  It is 
also noted that the collaborative nature of this project to elevate ESD targets 
for development seeks to do so in a uniform way across the State rather 
than recognising different municipal contexts. Further, it is anticipated that 
the proposed amendment will receive a wide spectrum of reaction from the 
community and the development industry. 
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Financial analysis of the project is proposed as part of Stage 2. Therefore at 
this point, the financial impact on development costs and development 
viability has not been quantified. 

All 31 participating councils are now being asked to commit to Stage 2 of the 
Elevating ESD Targets project involving a joint Planning Scheme 
Amendment with all participating councils. An advocacy and awareness 
raising campaign is proposed prior to exhibition of the Amendment. 

RECOMMENDATION 

That Council: 

1. As Planning Authority seek authorisation from the Minister for Planning 
under sections 8A and 8B of the Planning and Environment Act 1987 to 
prepare and exhibit an Amendment to the Whitehorse Planning Scheme 
as shown in Attachment 1 to this report.  

2. Request that the Minister for Planning establish an advisory committee 
on the Elevating ESD Targets project in accordance with section 151 of 
the Planning and Environment Act 1987. 

3. Note the reports as shown in Attachments 2, 3 and 4 as supporting 
documents to this Amendment that outline the rationale and evidence to 
underpin the proposed Planning Scheme changes.  

4. Authorise the Director City Development to make minor changes to the 
Amendment documents, where the changes do not affect the purpose 
or intent of the Amendment, and to provide guidance to any advisory 
committee established by the Minister for Planning. 

5. Supports entering into a Memorandum of Understanding (MoU) with 
CASBE and the participating councils for the Elevating ESD Targets 
Planning Policy Amendment being Stage 2 of the project and authorise 
the Director City Development to sign the MoU. 

6. Via the Mayor and Deputy Mayor, join with participating councils to write 
to the Minister for Planning and Housing, Minister for Energy, 
Environment and Climate Change, and Minister for Local Government 
and Suburban Development: 

a) Outlining the benefits to the community of introducing zero carbon 
focused and elevated ESD planning policy into the Planning 
Scheme 

b) Recommending that this Amendment should be adopted as a part 
of the State Government’s environmentally sustainable 
development planning reforms. 

7. Supports participation in community awareness raising activities led by 
the Council Alliance for a Sustainable Built Environment (CASBE) on 
behalf of the partner councils. 
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8. Commends the collaborative efforts of partner councils, CASBE, 
consultants and Council officers to strive for elevating ESD targets in 
the Planning Scheme. 

 

KEY MATTERS  

The Planning Scheme provides an opportunity for councils to seek 
enforceable environmental outcomes that meet best practice standards. The 
Elevating ESD Targets project represents local government leadership in 
considering greenhouse gas emissions, climate resilience and risk 
minimisation and a pathway towards achieving zero carbon development.  

The key features of the Elevating ESD Targets project are: 

 Zero carbon operating requirements; 

 Increased landscaping and green infrastructure; 

 Increased bicycle parking and EV infrastructure; 

 Updated circular economy standards; 

 Increased water efficiency targets; 

 New indoor environment quality standards. 

In July 2021, Council signed up to the first stage of a two stage project, led 
by CASBE. Stage 1 is now complete and involved an assessment of ESD 
standards and objectives that councils and CASBE had developed. This 
work provides the evidence and basis for Stage 2, which is now 
commencing, and includes a Planning Scheme amendment process to 
implement the elevated ESD targets via a new Particular Provision in the 
Planning Scheme.   

Following the completion of Stage 1, the Elevating ESD Targets Working 
Group is seeking confirmation from councils that intend on participating in 
Stage 2. The more councils that participate, the greater the cost savings will 
be across participating councils, as a shared costs approach is proposed. In 
order to proceed with Stage 2, Council is required to sign a Memorandum of 
Understanding (MoU) alongside other participating councils and the 
Municipal Association of Victoria on behalf of CASBE.  The purpose of the 
MoU is to provide a framework for a collaborative and cooperative 
partnership between parties to Stage 2. The MoU provides governance for 
the project, including operational activities, financial contributions and the 
decision-making framework. 
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A request for authorisation to prepare and exhibit the Amendment is 
proposed to be submitted to the Minister for Planning in June of this year. 
Advocacy will be required to the State Government and other stakeholders, 
as the project aims to introduce requirements that will go above those 
expected to be introduced state-wide through the previously announced 
ESD Roadmap, led by the Department of Environment, Land, Water and 
Planning (DELWP). It is noted that there have been significant delays in the 
delivery of this State government initiative.  

Council must now consider whether to proceed with Stage 2 and sign the 
MoU to join the group Planning Scheme amendment phase. If Council 
decides not to proceed with the Stage 2 at this point in time, it is unlikely that 
there will an opportunity to join the group amendment at a later date.  

If Council resolves to proceed with Stage 2, the next steps will involve: 

 Signing the Stage 2 MoU and contributing the required funds to CASBE 

 Seeking authorisation from the Minister for Planning to prepare and 
exhibit a Planning Scheme amendment to introduce the new Particular 
Provision 

 Commencing an informal community awareness raising and advocacy 
campaign, centrally led by CASBE 

 Undertaking further supporting analysis, as required, to support the 
Amendment including investigating the:  

 Financial impact on bottom line for developers 

 Financial impact of running cost of buildings 

 Economic impact of climate risk. 

STRATEGIC ALIGNMENT  

The Elevating ESD Targets project reflects a number of key priorities under 
Theme 5: Sustainable Climate and Environmental Care of the Whitehorse 
2040 Community Vision, including: 

 5.1: Take a leadership role in tackling climate change 

 5.2: Focus on the environment whilst also balancing the social and 
economic needs of Whitehorse 

 5.4: Enable the community to reduce, reuse, recycle using circular waste 
principles. 

The project also implements various directions, objectives and strategies of 
the Council Plan 2021-2025, as set out below: 

 Strategic Direction 4: Our Built Environment; Movement, and Public 
Places  

o Strategy 4.1.2: Prepare strategies and guidelines that set 

expectations for the quality of development and urban design 
outcomes for a place. 
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 Strategic Direction 5: Sustainable Climate Change and Environmental 
Care 

 Objective 5.1: Take a leadership role in tackling climate change 

o Strategy 5.1.1: We will adapt to climate change and build the 

resilience of our community, infrastructure and the built 
environment through relevant Council plans and policies. 

o Strategy 5.1.2: Advocate to State Government to lead state-wide 

vegetation strategies and reform regulation to more strongly 
discourage tree removal and increase canopy cover to create 
more shade and reduce urban heat island effect. 

 Objective 5.3: Enable and build capacity for the community to reduce, 
reuse, and recycle using circular waste principles. 

o Strategy 5.3.2: Advocate to and work with State Government 

agencies and Councils on initiatives that promote and contribute 
to circular waste principles and State targets. 

The Elevating ESD Targets Project is a significant step for Council in 
meeting the above key priorities, directions, objectives and strategies 
relating to sustainability and climate change adaptation. The project 
demonstrates collaborative local government leadership that pursues best 
practice and zero-carbon development outcomes.  

The Whitehorse Sustainability Strategy 2016-2022 (the Strategy) works 
towards long term sustainability and liveability for the Whitehorse 
community. The Strategy advocates for strong leadership and partnerships 
to deliver coordinated and secure sustainability outcomes. The Strategy is 
currently being reviewed and an updated Strategy will be prepared.  

The Whitehorse Interim Climate Response Plan 2020-2022 also provides 
guidance on a range of short to medium term activities that reduce 
emissions and support climate adaptation. A key theme includes Sustainable 
Buildings and Homes. The Interim Plan is currently being updated to 
consider broader actions and activities for Council and community benefit 
and implementation. 

Policy 

ESD is already embedded in the Whitehorse Planning Scheme. The 
Planning Policy Framework at Section 10 of the Scheme includes an ‘Energy 
and resource efficiency’ policy at State level at Clause 15.02-1S, which 
seeks to: 

 Encourage land use and development that is energy and resource 
efficient and minimises greenhouse gas emissions 

 Improve energy, water and waste performance of buildings and 
subdivisions via ESD 
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 Reduce the urban heat island effect through retention of existing 
vegetation, and additional vegetation and greening in urban areas 

 Facilitate a greater use of renewable energy technologies. 

The Local Planning Policy Framework also includes numerous references to 
ESD principles and sustainability, including at: 

 Clause 21.05 (Environment) where reference is made to achieving best 
practice in ESD principles, enhancing tree canopy cover, reducing car 
dependence and encouraging sustainable modes of transport 

 Clause 21.06 (Housing) which supports ESD and innovation in new 
housing development 

 Clause 21.07 (Economic Development) which encourages 
environmentally sustainable industrial development 

 Clause 22.10 (Environmentally Sustainable Development) which sets out 
ESD objectives, application requirements and decision guidelines for 
various development types.  

The State and local policy framework in the Planning Scheme encourages 
ESD considerations at the planning permit application phase of a proposed 
development. 

For the time being, this amendment will involve the retention of Clause 
22.10. The status of Council’s local ESD Policy will be subject for discussion 
at a future Planning Panel and/or Ministerial Advisory Committee, in relation 
to this Planning Scheme amendment. This may involve whether Council’s 
local ESD Policy will be retained or superseded by the objectives and 
standards proposed as a part of the Amendment involving elevated ESD 
targets.  

BACKGROUND 

Council first introduced ESD requirements into the Planning Scheme under 
Amendment C130 in November 2015. This amendment was undertaken in 
conjunction with five other councils (Banyule, Moreland, Yarra, Stonnington 
and Port Phillip). Since this amendment, Clause 22.10 has been guiding the 
assessment of ESD considerations for planning permit applications in 
Whitehorse.  

From 2018 onwards, CASBE, which operates under the auspices of the 
Municipal Association of Victoria, has been reviewing how local government 
can elevate environmental targets to improve the sustainability of the built 
environment. This review has led to the current Elevating ESD Targets 
project which is the subject of this report.  
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31 councils, in conjunction with CASBE, have completed Stage 1 of a two-
stage process that aims to build on the existing local ESD Policies held by 
numerous Victorian councils including Clause 22.10 of the Whitehorse 
Planning Scheme, and deliver revised and elevated ESD targets for new 
development, including targets for zero carbon development. 

Consultants were engaged to independently review draft ESD planning 
policy objectives and standards. Fifteen case studies were selected from 
the project councils to inform the baseline and test the technical and 
development feasibility and economic implications of the elevated 
standards. The reports prepared for Stage 1 are as follows: 

 Part A: Technical ESD and Development Feasibility, Hip v Hype, 28 
March 2022 (Attachment 2) 

 Part B: Planning Advice, Hansen Partnership, March 2022 (Attachment 
3) 

 Part C: Cost-Benefit Analysis, Frontier Economics, 28 March 2022 
(Attachment 4) 

Feedback was sought from the 31 participating councils on the reports, draft 
objectives and standards. This feedback has now been considered and 
amalgamated into a further refined set of objectives and standards. The 
Elevating ESD Targets Project Working Group (PWG) reviewed the 
proposed standards to frame them for inclusion in the proposed Particular 
Provision. The consultants updated their technical reports and provided final 
versions in March 2022 (Attachments 2, 3 and 4). A two-page summary of 
the key recommendations from these three technical reports is included at 
Attachment 5. 

A webinar was held for senior staff and Councillors on the Stage 1 project 
outcomes on 16 March 2022. A number of Councillors and Council Officers 
attended this event which included presentations from the consortium.   

These reports form a sound evidence base to underpin the proposed joint 
Planning Scheme amendment (Stage 2 of the project), as well as the 
advocacy to State government.  

Amendment documentation (Attachment 1) has been prepared to support 
the participating councils with the Planning Scheme amendment. 

SUPPORTING REPORT DETAILS 

Legislative and Risk Implications  

There are no legal or risk implications arising from the recommendation 
contained in this report. 
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The evidence base recommends that Council seek a single ESD Particular 
Provision in a new clause under Clause 53 of the Planning Scheme. A 
provision of this nature does not currently exist within the suite of the Victoria 
Planning Provisions (VPP), however, this is considered to be the most 
appropriate planning mechanism to implement the Elevated ESD objectives 
and standards.  

Legal advice was sought to determine whether the 31 participating councils 
could seek to prepare and introduce a new Particular Provision into their 
planning schemes under section 8A(2) of the Planning and Environment Act 
1987 (the Act) without offending section 10(1) of the Act. 

The relevant sections of the Act are as follows: 

 s 8A(2): A municipal council must not prepare an amendment to the 
State standard provisions or the local provisions of a planning scheme in 
force in its municipal district unless it has applied to the Minister under 
this section and the Minister has authorised it to do so. 

 s 10(1): The power given to a planning authority to prepare an 
amendment to the State standard provisions of a planning scheme 
extends only to the inclusion of a provision in or deletion of a provision 
from the State standard provisions of the planning scheme. 

 s 10(2)  A planning authority (including the Minister) that is given power 
to amend more than one planning scheme may prepare amendments to 
two or more of those schemes in the one instrument. 

The legal advice confirmed that councils can seek to prepare and insert a 
new Particular Provision into their Planning Scheme, provided councils have 
authorisation from the Minister to do so.   

The advice also suggested that if this is rejected by the Minister, participating 
councils could ask the Minister to be the Planning Authority for such an 
amendment. 

The advice also referenced the opportunity for the Minister to appoint an 
Advisory Committee under section 151 of the Act, and to refer consideration 
of a draft amendment seeking to introduce a new Particular Provision to the 
Advisory Committee.  

Equity, Inclusion, and Human Rights Considerations  

The implications of the report have been assessed and are not considered 
likely to breach or infringe upon, the human rights contained in the Victorian 
Charter of Human Rights and Responsibilities Act 2006. 
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Community Engagement  

Due to the number of Council’s involved and the complexities associated 
with consultation processes across so many areas, no community 
engagement has been undertaken as part of Stage 1 of the project. It is 
noted that there was no legislative requirement to undertake community 
consultation as part of Stage 1, however part of the scope of Stage 1 was to 
prepare a draft advocacy and engagement plan. Further, Stage 1 primarily 
involved research to gather the evidence base for elevating ESD targets. 

Affected residents and interested stakeholders will be able to make a 
submission to any future Planning Scheme amendment relating to 
introducing a requirement for zero carbon development and improved 
sustainability of built form into the Whitehorse Planning Scheme. 
Considering the importance, scale and complexity of this project, formal 
community consultation will occur as part of an extended exhibition period in 
the Planning Scheme amendment process. This will be formally requested of 
DELWP through the authorisation request.  

Informal community awareness raising is proposed to occur following 
lodgement of the authorisation request (refer to Recommendation 7 of this 
report). This is indicated in an advocacy and engagement plan which also 
proposes an advocacy letter from the Mayor and Deputy Mayor of 
participating councils to relevant State Ministers regarding this amendment 
(as per Recommendation 6 of this report). This phase of engagement will 
occur prior to the formal exhibition phase for the Planning Scheme 
amendment.  

Financial and Resource Implications  

Costs for Stage 2 of the project will depend on the number of councils joining 
Stage 2. An Expression of Interest process at officer level in late March 
indicated that approximately 26 of the 31 councils are potentially interested 
in proceeding with Stage 2. The final number of councils involved as a part 
of Stage 2 will be confirmed by the Memorandum of Understanding (MoU) 
process once each council has formally advised of its decision whether to 
proceed to Stage 2.  

The MoU for Stage 2 will be signed by all participating Councils to share the 
cost between municipalities for the Planning Scheme amendment. 
Undertaking the project collaboratively will offer significant financial savings 
by enabling costs associated with the amendment to be shared. The cost of 
Stage 2 is therefore dependent on the number of councils involved. The 
higher the number of councils involved, the lower the cost will be to each 
individual council. The figure for Stage 2 in the table below is based on at 
least 20 councils signing up. On this basis, it is anticipated that Whitehorse 
City Council would be required to contribute in the order of $20,000 to Stage 
2. Standard notification costs for exhibition of the amendment would be 
carried separately by each council.  



Whitehorse City Council 
Council Meeting 23 May 2022 

 

11.1 
(cont) 
 

Page 13 

Funding is available in the strategic planning operational budget to join 
Stage 2 of the project to elevate ESD targets via a Planning Scheme 
amendment should Council decide to proceed. 

Item Estimated Budget 
(excluding GST) 

Expenditure to 
date (excluding 
GST) 

Stage 1 of the CASBE 
Elevating ESD Targets 
Project 

$5,372.00 $5,372.00 

Stage 2 of the CASBE 
Elevating ESD Targets 
Project 

$20,000.00  

Direct notification of 
amendment exhibition 

$2,000.00  

Government Gazette and 
The Age notice 

$4,400.00  

Panel / Advisory 
Committee fee 

Included within CASBE 
Stage 2 fee.  

 

Statutory fee for 
consideration by the 
Minister of a request to 
approve the amendment 

$488.50  

Total  $32,260.50 $5,372.00 

The proposed Amendment may have some resource implications for Council 
if approved. It is expected that additional resources may be required to assist 
with the assessment of planning permit applications under the proposed 
Particular Provision and to govern the conditional requirements which 
include Sustainability Certificates at construction and operational stages. 
This may involve up to one day per week additional resource, however 
CASBE provides assistance to councils with implementation such as the roll 
out of tools and guidance material, of which Whitehorse is a member. The 
new control is likely to require greater scrutiny than the current policy to 
ensure that the series of objectives and standards are met.  

To assist with the implementation of the elevated ESD requirements, the 
Project Working Group is developing a series of internal and external facing 
documents, including templates, examples and guidelines. 
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Innovation and Continuous Improvement  

The Elevating ESD Targets Project is an innovative and collaborative project 
between a large number of councils that are striving for best practice ESD 
outcomes via the Planning Scheme. This joint initiative represents local 
government leadership and cooperation to further their local level 
aspirations, targets and agendas in relation to sustainable built form and 
climate resilience.   

Based on planning advice, it was recommended that insertion of a Particular 
Provision in the VPPs would be the most appropriate mechanism to achieve 
the desired ESD outcomes. In this way, the Amendment will test a unique 
process, being the insertion of a new Particular Provision by a combined 
group of councils.  The Amendment will also draw attention to the current 
shortcomings of the planning framework which only allows for broader 
objectives and strategies, but does not contain specific standards needed to 
deliver the intended outcomes.  

Collaboration  

The Elevating ESD Targets project is a collaborative project where CASBE 
and 31 councils are working together in the pursuit of sustainable 
development and zero carbon outcomes via the Planning Scheme.  

The Project Working Group has engaged with various other stakeholders, 
including officers at DELWP and industry groups. Each council has also 
liaised internally with its relevant departments. 

Undertaking the project collaboratively will offer significant financial savings 
by enabling shared costs associated with the amendment.  

Discussion and Options  

The 31 participating councils from Stage 1 are all required to determine 
whether they wish to proceed to Stage 2 of the project. Stage 2 is the 
Planning Scheme amendment phase where a joint request for authorisation 
to prepare and exhibit the amendment will be sought from the Minister for 
Planning. This stage will also involve a collaborative awareness raising and 
advocacy campaign to generate interest and understand community and 
industry sentiment for the proposed new requirements.  

Whitehorse Council has the opportunity to continue its involvement in this 
leading project. The key environmental themes that are addressed via the 
amendment are summarised below.  

 Operational energy – which entails development prioritising energy 
efficiency initiatives in line with the following hierarchy: 

o Thermal performance and passive design measures 

o Energy efficient systems (e.g. heating, cooling and ventilation) and 

appliances 
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o Onsite renewable energy generation 

o Offsite renewable energy purchasing and/or carbon offsets. 

These measures address and aim to minimise a development’s demand on 
the energy grid and peak energy, as well as, emissions to air through fossil 
fuel reduction which is attributed towards greenhouse gas emissions and 
climate change impacts. 

 Embodied carbon – which entails the use and sourcing of materials and 
design techniques to reduce the amount of embodied carbon embedded 
in Victoria’s buildings. 

 Sustainable transport – which entails the adoption of sustainable 
transport and low emission vehicle measures such as electric vehicle 
infrastructure, as well as, an increase in active transport and end of trip 
facilities such as bicycle parking and storage spaces. 

 Integrated water management – which includes water efficiency and 
potable water demand reduction as well as holistically addressing 
stormwater quantity and quality onsite prior to stormwater discharge 
from the development to local waterways. 

 Climate resilience – which includes considering a development’s risk to 
climate change impacts such as the urban heat island effect, flooding 
and the management of stormwater as well as peak energy and potable 
water demand. 

 Green infrastructure – which involves the implementation of green 
infrastructure design measures, including tree canopy retention, 
amelioration and planting of appropriate species, to positively contribute 
towards the ecological value, biodiversity, health and public realm 
amenity of a development as well as societal and communal impacts. 

 Indoor environment quality – which comprises thermal comfort and 
safety requirements, natural ventilation and access to clean, fresh air, 
with minimal exposure to harmful indoor air pollutants as well as 
ensuring that key areas of a development have access to daylight and 
sunlight to improve amenity, liveability and workability functions.  

 Waste and resource recovery – which entails the consideration and 
selection of appropriate materials that have limited environmental and 
transportation impact as well as support the waste hierarchy through 
waste avoidance, minimisation, reuse, recycling and recovery. 

The evidence base established during Stage 1 for the above themes and 
proposed objectives and standards involved the appointment of three 
technical consultants, each of which produced a report on their respective 
areas of expertise. Copies of these technical reports can be found at 
Attachments 2, 3 and 4 and there is a two page summary at Attachment 5.  
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To inform the development of the technical reports, several development 
typologies were considered whereby the proposed objectives and standards 
were applied to such development. This was to gauge whether the 
objectives and standards are suitable from an operative, viability, functional, 
planning suitability, and economic perspective across a range of 
development contexts. 

The typologies that were considered are detailed as follows having noted 
those of which are representative of typical development typologies within 
the City of Whitehorse. 

Development Typology considered when 
Preparing the Technical Reports 

Representative of 
Typical Development 
within Whitehorse 

Residential: Large residential mixed-use 
development >50 apartments and small retail 

 (e.g. Box Hill and 

larger activity centres) 

Non-Residential: Large non-residential >2,000 m2 
GFA office development 

 (e.g. Box Hill and 

larger activity centres) 

Non-Residential: Large industrial >2,000 m2 Uncommon 

Residential: Small multi-dwelling residential <3 
dwellings 

 

Residential: Small multi-dwelling residential >5 
dwellings but < 10 dwellings 

 

Residential: Small residential apartment building 
>10 dwellings but <50 dwellings 

 

Non-Residential: Small non-residential office and 
retail <2,000 m2 

 

Residential: Single dwelling and/or residential 
extensions greater than 50 m2 

 

A brief overview of the findings of each report is provided below. 

Technical ESD and Development Feasibility (Hip v Hype) 

 Validated the performance standards developed and provided 
recommendations and suggested modifications to strengthen the 
content, which have been considered and incorporated into the final 
proposed controls.  

 Confirmed that there were no technical barriers to achieving the 
proposed objectives and standards, but some further investigation on 
specific elements such as daylight performance is required, and some 
standards would be better suited as guidance. 

 Recommended that additional guidance material to support the 
proposed control was necessary to assist end users.  
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Planning Report (Hansen Partnership) 

 A new Particular Provision specifying a full suite of objectives and 
standards should be prepared and incorporated in the planning schemes 
of all councils pursuing the elevated ESD targets. 

 Recommended a number of further actions to support the 
implementation of the new performance standards including a set of 
sustainability guidelines, definitions for specific terms, a practice note 
and application and assessment templates. 

Cost-Benefit Analysis (Frontier Economics) 

 A range of benefits will likely result from the ESD themes, including 
reduced greenhouse gas emissions, reduced energy and potable water 
use and reduced waste.  

 Future qualitative benefits, such as improved health outcomes enhanced 
productivity, and reduced urban heat related discomfort, could be 
realised for themes including green infrastructure and indoor 
environmental quality, where there were limitations in quantifying direct 
and tangible benefits. 

 A breakeven analysis confirmed that the proposed requirements under 
the themes of urban ecology and indoor environmental quality may 
deliver value to the community when considered at a broader scale.   

It was agreed by the participating councils that Stage 2 will include a 
financial analysis.  Therefore at this point, the financial impact on 
development costs and development viability has not been quantified and 
will be of particular interest to councils, the community and development 
industry. This further work is proposed to be undertaken following lodgement 
of the request for authorisation to commence the amendment and prior to 
any Panel or Advisor Committee hearing. It is noted that this approach is 
similar to that undertaken during the original ESD amendment in 2014/15 
where financial as well as additional technical analysis was prepared after 
the amendment was lodged and was ultimately accepted in those earlier 
amendments.  

The draft Amendment documentation included at Attachment 1. The 
proposed Amendment comprises the following changes to the Whitehorse 
Planning Scheme: 

 Modify Clause 21.05 Environment policy references to ESD as needed 
(this would be a minor change and is yet to be drafted) 

 Insert a new Particular Provision at Clause 53.XX (Elevated 
Environmentally Sustainable Design) NB: the actual clause number is 
not yet allocated. 

 List the Guidelines for Sustainable Building Design as a background 
document in the schedule to Clause 72.08 (Background Documents) 
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The eight themes noted above are to be addressed by a series of detailed 
objectives and standards that are set out in the proposed Particular 
Provision. The objectives describe the outcome to be met and are 
mandatory, whereas the standards contain the requirements to meet the 
objective, but may be varied.  

The Particular Provision will apply to applications under a provision of a zone 
to construct a building, or construct or carry out works, with a few specified 
exemptions (including VicSmart applications, works associated with one 
dwelling on a lot and works associated with a relatively small floor area) as 
set out in the proposed Clause 53.XX-1. Applications lodged prior to the 
approval date of any amendment that introduces the provision would also be 
exempt.  

It is proposed to retain Clause 22.10 (Environmentally Sustainable 
Development), subject to discussion at any future independent Planning 
Panel and/or Ministerial Advisory Committee for the Amendment so that the 
interplay between the proposed Particular Provision (with or without any 
resultant changes through the amendment process) and the existing local 
policy can be further explored. This recognises that the proposed 
Amendment could potentially result in the ultimate deletion of Council’s 
existing local policy. 

The Explanatory Report contained within Attachment 1 to this report 
provides a detailed response to the Strategic Assessment Guidelines for 
preparing and evaluating planning scheme amendments.  

Stage 2 of the project will also involve advocacy to the State government as 
the project aims to introduce requirements that go above and beyond the 
requirements expected to be introduced via the State-wide ESD roadmap. 
Initial discussions with DELWP have already occurred and will continue 
throughout the course of the project.  

A broader advocacy and awareness raising campaign will also proceed 
simultaneously. This process intends to build relationships with external 
stakeholders, generate interest and garner support and momentum for the 
project. A draft advocacy plan has been complied by the Project Working 
Group and will be actioned following lodgement of the request for 
authorisation. Communications tools may include website pages, social 
media posts, letters to industry groups, media releases and public webinars. 

A formal exhibition period will occur as part of the Planning Scheme 
amendment process. It is expected that a Ministerial Advisory Committee will 
be appointed to hear submissions from the community and other interested 
stakeholders.  
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Other matters for consideration 

There are a range of ancillary matters that have been considered by the 
collective group of councils and CASBE to manage expectations and 
proceed with best endeavours to ensure the project’s success. 

A financial analysis is outstanding 

 A cost benefit analysis has been prepared which includes a breakeven 
analysis. The analyses primarily focused on the direct implementation 
costs associated with addressing the standards at a broad scale and 
considering community, economy-wide, value.  The breakeven analysis 
determined that further benefits may be realised for qualitative impacts 
and improvements that are associated with the inclusion of green 
infrastructure and the enhancement of indoor environment quality.  

 A more detailed financial analysis will be undertaken as a part of the 
Stage 2 process. This approach is identical to that undertaken in 
2014/15 with several other councils for the current ESD Policy in the 
Whitehorse Planning Scheme. In that instance, the financial analysis 
was previously prepared for the Ministerial Advisory Committee and 
Planning Panel. 

The Guidelines for Sustainable Building Design document are outstanding 

 The Guidelines are currently being developed with assistance from 
technical ESD personnel to ensure content and technical suitability. The 
Guidelines may be similar to the suite of Sustainable Design 
Assessment in the Planning Process (SDAPP) factsheets that currently 
assist the development community with ESD in planning. Council 
supported the SDAPP factsheets when pursuing the current ESD Policy 
within the Planning Scheme. 

 The Guidelines will consist of case studies, templates, performance 
criteria, and expectations to ensure that the development community is 
able to address the objectives and standards outlined within the 
Amendment. 

 The Guidelines will support better regulations and a consistent approach 
between councils. The intention is that the Guidelines will also reduce 
costs for certain development (i.e. small scale residential) minimising the 
need to consult with expert consultants in order for a development to 
demonstrate that it meets the objectives and standards detailed within 
the amendment. 
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Works undertaken by the State government (DELWP) in relation to ESD 

 The Project Working Group has been informing DELWP of the project’s 
progress since its inception. This includes the sharing of reports and 
deliverables and council officers participating in State orchestrated 
working group discussions. The approach has demonstrated an ongoing 
collaborative effort between councils and the State government to 
achieve mutual and shared outcomes. 

 The State’s proposed ESD Policy (Action 80 of Plan Melbourne 2050) 
was proposed for delivery in 2018. DELWP’s Environmentally 
sustainable development of buildings and subdivisions – A roadmap for 
Victoria’s Planning System (‘ESD Roadmap’) was released in January 
2021, in support of Action 80. The ESD Roadmap outlined further 
milestones for the delivery of a DELWP-developed Planning Policy 
Framework (PPF) in April/May 2021 and Particular Provisions in 
September 2021, respectively. The outcomes are yet to be delivered and 
have been considerably delayed from the original timeframe to achieve a 
State ESD Policy in 2018. 

 Given that there is significant interest from several councils across the 
State to pursue a Planning Scheme amendment, an option that the State 
government has available is to utilise the content of this elevating ESD 
Targets project (i.e. the Particular Provision) to serve as the State ESD 
Policy. 

National Construction Code (NCC) 2022 proposed changes 

 The Amendment supports the NCC 2022 proposed changes and the 
State government’s position on such changes; particularly 7 star 
NatHERS, energy efficiency rated dwellings. It will also enable the 
planning framework to prepare for NCC 2022 requirements such as the 
need for certain development to provide solar photovoltaic systems as 
well as electric vehicle charging infrastructure. 

 Additionally, when considering ESD, the NCC is focussed on a 
development’s energy efficiency performance. That being, its thermal 
performance, mechanical systems, lighting, glazing, and to a degree, 
with proposed NCC 2022 changes, renewable energy systems and 
electric vehicle charging infrastructure. 

 The Amendment, similar to Whitehorse’s current ESD Policy (Clause 
22.10), not only considers energy efficiency and all the particulars 
above, it also takes into consideration a development’s response to 
integrated water management, indoor environment quality, transport, 
waste and materials (including embodied energy and carbon), urban 
ecology and greening, as well as, imperative matters such as, climate 
risk and adaptation. The NCC does not cover such matters, or cover 
such matters at length (i.e. the NCC covers mechanical ventilation and 
thermal comfort only). 
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 However, the Amendment enables councils and the State government to 
deliver against legislative requirements outlined within the Climate 
Change Act 2017 (Vic) and council’s obligations under the Local 
Government Act 2020 (Vic). 

Responding to local context 

Consideration has been given to as to whether unique and specific 
standards that are appropriate to a particular municipality, are or can be 
implemented within the proposed Amendment or within the Planning 
Scheme at a future date. 

 There has been several opportunities for officer level input to inform the 
objectives and standards, as well as collaborative input from the 
collective group of councils. There is also the possibility that the 
objectives and standards may be modified as a result of the Planning 
Panel and/or Ministerial Advisory Committee process. 

 While there may be an opportunity in the future for a council to proceed 
with an amendment to add a Schedule to the Particular Provision to 
ensure local variation, this is not in the scope, purpose or objective of the 
joint process with councils as it goes against achieving uniformity and 
consistency across councils and throughout the State. Further, creating 
local variations does not assist the development community to familiarise 
and understand a consistent set of standards, requirements and 
expectations across councils and it does not serve the interests of 
DELWP seeking uniformity and consistency for planning across the 
State. A local variation unique to Whitehorse is therefore unlikely to be 
supported by DELWP (and/or the Minister) compared to the proposed 
joint Amendment. 

If Council does not proceed with Stage 2, it may not have another 
opportunity to join the group amendment. If Council was then to decide to 
pursue the Amendment independently, at a later date, it will be a more costly 
and resource intensive process, as opposed to proceeding via a group 
amendment. These costs would increase further if Whitehorse wished to 
pursue a local variation and unique standards as independent expert reports 
would need to be commissioned to substantiate the local variation. 

Conflict of Interest  

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

Whitehorse Council is one of 31 Victorian councils that has embarked on the 
first stage of a leading collaborative project that aims to facilitate best 
practice ESD measures and mandate zero-carbon development.  

The evidence base established during Stage 1 and the revised objectives 
and standards for the Particular Provision provides a strategic framework in 
which to pursue Stage 2. Council must now determine whether to continue 
with this innovative and visionary project and proceed to the Planning 
Scheme amendment stage. 
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11.2 17-21 Market Street, Box Hill – Planning applications for Box 
Hill Central North Shopping Centre (Vicinity Centres) 

City Planning and Development 
Director, City Development 

FILE NUMBER: WH/2020/467 
ATTACHMENT  

 

SUMMARY 

This report assesses three planning applications for land known as the Box 
Hill Central North site (17-21 Market Street, Box Hill). 

The applications described within the table below: 

Application Description 

WH/2020/467 Buildings and works and alteration of access to a 
road in a Transport Zone 2 

WH/2020/466 Buildings and works for a twenty-seven to twenty-
eight storey building associated with office and retail 
and a reduction in the car parking requirements 

WH/2020/597 The use of the land for accommodation, buildings 
and works for a fifty to fifty-one storey building 
associated with accommodation, office and retail and 
a reduction in the car parking requirements 

These applications comprise Stage 1 of a broader plan by Vicinity Centres to 
redevelop their shopping centre in Box Hill. 

The applications were advertised to the adjoining and surrounding areas of 
the Box Hill central area, and a total of 40 objections were received. The 
objections raised issues with built form, amenity, traffic, parking and bicycle 
infrastructure and access. 

A Consultation Forum was held on 07 September 2021 chaired by Councillor 
Liu, at which the issues were explored, however no resolution was reached 
between the parties. This report assesses the application against the 
relevant provisions of the Whitehorse Planning Scheme, as well as the 
objector concerns.  

The applications are summarised below with assessment to follow.  

Summary of WH/2020/467 (Public Realm) 

This application proposes buildings and works which seek to substantially 
alter and improve the public realm within the Box Hill Metropolitan Activity 
Centre, and integrate in with the additional buildings proposed under Stage 
1. 
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The extent of works includes the pedestrian extension of Main Street to 
Prospect Street, the road extension from of Clisby Court to Prospect Street 
and the necessary public realm upgrades within these areas to support 
pedestrian movement, activity and amenity. This includes a wind canopy and 
all-purpose weather shelter over the proposed urban plaza area, to enable 
year round access and recreational opportunities. 

The proposed buildings and works will include a critical east-west connection 
and enable significantly improved connectivity between the relevant 
precincts, but also encouraging the uptake of walking and cycling as an 
alternative to the private vehicle. 

The proposed buildings and works have also been designed with a 
pedestrian focus through the provision of improved landscaping, public realm 
treatments, and appropriate wayfinding measures. The buildings and works 
seek to integrate in with the design of the commercial and residential 
building under Stage 1, improving building access and transition. 

The proposed buildings and works have been assessed against the relevant 
policy framework, and in consideration with objections received, the 
application will be recommended for approval, subject to conditions. 

Summary of WH/2020/466 (Commercial Building) 

This application proposes a part 27 to part 28 storey building used for the 
purposes of office and retail, resulting in a substantial net increase in 
commercial floor space and supporting employment growth and opportunity 
within the Box Hill Metropolitan Activity Centre. 

The proposed building has been designed and sited to limit offsite impacts 
from both visual bulk and overshadowing and responds to the built form 
guidelines under the relevant policy framework supporting the buildings 
height and massing. 

The proposal demonstrates a substantial net community benefit, with the 
land owner voluntarily agreeing to gift private land to the western edge of the 
site for a future north-south bicycle link, identified as a key north-south route 
within the Box Hill Transit City Activity Centre Structure Plan 2007. 

Together with the reduced parking supply, this further supports the modal 
shift away from reliance on private motor vehicle usage and encourages the 
uptake of sustainable transportation. The building will be connected into the 
public realm improvements proposed under WH/2020/467, maintaining a 
pedestrian focus for the Centre.  

The proposed buildings and works have been assessed against the relevant 
policy framework, and in consideration with objections received, the 
application will be recommended for approval, subject to planning permit 
conditions. 
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Summary of WH/2020/597 (Residential Building) 

This application proposes a part 50 to part 51 storey building used for the 
purposes of accommodation, office and retail, resulting in additional and high 
quality housing supply employment opportunities that supports the expected 
population growth within the Box Hill Metropolitan Activity Centre. 

The proposed building has been designed and sited to limit offsite impacts 
from both visual bulk and overshadowing and responds to the built form 
guidelines under the relevant policy framework supporting the buildings 
height and massing. 

The proposal demonstrates a substantial net community benefit, through the 
voluntary supply of 6% of affordable housing dwellings within the building, 
which is consistent with the affordable housing objectives under Section 4 of 
the Planning and Environment Act 1987.  

An Agreement for affordable housing has been executed and placed in 
escrow subject to an “acceptable planning permit” being issued. An 
acceptable planning permit is defined under the Agreement as a permit 
issued by Council which would not result in changes to the building 
envelope, loss of floor space, additional development contribution or any 
other items that materially impact the viability of the development. Changes 
which would affect the points above would afford the landowner an 
opportunity to renegotiate the offer of affordable housing. 

The proposal seeks to reduce parking for the office, retail and 
accommodation land uses which further supports the modal shift away from 
reliance on private motor vehicle usage and encourages the uptake of 
sustainable transportation. The building will be connected into the public 
realm improvements proposed under WH/2020/467, maintaining a 
pedestrian focus for the Centre.  

The proposed buildings and works have been assessed against the relevant 
policy framework, and in consideration with objections received, the 
application will be recommended for approval, subject to planning permit 
conditions. 

RECOMMENDATION 
 
That Council: 
 
A Being the Responsible Authority, having caused Application 

WH/2020/467 for 17-21 Market Street, BOX HILL to be advertised and 
having received and noted the objections is of the opinion that the 
granting of a Planning Permit for Buildings and works and alteration of 
access to a road in a road zone, category 1 is acceptable in response to 
the relevant policy framework and preferred outcomes for the Box Hill 
Metropolitan Activity Centre and should not unreasonably impact the 
amenity of adjacent properties. 
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B Issue a Notice of Decision to Grant a Permit for Application 

WH/2020/467 under the Whitehorse Planning Scheme to the land 
described as 17-21 Market Street, BOX HILL for the Buildings and works 
and alteration of access to a road in a road zone, category 1, subject to 
the following conditions: 
 
Amended plans 

1. Before the development starts for a particular stage, but excluding early 
works detailed in the Early Works Plan, amended plans to the 
satisfaction of the Responsible Authority for that stage must be 
submitted to and approved by the Responsible Authority in a digital 
format.  Once approved, the plans will be endorsed and will then form 
part of the permit.  The plans must be generally in accordance with 
plans, all prepared by Lat 27° (Issue 03, dated 04/02/2021) and must 
be drawn to scale, with dimensions, and further modified to show: 

(a) All areas of public realm outside of the approved envelopes of 
WH/2020/466 (commercial building) and WH/2020/597 (residential 
building) captured within this report. 

(b) Detailed design drawings at a scale of 1:50 (or otherwise agreed 
with the Responsible Authority) of any street features, road and 
footpath areas through the extent of works proposed. The design 
and materials of all public realm treatments must be consistent with 
the Box Hill Urban Landscape Design Guidelines Urban Core 
Treatment as amended from time to time, with sectional diagrams 
prepared to demonstrate the construction methodology and 
showing no alteration to the existing public footpath levels, all to be 
approved to the satisfaction of the Responsible Authority. 

(c) Detailed design drawings at a scale of 1:50 (or otherwise agreed 
with the Responsible Authority) of any proposed urban design 
details such as street furniture, seating, lighting, paving, tree 
grates, bin enclosures and the like including specifications and 
materiality. 

(d) Detailed design drawings at a scale of 1:50 (or otherwise agreed 
with the Responsible Authority) of all wind canopy structures 
located within the public realm to demonstrate a high level of visual 
interest and solar amenity. 

(e) A clear demarcation between the buildings and works approved 
under this permit and the surrounding Council and privately owned 
land. 
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(f) Details of all proposed landscaping within the road and pedestrian 
accessway, building entries, communally accessible terraces and 
any other area of accessible open space. 

(g) A planting schedule of all proposed vegetation (trees, shrubs and 
ground covers) which includes, botanical names, common names, 
pot size, mature size and total quantities of each plant. 

(h) Tree species capable of growth to maturity within confined planting 
conditions, including but not limited to those trees located within 
containerised planters or located beneath the approved wind 
canopy structure. All trees must be capable of withstanding the 
impact from wind. 

(i) Any existing street trees to be removed, lopped or pruned. 

(j) Any modifications required by the wind impact assessment under 
Condition 10. 

(k) Any modifications required by the Wayfinding Strategy under 
Condition 12. 

(l) Any modifications required by the Lighting Strategy under 
Condition 16. 

All to the satisfaction of the Responsible Authority. 

2. The layout of the site and the size, design and location of the buildings 
and works permitted must accord with the endorsed plans and must not 
be altered or modified (unless the Whitehorse Planning Scheme 
specifies that a permit is not required) without the further written 
consent of the Responsible Authority. 

Ongoing Architect and Landscape Architect Involvement 

3. Except with the consent of the Responsible Authority, Bates Smart 
Architects must be retained to complete the detailed development 
plans and to provide architectural oversight during construction of the 
detailed design, as shown in the endorsed plans façade strategy and 
the endorsed schedule of materials and finishes to the satisfaction of 
the Responsible Authority. 

4. Except with the consent of the Responsible Authority, Lat27 must be 
retained to prepare the detailed landscape plans for the public realm, 
and to provide professional oversight during the construction of the 
landscaping and public realm works, as shown in the endorsed detailed 
landscape plans to the satisfaction of the Responsible Authority. 
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Staging Plan 

5. Before the development starts, a Staging plan must be submitted to 
and be approved to the satisfaction of the Responsible Authority.  The 
Staging Plan must include, but not limited to, plans and information 
detailing any public realm works, proposed temporary works, proposed 
temporary treatment and use of land.  The development must proceed 
in order of the stages as shown on the endorsed plan(s), unless 
otherwise agreed to in writing by the responsible Authority. 

Landscaping Maintenance Plan 

6. Before the development is occupied a Landscaping Maintenance Plan 
to the satisfaction of the Responsible Authority and prepared by a 
suitably qualified consultant must be submitted to the Responsible 
Authority. Once approved, the Landscaping Maintenance Plan must be 
endorsed and will then form part of the permit.  The Landscaping 
Maintenance Plan will include, but is not limited to: 

(a) Details of the ongoing maintenance procedures to ensure that the 
garden areas, containerised planting and green walls remain 
healthy and well maintained to the satisfaction of the Responsible 
Authority. This must include: 

i. Irrigation frequency and delivery method. 

ii. Drainage. 

iii. Pruning and mulching. 

(b) For green walls and above ground containerised planting, include 
the following details: 

i. Plans and cross-sections of planting containers, and calculated 
soil volume per container. 

ii. Structural engineering report and weight loading allowing for 
mature plant growth and potential flooding of containers. 

iii. Irrigation frequency and delivery method. 

iv. Drainage of planting containers. 

v. Suitability for species selection in relation to nutrients and 
irrigation requirements. 

vi. Mulch type, depth and weight. 

vii. Anchoring of all containers and containerised plants above 
ground level to resist high winds. 

viii. Assessment / specification of the microclimate and effect on 
plant health. 
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ix. Maintenance procedures, including access for staff and 
equipment, and safety/anchoring measures required to access 
landscaping above ground level 

The provisions, recommendations and requirements of the endorsed 
Landscape Maintenance Plan must be implemented and complied 
with to the satisfaction of the Responsible Authority. 

7. The garden and recreation areas shown on the endorsed plan and 
schedule must only be used as gardens and recreational areas and 
must be maintained in a proper, healthy and orderly condition at all 
times to the satisfaction of the Responsible Authority. Should any trees 
or plants be removed or destroyed they must be replaced by similar 
trees or plants of similar size and variety.   

8. Detailed design plans and specifications of the civil works within the 
site associated with the approved buildings and works are to be 
prepared by a suitably qualified engineer, and submitted to the 
Responsible Authority. Certification by the consulting engineer that the 
civil works have been completed in accordance with the design plans 
and specifications must be provided to the Responsible Authority. 

9. The road reserve and all pedestrian accessways must be constructed 
and laid out in accordance with the endorsed Landscape and Public 
Realm Plan to the satisfaction of the Responsible Authority under 
Condition 6 of this permit.  

Wind Impact Assessment 

10. Before the development starts (excluding works undertaken in 
accordance with the approved Early Works Plan), the Addendum 
Report to Environmental Wind Speed Measurements (May 2021) must 
be consolidated with all previous revisions to the satisfaction of the 
responsible authority and submitted to and approved by the 
Responsible Authority. The consolidated report must confirm the 
previously tested outcomes for: 

(a) The approved public realm works on Main Street, Prospect Street 
and Clisby Court, including any new pedestrian footpath areas. 

(b) Any nearby and surrounding public footpaths, Council owned land, 
and privately owned land. 

(c) Below and around the periphery of the approved wind canopy 
structure on Main Street. 

11. Once approved, the amended Wind Impact Assessment Report will be 
endorsed and will form part of this permit. The provisions, 
recommendations and requirements of the endorsed Wind Impact 
Assessment Report must be implemented and complied with to the 
satisfaction of the Responsible Authority. 
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Wayfinding Strategy 

12. Before the development starts (excluding works undertaken in 
accordance with the approved Early Works Plan) a Wayfinding 
Strategy must be prepared to the satisfaction of the Responsible 
Authority. When approved, the Wayfinding Strategy will be endorsed 
and will then form part of this permit. The Wayfinding Strategy must 
include, but not be limited to:  

(a) Design detailing, wayfinding measures and any other urban design 
measures to improve: 

i. Pedestrian and cyclist navigation through the site between the 
lower and upper ground levels. 

ii. Pedestrian access to all primary, secondary and tenancy 
entries. 

iii. Cyclist access to end-of-trip facilities. 

iv. Pedestrian and cyclist access to DDA facilities. 

v. Food and on-demand delivery access to the public realm and 
building entries. 

(b) Design detailing, wayfinding measures and any other urban design 
measure to encourage: 

(c) Short and long term stationary passive recreation within the 
nominated areas of urban open space. 

(d) Location of any wayfinding signage, information or other wayfinding 
measures to ensure safe and efficient pedestrian access between 
the lower ground and upper ground levels of Main Street and 
Prospect Street. View lines through the site and publicly accessible 
areas must not be impeded by windscreens, containerized planting 
or any other public realm treatment. 

(e) Location of any wayfinding signage, information or other wayfinding 
measures to ensure safe and efficient parking and access for food 
and on-demand delivery services. 

13. Once approved, the Wayfinding Strategy will be endorsed and will form 
part of this permit. The provisions, recommendations and requirements 
of the endorsed Wayfinding Strategy must be implemented and 
complied with to the satisfaction of the Responsible Authority. 
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14. Before the development starts (excluding works undertaken in 
accordance with the approved Early Works Plan the owner must 
commission a Disability Audit of the development and undertake any 
modifications to the development as required by the audit to the 
satisfaction of the Responsible Authority. In particular, the Disability 
Audit must address the pedestrian access to the buildings from 
Prospect Street and Main Street and the through-site pedestrian link to 
ensure appropriate DDA compliant access. 

15. All works must be undertaken in accordance with the endorsed report 
to the satisfaction of the responsible authority. No alterations to the 
report may occur without the written consent of the responsible 
authority 

Lighting and Community Safety Strategies 

16. Before the development starts (excluding works undertaken in 
accordance with the approved Early Works Plan) a Lighting Strategy 
must be prepared to the satisfaction of the Responsible Authority.  The 
Lighting Strategy must provide details of proposed lighting of Main 
Street, Prospect Street and Clisby Court and throughout the pedestrian 
link and public realm, and must be prepared in accordance with the 
Urban Design Guidelines Victoria, Department of Environment, Land 
Water and Planning 2017, to the satisfaction of the Responsible 
Authority.   

17. The lighting must be installed in accordance with the Lighting Strategy 
and maintained and operated for the life of the building. Lighting must 
be located, directed and shielded and of limited intensity so that no 
unreasonable loss of amenity is caused to any person within and 
beyond the site, to the satisfaction of the Responsible Authority. 

18. Once approved, the Lighting Strategy will be endorsed and will form 
part of this permit. The provisions, recommendations and requirements 
of the endorsed Lighting Strategy must be implemented and complied 
with to the satisfaction of the Responsible Authority. 

19. The Community Safety Strategy prepared by Lat 27° (Issue 03, dated 
04/02/2021) will be endorsed and will form part of this permit. The 
provisions, recommendations and requirements of the endorsed 
Community Safety Strategy must be implemented and complied with to 
the satisfaction of the Responsible Authority. 
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Public Art and Management Strategy 

20. If consented to by the land owner and Metro Trains Melbourne, within 6 
months of commencement of the development, a Public Art and 
Management Strategy for the enclosing loading bay wall between the 
subject land and 1 Main Street (interfacing with the land at 17-21 
Market Street) to the satisfaction of the Responsible Authority must be 
submitted to and approved by the Responsible Authority. When 
approved, the Public Art and Management Strategy will be endorsed 
and will then form part of this permit. The Public Art and Management 
Plan must include, but not be limited to:  

(a) Details of who is to manage the artwork;  

(b) Funding arrangements to maintain the artwork;  

(c) Frequency that the artwork is maintained;  

(d) Ensure artworks achieves the following objectives: 

(e) To activate and engage the public realm. 

(f) To display appropriate content prepared by a local artist. 

(g) In the event that an art curator is engaged, details of the creation 
process to include;  

i. A brief to be developed and open for artists’ submissions, or by 
invitation to a group of shortlisted artists;  

ii. The concept design submissions will be assessed by Council’s 
Review Committee (including an Arts Officer and Planning 
Officer) and one artist may be successfully selected to proceed 
to commission round; and  

iii. The artist may be engaged for a further design stage or 
proceed straight to commission, however a fixed budget will be 
established and the artist contracted to deliver the project 
within this set fee.  

21. Before the buildings within the stage that includes the public art are 
occupied, or by such later date as approved in writing by the 
Responsible Authority, the approved public art within the applicable 
stage must be completed. Once completed, the public art must be 
maintained in accordance with the endorsed Public Art and 
Management Strategy to the satisfaction of the Responsible Authority.  
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General conditions 

22. The mechanical turntable must be routinely serviced and maintained to 
the satisfaction of the Responsible Authority to ensure satisfactory 
access to all loading and unloading areas and to prevent any adverse 
effect on adjoining land by the emission of noise. 

23. Buildings or works must not be constructed over any easement or 
asset without the written consent of the relevant authorities. 

24. Before the development is completed the car parking areas and all 
vehicle and pedestrian accessways as shown on the endorsed plans 
must be formed to such levels so that they may be used in accordance 
with the endorsed plans, and must be properly constructed, surfaced, 
drained and line-marked (where applicable) to the satisfaction of the 
Responsible Authority and maintained to the satisfaction of the 
Responsible Authority. 

25. Except with the prior written consent of the Responsible Authority, 
council assets must not be altered in any way. 

26. All buildings and works must be maintained in good order and 
appearance to the satisfaction of the Responsible Authority. 

27. Existing street trees must not be removed or damaged except with the 
written consent of the Responsible Authority. 

28. All stormwater drains and on-site detention systems must be connected 
to the legal point of discharge to the satisfaction of the Responsible 
Authority before the development is occupied.  The requirement for on- 
site detention will be noted on your stormwater point of discharge 
report, or it might be required as part of the civil plans approval.  The 
civil design must ensure that the landscape plans and drainage plans 
are compatible with each other.  The stormwater drainage and on site 
detention system must be located outside the tree protection zone 
(TPZ) of any trees to be retained. 

29. Before the development starts, a detailed stormwater drainage and/or 
civil design for the proposed development must be prepared by a 
suitably qualified civil engineer and submitted to and approved by the 
Responsible Authority.  It must include calculations with all levels to 
Australian Height Datum (AHD).  The engineering works must be 
carried out and completed to the satisfaction of the Responsible 
Authority. 
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30. Before the development starts, design plans for all proposed 
engineering works external to the site must be submitted to and 
approved to the satisfaction of the Responsible Authority.  Once 
approved, the plans will be endorsed and will then form part of the 
permit.  The engineering works must be carried out and completed to 
the satisfaction of the Responsible Authority before the development is 
occupied.  Certification by the consulting engineer that the civil works 
have been completed in accordance with the design plans and 
specifications must be provided to the Responsible Authority. 

31. Any reinstatement and/or alterations to Council or other Public 
Authority assets as a result of the development must be undertaken at 
no cost to the Responsible Authority.  All relevant permits and consents 
from Council must be obtained at least 7 days before any works 
commence.  Adequate protection must be provided to the satisfaction 
of the Responsible Authority before works start, and must be 
maintained during the construction process, to the satisfaction of the 
Responsible Authority. 

32. All costs associated with reinstatement and/or alterations to Council or 
other Public Authority assets deemed necessary by such Authorities as 
a result of the development must not be at no cost to the Responsible 
Authority.  An “Asset Protection Permit” must be obtained from Council 
at least 7 days before any works on the land start and before specific 
written approval for any works involving the alteration of Council or 
other Public Authority assets.  

Construction Management 

33. Before the development starts, excluding early works detailed in the 
Early Works Plan, a Construction Management Plan to the satisfaction 
of the Responsible Authority, detailing how the owner must address the 
environmental and construction issues associated with the 
development will be managed, must be submitted to and approved by 
Council. 

34. The Construction Management Plan must be prepared and managed 
by a suitably qualified person who is experienced in preparing 
Construction Management Plans in accordance with the City of 
Whitehorse Construction Management Plan Guidelines, as amended 
from time to time. 

35. When approved the Construction Management Plan will form part of 
this permit and must be complied with, to the satisfaction of the 
Responsible Authority. The provisions, recommendations and 
requirements of the endorsed Construction Management Plans must 
be implemented and complied with to the satisfaction of the 
Responsible Authority. 
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Early Works 

36. Except with the prior written consent of the Responsible Authority, prior 
to the commencement of any buildings and works, an Early Works Plan 
must be prepared to the satisfaction of the Responsible Authority. The 
Early Works Plan must provide details of all works which comprise the 
‘early works’, including but not limited to: 

(a) Piling works (Bored Piers), including Capping Beams. 

(b) Retention system including structural columns, shotcrete walls and 
rock anchors. 

(c) Bulk excavation. 

(d) Detailed excavation. 

(e) Excavation and pouring of pad footings, pile caps and basement 
slabs. 

(f) Civil drainage retention system. 

(g) Crane pad footing system. 

37. Before the Early Works commence, an Early Works Construction 
Management Plan to the satisfaction of the Responsible Authority must 
be submitted to and approved by the Responsible Authority.  Once 
approved, the plan will be endorsed and will form part of this permit.  
The plan must include: 

(a) A pre-conditions survey (dilapidation report) of the land and all 
adjacent Council roads frontages and nearby road infrastructure. 

(b) Containment of dust, dirt and mud within the land and method and 
frequency of clean up procedures to prevent the accumulation of 
dust, dirt and mud outside the land. 

(c) Site security. 

(d) Management of any environmental hazards including, but not 
limited to: 

i. Contaminated soil. 

ii. Materials and waste. 

iii. Dust 

iv. Stormwater contamination from run-off and wash-waters. 

v. Sediment from the land on roads. 

vi. Washing of concrete trucks and other vehicles and machinery; 
and spillage from refuelling cranes and other vehicles and 
machinery. 
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vii. An emergency contact that is available for 24 hours per day for 
residents and the Responsible Authority in the event of relevant 
queries or problems experienced. 

(e) A Noise and Vibration Management Plan showing methods to 
minimise noise and vibration impacts on nearby properties and to 
demonstrate compliance with the Noise Control Guidelines 
(Publication 1254.2) issued by the Environment Protection 
Authority in May 2021, as amended from time to time.  The Noise 
and Vibration Management Plan must be prepared to the 
satisfaction of the Responsible Authority. In preparing the Noise 
and Vibration Management Plan, consideration must be given to:  

i. Using lower noise work practice and equipment. 

ii. The suitability of the land for the use of an electric crane. 

iii. Silencing all mechanical plant by the best practical means 
using current technology. 

iv. Fitting pneumatic tools with an effective silencer. 

v. Any other considerations 

The development works must comply with the Early Works 
Construction Management Plan to the satisfaction of the Responsible 
Authority. 

Temporary Works Conditions 

38. In the event that the land remains vacant for more than 12 months after 
the completion of the demolition of the existing shopping centre, or 
demolition or construction activity ceases for a period of 12 months, or 
construction activity ceases for an aggregate of 12 months after 
commencement of the construction, the owner must construct 
temporary works on the land to the satisfaction of the Responsible 
Authority to ensure that an active street frontage, car parking and/or 
landscaping is provided to all site frontages. 

39. Before the construction of temporary works start, details of the works 
must be submitted to and be to the satisfaction of the Responsible 
Authority. Temporary works may include: 

(a) The construction of temporary buildings for short term community 
or commercial use. Such structures shall include the provision of 
active street frontage; 

(b) Landscaping of the site or buildings and works for the purpose of 
public recreation and open space. 
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Agreements 

40. Unless otherwise agreed by the Responsible Authority, prior to 
commencement of the development authorised by this permit, the 
owner (or another person in anticipation of becoming the owner) must 
enter into an agreement with the Responsible Authority under section 
173 of the Planning and Environment Act 1987, to address the 
following matters: 

(a) Within 12 months of the completion of development approved 
under Permit WH/2020/467 (or an alternative time to the 
satisfaction of the Responsible Authority), the owner must at its 
own cost vest in or transfer to the Responsible Authority ownership 
of the new sections of Clisby Court and Prospect Street, including 
footpaths, shown within existing title boundaries in RFI Response 
Landscape Site Plan (19151_BHN_SK01, Revision D), and 

(b) in respect of all buildings and works to be located on or under the 
land described in condition 39(a) (as applicable): 

i. The design, construction, maintenance and decommissioning 
of those works; 

ii. The support of the new sections of Clisby Court and Prospect 
Street described in condition 39(a), having regard to the 
specifications required by the coordinating road authority; 

iii. The periodic inspection and engineering certification of the 
works; 

iv. Liability for the works, and any liability incurred by reason of the 
works, including appropriate indemnities and releases; 

v. Insurance; 

vi. The Responsible Authority’s right to access to the works;  

vii. Any other matters reasonably required by the Responsible 
Authority; and 

The owner, or other person in anticipation of becoming the owner, 
must meet all of the expenses of the preparation and registration of 
the agreement, including the Responsible Authority’s costs and 
expenses (including legal expenses) incidental to the preparation, 
registration and enforcement of the agreement. 

41. Unless otherwise agreed by the Responsible Authority, prior to 
commencement of the development authorised by this permit, the 
owner (or another person in anticipation of becoming the owner) must 
enter into an agreement with the Responsible Authority under section 
173 of the Planning and Environment Act 1987, which provides for the 
following: 
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(a) Unless otherwise agreed by the Responsible Authority, the 
connections between Clisby Court and Prospect Street and Main 
Street shown in RFI Response Landscape Site Plan 
(19151_BHN_SK01, Revision D) and other public realm works 
authorised by this permit, must be substantially completed to the 
satisfaction of the Responsible Authority in accordance with the 
approved staging plan under Condition 5 of this permit; 

(b) The public realm works authorised by this permit which remain in 
the landowner’s ownership, including the canopy, must be 
completed and maintained by the landowner in accordance with the 
Landscaping and Public Realm Plan, to the Satisfaction of the 
Responsible Authority; 

(c) Access through the Main Street extension, from Main Street to 
Clisby Court and Prospect Street, must be available to the public 
24 hours a day without any restriction to access and egress. 

The owner, or other person in anticipation of becoming the owner, must 
meet all of the expenses of the preparation and registration of the 
agreement, including the Responsible Authority’s costs and expenses 
(including legal expenses) incidental to the preparation, registration and 
enforcement of the agreement. 

Department of Transport and Supporting Conditions 

42. Unless otherwise agreed in writing by the Head, Transport for Victoria, 
prior to the commencement of buildings and works, amended plans 
must be submitted to and approved by the Head, Transport for Victoria. 
When approved by the Head, Transport for Victoria, the plans must be 
endorsed by the Responsible Authority and will then form part of the 
permit. The plans must be generally in accordance with the plans 
prepared by Lat 27° (Issue 03, dated 04/02/2021) but modified or 
annotated to show: 

(a) The provision of DDA-compliant facilities to ensure appropriate and 
convenient accessibility for pedestrians and cyclists from Prospect 
Street to Main Street.  

(b) Appropriate wayfinding strategy or signage to direct pedestrians 
and cyclists to and from transport hubs including the tram stop, bus 
interchange and Box Hill train station to the satisfaction of the 
Head, Transport for Victoria and the Responsible Authority. 

43. Unless otherwise agreed in writing by the Head, Transport for Victoria, 
prior to the commencement of buildings and works, a Road Safety 
Audit must be submitted to and approved by the Head, Transport for 
Victoria. The Road Safety Audit must be undertaken by a suitably 
qualified road safety auditor, and must include the following: 
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(a) An assessment of the Clisby Court/Whitehorse Road interface as it 
relates to the interaction with vehicular movements entering the 
Fairbank Lane service road. 

(b) Recommended mitigation measures that may be required to 
address or minimise the safety risks identified, including but not 
limited to, the closure of Fairbank Lane. 

44. Unless otherwise agreed in writing by the Head, Transport for Victoria, 
prior to the commencement of buildings and works, a Functional Layout 
Plan must be submitted to and approved by the Head, Transport for 
Victoria. When approved by the Head, Transport for Victoria, the plans 
must be endorsed by the Responsible Authority and will then form part 
of the permit. The plans must be generally in accordance with the plans 
date stamped 16 March 2020 (Drawing no. V1812610-03-02) but 
modified or annotated to show: 

(a) Key features at the Clisby Court/ Whitehorse Road and Fairbank 
Lane/Whitehorse Road interfaces including pavement, 
kerb/shoulders, line marking, power poles, trees and other road 
furniture. 

(b) Pedestrian fencing along the eastern kerb line at Clisby Court to 
prevent pedestrians from crossing Whitehorse Road at that 
location. 

(c) Raised pedestrian threshold treatment and associated signage at 
Clisby Court in accordance with AustRoads Guidelines. 

(d) Appropriate measures to ensure adequate protection between 
cyclists, pedestrians and vehicles at the Clisby Court/Whitehorse 
Road interface.  

(e) Provision of any other accepted mitigation measures as per the 
approved Road Safety Audit to the satisfaction of the Head, 
Transport for Victoria and the Responsible Authority. 

45. Prior to the commencement of the use, the required roadworks as per 
the approved Functional Layout Plan must be completed at no cost to 
and to the satisfaction of the Head, Transport for Victoria and the 
Responsible Authority. 

46. Before development starts (including demolition and bulk excavation), 
all necessary construction control agreements and indemnity 
agreements must be prepared and entered into with the Head, 
Transport for Victoria to the satisfaction of and at no cost to the Head, 
Transport for Victoria.  
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47. Before the Development commences, unless otherwise agreed in 
writing with the Head Transport for Victoria, the permit holder must 
submit detailed plans (inclusive of materials and landscaping) to the 
satisfaction of the Head, Transport for Victoria (TfV), Vic Track and the 
Rail Operator (RO) showing the development interface improvements 
along Main St. being ‘public realm works’ on railway land. The plans 
must  

(a) Show lighting, landscaping, footpaths, bicycle parking, street 
furniture and associated infrastructure;  

(b) Meet Rail Operator specifications and standards; and  

(c) Demonstrate that the works are compliant with the Disability 
Standard for Accessible Public Transport 2002.  

48. A construction control agreement must be in place between the Permit 
Holder and Rail Operator (RO) prior to commencement of the Public 
Ream Works on Rail Land.  

49. The Public Realm Works outlined in the plans must be completed by 
the permit holder at their full cost and to the satisfaction of Head, 
Transport for Victoria (TfV), VicTrack and the Rail Operator (RO) 

Expiry conditions 

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

(a) The development is not commenced within five (5) years from the 
date of issue of this permit; 

(b) The development is not completed within ten (10) years from the 
date of this permit; 

(c) The use does not start within two years of the completion of the 
development; or 

(d) The use is discontinued for a period of two years. 

The Responsible Authority may extend the periods referred to if a 
request is made in writing before the permit expires or within six 
months afterwards for commencement or within twelve months 
afterwards for completion 

Notes 

 Separate consent for works within the road reserve, including works 
within Prospect Street, and the specifications of these works may be 
required under the Road Management Act 2004. Please contact the 
Department of Transport and the Responsible Authority prior to 
commencing any works. 
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C Being the Responsible Authority, having caused Application 
WH/2020/466 for 17-21 Market Street, BOX HILL to be advertised and 
having received and noted the objections is of the opinion that the 
granting of a Planning Permit for buildings and works for a twenty-seven 
to twenty-eight storey building associated with office and retail and a 
reduction in the car parking requirements is acceptable in response to 
the relevant policy framework and preferred outcomes for the Box Hill 
Metropolitan Activity Centre and should not unreasonably impact the 
amenity of adjacent properties. 
 

D Issue a Notice of Decision to Grant a Permit for Application 
WH/2020/466 under the Whitehorse Planning Scheme to the land 
described as 17-21 Market Street, BOX HILL for the Buildings and works 
for a twenty-seven to twenty-eight storey building associated with office 
and retail and a reduction in the car parking requirements, subject to the 
following conditions: 

Amended plans 

1. Before the development starts for a particular stage, but excluding early 
works detailed in the Early Works Plan, amended plans to the 
satisfaction of the Responsible Authority for that stage must be 
submitted to and approved by the Responsible Authority in a digital 
format.  Once approved, the plans will be endorsed and will then form 
part of the permit.  The plans must be generally in accordance with 
plans, all prepared by Bates Smart Architects (Revision 2, dated 
08/02/2021) and must be drawn to scale, with dimensions, and further 
modified to show: 

(a) Any modifications required by the Façade Strategy under Condition 
10. 

(b) Any modifications required by the Reflectivity Strategy under 
Condition 11. 

(c) Any modifications required by the Sustainability Management Plan 
under Condition 12. 

(d) Any modifications required by the Car Parking Management Plan 
under Condition 14. 

(e) Any modifications required by the Wind Impact Assessment under 
Condition 15. 

(f) Any modifications required by the Waste Management Plan under 
Condition 17. 

All to the satisfaction of the Responsible Authority. 
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2. The layout of the site and the size, design and location of the buildings 
and works permitted must accord with the endorsed plans and must not 
be altered or modified (unless the Whitehorse Planning Scheme 
specifies that a permit is not required) without the further written 
consent of the Responsible Authority. 

Ongoing Architect Involvement 

3. Except with the consent of the Responsible Authority, Bates Smart 
Architects must be retained to complete the detailed development 
plans and to provide architectural oversight during construction of the 
detailed design, as shown in the endorsed plans façade strategy and 
the endorsed schedule of materials and finishes to the satisfaction of 
the Responsible Authority. 

4. Except with the consent of the Responsible Authority, Lat 27° must be 
retained to prepare the detailed landscape plans for the public realm, 
and to provide professional oversight during the construction of the 
landscaping and public realm works, as shown in the endorsed detailed 
landscape plans to the satisfaction of the Responsible Authority. 

Staging Plan 

5. Before the development starts, a Staging plan must be submitted to 
and be approved to the satisfaction of the Responsible Authority.  The 
Staging Plan must include, but is not limited to, plans and information 
detailing any public realm works, proposed temporary treatment and 
use of land.  The development must proceed in order of the stages as 
shown on the endorsed plan(s), unless otherwise agreed to in writing 
by the Responsible Authority. 

Landscaping report 

6. Before the development starts for a particular stage, but excluding early 
works detailed in the Early Works Plan, an amended Landscape Report 
to the satisfaction of the Responsible Authority must be submitted to 
and approved by the Responsible Authority in a digital format. Once 
approved, the amended Landscape Report will be endorsed and will 
then form part of the permit. The amended Landscape Report must be 
generally in accordance with the Report all prepared by Lat 27° (Issue 
02, dated 04/02/2021) and must be drawn to scale, with dimensions, 
and further modified to show: 

(a) Any changes required to meet requirements under Condition 1 of 
this permit. 

(b) Details of all proposed landscaping within the buildings communal 
terraces and upper levels. 
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(c) A planting schedule of all proposed vegetation (trees, shrubs and 
ground covers) which includes, botanical names, common names, 
pot size, mature size and total quantities of each plant. 

(d) Tree species capable of growth to maturity within confined planting 
conditions, including but not limited to those trees located within 
containerised planters. 

7. Before the development is occupied, a Landscaping Maintenance Plan 
to the satisfaction of the Responsible Authority and prepared by a 
suitably qualified consultant must be submitted to the Responsible 
Authority. Once approved, the Landscaping Maintenance Plan must be 
endorsed and will then form part of the permit.  The Landscaping 
Maintenance Plan will include, but is not limited to: 

(a) Details of the ongoing maintenance procedures to ensure that the 
garden areas, containerised planting and green walls remain 
healthy and well maintained to the satisfaction of the Responsible 
Authority. This must include: 

i. Irrigation frequency and delivery method. 

ii. Drainage. 

iii. Pruning and mulching. 

(b) For above ground containerised planting, include the following 
details: 

i. Plans and cross-sections of planting containers, and calculated 
soil volume per container. 

ii. Structural engineering report and weight loading allowing for 
mature plant growth and potential flooding of containers. 

iii. Irrigation frequency and delivery method. 

iv. Drainage of planting containers. 

v. Suitability for species selection in relation to nutrients and 
irrigation requirements. 

vi. Mulch type, depth and weight. 

vii. Anchoring of all containers and containerised plants above 
ground level to resist high winds. 

viii. Assessment / specification of the microclimate and effect on 
plant health. 
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ix. Maintenance procedures, including access for staff and 
equipment, and safety/anchoring measures required to access 
landscaping above ground level 

The provisions, recommendations and requirements of the endorsed 
Landscape Maintenance Plan must be implemented and complied 
with to the satisfaction of the Responsible Authority. 

8. The garden and recreation areas shown on the endorsed plan and 
schedule must only be used as gardens and recreational areas and 
must be maintained in a proper, healthy and orderly condition at all 
times to the satisfaction of the Responsible Authority. Should any trees 
or plants be removed or destroyed they must be replaced by similar 
trees or plants of similar size and variety.   

9. Before the development is occupied, the relevant section of the road 
reserve along Main Street and Prospect Street required to provide 
vehicle and pedestrian access to the site as shown on the staging plan 
required under Condition 5 must be constructed and laid out in 
accordance with the endorsed Landscaping and Public Realm Plan 
under Planning Permit WH/2020/467 to the satisfaction of the 
Responsible Authority. 

Façade Strategy 

10. Before plans are endorsed under condition 1 of this permit, a Façade 
Strategy must be submitted to and be approved to the satisfaction of 
the Responsible Authority.  When approved, this will form part of the 
endorsed plans. All materials, finishes and colours must be in 
conformity with the approved Façade Strategy to the satisfaction of the 
Responsible Authority. The Facade Strategy must detail: 

(a) A concise description of the building design and the mechanics of 
the façade construction by the author of the plans;  

(b) A schedule of colours, materials and finishes, including the colour, 
type and quality of materials showing their application and 
appearance. This can be demonstrated in coloured elevations or 
renders from key viewpoints, to show the materials and finishes 
linking them to a physical/electronic sample board with clear 
coding.  

(c) Elevation details generally at a scale of 1:50 illustrating typical 
podium details, entries and doors, typical privacy screening and 
utilities, typical tower detail, glazing, soffits, window detail and any 
special features which are important to the building’s presentation. 

(d) Cross sections or other method of demonstrating the façade 
systems, including fixing details indicating junctions between 
materials and significant changes in form and/or material. 
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(e) Cross sections or other method of demonstrating a high quality 
design response for all street interfacing service cupboards, 
ensuring integration with the buildings design concept and quality 
of materials used.  

(f) Information about how the façade will be accessed and maintained 
and cleaned, including planting where proposed.  

(g) Example prototypes and/or precedents that demonstrate the 
intended design outcome indicated on plans and perspective 
images to produce a high quality built outcome in accordance with 
the design concept. 

(h) Details of the west and south walls, which are to be treated with 
finishes, textures or other design elements to provide a high quality 
finish. 

The provisions, recommendations and requirements of the endorsed 
Façade Strategy must be implemented and complied with to the 
satisfaction of the Responsible Authority. 

Reflectivity Conditions 

11. Before plans are endorsed under condition 1 of this permit, a 
Reflectivity Strategy must be submitted to and be approved to the 
satisfaction of the Responsible Authority.  When approved this will form 
part of the endorsed plans.  The Reflectivity Strategy must detail the 
external building materials and finishes. Except with the consent of the 
Responsible Authority, all external materials must be of a type that 
must not result in hazardous or unreasonable glint or glare to 
pedestrians, public transport operators and commuters, motorists, 
aircraft, or occupants of surrounding buildings and public spaces, to the 
satisfaction of the Responsible Authority. 

The provisions, recommendations and requirements of the endorsed 
Reflectivity Strategy will be implemented and complied with to the 
satisfaction of the Responsible Authority. 

Sustainability Management Plan 

12. Before plans are endorsed under condition 1 of this permit, an 
amended Sustainability Management Plan to the satisfaction of the 
Responsible Authority must be submitted to and approved by the 
Responsible Authority.  Once approved, the amended Sustainability 
Management Plan will be endorsed and will form part of this permit. 
The amended Sustainability Management Plan must be generally in 
accordance with the Sustainable Management Plan prepared by 
Cundall (Revision E, dated 15/05/2020) , but modified to include, show 
or address: 
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(a) An Integrated Water Management Assessment addressing 
stormwater quality performance in addition to ensuring that the 
Responsible Authority’s collective integrated water management 
expectations and requirements pursuant to Clauses 34 and 44 of 
the State Environment Protection Policy (Waters) are satisfied. 

(b) Appropriate access indicated to maintain and service integrated 
water management systems demonstrated on Development Plans. 

(c) An annotation on Development Plans indicating the capacity of the 
rainwater tanks and that the capacities stated are allocated 
exclusively for reuse/retention purposes and excludes any volume 
allocated for detention. 

(d) A minimum 150 kilowatt solar photovoltaic system for the 
development. 

(e) Evidence to the satisfaction of the Responsible Authority that 
demonstrates the development is registered to obtain a minimum 5 
Star Green Star Design and As-Built v1.2 rating with the Green 
Building Council of Australia. 

The provisions, recommendations and requirements of the endorsed 
Sustainability Management Plan must be implemented and complied 
with to the satisfaction of the Responsible Authority. 

13. Within 12 months of occupation of the building, or by such a later date 
as approved by the Responsible Authority, certification must be 
submitted to the satisfaction of the Responsible Authority that 
demonstrates that the development has achieved a minimum 5 Star 
Green Star Design and As-Built v 1.2 rating.  A copy of the certification 
and an updated SMP must be provided to the Responsible Authority 
including endorsed documentation by the Green Building Council of 
Australia affirming the 5 Star Green Star Design and As Built v 1.2 
rating. 

Car Park Management Plan 

14. Before the development is occupied, a Car Park Management Plan to 
the satisfaction of the Responsible Authority must be submitted to and 
approved by the Responsible Authority.  When approved, the Car Park 
Management Plan will be endorsed and will form part of this permit.  
The Car Park Management Plan must address, but not be limited to, 
the following: 

(a) Allocation of parking for office land uses. 

(b) Strategies to minimise the potential for conflict between 
pedestrians and vehicles through the basement and on the 
pedestrian footpaths. 
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(c) Details of way-finding, cleaning and security of the end of trip 
bicycle facilities. 

(d) Any signage associated with allocated parking, public parking and 
directional wayfinding signage. 

(e) Management of loading/unloading of vehicles associated with the 
building and how these areas will be secured. 

The provisions, recommendations and requirements of the endorsed 
Car Park Management Plan may be amended with the written consent 
of the Responsible Authority, and must be implemented and complied 
with to the satisfaction of the Responsible Authority. 

Wind Impact Assessment 

15. Before the development starts (excluding works undertaken in 
accordance with the approved Early Works Plan), the Addendum 
Report to Environmental Wind Speed Measurements (May 2021) must 
be consolidated with all previous revisions to the satisfaction of the 
responsible authority and submitted to and approved by the 
Responsible Authority. The consolidated report must confirm the 
previously tested outcomes for: 

(a) The approved buildings entries, building frontages, communal open 
spaces and upper level terraces. 

16. The amended Wind Impact Assessment Report will be endorsed and 
will form part of this permit. The provisions, recommendations and 
requirements of the endorsed Wind Impact Assessment Report must 
be implemented and complied with to the satisfaction of the 
Responsible Authority. 

Waste Management Plan 

17. Before the development starts, starts (excluding works undertaken in 
accordance with the approved Early Works Plan), an amended Waste 
Management Plan to the satisfaction of the Responsible Authority must 
be submitted to and approved by the Responsible Authority. Once 
approved, the amended Waste Management Plan will be endorsed and 
will form part of this permit. The amended Waste Management Plan 
must be generally in accordance with the Waste Management Plan 
prepared by Waste Tech Services (dated 08/02/2021), but modified to 
include, show or address: 
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(a) Building tenancies to be clearly identified with corresponding waste 
generation rates and waste bin volume amended accordingly. 

The provisions, recommendations and requirements of the 
endorsed Waste Management Plans must be implemented and 
complied with to the satisfaction of the Responsible Authority. 

Use Conditions 

18. The amenity of the area must not be detrimentally affected, to the 
satisfaction of the Responsible Authority, by the use or development, 
including through: 

(a) The transport of materials, goods or commodities to or from land. 

(b) The appearance of any buildings, works or materials. 

(c) The emission of noise, artificial light, vibration, smell, fumes, 
smoke, vapour, steam, soot, ash, dust, waste water, waste 
products, grit or oil. 

(d) The presence of vermin. 

19. The land uses must comply at all times with the Noise Limit and 
Assessment Protocol for the Control of Noise from Commercial, 
Industrial and Trade Premise and Entertainment Venues (Publication 
1826.4, Environment Protection Authority, May 2021) as amended from 
to time, to the satisfaction of the Responsible Authority. 

General Conditions 

20. Buildings or works must not be constructed over any easement or 
easements without the written consent of the relevant Authorities. 

21. Before the development is occupied, all building plant and equipment 
on the roofs, terraces areas, common areas and in the public 
thoroughfares must be concealed to the satisfaction of the Responsible 
Authority and remain concealed. The construction of any additional 
plant, machinery or other equipment, including but not limited to all 
service structures down pipes, aerials, satellite dishes, air-conditioners, 
equipment, ducts, flues, all exhausts including car parking and 
communication equipment, must include appropriate screening 
measures to the satisfaction of the Responsible Authority. 

22. Before the development is occupied, all mechanical exhaust systems 
for the car park approved must be located and sound attenuated to 
prevent noise and unreasonable amenity to the occupants of the 
surrounding properties, to the satisfaction of the Responsible Authority 
and must be maintained to the satisfaction of the Responsible 
Authority. 
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23. Before the development is occupied, all pipes, fixtures, fittings and 
building services servicing any building on the land must be concealed 
in service ducts or otherwise hidden from view to the satisfaction of the 
Responsible Authority and must be maintained to the satisfaction of the 
Responsible Authority. 

24. Before the development is occupied, the car parking areas and 
accessways as shown on the endorsed plans must be formed to such 
levels so that they may be used in accordance with the endorsed plans, 
and must be properly constructed, surfaced, drained and line-marked 
(where applicable) to the satisfaction of the Responsible Authority and 
maintained to the satisfaction of the Responsible Authority. 

25. Except with the prior written consent of the Responsible Authority, 
council assets must not be altered in any way. 

26. All buildings and works must be maintained in good order and 
appearance to the satisfaction of the Responsible Authority. 

27. Existing street trees must not be removed or damaged except with the 
written consent of the Responsible Authority. 

28. All stormwater drains and on-site detention systems must be connected 
to the legal point of discharge to the satisfaction of the Responsible 
Authority before the development is occupied.  The requirement for on- 
site detention will be noted on your stormwater point of discharge 
report, or it might be required as part of the civil plans approval.  The 
civil design must ensure that the landscape plans and drainage plans 
are compatible with each other.  

29. Before the development starts, a detailed stormwater drainage and/or 
civil design for the proposed development must be prepared by a 
suitably qualified civil engineer and submitted to and approved by the 
Responsible Authority.  It must include calculations with all levels to 
Australian Height Datum (AHD).  The engineering works must be 
carried out and completed to the satisfaction of the Responsible 
Authority before the development is occupied.   

30. Before the development starts, starts (excluding works undertaken in 
accordance with the approved Early Works Plan) design plans for all 
proposed engineering works external to the site must be submitted to 
and approved to the satisfaction of the Responsible Authority.  Once 
approved, the plans will be endorsed and will then form part of the 
permit.  The engineering works must be carried out and completed to 
the satisfaction of the Responsible Authority before the development is 
occupied.  Certification by the consulting engineer that the civil works 
have been completed in accordance with the design plans and 
specifications must be provided to the Responsible Authority. 
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31. Any reinstatement and/or alterations to Council or other Public 
Authority assets as a result of the development must be undertaken at 
no cost to the Responsible Authority.  All relevant permits and consents 
from Council must be obtained at least 7 days before any works 
commence.  Adequate protection must be provided to the satisfaction 
of the Responsible Authority before works start, and must be 
maintained during the construction process, to the satisfaction of the 
Responsible Authority. 

32. All costs associated with reinstatement and/or alterations to Council or 
other Public Authority assets deemed necessary by such Authorities as 
a result of the development must not be at no cost to the Responsible 
Authority.  An “Asset Protection Permit” must be obtained from Council 
at least 7 days before any works on the land start and before specific 
written approval for any works involving the alteration of Council or 
other Public Authority assets.  

33. Before the development is occupied, all boundary walls must be 
constructed, cleaned and finished to the satisfaction of the Responsible 
Authority. 

Construction Management 

34. Before the development starts, excluding early works detailed in the 
Early Works Plan, a Construction Management Plan to the satisfaction 
of the Responsible Authority, detailing how the owner must address the 
environmental and construction issues associated with the 
development will be managed, must be submitted to and approved by 
Council. 

The Construction Management Plan must be prepared and managed 
by a suitably qualified person who is experienced in preparing 
Construction Management Plans in accordance with the City of 
Whitehorse Construction Management Plan Guidelines, as amended 
from time to time. 

35. When approved the Construction Management Plan will form part of 
this permit and must be complied with, to the satisfaction of the 
Responsible Authority.  The provisions, recommendations and 
requirements of the endorsed Construction Management Plans must 
be implemented and complied with to the satisfaction of the 
Responsible Authority. 

Early Works 

36. Except with the prior written consent of the Responsible Authority, prior 
to the commencement of any buildings and works, an Early Works Plan 
must be prepared to the satisfaction of the Responsible Authority. The 
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Early Works Plan must provide details of all works which comprise the 
‘early works’, including but not limited to: 

(a) Piling works (Bored Piers), including Capping Beams. 

(b) Retention system including structural columns, shotcrete walls and 
rock anchors. 

(c) Bulk excavation. 

(d) Detailed excavation. 

(e) Excavation and pouring of pad footings, pile caps and basement 
slabs. 

(f) Civil drainage retention system. 

(g) Crane pad footing system. 

37. Before the Early Works commence, an Early Works Construction 
Management Plan to the satisfaction of the Responsible Authority must 
be submitted to and approved by the Responsible Authority.  Once 
approved, the plan will be endorsed and will form part of this permit.  
The plan must include: 

(a) A pre-conditions survey (dilapidation report) of the land and all 
adjacent Council roads frontages and nearby road infrastructure. 

(b) Containment of dust, dirt and mud within the land and method and 
frequency of clean up procedures to prevent the accumulation of 
dust, dirt and mud outside the land. 

(c) Site security. 

(d) Management of any environmental hazards including, but not 
limited to: 

i. Contaminated soil. 

ii. Materials and waste. 

iii. Dust 

iv. Stormwater contamination from run-off and wash-waters. 

v. Sediment from the land on roads. 

vi. Washing of concrete trucks and other vehicles and machinery; 
and spillage from refuelling cranes and other vehicles and 
machinery. 

vii. An emergency contact that is available for 24 hours per day for 
residents and the Responsible Authority in the event of relevant 
queries or problems experienced. 

(e) A Noise and Vibration Management Plan showing methods to 
minimise noise and vibration impacts on nearby properties and to 
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demonstrate compliance with the Noise Control Guidelines 
(Publication 1254.2) issued by the Environment Protection 
Authority in May 2021, as amended from time to time.  The Noise 
and Vibration Management Plan must be prepared to the 
satisfaction of the Responsible Authority. In preparing the Noise 
and Vibration Management Plan, consideration must be given to:  

i. Using lower noise work practice and equipment. 

ii. The suitability of the land for the use of an electric crane. 

iii. Silencing all mechanical plant by the best practical means 
using current technology. 

iv. Fitting pneumatic tools with an effective silencer. 

v. Any other considerations 

The development works must comply with the Early Works 
Construction Management Plan to the satisfaction of the 
Responsible Authority. 

Temporary Works Conditions 

38. In the event that the land remains vacant for more than 12 months after 
the completion of the demolition of the existing shopping centre, or 
demolition or construction activity ceases for a period of 12 months, or 
construction activity ceases for an aggregate of 12 months after 
commencement of the construction, the owner must construct 
temporary works on the land to the satisfaction of the Responsible 
Authority to ensure that an active street frontage and/or landscaping is 
provided to all site frontages. 

39. Before the construction of temporary works start, details of the works 
must be submitted to and be to the satisfaction of the Responsible 
Authority. Temporary works may include: 

(a) The construction of temporary buildings for short term community 
or commercial use. Such structures shall include the provision of 
active street frontage; 

(b) Landscaping of the site or buildings and works for the purpose of 
public recreation and open space. 

Agreements 

40. Unless otherwise agreed by the Responsible Authority, prior to the 
occupation of the development authorised by this permit, the owner (or 
another person in anticipation of becoming the owner) must enter into 
an agreement with the Responsible Authority under section 173 of the 
Planning and Environment Act 1987, which provides for the following: 
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(a) The public lifts from Prospect Street to ground level at Main 
Street must be maintained in good order and provide for 24 hour 
operation to the satisfaction of the Responsible Authority. 

The owner, or other person in anticipation of becoming the owner, must 
meet all of the expenses of the preparation and registration of the 
agreement, including the Responsible Authority’s costs and expenses 
(including legal expenses) incidental to the preparation, registration and 
enforcement of the agreement. 

41. Unless otherwise agreed by the Responsible Authority, prior to the 
occupation of the development authorised by this permit, the owner (or 
another person in anticipation of becoming the owner) must enter into 
an agreement with the Responsible Authority under section 173 of the 
Planning and Environment Act 1987, to address matters including, but 
not limited to, the following in respect of any buildings and 
improvements overhanging land owned by or to be vested in the 
Responsible Authority: 

(a) The grant of a licence for the airspace occupied by the buildings 
and improvements; 

(b) The design, construction, maintenance and decommissioning of 
the buildings and improvements; 

(c) Liability for the buildings and improvements, and any liability 
incurred by reason of the buildings and improvements, including 
appropriate indemnities and releases; 

(d) Insurance;  

(e) The Responsible Authority’s right to access the buildings and 
improvements; and 

The owner, or other person in anticipation of becoming the owner, must 
meet all of the expenses of the preparation and registration of the 
agreement, including the Responsible Authority’s costs and expenses 
(including legal expenses) incidental to the preparation, registration and 
enforcement of the agreement. 

42. Unless otherwise agreed by the Responsible Authority, prior to 
commencement of the development authorised by this permit, the 
owner (or another person in anticipation of becoming the owner) must 
enter into an agreement with the Responsible Authority under section 
173 of the Planning and Environment Act 1987, to address the 
following matters: 

(a) Prior to the commencement of construction of any development 
works which involve the demolition and redevelopment of the multi-
deck car park shown in Site Plan Demolition Plan (TP-01.01, 
Revision 1) (excluding the works authorised by permits 
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WH/2020/466, WH/2020/467 and WH/2020/597, demolition works 
described below or such other minor works as agreed to by the 
Responsible Authority) on the land 17-21 Market Street (the 
Subject Site), the owner must at its own cost: 

i. Demolish the multi-deck carpark or any other works within the 
5.7 metre VCX row shown on Feasibility Study, Nelson-
Thurston Shared Use Path, Preferred Option, Schematic 
concept plan (Arup, February 2022), or such part of the land 
described in condition no. 42(a) as agreed by the Responsible 
Authority; 

ii. Remove all rubbish and rubble from the Overpass Land 
described in condition 42(a); 

iii. Remediate the Overpass Land described in condition 42(a), to 
the standard required for the land to be developed as an 
overpass and in a condition acceptable to the Responsible 
Authority; and 

iv. Vest or transfer the Overpass Land described in condition 
42(a) to the ownership of the Responsible Authority. 

The owner, or other person in anticipation of becoming the owner, must 
meet all of the expenses of the preparation and registration of the 
agreement, including the Responsible Authority’s costs and expenses 
(including legal expenses) incidental to the preparation, registration and 
enforcement of the agreement. 

Department of Transport and Supporting Conditions 

43. Before the development starts, or such other time agreed to in writing 
by the Head, Transport for Victoria, amended plans to the satisfaction 
of the Head, Transport for Victoria 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 
drawn to scale with dimensions and three copies must be provided. 
The plans must be generally in accordance with the plans submitted 
with the application prepared by Bates Smart Architects (Revision 2, 
dated 08/02/2021) but modified to show:  

(a) Illegal trespass of people onto railway land is prevented.  

(b) The designs prevent items from being thrown or falling onto railway 
land from any part of the building development.  

(c) The development design does not require people to access onto 
railway land, or breach electrical safety requirements, for the 
purposes of routine cleaning, replacement, inspection, 
maintenance and repair of any part of the building or development.  
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(d) The development does not cause reflected sunlight to interfere with 
train driver visibility or interpretation of rail signals.  

(e) The development does not reflect or refract artificial light such that 
it interferes with train driver visibility or interpretation of rail signals.  

(f) The development exterior avoids excessive use of red, green or 
yellow colour schemes that may interfere with driver operations.  

(g) The development’s landscaping and planting will not interfere with 
train driver visibility or interpretation of rail signals upon completion 
or in the future.  

(h) The development’s landscaping and planting will not facilitate 
illegal access to railway land over boundary fence or wall via tree 
climbing upon completion or in the future.  

(i) The development’s landscaping and planting will not cause 
damage to any rail assets or infrastructure, via root or branch 
ingress, upon completion or in the future.  

(j) That any temporary or permanent ground anchors, soil nails, 
reinforced earth straps or other ground stabilising devices, do not 
penetrate onto railway land.  

(k) Any facilities intended to house and operate electrically sensitive 
equipment, such as a magnetic resonance imaging (MRI) machine 
and any associated electrical shielding required to facilitate its 
operation.  

(l) Any buildings and works that relate to the retention of the upper 
level bridge that connects the upper level car park of the existing 
building on the development site with the shopping centre to the 
south of the rail corridor, including its associated supports. 

(m) Changes to the internal layout of Level 1 of the Building to 
accommodate any form of integration with the upper level bridge 

(n) The provision of details of any new connection of the retained 
upper level bridge with the shopping centre to the south of the rail 
corridor into the building, including details of staged construction 

44. Prior to the commencement of work on site detailed construction / 
engineering plans and structural computations must be submitted to 
and approved by the Head, Department of Transport and VicTrack for 
the protection of the upper level bridge link, railway corridor, and all 
associated infrastructure. The plans must detail all structural 
engineering and retention works to the satisfaction of Head, 
Department of Transport and VicTrack.  
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45. Unless otherwise agreed in writing by the Head, Transport for Victoria, 
prior to the occupation of the development, all works associated with 
the road connection of Prospect Street and Clisby Court must be 
completed to the satisfaction of the Head, Transport for Victoria and the 
Responsible Authority. 

46. Unless otherwise agreed in writing by Head, Transport for Victoria and 
VicTrack, windows, doors and balconies must not be placed on the title 
boundary with railway land. Such windows, doors and balconies if 
permitted, shall:  

(a) Be designed to prevent illegal trespass of people onto railway land. 

(b) Be designed to prevent items from being thrown or falling onto 
railway land.  

(c) Not open beyond the railway land title boundary.  

(d) Not require people to access onto railway land for the purposes of 
cleaning, replacement, inspection and maintenance.  

(e) Not cause reflected sunlight to interfere with train driver visibility or 
interpretation of rail signals.  

(f) Not reflect or refract artificial light such that it interferes with train 
driver visibility or interpretation of rail signals.  

Any windows doors and balconies that are set back from, and generally 
facing the railway land title boundary shall:  

(g) Be designed to prevent items from being thrown or falling onto 
railway land.  

(h) Not require people to access onto railway land for the purposes of 
cleaning, replacement, inspection and maintenance.  

(i) Not cause reflected sunlight to interfere with train driver visibility or 
interpretation of rail signals.  

(j) Not reflect or refract artificial light such that it interferes with train 
driver visibility or interpretation of rail signals.  

47. Prior to the commencement of works, detailed construction/engineering 
plans and structural computations for any construction work abutting 
railway infrastructure or railway land, must be submitted and approved 
by VicTrack, the Head, Transport for Victoria and the Rail Operator 
(RO). The plans must detail all basement excavations and retention 
system design and controls of the site adjacent to the railway corridor 
having any impact on railway land. The design plans must also ensure 
compliance with: 

(a) The relevant Rail Transport Operator’s engineering standard for 
minimum structural gauge clearances.  
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(b) The relevant Rail Transport Operator’s engineering standard for 
minimum clearances to all existing and planned future electrical 
assets, and procedures for works adjacent. Clearances required 
include for safe working, fire life safety design, electromagnetic 
interference and earthing, bonding and electrolysis mitigation 
design.  

(c) Energy Safe Victoria (ESV) requirements for clearances to 
electrical assets and Australian Standards AS2067, AS7000 and 
Electricity Safety (Installations) Regulations 2009 S.R. No. 
164/2009 for clearances to electrical assets. Clearances required 
include for safe working, fire life safety design, electromagnetic 
interference and earthing, bonding and electrolysis mitigation 
design.  

(d) The required impact loadings and collision protection measures for 
the building supports adjacent the rail tracks in accordance with 
AS5100.1 – ‘Bridge Design, Scope and General Principals’. 

(e) Earthquake design loadings for structure designated as a minimum 
Importance Level 2, by AS1170.4 – ‘Structural Design Actions, 
Earthquake Actions in Australia’. 

48. Prior to the commencement of work on site detailed construction / 
engineering plans and structural computations must be submitted to 
and approved by Public Transport Victoria and VicTrack for the 
protection of the upper level bridge link, railway corridor, and all 
associated infrastructure. The plans must detail all structural 
engineering and retention works to the satisfaction of Public Transport 
Victoria and VicTrack. 

49. Prior to the commencement of works (including demolition and bulk 
excavation), all necessary construction control agreements and 
indemnity agreements must be prepared and entered into with the 
Head, Transport for Victoria to the satisfaction of and at no cost to the 
Head, Transport for Victoria. 

50. Unless otherwise agreed in writing by the Head, Transport for Victoria, 
prior to construction commencing on site, the permit holder must 
demonstrate to the satisfaction of VicTrack and the Head, Transport for 
Victoria that entry onto railway land or air space over railway land is not 
required for fire, light, ventilation and maintenance for all buildings and 
works on site.  

51. Prior to the commencement of works (including demolition and bulk 
excavation), a Traffic Management Plan must be submitted to and 
approved by the Head, Transport for Victoria. The Traffic Management 
Plan must provide for: 
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(a) How public transport operations, traffic, walking and cycling 
movements will be managed during the demolition and 
construction; and  

(b) How any traffic impact to the railway land and associated 
infrastructure will be mitigated.  

The Traffic Management Plan must be implemented and complied with 
to the satisfaction of the Head, Transport for Victoria.  

All costs associated with the preparation and implementation of the 
Traffic Management Plan will be at no cost to the Head, Transport for 
Victoria.  

The endorsed Traffic Management Plan must not be modified without 
the prior written consent of the Head, Transport for Victoria.  

52. Prior to the commencement of works (including demolition and bulk 
excavation), a Demolition and Construction Management Plan must be 
submitted to and approved by the Head, Transport for Victoria. When 
approved, the Demolition and Construction Management Plan will form 
a part of this permit. The Demolition and Construction Management 
Plan must include (but not be limited to) details of: 

(a) The buildings, works and other measures necessary to: 

i. Protect railway land, track, overhead power and associated 
infrastructure; 

ii. Prevent/ minimise disruption to the operation of the railway; 

(b) The remediation of any damage to railway land, track, overhead 
and underground power and communication assets associated 
infrastructure;  

(c) Details of required access to the railway land during demolition and 
construction of the development with appropriate durations and 
schedules;  

(d) Arrangements for any hoarding associated with the construction of 
the development that encroaches onto or overhangs railway land;  

(e) Arrangements for piling excavation, shoring, stabilising, anchoring, 
filling, earthworks or construction associated with the development 
occurring on or next to the boundary of the railway land;  

(f) Proposals to deposit or store of waste, fill material or other 
materials associated with the development on the railway land;  

(g) Arrangements for air and dust management; 

(h) Site operating hours;  
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(i) Site noise and vibration controls;  

(j) Arrangements for the security of the railway land and associated 
infrastructure.  

All demolition and construction works must be carried out in accordance 
with the approved Demolition and Construction Management Plan 
unless with the prior written consent of the Head, Transport for Victoria.  

The Demolition and Construction Management Plan must be prepared, 
implemented and monitored at no cost to the Head, Transport for 
Victoria.  

The Demolition and Construction Plan must be consistent with any 
Construction Management Plan required by the Responsible Authority.  

53. The permit holder must, at all times, ensure that the common boundary 
with railway land is fenced to prohibit unauthorised access to the rail 
corridor. Any permanent walls or fences on the common boundary with 
railway land must be cleaned and finished using a graffiti proof finish or 
alternative measures used to prevent or reduce the potential of graffiti 
the Head, Transport for Victoria. Any boundary fencing adjacent to 
electrified zones, shall be non-conductive.  

54. No drainage, effluent, waste. Soil or other materials must entre or be 
directed to railway land or stored or deposited on railway land.  

55. Prior to the occupation of the development all works outlined on the 
endorsed plans must be completed to the satisfaction of the Head, 
Transport for Victoria, Vic Track and the relevant Rail Transport 
Operator(s) at the full cost to the permit holder.  

56. Access to railway assets by rail staff for the purposes of inspection, 
cleaning, maintenance and repair shall be maintained at all times. 
Existing access routes to railway land shall not be closed, diverted or 
modified without prior agreement with the by the Head, Transport for 
Victoria and the relevant Rail Transport Operator(s). 

Expiry 

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

(a) The development is not commenced within five (5) years from the 
date of issue of this permit; 

(b) The development is not completed within ten (10) years from the 
date of this permit; 

(c) The use does not start within two years of the completion of the 
development; or 

(d) The use is discontinued for a period of two years. 
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The Responsible Authority may extend the periods referred to if a request is 
made in writing before the permit expires or within six months afterwards for 
commencement or within twelve months afterwards for completion 

 
E Being the Responsible Authority, having caused Application 

WH/2020/597 for 17-21 Market Street, BOX HILL to be advertised and 
having received and noted the objections is of the opinion that the 
granting of a Planning Permit for the The use of the land for 
accommodation, buildings and works for a fifty to fifty-one storey building 
associated with accommodation, office and retail and a reduction in the 
car parking requirements is acceptable and should not unreasonably 
impact the amenity of adjacent properties. 
 

` Issue a Notice of Decision to Grant a Permit for Application 
WH/2020/597 under the Whitehorse Planning Scheme to the land 
described as 17-21 Market Street, BOX HILL for the The use of the land 
for accommodation, buildings and works for a fifty to fifty-one storey 
building associated with accommodation, office and retail and a 
reduction in the car parking requirements, subject to the following 
conditions: 

 
Amended plans 

1. Before the development starts for a particular stage, but excluding early 
works detailed in the Early Works Plan, amended plans to the 
satisfaction of the Responsible Authority for that stage must be 
submitted to and approved by the Responsible Authority in a digital 
format.  Once approved, the plans will be endorsed and will then form 
part of the permit. The plans must be generally in accordance with 
plans, all prepared by Bates Smart Architects (Revision 2, 21/01/2021), 
dated and must be drawn to scale, with dimensions, and further 
modified to show: 

(a) Setbacks to the eastern podium walls from levels 1 to 5 in 
accordance with TP-03.R.01 (Revision 2 dated 09/03/2021) and 
prepared by Bates Smart Architects. 

(b) All affordable housing dwellings required under Condition 41 to be 
clearly identified. 

(c) The location of wind canopy structures on Market Street generally 
in accordance with Market Street Wind Mitigation Shelter Option 3 
prepared by Bates Smart (dated 31/08/2021). 

(d) Any modifications required by the Façade Strategy under Condition 
10. 
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(e) Any modifications required by the Reflectivity Strategy under 
Condition 11. 

(f) Any modifications required by the Sustainability Management Plan 
under Condition 12. 

(g) Any modifications required by the Car Park Management Plan 
under Condition 13. 

(h) Any modifications required by the Wind Impact Assessment under 
Condition 14. 

All to the satisfaction of the Responsible Authority. 

2. The layout of the site and the size, design and location of the buildings 
and works permitted must accord with the endorsed plans and must not 
be altered or modified (unless the Whitehorse Planning Scheme 
specifies that a permit is not required) without the further written 
consent of the Responsible Authority. 

Ongoing Architect Involvement 

3. Except with the consent of the Responsible Authority, Bates Smart 
Architects must be retained to complete the detailed development 
plans and to provide architectural oversight during construction of the 
detailed design, as shown in the endorsed plans façade strategy and 
the endorsed schedule of materials and finishes to the satisfaction of 
the Responsible Authority. 

4. Except with the consent of the Responsible Authority, Lat 27° must be 
retained to prepare the detailed landscape plans for the public realm, 
and to provide professional oversight during the construction of the 
landscaping and public realm works, as shown in the endorsed detailed 
landscape plans to the satisfaction of the Responsible Authority. 

Staging Plan 

5. Before the development starts, a Staging plan must be submitted to 
and be approved to the satisfaction of the Responsible Authority.  The 
Staging Plan must include, but not limited to, plans and information 
detailing any public realm works, proposed temporary treatment and 
use of land.  The development must proceed in order of the stages as 
shown on the endorsed plan(s), unless otherwise agreed to in writing 
by the responsible Authority. 

Landscaping Report 

6. Before the development starts for a particular stage, but excluding early 
works detailed in the Early Works Plan, an amended Landscape Report 
to the satisfaction of the Responsible Authority must be submitted to 
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and approved by the Responsible Authority in a digital format. Once 
approved, the amended Landscape Report will be endorsed and will 
then form part of the permit. The amended Landscape Report must be 
generally in accordance with plans, all prepared by Lat 27° (Issue 03, 
dated 08/03/2021) and must be drawn to scale, with dimensions, and 
further modified to show: 

(a) Any changes required to meet requirements under Condition 1 of 
this permit. 

(b) Details of all proposed landscaping within the buildings communal 
terraces and upper levels. 

(c) A planting schedule of all proposed vegetation (trees, shrubs and 
ground covers) which includes, botanical names, common names, 
pot size, mature size and total quantities of each plant. 

(d) Tree species capable of growth to maturity within confined planting 
conditions, including but not limited to those trees located within 
containerised planters. 

7. Before the development is occupied, a Landscaping Maintenance Plan 
to the satisfaction of the Responsible Authority and prepared by a 
suitably qualified consultant must be submitted to the Responsible 
Authority. Once approved, the Landscaping Maintenance Plan must be 
endorsed and will then form part of the permit.  The Landscaping 
Maintenance Plan will include, but is not limited to: 

(a) Details of the ongoing maintenance procedures to ensure that the 
garden areas, containerised planting and green walls remain 
healthy and well maintained to the satisfaction of the Responsible 
Authority. This must include: 

i. Irrigation frequency and delivery method. 

ii. Drainage. 

iii. Pruning and mulching. 

(b) For above ground containerised planting, include the following 
details: 

i. Plans and cross-sections of planting containers, and calculated 
soil volume per container. 

ii. Structural engineering report and weight loading allowing for 
mature plant growth and potential flooding of containers. 

iii. Irrigation frequency and delivery method. 

iv. Drainage of planting containers. 

v. Suitability for species selection in relation to nutrients and 
irrigation requirements. 
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vi. Mulch type, depth and weight. 

vii. Anchoring of all containers and containerised plants above 
ground level to resist high winds. 

viii. Assessment / specification of the microclimate and effect on 
plant health. 

ix. Maintenance procedures, including access for staff and 
equipment, and safety/anchoring measures required to access 
landscaping above ground level 

The provisions, recommendations and requirements of the endorsed 
Landscape Maintenance Plan must be implemented and complied with 
to the satisfaction of the Responsible Authority. 

8. The garden and recreation areas shown on the endorsed plan and 
schedule must only be used as gardens and recreational areas and 
must be maintained in a proper, healthy and orderly condition at all 
times to the satisfaction of the Responsible Authority. Should any trees 
or plants be removed or destroyed they must be replaced by similar 
trees or plants of similar size and variety.   

9. Before the development is occupied, the relevant section of the road 
reserve along Main Street and Clisby Court required to provide vehicle 
and pedestrian access to the site as shown on the staging plan 
required under Condition 5 must be constructed and laid out in 
accordance with the endorsed Landscaping and Public Realm Plan 
under Planning Permit WH/2020/467 to the satisfaction of the 
Responsible Authority.  

Façade Strategy 

10. Before plans are endorsed under condition 1 of this permit, a Façade 
Strategy must be submitted to and be approved to the satisfaction of 
the Responsible Authority.  When approved, this will form part of the 
endorsed plans. All materials, finishes and colours must be in 
conformity with the approved Façade Strategy to the satisfaction of the 
Responsible Authority. The Facade Strategy must detail: 

(a) A concise description of the building design and the mechanics of 
the façade construction by the author of the plans;  

(b) A schedule of colours, materials and finishes, including the colour, 
type and quality of materials showing their application and 
appearance. This can be demonstrated in coloured elevations or 
renders from key viewpoints, to show the materials and finishes 
linking them to a physical/electronic sample board with clear 
coding.  
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(c) Elevation details generally at a scale of 1:50 illustrating typical 
podium details, entries and doors, typical privacy screening and 
utilities, typical tower detail, glazing, soffits, window detail and any 
special features which are important to the building’s presentation. 

(d) Cross sections or other method of demonstrating the façade 
systems, including fixing details indicating junctions between 
materials and significant changes in form and/or material. 

(e) Cross sections or other method of demonstrating a high quality 
design response for all street interfacing service cupboards, 
ensuring integration with the buildings design concept and quality 
of materials used.  

(f) Information about how the façade will be accessed and maintained 
and cleaned, including planting where proposed.  

(g) Example prototypes and/or precedents that demonstrate the 
intended design outcome indicated on plans and perspective 
images to produce a high quality built outcome in accordance with 
the design concept. 

(h) Details of the north and east on-boundary walls, which are to be 
treated with finishes, textures or other design elements to provide a 
high quality finish. 

The provisions, recommendations and requirements of the endorsed 
Façade Strategy must be implemented and complied with to the 
satisfaction of the Responsible Authority. 

Reflectivity Conditions 

11. Before plans are endorsed under condition 1 of this permit, a 
Reflectivity Strategy must be submitted to and be approved to the 
satisfaction of the Responsible Authority.  When approved this will form 
part of the endorsed plans.  The Reflectivity Strategy must detail the 
external building materials and finishes which must not result in 
hazardous or unreasonable glint or glare to pedestrians, public 
transport operators and commuters, motorists, aircraft, or occupants of 
surrounding buildings and public spaces, to the satisfaction of the 
Responsible Authority. 

The provisions, recommendations and requirements of the endorsed 
Reflectivity Strategy will be implemented and complied with to the 
satisfaction of the Responsible Authority. 
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Sustainability Management Plan 

12. Before plans are endorsed under condition 1 of this permit, an 
amended Sustainability Management Plan to the satisfaction of the 
Responsible Authority must be submitted to and approved by the 
Responsible Authority.  Once approved, the amended Sustainability 
Management Plan will be endorsed and will form part of this permit. 
The amended Sustainability Management Plan must be generally in 
accordance with the Sustainable Management Plan prepared by 
Cundall (Revision G, dated 14/08/2020) but modified to include, show 
or address: 

(a) A Green Star Design and As Built v 1.2 Scorecard that exceeds an 
acceptable overall score of 45 points.  Supporting assessments 
and calculations that pertain to credits claimed associated with 
‘Energy’, ‘Water’, ‘Daylight’ and ‘Stormwater’ criteria must be 
provided to the satisfaction of the Responsible Authority. 

(b) An Integrated Water Management Assessment addressing 
stormwater quality performance in addition to ensuring that the 
Responsible Authority’s collective integrated water management 
expectations and requirements pursuant to Clauses 34 and 44 of 
the State Environment Protection Policy (Waters) are satisfied. 

(c) Appropriate access indicated to maintain and service integrated 
water management systems demonstrated on Development Plans. 

(d) An annotation on Development Plans indicating the capacity of the 
rainwater tanks and that the capacities stated are allocated 
exclusively for reuse/retention purposes and excludes any volume 
allocated for detention. 

(e) The amount of toilet services and irrigation areas that the rainwater 
tanks will facilitate annotated on Development Plans. 

(f) Other stormwater treatment systems to manage stormwater quality 
from trafficable areas. 

(g) Water efficient fixtures and fittings include minimum 5 star WELS 
taps, 4 star WELS toilet, 3 star WELS showerheads (≤ 7.5 L/min) 
and 6 star WELS urinals. 

(h) Natural ventilation with all operable windows, doors, terrace 
openings and vents provided in elevation drawings. 

(i) Preliminary NatHERS Energy Efficiency Assessments for 10% of 
the total amount of dwellings within the development.  The 
assessment, as a whole, must ensure that thermally unique 
dwellings have been modelled, representative of an equitable, 
average, performance of the development.  Dwellings must 
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demonstrate that the development will generally achieve cooling 
loads ≤ 21 MJ/m2/annum.  Assessments must demonstrate an 
average NatHERS energy efficiency star rating of 6.5 achieved 
throughout the development with no dwelling performing below 5.5 
stars.  Indicative commitments towards thermal performance (i.e. 
R-values), artificial lighting and glazing (i.e. U- and SHGC- values) 
for residential areas must be provided. 

(j) That prior to the commencement of development and works, a BCA 
Section J or JV3 Energy Efficiency Assessment with 
documentation status detailed as Issued for Tender.  Any changes 
to the Issued for Tender BCA Section J or JV3 Energy Efficiency 
Assessment documentation must be approved, to the satisfaction 
of the Responsible Authority.  The BCA Section J or JV3 
Assessment will pertain to non-residential areas indicating energy 
efficiency performance with respect to the development’s 
reference/base case.  The assessment is required to exceed, as a 
minimum, the National Construction Code 2016 Building Code of 
Australia requirements in excess of 10% and include indicative 
commitments towards thermal performance (i.e. R-values), artificial 
lighting and glazing (i.e. U- and SHGC- values) for non-residential 
areas. 

(k) LED light fittings used to provide artificial lighting and designed to 
exceed National Construction Code 2016 Building Code of 
Australia requirements. 

(l) Energy efficient heating, cooling and hot water systems indicating 
the associated COP and EER values or energy efficiency star 
ratings. 

(m) Exterior building services equipment including any heating, cooling, 
ventilation and hot water systems on Development Plans. 

(n) A solar photovoltaic system sized to the satisfaction of the 
Responsible Authority. 

(o) Double glazing for all external windows. 

(p) Car park ventilation fitted with CO sensors. 

(q) All common, external, service and lift area lighting fitted with 
sensors or timers. 

(r) Common, service and lift area ventilation fitted with sensors or 
timers. 

(s) Shading fixtures and devices annotated on elevation drawings. 
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(t) The location of alternative transport facilities including residential, 
employee and visitor secure bicycle spaces, showers, and 
changing facilities demonstrated on Development Plans. 

(u) A minimum of 5% of car spaces provided with electric vehicle 
charging infrastructure. 

(v) A commitment to divert at least 80% of construction and demolition 
waste from landfill. 

(w) Use of low Volatile Organic Compound (VOC) and formaldehyde 
products. 

(x) Timber species intended for use as decking or outdoor timber are 
not unsustainably harvested imported timbers (such as Merbau, 
Oregon, Western Red Cedar, Meranti, Luan, Teak etc.) and meet 
either Forest Stewardship Council or Australian Forestry Standard 
criteria with a commitment provided as an annotation on 
Development Plans. 

(y) Where measures cannot be visually shown, include a notes table 
or ‘ESD Schedule’ on Development Plans providing details of the 
requirements (i.e. average energy rating for the development’s 
dwellings, % energy efficiency improvement, energy and water 
efficiency ratings for heating/cooling, hot water and plumbing 
fittings and fixtures etc.). 

The provisions, recommendations and requirements of the endorsed 
Sustainability Management Plan must be implemented and complied 
with to the satisfaction of the Responsible Authority. 

Car Park Management Plan 

13. Before the development is occupied a Car Park Management Plan to 
the satisfaction of the Responsible Authority must be submitted to and 
approved by the Responsible Authority.  When approved, the Car Park 
Management Plan will be endorsed and will form part of this permit.  
The Car Park Management Plan must address, but not be limited to, 
the following: 

(a) Allocation of residential parking. 

(b) Allocation of accessible parking. 

(c) Strategies to minimise the potential for conflict between 
pedestrians and vehicles through the basement and on the 
pedestrian footpaths. 

(d) Details of way-finding, cleaning and security of the end of trip 
bicycle facilities. 
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(e) Any signage associated with allocated parking, public parking and 
directional wayfinding signage. 

(f) Management of loading/unloading of vehicles associated with the 
buildings and how these areas will be secured. 

The provisions, recommendations and requirements of the endorsed 
Car Park Management Plan may be amended with the written consent 
of the Responsible Authority, and must be implemented and complied 
with to the satisfaction of the Responsible Authority. 

Wind Impact Assessment 

14. Before the development starts (excluding works undertaken in 
accordance with the approved Early Works Plan), the Addendum 
Report to Environmental Wind Speed Measurements (May 2021) must 
be consolidated with all previous revisions to the satisfaction of the 
responsible authority and submitted to and approved by the 
Responsible Authority. 

The consolidated report must confirm the previously tested outcomes 
for: 

(a) The approved buildings entries, building frontages, adjoining 
laneway, communal open spaces and upper level terraces. 

(b) Market Street. 

And provide additional wind speed testing: 

(c) Generally achieving sitting comfort criteria under wind canopy 
structures located on Market Street generally in accordance with 
Market Street Wind Mitigation Shelter Option 3 prepared by Bates 
Smart (dated 31/08/2021). 

15. The amended Wind Impact Assessment Report will be endorsed and 
will form part of this permit. The provisions, recommendations and 
requirements of the endorsed Wind Impact Assessment Report must 
be implemented and complied with to the satisfaction of the 
Responsible Authority. 

16. Within 2 months of the substantial completion of the development 
authorised by this permit or at an earlier date to the satisfaction of the 
Responsible Authority, the permit holder is to submit a Market Street 
Wind Assessment Report to the satisfaction of the Responsible 
Authority. 
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(a) The Market Street Wind Assessment Report must be undertaken 
by a suitably qualified person, for the purpose of assessing whether 
the wind conditions on Market Street affected by the development 
authorised by this permit (taking account of existing site and 
surrounding conditions, including new or proposed built form, at the 
time the Wind Assessment Report is undertaken) indicate whether 
mitigation measures are required to be provided in the general area 
identified in the Whitehorse Council market Street Wind Mitigation 
Structure Location Plan (dated 04/11/2021).   

(b) If the Market Street Wind Assessment Report recommends wind 
mitigation measures are required in accordance with condition 16 
(a) then: 

i. The permit holder is to construct wind structures generally in 
accordance with the Market Street Wind Mitigation Shelter 
Option 3 prepared by Bates Smart (dated 31/08/2021) and the 
general area identified in the Whitehorse Council market Street 
Wind Mitigation Structure Location Plan (dated 04/11/2021), to 
the satisfaction of the Responsible Authority  

ii. The detailed design of the wind mitigation structures is to be 
approved by the Responsible Authority prior to the 
commencement of construction; 

iii. The construction of the wind mitigation structures to be 
completed within a reasonable timeframe to the satisfaction of 
the Responsible Authority; 

iv. The full cost of construction of the wind mitigation measures 
(inclusive of delivery) is to be borne by the permit holder, 
unless otherwise agreed by the Responsible Authority. 

Waste Management Plan 

17. The provisions, recommendations and requirements of the endorsed 
Waste Management Plans must be implemented and complied with to 
the satisfaction of the Responsible Authority. 

Use conditions 

18. The amenity of the area must not be detrimentally affected, to the 
satisfaction of the Responsible Authority, by the use or development, 
including through: 

(a) The transport of materials, goods or commodities to or from land. 

(b) The appearance of any buildings, works or materials. 

(c) The emission of noise, artificial light, vibration, smell, fumes, 
smoke, vapour, steam, soot, ash, dust, waste water, waste 
products, grit or oil. 
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19. The presence of vermin.The land uses must comply at all times with 
the Noise Limit and Assessment Protocol for the Control of Noise from 
Commercial, Industrial and Trade Premise and Entertainment Venues 
(Publication 1826.4, Environment Protection Authority, May 2021) as 
amended from to time, to the satisfaction of the Responsible Authority. 

Easement condition 

20. Before occupation of the development authorised by this permit, the 
permit holder must procure registration of an easement over the north-
south laneway between Whitehorse Road and Main Street as shown 
on TP-03.R.00 and TP-03.R.00A for the benefit of lots associated with 
addresses as 23 Market Street, 25 Market Street, 27 Market Street and 
42-50 Main Street, Box Hill. All to the satisfaction of the responsible 
authority. 

General conditions 

21. Buildings or works must not be constructed over any easement or 
easements without the written consent of the relevant Authorities. 

22. Before the development is occupied, all building plant and equipment 
on the roofs, terraces areas, common areas and in the public 
thoroughfares must be concealed to the satisfaction of the Responsible 
Authority and remain concealed. The construction of any additional 
plant, machinery or other equipment, including but not limited to all 
service structures down pipes, aerials, satellite dishes, air-conditioners, 
equipment, ducts, flues, all exhausts including car parking and 
communication equipment, must include appropriate screening 
measures to the satisfaction of the Responsible Authority. 

23. Before the development is occupied, all mechanical exhaust systems 
for the car park approved must be located and sound attenuated to 
prevent noise and unreasonable amenity to the occupants of the 
surrounding properties, to the satisfaction of the Responsible Authority 
and must be maintained to the satisfaction of the Responsible 
Authority. 

24. Before the development is occupied, all pipes, fixtures, fittings and 
building services servicing any building on the land must be concealed 
in service ducts or otherwise hidden from view to the satisfaction of the 
Responsible Authority and must be maintained to the satisfaction of the 
Responsible Authority. 

25. Before the development is occupied, the car parking areas and 
accessways as shown on the endorsed plans must be formed to such 
levels so that they may be used in accordance with the endorsed plans, 
and must be properly constructed, surfaced, drained and line-marked 
(where applicable) to the satisfaction of the Responsible Authority and 
maintained to the satisfaction of the Responsible Authority. 
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26. Except with the prior written consent of the Responsible Authority, 
council assets must not be altered in any way. 

27. All buildings and works must be maintained in good order and 
appearance to the satisfaction of the Responsible Authority. 

28. Existing street trees must not be removed or damaged except with the 
written consent of the Responsible Authority. 

29. All stormwater drains and on-site detention systems must be connected 
to the legal point of discharge to the satisfaction of the Responsible 
Authority before the development is occupied.  The requirement for on- 
site detention will be noted on your stormwater point of discharge 
report, or it might be required as part of the civil plans approval.  The 
civil design must ensure that the landscape plans and drainage plans 
are compatible with each other.  The stormwater drainage and on site 
detention system must be located outside the tree protection zone 
(TPZ) of any trees to be retained. 

30. Before the development starts, a detailed stormwater drainage and/or 
civil design for the proposed development must be prepared by a 
suitably qualified civil engineer and submitted to and approved by the 
Responsible Authority.  It must include calculations with all levels to 
Australian Height Datum (AHD).  The engineering works must be 
carried out and completed to the satisfaction of the Responsible 
Authority before the development is occupied.   

31. Before the development starts, design plans for all proposed 
engineering works external to the site must be submitted to and 
approved to the satisfaction of the Responsible Authority.  Once 
approved, the plans will be endorsed and will then form part of the 
permit.  The engineering works must be carried out and completed to 
the satisfaction of the Responsible Authority before the development is 
occupied.  Certification by the consulting engineer that the civil works 
have been completed in accordance with the design plans and 
specifications must be provided to the Responsible Authority. 

32. Any reinstatement and/or alterations to Council or other Public 
Authority assets as a result of the development must be undertaken at 
no cost to the Responsible Authority.  All relevant permits and consents 
from Council must be obtained at least 7 days before any works 
commence.  Adequate protection must be provided to the satisfaction 
of the Responsible Authority before works start, and must be 
maintained during the construction process, to the satisfaction of the 
Responsible Authority. 
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33. All costs associated with reinstatement and/or alterations to Council or 
other Public Authority assets deemed necessary by such Authorities as 
a result of the development must not be at no cost to the Responsible 
Authority.  An “Asset Protection Permit” must be obtained from Council 
at least 7 days before any works on the land start and before specific 
written approval for any works involving the alteration of Council or 
other Public Authority assets.  

34. Before the development is occupied, all boundary walls must be 
constructed, cleaned and finished to the satisfaction of the Responsible 
Authority. 

Construction Management 

35. Before the development starts, excluding early works detailed in the 
Early Works Plan, a Construction Management Plan to the satisfaction 
of the Responsible Authority, detailing how the owner must address the 
environmental and construction issues associated with the 
development will be managed, must be submitted to and approved by 
Council. 

36. The Construction Management Plan must be prepared and managed 
by a suitably qualified person who is experienced in preparing 
Construction Management Plans in accordance with the City of 
Whitehorse Construction Management Plan Guidelines, as amended 
from time to time. 

37. When approved the Construction Management Plan will form part of 
this permit and must be complied with, to the satisfaction of the 
Responsible Authority.  The provisions, recommendations and 
requirements of the endorsed Construction Management Plans must 
be implemented and complied with to the satisfaction of the 
Responsible Authority. 

Early Works 

38. Except with the prior written consent of the Responsible Authority, prior 
to the commencement of any buildings and works, an Early Works Plan 
must be prepared to the satisfaction of the Responsible Authority. The 
Early Works Plan must provide details of all works which comprise the 
‘early works’, including but not limited to: 

(a) Piling works (Bored Piers), including Capping Beams. 

(b) Retention system including structural columns, shotcrete walls and 
rock anchors. 

(c) Bulk excavation. 

(d) Detailed excavation. 

(e) Excavation and pouring of pad footings, pile caps and basement 
slabs. 
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(f) Civil drainage retention system. 

(g) Crane pad footing system. 

39. Before the Early Works commence, an Early Works Construction 
Management Plan to the satisfaction of the Responsible Authority must 
be submitted to and approved by the Responsible Authority.  Once 
approved, the plan will be endorsed and will form part of this permit.  
The plan must include: 

(a) A pre-conditions survey (dilapidation report) of the land and all 
adjacent Council roads frontages and nearby road infrastructure. 

(b) Containment of dust, dirt and mud within the land and method and 
frequency of clean up procedures to prevent the accumulation of 
dust, dirt and mud outside the land. 

(c) Site security. 

(d) Management of any environmental hazards including, but not 
limited to: 

i. Contaminated soil. 

ii. Materials and waste. 

iii. Dust 

iv. Stormwater contamination from run-off and wash-waters. 

v. Sediment from the land on roads. 

vi. Washing of concrete trucks and other vehicles and machinery; 
and spillage from refuelling cranes and other vehicles and 
machinery. 

vii. An emergency contact that is available for 24 hours per day for 
residents and the Responsible Authority in the event of relevant 
queries or problems experienced. 

(e) A Noise and Vibration Management Plan showing methods to 
minimise noise and vibration impacts on nearby properties and to 
demonstrate compliance with the Noise Control Guidelines 
(Publication 1254.2) issued by the Environment Protection 
Authority in May 2021, as amended from time to time.  The Noise 
and Vibration Management Plan must be prepared to the 
satisfaction of the Responsible Authority. In preparing the Noise 
and Vibration Management Plan, consideration must be given to:  

i. Using lower noise work practice and equipment. 

ii. The suitability of the land for the use of an electric crane. 

iii. Silencing all mechanical plant by the best practical means 
using current technology. 

iv. Fitting pneumatic tools with an effective silencer. 
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v. Any other considerations 

The development works must comply with the Early Works 
Construction Management Plan to the satisfaction of the Responsible 
Authority. 

Temporary Works Conditions 

40. In the event that the land remains vacant for more than 12 months after 
the completion of the demolition of the existing shopping centre, or 
demolition or construction activity ceases for a period of 12 months, or 
construction activity ceases for an aggregate of 12 months after 
commencement of the construction, the owner must construct 
temporary works on the land to the satisfaction of the Responsible 
Authority to ensure that an active street frontage and/or landscaping is 
provided to all site frontages. 

41. Before the construction of temporary works start, details of the works 
must be submitted to and be to the satisfaction of the Responsible 
Authority. Temporary works may include: 

(a) The construction of temporary buildings for short term community 
or commercial use. Such structures shall include the provision of 
active street frontage; 

(b) Landscaping of the site or buildings and works for the purpose of 
public recreation and open space. 

Agreements 

42. Prior to commencement of the development authorised by this permit, 
the owner of the land must enter into an agreement under section 173 
of the Planning and Environment Act 1987 with the responsible 
authority to address the following matters: 

(a) 6% of the number of dwellings constructed on the land in 
accordance with this permit must be used as ‘Affordable Housing’ 
(as that term is defined in section 3AA of the Planning and 
Environment Act 1987) (Affordable Housing Dwellings) for a period 
of not less than 30 years from the date of issue of an occupancy 
permit for the Affordable Housing Dwellings under the Building Act 
1983;  
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(b) Unless otherwise approved by the responsible authority, within 2.5 
years after the commencement of the development authorised by 
this permit, the owner must enter into an agreement with a housing 
provider or housing association registered with Victoria's Registrar 
for Housing Agencies for the purposes of the Housing Act 1983 
(Registered Agency) or other organisation proposed by the owner, 
which must have demonstrated experience in managing Affordable 
Housing Dwellings and at least $10 million of property value under 
ownership or management, and approved to the satisfaction of the 
responsible authority (Other Organisation) or is a member of the 
Vicinity Centres Group (Vicinity) provided Vicinity is the landowner 
of an interest in the land, which provides for: 

i. The sale of the Affordable Housing Dwellings to a single 
Registered Agency or Other Organisation for use for Affordable 
Housing; or 

ii. The lease to, or management of the Affordable Housing 
Dwellings by, a single Registered Agency or Other 
Organisation for the purposes of Affordable Housing; 

(c) in the case of lease or management of the Affordable Housing 
Dwellings pursuant to paragraph ii, if there is a continuous period of 
greater than 6 months, or a cumulative period of greater than 6 
months in any 2 year period, that any of the Affordable Housing 
Dwellings are not under a lease or management agreement with a 
Registered Agency or Other Organisation during the 30 year period 
referred to in paragraph (a), then the 30 year period for those 
particular Affordable Housing Dwellings shall be extended by such 
period for which they are not under a lease or management 
agreement, 

On terms and conditions which are satisfactory to the responsible 
authority. 

The owner must pay the responsible authority’s reasonable costs and 
expenses (including legal expenses) of and incidental to the 
preparation, execution, registration on title, enforcement and ending of 
the agreement. 

For the purposes of this condition: 

 Vicinity Centres Group means the stapled entity known (at the date 
of this agreement but which may change from time to time) as 
Vicinity Centres which is comprised of Vicinity Limited ACN 114 757 
783 and Vicinity Centres RE Ltd ACN 149 781 322 as responsible 
entity for Vicinity Centres Trust ARSN 104 931 928, and any relate 
body corporate or Related Entity of any member of the preceding; 
and 
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 Related Entity means in relation to an entity (which includes a fund, 
managed investment scheme or trust), means any entity, directly or 
indirectly, managed, owned, controlled, or under common control by 
such an entity or a fund or trust of which such an entity or a related 
bodies corporate is the trustee, manager or responsible entity 

43. Unless otherwise agreed by the Responsible Authority, prior to 
occupation of the development authorised by this permit, the owner (or 
another person in anticipation of becoming the owner) must enter into 
an agreement with the Responsible Authority under section 173 of the 
Planning and Environment Act 1987, which provides for the following: 

(a) The public lifts from Clisby Court to ground level at Main Street 
must be maintained in good order and provide for 24 hour 
operation to the satisfaction of the Responsible Authority. 

The owner, or other person in anticipation of becoming the owner, must 
meet all of the expenses of the preparation and registration of the 
agreement, including the Responsible Authority’s costs and expenses 
(including legal expenses) incidental to the preparation, registration and 
enforcement of the agreement. 

Department of Transport Conditions 

44. Prior to the commencement of works, or such other time agreed to in 
writing by the Head, Transport for Victoria, amended plans to the 
satisfaction of the Head, Transport for Victoria 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 drawn to scale with dimensions. The plans must be generally in 
accordance with the plans submitted with the application prepared by 
Bates Smart Architects (Revision 2, 21/01/2021) but modified to show: 

(a) The development does not cause reflected sunlight to interfere with 
train driver visibility or interpretation of rail signals.  

(b) The development does not reflect or refract artificial light such that 
it interferes with train driver visibility or interpretation of rail signals.  

(c) The development exterior avoids excessive use of red, green or 
yellow colour schemes that may interfere with driver operations.  

(d) That any temporary or permanent ground anchors, soil nails, 
reinforced earth straps or other ground stabilising devices, do not 
penetrate onto railway land.  

(e) Any facilities intended to house and operate electrically sensitive 
equipment, such as a magnetic resonance imaging (MRI) machine 
and any associated electrical shielding required to facilitate its 
operation.  
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45. Unless otherwise agreed in writing by the Head, Transport for Victoria, 
prior to the occupation of the development, all works associated with 
the road connection of Prospect Street and Clisby Court must be 
completed to the satisfaction of the Head, Transport for Victoria and the 
Responsible Authority. 

Expiry 

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

(a) The development is not commenced within five (5) years from the 
date of issue of this permit; 

(b) The development is not completed within ten (10) years from the 
date of this permit; 

(c) The use does not start within two years of the completion of the 
development; or 

(d) The use is discontinued for a period of two years. 

The Responsible Authority may extend the periods referred to if a 
request is made in writing before the permit expires or within six months 
afterwards for commencement or within twelve months afterwards for 
completion 

G Has made this decision having particular regard to the requirements of 
Sections 58, 59, 60 and 61 of the Planning and Environment Act 1987. 
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iMELWAYS REFERENCE 75A E4 

Applicant: Vicinity Centres PM Pty Ltd 
Zoning: Clause 34.01 Commercial 1 Zone 
Overlays: Clause 45.09 Parking Overlay – Schedule 1 
Relevant Clauses:  

Clause 11.03-1S Activity Centres 
Clause 15.01-1S  Urban Design 
Clause 15.01-2S  Building Design 
Clause 15.01-4S   Healthy Neighbourhoods 
Clause 15.02-1S  Energy and Resource Efficiency 
Clause 16.01-1S   Housing Supply 
Clause 16.01-2S   Housing Affordability 
Clause 17.01-1S  Diversified Economy 
Clause 17.02-1S  Business 
Clause 18.02-1S  Walking 
Clause 18.02-2S Cycling 
Clause 18.02-3S Public Transport 
Clause 18.02-4S Roads 
Clause 21.03     A Vision for the City of Whitehorse 
Clause 21.05    Environment 
Clause 21.07    Economic Development 
Clause 22.07    Box Hill Metropolitan Activity Centre 
Clause 22.10    Environmentally Sustainable Development 
Clause 52.29    Land Adjacent to the Principal Road Network 

Ward: Sparks 

BACKGROUND OF APPLICATIONS 

History 

The applications were submitted on 22 May 2020 and 23 June 2020, 
pertaining to the Stage 1 redevelopment of 17-21 Market Street. 

The three (3) applications are described as follows: 

 WH/2020/466: Buildings and works for a twenty-seven to twenty-eight 
storey building associated with office and retail and a reduction in the car 
parking requirements. 

 WH/2020/467: Buildings and works and alteration of access to a road in 
a Transport Zone 2. 

 WH/2020/597: The use of the land for accommodation, buildings and 
works for a fifty to fifty-one storey building associated with 
accommodation, office and retail and a reduction in the car parking 
requirements. 

The remainder of the land, which will form Stage 2 of the redevelopment has 
been set aside within a Master Plan and submitted to the Department of 
Environment, Land, Water and Planning (DELWP) as a Planning Scheme 
Amendment through their Development Facilitation Program. 
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The program seeks to identify and manage development projects with the 
potential to deliver investment into the Victorian Economy. All projects within 
the program are required to meet the necessary eligibility criteria to qualify 
for accelerated assessment and determination. 

The Master Plan would seek to provide overarching development principles, 
with Council to consider future development applications as the responsible 
authority. 

Without Prejudice Plans 

Through the application process and in subsequent meetings with Council’s 
urban designer, without prejudice amended plans (Revision 2, 09/03/2021) 
were received for Permit Application WH/2020/597 on 10/03/2021 to address 
issues of equitable development to the eastern interface. 

The plans increased the setback of the eastern podium upper levels an 
additional 1.5 metres from the centreline of the laneway, ensuring equitable 
development and amenity outcomes for future development. These plans 
were not formally amended into the advertised set, and did not require 
further notice. 

A condition of any permit issued will recommend that they be adopted into 
the final set of plans under Condition 1. 

The Site and Surrounds 

Site 

The site is formally identified as Land in Plan of Consolidation 102909, and 
is currently occupied by the Box Hill Central North Shopping Centre at 17-21 
Market Street, Box Hill.  The site maintains primary access from its Market 
Street and Prospect Street frontages with additional secondary access 
located at Main Street.  

The site includes a number of existing parking structures, including a multi-
storey structure within the centre and a ground level structure at the corner 
of Nelson Road and Prospect Street. The total number of parking spaces 
available for the site at Box Hill Central North is 882 spaces. 

The site is not encumbered by any easements, however several sewerage 
assets are positioned through the site. The land has a substantial level 
change of approximately 5 metres from Main Street to Prospect Street. 
Covenant 2044944 is registered to the certificate of title, and does not allow 
or permit the use of a medical centre practice. 

The directly adjoining sites and key areas of interest are nominated as 
follows: 

 To the north east, a number of fine-grain, commercial properties (874 to 
918 Whitehorse Road) front onto Whitehorse Road, running between 
Clisby Court to the west and Market Street to the east. 
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 To the north, the site adjoins a slip road that is accessed from Whitehorse 
Road and provides access to the Shopping Centre’s basement car park, 
ground level car park and medical centre to the west. The slip road also 
includes a number of on-street parking spaces, and further north includes 
an area of Council owned public open space. 

 To the east, the site extends to Market Street, and has an abuttal to a 
number of fine grain commercial properties. 

 To the south, the site extends to the rail carriageway, and has an abuttal 
to Main Street. Main Street maintains multiple functions as a key east-
west pedestrian route, providing access to Station Street to the east as 
well as entries into both the North and South shopping centres. 

 The western end of Main Street is also utilised for the purposes of loading 
and unloading for both North and South shopping centres and terminates 
at a dead-end. Access into the loading and unloading area is currently 
provided from Hopetoun Parade, to the southern side of the rail 
carriageway. 

 To the west, the site has a direct abuttal to Prospect Street and a number 
of commercial car parks. 

As part of the Stage 1 redevelopment of the site, the shopping centre is 
proposed to be demolished and redeveloped in accordance with the 
submitted applications identified above. Figure 1 below identifies (in blue) 
the extent of works proposed under Stage 1, with the areas in yellow forming 
part of the subject site and future Stage 2 redevelopment, but excluded 
under this application: 

 
A Figure 1: Extent of Stage 1 works 
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The buildings and works (as described below) are proposed on land 
currently occupied by a retail centre, and adjoining road and pedestrian 
walkways. It involves a substantial area of privately owned land as well as 
some existing road reserve that is owned by either Council or VicTrack. 

Surrounds 

The site is located centrally within the Box Hill Metropolitan Activity Centre 
(MAC), providing access to a range of commercial, retail and community 
facilities. 

The Box Hill MAC has experienced significant growth over the last decade, 
with the approval and construction of a number of mixed-use developments 
in the order of 25-36 storeys at the core of the activity centre and along 
Whitehorse Road. 

The subject site is located within Built Form Precinct F of the Box Hill Transit 
City Activity Centre Structure Plan, 2007, allowing for taller buildings at 
increased densities.  

The site maintains excellent access to public transportation, owing to its 
proximity to the Box Hill Railway Station, Box Hill Bus Interchange and the 
Tram Route 109 terminus. In addition to the existing public transport 
network, the Suburban Rail Loop (SRL) has been announced which 
proposes a new station within the Box Hill transport hub, directly connecting 
the MAC to adjacent middle suburban regions and activity centres. The 
proposed alignment of the SRL, as demonstrated within the exhibited plans 
demonstrates that there is no physical impact on the subject land. However, 
at present, no weight can be given to the environmental effects statement as 
it is not a seriously entertained document.  

The site maintains a direct connection to Market Street and Main Street, 
being prominent civic spaces within the MAC, and providing improved 
access to other services and community facilities within the Activity Centre, 
including the education and hospital precinct to the north-west.  
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REPORT FOR WH/2020/467 (PUBLIC REALM) 

Planning Controls 

Zone 

The site is located within Clause 34.01 Commercial 1 Zone, the relevant 
purposes of which are: 

 To implement the Municipal Planning Strategy and the Planning Policy 
Framework. 

 To create vibrant mixed use commercial centres for retail, office, 
business, entertainment and community uses. 

 To provide for residential uses at densities complementary to the role 
and scale of the commercial centre 

Pursuant to Clause 34.01-4, a planning permit is required to construct a 
building or construct or carry out works.  

Overlays 

The site is located within Clause 45.09 Parking Overlay (Schedule 1), which 
specifies car parking rates for dwelling and office land uses, reduced from 
the statutory requirements prescribed under Clause 52.06-5 of the Planning 
Scheme. Any other use not listed under Clause 45.09 should accord with 
Column B of Table 1 of Clause 52.06-5. 

As no land uses are proposed under this particular application and no 
additional floor area is being created, the provisions of Clause 45.09 or 
Clause 52.06 do not apply. 

Particular Provisions 

The particular provision of Clause 52.29 Land Adjacent to the Principal Road 
network applies, the relevant purposes of which are: 

 To ensure appropriate access to the Principal Road Network or land 
planned to form part of the Principal Road Network. 

 To ensure appropriate subdivision of land adjacent to Principal Road 
Network or land planned to form part of the Principal Road Network. 

This clause applies to land adjacent to a road in the Transport Zone 2, and a 
permit is required pursuant to Clause 52.29-2 to create or alter access to a 
road in a Transport Zone 2. 

As the proposal seeks to extend and alter Clisby Court, a permit is required 
pursuant to Clause 52.29. Pursuant to Clause 52.29-4, an application must 
be referred under Section 55 of the Act to the Department of Transport. This 
has been undertaken with their response reflected below. 
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PROPOSAL 

The proposal is for the construction and carrying out of buildings and works 
on and adjoining the land at 17-21 Market Street, which results in: 

 The extension of the existing Clisby Court road carriageway, with a new 
road connection into Prospect Street. 

 The extension of the existing Main Street pedestrian thoroughfare west 
through to Prospect Street, with a new east-west pedestrian connection 
into Prospect Street. 

The proposed buildings and works are demonstrated within Figure 2 below, 
and involve an area in the order of approximately 4,725sqm. Whilst the land 
ownership across this area is mixed between Vicinity, VicTrack and Council; 
the applicant has indicated that all buildings and works are to be funded by 
the developer and permit applicant Vicinity Centres. 

Key features of the proposed buildings and works are nominated as follows 
Main Street extension 

 The addition of a new east-west pedestrian connection (approx. 
2,004sqm), extending from the western end of Main Street, and 
connecting to the eastern end of Prospect Street.  

 The central portion of the pedestrian thoroughfare, located diagonally 
between the two buildings (under applications WH/2020/466 and 
WH/2020/597) features a tiered plaza connected by terraced staircases, 
which are required as a result of the substantial level change between 
Main Street and Prospect Street. 

 Access between the lower and upper levels is also proposed through a 
lift and escalator. 

 
B Figure 2: Proposed buildings and works 
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Wind canopy structure 

 The provision of a wind canopy structure, extending over the urban 
plaza. Figure 3 below demonstrates the extent and design of the canopy 
structure. 

 The canopy structure has been architecturally designed, with a mixture 
of high quality and permeable materials, with a typical height of 
approximately 8 metres above the pedestrian thoroughfare.  

 
C Figure 3: Wind canopy structure on Main Street extension 

Clisby Court extension 

 The addition of a new section of road reserve extending Clisby Court to 
the south, and connecting to Prospect Street which currently terminates 
further to the west. 

 At the junction of the road and pedestrian thoroughfare, the application 
proposes a raised pedestrian crossing, to assist with pedestrian 
movement across the road network. 
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Public realm treatments 

 The upgrading of existing street and site infrastructure, including 
footpaths, street furniture and landscaping treatments. 

Relocation of loading bay 

 The relocation of the Box Hill Central South Shopping Centre loading 
and unloading area from the western side of Main Street, to the adjoining 
land to the south, and the enclosing of the pedestrian thoroughfare. 

Temporary car park use 

 The upgrade of the existing multi-deck shopping centre car park 
facilities, to the direct abuttal of the railway line, continuing their 
temporary use prior to future stages of development.  

CONSULTATION 

Public Notice and Consultation 

The application was advertised by mail to the adjacent and nearby property 
owners and occupiers. Following the advertising period six (6) objections 
were received. 

A Consultation Forum was held online via Zoom on 7th September 2021 
chaired by Councillor Liu. The forum was held for the broader Stage 1 
redevelopment due to the integrated nature of the works and the total 
objections received (a total of 40 objections received for Stage 1). 

Objections 

The issues raised are summarised as follows: 

 Traffic congestion. 

 Wind comfort. 

 Limited open space. 

 Response (or lack thereof) to Victorian Cycling Strategy. 

 Response (or lack thereof) to the north/south rail overpass. 

 Closure of informal cycling network through Main Street. 

 Limitations on bicycle movement within the pedestrian link. 
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A response to each issue is provided within the table below: 

Objector concern Planning Officer Response 

Traffic congestion This proposal does not result in any traffic 
increase due to the nature of works. The  
applicant has submitted a number of traffic 
impact assessments which demonstrate an 
acceptable traffic response for the broader 
Stage 1 redevelopment, which have been 
further considered under applications 
WH/2020/466 and WH/2020/597 

Wind comfort The applicant has submitted a number of 
environmental wind assessments which 
demonstrate a variety of comfort conditions 
commensurate to the use of the proposed 
thoroughfare. As such, the proposal responds 
to the amenity outcomes sought within the 
policy at Clause 22.07 

Limited open space The proposal results in a substantial net 
increase in areas for pedestrian activity and 
passive recreation through the creation of a 
substantial urban plaza area. As such, the 
proposal provides sufficient areas of open 
space and responds to the open space 
outcomes sought within the policy at Clause 
22.07 

Lack of response to 
Victorian Cycling 
Strategy. 

The proposal results in a substantially improved 
east-west connection through the MAC which 
supports walking and cycling opportunities. The 
proposal is not required to create connections 
to the cycling network, beyond those nominated 
within the Structure Plan framework (such as 
the north/south rail overpass). The applicant 
has committed to the gifting of land along the 
western side of the allotment (Nelson Street 
laneway) to ensure that any future north/south 
pedestrian and cycling overpass can be 
accommodated. As such, the proposal 
responds to the broader strategies pertaining to 
cycling 

Lack of response to the 
north/south rail 
overpass 

The applicant has committed to the gifting of 
land along the western side of the allotment 
(Nelson Street laneway) to ensure that any 
future north/south pedestrian and cycling 
overpass can be accommodated. The feasibility 
report received by Council in relation to these 
works confirms that the space being gifted is 
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Objector concern Planning Officer Response 

sufficient in dimension to future proof this 
outcome 

Closure of informal 
cycling network through 
Main Street 

The closure of Main Street as part of the 
proposed works is at the discretion of the 
landowner. This has been reviewed by VicTrack 
with no further concerns raised. 
 
Whilst this will temporarily limit east-west 
access from the southern side of the rail line, 
there are other routes available into the centre, 
until such time that the necessary overpass 
infrastructure is provided. 

Limitations on bicycle 
movement within the 
pedestrian link 

Due to the substantial topographical constraints 
of the site, the proposal includes the provision 
of lifts, to support access through the level 
change for those with limited mobility, or bicycle 
movements.  A ramp within the space would be 
an unacceptable urban design outcome. 
 
As noted above, the applicant has committed to 
the gifting of land along the western side of the 
allotment (Nelson Street laneway) to ensure 
that any future north/south pedestrian and 
cycling overpass can be accommodated. 
 
It is not solely the land owner’s responsibility to 
solve bicycle issues within the MAC, rather it 
requires a combination of land parcels and 
various government intervention to achieve a 
successful long-term solution. The proposal 
seeks to contribute to and assist with 
improvements to bicycle infrastructure within 
the immediate area. 

Additional Submissions 

A submission under Section 52 of the Planning and Environment Act 1987 
was received by Council from VicTrack on 28/08/2020, who did not raise 
concern with the application subject to planning permit conditions. 
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EXTERNAL AND INTERNAL REFERRALS 

External 

Referral Authority Type Response 

Department of 
Transport 

Section 55 
(determining) 

No objection, subject to planning 
permit conditions 

Internal 

Internal Department Response 

Transport Concerns with the proposed traffic response. To 
be discussed further below. 

Asset Concerns with the proposed engineering 
response. To be discussed further below. 

Design and Construct A number of comments received in relation to 
the design of the proposed buildings and works. 
These are addressed further below, or via permit 
conditions. 

City Works A number of comments received in relation to 
the design of the proposed buildings and works. 
These are addressed further below, or via permit 
conditions. 

Parks and Natural 
Environment 

A number of comments received in relation to 
the design of the proposed buildings and works. 
These are addressed further below, or via permit 
conditions. 

Strategic Planning and 
Landscaping 

A number of comments received in relation to 
the design of the proposed buildings and works. 
These are addressed further below, or via permit 
conditions. 
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Other External Advice 

Council has also referred the application material to both MGS Architects 
and Vipac Engineers for independent advice on urban design and 
environmental wind respectively. The table below summarises their 
response: 

External Referral Response 

MGS Architects Summary: 

 Generally supportive of the proposed 
buildings and works and public realm 
treatments subject to a number of 
recommendations, specific to the other 
applications under Stage 1. 

 These recommendations will be further 
discussed in the associated application 
reports under WH/2020/466 and 
WH/2020/597. 

Vipac Engineers Summary: 

 Vipac have reviewed the environmental wind 
assessment and conclude that Mel 
Consultants (for the applicant) have used the 
proper analysis and methodology to 
measure the wind effects on the pedestrian 
level surrounding the proposed 
development. 

 Where exceedances of the recommended 
wind criteria have been found, appropriate 
recommendations have been made to 
mitigate and improve wind comfort. 

DISCUSSION 

The proposed buildings and works, together with the broader redevelopment 
of the site under Stage 1 will play a critical role in Box Hill’s evolution as a 
vibrant and integrated centre that will allow for the delivery of residential 
growth, within the MAC. 

Specifically, the proposed buildings and works, would substantially improve 
the east-west pedestrian connection through the MAC, as well as facilitating 
a high-quality and accessible public realm for passive recreation.  

The assessment below will demonstrate that the proposed buildings and 
works are an acceptable response for the site, as well as the broader Stage 
1 applications, and demonstrate a significant net community benefit for the 
municipality. 
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Response to Policy Framework 

The proposed buildings and works are consistent with the policy framework 
outlined under the Whitehorse Planning Scheme. 

Planning Policy Framework 

The proposal responds to the relevant Victorian policies applicable to the 
site. 

The proposal responds to the objective of Clause 11.03-1S for Activity 
Centres by improving connectivity to retail, residential, commercial and 
associated activity centre land uses within the MAC. 

The proposal responds to the objective of Clause 15.01-1S for Urban Design 
by creating an enjoyable urban environment, that supports safe access, 
improved pedestrian amenity and encourages walking and cycling through 
the MAC. 

The proposal responds to the objectives of Clause 15.01-4S Healthy 
Neighbourhoods by improving the east-west connection through the MAC, 
and supporting walking, cycling and safe and convenient access between 
precincts. 
The proposal responds to the objectives of Clause 18.02-1S for Walking and 
18.02-2S for Cycling by providing a new east-west connection that provides 
improved access to various precincts and land uses within the MAC, 
reducing reliance on the private vehicle. The applicant has also committed to 
the gifting of land to the western side of the wider site to future proof plans 
for pedestrian and cycling access across the railway line, which is nominated 
as a key north-south link within Council’s strategic framework for the MAC. 

The proposal responds to the objective of Clause 18.02-3S for Public 
Transport by improving pedestrian access to and the uptake of public 
transportation within the MAC. 

The proposal responds to the objective of Clause 18.02-4S for Roads by 
facilitating a new road connection within the MAC that continues to 
accommodate pedestrian movement. 

Local Planning Policy Framework 

The proposal responds to the relevant local policies applicable to the site. 

The proposal responds to the objectives of Clause 21.03 for A Vision for the 
City of Whitehorse by seeking to improve and enhance the built environment 
and public open space within the Box Hill MAC. 
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The proposal responds to the objectives of Clause 21.05 for Environment 
through the provision of substantial canopy tree planting and additional 
understorey soft landscaping opportunities within the pedestrian connection 
and public realm offering and by encouraging the uptake of sustainable 
transport through improved pedestrian connections and access to the 
centres public transport interchanges. 

The proposal responds to the objectives of Clause 22.07 for the Box Hill 
Metropolitan Activity Centre by substantially improving precinct connectivity, 
including a new direct link between existing public transport interchanges 
and the Prospect Street office precinct; encouraging and supporting walking 
and pedestrian movement and the uptake of alternative sustainable 
transport; and enhancing the provision of public space for social interaction, 
passive recreation and community engagement. 

Whilst Clause 22.15 for Public Open Space Contribution identifies the site 
where a land contribution may be sought, the policy indicates that land will 
be requested as accepted at Council’s discretion, and this will be further 
considered within the subdivision. At present, it is the view of planning 
officers that the proposed area of urban plaza would not be suitable for land 
contribution due to the costs associated with maintenance. 

 Pedestrian Amenity 

The proposed buildings and works, together with the necessary public realm 
treatments (street furniture, soft landscaping) will ensure that the urban 
space is maintained with excellent pedestrian amenity.  

Overshadowing 

The policy at Clause 22.07, and under the header ‘Built Form’ seeks to 
protect ‘key open space’ from overshadowing cast from new developments. 
The nominated ‘key open space’ areas are identified within the Box Hill 
Transit City Activity Centre Structure Plan 2007 (‘the Structure Plan’). 

Within the Structure Plan, this policy outcome is further reinforced through 
built form controls that seek to protect key open space from overshadowing, 
between 11:00am and 2:00pm at the June solstice. 

Whilst the proposal itself would not result in any overshadowing impacts, the 
resultant works would create a highly accessible east-west connection 
between Main Street and Prospect Street, functioning in part as an urban 
plaza. 

Furthermore, whilst the area of works proposed is not identified as a ‘key 
open space’, the Structure Plan seeks to enhance streets as public spaces, 
and beyond the substantial physical improvements being made, maintaining 
solar amenity is critical in achieving this objective. 
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As such, given that the proposal seeks to enhance the public realm for the 
purposes of pedestrian connectivity and open space, planning officers 
consider it appropriate to apply the same overshadowing standards as 
nominated above for the purposes of this discussion. 

The shadow diagrams prepared and submitted with this application, 
demonstrate that the proposed pedestrian link and core area of open space 
(nominated as ‘the Hill’ in the submissions) will receive adequate solar 
amenity primarily between 12:00pm and 2:00pm at the Solstice, with the 
land being overshadowed outside of these times by the proposed buildings. 
The overshadowing will be further compounded by the Stage 2 works, which 
will need to be considered separately.  

This is an acceptable response for the proposal, particularly since there are 
no applicable overshadowing controls that apply to this area of land within 
the policy or Structure Plan, and that the loss of solar amenity between 
11am and 12pm is offset by the substantial net benefit of the additional east-
west connection, and upgrading of public realm. 

Further analysis of overshadowing impact as a result of the proposed 
buildings under WH/2020/466 and WH/2020/597 will be discussed 
separately. 

Wind Comfort 

The Environmental Wind Speeds Measures report prepared by MEL 
Consultants (11/02/21) and subsequent addendum report prepared by MEL 
Consultants (02/06/21) and submitted with this application demonstrates that 
wind comfort within the proposed extent of works is generally acceptable for 
a mix of walking, standing and sitting. Figure 4 below demonstrates the wind 
comfort results within the extent of works:  
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D Figure 4: Wind comfort outcomes. Blue: Walking / Yellow: Standing / 
Green: Sitting 

The image above demonstrates that under the proposed configuration 
(which includes the proposed works under Stage 1 and other approved 
projects): 

 The extended length of Main Street into Prospect Street achieves the 
walking comfort criteria (blue markers), which is suitable for a pedestrian 
thoroughfare. 

 The amphitheatre between Main and Prospect Street (which includes an 
overhead wind canopy) achieves the sitting (green marker) and standing 
(yellow marker) comfort criteria for short and long duration stays. This is 
suitable for an urban plaza that also serves as an east-west pedestrian 
thoroughfare, allowing for movement and passive recreation. 

 The building entry into Lot 4 from Main Street meets the standing 
comfort criteria (yellow marker), which is suitable for a building entry. 

 The building entry into Lot 5 from Main Street meets the sitting comfort 
criteria (green market), which is suitable for a building entry. 

 The building entries into Lot 5 from Prospect Street meets the standing 
comfort criteria (yellow market), which is suitable for building entries. 

The above results are all acceptable in their locational context. Further 
analysis of wind impact as a result of the proposed buildings under 
WH/2020/466 and WH/2020/597 will be discussed separately under their 
respective applications. 
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Wind Canopy Structure 

The proposed canopy structure (beyond its function for wind mitigation), has 
also been considered on its architectural merit, ensuring that it demonstrates 
an acceptable urban design outcome within the proposed public realm.  

The canopy is designed with a ‘weaved’ form, finished in a warm metal 
structured with masonry cladding to the columns. The structure includes 
translucent roofing that would provide protection from wind and rain, whilst 
retaining solar amenity into the thoroughfare and amphitheatre at the mouth 
of Prospect Street.  

The canopy has been designed to match the topography of the land, 
improving both wayfinding opportunities, and a defined point of entry along 
the length of the thoroughfare and between the level changes. The height of 
the canopy at approximately 8 metres ensures that the structure maintains a 
sense of openness, allowing for improved passive recreation and 
landscaping outcomes. The design of the canopy structure has been 
resolved through a series of meetings with Council’s Urban Designer, who 
has accepted the design and intent. 

The canopy maintains a contemporary and visually interesting design that 
integrates with the detailing to the Stage 1 office and residential buildings. 
The structure, on urban design grounds is supported. 

Landscaping 

The policy outcomes sought under Clause 22.07 seek to improve and 
enhance the public realm, improve pedestrian access and promote 
sustainable design and building works. This is further encouraged within 
Section 4.8.F of the Structure Plan which states that designs should aim to 
improve landscaping and consider increased use of indigenous vegetation, 
which consume less water than many of the existing exotic species in the 
area. 

The application material is supported by a Design Report which 
demonstrates the landscaping and public realm treatments within the area of 
buildings and works proposed, and includes a number of medium to large 
canopy trees, medium to large shrubs, small shrubs and ground covers. 
These are primarily of an indigenous and native variety and generally 
consistent with the selected planting outcomes sought under the Box Hill 
Urban Realm Treatment Guidelines. The species selection is supported. 
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The planting is proposed through the upper (Main Street) and lower 
(Prospect Street) network, softening the extent of hard stand on the site. 
Specifically, planting is proposed primarily to the edges of the pedestrian 
accessway and to building entrances, improving pedestrian movement and 
visibility through the site, whilst softening the extent of hard stand proposed. 
Given that this space is identified as part of the priority pedestrian network 
within the Structure Plan, the proposed location of landscaping and canopy 
density is supported. 
Further consideration will need to be given to planting height and growth 
conditions for trees and shrubbery under the canopy structure, which can be 
readily resolved through conditions for a detailed landscape plan. This plan 
would also provide further details on the proposed planter boxes, green walls 
and climbers, irrigation and maintenance. 

Together with the public realm treatments (such as seating, lighting, bins and 
the like), the proposed landscaping outcomes are consistent with the policy 
outcomes under Clause 22.07, and will substantially improve the 
landscaping along this proposed east-west connection and more broadly 
within the Activity Centre. 

Accessibility, Safety and Movement 

The proposed east-west connection provides a new pedestrian and bicycle 
link between Prospect Street and Main Street. This is a crucial link through 
the MAC, connecting the public transport interchanges directly with the 
office, health and education precincts as well as their associated services 
and facilities within the centre. 

These are identified as critical infrastructure works which will substantially 
improve pedestrian and public realm amenity and connectivity within the 
MAC, directly aligning with the relevant local policy framework as well as the 
broader strategies under Clause 18.02-1S for Walking which seeks to 
develop high amenity pedestrian networks for local areas that link with the 
transport system and encourage a modal shift away from the private vehicle. 

The proposed buildings and works and pedestrian connection includes two 
(2) lifts for both the residential and commercial buildings as well as additional 
escalator services within the commercial building, to improve access through 
the substantial level change, supporting equitable movement through the 
site. Whilst these will be privately maintained by the land owner, a condition 
of permit will require that these be accessible to the public on a 24/7 basis, 
and maintained in working order at all times. 

The proposed buildings and works and pedestrian connection has been 
designed to integrate and interface with the proposed residential and 
commercial buildings that have been lodged as part of the wider Stage 1 
redevelopment, improving passive surveillance and activation to the 
streetscape. 
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The proposed buildings and works will transform the currently underutilised 
areas of Clisby Court and Main Street (west), into an enhanced public realm 
offering, improving site safety through improved surveillance, activation and 
lighting. This is a substantial net benefit to the MAC, with the broader policy 
framework recognising the importance of safe public spaces.  

Traffic, Loading and Unloading 

Traffic 

The proposed extension of Clisby Court to Prospect Street connects the two 
existing no through roads, providing improved vehicular circulation through 
the centre, and enabling access into the relevant buildings under both Stage 
1 and the future Stage 2. 

The road extension is supported through the Transport Impact Assessment 
(18/08/20) prepared by GTA Consultants, and subsequent advice notes 
prepared by GTA Consultants (18/08/20 and 20/08/20) and submitted with 
the application, which demonstrates that the proposed works would not 
result in further detriment to the surrounding road network.  

This is supported by the substantial net reduction of parking as a result of 
the demolition works occurring to the Box Hill Central North centre, and the 
reduced parking rates under the broader Stage 1 works. The Transport 
Impact Assessment prepared by GTA Consultants indicates that the existing 
provision of parking at Box Hill Central North generates approximately 565 
vehicle movements in the PM peak hour and 800 movements in a Saturday 
peak hour. At the completion of Stage 1 (including the commercial and 
residential building), the total traffic generation would decrease across the 
critical peak periods by -115 and -295 respectively. 

Assuming a consistent parking provision (which was adopted in the post-
construction scenario by GTA Consultants), traffic generation is then further 
decreased at the completion of the Stage 2 works, as the additional land 
uses proposed will continue to generate less traffic than the existing car 
parking structures on the site. It is expected that the Saturday peak will 
decrease by approximately 75% due to the change in land use, 
demonstrating a substantial shift away from the private vehicle, and 
improving the traffic conditions from the existing land uses.  
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This is also further supported by SIDRA intersection analysis which forms 
part of the Transport Impact Assessment prepared by GTA, which indicates 
that there are currently moderate to high levels of existing congestion within 
Box Hill, and whilst these are likely to marginally worsen with continued 
development in the area, the modelling demonstrates that the nearby 
intersection of Nelson Road / Whitehorse Road would still operate within 
acceptable limits during the PM peak hour. Given the substantial reduction in 
traffic generation across both Stage 1 and 2, the proposed road connection 
is unlikely to result in any further intensification of the wider road network, 
and this has been supported through the referral response received by the 
Department of Transport. 

The application material has also been considered by the Department of 
Transport, who have not objected to the proposal subject to permit 
conditions, with the following noted from their response: 

Given this proposal is anticipated to intensify movements (vehicular as well 
as pedestrian/cyclist movements) at the Clisby Court/Whitehorse Road 
interface through its connection with Prospect Street and the public plaza, 
the impact of this connection as it relates to its proximity with the Fairbank 
Lane service road entry needs to be managed and mitigated appropriately. 
The application documents currently do not specify any mitigating 
works/measures to be implemented at the Clisby Court/Whitehorse Road 
interface.  

As such, the Department considers it appropriate to include as conditions on 
permit requirements to investigate road safety risks at this location through a 
Road Safety Audit and to ensure appropriate mitigation is explored as it 
relates to all road users particularly pedestrians and cyclists who may be 
attracted to travel through this area after the opening of the public plaza 
between Prospect Street and Main Street. 

These conditions will form part of any recommendation made, and primarily 
relate to active transport movement and safety. 

The proposed road connection has also been designed to include a raised 
pedestrian north-south crossing to improve safe movement across Prospect 
Street and into the east-west pedestrian thoroughfare, as well as a number 
of visitor bicycle hoops to promote active transportation. A number of short-
term parking and loading spaces have been proposed to service the future 
land uses through the broader stages of development. 

Overall, the road connection is an acceptable response for the site and can 
be recommended for support. 
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Loading and Unloading 

The application seeks to enclose the proposed Main Street thoroughfare, 
and relocate the existing loading and unloading further south, abutting the 
Box Hill Central South shopping centre. The loading and unloading area will 
be supported by a turntable system, allowing commercial vehicles to enter 
and exit the site to and from Thurston Street in a forwards direction. 

Figure 5 below shows the location of the Main Street closure and turntable. 

 
E Figure 5: Location of turntable and enclosure of Main Street 

The relocation of these facilities and enclosure of Main Street is supported 
as part of the substantial net benefit to the public realm, and opportunity for 
a dedicated east-west pedestrian connection through the Activity Centre. 
The turntable would provide an effective solution for loading and unloading 
for Box Hill Central South. A condition will require that this is maintained in 
good working order in perpetuity.  

A number of sites to the south-western side of Market Street also rely on the 
existing loading and unloading facilities on Main Street, as access is 
provided to the rear of these properties through the rear laneway, which can 
only be accessed from the Main Street end. The enclosure and relocation of 
the loading and unloading facilities would be detrimental to these sites. As 
such, to ensure that ongoing commercial access is facilitated, a condition of 
permit will require the creation of an easement through the length of laneway 
owned by Vicinity and accessed from Whitehorse Road. This would be 
required through condition, prior to the enclosure of Main Street to ensure no 
loss of commercial access. 
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Engineering Response 

The application was referred to Council’s Asset, Design and Construct and 
City Services departments, who have raised a number of issues in relation to 
the proposed buildings and works, including but not limited to: 

 The ownership of the land; 

 The cost of maintenance; 

 Private structures under public roads; 

 Civil engineering and design. 

With regards to land ownership and cost of maintenance, these matters will 
be settled through any future process for subdivision of the land. This 
application has not considered any public open space contribution, and this 
will be at Council’s discretion under Clause 22.15-3. 

With regards to the location of basement under the proposed Clisby Court 
road extension, these matters will be dealt with through permit conditions for 
a Section 173 Agreement which seeks to protect Council from any liability 
and ensure the works are appropriately engineered. 

With regards to civil engineering and design, these matters will be dealt with 
through conditions, requiring detailed civil / drainage plans to demonstrate 
acceptable engineering, stormwater and flooding outcomes. All to the 
satisfaction of Council. 

CONCLUSION 

The application has been considered against and responds to the relevant 
objectives within the Planning and Local Planning Policy Framework. 

The proposed buildings and works will provide an essential east-west 
connection through the Activity Centre, enabling connectivity between the 
relevant precincts, but also encouraging the uptake of walking and cycling as 
an alternative to the private vehicle. 

The proposed buildings and works have also been designed with a 
pedestrian focus, through the provision of improved landscaping, public 
realm treatments, and appropriate wayfinding. The extent of works will 
maintain acceptable amenity standards for movement and passive 
recreation. 

A total of six (6) objections were received as a result of public notice and all 
of the issues raised have been discussed as required. It is considered that 
the application should be approved, and a Notice of Decision to Grant a 
Planning Permit be issued. 
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REPORT FOR WH/2020/466 (COMMERCIAL BUILDING) 

Planning Controls 

Zone 

The site is located within Clause 34.01 Commercial 1 Zone. Pursuant to 
Clause 34.01-4, a planning permit is required to construct a building or 
construct or carry out works.  

Overlays 

The site is located within Clause 45.09 Parking Overlay (Schedule 1), which 
specifies car parking rates for dwelling and offices land uses, reduced from 
the statutory requirements prescribed under Clause 52.06-5 of the Planning 
Scheme. Where a car parking rate is not specified, the rates outlined under 
Clause 52.06-5 of the Planning Scheme apply. 
The table below demonstrates the following statutory parking requirements 
for the proposed building: 

Description Size Statutory 
Rate 

Parking 
Requirement 

Parking 
Provision 

Office 41,525sqm 2 spaces to 
each 100sqm 
NFA 

830 spaces 202 spaces 

Food and 
drink 
premises 

1,318 3.5 spaces to 
each 100sqm 
of LFA 

46 spaces 0 spaces 

Total 876 spaces 202 spaces 

A total of 202 car parking spaces is proposed and a planning permit is 
required to reduce the car parking requirements by 674 spaces. 

PROPOSAL 

The proposal is for the construction of a part 27 and part 28 storey building 
at 17-21 Market Street, comprising of office and retail floor space. The 
building is positioned to the western edge of Main Street and the southern 
side of Prospect Street. 

The key features of the proposed building are as follows: 

 The provision of 42,843sqm of office floor space within the podium and 
tower levels. 

 The provision of 1,317sqm of retail floor space at both the lower and 
upper ground levels within the podium. 

 The provision of 202 car parking spaces located within four (4) levels of 
basement. 

 The provision of 408 bicycle parking spaces and associated end-of-trip-
facilities within the lower ground level and lower ground mezzanine. 
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Key features of the proposed buildings and works are nominated as follows: 

Podium 

The application includes a three storey podium that interfaces with Prospect 
Street on the lower ground level and Main Street on the upper ground level. 

At the lower ground level, the podium includes a number of retail premises 
interfacing with the Prospect Street as well elevator access to the upper level 
of Main Street. Vehicular access is located to the western side of the building 
via a proposed laneway leading into the basement levels and back of house 
areas.  

At the upper ground level, the podium includes the primary building entry 
from the western side of Main Street which provides lift access to the office 
levels above. The upper level also includes a number of retail and 
commercial tenancies that are accessed from the street or internal to the 
building.  

The upper levels of the podium are all accessible via the lift core, and 
include a series of office tenancies, tenant amenities and plant and services. 
The buildings podium has been designed to integrate in with the proposed 
buildings and works proposed under WH/2020/467, which provide improved 
pedestrian connectivity, landscaping and public realm works. 

Tower 

Above the podium levels, the application proposes an upper level tower, with 
a total height of 27 storeys from Main Street (maximum height of 108.85 
metres) and 28 storeys from Prospect Street (maximum height of 115 
metres).  

The tower maintains a generally consistent massing through its height with 
consistent side and rear setbacks. The tower incorporates recessed balcony 
/ tenancy zones spanning the length of the building. Each floor plate is 
accessed via the lift core and used for the purposes of office and inclusive of 
tenant amenities. 

Figure 2 below demonstrates a mid-level indentation to the west, away from 
the Main Street termination. The upper levels of the tower continue to align 
with the lower ground podium forms. At the upper level, the footprint is 
further eroded with north-western terraces and a recessed upper level 
footprint. The roof levels include a number of building services and 
equipment which would be screened by vertical metal louvres. 



Whitehorse City Council 
Council Meeting 23 May 2022 

 

11.2 
(cont) 
 

Page 102 

 

F Figure 6: Commercial Building Full Height 

Design Detail and Materials 

The podium and tower is primarily clad with a glazed curtain wall, with 
protruding horizontal masonry and metal bandings as depicted in Figure 2 
above. 
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Vehicle Access, Parking and Loading 

A total of 202 car parking spaces would be provided for employee use within 
four (4) levels of basement. The basement is accessible via a new laneway 
proposed to the western side of the building that intersects with Prospect 
Street. The car parking spaces are proposed to be managed by an external 
operator, with underutilised spaces made available to the general public. 
Two (2) on-site commercial vehicle bays are proposed to the rear of the 
building at the lower ground level, providing access for loading and 
unloading and waste collection. 

A total of 398 bicycle parking spaces are provided within the lower ground 
end-of-trip facilities, accessible from Prospect Street. An additional ten (10) 
spaces provided for public use on Prospect Street, beyond the site’s 
boundaries.  

End-of-trip facilities include 39 showers, male and female communal change 
rooms and access to 389 lockers for bicycle users and are accessible from 
the lower ground level, with lift access to the lower ground mezzanine. 

CONSULTATION 

Public Notice and Consultation 

The application was advertised by mail to the adjacent and nearby property 
owners and occupiers. Following the advertising period nine (9) objections 
were received. 

A Consultation Forum was held on 07 September 2021 chaired by Councillor 
Liu. The forum was held for the broader Stage 1 redevelopment due to the 
integrated nature of the works and the total objections received (a total of 40 
objections received for Stage 1). 

Objections 

The issues raised are summarised as follows: 

 Overdevelopment. 

 Bulk and massing. 

 Traffic congestion. 

 Wind comfort. 

 Reflectivity. 

 Limited open space. 

 Construction impacts. 
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A response to each issue is provided within the table below: 

Objector concern Planning Officer Response 

Overdevelopment The subject site is located within the Major 
Development Precinct F, anticipating 
substantial intensification of the land. The 
proposed building responds to its policy setting. 

Bulk and massing The subject site is located within the Major 
Development Precinct F, anticipating 
substantial intensification of the land. 
 
The building has been designed in accordance 
with the relevant built form guidelines of the 
Structure Plan and provides a level of detail and 
architectural merit to eliminate bulk and 
massing. 
 
The design response has also been considered 
by an independent urban design expert who 
generally supports the proposed built form. The 
proposal is therefore acceptable against the 
relevant built form outcomes. 

Traffic congestion The post-construction outcomes under Stage 1 
demonstrate a reduced number of car parking 
spaces when compared to the existing buildings 
on the land, resulting in reduced traffic 
generation from the site. 
 
The reduced rate of car parking seeks to limit 
demand into the centre and achieve a 
significant modal shift away from the private 
vehicle. 
 
The proposal is therefore considered to meet 
the relevant policy outcomes sought for land 
use and car parking. 

Wind comfort The applicant has submitted a number of 
environmental wind assessments which 
demonstrate a variety of comfort conditions that 
would be acceptable for the building’s entries 
and adjoining pedestrian footpath. 
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Objector concern Planning Officer Response 

Reflectivity The applicant has submitted a desktop 
reflectivity assessment, which demonstrates 
that glint and glare impacts will be managed 
through the design detail phase of construction. 
 
A condition of permit will require a reflectivity 
assessment to demonstrate that the proposal 
will not result in unreasonable glint and glare to 
any sensitive receptors.  

Limited open space There is no requirement for office buildings to 
provide communal open space. Nonetheless, 
the building proposes communal terraces for 
office tenancies, improving employee amenity. 
 
In addition, the proposal is designed to 
integrate in with the public realm improvement 
works made under WH/2020/467 which will 
provide additional areas of urban open space. 

Construction impacts A permit condition will recommend a 
construction management plan which will seek 
to manage any offsite construction impacts 
during the construction period. 

Additional Submissions 

A submission under Section 52 of the Planning and Environment Act 1987 
was received by Council from VicTrack on 28/08/2020, who did not raise 
concern with the application subject to planning permit conditions. 

EXTERNAL AND INTERNAL REFERRALS 

External 

Referral Authority Type Response 

Department of 
Transport 

Section 55 
(determining) 

No objection, subject to planning 
permit conditions 

Internal 

Internal Department Response 

Transport Concerns with the proposed traffic response and 
basement layout. To be discussed further below. 

Assets Concerns with the proposed engineering 
response, subject to permit conditions. To be 
discussed further below. 

Design and Construct A number of comments received in relation to 
the broader public renewal works. These have 
primarily been addressed under WH/2020/467. 
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Internal Department Response 

City Works A number of comments received in relation to 
the broader public renewal works. These have 
primarily been addressed under WH/2020/467. 

Parks and Natural 
Environment 

A number of comments received in relation to 
the broader public renewal works. These have 
primarily been addressed under WH/2020/467. 

Strategic and 
Landscaping 

A number of comments received in relation to 
the design of the proposed buildings and works. 
These are addressed further below, or via permit 
conditions. 

ESD ESD expectations met, subject to permit 
conditions 

Waste Concerns with waste generation / bin 
requirements, to be further confirmed once 
tenancies are finalised 

Other External Advice 

Council has also referred the application material externally to both MGS 
Architects and Vipac Engineers for independent advice on urban design and 
environmental wind respectively. 

The table below summarises their response: 

External Referral Response 

MGS Architects Summary: 
 
With modest refinements as proposed in 
Recommendations 1 to 3 I am satisfied that in 
urban design terms the proposed commercial 
building is acceptable delivering a well specified, 
thoughtfully configured and contextually 
responsive workspace building with appropriate 
supporting and activation retail street levels and 
interconnections that deliver much needed 
interconnection between the western Prospect 
Street Commercial Street and Northern Health 
and education Precincts and the retail and Public 
transport core. 
 
The recommendations made by MGS will be 
discussed further below. 
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External Referral Response 

Vipac Engineers Summary: 

 Vipac have reviewed the environmental wind 
assessment and conclude that Mel 
Consultants have used the proper analysis 
and methodology to measure the wind 
effects on the pedestrian level surrounding 
the proposed development. 

 Where exceedances of the recommended 
wind criteria have been found, appropriate 
recommendations have been made to 
mitigate and improve wind comfort. 

DISCUSSION 

The proposed building, together with the broader redevelopment of the site 
under Stage 1 will play a critical role in Box Hill’s evolution as a vibrant and 
integrated centre that will allow for the delivery of employment growth within 
the Metropolitan Activity Centre (MAC) as envisaged under Clause 22.07. 

Specifically, the proposed building will result in a substantial net increase of 
approximately 43,000sqm of office floor space, facilitating employment 
growth and supporting the commercial viability of the MAC. The proposed 
building represents an architectural outcome that is consistent with the built 
form outcomes of the relevant policy and Box Hill Transit City Activity Centre 
Structure Plan 2007 (“the Structure Plan”), and seeks to enhance the built 
environment and immediate public realm, in association with the broader 
works and landscaping outcomes proposed under Stage 1. 

The assessment below demonstrates that the proposed buildings and works 
provide both an acceptable design response for the site, as well as the 
broader Stage 1 applications, and demonstrate a significant net community 
benefit for the municipality, generally in line with the policy direction under 
the Whitehorse Planning Scheme. 

Policy Framework 

Planning Policy Framework (PPF) 

The proposal responds to the objective of Clause 11.03-1S for Activity 
Centres which seeks to encourage the concentration of various land uses 
into highly accessible activity centres through a substantial net increase in 
office and retail floor space, supporting the role and function of the MAC. 

The proposal responds to the objective of Clause 15.01-1S for Urban Design 
and Clause 15.01-2S for Building Design through a site responsive design 
that positively contributes to and enhances the built form and public realm 
character of the Box Hill MAC.  
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The proposal responds to the objective of Clause 15.02-1S Energy and 
Resource Efficiency by formally registering to achieve a ‘5 Star Green Star 
Design’ and ‘As Built rating’, conforming to Council’s ESD expectations 
under Clause 22.10.   

The proposal responds to the objectives of Clause 15.01-4S Healthy 
Neighbourhoods by proposing a development that contributes excellent 
connection opportunities to the nearby walking, cycling and public transit 
routes, promoting opportunity for regular and healthy activity to and from the 
site by encourage the uptake of alternative and sustainable transportation. 

The proposal responds to the objectives of Clause 17.01-1S for Diversified 
Economy and Clause 17.02-1S for Business by supporting employment 
growth and access to jobs within the MAC through the provision of 
approximately 43,000sqm of office floor space and 1,400sqm of retail floor 
space. 

The proposal responds to the objectives of Clause 18.02-1S for Walking and 
18.02-2S for Cycling by supporting the uptake of these modes of transport 
through a substantial increase in bicycle parking that is easily accessible 
from the primary pedestrian network with excellent amenities for staff and 
visitors. 

The proposal responds to the objective of Clause 18.02-3S for Public 
Transport by substantially reducing the reliance on the private vehicle and 
supporting the uptake of the multitude of nearby public transport options. 

Local Planning Policy Framework (LPPF) 

The proposal responds to the vision for Whitehorse outlined under Clause 
21.03 for A Vision for the City of Whitehorse which seeks to maintain and 
enhance the built environment to ensure a liveable and sustainable city by 
seeking to substantially improve the built environment within the Box Hill 
MAC and providing a substantial net increase in office floor space that 
supports the local economy. 

The proposal responds to the objectives of Clause 21.05 for Environment 
through the development of an environmentally sustainable building (5 Star 
Green Star Rating) and by encouraging the uptake of sustainable 
transportation through reduced on-site car parking, enhanced bicycle 
facilities and improved connections that substantially improve direct 
pedestrian access to the Box Hill public transport interchange. 

The proposal responds to the objectives of Clause 21.07 for Economic 
Development by facilitating a substantial investment in high quality office 
space within the MAC, housed within a contemporary and attractive built 
environment. 
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The subject site is located within the ‘Prospect Street’ activity precinct and 
the ‘Major Development’ built form precinct which together seek to support 
taller buildings primarily for office and employment purposes. The proposal 
responds to the objectives of Clause 22.07 for the Box Hill Metropolitan 
Activity Centre through the provision of approximately 43,000sqm of 
additional office floor space, facilitating employment growth and access and 
strengthening the role of the MAC as a major commercial hub. In addition, 
the proposed building has been designed to respond to its immediate 
surrounds, with substantial improvements to the built and the pedestrian 
environments.  

The proposed development also seeks to enhance the pedestrian 
experience of Box Hill with activate frontages, and together with the broader 
public realm works will seek to make substantial public realm improvements 
to the Box Hill MAC, consistent with the policy objectives of Clause 22.07. 

Urban Design 

Urban Design Advice 

Council have received independent urban design advice from MGS 
Architects for the proposed building, which offers a number of key 
recommendations seeking to improve the urban design outcomes of the 
building. These are outlined in the table below, with planning officer 
responses: 

Urban Designer 
Recommendation 

Planning Officer Response 

Recommendation 1: 

Provide wind speed mitigation 
measures including through 
landscape measures and 
balustrade heights  to ensure that 
the  areas 33 a to 33 d described 
above achieve a wind speed 
comfort level for sitting to support 
their underlying role within the 
project and centre and the 
objectives in local and state policy 
and the proposed Structure Plan 
and UDF. 

The applicant has responded to this 
recommendation through the 
application process having provided 
revised wind assessment reports 
which demonstrate acceptable wind 
comfort levels in the identified 
areas. 
 
This is discussed further below 
under ‘amenity’. 
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Urban Designer 
Recommendation 

Planning Officer Response 

Recommendation 2: 

Provide landscaping treatments and 
an updated Landscape plan 
showing revised tree planting and 
understorey planting and screening 
measures as proposed in the Wind 
Consultant report to include the 
planting of mature tree planting as 
follows: 

 Close spaced large evergreen 
trees (8m high x 6m wide dense 
[70% solidity] canopies) and 
under planting up to the 
underside of the tree canopies 
and; 

 Wind break screens, to the 
satisfaction of the responsible 
authority or alternatively invest 
the façade with additional 
articulation and setbacks to 
reduce the impacts arising from 
the proposal to achieve similar 
outcomes. 

The applicant has indirectly 
responded to this recommendation 
through revised wind assessment 
reports which demonstrate 
acceptable wind comfort levels in 
the identified areas. 

This is discussed further below 
under ‘amenity’. It is noted that in 
improving wind comfort, additional 
landscaping has not been required. 

Recommendation 3: 

Modify the scale and setbacks of 
the proposed plant areas and upper 
floors at the western end of the 
tower to ensure the western 
footpath of Thurston Street is not 
overshadowed at 11am at the 
September 22nd Equinox to the 
satisfaction of the Council 

The applicant has responded to this 
recommendation through an 
updated overshadowing analysis 
which demonstrates that the 
western footpath of Thurston Street 
is not overshadowed at 11am on 
the September 22nd equinox.  

This is discussed further below 
under the building height header. 

No further recommendations were made, with Council’s urban designer 
finding that the proposed building height and massing were responsive to 
the site and surrounds.  

Building Height and Overshadowing 

Building heights within the Box Hill MAC are primarily guided by two urban 
design principles established within the Structure Plan (2007), namely that 
built form appropriately transitions to the surrounding residential areas at the 
edges of the Activity Centre, and that new development does not cast 
shadows to Key Public Spaces, peripheral Residential Precincts or 
residential areas outside the Activity Centre between 11am and 2pm on 22 
June. 
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In addition to the above, the Structure Plan also seeks to maintain and 
improve pedestrian amenity and enhance streets as public spaces to support 
and cultivate a range of activity. This is further supported within the built form 
guidelines of the Major Development Precinct under Clause 5.2.F which 
identifies the need to protect the amenity (including access to sunlight) of 
streetscapes.  

In assessing the appropriateness of the proposed building height, planning 
officers refer to the decision guidelines of the Zone, and the objectives of the 
Policy Framework and Structure Plan. 

Building Height 

In determining that the proposed 27-28 storey building height is an 
acceptable response to the precinct’s vision and built form characteristics, it 
is first important to understand the context of the site and surrounding area. 
The following developments have been constructed or approved in the 
immediately surrounding area and are deemed relevant to the context of the 
subject land: 

 9-11 Prospect Street: 25 storeys (under construction) 

 22-24 Prospect Street: 25 storeys (approved) 

 25-29 Prospect Street: 23 storeys (approved) 

 26-28 Prospect Street: 30 storeys (approved) 

 31-35 Prospect Street: 23 storeys (approved) 

 34-36 Prospect Street: 30 storeys (approved) 

The above developments demonstrate the emerging height characteristics 
along the east-west alignment of Prospect Street, all of which are located 
within major development precinct F (permitting taller building). These 
approvals / developments have also been designed in a manner that seeks 
transition to the residential periphery beyond the railway corridor particularly 
from the taller Whitehorse Road built form to the north, either through a 
raking of form, or a reduced building height when compared against the 
buildings on Whitehorse Road.  

The subject site shares similar locational characteristics to the above 
developments listed, being: 

 Located within built form precinct F, which supports taller buildings;  

 Positioned to the northern side of the railway corridor and on the same 
east-west alignment; and 

 Maintains an interface to the residential periphery to the south-east. 

These locational characteristics, together with the policy applicable to the 
site establish a clear expectation for intensification on the land, which would 
support the proposed height of the building at 27-28 storeys. 
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The proposed construction of a 27-28 storey building is consistent in the 
context of Prospect Street, respecting the existing and emerging height 
characteristics to the west. 

Overshadowing 

As noted above, building heights along Prospect Street have partially been 
derived/limited as a result of the impact of overshadowing to the adjoining 
residential areas south of Hopetoun Parade.  

The current policy objectives within the Whitehorse Planning Scheme that 
are specific to overshadowing are as follows: 

 Built form policy at Clause 22.07 (Box Hill Metropolitan Activity Centre) 
encourages development that protects key open spaces from 
overshadowing. 

 5.2.F of the Structure Plan for the Major Development Precinct 
encourages development  to avoid overshadowing of Key Public 
Spaces, Peripheral Residential Precincts or residential areas outside the 
Activity Centre between 11am and 2pm on 22 June, beyond what would 
result from an 11m building over the full extent of the site 

 5.2.F of the Structure Plan for the Major Development Precinct seeks to 
protect the amenity (including access to sunlight) of streetscapes and 
Key Public Spaces. 

Whilst the Structure Plan does not include an overshadowing test for the 
pedestrian network within the MAC, adopting 11am to 2pm at the Equinox is 
considered to be a balanced assessment approach that is consistent with a 
number of Council approved permits on Prospect Street and further 
supported by Council’s urban design advice received on the application.  

The table below outlines the relevant areas for protection and the associated 
overshadowing tests: 

Location Overshadowing test Response 

Market Street and Main 
Street (east) civic plaza 
(Key public space 
within the Structure 
Plan, 2007) 

June solstice, 11am 
to 2pm 

No shadow impact from 
the building to Market 
Street or Main Street east 
between 11am and 2pm 
at the Solstice 

Carrington Road 
(Key public space 
within the Structure 
Plan, 2007) 

June Solstice, 11am 
to 2pm 

No additional shadow 
impact from the 
residential building to 
Carrington Road between 
11am and 2pm at the 
equinox, beyond what 
would result from an 11m 
building over the full 
extent of the Box Hill 
Central South site 
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Location Overshadowing test Response 

Hopetoun Parade 
pedestrian footpath 
(southern side) 

September equinox, 
11am to 2pm 

No shadow impact from 
the building to the 
southern side of the 
Hopetoun Parade 
footpath between 11am 
and 2pm at the Equinox 

Thurston Street 
pedestrian footpath 
(western side) 

September equinox, 
11am to 2pm 

No shadow impact from 
the building to the 
western side of the 
Thurston Street footpath 
between 11am and 2pm 
at the Equinox 

Residential periphery 
private property 
(southern side of 
Hopetoun Parade / 
western side of 
Thurston Street) 

September equinox, 
11am to 2pm 

No shadow impact from 
the building to residential 
periphery between 11am 
and 2pm at the Equinox 

The table above demonstrates that the height of the proposed building would 
not result in any overshadowing impact to these spaces between 11am and 
2pm at either the Winter Solstice or September Equinox. Where the proposed 
building results in  shadowing to the Carrington Road ‘Key Public Space’ 
between 11am and 2pm at the Winter Solstice, the shadow diagrams 
demonstrate that this space would already be overshadowed by an 11 metre 
building over the full extent of the site (meeting the guidance under  the 
Structure Plan).  

The proposed building has been designed to respond to the immediate 
context, with the building height not resulting in any unacceptable 
overshadowing impact to the existing public realm). This is consistent with the 
relevant policy objectives and outcomes applicable to the site, and 
demonstrates an outcome that continues to maintain the solar amenity of the 
surrounding public open spaces and priority pedestrian network, supported by 
the policy outcomes under Clause 22.07 as well as the guidelines of the 
Structure Plan (2007). 

In addition to the above, the height of the proposed building at 27-28 storeys 
(as described above) is consistent with the immediate surrounds, noting a 
number of approvals and recently completed developments on Prospect 
Street, which would also result in similar shadow outcomes between 9am and 
10am at the Winter Solstice. Planning officers utilised a consistent approach 
in determining building height for those Prospect Street applications, using the 
September Equinox as the primary test between 11am and 2pm, and not 
accepting overshadowing to the southern side of Hopetoun Parade pedestrian 
footpath. 
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The expectation of amenity for dwellings within the residential periphery 
must be balanced with the increased density being achieved and anticipated 
within the MAC consistent with the strategic direction for the land. In this 
instance, the areas of private open space that are likely to be overshadowed 
will still receive solar amenity during the day beyond 9am or 10am and the 
extent of shadowing from the building to the residential periphery is 
acceptable when balanced against the strategic intent for the site and the 
excellent built form outcomes for the Box Hill MAC.  

Built Form 

The proposed building design is responsive to the built form objectives of the 
Major Development Precinct outlined within the Structure Plan, and 
supported by the relevant objectives of Clause 22.07 for the Box Hill 
Metropolitan Activity Centre. 

The built form outcomes sought for development under Clause 22.07 and 
the Precinct F built form guidelines of the Structure Plan are summarised as 
follows: 

 Articulated building facades and high quality building materials, 
demonstrating design excellence and visually interesting built form. 

 Podium-tower building formats, with upper levels recessed to provide 
ample spacing between high-rise buildings. 

 Active street level frontages to enhance the public realm at ground levels 
and improve pedestrian permeability. 

 Active land uses within the podium to support opportunities for passive 
surveillance. 

The following sections of the report will assess the buildings form and 
architectural arrangements of the building. 

Building Setbacks 

The built form guidelines of Precinct F encourage upper level building 
(tower) setbacks above 12 metres (from Main Street) and 16 metres (from 
other streets), and seeks to ensure that setbacks between buildings are 
sufficient to allow equitable development outcomes.  

The building proposes the following upper level setbacks above the podium 
at each interface: 

 North (front): tower setbacks between 3.175m and 5.775m 

 East: tower setbacks between 1m and 3.4m 

 South (rear): tower setbacks between 1.005m and 3.185m 

 West: tower setbacks between 0m, 14.88m and 16.68m 
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The proposed upper level setbacks accord with the built form guidelines of 
Precinct F. In addition, the proposed setbacks are generally consistent with 
those adopted in recent approvals, including a number on the east-west 
alignment of Prospect Street which typically adopt setbacks of 4.5 metres 
through the tower form. This demonstrates that the proposed building has 
been designed to maintain consistency with the emerging built form and 
massing outcomes within the MAC and specifically buildings within Major 
Development Precinct F.  

Furthermore, the proposed setbacks of 14.88m and 16.68m to the future Lot 
6, would allow for equitable development opportunities for any Stage 2 
buildings, including access to daylight and an appropriate outlook.  

The proposed building’s massing is therefore acceptable in its context, 
respecting the existing and emerging built form outcomes in the immediate 
area, and responding to the policy outcomes sought under the Major 
Development Precinct F.  

Architectural Expression 

The proposed development adopts a highly refined design that presents as 
visually interesting when experienced in the pedestrian realm and from afar. 
This responds to the policy objectives of Clause 22.07 which encourages 
design excellence. 

The podium levels feature a layered design response with overlapping 
horizontal bands that articulate the building form, and provide a distinct 
building base, separate to the tower above. The layered design allows for 
improved landscape opportunities, and incorporates substantial clear glazing 
for streetscape activation and passive surveillance opportunities. The 
podium adopts a number of vertical concrete elements spaced evenly along 
its length to maintain a finer grain streetscape rhythm that is consistent with 
the broader Box Hill built form, but also to break down the continuous extent 
of form and improve the pedestrian experience. This is supported by 
Council’s urban design advice. 

At the upper levels, the tower adopts a more formalised appearance through 
the use of glazed curtain wall and horizontal metal bandings that span 
across each level. The tower form shifts from east to west at level 12, 
providing substantial articulation and visual interest to the overall building 
form. The tower adopts a central tenancy zone, in the form of either a 
balcony or void that further breaks down the width of the building through a 
clear central recession. The tower includes an upper level services screen 
with vertical louvres which serves as a building cap. This is supported by 
Council’s urban design advice. 
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The proposed design response is well considered, demonstrating 
architectural excellence that is consistent with the built form policy outcomes 
sought under Clause 22.07. Planning officers have recommended a 
condition that requires the permit holder to retain the project architect (or 
architect of equivalent experience), to ensure that the design quality is 
maintained throughout the design and construction process. 

Public Realm 

The majority of the public realm improvements associated with the Stage 1 
redevelopment are the subject of Planning Permit Application WH/2020/467 
(for the public works) and have been designed to integrate in with and 
compliment the proposed building. 

The public realm works would provide a new pedestrian connection between 
Main Street through to Prospect Street and Clisby Court, substantially 
improving pedestrian movement and permeability and provide greater 
opportunity for passive recreation. 

The western end of Main Street currently terminates at a loading bay 
associated with the Woolworths Supermarket, and has limited foot traffic due 
to the back of house function of this interface. The proposed public realm 
works associated with this building would activate the currently underutilised 
area at the western end of Main Street, providing activated tenancies 
oriented to both Main Street and extending down to Prospect Street, 
resulting in significant amenity improvements. This further supports the east-
west connection proposed under WH/2020/467, providing high-amenity 
pedestrian access between the public transport interchanges directly to the 
Prospect Street office precinct. 

The proposed podium also includes an extended canopy, providing shelter 
from rain and wind, and providing a transitional forecourt space between the 
building entrance, Main Street and Prospect Street on the lower ground 
level. The proposed tenancies adopt high levels of clear glazing to provide a 
visual connection to the streetscape and provide opportunity for passive 
surveillance which is currently lacking under the existing conditions. Figures 
3 and 4 below demonstrate the existing Main Street interface and compares 
it to the proposed outcomes and compares it to the proposed public realm 
outcomes. 
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G Figure 7: Existing Main Street west interface 

 
H Figure 8: Proposed Main Street west interface 

Pedestrian Amenity 

The proposal seeks to enhance the pedestrian environment through 
substantive public realm improvements associated with the Stage 1 
redevelopment of the site. These have been discussed above. 

As part of these improvements, the proposal ensures that the pedestrian 
environment maintains high levels of amenity by way of sunlight, wind 
comfort (discussed below) and high levels of clear glazing to provide visual 
connection and surveillance into the street.  

The proposed public realm also makes substantial visual improvements to 
what is currently a back of house area and car park to the western end of 
Main Street and eastern end of Prospect Street through the use of high 
quality materials, increased landscaping opportunities and improved street 
furniture that seeks to enhance the space for improved passive recreation 
and to serve as a genuine urban plaza. 
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Overall, the proposed areas of public realm maintain excellent amenity for 
the pedestrian environment, enhancing the space for its enjoyment and use. 

Wind Comfort 

The Environmental Wind Speed Assessment prepared by MEL Consultants 
demonstrates acceptable wind outcomes for the building’s entry, lower 
ground pedestrian footpath and upper level terraces. 

The upper ground building entry and surrounding transitional space on Main 
Street (test locations 16 and 16a under Figure 7b of the Environmental Wind 
Speed Assessment) demonstrates sitting comfort. This exceeds the 
expected wind comfort criteria for building entries, in which standing comfort 
would be typically sought. 
The lower ground pedestrian footpath (and retail interface) to the northern 
side of the building, including the access to the lower ground escalators at 
test locations 16b and 55 demonstrates standing comfort. This meets the 
expected wind comfort criteria for building entries, and would allow for safe 
and comfortable access onto the escalator as a transitory space between 
lower and upper ground floors. 

The upper level (level 2) terraces to the north-eastern side of the building at 
test locations P5 and P6 demonstrate standing (west) and sitting (east) 
comfort. This meets the expected comfort criteria for communal terraces in a 
non-residential setting and would provide acceptable comfort for short-term 
passive recreation (suitable for terrace space associated with an office 
building). 

The ground level, north-western side, at the corner of Prospect Street and 
the proposed side road for vehicular access at test locations 57, 59a and 
63a demonstrate walking comfort. This is suitable for the pedestrian 
footpath. 

The remaining test locations either remain unchanged (from the existing 
wind conditions) as a result of the development, or result in reductions that 
would be acceptable in their locational context (i.e. footpath, other building 
entries). These can be further addressed and considered within Stage 2 that 
would require further mitigation mechanisms. 

As such, the proposed wind outcomes resulting from the building are 
acceptable. 

Landscaping 

Landscaping external to the building envelope and within the immediate 
surrounds has been further considered and assessed under Planning 
Application WH/2020/467 for the public realm works. It is noted that within 
this assessment, the landscaping outcomes within the proposed public realm 
(urban plaza and street/road extensions) are generous and result in a net 
increase in canopy density and soft landscaping, consistent with the policy 
expectations under Clause 21.05 for Environment. 
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Traffic, Car and Bicycle Parking and Loading and Unloading 

Car Parking 

The table below demonstrates the following statutory car parking rates for 
the building: 

Description Size Statutory Rate Parking Requirement 

Office 41,525sqm 2 spaces to each 
100sqm NFA 

830 spaces 

Retail (food 
and drink 
premises) 

1,318 3.5 spaces to each 
100sqm of LFA 

46 spaces 

Total 876 spaces 

A total of 202 car parking spaces are provided, and therefore a reduction of 
674 car parking spaces is sought. This equates to a rate of 0.48 spaces per 
100sqm for offices and 0 spaces for the retail (food and drink) premises. 

Council’s Transport Engineering team acknowledges the strategic intent to 
provide less parking on the site, but suggests that the reduction is too 
substantial without further specific justification. 

Through the application process, Planning Officers however have reviewed 
the traffic analysis as well as the broader policy framework for the site and 
wider MAC, and consider the reduction to be acceptable for the land use. 
This is based primarily on the following factors: 

 The policy framework for parking within the Box Hill Metropolitan Activity 
Centre. 

 The use of the land for retail and office and the type of demand 
generated; 

 The opportunity to improve and increase pedestrian and alternative 
modes of transportation through the provision of the Main Street 
extension through to Prospect Street and the availability of land for 
future bicycle connectivity; 

 The opportunity to reduce parking and vehicle movements into the retail 
core; and 

Policy Framework 

The car parking objectives of Clause 45.09 Parking Overlay – Schedule 1 for 
the Box Hill Activity Centre seek to encourage the use of active and 
sustainable travel modes rather than increase private vehicle travel as well 
as locate and manage car parking so as to minimise traffic generated by the 
search for a parking space. Whilst minimum parking rates are specified for 
office land uses within the Parking Overlay, there is an opportunity to reduce 
the parking provided for a land use should the car parking objectives be 
achieved. As noted in the following assessments, the reduced rate continues 
to respond to the objectives of the Overlay. 
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The PPF and LPPF both support reduced parking rates within Activity 
Centres and specifically the Box Hill Metropolitan Activity Centre. Within the 
PPF, Clause 18.01-3S (Sustainable and Safe Transport) includes strategies 
that seek to design development to promote walking, cycling and the use of 
public transport, in that order, and minimise car dependency. Similarly, both 
Clause 18.02-1S (Walking) and Clause 18.02-2S (Cycling) seek to increase 
the update of walking and cycling through the provision of priority networks 
that link in with nearby public transportation links and interchanges.  

Within the LPPF, Clause 22.07 (Box Hill Metropolitan Activity Centre) 
includes objectives which seek to encourage walking, cycling and the uptake 
of public transport in favour of reduced private vehicle usage as well as 
managing parking supply to support choice of travel mode, and a balance 
between access, sustainable transport and land use needs within the 
Centre. The proposed land use and car parking arrangement is supported by 
the above policy objectives through the location of the site, its proximity to 
transportation, the limited parking supply and the quality of bicycle facilities.  

The proposal responds to these policy outcomes by seeking to reduce the 
rate of parking for the commercial land uses, and by extension reducing 
private vehicle demand and trips within the core retail precinct. The proposal 
also seeks to substantially improve the pedestrian network through the 
construction of an east-west priority pedestrian connection that links the 
enterprise precinct of Prospect Street directly to the Box Hill public transport 
interchanges, substantially encouraging and increasing the uptake of 
alternative travel modes. Whilst no additional bicycle infrastructure is 
proposed, the broader set of works seeks to include the necessary area and 
dimensions for the north-south overpass to Nelson Road, to ensure a future 
connection into the strategic cycling network. 

Reduced Reliance on the Private Vehicle 

The Integrated Transport Strategy (adopted by Council 21 September 2020) 
identifies a number of critical transport issues within the MAC and 
opportunities available for improvements. Relevant to this application are the 
following: 

 The car parking requirements for new developments are not sustainable 
within the anticipated population and employment growth. 

 Active transport participation amongst residents, workers and visitors is 
very low. 

Expanding on the above points, the Strategy indicates that the allocation of 
road space is inefficient and a key factor in the congestion on the road 
network, with resulting adverse economic, environment and social impacts to 
the community. This is linked to the issue of low active transport participation 
within the MAC, through limited allocated of road reserve to the private 
vehicle in lieu of walking and cycling links. 
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The proposal responds to and seeks to alleviate the above issues by 
proposing a substantial reduction in parking (both from the proposed office 
use and the demolition of the existing retail parking), which results in 
substantially less private car movements into the MAC and specifically the 
retail core as a result of the development.  

Furthermore, the proposal also seeks to expand the priority pedestrian 
network and contribute to the provision of bicycle infrastructure through the 
provision of a new east-west connection between Main Street and Prospect 
Street, as well as allocating land for the future construction of a north-south 
rail overpass. This seeks to reallocate existing land within the MAC for 
dedicated pedestrian activity and provides an opportunity for improved active 
transport amongst residents by connecting the residential peripheries into 
the Centre. Both outcomes result in reduced reliance of the private vehicle 
for the site and proposal, but continue to facilitate a change in approach for 
future transport planning within the MAC.  

Land Use 

The proposal seeks to use the land for office and retail and reduces the rate 
of parking for both. It is an established planning principle (see KM Tram 
Enterprise Pty Ltd v Boroondara CC [2018] VCAT 1237) that (office) staff 
parking demands are typically a function of supply, and in locations where 
on-street parking is constrained by time restrictions or limited parking 
availabilities, staff elect to utilise alternate transport modes where available. 
The reduced rate of parking provided for the proposed office and commercial 
uses seek to facilitate a modal shift away from the private vehicle, and to 
encourage staff to utilise the excellent offering of public transportation within 
the MAC. This is supported by the objectives of Clause 22.07 and Section 
4.4.E of the Structure Plan. 

Empirical evidence provided within the Transport Impact Assessment, 
prepared by GTA Consultants (February 2021) further supports the reduced 
parking rate for office land uses, demonstrating an average parking rate of 
0.77 spaces per 100sqm.  

In this instance, officers support a further reduced rate of 0.48 for office and 
0 spaces for retail on the basis that: 

 The reduced supply of parking encourages the uptake of public transport 
for office and retail land uses; 

 The proximity of the building to the numerous public transport options 
within retail core supports the above proposition; 

 The substantially improved east-west connection from the station directly 
into the office precinct supports greater pedestrian activity; and 

 The parking reductions support a sustainable mode shift that supports 
reduced vehicle movements within the centre. 
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This is also consistent with a number of recent Council decisions (as well as 
Tribunal decisions) which support substantially reduced parking rates for 
similar office or equivalent commercial land uses within the MAC.  

Public Transportation 

Given the sites locational attributes within the MAC and the alternative 
transport offerings available (rail, bus and tram), it is anticipated that the 
demand generated for office staff will be limited to the on-site provision of 
parking available with the remainder utilising the excellent public transport 
options available within immediate proximity of the proposed building. This is 
supported by the decision guidelines for parking reductions under Clause 
52.06-7. 

The proposed connection into the priority pedestrian network as well as the 
gifting of land for a future north-south, bicycle overpass (connecting the 
residential peripheries) further substantiates the reduction of car parking by 
demonstrating a clear intent to change user behaviour within the MAC by 
encouraging walking and cycling.   

In addition to the existing public transport network, the Suburban Rail Loop 
(SRL) has recently been announced which proposes a new station within the 
Box Hill transport hub, directly connecting the MAC to adjacent middle 
suburban regions and activity centres. Whilst limited weight can be given to 
the environmental effects statement, the proposed concept significantly 
increase accessibility into the MAC from the outer regions, again supporting 
reduced parking demand within commercial land uses at this location.  

Traffic Impacts 

The SIDRA intersection modelling presented within the submitted Transport 
Impact Assessment, prepared by GTA Consultants (February 2021) 
indicates that there are moderate to high levels of existing traffic congestion 
in Box Hill at present, with these levels expected to marginally worsen with 
the continued development of the area. At present, the existing road network 
operates within acceptable limits during the PM peak hour (congestion 
higher during weekday PM peak). 

However, with existing levels of road-based congestion expected to increase 
in Box Hill due to the substantial building intensification and density being 
accepted within the MAC, a typical approach to transport planning, which 
adopts greater rates for private vehicle parking is unsustainable and would 
further intensify traffic and congestion on the local road network within the 
MAC, degrading the public realm and reducing opportunities for active 
transport, all of which are sought within the relevant local policy and the 
recently adopted Integrated Transport Strategy outlined above.  
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The proposal adopts an alternate approach that seeks to prioritise and shift 
behaviours away from the private vehicle and into walking, cycling and public 
transport, and as a result of this method demonstrates significantly reduced 
vehicle movements associated with the proposed building and through the 
demolition of the existing retail car parking. 

Empirical evidence outlined within the Transport Impact Assessment, 
prepared by GTA Consultants (February 2021) indicates that office / staff car 
parking spaces generally generate traffic movements at a rate of 0.4 vehicle 
movements per staff car space per hour. Application of these rates to the 
proposed provision of 202 car parking spaces indicates that the 
development could be expected to generate up to approximately 80 vehicle 
movements in any peak hour. This generation rate can be accommodated 
into the existing road network. 

However, taking a more holistic approach for the site and acknowledging the 
post-development conditions of Stage 1, the total traffic generation identified 
by the traffic impact assessment post development will be: 

 Lower than the existing use of the site during the critical weekday 
afternoon peak hour (-115 movements). 

 Significantly lower than the existing use of the site during the Saturday 
lunchtime peak hour (-295 movements); and 

 Generally consistent with the existing use of the site during the weekday 
morning peak hour (+6 movements), which can currently be 
accommodated in the existing road network. 

The outcomes above are primarily due to the demolition of the existing 
shopping centre which incorporates a greater number of car parking spaces 
compared to the post development conditions. The data within Table 5.3 of 
the Transport Impact Assessment, prepared by GTA Consultants (February 
2021) prepared demonstrates that there are substantial reduction in traffic 
generation between the existing centre and the post-development conditions 
under Stage 1 (if approved). 

This concludes that the redevelopment of site would not result in increased 
congestion at the current rates of car parking. The traffic impact assessment 
has also adopted a worst-case scenario of the SIDRA analysis with a 20% 
increase in traffic which continues to show adequate traffic conditions. 
Noting the above, the proposed building would not result in unreasonable 
traffic impacts to the existing and proposed road network. 

Whilst Council’s transport engineering team do not agree with the submitted 
outcomes of the Transport Impact Assessment, the following responses are 
provided to their concerns: 

 The adopted generation rates are based on a low rate of parking, which 
is to achieve a significant change in behaviour and modal shift away 
from the private vehicle use, which is an adopted Council position 
through the Integrated Transport Strategy. 
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 The use of the road extension as a ‘rat run’ is unlikely due to the 
significant pedestrianisation of the street network including the raised 
flush pedestrian crossing. Vehicles typically drive slower where the 
boundaries between pedestrian and vehicle are blurred, which limits the 
use of the street as a run between Whitehorse Road and Elgar Road. 

 The proposed road extension is likely to be utilised by people accessing 
the development sites, and given that the traffic generation of these sites 
is identified as low (as specified within Table 5.3), it is unlikely that there 
will be vehicle queuing. The applicant has included queuing analysis, 
which concludes that there will be no traffic impact to the road network 
as detailed within the Transport Impact Assessment. 

 The proposal is DDA compliant, with conditions of permit requiring a 
DDA accessibility plan and audit. 

 The southern side of Prospect Street (post-development) does include 
street furniture, but maintains unencumbered access and clear sightlines 
through its central corridor for those with vision impairments. 

 Visibility sight lines have been considered within the relevant traffic 
impact assessments and deemed acceptable. 

 The proposed access road (created for basement / back of house 
access) to the western side of the commercial building is likely to be 
maintained as a private road and does not need to be constructed to 
Council width specifications. Irrespective, the road maintains a width of 7 
metres, acceptable for two-way traffic. 

 The length of the car parking spaces to the edge of the proposed road 
extension are measured at 6.7 metres, which meets the relevant Clause 
52.06-9 standards for parking space length.  

Bicycle Parking 

The table below demonstrates the following statutory bicycle parking rates 
for the building: 

Description Size Statutory Rate Parking 
Requirement 

Employee Visitor Employee Visitor 

Office 42,843sqm 1 to each 
300sqm 

1 to each 
1,000sqm 

142 
spaces 

42 
spaces 

Retail 1,317sqm 1 to each 
300sqm 

2 plus 1 
to each 
200sqm 

4 spaces 8 spaces 

Total 146 
spaces 

50 
spaces 
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The proposed development includes a total of 408 bicycle parking spaces, 
including 342 secure spaces on the lower ground level, 56 visitor spaces at 
the lower ground level and 10 visitor spaces in the public realm. The 
provision significantly exceeds the statutory requirement by 212 spaces and 
continues to demonstrate a substantial modal shift away from the private 
vehicle. 

The end-of-trip facilities within the building are located between the lower 
ground and lower ground mezzanine floor levels, with bicycle parking for 
staff located on the lower ground and accessed from Prospect Street 
(adjacent the escalators) with separated male / female facilities (including 
showers and lockers) on the mezzanine level and accessed internally via the 
EOT lobby and lift. Both facilities exceed the number of showers and lockers 
required pursuant to Clause 53.34 for Bicycle Facilities. The end-of-trip 
facilities are easily accessible from the public realm and provide excellent 
amenities for staff. 

The proposed bicycle layout has been reviewed by Council’s transport 
engineering department, and no concerns have been identified. This 
indicates that the bicycle parking spaces are easily accessible for use. 

Basement Layout 

The basement layout has been reviewed by Council’s Traffic Engineering 
department. The following assessment is in response to the comments made 
within the referral response that are to be addressed via planning permit 
conditions or require further consideration: 

 There are some minor encroachments into the clearances of car parking 
spaces, particularly to those on the south western corner of the 
basement, however generally all spaces meet the clearance 
requirements as per Diagram 1 of Clause 52.06-9. 

 Bollards are provided to discourage persons parking in front of the 
staircase connecting the split levels of the car park. 

 Allocation of car parking will be identified within any car parking 
management plan required as permit conditions. 

 The location of electrical parking spaces is acceptable, with the total 
provision of 11 charging stations. 

 There is no requirement for motorcycle parking with Clause 52.06. 

The proposal meets all other relevant standards of Clause 52.06-9. The 
basement layout is therefore acceptable. 
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Loading and Unloading 

Commercial vehicle loading / unloading and waste collection is proposed to 
the rear of the building and accessed to the western side of the site via a 
new road connection, avoiding an interface with any key public realm. The 
proposed road connection would also facilitate service access to buildings 
under the Stage 2 redevelopment. 

The loading / unloading and waste collection has been reviewed by the 
relevant traffic and waste departments and are supported subject to 
necessary planning permit conditions for loading management. 

Rail Corridor and Future Rail Overpass 

Rail Corridor 

The application is located to the northern side of the railway corridor, and the 
plans demonstrate proximal buildings and works. These have been 
considered by VicTrack for comment under Section 52 of the Planning and 
Environment Act 1987, who have responded with a number of conditions 
that seek to protect existing infrastructure from the suite of building works. 
These conditions have been recommend in full.  

Future Rail Overpass 

Through negotiations with the permit applicant, planning officers have 
secured a gifting of land (5.8 metres width by 45 metres length) to the 
western side of the wider site (at the edge of the Nelson Road extension), 
allowing for the construction of a pedestrian and cyclist railway overpass. 

The gifted land aligns with the Access Framework Plan outlined within the 
Structure Plan, which identifies the railway overpass as a proposed north-
south link for the MAC, providing access into the Centre from the residential 
peripheries and connecting a number of key east-west strategic cycling 
routes. The overpass is further identified as a critical north-south link within 
the Box Hill Integrated Transport Strategy recently adopted by Council in 
September 2020. 

This a significant net community benefit, and further supports the reduction 
of car parking adopted for the application, through the substantial 
encouragement of alternative modes of transport. 

CONCLUSION 

The application has been considered against and responds to the relevant 
objectives within the Planning and Local Planning Policy Framework. 

The proposed building maintains strong policy support for built form 
intensification, being located within major development Precinct F, and 
further supports employment growth and economic diversity within the MAC 
through the substantial increase of office floor space. 
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The proposed building has been carefully designed and sited to limit offsite 
impacts from both visual bulk and massing as well as the impact of 
overshadowing to the public realm and private residential land. 

The proposed building has also demonstrated a substantial net community 
benefit through the gifting of private land to the western edge of the broader 
site and allowing for the future construction of a critical north-south link, 
identified within the Structure Plan, and further supporting the modal shift 
away from the private vehicle. 

A total of nine (9) objections were received as a result of public notice and all 
of the issues raised have been discussed as required. It is considered that 
the application should be approved, and a Notice of Decision to Grant a 
Planning Permit be issued. 

REPORT FOR WH/2020/597 (RESIDENTIAL BUILDING) 
Planning Controls 

Zone 

The site is located within Clause 34.01 Commercial 1 Zone. Pursuant to 
Clause 34.01-1, a planning permit is required to use the land for 
accommodation, as the Section 1 condition, which specifies that any 
frontage at ground floor level must not exceed 2 metres, has not been met. 

Pursuant to Clause 34.01-4, a planning permit is required to construct a 
building or construct or carry out works.  

Overlays 

The site is located within Clause 45.09 Parking Overlay (Schedule 1), which 
specifies car parking rates for dwelling and offices land uses, reduced from 
the statutory requirements prescribed under Clause 52.06-5 of the Planning 
Scheme. Where a car parking rate is not specified, the rates outlined under 
Clause 52.06-5 of the Planning Scheme apply. 
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The table below demonstrates the following statutory parking requirements 
for the proposed building: 

Description Size Statutory Rate Parking 
Requirement 

Parking 
Provision 

Dwelling One bed 64 
dwellings 

0.5 per 
dwelling 

32 spaces 224 spaces 

Two bed 282 
dwellings 

0.75 
per 
dwelling 

212 spaces 

Three 
bed 

20 
dwellings 

1 per 
dwelling 

20 spaces 

Dwelling 
visitor 

366 
dwellings 

0.2 visitor spaces 
to each dwelling for 
the first five, plus 
 
0.1 visitor spaces 
to each dwelling for 
any subsequent 
dwellings 

73 spaces 0 spaces 

Office 7,615sqm 2 spaces to each 
100sqm NFA 

152 spaces 0 spaces 

Retail 
(shop) 

677sqm  3.5 spaces to each 
100sqm of LFA 

23 spaces 0 spaces 

Total 480 spaces 224 spaces 

A total of 224 car parking spaces are proposed and a planning permit is 
required to reduce the total car parking requirements by 256 spaces. 

PROPOSAL 

The proposal is for the construction of a part 50 and part 51 storey building 
at 17-21 Market Street, comprising of 366 dwellings in the tower and office 
and retail floor space within the podium. The building is positioned to the 
northern side of Main Street and eastern side of Prospect Street. 

The key features of the proposed building are as follows: 

 The provision of 366 apartments, comprising a mix of one (1), two (2) 
and three (3) bedroom apartments within the tower. 

 The provision of 7,615sqm of office floor at the upper ground levels 
within the podium. 

 The provision of 677sqm of retail floor space at both the lower and upper 
ground levels within the podium. 

 The provision of 224 car parking spaces located within three (3) levels of 
basement. 

 The provision of 397 bicycle parking spaces and associated end-of-trip-
facilities within the lower ground level residential bicycle storage and 
commercial end-of-trip facilities. 
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In addition to the above building, the application proposes a secondary two 
(2) storey mixed use building that maintains an interface with Market Street. 
Key features of the proposed buildings and works are nominated as follows: 

Podium 

Residential building podium 

The application includes a five (5) to six (6) storey podium that interfaces 
with Prospect Street on the lower ground level and Main Street on the upper 
ground level. 

At the lower ground level, the podium includes the primary commercial entry 
via the proposed road extension of Prospect Street / Clisby Court, as well as 
the secondary residential entry. A single retail tenancy is located to the 
southern side of the lower ground frontage. 

Vehicular access is located to the northern side of the lower ground level 
providing basement and back of house access. A lift located between the 
commercial and residential entry provides access to the upper ground level 
on Main Street. 

At the upper ground level, the podium includes the primary residential entry, 
surrounded five (5) retail tenancies. A single commercial tenancy is located 
to the northern half of the upper ground podium and accessed via the 
secondary commercial entry which is positioned adjacent the lift core and 
accessed via the communal terrace. 
The upper levels of the podium above Main Street are all accessible via the 
lift core, and include an additional four (4) levels of open plan commercial 
tenancies that extend to the perimeter of the podium as well as residential 
communal open space on level 5, which incorporates both internal and 
external amenities. 

The proposed building’s podium has been designed to integrate in with the 
proposed buildings and works proposed under WH/2020/467 (public realm 
works), which provide improved pedestrian connectivity, landscaping and 
public realm works. 

Market Street Building 

In addition to the above works, the proposal also includes a two (2) storey 
building positioned to the western side of Market Street and the eastern side 
of the laneway.  

The building would be used for commercial purposes with a 188sqm ground 
floor tenancy that has a direct interface with Market Street and a 324sqm 
office tenancy above, that is accessed via a lift to the rear of the building.  

The proposal also includes rear back of house / loading and unloading 
facilities which are accessed from the rear laneway via the residential 
building accessway or Whitehorse Road. 
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Tower 

Above the podium levels, the application proposes an upper level tower, with 
a total height of 50 storeys from Main Street (maximum height of 
173.65metres) and 51 storeys from Prospect Street (maximum height of 
179.05 metres).  

The tower is setback from the podium footprint below and maintains a 
generally consistent massing through its height with consistent side and rear 
setbacks that range between 1.905 metres to the south and 13.235 metres 
to the west. Each floor plate is accessed via the central lift core and used for 
the purposes of accommodation. 

 two (2) storey mid-rise plant room is positioned between levels 19 and 21, 
and will be clad by metal louvres as evidenced in Figure 2 below. 

Design Detail and Materials 

The podium has been designed with a curved form that incorporate masonry 
framing with recessed glazing, capturing the fine grain rhythm of Market 
Street and Main Street. This materiality wraps around the Prospect Street 
and Main Street frontages. 
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The tower adopts a more refined materiality and is primarily clad with a 
glazed curtain wall, with protruding horizontal metal bands as shown in 
Figure 2 below. 

 
I Figure 9: Residential building full height 

Vehicle Access, Parking and Loading 

A total of 224 car parking spaces would be provided for residential use within 
three (3) levels of basement. The basement is accessible via the proposed 
loop road (proposed under application WH/2020/467), with vehicular access 
located to the northern side of the building on the lower-ground level.  

The proposed vehicle accessway entry would be shared by both commercial 
and pedestrian vehicles, and further separated with secure truck access and 
loading / unloading facilities and the car basement access to enable waste 
and commercial loading for the commercial land uses. 
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A total of 398 bicycle parking spaces and end-of-trip facilities would be 
provided within the lower ground residential bicycle storage, each accessible 
from Prospect Street.  

End-of-trip facilities include separate male and female amenities with a total 
of seven (7) showers, and 22 lockers with access provided adjacent the 
commercial entry lobby on the lower-ground level. 

The proposal seeks to reinstate the north-south laneway that provides 
access between Whitehorse Road and Main Street abutting the residential 
buildings podium to the east, providing access through the land to the 
southern side Market Street properties as well as the proposed Market 
Street building described below. 

CONSULTATION 

Public Notice and Consultation 

The application was advertised by mail to the adjacent and nearby property 
owners and occupiers. Following the advertising period nine (9) objections 
were received. 

A Consultation Forum was held on 07 September 2021 chaired by Councillor 
Liu. The forum was held for the broader Stage 1 redevelopment due to the 
integrated nature of the works and the total objections received (a total of 40 
objections received for Stage 1). 

Objections 

The issues raised are summarised as follows: 

 Overdevelopment. 

 Height and overshadowing. 

 Bulk and massing. 

 Traffic congestion. 

 Wind comfort. 

 Reflectivity. 

 Limited open space. 

 Infrastructure pressures. 

 Equitable development opportunity. 

 Restricted vehicular access. 

 Construction impacts. 
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A response to each issue is provided within the table below: 

Objector concern Planning Officer Response 

Overdevelopment The subject site is located within the Major 
Development Precinct F, anticipating 
substantial intensification. The proposed 
building responds to its policy setting.  

Height and 
overshadowing 

The subject site is located within the Major 
Development Precinct F, anticipating 
substantial intensification of the land. 

The proposed height is consistent with the 
policy expectations for the land and respects 
the built form characteristics of the surrounding 
area. 

The resultant overshadowing has been 
considered against the relevant policy and 
Structure Plan outcomes and generally 
provides an acceptable design response with 
regards to overshadowing.  

Bulk and massing The subject site is located within the Major 
Development Precinct F, anticipating 
substantial intensification of the land. 

The building has been designed in accordance 
with the relevant built form guidelines of the 
Structure Plan and provides a level of detail and 
architectural merit to eliminate bulk and 
massing. 

The design response has also been considered 
by an independent urban design expert who 
generally supports the proposed built form. The 
proposal is generally acceptable against the 
relevant built form outcomes. 
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Objector concern Planning Officer Response 

Traffic congestion The post-construction outcomes under Stage 1 
demonstrate less traffic movements when 
compared to the existing buildings on the land, 
resulting in reduced traffic generation from the 
site. 

The reduced rate of car parking seeks to limit 
car parking demand into the centre and achieve 
a modal shift away from the private vehicle 
through provision of a new east-west pedestrian 
connection proposed into the office precinct as 
well as the gifting of land to the Nelson Road 
extension at the western side of the site for the 
future provision of a rail overpass, supporting 
active transport from the residential peripheries. 

The proposal generally meets the relevant 
policy outcomes sought for land use and car 
parking. 

Wind comfort The applicant has environmental wind 
assessments which demonstrate a variety of 
comfort conditions that would be acceptable. 

Reflectivity The applicant has submitted a desktop 
reflectivity assessment, which demonstrates 
that glint and glare impacts would be managed 
through the design detail phase of construction. 

A condition would require a reflectivity 
assessment to demonstrate that the proposal 
will not result in unreasonable glint and glare to 
any sensitive receptors.   

Limited open space The proposed building includes internal and 
external communal open space areas for future 
occupants on the top of the podium level, 
meeting Clause 58 – Apartment Development 
standards. 

In addition, the proposal is designed to 
integrate in with the public realm improvement 
works made under WH/2020/467 which will 
provide additional areas of urban open space. 
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Objector concern Planning Officer Response 

Infrastructure pressures The subject site is located within a commercial 
area which is fully serviced by existing service 
infrastructure. There is no evidence that the 
existing infrastructure would not be adequate 
for the proposed development. 
A condition would require civil / drainage plans 
which will ensure that the necessary 
infrastructure is provided commensurate with 
the scale of the building. 

Equitable development The proposal demonstrates equitable 
development outcomes at both the podium and 
tower level. 

At the podium, the building is constructed 
primarily to the boundary to the north, allowing 
opportunity for a commensurate form for the 
adjoining properties.  

To the east, the podium maintains a setback 
through the laneway, which was refined through 
discussions with Council’s urban designer 
during the application process. A condition 
would require that the plans be amended to 
reflected the without prejudice set that achieves 
the equitable development outcomes. 

At the tower levels, the building maintains 
substantial setbacks from the boundaries, 
allowing equitable opportunity for development 
and amenity, with the only encroachments into 
the typical 4.5 metre setback being at the 
buildings edge, which is only for a small section 
of built form.  

Restricted vehicular 
access 

The proposal does not restrict vehicular access 
to properties located to the southern side of 
Whitehorse Road, which maintain access from 
the existing laneway. 

Where access is limited to the properties to the 
south-western side of Market Street 9due to the 
proposed enclosing wall to Main Street), permit 
conditions ensure that an easement will be 
created to allow access rights to these 
buildings. 

Construction impacts A permit condition will recommend a 
construction management plan which will seek 
to manage any offsite construction impacts. 
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Additional Submissions 

A submission under Section 52 of the Planning and Environment Act 1987 
was received by Council from VicTrack on 28/08/2020, who did not raise 
concern with the application subject to planning permit conditions. 

EXTERNAL AND INTERNAL REFERRALS 

External 

Referral Authority Type Response 

Department of 
Transport 

Section 55 
(determining) 

No objection, subject to planning 
permit conditions 

Internal 

Internal Department Response 

Transport Concerns with the proposed traffic response and 
basement layout. To be discussed further below. 

Asset Concerns with the proposed engineering 
response, subject to permit conditions. To be 
discussed further below. 

Design and Construct A number of comments received in relation to 
the broader public renewal works. These have 
primarily been addressed under WH/2020/467. 

City Works A number of comments received in relation to 
the broader public renewal works. These have 
primarily been addressed under WH/2020/467. 

Parks and Natural 
Environment 

A number of comments received in relation to 
the broader public renewal works. These have 
primarily been addressed under WH/2020/467. 

Strategic and 
Landscaping 

A number of comments received in relation to 
the design of the proposed buildings and works. 
These are addressed further below, or via permit 
conditions. 

ESD ESD expectations are met, subject to planning 
permit conditions 

Waste Concerns have been raised with respect to 
collection of waste for the Market Street building 
which have since been addressed within a 
revised Waste Management Plan. 

Other External Advice 

Council has also referred the application material externally to both MGS 
Architects and Vipac Engineers for independent advice on urban design and 
environmental wind respectively. 
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The table below summarises their response: 

External Referral Response 

MGS Architects Summary: 
 
Subject to the adoption of Recommendations 1 
to 13 to the satisfaction of the Council, I support 
the proposal as one delivering with its partner 
projects an exciting new neighbourhood within 
the centre and support its approval on Urban 
Design grounds 
 
The recommendations made by MGS will be 
discussed further below. 

Vipac Engineers Summary: 

 Vipac have reviewed the environmental 
wind assessment and conclude that Mel 
Consultants have used the proper 
analysis and methodology to measure the 
wind effects on the pedestrian level 
surrounding the proposed development. 

 Where exceedances of the recommended 
wind criteria have been found, appropriate 
recommendations have been made to 
mitigate and improve wind comfort. 

DISCUSSION 

The proposed building, together with the broader redevelopment of the site 
under Stage 1 (WH/2020/466 for the office building and WH/2020/467 for the 
public realm works) will play a critical role in Box Hill’s evolution as a vibrant 
and integrated centre supporting the delivery of housing within the 
Metropolitan Activity Centre (MAC) as envisaged under Clause 22.07 – Box 
Hill Metropolitan Activity Centre. 

Specifically, the proposed building delivers high quality and affordable 
housing stock within the centre’s core that is highly accessible to public 
transport, services and entertainment, supporting the anticipated growth of 
the Centre. The proposed building also includes a number of commercial 
land uses, providing additional employment opportunities and economic 
benefit. 

The proposed building represents an architectural outcome that is consistent 
with the built form outcomes of the relevant policy and Box Hill Transit City 
Activity Centre Structure Plan 2007 (“the Structure Plan”), and seeks to 
enhance the built environment and immediate public realm, in association 
with the broader works and landscaping outcomes proposed under Stage 1. 
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The assessment below outlines that the proposed buildings and works 
provide both an acceptable design response for the site, as well as the 
broader Stage 1 applications, as well as a significant net community benefit 
for the municipality, generally in line with the policy direction under the 
Whitehorse Planning Scheme and Clause 71.02-4 for Integrated Decision 
Making. 

The two-storey building proposed to Market Street, including its design, 
height, shadowing impact and other planning considerations will be 
assessed as a separate element to the primary tower. 

Net Community Benefit 

Pursuant to Clause 71.02-3 for Integrated Decision Making, Planning and  
responsible authorities should endeavour 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 generation. 

In seeking to balance the competing objectives under the policy framework 
applicable to the site, planning officers have been successful in negotiating a 
number of outcomes through the application process that would generate 
significant net community benefit. 

‘Net Community Benefit’ is a planning concept which has been well 
established over time, and was enshrined in the current Victorian Planning 
Provisions in the late 1990’s. It is the requirement that a proposal goes 
beyond balancing the benefits and dis-benefits of what is proposed, to 
create an overwhelmingly positive planning outcome.  

There are a variety of additions to a proposal that could be considered to 
increase the overall community benefit of the proposal, these may include 
improved public (indoor or outdoor) spaces or buildings (not public open 
space), affordable housing, or other strategically justified use of benefit to 
the community (library, kindergarten, community meeting room etc).  

Due to the overwhelmingly large demand for affordable housing in Victoria, 
the Minister for Planning amended the Planning and Environment Act (‘the 
Act’) in 2018 to include that an objective of the Act is: 

(fa)     to facilitate the provision of affordable housing in Victoria. 

‘Affordable Housing’ has subsequently been defined by a Governor in 
Council Order based on income level, and guidance support has been 
provided to Councils and developers to help facilitate affordable housing as 
part of development applications. Specifically the Act supports the use of 
voluntary section 173 Agreements for affordable housing. There is also a 
Ministerial Notice which specifies the matters that must be considered in 
determining whether housing provided under an Affordable Housing 
Agreement is appropriate for the needs of very low, low and moderate-
income households. 
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At Clause 22.07 (Box Hill Metropolitan Activity Centre), the Whitehorse 
Planning Scheme establishes policy basis for creating affordable housing in 
Box Hill. This is supported by state policy at clause 16.01-2S, which has an 
objective: 

 To deliver more affordable housing closer to jobs, transport and 
services. 

 With various strategies, including: 

 Encouraging a significant proportion of new development to be 
affordable for households on very low to moderate incomes. 

Increase the supply of well-located affordable housing by: 

 Facilitating a mix of private, affordable and social housing in 
suburbs, activity centres and urban renewal precincts. 

Whilst the Whitehorse Planning Scheme does not include a specific 
percentage basis for the provision of affordable housing, significant strategic 
planning work across Victoria has established best practice for the provision 
of affordable housing around 6%. Examples of this include: 

Port Phillip Planning Scheme: 

- Fishermans Bend – 6% 

- Bay Street Activity Centre – 10% 

Melbourne Planning Scheme: 

- Fishermans Bend – 6% 

- West Melbourne Precinct – 6% 

Yarra Planning Scheme: 

- Amcor Site – 10% 

- Various DPOs – 5%-10% 

As such, 6% affordable housing has been used in this application as an 
established negotiating point for a voluntary affordable housing agreement to 
help achieve net community benefit. 

The benefit agreed to be provided by the applicant through the permit 
applications to support the proposed development can be summarised as 
follows: 

 The supply of 6% affordable housing; and 

 The replacement of improved wind structures within Market Street.  

This is in conjunction with the delivery of significant public realm upgrades 
under the WH/2020/467 application, the improved east-west pedestrian 
connection through the MAC and the voluntary gifting of land to enable the 
future construction of a north-south railway overpass. 
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Overall, the extent of works proposed under Stage 1, together with the 
negotiated outcomes to be voluntary delivered by the landowner result in 
significant net community benefits for the Box Hill community. These are 
discussed in greater detail below. 

Policy Framework 

Planning Policy Framework (PPF) 

The proposal responds to the objective of Clause 11.03-1S for Activity 
Centres which seeks to encourage the concentration of various land uses 
into highly accessible activity centres through a substantial net increase in 
high quality housing stock supporting the anticipated growth within the MAC. 

The proposal responds to the objective of Clause 15.01-1S for Urban Design 
and Clause 15.01-2S for Building Design through a site responsive design 
that positively contributes to and enhances the built form and public realm 
character of the Box Hill MAC.  

The proposal responds to the objective of Clause 15.02-1S Energy and 
Resource Efficiency by meeting best practice BESS outcomes, conforming 
to Council’s ESD expectations under Clause 22.10.   

The proposal responds to the objectives of Clause 15.01-4S Healthy 
Neighbourhoods by proposing a development that provides for the 
development of excellent connection opportunities to the nearby walking, 
cycling and public transit routes, promoting opportunity for regular and 
healthy activity to and from the site by encourage the uptake of alternative 
and sustainable transportation. 

The proposal responds to the objectives of Clause 16.01-1S for Housing 
Supply by delivering well-located and diverse housing that meets the needs 
of the Box Hill community, and provides access to a number of public 
transportation options, services and community facilities. 

The proposal also responds to the objectives of Clause 16.01-2S for 
Housing Affordability through the voluntary supply of 6% of affordable 
housing dwellings, as defined by Section 3AA of the Planning and 
Environment Act which supports the current shortfall in affordable housing 
within the Box Hill area and seeks to deliver more affordable housing within 
the MAC, closer to employment opportunities, transport and services. 

The proposal responds to the objectives of Clause 17.01-1S for Diversified 
Economy and Clause 17.02-1S for Business by supporting employment 
growth and access to jobs within the MAC through the provision of 
approximately 7,615sqm of office floor space and 677sqm of retail floor 
space within the buildings podium. 
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The proposal responds to the objectives of Clause 18.02-1S for Walking and 
18.02-2S for Cycling by supporting the uptake of these modes of transport 
through a substantial increase in bicycle parking that is easily accessible 
from the primary pedestrian network with excellent amenities for staff and 
visitors. 

The proposal responds to the objective of Clause 18.02-3S for Public 
Transport by substantially reducing the reliance on the private vehicle and 
supporting the uptake of the multitude of nearby public transport options. 

Local Planning Policy Framework (LPPF) 

The proposal responds to the vision for Whitehorse outlined under Clause 
21.03 for A Vision for the City of Whitehorse which seeks to maintain and 
enhance the built environment to ensure a liveable and sustainable city by 
seeking to substantially improve the built environment within the Box Hill 
MAC and providing a substantial net increase quality housing stock 
supporting the anticipated growth within the MAC. 

The proposal responds to the objectives of Clause 21.05 for Environment 
through the development of an environmentally sustainable building (Best 
Practice BESS) and by encouraging the uptake of sustainable transportation 
through reduced on-site car parking, enhanced bicycle facilities and 
improved connections that substantially improve direct pedestrian access to 
the Box Hill public transport interchange, supported by both Council’s ESD 
advisor and urban design advice. 

The proposal responds to the objectives of Clause 21.07 for Economic 
Development by facilitating a substantial investment in high quality office 
space within the MAC, housed within a contemporary and attractive built 
environment. 

The subject site is located within the ‘Box Hill Transport and Retail’ activity 
precinct and the ‘Major Development’ built form precinct which together seek 
to support taller buildings for a variety of land uses. The proposal responds 
to the objectives of Clause 22.07 for the Box Hill Metropolitan Activity Centre 
through the delivery of high quality housing stock, supporting the anticipated 
population growth of the MAC whilst also providing employment and retail 
opportunities through the provision of 7,615sqm of office and 677sqm of 
retail floor space, strengthening the role of the MAC as a major commercial 
hub. In addition, the proposed building has been designed to respond to its 
immediate surrounds, with substantial improvements to the built and the 
pedestrian environments.  

The proposed development demonstrates design excellence through its 
architectural quality, materiality and overall design concept, which also 
results in further enhancements to the pedestrian experience of Box Hill with 
activated frontages. Together with the broader public realm works will seek 
to make substantial public realm improvements to the Box Hill MAC, 
consistent with the policy objectives of Clause 22.07. 
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Urban Design 

Urban Design Advice 

Council have received independent urban design advice from MGS 
Architects for the proposed building, which offers a number of key 
recommendations seeking to improve the urban design outcomes of the 
building. These are outlined in the table below, with planning officer 
responses: 

Urban Designer 
Recommendation 

Planning Officer Response 

Recommendation 1: 

Adopt Equitable development 
principles for the setbacks to for the 
Commercial Tenancies on Ground 
level to Level 4 inclusive as follows: 

 For the Main Street Building, 
provide a depth for the northern 
light court of 3m from the 
northern abutment with 
adjoining properties. 

 For the Market Street and Main 
Street Buildings, provide a 
setback of 3m from the 
centreline of the eastern 
laneway.  

Through subsequent urban design 
meetings, the applicant presented without 
prejudice plans that sought to provide the 
necessary setbacks for improved 
equitable development opportunity. 

These modifications were supported by 
Council’s Urban Designer, and these 
plans will be adopted into the primary set 
through planning permit conditions. 

Recommendation 2: 

Provide a setback of 3m from the 
northern boundary interface for the 
Level 4 podium from the northern 
boundary interface to enable the 
visibility of the form to be addressed 
within the lower level fine grain 
context to the north east and north. 

As above, through subsequent urban 
design meetings, the applicant presented 
without prejudice plans that sought to 
provide the necessary setbacks. 

These modifications were accepted by 
Council’s Urban Designer, and these 
plans will be adopted into the primary set 
through planning permit conditions. 

Recommendation 3: 

A suite of 3- D thumbnail drawings 
and details are to be provided at 
minimum 1:50 detail describing the 
proposed projecting blade balcony, 
plant room floors, planter and bridge 
details and frontage details for the 
Market Street building complete 
with façade details and sections to 
the satisfaction of the council 
demonstrating the quality, fitness for 
purpose and resilience of the 
materials and approaches adopted. 

The submitted drawings from Bates Smart 
provide a suitable level of detail for 
assessment. A façade strategy will form a 
condition of any permit granted, which will 
provide further design detail of the 
necessary architectural details and 
building fittings, to demonstrate the 
buildings quality and fitness for purpose. 

 

 

\ 
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Review the design language for the 
north and eastern sides of the 
Residential Tower podium facades 
to ensure each is invested with the 
design quality and articulation 
arising from it scale relative to the 
surrounding built form and 
consistent with the quality and 
language applied to the Main Street 
and Prospect Street interfaces. 

As above, through further subsequent 
urban design meetings, the applicant 
presented without prejudice plans that 
sought to reference the design language 
from the street façade to the north/east 
interface. These were supported by 
Council’s Urban Designer, and these 
plans will be adopted into the primary set 
through planning permit conditions 

Consider the quality and capacity of 
the lower level residential access in 
the light of its obvious role as a 
drop-off and collection point for taxis 
and share transport in particular. 

The secondary residential access has 
been reconsidered in revised plans and 
maintains a clear point of entry from the 
ground floor level, suitable for its intended 
purpose. 

Recommendation 4: 
The Wind assessment and design 
response is to be updated to make 
recommendations for and provide 
amended drawings to achieve the 
following: - 

The Environmental Wind Speed 
Measurements (prepared by Mel 
Consultants) have been revised several 
times to ensure acceptable wind comfort 
results for both the building and wider 
pedestrian network. 

The proposed building entries and 
adjoining pedestrian accessways maintain 
suitable standing and walking comfort 
respectively. 

At the upper levels, the communal 
terraces have been designed to include a 
mix of sitting and standing comfort for 
both short and long term stationary 
recreation. 

Within the wider network, the proposal 
demonstrates a loss of wind comfort 
within Market Street, however the 
applicant has committed to the 
construction of high quality wind 
structures to the western side of the street 
that will allow for acceptable sitting 
comfort. These outcomes will be 
discussed further in later sections of the 
report below. 
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Recommendation 5: 

Reduce the height of the proposed 
tower to ensure the south side of 
the footpath beyond the kerb is not 
overshadowed after 11am at the 
September 22nd equinox to the 
satisfaction of the responsible 
authority 

The applicant has responded to this 
recommendation to demonstrate that the 
proposed building does not result in 
overshadowing to the southern side of the 
Carrington Road footpath at 11am on the 
Equinox. 

Recommendation 6: 

Setback the northern façade of the 
residential tower a minimum 4.5 
from the northern boundary for the 
Low rise and apartments and 
associated low-rise plant areas. 

Amend the arrangements of the 
northernmost midrise tower and 
high rise tower units  to further 
erode the extent of built from at the 
northern apex to provide a minimum 
4.5 m to balcony edges with greater 
setbacks for habitable rooms 
providing for a progressive reduced 
interface intensity above the lower 
rise levels to the satisfaction of the 
Council.  

Through subsequent urban design 
meetings, the applicant presented without 
prejudice plans that retained the existing 
setback of the northern podium, with 
modified architectural detailing and a 
deeper setback to the light-well,  

These modifications were supported by 
Council’s Urban Designer, and these 
plans will be adopted into the primary set 
through planning permit conditions. 

Recommendation 7: 

Provide a subdivision plan clearly 
denoting the areas of 24 hour 
access e.g. to lifts providing 
connection between Main Street 
and Prospect / Clisby Street and 
transfer of land e.g. interconnection 
of Prospect St and Main Street for 
review and approval by council and 
a draft management framework to 
secure access for the licensed 
areas to the satisfaction of Council. 

A planning permit condition has been 
recommended that will require that the 
landowner enter into an Agreement to 
ensure that the lifts are publically 
accessible on a 24/7 basis and 
maintained in good working order. 

An additional planning permit condition 
has also been recommended under 
WH/2020/467 (for the public realm works) 
that would also require that the landowner 
enter into an Agreement to ensure that 
the areas of public realm proposed will be 
publically accessible on a 24/7 basis in 
perpetuity.  
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Recommendation 8: 

Consider a condition requiring the 
retention of Bates Smart Architects 
through the project development 
and delivery and/or a firm of 
commensurate record for industry 
awards across both Residential and 
Commercial Buildings to the 
satisfaction of the Council. 

A planning permit condition has been 
recommended to both this application and 
the building under WH/2020/466 (office 
building) to require the retention of Bates 
Smart Architect (or firm of commensurate 
expertise) through the project 
development and delivery, ensuring that 
the design merit is maintained to 
commencement of works and beyond. 

No further recommendations were made, with Council’s urban designer 
finding that the proposed building architectural quality, height and massing 
were responsive to the site and surrounds.  

Building Height and Overshadowing 

Building heights within the Box Hill MAC are primarily guided by two urban 
design principles established within the Structure Plan (2007), namely that 
built form appropriately transitions to the surrounding residential areas at the 
edges of the Activity Centre, and that new development does not cast 
shadows to Key Public Spaces, peripheral Residential Precincts or 
residential areas outside the Activity Centre between 11am and 2pm on 22 
June. 

In addition to the above, the Structure Plan also seeks to maintain and 
improve pedestrian amenity and enhance streets as public spaces to support 
and cultivate a range of activity. This is further supported within the built form 
guidelines of the Major Development Precinct under Clause 5.2.F which 
identifies the need to protect the amenity (including access to sunlight) of 
streetscapes. 
In assessing the appropriateness of the proposed building height, planning 
officers refer to the decision guidelines of the Zone, and the objectives of the 
Policy Framework and Structure Plan. 

Building Height 

In determining that the proposed 50-51 storey building height is an 
acceptable response to the precincts vision and built form characteristics, it 
is first important to understand the context of the site and surrounding area. 
The following developments have been constructed or approved in the 
immediately surrounding area and are deemed relevant to the context of the 
subject land: 

 9-11 Prospect Street: 25 storeys (under construction) 

 34-36 Prospect Street: 30 storeys (approved) 

 820-824 Whitehorse Road: 30 storeys (constructed) 

 826-834 Whitehorse Road: 31 storeys (under construction) 

 850 Whitehorse Road: 26 and 36 storeys (constructed) 
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 545 Station Street: 36 storeys (constructed) 

The above approvals / developments are all located on sites that were 
suitable for substantial redevelopment due to their size, consolidation or 
locational attributes (i.e. major highway interface), and on the basis that the 
heights proposed would not result in unreasonable amenity outcomes such 
as overshadowing to key open spaces identified in the Structure Plan (2007) 
or the priority pedestrian corridors. 

 The site maintains similar locational characteristics to the above buildings, 
being positioned within an unencumbered, redevelopment site and away 
from any sensitive residential interfaces on the periphery of the MAC. 
However, the subject site is further distinguished from the above due to its 
location within the central core of the MAC, between the existing 36 storey 
buildings to the east (545 Station Street – Sky One) and west (850 
Whitehorse Road – The Chen) respectively. 

As such, whilst the proposed building is taller than its nearest counterparts to 
the east and west by 14-15 storeys, the building would appropriately scale 
up towards its centralised location within the MAC, sitting comfortably within 
the context of the Box Hill skyline and creating a focal point for the ‘town 
centre’, providing an appropriately scaled building in the centre’s core from 
which future developments can reference in a ‘scaling down’ towards more 
sensitive, periphery area.   This responds to the objectives and supporting 
strategies of Clause 15.01-1S Urban Design and Clause 15.01-2S Building 
Design which require developments to respond to their locational context. 
In addition to the built form context above, the building’s height is further 
supported through floor area uplift principles, with the voluntary supply of 6% 
of affordable housing dwellings as defined under the Planning and 
Environment Act 1987 (as well as other key benefits being offered under 
stage 1, including the gifting of land for a future overpass connection; 
addition east-west connection and substantially improved public realm open 
spaces, which are desperately discussed). The substantial net community 
benefit being offered by the applicant is commensurate with the building 
height proposed, on the basis that the uplift does not result in any 
unreasonable overshadowing (as discussed further below). 

The proposed construction of a 50-51 storey building is consistent in the 
context of the site, responding to the sites locational attributes and proposing 
a height that would sit comfortably within the Box Hill MAC skyline.   

Overshadowing 

As noted above, existing and approved building heights within the Box Hill 
MAC have generally been derived/limited as a result of the need to limit 
impacts of overshadowing to residential areas and priority pedestrian 
corridors.  

The current policy objectives within the Whitehorse Planning Scheme that 
are relevant to overshadowing are as follows: 
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 Built form policy at Clause 22.07 (Box Hill Metropolitan Activity Centre) 
encourages development that protects key open spaces from 
overshadowing. 

 Section 5.2.F of the Structure Plan (2007) for the Major Development 
Precinct encourages development  to avoid overshadowing of Key 
Public Spaces, Peripheral Residential Precincts or residential areas 
outside the Activity Centre between 11am and 2pm on 22 June, beyond 
what would result from an 11m building over the full extent of the site 

 Section 5.2.F of the Structure Plan (2007) for the Major Development 
Precinct seeks to protect the amenity (including access to sunlight) of 
streetscapes and ‘Key Public Spaces’. 

Whilst the Structure Plan does not include an overshadowing test for the 
pedestrian network within the MAC, adopting 11am to 2pm at the Equinox is 
considered to be a balanced assessment approach that is consistent with a 
number of Council approved permits on Prospect Street and further 
supported by Council’s urban design advice received on the application.  

The table below outlines the relevant areas for protection and the associated 
overshadowing tests: 

Location Overshadowing test Response 

Market Street and Main 
Street (east) civic plaza 
(Key public space within 
the Structure Plan, 2007) 

June solstice, 11am to 
2pm 

No shadow impact from the 
residential building to Market 
Street or Main Street east 
between 11am and 2pm at the 
Solstice 

Carrington Road 
(Key public space within 
the Structure Plan, 2007) 

June Solstice, 11am to 
2pm 

No additional shadow impact 
from the residential building to 
Carrington Road between 
11am and 2pm at the equinox,  

Hopetoun Parade 
pedestrian footpath 
(southern side) 

September equinox, 
11am to 2pm 

No shadow impact from the 
residential building to the 
southern side of the Hopetoun 
Parade footpath between 
11am and 2pm at the Equinox 

Thurston Street 
pedestrian footpath 
(southern side) 

September equinox, 
11am to 2pm 

No shadow impact from the 
residential building to the 
western side of the Thurston 
Street footpath between 11am 
and 2pm at the Equinox 

Residential periphery 
private property (southern 
side of Hopetoun Parade / 
western side of Thurston 
Street) 

September equinox, 
11am to 2pm 

No shadow impact from the 
residential building to 
residential periphery between 
11am and 2pm at the Equinox 
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The table above demonstrates that the height of the proposed building would 
not result in any overshadowing impact to these spaces between 11am and 
2pm at either the Winter Solstice or September Equinox. Where the 
proposed building results in  shadowing to the Carrington Road ‘Key Public 
Space’ between 11am and 2pm at the Winter Solstice, the shadow diagrams 
demonstrate that this space would already be overshadowed by an 11 metre 
building over the full extent of the site (meeting the guidance under  the 
Structure Plan).  

The proposed building has been designed to respond to the immediate 
context, with the building height not resulting in any unacceptable 
overshadowing impact to the existing public realm). This is consistent with 
the relevant policy objectives and outcomes applicable to the site, and 
demonstrates an outcome that continues to maintain the solar amenity of the 
surrounding public open spaces and priority pedestrian network, supported 
by the policy outcomes under Clause 22.07 as well as the guidelines of the 
Structure Plan (2007). 

The expectation of amenity for dwellings within the residential periphery 
must be balanced with the increased density being achieved and anticipated 
within the MAC consistent with the strategic direction for the land. In this 
instance, the areas of private open space that are likely to be overshadowed 
will still receive solar amenity during the day beyond 9am or 10am and the 
extent of shadowing from the building to the residential periphery is 
acceptable when balanced against the strategic intent for the site and the 
excellent built form outcomes for the Box Hill MAC.  

Built Form 

The proposed building design is responsive to the built form objectives of the 
Major Development Precinct outlined within the Structure Plan, and 
supported by the relevant objectives of Clause 22.07 for the Box Hill 
Metropolitan Activity Centre. The built form outcomes sought for 
development under Clause 22.07 and the Precinct F built form guidelines of 
the Structure Plan can be summarised as follows: 

 Articulated building facades and high quality building materials, 
demonstrating design excellence and visually interesting built form. 

 Podium-tower building formats, with upper levels recessed to provide 
ample spacing between high-rise buildings. 

 Active street level frontages to enhance the public realm at ground levels 
and improve pedestrian permeability. 

 Active land uses within the podium to support opportunities for passive 
surveillance. 

The following sections of the report will assess the buildings form and 
architectural arrangements of the building. 
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Building Setbacks 

The built form guidelines of Precinct F encourages upper level building 
(tower) setbacks above 12 metres (from Main Street) and 16 metres (from 
other streets), and seeks to ensure that setbacks between buildings are 
sufficient to allow equitable development outcomes.  

The building proposes the following upper level setbacks above the podium 
at each interface: 

 North: tower setback from the apex at 4.5m 

 East: tower setback from the apex at 3.995m or 5.515m to the centre of 
the adjoining laneway 

 South: tower setback from the apex at 1.905m 

 West: tower setback from the apex at 12.235m 

The tower has been designed as a curved rhomboid shape, and all setbacks 
beyond the buildings apex are reduced from the sites boundaries and 
podium, minimising bulk and massing when viewed in the round. 

The proposed upper level setbacks accord with the built form guidelines of 
Precinct F but also seek to reduce bulk and massing at the upper levels, 
manage wind conditions and protect daylight access to the proposed 
apartments. Greater setbacks have been employed to the more sensitive 
interfaces to the north and east, allowing for equitable development 
outcomes on adjoining sites and to protect the internal amenity to the 
proposed residential dwellings. The towers arrangement is supported by 
Council’s urban design advice. 

The southern setback of 1.905m to Main Street is as a result of the setbacks 
required to the northern boundary to allow for equitable development 
opportunities. The proposed setback to the south is offset by the strength of 
the podiums base and the width of the proposed Main Street extension, 
reducing the towers presence within the public realm. 

The podium has been designed primarily to the sites northern and eastern 
boundaries adopting equitable development principles. Greater podium 
setbacks are proposed around the western Prospect Street interface, 
providing additional terrace space for the building, integrating with the 
proposed public realm works (under WH/2020/467) and opportunities for 
improved access, circulation and passive recreations.  
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To the north, the podium is located on the boundary, and adopts a central 
light-court arrangement with a depth of 3 metres and width of 14.875 metres. 
This allows for equitable development opportunities to any building on the 
north without compromising daylight access. The land holdings to the north 
of the site maintain an aspect to Whitehorse Road for improved solar 
amenity, and could adopt a podium and light-court arrangement to the 
proposed building. The proposed buildings podium arrangement has been 
carefully considered by planning officers with support from Council’s urban 
designer. 

The proposed building massing is acceptable in its context, respecting the 
existing and emerging built form outcomes in the immediate area, and 
responding to the policy outcomes sought under the Major Development 
Precinct F.  

Architectural Expression 

The proposed development adopts curved façade lines and a refined upper 
level form that presents as visually interesting when experienced in the 
pedestrian realm and from afar. This responds to the policy objectives of 
Clause 22.07 which encourages design excellence. 

The buildings podium and base has been designed with a curved masonry 
frame, which adopts a rectilinear pattern.  The materiality wraps around to 
the northern and eastern elevation, referencing the existing materiality and 
fine grain rhythm of Market Street and Main Street. 

The podiums curved elements soften the edges of the public realm, while 
creating defined points of entry into the building. The solidity and texture of 
the masonry improves visual interest within the public realm, and provides a 
grounding element to the more refined/elegant tower form atop. These 
outcomes are supported by Council’s urban design advice. 

At the upper levels, the tower adopts a more formalised appearance through 
the use of glazed curtain wall and horizontal metal bandings. The tower has 
been designed as a slender rhomboid shape, forming a sculptural element 
within the Box Hill skyline. The buildings inset balconies and wintergardens 
provide further articulation through the height of the building. This is 
supported by Council’s urban design advice. Planning officers have 
recommended a condition that requires the permit holder to retain the project 
architect (or architect of equivalent experience), to ensure that the design 
quality is maintained throughout the design and construction process. 

The proposed design response is well considered, demonstrating 
architectural excellence that is consistent with the built form policy outcomes 
sought under Clause 22.07. 
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Public Realm 

The majority of the public realm improvements associated with the Stage 1 
redevelopment are the subject of Planning Permit Application WH/2020/467 
(for the public works) and have been designed to integrate with and 
compliment the proposed residential/mixed use building. 

The public realm works would provide a new pedestrian connection between 
Main Street through to Prospect Street and Clisby Court, substantially 
improving pedestrian movement and permeability through the MAC. 

The western end of Main Street currently terminates at a loading bay 
associated with the Woolworths Supermarket, and has limited foot traffic due 
to the back of house function of this interface. The proposed public realm 
works associated with this residential building would activate the currently 
underutilised area at the western end of Main Street, providing activated 
tenancies to both Main Street and extending down to Prospect Street, 
resulting in significant amenity improvements. This further supports the east-
west connection proposed under WH/2020/467 (public realm works), 
providing high-amenity pedestrian access between the public transport 
interchanges directly to the Prospect Street office precinct. 

The proposed podium has been designed with greater setbacks around its 
western edge, providing a partially covered forecourt space between the 
buildings primary and secondary entries on the upper ground level on Main 
Street. The upper-level terrace includes lift access between the lower and 
upper ground levels, and provides further opportunities for passive 
recreation through the addition of seating. 

The podium provides appropriately scaled glazing areas at the lower and 
upper ground levels to ensure a visual connection to the streetscape and 
provide opportunity for passive surveillance which is currently lacking under 
the existing conditions. Figures 3 and 4 demonstrate the existing Main Street 
interface and compares it to the proposed outcomes and compares it to the 
proposed public realm outcomes: 

 

J Figure 10: Existing Main Street west interface 
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K Figure 11: Proposed Main Street west interface 

Pedestrian Amenity 

The proposal would enhance the pedestrian environment through 
substantive public realm improved associated with the Stage 1 
redevelopment of the site.  

As part of these improvements, the proposal ensures that the pedestrian 
environment maintains high levels of amenity by way of sunlight, wind 
comfort (discussed below) and high levels of clear glazing to provide visual 
connection and surveillance into the street.  

The proposed public realm also make substantial visual improvements to 
what is currently a back of house area and car park to the western end of 
Main Street and eastern end of Prospect Street through the use of high 
quality materials, increased landscaping opportunities and improved street 
furniture that seeks to enhance the space for improved passive recreation 
and to serve as a genuine urban plaza. 

Overall, the proposed areas of public realm maintain excellent amenity for 
the pedestrian environment, enhancing the space for its enjoyment and use. 

Market Street Building 

In addition to the main residential tower and podium, the application 
proposes a two storey commercial building to front Market Street, which 
seeks to respond to the existing height and setback characteristics of the 
street. The building will be finished in a similar masonry finish to the podium, 
with substantial glazing to the frontage, capturing the fine grain rhythm of the 
streetscape.  
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The Market Street would provide passive surveillance opportunities and 
activation to Market Street through a ground level retail frontage and upper 
level commercial tenancy. A canopy at the ground level will continue the 
canopy line that is already present on Market Street to ensure that the 
building integrates in with the existing forms. The built form outcomes for this 
secondary building are generally acceptable. 

The building will include a retail use at ground level and an office above, 
both consistent with the purpose of the Commercial 1 Zone, and the nature 
of uses existing within the street. Both tenancies are accessed from the 
street frontage, with the office utilising a corridor for rear lift access. 

The overshadowing analysis prepared demonstrates that the proposed 
building would not result in any additional overshadowing impact to the 
Market Street key public space beyond the existing built form, between 
11am and 2pm at the June solstice. The shadow outcomes for this 
secondary building are acceptable. 

The building includes back of house access from the laneway, with loading / 
unloading and waste facilities, which have been reviewed by Council’s 
relevant departments and confirmed to be acceptable.  

Clause 58 Assessment 

Planning officers have assessed the proposal against the requirements of 
Clause 58 Apartment Developments and the Apartment Design Guidelines 
for Victoria. Broadly, the proposal meets the relevant standards and 
objectives of Clause 58. 

In determining that the dwellings maintain an acceptable level of internal 
amenity, the following objectives have been further assessed: 

 Clause 58.05-1 Accessibility objective 

 Clause 58.06-3 Private open space objective 

 Clause 58.05-4 Storage objective 

 Clause 58.07-1 Functional layout objective 

 Clause 58.07-2 Room depth objective 

 Clause 58.07-3 Windows objective 

 Clause 58.07-4 Natural ventilation objective. 

In reviewing the above internal amenity objectives and relevant standards, it 
is noted that each standard and objective has been met with full compliance. 
There are no concerns with the apartment layouts when considered against 
Clause 58 of the Planning Scheme, with each typology providing an 
acceptable amenity outcome for future residents.  
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Wind Comfort 

The Environmental Wind Speed Assessment prepared by MEL Consultants 
demonstrates acceptable wind outcomes for the buildings entry, lower and 
upper ground pedestrian footpath and upper level communal terraces. 

The upper ground building residential entry on Main Street (test locations 
18a under Figure 7b of the Environmental Wind Speed Assessment) 
demonstrates standing comfort. This meets the expected wind comfort 
criteria for building entries. 

The upper level (level 3) terrace to the north-western side of the building at 
test location P7 demonstrates walking comfort. Whilst this would be below 
the preferred comfort level of standing or sitting, it would still provide 
opportunities for short-term outdoor recreation, which is suitable for a terrace 
space associated with an office building of this scale. 

The upper level 5 (residential) communal open spaces atop of the building’s 
podium at test locations P1, P2, P3 and P4 demonstrate standing (west) and 
sitting (east) comfort. This is an acceptable outcome for the external 
communal open space providing zoned wind comfort outcomes that supports 
a mix of short-long term recreation opportunities, with additional internal 
communal open space for windy days. This is a supported outcome within 
the MAC, and adopts a consistent approach with other developments. 

The lower ground level pedestrian footpath abutting the building to the west, 
up to the edge of Whitehorse Road demonstrates walking comfort. The 
upper ground level pedestrian footpath abutting the building to the south and 
extending to Market Street demonstrates walking comfort. These are 
acceptable for the pedestrian footpath in these locations. 

The key public space areas of Market Street and Main Street (east) result in 
a loss of wind comfort from existing conditions which is demonstrated in the . 
table below: 

Comfort criteria Existing configuration Proposed configuration 

Sitting 4/17, 24% 0/17, 0% 

Standing 10/17, 59% 9/17, 53% 

Walking 3/17, 17% 8/17, 47% 

Additional testing under Figure A12 of the wind report demonstrates that 
wind speeds improve under the existing wind structures on Market Street, 
however it is unclear whether these improvements extend beyond the 
structures.  
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These existing structures are currently located in an ad-hoc arrangement on 
Market Street, and with the exception of the structure to the south-eastern 
side of the street, are utilised primary for food and drink seating, with limited 
benefit to the general public (who are not patrons to the adjoining food and 
drink premises). These existing structures are outdated in terms of their 
appearance and do not represent excellent public realm outcomes within an 
important civic space and therefore provide an opportunity for improvement 
to the function of the open space. 

Through negotiations during the application process, planning officers have 
been able to secure a commitment to construct and replace wind shelter 
structures to the south-western quadrant of Market Street. The structures are 
to be designed with a consistent materiality and form for visual interest and 
provide shelter for both public and private use, delivering equitable outcomes 
within the public open space. Figure 5 below shows a typical shelter design: 

 
L Figure 12: Typical wind shelter design 

Whilst the location of these shelters would require removal of some 
vegetation to the south-western side of Market Street, this is a significant 
improvement to the comfort of the public realm providing shelter from wind 
(both existing conditions as a result of the proposed building) and other 
weather conditions, and replacing older existing shelters with an improved 
design outcome that benefits a greater proportion of the community. The 
remaining areas of Market Street will remain open for clear pedestrian and 
emergency access to the north-east and western side of the space. This is a 
substantial better outcome than the existing structures within Market Street. 

A condition of permit would be recommended that requires the landowner 
enter into an agreement to construct these shelters in accordance with the 
agreed design option (in consultation with council’s urban designer), unless 
at the point of testing (during completion of the development) the report 
establishes that wind speeds have since improved and the shelters are no 
longer required. 
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The remaining test locations either remain unchanged (from the existing 
wind conditions) as a result of the development, or result in reductions that 
would be acceptable in their locational context (i.e. footpath, other building 
entries). These can be further addressed and considered within Stage 2 that 
would require further mitigation mechanisms. 

As such, the proposed wind outcomes resulting from the building are 
acceptable. 

Building Reflectivity 

The applicant has submitted a desktop reflectivity advice note by Inhabit 
(October 2020) which provides a proposed pathway that seeks to address 
the possible issue of reflected glare stemming from the building upon the 
issue of a planning permit and associated permit conditions. 

This view has been adopted to ensure that the reflectivity advice aligns with 
the timing of the design process, where specific plans, materials and the like 
would be selected.  

The condition will be applied to any permit granted and will seek to mitigate 
hazardous or unreasonable glare to any sensitive receptors, to the 
satisfaction of the Responsible Authority. 

Landscaping 

Landscaping external to the building envelope and within the immediate 
surrounds has been further considered and assessed under Planning 
Application WH/2020/467 for the public realm works. It is noted that within 
this assessment, the landscaping outcomes within the proposed public realm 
(urban plaza and street/road extensions) are generous and result in a net 
increase in canopy density and soft landscaping, consistent with the policy 
expectations under Clause 21.05 for Environment. 
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Traffic, Car and Bicycle Parking and Loading and Unloading 

Car Parking 

The table below demonstrates the following statutory car parking rates for 
the proposed building: 

Description Size Statutory Rate Parking 
Requirement 

Parking 
Provision 

Dwelling One bed 64 
dwellings 

0.5 per 
dwelling 

32 spaces 224 
spaces 

Two bed 282 
dwellings 

0.75 
per 
dwelling 

212 spaces 

Three 
bed 

20 
dwellings 

1 per 
dwelling 

20 spaces 

 Total 264 

Dwelling 
visitor 

366 
dwellings 

0.2 visitor spaces 
to each dwelling for 
the first five, plus 
 
0.1 visitor spaces 
to each dwelling for 
any subsequent 
dwellings 

73 spaces 0 spaces 

Office 7,615sqm 2 spaces to each 
100sqm NFA 

152 spaces 0 spaces 

Retail 
(shop) 

677sqm  3.5 spaces to each 
100sqm of LFA 

23 spaces 0 spaces 

Total 480 spaces 224 
spaces 

A total of 224 car parking spaces are proposed to be provided, and therefore 
a reduction of 256 car parking spaces is sought. This equates to a rate of 0 
spaces for office and retail uses, 0 spaces for visitors and a reduced number 
of spaces for some residential dwellings (to be determined through 
allocation). 

Council’s Transport Engineering department acknowledges the strategic 
intent to provide less parking on the site, but suggests that the reduction is 
too substantial without further specific justification. 

Through the application process, Planning Officers however have reviewed 
the Traffic Impact Assessment (GTA Consultants, dated 04/02/2021) as well 
as the policy framework for the site and wider MAC, and consider the 
reduction to be acceptable for the proposed land uses in this particular 
location. This is based primarily on the following factors: 

 The policy framework for parking within the Box Hill Metropolitan Activity 
Centre; 
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 The commercial land uses and the type of car parking demand 
generated; 

 The opportunity to improve and increase pedestrian and alternatives 
modes of transportation through the provision of the Main Street 
extension through to Prospect Street and the availability of land for 
future bicycle connectivity; 

 Parking opportunities off-site and away from the retail core; 

 The market led demand for residential vehicle parking; and 

 The opportunity to reduce parking and vehicle movements into the retail 
core. 

Policy Framework 

The car parking objectives of Clause 45.09 Parking Overlay – Schedule 1 for 
the Box Hill Activity Centre encourage the promotion of active and 
sustainable travel modes rather than increase private vehicle travel. This 
objective is tied to outcomes geared towards locating and managing the 
provision of car parking within the MAC so as to minimise traffic generated 
by the search for a parking space in areas already experiencing high traffic 
levels. Whilst minimum parking rates are specified for dwelling and office 
land uses within the Parking Overlay, there is an opportunity to reduce the 
parking provided for a land use should the car parking objectives be 
achieved. As noted in the following assessments, the reduced rate continues 
to respond to the objectives of the Overlay. 

The PPF and LPPF both support reduced parking rates within Activity 
Centres and specifically the Box Hill Metropolitan Activity Centre. Within the 
PPF, Clause 18.01-3S (Sustainable and Safe Transport) includes strategies 
that support development which promotes walking, cycling and the use of 
public transport, (in that order), and minimise car dependency. Similarly, 
both Clause 18.02-1S (Walking) and Clause 18.02-2S (Cycling) seek to 
increase the uptake of walking and cycling through the provision of priority 
networks that link in with nearby public transportation links and interchanges.  

Clause 22.07 (Box Hill Metropolitan Activity Centre) includes objectives 
which encourage walking, cycling and the uptake of public transport in favour 
of reduced private vehicle usage as well as managing parking supply to 
support choice of travel mode, and a balance between access, sustainable 
transport and land use needs within the Centre. The proposed land uses and 
car parking arrangement is supported by the above policy objectives through 
the location of the site, its proximity to transportation, the limited parking 
supply and the quality of bicycle facilities.  
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The proposal responds to these policy outcomes by reducing the rate of 
parking primarily for the commercial land uses, with some reductions 
proposed to dwellings and by extension reducing private vehicle demand 
and trips within the core retail precinct. The proposal also would substantially 
improve the pedestrian network through the construction of an east-west 
priority pedestrian connection that links the enterprise precinct of Prospect 
Street directly to the Box Hill public transport interchanges, substantially 
encouraging and increasing the uptake of alternative travel modes.  

Reduced Reliance on the Private Vehicle 

The Integrated Transport Strategy (adopted by Council 21 September 2020) 
identifies a number of critical transport issues within the MAC and 
opportunities available for improvements. Relevant to this application are the 
following: 

 The car parking requirements for new developments are not sustainable 
within the anticipated population and employment growth. 

 Active transport participation amongst residents, workers and visitors is 
very low. 

Expanding on the above points, the Strategy indicates that the allocation of 
road space is inefficient and a key factor in the congestion on the road 
network, with resulting adverse economic, environment and social impacts to 
the community. This is linked to the issue of low active transport participation 
within the MAC, through limited allocated of road reserve to the private 
vehicle in lieu of walking and cycling links. 

The proposal responds to and seeks to alleviate the above issues by 
proposing a substantial reduction in parking (both from the proposed office, 
retail and residential uses and the demolition of the existing retail parking), 
which results in substantially less private car movements into the MAC and 
specifically the retail core as a result of the development.  

Furthermore, the proposal also seeks to expand the priority pedestrian 
network and contribute to the provision of bicycle infrastructure through the 
provision of a new east-west connection between Main Street and Prospect 
Street, as well as allocating land for the future construction of a north-south 
rail overpass. This seeks to reallocate existing land within the MAC for 
dedicated pedestrian activity and provide an opportunity for improved active 
transport amongst residents by connecting the residential peripheries into 
the Centre. Both outcomes result in reduced reliance of the private vehicle 
for the site and proposal, but continue to facilitate a change in approach for 
future transport planning within the MAC.  
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Commercial demand 

The proposal seeks to use part of the land for office and retail and reduces 
the rate of parking for both. It is an established planning principle (see KM 
Tram Enterprise Pty Ltd v Boroondara CC [2018] VCAT 1237) that (office) 
staff parking demands are typically a function of supply, and in locations 
where on-street parking is constrained by time restrictions or limited parking 
availabilities, staff elect to utilise alternate transport modes where available. 
It is the view of planning officers that this principle can be equally applied for 
retail land uses, due to their similar commercial nature. 
 The reduced rate of parking provided for the proposed office and retail uses 
seek to facilitate a modal shift away from the private vehicle, and to 
encourage staff to utilise the excellent offering of public transportation within 
the MAC. This is supported by the objectives of Clause 22.07 and Section 
4.4.E of the Structure Plan. 

Empirical evidence provided within the Transport Impact Assessment, 
prepared by GTA Consultants (February 2021) further supports the reduced 
parking rate for office land uses, demonstrating an average parking rate of 
0.77 spaces per 100sqm.  

In this instance, Council supports a further reduced rate of 0 spaces for 
office and retail on the basis that: 

 The reduced supply of parking encourages the uptake of public transport 
for office and retail land uses; 

 The proximity of the building to the numerous public transport options 
within retail core supports the above proposition; 

 The substantially improved east-west connection from the station directly 
into the office precinct supports greater pedestrian activity; 

 The parking reductions support a sustainable mode shift that supports 
reduced vehicle movements within the centre; and 

 The bicycle parking and high amenity end-of-trip facilities encourages 
workers to cycle to work. 

Whilst this application seeks to provide a zero rate for parking compared to 
the 0.48 rate proposed under the office tower (WH/2020/466), the office use 
is reduced in scale compared to its purpose built counterpart with less 
parking demand generated (34 spaces based on a rate of 0.48 per 100sqm). 
As such, if any person still elects to drive, any potential overflow resulting 
from the zero rate of parking could easily be captured within a number of 
public parking options available with the centre. 
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Public Transportation 

Given the site’s locational attributes within the MAC and the alternative 
transport offerings available (rail, bus and tram all within 150 metres walking 
distance), it is anticipated that the demand generated for the proposed land 
uses will be limited to the on-site provision of parking available with the 
remainder utilising the excellent public transport options available within 
immediate proximity of the proposed building. This is supported by the 
decision guidelines for parking reductions under Clause 52.06-7. 

The proposed connection into Main Street as well as the gifting of land for a 
future north-south, bicycle overpass (connecting the residential peripheries) 
further substantiates the reduction of car parking by demonstrating a clear 
intent to change user behaviour within the MAC by providing substantially 
improved walking and cycling conditions within the Centre.   

In addition to the existing public transport network, the Suburban Rail Loop 
(SRL) has recently been announced which proposes a new station within the 
Box Hill transport hub, directly connecting the MAC to adjacent middle 
suburban regions and activity centres. Whilst limited weight can be given to 
the Environmental Effects Statement at this point in time, the proposed 
concept significantly increase accessibility into the MAC from the outer 
regions, again supporting reduced parking demand within commercial land 
uses at this location.  

Off-site parking opportunities 

Council manages a number of public car parks within the Box Hill MAC 
(excluding short-term timed parking), including: 

 5 Watts Street (260m from the site with 468 spaces); 

 2-10 Harrow Street (300m from the site with 562 spaces); and 

 20-24 Ellingworth Parade (380m from the site with approx. 93 spaces). 

In addition to the above, there is additional private owned public parking 
within the existing Box Hill Central South shopping centre (886 spaces) at 1 
Main Street. 

Together with the above Council owned car parks, there are a number of 
publically available spaces within the MAC, at a suitable walking distances to 
the site. 

These offsite parking options will cater for any overflow parking demand 
generated from the commercial uses and residential visitors should they 
elect to drive. Both vehicle users will have a clear understanding that there 
will be no on-site parking for these purposes, and will therefore need to find 
a suitable alternative. As these public parking options are typically on the 
periphery of the centres, it avoids the need for vehicles to drive into the retail 
core where traffic impacts are typically at their worst. 
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As noted in the above justification, whilst demand will be supressed by the 
reduced supply of parking, some may continue to elect to drive. However, 
even if with overflow parking, the post-completion traffic conditions from 
Stage 1 will still result in similar or substantially reduced vehicle movements 
based on the number of spaces, and as such, any overflow generation is still 
likely to fall within the existing conditions of the site. 

Residential vehicle parking 

The application seeks to reduce the rates for visitor (full reduction) and 
residential car parking (40 spaces). These residential reductions are 
acceptable for the site in its location. 

For the residential dwellings, the reduction of 40 spaces is acceptable due to 
the opportunity for residents to take public or alternative transportation on an 
as-needs basis. In addition, dwellings will be sold without car parking spaces 
and therefore prospective property owners will have a clear understanding 
that there will be no allocated car parking space on the site, and parking off-
site will be costly and difficult to manage. Similar to the discussion above 
pertaining to office parking, the demand of parking is managed by the 
provision provided for residents, who have choice to decide on whether they 
purchase without parking availabilities. 

The reduction of visitor car parking is acceptable in this particular location of 
the MAC due to the opportunity to take public transportation into the MAC 
and walk to the building through the improved public realm connections, or 
as an alternative park within one of the nearby off-site public car parks as 
described above, which are designed to cater for any overflow generated by 
the development. 

Importantly, the context of the subject site is different to others within the 
MAC, which may not be afforded with the same level of access to public 
transport and pedestrian convenience, and may not have nearby supporting 
infrastructure (such as car parks) to respond to any overflow. Visitor parking 
reductions need to be individually considered within their locational context. 

Traffic Impacts 

The SIDRA intersection modelling presented within the submitted Transport 
Impact Assessment, prepared by GTA Consultants (February 2021) 
indicates that there are moderate to high levels of existing traffic congestion 
in Box Hill at present, with these levels expected to marginally worsen with 
the continued development of the area. At present, the existing road network 
operates within acceptable limits during the PM peak hour (congestion 
higher during weekday PM peak). 
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However, with existing levels of road-based congestion expected to increase 
in Box Hill due to the substantial building intensification and density being 
accepted within the MAC, a typical approach to transport planning, which 
adopts greater rates for private vehicle parking is unsustainable and would 
further intensify traffic and congestion on the local road network within the 
MAC, degrading the public realm and reducing opportunities for active 
transport, all of which are sought within the relevant local policy and the 
recently adopted Integrated Transport Strategy outlined above.  

The proposal adopts an alternate approach that seeks to prioritise and shift 
behaviours away from the private vehicle and into walking, cycling and public 
transport, and as a result of this method demonstrates significantly reduced 
vehicle movements associated with the proposed building and through the 
demolition of the existing retail car parking. 

Empirical evidence outlined within the Transport Impact Assessment, 
prepared by GTA Consultants (February 2021) indicates that residential car 
parking spaces generally generate traffic movements at a rate of 0.15 
vehicle movements per car per hour. Application of these rates to the 
proposed provision of 224 car parking spaces indicates that the 
development could be expected to generate up to approximately 34 vehicle 
movements in any peak hour (best-case scenario). This generation rate can 
be accommodated into the existing road network based on the SIDRA 
analysis prepared. 

In a scenario where people elect to drive to the site, the demands generated 
by residential visitors, office, retail and continues to be low (10 movement for 
visitors and 15 movements for commercial uses on similar rates adopted 
under WH/2020/466 for the office building and those specified within the 
Transport Impact Assessment), which can equally be accommodated into 
the existing road network, as demonstrated by the worst-case SIDRA 
analysis for the wider road network. 

However, taking a more holistic approach for the site and acknowledging the 
post-development conditions of Stage 1, the total traffic generation identified 
by the traffic impact assessment post development will be: 

 Lower than the existing shopping centre use of the site during the critical 
weekday afternoon peak hour (-115 movements). 

 Significantly lower than the existing use of the site during the Saturday 
lunchtime peak hour (-295 movements); and 

 Generally consistent with the existing use of the site during the weekday 
morning peak hour (+6 movements), which can currently be 
accommodated in the existing road network. 
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The outcomes above are primarily due to the demolition of the existing 
shopping centre which incorporates a greater number of car parking spaces 
compared to the post development conditions. The data within Table 5.3 of 
the Transport Impact Assessment, prepared by GTA Consultants (February 
2021) prepared demonstrates that there are substantial reductions in traffic 
generation between the existing centre and the post-development conditions 
under Stage 1 (if approved). 

This concludes that the redevelopment of site would result in decongestion 
to the road network at the current rates of car parking. The traffic impact 
assessment has also adopted a worst-case scenario of the SIDRA analysis 
with a 20% increase (buffer) in traffic which continues to demonstrate 
adequate traffic conditions. Noting the above, the proposed building would 
not result in unreasonable traffic impacts to the existing and proposed road 
network. 

Whilst Council’s traffic engineering department do not agree with the 
submitted outcomes of the Transport Impact Assessment, the following 
responses are provided to their concerns: 

 The adopted generation rates are based on a low rate of parking, which 
is to achieve a significant change in behaviour and modal shift away 
from the private vehicle use, which is an adopted Council position 
through the Integrated Transport Strategy. 

 The use of the road extension as a ‘rat run’ is unlikely due to the 
significant pedestrianisation of the street network including the raised 
flush pedestrian crossing. Vehicles typically drive slower where the 
boundaries between pedestrian and vehicle are blurred, which limits the 
use of the street as a run between Whitehorse Road and Elgar Road. 

 The proposed road extension is likely to be utilised by people accessing 
the development sites, and given that the traffic generation of these sites 
is identified as low (as specified within Table 5.3), it is unlikely that there 
will be vehicle queuing. The applicant has included queuing analysis, 
which concludes that there will be no traffic impact to the road network 
as detailed within the Transport Impact Assessment. 

 The proposal is DDA compliant, with conditions of permit requiring a 
DDA accessibility plan and audit. 

 The southern side of Prospect Street (post-development) does include 
street furniture, but maintains unencumbered access and clear sightlines 
through its central corridor for those with vision impairments. 

 Visibility sight lines have been considered within the relevant traffic 
impact assessments and deemed acceptable. 

 The length of the car parking spaces to the edge of the proposed road 
extension are measured at 6.7 metres, which meets the relevant Clause 
52.06-9 standards for parking space length.  
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Bicycle Parking 

The table below demonstrates the following statutory bicycle parking rates 
for the building: 

Description Size Statutory Rate Parking Requirement 

Employee/ 
resident 

Visitor Employee Visitor 

Residential 366 1 to each 5 
dwellings 

1 to each 10 
dwellings 

76 spaces 38 
spaces 

Office 7,165sqm 1 to each 
300sqm 

1 to each 
1,000sqm 

23 spaces 7 spaces 

Retail 677sqm 1 to each 
300sqm 

2 plus 1 to 
each 
200sqm 

2 spaces 5 spaces 

Total 101 
spaces 

50 
spaces 

The proposed development includes a total of 396 bicycle parking spaces, 
including 366 secure resident spaces on the lower ground level, and 30 
commercial and retail spaces on the lower ground level in conjunction with 
end-of-trip facilities. The provision significantly exceeds the statutory 
requirement and continues to demonstrate a substantial modal shift away 
from the private vehicle. 

The end-of-trip facilities within the building are located at the lower ground 
level and accessed from Prospect Street (adjacent the primary commercial 
building entry) with separated male / female facilities (including showers and 
lockers). Both facilities exceed the number of showers and lockers required 
pursuant to Clause 53.34 for Bicycle Facilities. The end-of-trip facilities are 
easily accessible from the public realm and provide excellent amenities for 
staff. 

The proposed bicycle layout has been reviewed by Council’s transport 
engineering department, and no concerns have been identified. This 
indicates that the bicycle parking spaces are easily accessible for use. 

Basement Layout 

The basement layout has been reviewed by Council’s Traffic Engineering 
department. The following assessment is in response to the comments made 
within the referral response that are to be addressed via planning permit 
conditions or require further consideration: 

 Visibility splays have not been provided at the pedestrian edge of the 
lower-ground access. A condition of permit through the car parking 
management plan will require any visibility issues and conflicts between 
pedestrians and vehicles. 

 Allocation of car parking (including DDA parking) will be identified within 
any car parking management plan required as permit conditions. 
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 The location of electrical parking spaces is acceptable, with the total 
provision of 12 charging stations. 

 There is no requirement for motorcycle parking with Clause 52.06. 

The proposal meets all other relevant standards of Clause 52.06-9. The 
basement layout is therefore acceptable. 

Loading and Unloading 

Commercial vehicle loading / unloading and waste collection is proposed to 
the rear of the residential building and accessed via the lower-ground access 
from the loop road. 

The loading / unloading and waste collection has been reviewed by the 
relevant traffic and waste departments and are supported subject to 
necessary planning permit conditions for loading management. 

Swept path diagrams for both the primary residential building as well as the 
secondary Market Street building have been provided to demonstrate that 
vehicles can enter and exit the site in a forward direction, safely and 
efficiently. 

EASEMENTS 

Due to the enclosure of Main Street (under WH/2020/467 for public realm 
improvements), vehicular access to the southern side Market/Main Street 
tenancies at 23-27 Market Street and 42-50 Main Street would be limited. 

To ensure that these buildings maintain access rights upon completion of the 
development, a condition of permit would require the registration of 
easement through the length of the re-established laneway that would be 
maintained under Vicinity ownership. 

This laneway will be accessed via the existing crossover on Whitehorse 
Road and provide connection to each abutting tenancy from its rear. 

CONCLUSION 

The application has been considered against and responds to the relevant 
objectives within the Planning and Local Planning Policy Framework. 

The proposed building has policy support for built form intensification, being 
located within major development Precinct F, and further supports population 
growth and economic diversity within the MAC through the substantial 
increase of both dwellings and office and retail floor space. 

The proposed building has been carefully sited and designed to limit offsite 
impacts from both visual bulk and massing as well as the impact of 
overshadowing to the public realm and private residential land. 
  



Whitehorse City Council 
Council Meeting 23 May 2022 

 

11.2 
(cont) 
 

Page 167 

The proposed building has also demonstrated a substantial net community 
benefit through the voluntary supply for 6% of affordable housing dwellings 
within the building, supporting the shortfall of these types of accommodation 
identified within the Box Hill area. 

A total of twenty (25) objections were received as a result of public notice 
and all of the issues raised have been discussed as required. It is 
considered that the application should be approved, and a Notice of 
Decision to Grant a Planning Permit be issued. 
 
  
 
  

 

ATTACHMENT 

1 Public Realm Works - Development Plans   
2 Commercial Tower - Development Plans   
3 Residential Tower - Development Plans     
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11.3 Tally Ho Proposed Commercial 3 Zone Update and Proposal for 
Future Strategic Review 

City Planning and Development 
Director, City Development 
FILE NUMBER: SF18/2614  

 

SUMMARY 

Tally Ho is a one of four centres in the municipality that is designated as a 
Major Activity Centre (MAC) under the metropolitan strategy, Plan 
Melbourne 2017-2050. Unlike the other MACs in Whitehorse, Tally Ho’s key 
function is as an important employment hub that provides substantial office 
space in the eastern metropolitan region, accommodating approximately 
3,750 jobs.  

The primary employment role of the Tally Ho Business Park has been under 
threat since 2013 when the State government initiated commercial zone 
reforms which applied the Commercial 1 Zone (C1Z) to land formerly in the 
Business 2 Zone (B2Z). This amendment fundamentally changed the 
purpose of land in Tally Ho from a zone (B2Z) that encouraged development 
of offices and associated commercial uses, to a zone (C1Z) that provides for 
a very wide mix of uses including retail, office, entertainment, community and 
residential.   

In recognition of this substantial change in permissible uses, Council 
appointed Urban Enterprise to undertake a review of the C1Z in Tally Ho 
MAC. Their 2019 report concluded that the employment focus of the MAC 
should be retained and this could be achieved by applying the Commercial 3 
Zone (C3Z) to the land currently zoned C1Z. This zone change was to be 
supported by revisions to Clause 22.08 (Tally Ho Activity Centre) and the 
application of a site specific control to the Crossway Baptist Church.  

In accordance with the Council resolution on 27 January 2021, a request for 
authorisation to prepare and exhibit Amendment C232 to the Whitehorse 
Planning Scheme was submitted to the Minister for Planning. The proposed 
amendment included rezoning land in the C1Z to C3Z, and prohibiting 
dwellings and residential buildings in the Tally Ho Business Park. On 6 
December 2021, a letter was received from the Department of Environment, 
Land, Water and Planning (DELWP) notifying Council that Amendment C232 
had not been authorised. The age of the strategic planning documents for 
the Tally Ho MAC was cited as a key reason for this decision.  

The Tally Ho Urban Design Framework (the UDF) was adopted by Council in 
April 2007. It sets out objectives and strategies to facilitate the continued 
growth and development of the centre over a 15 year period. Given its age, a 
renewed vision and guiding strategy is required to manage growth and 
change in Tally Ho over the next 10 to 15 years. The new strategy, in the 
form of a structure plan, would be developed in consultation with the 
community and would underpin future planning scheme amendments, 
including any zoning change and/or revisions to the existing Design and 
Development Overlay Schedule 9 (DDO9). 
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RECOMMENDATION 

That Council, subject to approval of funding in the 2022/23 Budget: 

1. Undertake a review of the Tally Ho Major Activity Centre Urban Design 
Framework 2007 and the Tally Ho Urban Design and Landscape 
Guidelines 2015, taking into account the recommendations of the Tally 
Ho Commercial 1 Zone Review, July 2019, and prepare a structure plan 
to guide growth and change in the activity centre for the next 10 to 15 
years. 

2. Advise all submitters that provided feedback on the Tally Ho 
Commercial 1 Zone Review, July 2019, of the outcome of this report. 

KEY MATTERS  

The Tally Ho Business Park is integral to the local economy and employment 
opportunities within Whitehorse. It is the largest business park in the 
municipality and has a regional role that has been recognised in the State 
Government strategy, the Melbourne Industrial and Commercial Land Use 
Plan 2020.  

State-wide commercial zone reforms in 2013 resulted in the majority of the 
Tally Ho MAC being rezoned from B2Z to the C1Z (see figure 1 below). A 
key outcome of this change was the loss of planning authority discretion in 
permitting a range of non-employment generating uses, such as dwellings 
(above ground floor level) and various forms of retail. The current zone has 
the potential to undermine the primary business park role of the activity 
centre, which is integral to not only Whitehorse, but the eastern region more 
broadly. 

 

Figure 1: Plan showing the C1Z land in the Tally Ho MAC   
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The need to rectify the zoning of Tally Ho was identified some time ago 
following a number of enquiries for possible residential uses on sites now in 
the C1Z. The 2019 Urban Enterprise report recommended that Council 
undertake a number of actions, including rezoning the C1Z to the C3Z. Other 
recommendations included updates to Clause 22.08, applying a specific 
control to the Crossway Baptist Church and undertaking a review of the built 
form controls that apply to Tally Ho in the coming years. 

Council sought to action a number of these recommendations by seeking 
authorisation to commence proposed Amendment C232 to the Whitehorse 
Planning Scheme, while simultaneously commencing a review of the built 
form controls of the DDO9. Authorisation for Amendment C232 has not been 
granted.  

The refusal of authorisation and subsequent discussions with officers from 
DELWP has reinforced the need to undertake a more comprehensive 
strategic review of the activity centre as a whole. It was emphasised that a 
review of the current UDF is required to establish a renewed vision for the 
centre that can underpin future planning scheme amendments to rezone 
specific areas of the activity centre and inform any changes to the built form 
controls in the DDO9 and the policies and strategies of Clause 22.08. This 
review process would encompass the strategic work committed to by Council 
at the meeting on 27 January 2021.  The review would also relevantly 
embrace the State government’s Melbourne Industrial and Commercial Land 
Use Plan 2020 and the, yet to be finalised, Eastern Region Land Use 
Framework Plan. 

STRATEGIC ALIGNMENT   

Theme 4 of the Whitehorse Community Vision 2040 is of particular relevance 
and relates to employment, education and skill development. Key priority 4.1 
supports “job creation and providing facilities to support local business and 
attract new business investment and innovation” which will be integral in the 
creation of a new structure plan that seeks to strengthen Tally Ho’s 
economic activity and employment growth.  

Strategic Direction 2: A Thriving Local; Business, Employment, Education 
and Skill Development of the Council Plan 2021-2025 supports job creation 
and strategies to attract business investment and innovation. A new 
structure plan for Tally Ho has the ability to secure the centre as an 
employment hub and deliver strategies and policies that will drive growth and 
investment for the foreseeable future.  

A structure plan for Tally Ho will also support Strategic Direction 4: Our Built 
Environment, Movement and Public Places, which seeks high quality urban 
development and environments. The structure plan will set parameters for 
new development in terms of heights, setbacks, landscaping, street 
interfaces, as well as guide future enhancements to the public realm.  
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Policy 

As noted above, Plan Melbourne 2017-2050 designates Tally Ho as a Major 
Activity Centre (MAC) where growth and investment should be directed. A 
further metropolitan wide strategy, being The Melbourne Industrial and 
Commercial Land Use Plan, 2020, also makes specific reference to Tally 
Ho’s role as a regionally significant employment node.  The draft Eastern 
Region Land Use Framework Plan similarly identifies the employment role of 
Tally Ho. 

The State policies in the Planning Policy Framework support a diverse 
economy and the strengthening of the existing employment areas (Clause 
17.01-1S). Clause 11.03-1S supports strategic planning for the use and 
development of land in and around activity centres.  

At a local level, Tally Ho is recognised as a key activity centre which is home 
to several large offices and technology based businesses (Clause 21.07). 
Clause 22.06 emphasises the economic role of Tally Ho and supports its 
continued focus on “…creating a high quality built and natural environment 
for innovation, knowledge and technology based businesses while 
broadening its range of land uses.” Clause 22.06 also supports the 
preparation of structure plans and business plans for activity centres as they 
are required.  

Clause 22.08 relates specifically to Tally Ho and sets out a range of 
objectives and policies that seek to achieve the vision for the centre. 
Specifically, economic development based on new generation commerce 
and knowledge is encouraged to maintain and enhance the centre’s primary 
role as a key eastern suburbs office and technology hub.  

BACKGROUND 

Tally Ho is designated as a Major Activity Centre (MAC) under Plan 
Melbourne, 2017-2050 and is one of only four MACs in Whitehorse. Tally Ho 
plays a very different role to other MACs in the City of Whitehorse and 
across Melbourne. At its core, it functions as an office park and technology 
hub with approximately 3,750 jobs, set in campus style surrounds. With 
approximately 100,000 square metres of commercial office space, Tally Ho 
accommodates in the order 10% of the commercial office space in the outer 
eastern region of Melbourne, making it a significant location for office uses. 
Land surrounding the commercial office core of the activity centre supports 
residential growth and community land uses. 

Council has actively supported maintaining and enhancing the economic role 
and function of Tally Ho by encouraging business and services that create 
jobs. This has been achieved by a range of strategies, including the UDF 
adopted in 2007 and the Tally Ho Activity Centre Urban Design and 
Landscape Guidelines, 2013 (the Guidelines). These long term strategic 
visioning documents underpin the planning scheme policies and controls at 
Clause 22.08 and the DDO9 that relate specifically to Tally Ho.  
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In July 2013, as part of State-wide zone reforms, the previous Business 1 
(B1Z) and Business 2 Zone (B2Z) were combined via Amendment VC100 by 
the Minister for Planning to become the C1Z. As a consequence, the 
majority of the Tally Ho MAC was rezoned from B2Z to C1Z, bringing with it 
significant changes to the purpose of the zone and the range of uses it 
permits. A number of uses subsequently became as of right in the Tally Ho 
business park, including shop, retail premises and accommodation.  

These changes sparked a range of enquiries and planning permit 
applications for non-employment generating uses in Tally Ho. The intrusion 
of these other uses has the potential to erode over time the primary 
employment function of the centre. In response to this issue, Council 
appointed Urban Enterprise to undertake a review of the C1Z in Tally Ho. 
The review resulted in a series of recommendations, including that the C1Z 
land be rezoned to C3Z. The findings of this review are detailed in the 2019 
report considered by Council on 27 January 2021.  

The report was publicly released for community consultation in early 2020 
and 11 submissions were received. The common themes arising from the 
feedback included the: 

 Proposed rezoning to C3Z; 

 Need to review the built form controls in the DDO9; 

 Policy direction for Tally Ho activity centre; 

 Future development potential of the Crossway Baptist Church site. 

The Urban Enterprise report, together with the feedback from the 11 
submissions were considered at a Council meeting. In accordance with the 
Council resolution from 27 January 2021, a request for authorisation to 
prepare and exhibit Amendment C232 to the Whitehorse Planning Scheme 
was submitted to the Minister for Planning in July 2021. The proposed 
amendment comprised: 

 Rezoning of the C1Z land to C3Z and apply a schedule to the zone to: 

o Prohibit dwellings and residential buildings in the Tally Ho Business 

Park; 

o Limit dwellings and residential buildings on the Poly Holdings site 

(347-383 Burwood Highway, Forest Hill) and the Crossway Baptist 
Church site to the default 35% of the combined gross floor area of all 
buildings on the lot; 

 Apply a Specific Control Overlay to the Crossway Baptist Church and 
insert a new associated Incorporated Document; 

 Make consequential changes to Clause 22.08 (Tally Ho Activity Centre). 
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On 6 December 2021, Council received a letter from DELWP advising that 
the authorisation had not been granted. The main reasons for the refusal 
were the: 

 Structure planning for Tally Ho is out of date and requires review in order 
to  inform any significant change to zoning or built form controls;  

 Proposed extent of the C3Z application does not facilitate preferred 
outcomes for the commercial precinct of a MAC 

 Proposed amendment departs from some of the recommendations of the 
Urban Enterprise report.   

Further discussions with officers from DELWP confirmed that application of 
the C3Z over part of the Tally Ho MAC, specifically the existing Business 
Park, may be appropriate. However rezoning all of the C1Z land to C3Z is 
considered a disproportionate response to the issue of employment land 
fragmentation in the absence of updated strategic work for the wider activity 
centre.  

It was clear from the refusal letter and subsequent discussions with DELWP 
that there is a need for a comprehensive review of the strategic documents 
that have guided use and development in Tally Ho for the last 15 years.  

SUPPORTING REPORT DETAILS 

Legislative and Risk Implications  

If Council does not proceed with further strategic work it is highly unlikely 
that an amendment to rezone any part of the Tally Ho MAC would be 
entertained by DELWP and the Minister for Planning.  

There is a risk that Council will be obligated to consider planning permit 
applications (and in some cases no planning permit would even be required) 
for uses that may undermine the primary intent of the activity centre as an 
employment hub if the discussed strategic work is not progressed and a 
Planning Scheme Amendment does not eventuate. 

Equity, Inclusion, and Human Rights Considerations 

It is considered that the subject matter does not raise any human rights 
issues. 

Community Engagement 

The community, principally affected land owners and occupiers, were invited 
to provide feedback on the Tally Ho Commercial a1 Zone Review between 
February and April 2020. This feedback was considered by Council at a 
meeting on 27 January 2021.  

Community engagement is an integral component of a structure planning 
process. Specifically, Planning Practice Note 58 (Structure Planning for 
Activity Centres), states that it is essential to include wider community and 
possibly targeted consultation at key stages through the process.   
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This includes developing a vision for the centre and scoping stakeholder 
issues, and the release of a draft plan. A comprehensive engagement 
strategy will be developed as part of the project.  

If Council proceeds with a planning scheme amendment following the 
completion of a structure planning process, a statutory exhibition process 
would occur and provide a further opportunity for public comment.  

Financial and Resource Implications

 Budget Expenditure 

Tally Ho Review of the 
Commercial 1 Zone prepared by 
Urban Enterprise (completed) 

$30,000 $29,990 

Tally Ho Major Activity Centre 
Structure Plan 2022/23 Draft 
Budget 

$150,000  

Total $180,000 $29,990 

The project may be eligible for financial and professional support under the 
2022/23 Streamlining for Growth Program that is delivered by the Victorian 
Planning Authority (VPA). 

Innovation and Continuous Improvement  

There are no Innovation and Continuous Improvement matters arising from 
the recommendation contained in this report. 

Collaboration  

There has been an ongoing dialogue between Council officers and officers 
at DELWP. Prior to lodging the request to authorise Amendment C232, 
officers at DELWP indicated that the C3Z may be suitable for the Tally Ho 
MAC and acknowledged that it would assist in retaining the employment 
purpose of the centre.  

Following the decision to refuse authorisation, further discussions were held 
with DELWP. This reaffirmed an appetite to consider the C3Z over part of 
the Tally Ho MAC following further strategic work. It was clear that a 
thorough review of the UDF is required before any substantial proposal to 
alter the planning scheme controls that apply to Tally Ho can be 
contemplated.  
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Council officers have also had a number of discussions with representatives 
from the VPA. The VPA implements the Streamlining for Growth Program 
that aims to support economic growth by delivering and accelerating 
strategic planning projects for employment and residential land. The VPA is 
highly interested in Council’s direction for Tally Ho and has expressed an 
eagerness to support future strategic work. It is suggested that if a new 
funding round is announced, Council officers should submit an application to 
fund all or part of the structure planning process under the Streamlining for 
Growth Program. Applications for the 2022/23 round of funding close in mid-
June 2022 with a decision on applications expected from the VPA by early 
October 2022. 

Discussion and Options  

Tally Ho is identified as a Major Activity Centre (MAC) in Plan Melbourne, 
2017-2050 where growth and development that strengthens and expands 
the role of the activity centre is encouraged. Furthermore, the Melbourne 
Industrial and Commercial Land Use Plan 2020 specifically identifies the 
Tally Ho MAC as a “regional employment node with significant office space 
accommodating a range of professional services as well as government 
office headquarters for large corporations”.  

The current UDF has been guiding growth and change in the centre since 
2007 and is in need of renewal. The need to refresh or prepare a new 
strategic planning document to guide future development has been identified 
by officers at DELWP, and was a determining factor in the refusal to grant 
authorisation for Amendment C232, which (among other changes) sought to 
rezone the commercial area of the centre from the C1Z to C3Z.  

It was noted in the letter from DELWP that further strategic work is “a 
necessary step prior to any proposal to make significance changes to zoning 
or built form controls within the centre”. Any strategic planning process for 
the centre must be comprehensive and have regard to Planning Practice 
Note 58 (PPN58): Structure planning for activity centres. PPN58 includes the 
following diagram that details the structure planning process and the various 
steps involved. 
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Figure 2: The Structure Planning Process (source: Planning Practice Note 
58: Structure planning for activity centres, September 2018) 

In order to secure the long term sustainability of Tally Ho as an important 
employment node in the eastern region, a thorough strategic planning 
process must occur. It is considered that a structure plan, which has the 
ability to guide land uses as well as built form outcomes, is preferable to a 
refreshed UDF, noting however, that the current UDF does in fact also 
provide land use recommendations that have guided the activity centre). The 
structure plan will provide a current framework that responds to the needs of 
the local community and business sector, and can underpin future changes 
to the statutory controls applying to the MAC.  

Once a structure plan has been finalised, it can then form the strategic basis 
of the planning scheme amendments that will implement the vision 
established by the structure plan. Such amendments may include a rezoning 
of all or part of the Tally Ho MAC, revisions to the policies and strategies set 
out in Clause 22.08 (Tally Ho Activity Centre) and updates to the DDO9 
control that applies to a large part of the MAC.  

Conflict of Interest  

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

Long term planning for activity centres is an integral part of Council’s 
strategic planning program. The current strategic plans for the Tally Ho 
MAC, namely the UDF, is outdated and in need of renewal. In order to 
secure the long term viability of Tally Ho as a regional employment hub in 
the eastern suburbs, a revised strategy to guide growth and change over a 
10-15 year period in the activity centre is required.   

The preparation of a structure plan will involve multiple rounds of community 
consultation where land owners, residents and commercial tenants will be 
invited to have their say on the form and content of the new plan.  

The proposed structure plan will underpin a future amendment to the 
Whitehorse Planning Scheme including a potential rezoning and update to 
the DDO9 and the Planning Policy Framework. These future amendments 
could implement new built form controls, land use guidance and support 
opportunities for investment and growth in employment generating uses.  
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11.4 10 Boulton Road, BLACKBURN (LOT 2 LP 214382) – Tree 
removal and buildings and works associated with a new 
dwelling within 4 metres of vegetation protected under 
Significant Landscape Overlay, Schedule 2 (SLO2). 

City Planning and Development 
Director, City Development 

FILE NUMBER: WH/2021/361 
ATTACHMENT  

 

SUMMARY 

This application proposes tree removal and buildings and works associated 
with the construction of a single-storey dwelling within a Significant 
Landscape Overlay, Schedule 2 (SLO2). The application has triggered a 
permit for removal of protected vegetation and buildings and works for a new 
dwelling, pursuant to the provisions of the Significant Landscape Overlay, 
Schedule 2 (SLO2).  

This application was advertised, and a total of fifteen (15) objections were 
received. The objections raised issues with vegetation removal, lack of 
landscaping opportunity, site coverage and consistency with neighbourhood 
character.  A Consultation Forum was held online via Zoom on 9 February 
2022 chaired by Councillor Massoud, at which time the issues were 
explored, however no resolution was reached between the parties. This 
report assesses the application against the relevant provisions of the 
Whitehorse Planning Scheme, as well as the objector concerns 

Amended sketch plans have been submitted by the applicant showing 
reduced impacts on trees, and overall only two (2) trees to be removed. 
These plans were not readvertised, however have been used to form the 
basis for conditional approval of the application. 

The proposal for buildings and works associated with a single dwelling on a 
lot within 4 metres of protected trees and removal of vegetation in the 
Significant Landscape Overlay, Schedule 2 (SLO2), is an acceptable 
response, subject to conditions which seek landscaping improvements to 
ensure built form is the subservient element to the established vegetation 
and canopy cover of the streetscape.   

The provision of one new single storey dwelling, will provide an appropriate 
built form character outcome.  The new dwelling will provide for an 
appropriate development that ensures its front setback can be well 
vegetated, and in doing so, will be consistent with others in the street.  The 
development also provides space around the new building, allowing for tree 
retention, as well as allowance for new tree planting and landscaping to 
ensure the vegetated character of the area is retained and enhanced. 

It is recommended that the application be supported, subject to conditions.  
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RECOMMENDATION 

That Council: 

A. Being the Responsible Authority, having caused application 
WH/2021/361 for 10 Boulton Road, BLACKBURN (LOT 2 LP 214382) to 
be advertised and having received and noted the objections is of the 
opinion that the granting of a Planning Permit for ‘tree removal and 
buildings and works associated with a new dwelling within 4 metres of 
vegetation protected under Significant Landscape Overlay, Schedule 2 
(SLO2) is acceptable and should not unreasonably impact the amenity of 
adjacent properties. 

B. Issue a Notice of Decision to Grant a Permit under the Whitehorse 
Planning Scheme to the land described as 10 Boulton Road, 
BLACKBURN (LOT 2 LP 214382) for ‘tree removal and buildings and 
works associated with a new dwelling within 4 metres of vegetation 
protected under Significant Landscape Overlay, Schedule 2 (SLO2)’, 
subject to the following conditions: 

1. Before the development starts, or vegetation removed, amended 
plans must be submitted to and approved by the Responsible 
Authority in a digital format.  When approved, the plans will be 
endorsed and will then form part of the permit.  The plans must be 
drawn to scale, and be generally in accordance with the plans 
submitted with the application but modified to show: 

a) Tree 16: 

i. The south wall of the dwelling setback a minimum 1.74 
metres from the south boundary and relocation of all 
earthworks to be outside the Tree Protection Zone (TPZ). 

ii. Delete stepping stone pathway where within TPZ. 

iii. Dwelling construction if within TPZ must be constructed at 
grade and on tree sensitive footings. 

iv. The dwelling’s south setback where within Tree 16’s TPZ is 
to be converted to garden bed and mulched. 

v. Encroachments into the TPZ of this tree are to be consistent 
with the revised plans submitted into Council on 20 
December 2021, prepared by Reagan Ashmore and dated 
24 April 2021. 

b) Granitic sand / gravel pathway along north side of dwelling must 
be converted to lawn / garden beds to allow for increased 
permeability and protection TPZs for Trees 7, 9 and 10. 

c) Relocate vehicle crossing 1 metre to the south away from Tree 1 
to provide clearance from the structural root zone.  Provide a 
copy of permission from the power company to relocate or 
undertake works within 1 metre of the power pole. 
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d) Undertake a Non-Destructive Root Investigation (NDRI) for the 
crossover where works are to occur within the TPZ of Tree 1, 
and incorporate recommendations of the Arborist undertaking 
the NDRI. 

e) The internal setback between the west-facing wall of the retreat 
room and eastern wall of workshop/shed reduced to 2 metres. 

f) Setbacks of workshop/shed increased from north-west and west 
boundaries to a minimum 6.568 metres and 7.94 metres, 
respectively. 

g) Reduce dwelling setback from the north boundary to a minimum 
3.376 metres  

h) South-west corner of garage offset 436mm from southern 
boundary where within the Tree Protection Zone (TPZ) of Tree 
17. 

i) Setback between garage’s western door and workshop/shed’s 
eastern door reduced to 19.99 metres. 

j) Finished Floor Levels (FFLs) to Australian Height Datum (AHD) 
to be nominated clearly on the plans.  The FFL of the dwelling is 
to be set no lower than 95.85 metres to AHD, which is 300mm 
above the applicable flood level of 95.55 metres to AHD. 

k) Roofing material for the dwelling to be non-reflective so as to not 
cause excessive sun glare. 

l) The locations of the Structural Root Zone and Tree Protection 
Zones described in Condition 5, with all nominated trees clearly 
identified and numbered on both the site and landscape plans 
and the requirements of Conditions 5 and 6 to be annotated on 
the development plan and landscape plan. 

m) Development plans to include an annotation which clearly states 
Trees 7, 8, 9 and 10 are to be retained, to be consistent with 
what is shown on the landscape plan prepared by Zenith 
Concepts Pty Ltd, dated 5/8/2021. 

n) The landscape plan to be amended to show: 

i. The provision of at least four (4) new indigenous or native 
trees to be planted across the site, capable of reaching a 
minimum mature height of 15 metres.  

ii. Replacement tree species to be selected from the following 
list: 

 Eucalyptus cephalocarpa – Mealy Stringybark 

 Eucalyptus leucoxylon – Yellow Gum 

 Eucalyptus melliodora – Yellow Box 

 Eucalyptus polyanthemos – Red Box 
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 Alternative species to the satisfaction of the Responsible 
Authority 

All of the above must be to the satisfaction of the Responsible 
Authority.  Once approved these plans must always accord with the 
endorsed plan and must not be altered or modified without the 
further written consent of the Responsible Authority. 

2. The layout of the site and the size, design and location of the 
buildings and works permitted must always accord with the endorsed 
plan and must not be altered or modified without the further written 
consent of the Responsible Authority. 

3. No building or works must be commenced (and no trees or 
vegetation are to be removed) until a landscape plan prepared by a 
suitably qualified and experienced person or firm has been 
submitted to and endorsed by the Responsible Authority.  This plan 
when endorsed shall form part of this permit.  This plan shall show: 

a) A survey of all existing vegetation, abutting street trees, natural 
features and vegetation. 

b) Buildings, outbuildings and trees in neighbouring lots that would 
affect the landscape design. 

c) Planting within and around the perimeter of the site comprising 
trees and shrubs capable of: 

i. Providing a complete garden scheme, 

ii. Softening the building bulk, 

iii. Providing some upper canopy for landscape perspective, 

iv. Minimising the potential of any overlooking between 
habitable rooms of adjacent dwellings. 

d) A schedule of the botanical name of all trees and shrubs 
proposed to be retained and those to be removed incorporating 
any relevant requirements of Condition 1. 

e) The proposed design features such as paths, paving, lawn and 
mulch. 

f) A planting schedule of all proposed vegetation (trees, shrubs 
and ground covers) which includes, botanical names, common 
names, pot size, mature size and total quantities of each plant. 

Landscaping in accordance with this approved plan and schedule 
must be completed before the development is occupied. 

Once approved these plans become the endorsed plans of this 
permit. 
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4. The garden areas shown on the endorsed plan must only be used as 
gardens and must be maintained in a proper, tidy and healthy 
condition to the satisfaction of the Responsible Authority.  Should 
any tree or shrub be removed or destroyed it must be replaced by a 
tree or shrub of a similar size and variety.  

5. Prior to commencement of any building or demolition works on the 
land, Tree Protection Zones (TPZs) must be established on the 
subject site and nature strip and maintained during, and until 
completion of, all buildings and works including landscaping, around 
the following trees in accordance with the distances and measures 
specified below, to the satisfaction of the Responsible Authority: 

a) Tree Protection Zone distances: 

I. Tree 1 – 5.4 metre radius from the centre of the tree base 

i. Tree 2 – 2 metre radius from the centre of the tree base 

ii. Tree 3 – 4.6 metre radius from the centre of the tree base 

iii. Tree 5 – 2 metre radius from the centre of the tree base 

iv. Tree 7 – 4.3 metre radius from the centre of the tree base 

v. Tree 8 - 2 metre radius from the centre of the tree base 

vi. Tree 9 – 3.5 metre radius from the centre of the tree base 

vii. Tree 10 – 8.9 metre radius from the centre of the tree base 

viii. Tree 16 – 4.8 metre radius from the centre of the tree base 

ix. Tree 17 – 2.0 metre radius from the centre of the tree base 

(b) Tree protection zone measures are to be established in 
accordance with Australian Standard 4970-2009 and including 
the following: 

i) Erection of solid chain mesh or similar type fencing at a 
minimum height of 1.8 metres held in place with concrete 
feet. 

ii)  Signage placed around the outer edge of perimeter fencing 
identifying the area as a TPZ. The signage should be visible 
from within the development, with the lettering complying 
with AS 1319. 

iii)  Mulch across the surface of the TPZ to a depth of 100mm 
and undertake supplementary watering in summer months 
as required.  

iv)  No excavation, heavy machinery, constructions works or 
activities, grade changes, surface treatments or storage of 
materials of any kind are permitted within the TPZ unless 
otherwise approved within this permit or further approved in 
writing by the Responsible Authority. 
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v)  All supports, and bracing should be outside the TPZ and any 
excavation for supports or bracing should avoid damaging 
roots where possible.  

vi)  No trenching is allowed within the TPZ for the installation of 
utility services unless tree sensitive installation methods 
such as boring have been approved by the Responsible 
Authority. 

vii) Where construction is approved within the TPZ, fencing and 
mulching should be placed at the outer point of the 
construction area. 

viii) Where there are approved works within the TPZ, it may only 
be reduced to the required amount by an authorised person 
only during approved construction within the TPZ and must 
be restored in accordance with the above requirements at all 
other times. 

6. During the construction of any buildings or works, the following tree 
protection requirements must be carried out to the satisfaction of the 
Responsible Authority: 

a) The dwelling where within the TPZ of Tree 16, must be 
constructed on tree sensitive footings, such as post footings or 
screw piles, with no grade change within greater than 10% of the 
TPZ. The postholes must be hand dug and no roots greater than 
40mm in diameter are to be cut or damaged. A Geotechnical 
Engineer must assess the soil type and provide the results to a 
Structural Engineer so that appropriate footings and foundations 
can be designed so that they are not affected by soil movement. 

b) The paving where within the TPZ of Tree 16, must be 
constructed above the existing soil grade. There must be no 
grade change within greater than 10% of the TPZ, and no roots 
greater than 40mm in diameter are to be cut or damaged during 
any part of the construction process. 

c) For Trees 7, 8, 9, 10 and 17 no roots greater than 40mm in 
diameter are to be cut or damaged during any part of the 
construction process. 

d) All buildings and works for the demolition of the site and 
construction of the development (as shown on the endorsed 
plans) must not alter the existing ground level or topography of 
the land (which includes trenching and site scrapes) within 
greater than 10% of the TPZs of Trees 7, 8, 9, 10 and 17. 

e) No trenching is allowed within the TPZs of Trees 7, 8, 9, 10, 16 
and 17 for the installation of utility services. All utility services 
must be bored to a depth of 600mm below natural ground level 
where within the TPZs of these trees and the entering points for 
the boring works must be outside the TPZs. 
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f) No buildings and works, which includes changes to the existing 
ground levels or topography of the land, are to be undertaken 
within 4m of the base of Tree 15 without a permit from the 
Responsible Authority (RA). 

g) Tree 15 must not be removed, destroyed, or lopped without a 
permit from the Responsible Authority (RA). 

h) The builder / site manager must ensure that any buildings and 
works within or adjacent to the TPZs of Trees 7, 8, 9, 10, 16 and 
17 do not adversely impact their health and / or stability now or 
into the future. 

i) The builder / site manager must ensure the TPZ Fencing 
Conditions and the Tree Protection Conditions for Trees 7, 8, 9, 
10, 16 and 17 are being adhered to throughout the entire 
building process, including site demolition, levelling, and 
landscape works. 

7. The applicant is required to contact Council’s Planning Enforcement 
Officer in writing within three (3) months of planting to undertake a 
site inspection of the replacement canopy trees. 

8. All stormwater drains and on-site detention systems are to be 
connected to the legal point of discharge to the satisfaction of the 
Responsible Authority prior to the occupation of the building/s.   

9. Stormwater that could adversely affect any adjacent land must not 
be discharged from the subject site onto the surface of the adjacent 
land. 

10. The Applicant/ Owner is responsible to pay for all costs associated 
with reinstatement and/or alterations to Council or other Public 
Authority assets as a result of the development.  The Applicant/ 
Owner is responsible to obtain all relevant permits and consents 
from Council at least seven (7) days prior to the commencement of 
any works on the land and is to obtain prior specific written approval 
for any works involving the alteration of Council or other Public 
Authority assets.  Adequate protection is to be provided to Council’s 
infrastructure prior to works commencing and during the construction 
process. 

11. The existing street trees must not be removed or damaged except 
with the prior written consent of the Responsible Authority.   

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

a) The development is not commenced within two (2) years from 
the date of issue of this permit; 

b) The development is not completed within four (4) years from the 
date of this permit. 
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The Responsible Authority may extend the periods referred to if a 
request is made in writing pursuant to the provisions of Section 69 of 
the Planning and Environment Act 1987. 

Has made this decision having particular regard to the requirements 
of Sections 58, 59, 60 and 61 of the Planning and Environment Act 
1987.` 

Permit Notes: 

 Application not assessed against ResCode (Clause 54) 

MELWAYS REFERENCE MAP 62 C1 

Applicant: R Ashmore 
Zoning: Neighbourhood Residential Zone, Schedule 1 
Overlays: Significant Landscape Overlay, Schedule 2 
Relevant Clauses:  

Clause 11 Settlement 
Clause 12  Environment and Landscape Values 
Clause 15  Built Environment and Heritage 
Clause 21.05  Environment 
Clause 21.06 Housing 
Clause 22.03 Residential Development 
Clause 22.04 Tree Conservation 
Clause 32.09 Neighbourhood Residential Zone, Schedule 1 
Clause 42.03  Significant Landscape Overlay, Schedule 2 

Clause 65 Decision Guidelines 
Ward: Lake 

WH/2021/361 – 10 Boulton Road, Blackburn 

SITE LOCATION PLAN 

 

Figure 1: Aerial image of subject site and surrounds 



Whitehorse City Council 
Council Meeting 23 May 2022 

 

11.4 
(cont) 
 

Page 186 

BACKGROUND 

Council Officers facilitated an onsite meeting with the permit applicant and 
land owner on 30 November 2021.  The purpose of this meeting was to work 
collaboratively on finding potential solutions to tree issues which were first 
raised by Council’s Consulting Arborist in referral comments dated 26 
August 2021.  Following this onsite meeting, sketch plans were received by 
Council on 20 December 2021.  These amended plans saw improvements 
made to the proposed design of the dwelling to lessen impacts on trees.  
These changes included an increased setback of built form from the south 
boundary as well as a reduction in the setback from the north boundary.  The 
permit applicant has since relied upon these sketch plans and is willing to 
undertake more replacement planting of upper canopy trees in light of the 
number of objections received, and to better respond to the bush 
environment precinct. 

In making a recommendation to Council, this report will be assessing the 
decision plans, prepared by ‘Reagan Ashmore Design and Drafting 
Services’, dated 24 April 2021 and advertised by Council on 25 August 
2021.  The changes to the design to respond to the tree issues as discussed 
above will form part of the officer recommendation by way of permit 
condition. 

History 

A review of Council’s records reveals the subject site does not have any 
available planning permit history.  Aerial images courtesy of GIS Weave 
confirm the subject land has remained vacant, dating back to December 
1945.  At this time the land was used as an orchard. 

The Site and Surrounds 

The subject site is located at the north-west end of Boulton Road, 
approximately 110 metres north of Canterbury Road and directly adjacent 
the Masons Road Flood Retarding Basin in Blackburn.  The site is irregular 
in shape with a frontage of 18.19 metres to Boulton Road, a north side 
boundary of 57.43 metres, a south side boundary of 50.27 metres and a rear 
boundary of 7.6 metres, yielding an overall area of 859 square metres.   

The lot is currently vacant and a combination of exotic and native canopy 
trees are scattered across the site.  No vehicle crossover services the 
subject land and there are a number of street trees located within the nature 
strip outside the front of the site.  The site has a gradual fall in excess of 1 
metre from south to north.  A 1.52 metre wide easement is located towards 
the front boundary and a 2 metre wide easement extends the length of the 
north side boundary. 

The subject site is located within a Bush Environment precinct in which the 
landscape is the dominant feature, and built form acts as subservient to the 
prevalence of middle to upper storey canopy trees and understorey 
vegetation. 
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Within the immediate context, the following is noted: 

North 

The subject land adjoins the Masons Road Retarding Basin to its immediate 
north.  This open space is frequented by local residents for recreational 
purposes  

South 

The adjoining lot to the south, at No.8 Boulton Road, contains a single storey 
dwelling with a mostly flat roof, although skillion elements are evident.  The 
block is an irregular shaped lot which wraps around the rear (i.e. western 
side) of the subject lot.  The dwelling at No.8 Boulton Road is well setback 
from the street, at approximately 31.2 metres from the street frontage.  A 
north-facing pergola and alfresco area is oriented to face the subject site, 
and is setback approximately 3.2 metres from the common boundary  

Other dwellings to the south along Boulton Road are modest in scale, 
typically single-storey and of brick or weatherboard construction.  Canopy 
trees are common within frontages and areas of secluded private open 
space (SPOS), contributing to a leafy bushland feel to the neighbourhood. 

East 

Directly opposite the site at No.7 Boulton Road is a single storey dwelling, 
well recessed from the street frontage, and dominated by established 
understorey vegetation as well as high quality native and indigenous canopy 
trees.  A carport abuts the site’s southern boundary.  Visibility of the dwelling 
is partially hidden by the predominance of canopy cover and understorey 
planting in keeping with the ‘bush environment’ landscape character of the 
environs.  

West 

The SPOS of the neighbouring property to the south at No.8 Boulton Road is 
located to the sites immediate west.  Further west is a walking trail for the 
Masons Road Flood Retarding Basin which connects to Masons Road. 

PROPOSAL 

The application proposes tree removal and buildings and works associated 
with a new single-storey dwelling within 4 metres of protected trees.  The key 
features of the proposal include: 

 Construction of a single storey dwelling comprising an entrance via a 
porch, an open plan kitchen, dining and living room, four bedrooms, two 
bathrooms inclusive of a private ensuite for bedroom 1, a laundry, retreat 
room, and storage area. 

 The dwelling’s front setback is proposed at 9 metres, with the garage 
setback 10.45 metres to Boulton Road (i.e. the front boundary). 

 The dwelling has an overall height of 5.38 metres above ground level. 

 Construction of a workshop (6 metres by 6 metres) to the rear of the 
dwelling. 
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 Construction of a vehicle crossing 

 Removal of vegetation.  The arborist report shows the removal of ten 
(10) trees, seven (7) of which require a permit. 

 Revised plans which are discussed later in this report show the retention 
of trees 7, 8, 9, 10 and 11.  Therefore a total of six (6) trees are to be 
removed, two (2) of which require a permit under the provisions of the 
SLO2, namely trees 6 and 12. 

Trees requiring a planning permit 

Tree 
No. 

Name Species Trunk 
Circumference 
(m) and tree 
height (m)  

Structure Recommendatio
n / Permit 
Required? 

6 
English 
Oak 

Quercus 
robur 

0.81 / 11 Fair 
Removal. Permit 
required. 

7 Desert Ash 
Fraxinus 
angustifolia 

0.54 / 11 Fair 
Removal. Permit 
required. 

9 Desert Ash 
Fraxinus 
angustifolia 

0.75 / 6 Fair/ Poor 
Removal. Permit 
required. 

10 
River 
Peppermint 

Eucalyptus 
elata 

2.36 / 17 Poor 
Removal. Permit 
required. 

11 
River 
Peppermint 

Eucalyptus 
elata 

1.51 / 13 Poor 
Removal. Permit 
required. 

12 
English 
Oak 

Quercus 
robur 

0.85 / 6 Fair/ Poor 
Removal. Permit 
required. 

Bold = Trees proposed for removal as per revised plans 
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Trees to be removed which do not require a planning permit 

Tree 
No. 

Name Species Trunk 
Circumference 
(m) and tree 
height (m)  

Structure Recommendation 
/ Permit 
Required? 

5 
European 
Spindle 

Euonymus 
europaeus 

0.25 / 3 Fair 
Removal.  No 
permit required. 

8 
Gossamer 
Wattle 

Acacia 
floribunda 

0.22 / 4.5 Fair 
Removal.  No 
permit required. 

13 Desert Ash 
Fraxinus 
angustifolia 

0.39 / 6.3 Fair 
Removal.  No 
permit required. 

14 Desert Ash 
Fraxinus 
angustifolia 

1.01 / 6 Poor 
Dying. No permit 
required. 

 Tree 14 has been assessed and verified by Council’s Consulting Arborist 
as dying, and therefore is exempt from needing a permit for its removal. 

 Vehicle access is sought via a proposed vehicle crossover in the south-
east corner of the lot.  This vehicle crossover is to connect to the front 
driveway and double width garage on-boundary.  The driveway material 
has been nominated as exposed aggregate. 

 A north and west-facing deck area is accessible via the living room and 
provides for a north-facing alfresco experience. 

 A site cut (a maximum of approximately 600 millimetres) and associated 
earthworks to create a level area. 

External materials include acrylic rendered finish to blockwork and foam, 
blockwork, timber cladding elements, aluminium battens and colorbond 
roofing painted in muted grey tones to blend in with the surrounding 
natural environment. 

Buildings and works associated with the new dwelling are proposed to be 
located within 4 metres of the following protected trees: 

 Trees 7, 9, 10, 16 and 17 

Planning Controls 

Neighbourhood Residential Zone, Schedule 1 (NRZ1) 

Under Schedule 1 of the Neighbourhood Residential Zone, a permit is not 
required to construct a single dwelling as the lot size is greater than 500 
square metres (at 859sqm).  Given this, ResCode standards as varied by 
Schedule 1 to the Neighbourhood Residential Zone cannot be considered by 
Council’s Planning Officers as a permit is not triggered for the proposal 
under the zone. 
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An application to construct a dwelling must provide a minimum garden area 
of 35 per cent (based on the lot size of over 650 square metres).  An 
assessment of the plans indicates an approximate area of 405.9 square 
metres, equivalent to approximately 47 per cent of the lot.  This complies 
with the minimum garden area requirement. 

Significant Landscape Overlay, Schedule 2  

Under Schedule 2 to the Significant Landscape Overlay (SLO2) a permit is 
required for the removal of a tree having a single trunk circumference of 0.5 
metres or more at a height of one metre above ground level. 

A permit is required to remove Trees 6 and 12.  Tree 13 (Desert Ash) has 
been assessed by Council’s Planning Arborist as having a single trunk 
circumference of less than 0.5 metres (as measured from a height of 1 metre 
above ground level).  Therefore a permit is not required under the provisions 
of SLO2 for Tree 13’s removal.  A summary of the protected trees to be 
removed follows: 

Table 1 

Tree 
No. 

Species Height DBH Significance Comments (Taylors) 

6 Quercus robur – 
English Oak 

11m 0.57 Moderate Co-dominant stems at 
0.4m above ground 
level.  Low hanging 
branches to ground 
level. 

12 Quercus robur – 
English Oak 

6m 0.85 Low 2 trees growing from 1 
root plate. Tree 
dimensions have been 
averaged. 
Possum defoliation. 
Unbalanced canopy 
masses. 
Low hanging branches 
to ground level. 

Source – Taylor’s Trees  

Pursuant to Clause 42.03-2 of the Whitehorse Planning Scheme (the 
Scheme), a permit is required to undertake buildings and works within four 
(4) metres of protected trees.  As stated under the proposal section to this 
report, buildings and works are proposed within 4 metres of five (5) protected 
trees, namely Trees 7, 9, 10, 16 and 17. 

Trees 13 and 14 do not trigger a permit for removal due to either being under 
0.5 metres in trunk circumference as measured from a height of 1 metre 
above ground level (Tree 13) or dead or dying to the satisfaction of Council 
(Tree 14).   
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Schedule 2 to the Overlay sets out a number of ‘permit triggers’ for buildings 
and works.  The following permit requirements are not mandatory, rather are 
‘permit triggers’. 

Permit requirement Measure 

A permit is not required to construct a building or construct or carry out works 
provided all of the following is met: 

The building is no higher than two 
storeys or 9 metres. 

The dwelling is proposed to feature a 
maximum build height of 5.38 metres above 
ground level, and therefore is no higher than 
two storeys or 9 metres. 

No permit triggered 

The building is set back at least 9 
metres from the front boundary for a 
single storey building or 11 metres 
for a two-storey building  

The single storey dwelling is setback a 
minimum of 9 metres from the front 
boundary. 

No permit triggered 

The building is set back at least 3 
metres from a boundary to a road at 
least 4 metres wide (other than the 
front boundary) for a building wall 
height of no more than 3.6 metres 
or 3 metres plus half the building 
wall height if the building wall height 
is more than 3.6 metres. 

N/A 

The building is set back at least 1.2 
metres from any other boundary for 
a building wall height of no more 
than 3.6 metres or 1.5 metres plus 
half the building wall height if the 
building wall height is more than 3.6 
metres 

The setback to the south boundary (with the 
exception of the two walls on boundary) is a 
minimum 1.4 metres which complies with the 
standard (1.2 metres).  The setback of the 
building from the north boundary is a 
minimum 3.7 metres. The overall wall height 
for the northern side of the dwelling is 4.78 
metres above natural ground level. 

This requires a setback of 3.89 metres from 
the north boundary (190 millimetre variation 
sought). The amended plans received by 
Council on 20 December 2021 propose a 
minimum setback of 3.376 metres from this 
northern boundary, and as such will further 
increase the variation sought to 520 
millimetres. 
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Permit requirement Measure 

Permit triggered  

Two (2) walls are proposed adjacent the 
south boundary, one for the double-width 
garage (approximately 6.5 metres in length 
at a maximum height of 3.15 metres above 
natural ground level) and the other wall on 
boundary is for the workshop in the site’s 
rear SPOS.  The length of this on-boundary 
wall for the workshop is shown at 6.2 metres 
with an overall height of approximately 2.8 
metres above ground level. 

Permit not triggered 

The building is less than 33 per cent 
of the site area at ground level and 
25 per cent of the site area at first 
floor level, excluding hard surfaces 
and impervious areas. 

The site coverage is 355.12 square metres 
(41.35 per cent) 

Permit triggered 

Comprising hard surfaced and 
impervious areas (including tennis 
courts and swimming pools, but 
excluding buildings) are less than 
17 per cent of the site area. 

Hard surfacing is calculated at 77.42 square 
metres (9.02 per cent).  

No permit triggered 

The total area of all buildings and 
hard surfaces and impervious areas 
(including tennis courts and 
swimming pools are less than 50 
per cent of the site area. 

The total building and paving hard surface 
coverage is 50.37 per cent 

Permit triggered  

CONSULTATION 

Public Notice 

The application was advertised by mail to the adjacent and nearby property 
owners and occupiers and by erecting a notice (sign) to the Boulton Road 
frontage.  Following the formal notification period, 15 objections were 
received. 

The main objector issues raised included the following: 

 Tree removal and impact of vegetation loss on landscape character 

 Consistency with neighbourhood character 

 Impact of proposed dwelling and works in close proximity to protected 
trees 

 Deficient landscape response for a ‘bush environment’ setting 
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 Potential for certain materials (e.g. roofing) to be reflective and cause 
excessive glare 

A response to these objector concerns will be detailed throughout the 
assessment section, as well as later within this report. 

Following advertising, amended plans were received in response to 
arboricultural issues.  These plans were not formally amended under Section 
57 A of the Act and therefore have not been formally advertised.  These 
plans are attached for information purposes and the form the basis of the 
permit conditions. 

Melbourne Water was also notified (as an adjoining land owner) under 
Section 52 of the Act.  A submission from Melbourne Water was received.  
Melbourne Water supported the proposal subject to finished floor levels 
(FFLs) for the dwelling being set no lower than 95.85 metres to Australian 
Height Datum (AHD).  FFLs to AHD have not been included on the plans.  
This can be resolved by way of permit conditions. 

Consultation Forum 

An online consultation forum was held via Zoom on 9 February 2022, 
chaired by Councillor Massoud.  Approximately 12 objectors, the applicant, 
land owners and Council’s planning officers attended the meeting during 
which the issues were explored.  The amended plans were displayed and 
discussed at the forum. 

Key points during the forum meeting surrounded the level of tree removal 
and available room on-site for landscaping. 

The general consensus of the objectors on the night was that the 
development proposal was incompatible with the established and preferred 
bush environment character.  The main point of contention was the lack of 
replacement planting, with only one Tristaniopsis laurina (Water Gum) 
nominated on the plans as a replacement tree in the frontage.  The 
objectors’ spoke of the importance of maintaining the landscape character of 
Boulton Road through additional planting opportunities and ensuring the 
valued treed canopy was preserved.  The objectors also alerted Council that 
Tree 11 has since been removed from the site due to storm damage. 

In response the permit applicant was willing to undertake further landscaping 
and planting of upper canopy trees to ensure the design of the new dwelling 
is sensitive to the valued bush environment landscape which surrounds the 
site. 
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Referrals 

External 

The application was not required to be referred under Section 55 of the 
Planning and Environment Act 1987 (the Act) to any relevant external 
departments in accordance with Clause 66 of the Whitehorse Planning 
Scheme. 

Internal 

The application was referred internally to the following departments: 

Planning Arborist 

Council’s planning arborist has assessed the application and was initially 
non-supportive of the proposal due to the tree impacts.  Council’s arborist 
was primarily concerned with the major encroachments into the Tree 
Protection Zones (TPZs) for Trees 7, 9, 10, 16 and 17 at 33.4%, 36.6%, 
18.9%, 39.4% and 19.6%, respectively.  All of these encroachments 
exceeded the maximum of 10% as prescribed at Australian Standard AS 
4970:2009 – Protection of Trees on Development Sites. 

In response to these concerns from Council’s arborist, the applicant has 
shown a willingness to amend plans to better protect trees, evidenced by the 
sketch plans submitted into Council on 20 December 2021. 

Council’s arborist has reviewed the changes to the design based on what 
was discussed on site on 30 November 2021, and believes the proposal can 
be supported, provided specific tree protection measures are implemented 
throughout the construction phase, if Council were of the view that a permit 
should be issued for the subject land.  The amended plans and tree 
protection requirements have been addressed by way of conditions. 

Parks and Natural Environment 

The application was referred to Council’s Parks and Natural Environment 
Department given the proximity of the proposed vehicle crossover to a street 
tree in the nature strip (i.e. Tree 1 Lophostemon confertus (Brush Box).  The 
following referral response was received on 18 February 2022. 

This tree has been described as exhibiting “good health with fair structure 
and a long ULE (Useful Life Expectancy).   

The plans provided indicate that the proposed crossover will be located 
approximately 1.7 m from Tree 1: 

1. This is within the trees TPZ and likely an encroachment of greater than 
the 10% mandated within AS 4970 2009. The incursion area of the 
proposed works is 14%, this is considered a “major encroachment”. 

2. Parks and Natural Environment does not support installation of proposed 
works due to the “major encroachment”.  
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3. Root damage can cause a tree to decline and eventually die. It may also 
predispose a tree to failure, representing a serious safety hazard. 

Recommendation for Tree 1: 

• Request permission from the power company to relocate the power pole 
on the south side at the owner’s expense, therefore providing clearance 
outside the structural root zone from Tree 1. An NDRI will still need to be 
undertaken before the crossover can go ahead. 

These modifications to the plans can be addressed as conditions on any 
permit issued for the land.  

ASSESSMENT 

Consistency with State and Local Planning Policies 

The central issue surrounding this application focuses on whether the 
proposal appropriately meets the preferred neighbourhood character under 
the Significant Landscape Overlay, Schedule 2 (SLO2).  As described earlier 
in this report, the site is situated within a ‘bush environment’ precinct which 
seeks minimal change in a landscape setting.  Such policy does not 
envisage no development at all, rather, the policy aims to ensure 
development is sympathetic to the existing and preferred neighbourhood 
character. 

The following provides an outline of the relevant local planning provisions. 

Clause 21.06 of the Scheme (Housing) is informed by Council’s Housing 
Strategy 2014.  It outlines how the municipality will contribute to the State’s 
housing objectives for Metropolitan Melbourne.  It identifies three categories 
of change.  The subject site is included within a ‘limited change’ area.  These 
areas enable specific characteristics of the neighbourhood, environment or 
landscape to be protected through greater controls over new housing 
development.  These areas represent the lowest degree of intended 
residential growth in Whitehorse. 

Clause 22.03 of the Scheme (Residential Development) seeks to ensure 
new development reflects the ‘limited change’ classification of housing policy 
and contributes to the preferred character for this neighbourhood.  Under this 
clause the site is included within a bush environment precinct. 
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Clause 22.04 of the Scheme (Tree Conservation) encourages new 
development to minimise the loss of significant trees and promotes 
regeneration of tall trees by ensuring sufficient space exists on new 
development for re-planting of tall trees.  The policy sets ‘performance 
standards’ for the retention and regeneration of trees.  This aims to assist in 
the management of the City’s tree canopy by ensuring that new development 
minimises the loss of significant trees.  These local policies enable specific 
characteristics of the neighbourhood, environment and landscape to be 
protected through greater control over new development.  Moreover, 
architectural, urban design and landscape outcomes must positively 
contribute to the local urban character whilst minimising impacts on 
neighbouring properties. 

These policies, amongst other local level planning policies, justify the zoning 
of the site and surrounds in the Neighbourhood Residential Zone, Schedule 
1 (NRZ1).  The purpose of this zone places emphasis on neighbourhood 
character and its associated policies.  

The proposed development represents a modest single-storey dwelling with 
generous setbacks offered from north, east and west boundaries.  The scale 
of the development proposal is consistent with State and Local Policy 
guidance for facilitating appropriate residential development in areas 
designated for limited change.  The siting of the dwelling has been 
purposefully designed to accommodate vegetation retention where possible, 
as well as allow for replacement planting of new canopy trees.  The 
proposed dwelling, subject to landscaping conditions is seen to respond 
positively to the preferred bush environment neighbourhood character.  The 
proposal is in accord with the objectives and intent of Council’s local policies 
as stipulated at Clause 22.03 and Clause 22.04 of the Scheme.   

Zoning and Overlays 

Given the lot size exceeds the 500sqm threshold (at 859sqm), there is no 
trigger for a permit under the zone and therefore Council has no ability to 
assess the proposed development’s compliance against the varied 
standards prescribed under Schedule 1 to the Neighbourhood Residential 
Zone (NRZ1).  A note will be included on any permit issued for the site, 
explicitly stating that the application has not been assessed against Clause 
54 (ResCode) of the Whitehorse Planning Scheme.  Council’s ambit of 
discretion for this proposal is confined to how the built form responds to the 
bush environment landscape character of Boulton Road and surrounds, with 
particular emphasis on accommodating retention of trees where possible, 
and allowing for sufficient replanting opportunities expected of SLO2 areas. 

The decision guidelines within the SLO2 are designed to guide and shape 
new development.  To ensure the environmental and landscape elements 
valued by the community, continue to be protected.  Any new development 
should respect and respond to these performance objectives. 
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 The proposed dwelling has sought to respond to these measures through a 
site responsive design which allows for built form to be subservient to 
vegetation through the provision of a modest single storey built form.  The 
dwelling is consistent with the existing housing stock and character of the 
surrounding area.  By creating setbacks that respond appropriately to the 
surrounding built form, articulated façade features, provision of a skillion roof 
form, allowing for the retention of existing vegetation where appropriate, and 
appropriate spacing for landscaping and replanting, the decision guidelines 
at Clause 22.04, and Clause 42.03 are considered to be met. 

Built Form  

The subject site is identified as being located within a Bush Environment 
Character Precinct.  The City of Whitehorse Neighbourhood Character 
Study, 2014 summarises the existing architectural style in the area as 
‘mixed’ and includes ‘pre-WWII (including heritage significant bungalow 
dwellings), post-war, 1940s, 1950s and contemporary infill styles’.  In terms 
of the landscape setting ‘gardens are bushy and informal with predominantly 
native/indigenous species and large canopy trees.  The appearance of 
vegetated garden areas around buildings is an important feature of this 
precinct’. 

Achieving a preferred landscape character for the area is guided by the 
‘Preferred Character Statement’ outlined within Clause 22.03-5 of the 
Scheme.  The preferred character setting for the bush environment setting is 
detailed below: 

‘The streetscapes will be dominated by vegetation with subservient buildings 
frequently hidden from view behind vegetation and tall trees. The buildings 
will nestle into the topography of the landscape and be surrounded by bush-
like native and indigenous gardens, including large indigenous trees in the 
private and public domains. 

Buildings and hard surfaces will occupy a very low proportion of the site. 
They will be sited to reflect the prevailing front, rear and side setbacks. The 
larger rear setbacks will accommodate substantial vegetation including large 
canopy trees. The bushy environs are complemented by street trees and a 
lack of front fencing. Properties abutting and close to creeks and lake 
environs will contain more indigenous trees and shrubs that act in part as 
wildlife corridors. 

This precinct is identified for the lowest scale of intended residential growth 
in Whitehorse (Limited Change area) and the preservation of its significant 
landscape character and environmental integrity is the highest priority’.  

The SLO2 area is recognised as having special significance attributed to the 
quality of the environment, which includes vegetation notable for its height, 
density, maturity and high proportion of Australian native trees.  This in turn 
contributes to the significance of the area as a valuable bird and wildlife 
habitat.   



Whitehorse City Council 
Council Meeting 23 May 2022 

 

11.4 
(cont) 
 

Page 198 

The Overlay provides a number of landscape objectives to be achieved, 
which can be summarised as retaining the dominance of vegetation cover.  
This is in keeping with the established bush environment character.  
Encouraging development that is compatible with the character of the area 
ensures that a reasonable portion of the lot is free of buildings, which in turn 
allows for the retention of valued trees and replanting of tall trees.  The 
SLO2 also includes a number of ‘decision guidelines’ which test a 
development’s responsiveness to a preferred neighbourhood and landscape 
character.  
The immediate locality predominantly provides detached single storey 
dwellings on a lot.  The proposed development provides for an appropriate 
building footprint with setbacks from side and rear boundaries, and 
elevations which demonstrate a mixture of materials and articulated forms.  
This leads to an outcome that presents as an inconspicuous profile, 
particularly in a setting surrounded by medium and large canopy trees.  A 
number of the existing trees to be retained on site are not 15 metres high, 
but are still of amenity value due to their maturity, instant screening effect 
and location along the northern boundary to Masons Basin Reserve.  This 
interface to Masons Basin Reserve is further softened through the retention 
of the existing 1.75 metre high cyclone wire fence along the north boundary. 

Site Coverage, Permeability and Hard Surfacing 

The dwelling site coverage is 41.35 per cent, 8.35 per cent more than the 33 
per cent exemption under the SLO2.  Additional hard surfacing is 9.02 per 
cent, which is below the 17 per cent permit trigger under the overlay.  The 
total of building and hard surfacing is 50.37 per cent which is only 0.37 per 
cent above the permit trigger.  This is considered to be a minor variation to 
the overall hard surfacing trigger and achieves the objective of the controls. 
This is further enhanced by the site’s ability to accommodate the retention of 
established vegetation such as Tree 7 and Tree 10 and room for additional 
planting. 

The development proposes a site permeability of 52.38 per cent which is 
seen to meet the objectives of the SLO2 in allowing sufficient ‘garden areas’ 
on site for tree planting and general landscaping.  The development plans 
indicate the proposal achieves compliance with the mandatory ‘garden area’ 
requirement pursuant to Clause 32.09-4 of the Scheme.  Under Clause 
32.09-4 of the Scheme, “an application to construct or extend a dwelling or 
residential building on a lot must provide a minimum garden area as set out 
in the following table: 

 
Lot size 

Minimum percentage of a lot set aside as 
garden area 

400 - 500 sqm 25% 

Above 500 - 650 sqm 30% 

Above 650 sqm 35% 
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As the lot size exceeds 650sqm (at approximately 859sqm), a minimum 35 
per cent of the lot must be set aside as ‘garden area’.  The proposal 
comfortably demonstrates compliance with this standard, having a garden 
area at 47 per cent of the lot. 

It is noted that site coverage could have been reduced through the provision 
of a two storey dwelling; however this would have brought forward its own 
specific issues, including being less appropriate in the Bush Environment 
character area.  It is considered the provision of a single-storey dwelling is in 
keeping with the character of the area, which is predominantly single storey 
dwellings in bushy landscaped areas.  By increasing landscaping through 
conditions on the permit, an acceptable outcome which is respectful of the 
prevailing features of the landscape and neighbourhood can be best 
achieved. 

Setbacks 

The dwelling proposes a minimum setback of 3.7 metres to the northern 
boundary, for an overall wall height above ground level of 4.78 metres. 
This setback triggers a permit, with all other setbacks to side and rear 
boundaries being within the prescribed exemptions, under the SLO2.  The 
SLO2 prescribes a minimum setback of 3.89 metres from the north 
boundary, therefore a 190 millimetre variation is sought.  The sketch plans 
show this northern setback reduced to 3.376 metres, therefore a 520 mm 
variation is required.  A 520 mm variation from the standard will be 
imperceptible to the naked eye, especially given the interface to the north is 
the Masons Road Flood Retarding Basin and not residential land.  Therefore 
the amenity impacts will be negligible.  On balance, this outcome is 
appropriate, noting there is ample opportunity for landscape in the frontage, 
as well as northern and western setbacks. 

Tree Assessment and Landscaping 

This site falls under SLO2.  The Statement of Nature and key elements of 
landscape for this area is: 

 ‘The significance of the area is attributed to the quality of the 
environment, which includes vegetation notable for its height, density, 
maturity and high proportion of Australian native trees This in turn 
contributes to the significance of the area as a valuable bird and wildlife 
habitat’. 

Of note, Trees 1, 2, 4, 8, 10, 16, 17 and 18 are classified as ‘native’.  The 
extent of tree removal, particularly the removal of protected Trees 6 and 12 
has been assessed by Council’s Arborist, and found to be acceptable 
provided sufficient replanting of new canopy trees is undertaken to 
compensate for the vegetation loss. Objectors however, have raised 
concerns regarding the proposed landscaping being inadequate in terms of 
the number of replacement trees indicated on the plans, as well as not 
including enough native tree species. 
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Local residents of Blackburn at the Community Consultation Forum have 
since informed Council Tree 11 was damaged in the recent storms, and has 
therefore been removed due to the tree being dangerous  
Council and the permit applicant have acknowledged the existing landscape 
plan is deficient for a SLO2 ‘Bush Environment’ context as under the tree 
density ratio requirements of the SLO2, a minimum of six (6) upper canopy 
trees (i.e. trees 15 metres or higher at maturity) are encouraged to be 
planted as per the decision guidelines of the SLO.  Currently a shortfall of 
five (5) upper canopy trees from this recommended decision guideline exists. 

Despite this, two (2) medium to upper sized canopy trees, namely Tree 7 
and Tree 10 are to be retained.  Tree 7 is a Desert Ash of 11 metres height, 
and Tree 10 is a Eucalyptus of 17 metres height.  Both trees have a healthy 
8 to 9 metre canopy spread which assists in softening the appearance of 
built form.  The retention of both of these trees will offer some immediate 
canopy cover relief while the new trees are establishing.  

The retention of existing medium canopy trees, as well as the condition to 
replant a further four (4) more native upper canopy trees is seen to meet the 
landscaping objectives of the SLO2 and ‘bush environment’ precinct.  
Replacement species suggested by Council's Consulting Arborist have been 
included by way of conditions in the recommendation. 

The above assessment identifies how the proposal can appropriately meet 
the neighbourhood character objectives of the planning scheme and 
specifically the SLO2.  On balance, the new dwelling is able to meet the 
decision guidelines under the overlay and therefore integrate with the 
preferred neighbourhood character of the bush environment precinct.   

Objectors Concerns not Previously Addressed 

The following concerns have been raised by objector parties, many of which 
are addressed in more detail in the above assessment section of the report: 

Consistency with neighbourhood character objectives. 

As previously discussed, the proposed development is for a single storey 
dwelling with a skillion roof, which is respectful of the roof forms present 
along Boulton Road.  The front setback meets the exemptions for setbacks 
for single-storey dwellings in SLO2 areas and is compatible with setbacks in 
the street.  Similarly, the side and rear setbacks are adequate to allow for 
abundant planting opportunities. 

Impact to trees within adjoining lots. 

As previously discussed, the impacts to trees have been assessed by 
Council’s Arborist and Parks and Natural Environment department, and 
found to be appropriate, subject to increased setbacks from the southern 
boundary, and provided specific tree protection measures are implemented 
during construction phase.  These tree protection measures will form a 
critical part of any Council approval for the site. 
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Lack of replacement tree planting and overall landscaping opportunity 

As previously discussed, the proposed development is able to accommodate 
a minimum of five (5) upper canopy trees onsite, through a combination of 
(one) retained and (four) replacement canopy trees, and retention of one 
medium height canopy tree.  In addition, landscaping is provided throughout 
the site, particularly toward the street frontage. 

Over development of the lot 

A single storey detached dwelling is not considered an over development of 
the site.  The provision of replacement planting and landscaping, combined 
with retention of existing trees will soften the appearance of the built form. 

Potential sun glare from roofing material 

This matter was discussed at the forum and the applicant was amenable to 
conditions on the permit requiring a non-reflective roofing material. 

CONCLUSION 

The proposal for the construction of a single dwelling on a lot and removal of 
vegetation within the Significant Landscape Overlay, Schedule 2 (SLO2), is 
an acceptable response that satisfies the relevant provisions contained 
within the Whitehorse Planning Scheme.   

The provision of one new single storey dwelling, will provide an appropriate 
character outcome.  The new dwelling will provide for appropriate 
development that ensures its front setback can be well vegetated, and in 
doing so, will be consistent with others in the street.  The development also 
provides space around the new building, allowing for tree retention, as well 
as allowance for new tree planting and landscaping to ensure the vegetated 
character of the area is retained and enhanced.  

A total of fifteen (15) objections were received as a result of public notice 
and all of the issues raised have been discussed as required. 

It is considered that the application should be approved. 

 
 

ATTACHMENT 

1 Attachment 1 - Plans   
2 Sketch Plans received after notice    
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11.5 Box Hill Commercial Precinct & 5 Elland Avenue, Box Hill - 
Results of heritage investigation for possible inclusion in the 
Victorian Heritage Register (VHR) 

City Planning and Development 
Director, City Development 
FILE NUMBER: SF22/535 

ATTACHMENT  

 

SUMMARY 

The purpose of this report is to respond to a Councillor Notice of Motion from 
the Council meeting on 22 November 2021. At the meeting Council resolved 
to receive a report from officers about investigating and possibly nominating 
the following buildings to the Victorian Heritage Register (VHR): 

 920-922 Whitehorse Road, Box Hill 

 924 Whitehorse Road, Box Hill  

 926 Whitehorse Road, Box Hill 

 928 Whitehorse Road, Box Hill 

 930 Whitehorse Road, Box Hill 

 932 Whitehorse Road, Box Hill  

 934 Whitehorse Road, Box Hill 

 942-946 Whitehorse Road, Box Hill  

 948 Whitehorse Road, Box Hill 

 950-956 Whitehorse Road, Box Hill 

 5 Elland Avenue, Box Hill 

The Notice of Motion was prompted by a proposal by the Suburban Rail 
Loop Authority (SRLA) to acquire and demolish an entire block of buildings 
bordered by Whitehorse Road, Market Street, Main Street and Station Street 
(with the exception of the former Railway Hotel building on the north east 
corner). This project proposes the demolition of properties covered by a local 
Heritage Overlay (HO244 and HO91) in the Whitehorse Planning Scheme. 
The cleared site will be used as a construction and laydown area during the 
construction phase of the Suburban Rail Loop (SRL) project (see Figure 1). 

In January 2022 Landmark Heritage Pty Ltd were appointed to undertake a 
review of the heritage properties under threat and to consider whether they 
might warrant inclusion in the VHR, either individually or as a group 
(precinct). The scope of the study also included a single old English style 
house at 5 Elland Avenue Box Hill, which was first identified as a ‘potential’ 
heritage place in the 2001 Whitehorse Heritage Review prepared by Andrew 
Ward, but not included in the Heritage Overlay under the Whitehorse 
Planning Scheme. 
  



Whitehorse City Council 
Council Meeting 23 May 2022 

 

11.5 
(cont) 
 

Page 203 

The investigation by Landmark Heritage Pty Ltd involved undertaking 
comparative examples both within Whitehorse and adjoining municipalities, 
site visits and the preparation of a report of the findings available at 
Attachment 1. The report concluded that the heritage precinct (HO244) and 
the three individual places (HO91, HO92 and 5 Elland Avenue) are not of 
State-level heritage significance, so should not be nominated to the VHR. 

RECOMMENDATION 

That Council: 

1. Receive and note the findings of the Box Hill Commercial Precinct 
Heritage Assessment, April 2022, prepared by Landmark Heritage Pty 
Ltd at Attachment 1. 

2. While noting that the subject properties are not considered to be of 
State level heritage significance, continue to advocate for the protection 
of buildings within the Box Hill Commercial Precinct that are of local 
heritage significance. 

 

KEY MATTERS  

Since becoming aware of the SRL project, Council has strenuously opposed 
the demolition of those properties covered by a local Heritage Overlay in the 
Whitehorse Planning Scheme. These places were identified in the 
Whitehorse Heritage Review 2021 (the 2001 Review) prepared by Coleman 
Architects Pty Ltd.  

The 2001 Review identified these places as having historical significance as 
a representative collection of commercial buildings that reflect the 
development of the business centre of Box Hill from the 1890s to 1945. The 
Box Hill Commercial Precinct was also identified as being of aesthetic 
significance for its collection of diverse building styles as applied to 
commercial buildings. The precinct overlay was applied through Whitehorse 
Planning Scheme Amendment C157 that was gazetted on 4 August 2016. 

The heritage overlays in the Box Hill commercial area and the broader 
traditional commercial core has also influenced the existing Box Hill Transit 
City Activity Centre Structure Plan 2007 (the Structure Plan) and the recently 
revised Box Hill Metropolitan Activity Centre to 2036 DRAFT Structure Plan 
2021 and the Box Hill Metropolitan Activity Centre to 2036 DRAFT Urban 
Design Framework 2021. Envisaging modest change in the heritage 
precinct, these documents identify the heritage places as part of the 
‘traditional town centre.’ This approach is considered to provide a sense of 
connection to community, to the past and to lived experiences. In the midst 
of enormous change in Box Hill over past decades, these buildings serve as 
a story that tells where we have come from. 
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Levels of heritage protection 

Places and objects of cultural heritage significance can be protected and 
managed through one or more of four statutory mechanisms. The 
mechanism that protects the largest number of places of cultural heritage 
significance is the Heritage Overlay under a local planning scheme. At the 
other end of the spectrum, one place in Victoria (the Royal Exhibition 
Building & Carlton Gardens) is inscribed in the World Heritage List for its 
outstanding universal value.  

The Heritage Council of Victoria sets out the criteria and threshold guidelines 
for inclusion on the VHR. The significance threshold determines the level of 
cultural heritage significance a place or object has and what mechanisms 
can therefore be used to protect and manage it. As a general principle:  

 A place that is of heritage value to a locality or municipality has the 
potential to be recognised as being of local cultural heritage significance 
(and may be included in the Heritage Overlay of the local planning 
scheme);  

 A place or object that is of heritage value to wider Victoria has the 
potential to be recognised as being of state level cultural heritage 
significance (and may be included in the VHR);  

 A place with outstanding heritage value to the nation has the potential to 
be recognised as being of national heritage significance (and may be 
included in the National Heritage List); and  

 A place that is of outstanding universal value has the potential to be 
recognised as being of world heritage significance (and may be inscribed 
on the World Heritage List).  

The investigation carried out by Landmark Heritage concluded that while the 
Box Hill Commercial Precinct, including the individually significant Colonial 
Gas Association Building (HO91) and the former Railway Hotel (HO92) are 
of local heritage significance, these places are not of State-level heritage 
significance, so should not be nominated to the VHR. 

The report by Landmark Heritage concluded that the house (and garage) at 
5 Elland Avenue are highly intact and illustrate a creative and non-academic 
approach to the 1930s Old English style. The comparative analysis 
undertaken has demonstrated that it is one of the more interesting examples 
of this style in the municipality. Despite this it is clear, however, that it is not 
of State heritage significance for its architectural design.  

While the house at 5 Elland Avenue would potentially be regarded as 
representative of the Old English style, its location in a highly altered 
streetscape, the lack of a specific assessment in the past despite the Box 
Hill area being reviewed multiple times, might count against its inclusion in 
the local HO at this stage. There are therefore no immediate plans to revisit 
this property for inclusion in a local heritage overlay. 
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STRATEGIC ALIGNMENT  

The additional investigation of heritage properties under threat of demolition 
in the Box Hill Commercial Precinct supports Strategic Direction 4: Our built 
environment, movement and public places, of the Council Plan.  

This further investigation by Landmark Heritage Pty Ltd better informs 
Council’s advocacy around the future development of Box Hill and the 
impacts of the State government’s SRL project. If the subject properties had 
met the threshold for inclusion on the VHR Council would be in a stronger 
position to advocate for their protection with the support of Heritage Victoria. 

Policy 

The State and regional policies in the Planning Policy Framework of the 
Whitehorse Planning Scheme are of relevance to this report as outlined 
below: 

 Clause 15 (Built Environment and heritage) promotes that planning 
should protect places and sites with significant heritage, architectural, 
aesthetic, scientific and cultural value. The proposed demolition of the 
heritage buildings and subsequent loss of sense of place prompted the 
further exploration of these properties to determine whether they 
warranted a greater level of protection. 

 Clause 15.03-1S (Heritage conservation) promotes the conservation of 
places of heritage significance by encouraging appropriate development 
that respects places with identified heritage values. Council has 
advocated for the conservation of the heritage places and sought 
additional expert advice to determine whether greater protection is 
warranted. 

The Local Planning Policy Framework (LPPF), includes the following clauses 
of relevance to this report: 

 Clause 21.05-2 identifies heritage protection as a key issue in protecting 
the built and visual amenity of Whitehorse. Council’s advocacy in relation 
to protecting the Box Hill Commercial Precinct aligns with the objective 
(21.05-3) of protecting and enhancing areas with special natural, 
environmental, cultural or historic significance for the future enjoyment of 
the community. 

 Clause 22.01 applies to all heritage places within the City of Whitehorse 
which are subject to a heritage overlay and other heritage buildings 
identified by Council and where a planning permit is required, this policy 
also applies to development on properties adjacent to Heritage Overlays. 
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BACKGROUND 

On 28 August 2018 the Premier of Victoria released a statement in relation 
to a new underground rail network circling Melbourne’s suburbs. The 
statement announced that the south eastern section will run underground 
between Cheltenham and Box Hill and include six new underground stations 
– four underground interchanges with existing lines, and two potential new 
stations at the Monash Clayton and Deakin Burwood precincts. 

In October 2021 more explicit information was shared with Council in relation 
to the location of proposed stations. This information included the plan to 
demolish the heritage buildings on Whitehorse Road between Station Street 
and Market Street to make way for the construction of the SRL project. Over 
the course of months Council vigorously opposed the proposed demolition 
and advocated for a redesign of the project to allow their retention. 

In November 2021 Council resolved to receive a report from officers about 
investigating and potentially nominating the Box Hill Commercial Heritage 
Precinct and the interwar residence at 5 Elland Avenue, Box Hill (identified 
as having potential heritage) for inclusion in the VHR. If warranted, the 
inclusion of these buildings on the VHR would ultimately offer greater 
protection from demolition.  

In February 2022 Landmark Heritage provided the findings of their 
investigation into the subject properties and recommended that no further 
action be taken in nominating properties to the VHR. 

SUPPORTING REPORT DETAILS 

Legislative and Risk Implications  

There are no legislative or risk implications arising from the recommendation 
contained in this report. 

Equity, Inclusion, and Human Rights Considerations  

In developing this report to Council, the subject matter has been considered 
in accordance with the requirements of the Charter of Human Rights and 
Responsibilities Act 2006. 

It is considered that the subject matter does not raise any human rights 
issues. 

Community Engagement  

No community engagement was required for this report. 

Financial and Resource Implications  

There are no financial or resource implications arising from the 
recommendation contained in this report. 
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Innovation and Continuous Improvement  

There are no Innovation and Continuous Improvement matters arising from 
the recommendation contained in this report. 

Collaboration  

No collaboration was required for this report. 

Discussion and Options The investigation carried out by Landmark 
Heritage concluded that while the Box Hill Commercial Precinct, including 
the individually significant Colonial Gas Association Building (HO91) and the 
former Railway Hotel (HO92) are of local heritage significance, these places 
are not of State-level heritage significance, so should not be nominated to 
the VHR. 

The report by Landmark Heritage also concluded that while the house (and 
garage) at 5 Elland Avenue are one of the more interesting examples of 
English Revival style, that is not particularly well represented in the City of 
Whitehorse, it is not of State heritage significance for its architectural design.  

Although the house at 5 Elland Avenue does not meet the criteria and 
threshold guidelines for inclusion on the VHR, it was identified as having 
potential heritage significance in the 2001 Whitehorse Heritage Review 
prepared by Andrew Ward, but has not been further assessed for inclusion in 
the local heritage overlay in the planning scheme.  The property remains 
however on Council’s potential heritage list for investigation, subject to 
funding becoming available. 

Advice from Council’s Heritage advisor is that historically, 5 Elland Avenue is 
one of very few pre-WW2 houses surviving in the immediate area, but 
having been constructed in the interwar period would not necessarily be 
representative of residential development in the area which developed much 
earlier (i.e. it is a relative late-comer to the area).  

Further to this, the house at 5 Elland Avenue it is not considered to be a 
particularly outstanding example of the English Revival style, which probably 
accounts for the 'C' grading it was given in its identification by Andrew ward 
in 2001. While it would potentially be regarded as representative of the style, 
its location in a highly altered streetscape, the lack of a specific assessment 
in the past despite the Box Hill area being reviewed multiple times, might 
count against its inclusion in the local HO at this stage.  

It is Council’s understanding that all heritage buildings and structures to be 
demolished would be subject to an archival photographic recording by the 
SRLA before demolition and opportunities to recognise, document and 
interpret the historical and social associations of the sites would be explored 
with relevant stakeholders including Heritage Victoria and local 
governments.  
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Conflict of Interest  

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

Conclusion  

This report responds to a Councillor Notice of Motion from the Council 
Meeting on 22 November 2021. It attaches a report prepared by a qualified 
heritage specialist confirming that those buildings in the Box Hill Commercial 
precinct that are affected by a local heritage overlay do not meet the 
threshold for inclusion on the VHR. It confirms also that the house at 5 
Elland Avenue Box Hill does not meet the threshold for inclusion on the 
VHR. 

Any application to the Heritage Council of Victoria to include these properties 
on the VHR is unlikely to be supported and should not be pursued. 

 
 

ATTACHMENT 

1 Heritage Assessment  Box Hill Commercial Precinct and 5 Elland 
Avenue Box Hill prepared by Landmark Heritage Pty Ltd    
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11.6 Bi-annual Audit and Risk Committee Report 

Governance and Integrity 
Director, Corporate Services 

ATTACHMENT  

 

SUMMARY 

This report provides an update on the Audit and Risk Committee activities 
from October 2021 to March 2022. 

Under Section 54(5) of the Local Government Act 2020, the Audit and Risk 
Committee must prepare a biannual report which the Chief Executive Officer 
must table at the Council meeting. This bi-annual audit and risk report 
describes the activities of the Committee and includes its findings and 
recommendations. 
 

RECOMMENDATION 

That Council Note the Bi-annual Audit and Risk Committee Report. 

 

KEY MATTERS  

The key objective and purpose of the Audit and Risk Committee is to 
“provide independent advice and assistance to the Council and Chief 
Executive Officer on the City’s risk, control and compliance framework, and 
its external accountability and legislative compliance responsibilities”. 

Meetings of the Council’s Audit and Risk Committee were held on 22 
November 2021 and 21 March 2022. Apologies were tendered by two 
different members for the May and September meetings, otherwise all 
members of the Audit and Risk Committee were present for the three 
meetings together with the CEO, all Directors and other officers as required.   

The purpose of this report is to brief the Council on the key proceedings and 
outcomes of the Committee’s activities, provide general commentary on key 
recommendations/observations received from the Auditor General and/or 
internal auditors, as well as provide opportunity for discussion and review of 
the audit program, litigation matters, fraud prevention and awareness 
program. Additionally, this will provide a forum for discussion between the 
Committee Chair, Councillors and Executive regarding any other audits as 
required.Strategic Alignment  

Objective 8.3: Good Governance and Integrity 

Policy 

Audit and Risk Committee Charter  
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SUPPORTING REPORT DETAILS 

Legislative and Risk Implications  

Under Section 54(5) of the Local Government Act 2020, the Audit and Risk 
Committee must prepare a biannual report which the Chief Executive Officer 
must table at the Council meeting. This bi-annual audit and risk report 
describes the activities of the Committee and includes its findings and 
recommendations. 

Equity, Inclusion, and Human Rights Considerations  

It is considered that the subject matter does not raise any human rights 
issues. 

Community Engagement  

No community engagement was required for this report. 

Financial and Resource Implications  

There are no financial or resource implications arising from the 
recommendation contained in this report. 

Innovation and Continuous Improvement  

Internal Audits raise matters and actions for Council to address and improve 
processes and systems.   

Collaboration  

All members of the Audit and Risk Committee were consulted in preparation 
of this report. 

Discussion and Options  

This report to Council is required under Section 54(5) of the Local 
Government Act 2020. 

Conflict of Interest  

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

Conclusion  

The Council is to note this report as required under Section 54(5) of the 
Local Government Act 2020. Similar reports will be provided to the Council 
on a six monthly basis. 
 

ATTACHMENT 

1 Whitehorse City Council 6 month ARC Report to March 2022    
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11.7 Quarterly Performance Report January to March 2022 

Finance and Corporate Performance 
Director, Corporate Services 

ATTACHMENT  

 

SUMMARY 

The purpose of this report is to brief Council on the performance against the 
Council Plan 2021-2025 and the Annual Budget 2021/2022 for the quarter 
ended 31 March 2022. 

RECOMMENDATION 

That Council notes the Quarterly Performance Report for the quarter ended 
31 March 2022, as attached. 

BACKGROUND 

Pursuant to section 97 of the Local Government Act 2020, the Quarterly 
Performance Report provides a quarterly budget report including details and 
commentary on Council’s year to date performance compared to budget, 
year-end projection, cash and other key balance sheet items for the year to 
date ended 31 March 2022. 

The Quarterly Performance Report also includes a high level summary of 
Council’s performance against major initiatives, initiatives, and services 
identified in the Annual Plan, which is part of the Adopted Budget 
2021/2022. These are significant projects that will directly contribute to the 
achievement of the Council Plan 2021-2025 and have a major focus on the 
budget. They may include actions that are once-off in nature and/or lead to 
improvements in services.  

DISCUSSION 

Performance against Council Plan 

Using a combination of the Council Plan 2021-25, and the Adopted Budget 
2021/2022, 74 significant initiatives have been identified that contribute to 
the achievement of the strategic directions and goals of Council. Of the 74 
initiatives being reported on this quarter, 5 are complete, 57 are on track, 5 
are behind schedule, 1 needs further work, 3 are yet to be started and 3 
have been deferred. 

Performance against Annual Budget  

The year to date (YTD) financial result at 31 March 2022 was a surplus of 
$51.93m, $3.60m favourable to the Adopted Budget.  Income was $9.03m 
unfavourable and expenditure was $12.63m favourable to budget. The 
variances are predominantly due to service closures and reduced demand 
as a result of the COVID-19 pandemic restrictions during the year, and 
decreased costs relating to delays in recruitment of new and vacant 
positions. The year to date impact of the pandemic on Council’s net result at 
31 March was $5.82m which brings the inception to date impact to $19.19m. 
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Council completed a major forecast review during September 2021 to take 
into account the impact of the COVID-19 pandemic and other changes that 
had arisen since the Budget was adopted. The full year forecast is 
presenting a surplus of $8.22m, $8.39m unfavourable to budget. This is 
made up of a reduction in income of $8.50m and a reduction in expenditure 
of $0.12m. Due to the significant impact of COVID-19, this revised forecast 
has been used as the new baseline for reporting for the rest of the financial 
year. 

 

 

ATTACHMENT 

1 Quarterly Performance Report - Quarter 3 2021/22     
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11.8 Records of Informal Meetings of Councillors 

  

 

 

RECOMMENDATION 

That the record of Informal Meetings of Councillors be received and noted. 

 

 

Councillor Informal Briefing  09.05.22  6.30pm-6.45pm 

Matter/s Discussed 

 Public Presentations 

 Public Questions 

 Urgent Business – Item 10.1 Victorian Planning 
Schemes by Planning Scheme Amendment 
VC176 (‘the amendment’), which amended 
Clause 52.12 (Bushfire Protection Exemptions) 

 11.1 Tender Evaluation (Contract 30326) 
Morack Golf Course Redevelopment 

 11.2 Response to Petition for Netball Court at 
Springfield Park 

 11.3 Review of Council Delegations to  Council 
Staff 

 11.4 Records of Informal Meetings of 
Councillors 

 12.1 Reports by Delegates 
 

Councillors Present 
 

Officers Present 

Cr Liu (Mayor & Chair) 
Cr Massoud (Deputy 
Mayor) 
Cr Barker 
Cr Carr 
Cr Cutts 
Cr Davenport 
Cr Lane 
Cr McNeill 
Cr Skilbeck 
Cr Stennett 

S McMillan 
J Green 
L Letic 
S Cann 
S White 
S Sullivan 
V Ferlaino 
E Outlaw 
P Cummings 
 

Disclosures of Conflict of Interest None Disclosed 

Councillor /Officer attendance following 
disclosure 

None Disclosed 
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Councillor Briefing  16.05.22  6.32pm-8.28pm 

Matter/s Discussed 

 3.1 Bi-annual Audit and Risk Committee 
 Report 

 3.2 Quarterly Performance Report - Quarter 3 
 2021/22 

 3.3 Transformation Update May 2022 

 4.1 Draft Council Agenda 23 May 2022 

Councillors Present 
 

Officers Present 

Cr Liu (Mayor & Chair) 
Cr Massoud (Deputy Mayor) 
Cr Barker 
Cr Carr 
Cr Cutts 
Cr Davenport 
Cr Lane 
Cr McNeill 
Cr Skilbeck 
Cr Stennett 

S McMillan 
J Green 
L Letic 
S Cann 
S White 
S Sullivan 
E Outlaw 
C Altan 
A Egan 
K Marriott 
P Sutton 
J Cardamone 
E Roberts 
P Cumming 

External 

M Said 
 

Disclosures of Conflict of Interest None Disclosed 

Councillor /Officer attendance following 
disclosure 

None Disclosed 
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12 Councillor Delegate And Conference / Seminar 
Reports 

12.1 Reports by Delegates  
 

(NB: Reports only from Councillors appointed by Council as delegates 
to community organisations/committees/groups) 

RECOMMENDATION 

That the reports from delegates be received and noted. 

132.2 Reports on Conferences/Seminars Attendance 
 

RECOMMENDATION 

That the record of reports on conferences/seminars attendance be 
received and noted. 

13 CONFIDENTIAL REPORTS  

Nil  

14 Close Meeting 
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Planning and Environment Act 1987 


WHITEHORSE PLANNING SCHEME 


AMENDMENT C[insert amendment number] 


EXPLANATORY REPORT 


Who is the planning authority? 


This amendment has been prepared by the Whitehorse City Council, which is the planning authority 
for this amendment. 


The amendment has been made at the request of Whitehorse City Council. 


Land affected by the amendment 


The amendment applies to all land in the municipality of the City of Whitehorse. 


What the amendment does 


The amendment introduces a new Particular Provision relating to Environmentally Sustainable 
Development (ESD) into the planning scheme and makes changes to existing local policy. The 
Particular Provision contains ESD Objectives and Standards which implement measures that facilitate 
best practice ESD and support zero carbon development outcomes. 


The ESD Objectives and Standards address: 
• Operational Energy (energy efficiency, performance and greenhouse gas emission reduction) 
• Embodied Carbon (greenhouse gas emission reduction and resource efficiency) 
• Sustainable Transport (electric vehicles and bicycles) 
• Integrated Water management (water efficiency and integration) 
• Green infrastructure (lot scale vegetation and urban ecology) 
• Climate resilience (climate change adaptation, urban heat mitigation) 
• Waste & Resource Recovery (recycling and waste management)  


The amendment includes the following changes to the planning scheme: 


 


 Brief description/overview of the 
proposal 


List of the proposed changes to the planning 
scheme 


In
se


rt
 • Insert a new Elevated Environmentally 


Sustainable Development particular 
provision into the planning scheme 
containing Objectives and Standards 
relevant to the delivery of ESD. 


• Amend Clause 53 to insert the new ESD 
Objectives and Standards. 


In
se


rt
 


• Insert a new Background Document 
titled “Guidelines for Sustainable 
Building Design" in the planning 
scheme to assist in understanding the 
rationale behind the proposed 
Standards and to support application 
of the proposed Decision Guidelines. 


• Amend Schedule to Clause 72.08 to include the 
Guidelines for Sustainable Building Design as a 
Background Document within the planning 
scheme. 


A
m


en
d 


• Amend the Municipal Strategic 
Statement to identify municipal 
outcomes which provide the basis for 
ESD requirements and the facilitation 
of zero carbon development in the 
planning scheme. 


• Amend Clause 21.05 Environment to reference 
ESD requirements, net zero outcomes and 
climate change adaptation. 


Strategic assessment of the amendment  







Why is the amendment required? 


Function and intent 


The amendment introduces ESD planning measures into the planning scheme.  The measures 
notably include a series of Objectives and Standards that are detailed within a stand-alone clause 
within the Particular Provisions of a council’s planning scheme. 


No new permit triggers are proposed as part of this amendment.  Existing permit triggers provide the 
basis for a planning permit application that is then assessed against the proposed Objectives and 
Standards outlined within the Particular Provision.  


This includes new development incorporating ESD measures that further enhance energy efficiency 
and performance, water efficiency and integrated water management, low carbon and sustainable 
transport, circular economy, materials and sustainable waste management, urban greening, 
biodiversity and green infrastructure, and climate resilience and adaptation. 


With a development incorporating the ESD measures in order to meet the detailed objectives and 
standards, a development should also be able to demonstrate and achieve a reduction in overall 
greenhouse gas emissions, a response to climate resilience and risk minimisation, and a pathway 
towards achieving zero carbon development exercised via the planning framework. 


Existing environmental and sustainability requirements 


This amendment improves existing environmental and sustainability requirements within the planning 
scheme. 


The existing requirements are detailed primarily within the Victoria Planning Provisions, directed 
towards residential development (i.e. ResCode), and the Planning Policy Framework more broadly. 


Council has an existing local ESD Policy within the local provisions of the Planning Policy Framework 
(Clause 22.10 of the Whitehorse Planning Scheme).  The existing local ESD Policy was gazetted in 
November 2015.  The ESD requirements reflected in the local ESD Policy served as baseline 
standards when preparing this amendment.  This amendment incorporates, updates and refines the 
existing, local, ESD Policy requirements to ensure greater ESD outcomes that support the transition 
towards zero carbon development and industry best practice.  Requirements detailed within the 
existing local ESD Policy have been incorporated within the Particular Provision that serves as a part 
of this amendment. 


In order to facilitate clearer and more precise development outcomes, the ESD requirements have 
been articulated within the Victoria Planning Provisions, Particular Provisions of the planning scheme. 


This is to also ensure that all ESD requirements are consolidated and detailed within a specific and 
tailored area of the planning scheme which supports user familiarity and efficient navigation to the 
respective requirements. 


Net community benefit 


The amendment delivers a net community benefit ensuring that planning achieves positive 
environmental, societal and economic outcomes through: 


• Providing direct and indirect community benefits which address climate change mitigation and 
adaptation through building climate resilience and future proofing future development and 
housing; 


• Reducing greenhouse gas emissions and the management of climate change risk within the 
built environment system; 


• Cost savings by improving climate resilient housing now, rather than retrofitting later at a 
higher cost; 


• Ensuring that ‘best practice’ policies and expectations continue to be addressed over time, 
with the 'elevation' of ESD policy requirements that may already exist throughout the scheme;  


• Providing greater certainty, consistency and delivery of ESD outcomes and towards net zero 
carbon development; 







This amendment in conjunction with proposed NCC 2022 changes supports energy efficiency and the 
Victorian State government’s proposed 7-star energy efficiency rated homes by: 


• Maximising the benefits of solar panels; 


•  Supporting all-electric homes; and 


• Facilitating economic, health and climate benefits from ambitious energy efficiency standards. 


This amendment delivers outcomes that support and align with Local and State government climate 
change pledges, the State Climate Change Strategy, and Adaptation Action Plans pursuant to Part 5 
of the Climate Change Act 2017 (Vic).  Furthermore, this amendment supports council’s obligation 
under the Local Government Act 2020 (Vic) and the overarching governance principle to ensure 
economic, social and environmental sustainability of the municipal district, including mitigation and 
planning for climate change risks. 


These legislative requirements are necessary for council to support and promote net community 
benefit. 


Purpose 


This amendment has been prepared and pursued for the following reasons with particular respect to 
the built environment: 


• To support council’s endorsed and seriously entertained collection of Environmental, 
Sustainability and/or Climate Change Strategies, Policies and Action Plans including Council’s 
Sustainability Strategy 2016-2022, Interim Climate Response Plan 2020-2022, Whitehorse 
Community Vision 2040, and Council Plan 2021-2025; 


• To enable council, in the performance of its statutory role, to have appropriate and 
demonstrated regard to economic, social and environmental sustainability of the municipal 
district, including mitigation and planning for climate change risks pursuant to the overarching 
governance principles under the Local Government Act 2020 (Vic); 


• To ensure that ESD requirements within the planning system are continually reviewed to align 
with and articulate best practice industry measures for development to address; 


• To assist Victorian government frameworks that require reducing greenhouse gas emissions 
and preparing for climate change impacts, that result from and affect, the built environment.  
This acknowledges that, within Australia, the built environment accounts for approximately 20% 
of the nation’s emissions (Australia’s Emissions Projections 2018 (Department of the 
Environment and Energy, 2018)).  The Victorian government framework requires that the State 
address an overarching emissions reduction target of carbon neutrality by 2050; 


• To aid the Victorian government’s sustainable transport directives which includes the uptake of 
zero emission vehicles (ZEVs), active transport and supporting infrastructure.  This also entails 
supporting further reforms to make new buildings ZEV-ready and setting a target of 50% of new 
light vehicle sales to be zero emissions by 2030 (Victoria’s Zero Emissions Vehicle Roadmap 
(Department of Environment, Land, Water and Planning, 2021)); 


• To promote the Victorian government’s circular economy directives that seek to divert waste 
from landfill and ensure resource recovery and efficiency (Recycling Victoria – A New Economy 
(Department of Environment, Land, Water and Planning, 2020)); 


• To complement the Victorian government’s framework towards urban greening, cooling and 
enhancing biodiversity; and 


• To further appropriate practices in waste avoidance, reduction, and recycling, the management 
and treatment of stormwater including integrated water management, and reduce emissions to 
air from development and associated activities.  This includes having regard to the 
Environmental Reference Standard (ERS), environmental values, beneficial uses and 
community impacts in support of the General Environmental Duty (GED) and environment 
protection principles outlined under the Environment Protection Act 2017 (Vic). 


Strategic studies and reports 







Several studies were commissioned to inform and support the development of the objectives and 
standards included within this amendment.  A list of the relevant studies and reports and 
accompanying synopses include: 


Study/ Report Synopsis 


Sustainability Planning Scheme 
Amendment Background 
Research – Part A: Technical 
ESD and Development 
Feasibility (Hip v. Hype 
Partnership, 2021) 


A technical analysis that tests each proposed standard on 
various development typologies to determine their practical 
suitability and functionality and indicative capital cost impact. 


Sustainability Planning Scheme 
Amendment Background 
Research – Part B: Planning 
Advice (Hansen Partnership, 
2021) 


An urban planning review of the proposed objectives and 
standards which takes into consideration the technical 
feasibility and cost-benefit viability studies.  
Recommendations were also put forward to ensure the 
standards are fit for planning purposes within the Victorian 
planning framework. 


Sustainability Planning Scheme 
Amendment – Cost-Benefit 
Analysis (Frontier Economics, 
2021) 


A cost-benefit analysis of the standards that have been 
incorporated as part of this amendment.  This includes direct 
costs as well as a preliminary review of direct and indirect 
economic and societal benefits. 


Moreland City Council 
Renewable Energy Standard 
(Low Impact Development, 2021) 


A study conducted into the development of metrics and 
standards for new development to incorporate minimum 
amounts of solar photovoltaic systems and relevant design 
considerations.  The metrics and standards have been 
adopted as a part of this amendment. 


Moreland City Council Low 
Emissions and Electric Vehicles 
Standard (Low Impact 
Development, 2021) 


A study conducted into the development of metrics and 
standards for new development to incorporate electric vehicle 
infrastructure and relevant design considerations.  The 
metrics and standards have been adopted as a part of this 
amendment. 


The Advisory Committee and 
Panel Report for Environmentally 
Efficient Design Local Policies 
(Planning Panels Victoria, 2014) 


The Advisory Committee and Panel report for the original 
planning scheme amendment that introduced a local ESD 
Policy within the planning scheme of six councils in Victoria. 


Since this planning scheme amendment, several councils 
have used this report to serve as the evidentiary basis to 
support the introduction of their own local ESD Policy within 
their planning scheme.  A total of 20 councils throughout 
Victoria have a local ESD Policy within their planning scheme. 


Greenhouse Alliance Planning 
and Environment Act Report  


An independent report commissioned by the Victorian 
Greenhouse Alliances and CASBE has identified a raft of 
reform opportunities for Victoria’s planning system, to ensure 
it is aligned with the State’s legislated emission reduction 
targets and supports climate resilient communities.  It also 
identifies opportunities to ensure the delivery of zero-
carbon infrastructure, building on Victoria’s leadership role on 
taking action on climate change.  The report –Climate Change 
and Planning in Victoria: Ensuring Victoria’s planning 
system effectively tackles climate change-recommends a 
suite of reforms that:  


- Recognise the fundamental role that a Planning Scheme and 
the Planning and Environment Act 1987 (Vic) play in guiding 
decision-makers, and their weight as statutory law instruments 







Study/ Report Synopsis 


- Ensure that the scheme and its application of controls is 
consistent with the scientific evidence base on climate change 
and best practice  


- Focus on changes that will assist in getting the fundamentals 
of future development areas right 


 


Appropriate jurisdiction 


The appropriateness of addressing ESD considerations within the planning framework have been well 
established. 


Six councils originally pursued a planning scheme amendment to incorporate a local ESD Policy 
within each council’s planning scheme.  The Advisory Committee and Panel Report for 
Environmentally Efficient Design Local Policies (Planning Panels Victoria, 2014) resolved that the 
planning framework, as distinct from the building framework, is suitable and equipped to require that 
development incorporate ESD measures through the planning permit application process. The original 
six local ESD Policies were gazetted in 2015. 


Since the gazettal of the original six local ESD Policies, a total of 20 councils throughout Victoria have 
a local ESD Policy within their respective planning scheme. 


Additional planning scheme amendments have also been successfully pursued that require the 
integration and adoption of ESD outcomes within development proposals.  For example, Amendment 
C190more Better Outcomes for Two Dwellings on a Lot whereby ESD requirements serve as a part of 
the City of Moreland’s VicSmart application process, and Amendment GC81 whereby detailed, 
precinct wide, ESD measures are required for development within Fishermans Bend, located within 
the City of Port Phillip and the City of Melbourne. 


In addition, the Victoria Planning Provisions have also introduced heightened ESD measures within 
the planning framework beyond that of the standard ResCode requirements.  This is primarily 
demonstrated through the introduction of the Better Apartments Design Standards (BADS) in 2017.  
Performance measures detailed within BADS, in relation to energy efficiency and cooling load 
requirements for apartments, similarly cover thermal performance requirements detailed within the 
National Construction Code (NCC) that is administered under the building framework. 


With the planning framework serving as a precursor to the building framework, the Objectives and 
Standards outlined within this amendment continue to affirm ESD’s fundamental role ensuring resilient 
future development.  ESD considerations should be embedded as a part of the initial design process 
within the planning framework, prior to undertaking detailed design as occurs within the building 
phase. This is to ensure ESD benefits can be maximised by embedding holistic design considerations 
early in the design process rather than retrofitting ESD at a later stage in the development process. 
The benefits of this approach include: 


• This process aims to limit increased costs by having clear ESD expectations for the 
development at the commencement of the development process and as a part of planning 
process. 


• ESD outcomes are optimised, as ESD measures are considered alongside development site 
constraints and limitations are carefully considered and integrated into the initial design, 
avoiding costly retrofits at a later stage. 


Whilst the NCC is tailored towards establishing the minimum energy efficiency requirements for a 
development to address, the ESD requirements detailed within the planning framework and as a part 
of this amendment include much broader coverage of ESD.  The amendment has been carefully 
drafted to continue to complement the NCC through higher order planning framework requirements 
rather than conflict with the building framework for complementary aspects.  This enables the building 
framework to continue to administer detailed design elements, building services and construction 
techniques. 


In addition to energy efficiency, the ESD measures within the planning framework and part of this 
amendment address thematic categories such as integrated water management, indoor 







environmental quality, sustainable transport, green infrastructure, waste and resource recovery, 
climate resilience, embodied carbon.  These thematic categories are not covered in detail within the 
NCC or building instruments.  The planning framework has been recognised as the more suitable and 
established jurisdiction that has successfully been endorsed by authorities as the appropriate arena to 
‘cover the field’ with respect to holistically address ESD requirements. 


How does the amendment implement the objectives of planning in Victoria? 


The amendment implements the objectives of planning in Victoria given that ESD fundamentally 
addresses key foundational principles of sustainability which underpin the objectives of planning. ESD 
requires consideration of the triple-bottom-line – environmental, societal and economic impacts, as 
well as, balancing the needs of the present with that of future generations; particularly when 
determining environmental impact by applying the precautionary principle. 


The delivery of more robust ESD outcomes through the planning scheme strongly align with the 
objectives of planning in Victoria which include: 


• To provide for the development of land with fair, orderly, economic and sustainability 
considerations (see Section 4(1)(a) of the Planning and Environment Act 1987 (Vic) (‘P&E Act’).  
This includes considering the equity of planning decisions, economic and societal functions as 
well as matters regarding the inherent sustainability of development. It is noted that the 
facilitation of development in Victoria is only supported where in alignment with specified 
objectives. 


• To provide for the protection of natural and man-made resources and the maintenance of 
ecological processes and genetic diversity, noting the current threats to these resources and 
processes posed by climate change and the contribution that improved ESD outcomes can 
make to the protection of resources and ecological processes (see Section 4(1)(b) P&E Act).   


• To secure a pleasant, efficient and safe working, living and recreational environment for all 
Victorians and visitors to Victoria, noting specific consideration of climate change adaptation 
and indoor environmental quality though this amendment (see Section 4(1)(c) P&E Act). 


• Seeking the delivery of affordable housing, noting the application of affordability in its broadest 
sense, encompassing more than just the purchase price of an individual property, and including 
not only homeowners but also renters (see Section 4(1)(fa) P&E Act). 


• Balancing the present and future interests of all Victorians, particularly regarding environmental 
impact and minimising greenhouse gas emissions, as well as, addressing climate resilience and 
the adaptability of new development within the built environment (see Section 4(1)(g) P&E Act). 


More specifically, the objectives of planning in Victoria are supported in the following areas having 
regard to the Objectives and Standards included in this amendment: 


• Energy and water efficiency, as well as, and waste and resource recovery Standards support 
waste minimisation, reduction, reuse and recycling and therefore promote the protection of 
natural and man-made resources (see Section 4(1)(b) P&E Act). 


• Integrated Water Management and Green Infrastructure Standards support both the protection 
of natural resources and ecological processes, as well as, contributing to the delivery of a 
pleasant and safe environment for Victorians and visitors to Victoria (see Section 4(1)(b), (c) 
P&E Act). 


• Improved energy efficiency through passive design standards and measures such as natural 
ventilation and promoting energy efficiency through a hierarchy.  This hierarchy prioritises the 
importance of energy efficient design first and foremost though thermal performance and 
comfort, followed by onsite then offsite renewable energy generation.  This fosters a pleasant, 
efficient and safe working, living and recreational environment within development (see Section 
4(1)(c) P&E Act). 


• Energy and water efficiency and the adoption of broader integrated water management 
measures, as well as, the utilisation of on-site renewable energy systems minimises the strain 
placed on public utilities and other assets given reduced resource and utility demand and 
promotion of a development’s self-sufficiency.  This also enables the orderly provision and 







co‑ordination of public utilities and other facilities for the benefit of the community (see Section 
4(1)(e) P&E Act). 


• Recognition and consideration of the capital cost expenditure involved in addressing the 
Standards as part of their development whilst also recognising the overall benefit with reduced 
operating costs of development experienced by future residents, owners or tenants having due 
regard to housing affordability matters (see Section 4(1)(fa) P&E Act). 


How does the amendment address any environmental, social and economic effects? 


The amendment enhances ESD requirements and importantly, ensures new development advances 
the ambitions of zero emissions outlined in Victoria’s Climate Change Act 2017 (Vic), ensuring the 
built environment contributes appropriately to the legislated target of zero emissions.  It also assists 
council supporting its community by planning for the adaptation of these communities to climate 
changes, and the delivery of adopted and community endorsed council goals related to emissions 
reduction. Such measures deliver significant environmental benefits and effects, as well as direct and 
indirect social and economic outcomes.  


The amendment included consideration of the economic effects in a number of ways.  The Technical 
Assessment of the amendment tested the proposed Standards against a range of typologies and 
contexts to determine their practical suitability and functionality and indicative capital cost impact.  The 
Cost Benefit Analysis focused on the direct costs associated with addressing the Standards against 
the same development typologies which was accompanied by a breakeven analysis to demonstrate 
value to the community. 


The assessments considered the individual development costs and the potential impact on the 
purchase component of housing affordability.  This was in conjunction with the broader economic 
development costs of delivering more sustainable development which addresses climate change 
adaptation and mitigation, as well as social effects; many of which require deeper analysis and 
investigation to quantify and measure at lot scale.  The assessments underpinned a number of 
changes made to ensure that the Standards proposed did not impact on development viability. 


The effects of this amendment were also tested through a series of internal and external consultation 
sessions.  Internal consultation was scoped to include authorities comprising 31 councils throughout 
Victoria, the Municipal Association of Victoria (MAV) and the Council Alliance for a Sustainable Built 
Environment (CASBE) that collectively support this amendment.  This included the authorities 
providing input and feedback to deliverables that serve this amendment.  Officers that provided input 
and support from these authorities included individuals from multi-disciplinary teams and skillsets (e.g. 
strategic and statutory planning, urban context, sustainability, transport, waste, stormwater, and 
landscape). 


External consultation was scoped to include key industry practitioners from architectural, ESD and 
urban planning backgrounds through targeted stakeholder engagement.  This supported the 
consideration of effects from a wide variety of perspectives and resulted in further refinement of 
Standards as initially drafted.  


Environment effects 


Key environmental areas or thematic categories addressed via this amendment include a 
development directly responding to and incorporating: 


• Operational energy – which entails development prioritising energy efficiency initiatives in line 
with the following hierarchy: 


o Thermal performance and passive design measures; 


o Energy efficient systems (e.g. heating, cooling and ventilation) and appliances; 


o Onsite renewable energy generation; 


o Offsite renewable energy purchasing and/or carbon offsets. 


These measures address and aim to minimise a development’s demand on the energy grid and 
peak energy, as well as, emissions to air through fossil fuel reduction which is attributed 
towards greenhouse gas emissions and climate change impacts. 







• Embodied carbon – which entails the use and sourcing of materials and design techniques to 
reduce the amount of embodied carbon embedded in Victoria’s buildings. 


• Sustainable transport – which entails the adoption of sustainable transport and low emission 
vehicle measures such as electric vehicle infrastructure, as well as, an increase in active 
transport and end of trip facilities such as bicycle parking and storage spaces; 


• Integrated water management – which includes water efficiency and potable water demand 
reduction, as well as, the management to holistically address stormwater quantity and quality 
onsite prior to stormwater discharge from the development to local waterways; 


• Climate resilience – which includes considering a development’s risk to climate change 
impacts such as the urban heat island effect, flooding and the management of stormwater, as 
well as, peak energy and potable water demand 


• Green infrastructure – which involves the implementation of green infrastructure design 
measures, including tree canopy retention, amelioration and plating of appropriate species, to 
positively contribute towards the ecological value, biodiversity, health, and public realm amenity 
of a development, as well as, societal and communal impacts; 


• Indoor environment quality – which comprises thermal comfort and safety requirements, 
natural ventilation and access to clean, fresh, air, with minimal exposure to harmful indoor air 
pollutants, as well as, ensures that key areas of a development have access to daylight and 
sunlight to improve amenity, liveability and workability functions; and 


• Waste and resource recovery – which entails the consideration and selection of appropriate 
materials which have limited environmental and transportation impact, as well as, support the 
waste hierarchy through waste avoidance, minimisation, reuse, recycling and recovery. 


Social effects 


In addition, the Objectives and Standards included within this amendment indirectly promote and 
number of outcomes which relate to social effects including: 


• High quality and commensurate urban design and architecture outcomes; 


• Greenhouse gas emission reduction, mitigation and adaptation approaches towards climate 
change impacts that respond to associated risks including societal, liveability, human health, 
financial and economic impediments; 


• Self-sufficient and reliable development by reducing a development’s demand on local utilities 
and associated infrastructure such as energy and water resources through the uptake of 
renewable energy systems, rainwater harvesting and stormwater treatment methods; 


• A reduction in the operative and running costs for residents, owners, and tenants associated 
with the development.  This also supports housing affordability and maintaining quality of living 
standards for low income or financially strained individuals.  For example first home buyers, 
retirees and disadvantaged community members; 


• Communal and societal benefits through the incorporation of green infrastructure design 
measures that enhances public realm amenity within development; 


• The general health and wellbeing of occupants and users through increased consistency and 
levels in access to fresh air, natural ventilation, daylight and direct sunlight where appropriate; 


• A cleaner energy mix in terms of Victoria’s energy grid and transportation methods which is 
associated with a reduction in air quality emissions and supports broader community health 
benefits. 


Economic effects 


The requirement for development to address the Objectives and Standards detailed within this 
amendment supports economic development via: 


• Value to the community when considered at a broader scale; 







• Growth of specialised and skilled services; 


• Knowledge and educational development in an already established yet rapidly growing market; 


• Job creation and employment in new and emerging fields, including current workforce and 
youth employment prospects; 


• Innovation and technology growth to support development with addressing the relevant 
objectives and standards where reasonable; and 


• Holistically serving as a part of a local and whole of government COVID-19 / post COVID-19 
response plan to support economic stimulus. 


Does the amendment address relevant bushfire risk? 


The amendment does not affect any areas within a Bushfire Management Overlay or designated 
bushfire prone area.  Additionally, the amendment does not increase bushfire risk from the current 
levels. 


More broadly, it is noted that the proposed means of increasing green infrastructure on sites is 
through a tool (the Green Factor Tool) which includes inbuilt flexibility to allow an applicant to deliver 
green infrastructure in a manner which can respond to the constraints of a site, including bushfire risk, 
rather than through prescriptive measures. In addition, the current hierarchy of planning in Victoria is 
such that responses to bushfire risk, where relevant, would continue to have precedence over that 
proposed Standards.   


The amendment however includes objectives and standards that supports and encourages 
development to address minimising greenhouse gas emissions and incorporate climate resilience and 
adaption design principles and/or measures.  These measures are aimed at curtailing a 
development’s direct and indirect societal risk to climate change sensitivities such as urban heat and 
climate change induced bushfire risk. 


Does the amendment comply with the requirements of any Minister’s Direction applicable to 
the amendment? 


The amendment is consistent with the following Ministerial Directions:  


• Ministerial Direction on the Form and Content of Planning Schemes under Section 7(5) P&E 
Act;  


• Ministerial Direction No.9 Metropolitan Strategy (Plan Melbourne 2017-2050) under Section 
12(2)(a) P&E Act; 


Ministerial Direction No. 9 – Metropolitan Planning Strategy seeks to ensure that planning 
scheme amendments have regard to Plan Melbourne 2017-2050: Metropolitan Planning 
Strategy (Department of Environment, Land, Water and Planning, 2017) and Plan Melbourne 
2017-2050: Addendum 2019 (Department of Environment, Land, Water and Planning, 2019). 


The amendment is in line with relevant directions within the strategy, in particular: 


• Outcome 3: Melbourne has an integrated transport system that connects people to jobs and 
services and goods to market 


o Direction 3.1 – Transform Melbourne’s transport system to support a productive city 
with particular respect to cycling infrastructure 


• Outcome 4: Melbourne is a distinctive and liveable city with quality design and amenity 


o Direction 4.3 – Achieve and promote design excellence 


• Outcome 5: Melbourne is a city of inclusive, vibrant and healthy neighbourhoods 


o Direction 5.2 – Create neighbourhoods that support safe communities and healthy 
lifestyles.  







• Outcome 6: Melbourne is a sustainable and resilient city 


o Direction 6.1 – Transition to a low-carbon city to enable Victoria to achieve its target 
of net zero greenhouse gas emissions by 2050 


o Direction 6.2 – Reduce the likelihood and consequences of natural hazard events and 
adapt to climate change 


o Direction 6.3 – Integrate urban development and water cycle management to support 
a resilient and liveable city 


o Direction 6.4 – Make Melbourne cooler and greener 


o Direction 6.5 – Protect and restore natural habitats 


o Direction 6.6 – Improve air quality and reduce the impact of excessive noise  


o Direction 6.7 – Reduce waste and improve waste management and resource 
recovery 


Outcome 6 and the listed Directions are of significant relevance to the amendment. 


• Ministerial Direction No.11 – Strategic Assessment of Amendments under Section 12(2)(a) P&E 
Act; 


Ministerial Direction No. 11 – Strategic Assessment of Amendments seeks to ensure a 
comprehensive strategic evaluation of a planning scheme amendment and the outcomes it 
produces.  A strategic assessment of the proposed amendment has been undertaken in 
accordance with this Ministerial Direction in this Explanatory Report. 


• Ministerial Direction No.19 – Preparation and content of Amendments that may significantly 
impact the Environment, Amenity and Human Health under Section 12(2)(a) P&E Act; 


Ministerial Direction No. 19 – Preparation and content of Amendments that may significantly 
impact the Environment, Amenity and Human Health requires planning authorities to seek the 
views of the Environment Protection Authority (EPA) in the preparation of planning scheme that 
could result in use or development of land that may result in significant impacts on the 
environment, amenity and human health due to pollution and waste. 


The Direction does not specifically apply to an amendment to the Victoria Planning Provision 
however significantly and positively impacts the Environment, Amenity and Human Health.  The 
proposed amendment seeks to promote waste avoidance, reduction, and recycling, improve the 
management and treatment of stormwater on development sites, and reduce emissions to air.  
This requires having regard to the Environmental Reference Standard (ERS), beneficial uses 
and community impacts in support of the General Environmental Duty (GED) principle and 
principles of environment protection, exercised under the Environment Protection Act 2017 
(Vic). 


How does the amendment support or implement the Planning Policy Framework and any 
adopted State policy? 


The amendment supports and gives effect to the Objectives and Strategies of the Planning Policy 
Framework (PPF).  The PPF at Clause 10 includes the following components of relevance: 


• Clause 11 Settlement, whereby planning is to recognise the need for, and as far as practicable 
contribute towards a high standards of urban design and amenity, energy efficiency, prevention 
of pollution to land, water and air, and protection of natural resources with Strategies including 
to provide for the development of sustainable and liveable areas; 


• Clause 12 Environmental and landscape values, whereby planning should help to protect the 
health o ecological systems and the biodiversity they support, including its protection; 


• Clause 13.01-1S Natural hazards and climate change, whereby the Objective includes to 
minimise the impacts of natural hazards and adapt to the impacts of climate change which 
requires the consideration of climate change risks in planning; 







• Clause 15.02-1S Energy and resource efficiency, whereby the Objective seeks to eencourage 
land use and development that is energy and resource efficient and minimises greenhouse gas 
emissions via: 


o Improving energy, water and waste performance of buildings and subdivisions via 
ESD; 


o Reducing the urban heat island effect through retention of existing vegetation, and 
additional vegetation and greening in urban areas; 


o Facilitating a greater use of renewable energy technologies; 


o Support low energy forms of transport such as walking and cycling; 


o Reduce the urban heat island effect by greening urban areas, buildings, transport 
corridors and open spaces with vegetation; 


o Encourage retention of existing vegetation and planting of new vegetation as part of 
development and subdivision proposals. 


• Clause 18.02-1S Sustainable personal transport, whereby the Strategies include development 
providing adequate bicycle parking and related facilities, as well as, encouraging the use of 
walking and cycling; 


• Clause 19.01-2S Renewable energy, whereby the provision of renewable energy development 
is promoted and facilitated; 


• Clause 19.03-3S Integrated water management, whereby the Objective involves managing 
water supply, water resources, drainage and stormwater through an integrated water 
management approach.  This includes minimising stormwater quality and quantity related 
impacts; and 


• Clause 19.03-5S Waste and resource recovery, whereby the Objective details to reduce waste 
and maximise resource recovery, diverting waste from landfills and in the process minimising 
environmental, community and public health impacts. 


The amendment also supports the following policies released and adopted by the State government 
and associated authorities: 


• The Environmentally sustainable development of buildings and subdivisions: A roadmap for 
Victoria’s planning system (Department of Environment, Land, Water and Planning, 2021) 
(‘ESD Roadmap’) the details proposed ESD changes to the PPF; 


• The State government’s overall and interim greenhouse gas emission reduction targets, 
Climate Change Strategy, Sector Pledges, and Adaptation Action Plans that have been made 
pursuant to the Climate Change Act 2017 (Vic); 


• Victoria’s Zero Emissions Vehicle Roadmap (Department of Environment, Land, Water and 
Planning, 2021) the supports further reforms to make new buildings ZEV-ready and setting a 
target of 50% of new light vehicle sales to be zero emissions by 2030); 


• Victoria’s Recycling Victoria – A New Economy policy (Department of Environment, Land, 
Water and Planning, 2020) that outlines the Victorian government’s circular economy directives 
that seek to divert waste from landfill and ensure resource recovery and efficiency); and 


• The fundamental General Environmental Duty principle detailed within the Environment 
Protection Act 2017 (Vic) and further integrated within supporting instruments such as the 
Environment Reference Standard (ERS). 


How does the amendment support or implement the Local Planning Policy Framework, and 
specifically the Municipal Strategic Statement? 


The planning scheme provides the overarching strategic framework for environmentally sustainable 
outcomes in the municipality.  The Local Planning Policy Framework includes numerous references to 
ESD principles and sustainability, including within the Municipal Strategic Statement at: 







• Clause 21.05 (Environment) where reference is made to achieving best practice in ESD 
principles, enhancing tree canopy cover, reducing car dependence and encouraging 
sustainable modes of transport; 


• Clause 21.06 (Housing) which supports ESD and innovation in new housing development; and 


• Clause 21.07 (Economic Development) which encourages environmentally sustainable 
industrial development. 


Additionally, within the Local Planning Policy Framework, Clause 22.10 (Environmentally Sustainable 
Development) sets out local ESD requirements.  This policy was introduced in November 2015 and 
continues to apply to most new developments.  The policy forms a key part of planning permit 
application assessment and sets out ESD objectives, application requirements and decision 
guidelines for various development types. 


Does the amendment make proper use of the Victoria Planning Provisions? 


A municipal council and/or planning authority is entitled to prepare an amendment, for authorisation by 
the Minister, to the Victoria Planning Provisions (VPP)that involves the inclusion of a provision in the 
State standard provisions (see Sections 4B(2), 10(1) P&E Act). 


The amendment makes proper use of the VPP as the appropriate tool to achieve the ESD and zero 
carbon development outcomes.   


The supporting studies and reports recommended that councils seek a single ESD Particular 
Provision in a new clause under Clause 53 of the planning scheme.  A provision of this nature does 
not currently exist within the suite of the VPP, however, this is considered to be the most appropriate 
planning mechanism to implement the Elevated ESD Objectives and Standards. 


In determining suitability and propose use of the VPP, a range of planning mechanisms were 
considered to implement the elevated ESD Standards including a Local Planning Policy and Design 
and Development Overlay (DDO).  


A Local Planning Policy was not considered an appropriate tool as it cannot include detailed and 
mandatory requirements, does not move beyond the current policy approach and give greater 
statutory weight to elevated sustainability requirements. 


A DDO was not considered an appropriate tool as they are generally designed to apply to specific 
locations within a municipality and are not the preferred tool for a requirement that applies across a 
whole municipality.   


The Particular Provision, as the appropriate tool outlined in the amendment, provides for greater 
direction, certainty and clarity for the development community to address the expectations held for 
development.  This is provided through a format that allows for mandatory Objectives and 
discretionary Standards, operational instructions and definition of key terms, as well as, a consistent 
and standardised format aligned with other Particular Provisions such as Clause 53.18 Stormwater 
Management in Urban Development. 


The amendment is supported by Guidelines for Sustainable Building Design, a Background Document 
that will assist development to address the Objectives and Standards as a part of the amendment.  


In preparation of the amendment, there has been adherence to Ministerial Direction on the Form and 
Content of Planning Schemes under Section 7(5) P&E Act. 


How does the amendment address the views of any relevant agency? 


Pre-amendment consultation was not undertaken.  The views of relevant agencies will be formally 
considered as part of any exhibition process. 


Does the amendment address relevant requirements of the Transport Integration Act 2010? 


The amendment is not expected to have any significant impact on the transport system. 







The amendment however supports the objectives of the Transport Integration Act 2010 (Vic) (‘TIA’).  
This is in relation to the objectives and standards that are introduced by this amendment requiring 
development to incorporate electric vehicle infrastructure and low emission forms of transport, as well 
as, increase the amount of facilities for bicycles and other sustainable transport modes. 


The TIA objectives of relevance to this amendment, by way of association with the ‘physical 
components’ of the transport system which include motor vehicles and bicycles, include: 


• Environmental sustainability (see Section 10 TIA) through: 


o Protecting, conserving and improving the natural environment; 


o Avoiding, minimising and offsetting harm to the local and global environment, including 
through transport-related emissions and pollutants and the loss of biodiversity; 


o Promoting forms of transport and the use of forms of energy and transport technologies 
which have the least impact on the natural environment and reduce the overall 
contribution of transport-related greenhouse gas emissions; 


o Improving the environmental performance of all forms of transport and the forms of 
energy used in transport; and 


o Preparing for and adapting to the challenges presented by climate change. 


• Integration of transport and land use (see Section 11 TIA) through: 


o Maximising access to residences, employments, markets, services and recreation; 


o Planning and developing the transport system more effectively; 


o Reducing the need for private motor vehicle transport and the extent of travel; 


o Facilitating better access to, and greater mobility within, local communities; 


o Having regard to the current and future impact on land use, development and operation 
of the transport system; and 


o Supporting the changing land use and associated transport demand. 


• Economic prosperity through increasing efficiency, reducing costs, improving timeliness, and 
fostering competition by providing access and growth of new and innovative markets, 
particularly the electric vehicles sector, and, as a result, facilitating investment in Victoria that 
supports the financial sustainability and viability of such emerging markets (see Section 9 TIA); 
and 


• Safety and health and wellbeing through promoting forms of transport and the use of forms of 
energy which have the greatest benefit for, and least negative impact on, health and wellbeing 
(see Section 13(2)(c) TIA). 


In addition, the TIA decision making principles have been applied when preparing the objectives and 
standards related to this amendment.  This includes: 


• Integrated decision making with relevant internal and external government stakeholders 
including interdisciplinary transport, sustainability and planning departments, as well as, private 
industry through stakeholder engagement (see Sections 15 and 20 TIA); 


• A triple bottom line assessment having considered environmental and cost-benefit outcomes 
through relevant studies (see Section 16 TIA); 


• Consideration of equity and user perspectives across varying demographic profiles (see 
Section 17 and 18 TIA); 


• The precautionary principle in relation to reducing vehicle and greenhouse gas emissions for 
the betterment of Victorians (see Section 19 TIA); 


Additionally, this amendment aligns and assists with the commitments detailed within the Victorian 
Transport Sector emissions reduction pledge, which serves a part of Victoria’s Climate Change 







Strategy, pursuant to Part 5 of the Climate Change Act 2017 (Vic).  Details within the pledge include 
the promotion of zero emission vehicles (ZEVs) and active transport throughout Victoria. 


Resource and administrative costs 


What impact will the new planning provisions have on the resource and administrative costs of 
the responsible authority? 
 
The amendment is not expected to increase the number of planning permit applications as it does not 
propose to introduce any new planning permit triggers.  However, the amendment requires 
development applications to be assessed against the Objectives and Standards detailed within the 
Particular Provision.  While council already has an ESD policy which requires a similar assessment 
process, the amendment may require some additional resourcing requirements for implementation. 


The Particular Provision will apply to applications under a provision of a zone to construct a building, 
or construct or carry out works, with a few specified exemptions (including VicSmart applications, 
works associated with one dwellings on a lot and works associated with a relatively small floor area).  
Applications lodged prior to the approval date of any amendment that introduces the provision are 
exempt from assessment, including amendments to an existing planning permit.  As such transitional 
provisions do apply. 


Additionally, the amendment is not expected to unreasonably increase resource requirements or 
administrative costs for permit applicants to undertake ESD assessments.  Supporting material is 
prepared to support this amendment that may reduce costs for some applicants.  This is by providing 
easy to use guidelines and templates which allow for smaller development to more easily generate 
information required by council to respond to the Objectives and Standards detailed within the 
Particular Provision. 


For example, the Guidelines for Sustainable Building Design will support applicants by providing 
consistency across councils applying the elevated ESD Standards.  The Guidelines for Sustainable 
Building Design will be included as a Background Document within the planning scheme.  This will 
provide more explicit technical information, appropriate alternatives for responding to performance 
criteria, real-life case studies/examples, standardised templates and application requirements.  


The Guidelines for Sustainable Building Design are an important resource which will support better 
regulations and a consistent approach between councils.  The guidance and supporting materials will 
clearly articulate expectations and ultimately reduce delays and costs for both applicants and councils; 
ensuring that the required information can be provided efficiently. 


The Guidelines for Sustainable Building Design and accompanying templates will support council staff 
to covey and request upfront that the correct information is provided, reducing the need for Requests 
for Further Information.  It will also assist applicants; particularly those who may not be frequent users 
of the planning system, to understand what information and support material needs to be provided to 
support council decision making.  This will ultimately allow council to assess applications more 
efficiently. 


Examples of these templates to support applicants include: 


• Sustainable Design Assessments (SDAs) and Sustainability Management Plans (SMPs) 
templates that outline content and expectations of a SDA and SMP, including the level of 
detail required for different development typologies; 


• Waste Management Plan (WMP) templates for smaller developments conveying ‘best 
practice’ to applicants and building capacity with effective ways for development to manage 
their waste.  For larger scale developments more typical WMPs will still be required, with 
relevant updates and endorsement to follow as per planning permit requirements which is 
reflective of current practice; and 


• Construction waste management templates that are similar to the approach for WMPs 
however will assist smaller developments, including tips for best practice. 


The amendment also proposes the introduction of a requirement to deliver zero carbon emissions at 
operation stage.  This will be achieved through Permit Conditions requiring Sustainability Certificates 
at Construction and Operational stages. The Sustainability Certificate – Operation is required once, 12 







months after the occupation of the development.  These certificates confirm that the requirements of 
the endorsed sustainability management plan are met.  This approach provides consistency across all 
councils applying the Elevated ESD Standards. 


It is anticipated that planning permit applications, that are required to address the Objectives and 
Standards included in this amendment, are assessed by council’s planning officer/s and/or 
Environmental, Sustainability or ESD officer/s. 


For larger scale developments or where resources exist, to assist council’s planning officer with 
efficient assessment, referrals will be issued to council’s Environmental, Sustainability or ESD 
Officer(s) given their technical expertise and efficiency to assess the ESD commitments and design 
measures proposed as a part of the development application. 


Given the existing allocation of council resources and council’s familiarity with ESD processes within 
the planning framework, this may result in an additional day a week in officer time to manage planning 
permit application referrals and undertake ESD assessments against the measures outlined in this 
amendment. Further time allocation will be considered, should assistance be required, to manage an 
increase in the amount of referral numbers and associated workload. 


Opportunities exist for the funding and use of shared resources to support the provision of referral 
comments. Funding of such a role/s could also support increased capacity of planning staff to 
undertake relevant assessments independently. 


Where you may inspect this amendment 


The amendment can be inspected free of charge at the Whitehorse City Council website at 
www.whitehorse.vic.gov.au/xxxYourSay 


And/or  


The amendment is available for public inspection, free of charge, during office hours at the following 
places: 


 Locations to be inserted. 


The amendment can also be inspected free of charge at the Department of Environment, Land, Water 
and Planning website at  www.planning.vic.gov.au/public-inspection. 


Submissions 


Any person who may be affected by the amendment may make a submission to the planning 
authority.  Submissions about the amendment must be received by [insert submissions due date]. 


A submission must be sent to: 


 
Amendment CXXX  
Strategic Planning Unit  
Whitehorse City Council  
Locked Bag 2 
NUNAWADING VIC 3131 


Or via: YourSay/xxx 


 


Or via email: 
customer.service@whitehorse.vic.gov.au 


Panel hearing dates  


In accordance with clause 4(2) of Ministerial Direction No.15 the following panel hearing dates have 
been set for this amendment: 


• Directions hearing:  [insert directions hearing date] 


• Panel hearing:  [insert panel hearing date] 


 



http://www.planning.vic.gov.au/public-inspection.
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Planning and Environment Act 1987 


[INSERT PLANNING SCHEME NAME] PLANNING SCHEME 
 


AMENDMENT C[INSERT AMENDMENT NUMBER]  
 


INSTRUCTION SHEET 
 
The planning authority for this amendment is the [insert planning authority].  


The [insert planning scheme name] Planning Scheme is amended as follows: 


Planning Scheme Ordinance 


The Planning Scheme Ordinance is amended as follows: 


1. In Local Planning Policy Framework – replace Clause 21.05 with a new Clause 21.05 in the form 
of the attached document. 


2. In Particular Provisions – insert new Clause [insert particular provision clause number] in the 
form of the attached document. 


3. In Operational Provisions – Clause 72.08, replace the Schedule with a new Schedule in the form 
of the attached document. 


End of document 
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 53.XX  ELEVATED ENVIRONMENTALLY SUSTAINABLE 
DEVELOPMENT 


 Purpose 


• To ensure that new buildings and significant alterations and additions are planned and 
designed in a manner which incorporate environmentally sustainable development (ESD) 
principles, mitigates and adapts to climate change, protects the natural environment, reduces 
resource consumption and supports the health and wellbeing of future occupants. 


53.xx-1 Application 


This clause applies to an application under a provision of a zone to construct a building, or 
construct or carry out works, other than the following applications: 
 An application under a provision of the Farming Zone, Green Wedge Zone, Green 


Wedge A Zone, Low Density Residential Zone, Public Conservation and Resource 
Zone, Transport Zone 2, Transport Zone 3, Rural Activity Zone, Rural Conservation 
Zone, Rural Living Zone or Urban Floodway Zone. 


 A VicSmart application. 
 An application to construct or carry out works associated with one dwelling on a lot.  
 An application for development associated with the use of land for agriculture or earth 


and energy resources industry. 
 An application to alter, extend or make structural changes to an existing building 


provided the gross floor area of the building is not increased by more than 1000 square 
metres. 


 An application to construct a building with a gross floor area not exceeding 50 square 
metres. 


 An application to construct or carry out works with an area not exceeding 50 square 
metres. 


 An application lodged before the approval date of Amendment XX. 
 An application for an amendment of a permit under section 72 of the Act, if the original 


permit application was lodged before the approval date of Amendment XX. 
 
For the purpose of this provision:  
Other non-residential uses includes development associated with the following uses: 
 Education Centre 
 Leisure & Recreation  
 Place of Assembly 
 Hospital 
Net zero carbon emissions means the amount of carbon emissions associated with the 
building’s operational energy on an annual basis is zero or negative.  
Operational energy use means any energy required to facilitate the day-to-day operations 
of the development. 
Residual operational energy means any additional energy required by the development to 
operate which remains after accounting for energy efficiency and onsite renewable energy 
infrastructure. 
Green Infrastructure means planned elements of building and landscape design that are 
designed and managed to deliver a wide range of ecosystem services, generally in the form 
of vegetation. 


--/--/20— 
 
 


--/--/20— 
 


--/--/20— 
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EV enabled means development that has been constructed to include the enabling 
infrastructure for EV charging facilities through the installation of end point charging 
infrastructure to be provided at a future point in time. 
Equivalent standard development means a development which shares similar 
characteristics to the proposed development but has only undertaken the minimum steps to 
meet any applicable targets or requirements of relevant regulatory controls.   


53.xx-2 Operation 


The provisions of this clause contain:  


 Objectives. An objective describes the desired outcome to be achieved in the 
completed development.  


 Standards. A standard contains requirements to meet the objective. A standard should 
normally be met.  


53.xx-3 Requirements 


An application to construct a building or construct or carry our works: 


 Must meet all of the objectives of Clauses 53.XX-4 to 53.XX-11. 
 Should meet all the Standards or performance measures specified in this clause. 


However, if the responsible authority is satisfied that an application for an alternative 
solution meets the objective, the alternative solution may be considered.  


An application must be accompanied by details of proposed environmentally sustainable 
development measures, including a response to the Standards of this clause, in a 
Sustainability Management Plan. 


53.xx-4 Operational Energy 


 Objectives 


To ensure new development achieves net zero carbon emissions from operational energy 
use. 


To support the inclusion of renewable energy generation and ensure a transition to 
renewable energy sources. 


To ensure higher levels of energy efficiency and reduce pressure on energy networks. 


To support effective energy load management and storage. 


To support development that demonstrates innovation in the delivery of carbon positive 
emission outcomes. 


Standards  


Standard A1 


All residential developments should achieve an average 7 Star NatHERS rating. 


  


--/--/20— 
 


--/--/20— 
 


--/--/20— 
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Standard A2 


All developments should provide the following minimum requirements for onsite 
renewable energy generation:  


DEVELOPMENT REQUIREMENT 
Single dwelling, Two or 
more dwellings on a lot 
(multi- dwellings other 
than apartments) 


A 3kW minimum capacity solar photovoltaic (PV) 
system should be installed for each 1-2 bedroom dwelling 
and an additional 1.0kW per bedroom for each bedroom 
there-after. 


Apartment development Provide a solar PV system with a capacity of at least 25W 
per square metres of the development’s site coverage, 
 
OR 1kW per dwelling. 


Office, Retail, Place of 
Assembly. 


Provide a solar PV system with a capacity of at least 25W 
per square metres of the development’s site coverage. 


Industrial & Warehouse  A solar PV system that is sized to meet the energy needs 
of the building(s) services (lighting, air-conditioning, 
industrial processes). When no industrial process is 
proposed, minimum 1.5kW per tenancy plus 1kW for 
every 150m2 of gross floor area must be provided, 
 
OR Where an energy intensive industrial process is 
likely, maximised based on the available unencumbered 
roof area. 


Note: Alternative renewable energy sources where it can be established that the generation 
would be equal or greater than that generated by solar PV on site are acceptable. 


Standard A3 


All development should be designed to reflect the following hierarchy in achieving net zero 
carbon emissions from all operational energy use: 


1. Design buildings to be all electric; 
2. Design building orientation, envelope and openings to increase energy efficiency; 
3. Selection of energy efficient systems, equipment and appliances; 
4. Onsite generation of renewable energy; 
5. Purchase of offsite renewable energy. 


Standard A4 


All new development should be designed to avoid consumption of natural gas or other 
onsite fossil fuels. 


Standard A5 


 All developments should prioritise the use of passive design to maximise thermal comfort 
while minimising energy consumption for heating and cooling, including through the 
following: 
 Optimising building siting and orientation. 
 Optimising building envelope design to access winter warming sun, limit summer solar 


heat gain and access dominant cooling breezes. 
 Managing wall to glazing ratios. 
 External design which uses elements such as wingwalls, balconies, external shading 


devices to provide effective external shading of glazing in habitable rooms from 
summer solar heat loads. 
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 Design which allows for containment of spaces that are artificially heated and cooled. 


 Standard A6 


All development should be designed to minimise energy use including: 
 Provision of clotheslines to allow natural drying of clothes and bedlinen, that do not 


impact the amenity of external secluded private open space, or internal room function. 
 Provision of appropriate energy management systems (such as load management) to 


support use of renewable energy generated onsite and efficient energy consumption 
throughout the day. 


Standard A7 


All development should maximise potential utilisation of solar energy and where 
appropriate, wind, through the following measures: 
 Ensuring electrical systems are designed to optimise the onsite consumption of 


generated electricity.  
 Optimising roof form, pitch and orientation for photovoltaic arrays and/or solar air or 


water heating. 
 Minimising shading and obstructions. 
 Designing for appropriate roof structure to accommodate and access equipment. 
 Consider spatial requirements for future renewable energy storage or other energy 


management systems.  


 Standard A8 


All residual operational energy should be 100% renewable, purchased through government 
accredited off-site Green Power, power purchasing agreement or similar. 


53.xx-5 Embodied Carbon 


 Objectives 


To encourage development that considers the lifecycle impacts of resource use and 
supports lower carbon emissions. 


Standards 


Standard B1 


Development should reduce the impact of embodied carbon emissions in materials used 
through a combination of the following measures: 
 Reusing all, or part, of existing buildings. 
 Use of reclaimed or repurposed materials where appropriate. 
 Use of new materials with a recycled content.  
 Identifying opportunities to substitute high impact materials, such as concrete or steel, 


with materials with lower embodied carbon.  
 Selecting materials from sources which have undertaken offsetting of any carbon 


emissions. 


Standard B2 


Development should demonstrate consideration of the potential for future adaptation and / 
or alternate uses where relevant, in the design of buildings. 
 







XX PLANNING SCHEME 


PARTICULAR PROVISIONS - CLAUSE 53.XX PAGE 5 OF 14 


 
 


Standard B3 


Development should contribute to the reduction in future embodied carbon through careful 
material selection, including: 
 Utilising materials that are durable, reducing need for replacement. 
 Utilising materials and construction methods which facilitate future recycling of 


materials. 
 Considering the application of ‘design for disassembly’ principles. 


53.xx-6 Sustainable Transport 


 Objectives 


To ensure development supports sustainable and equitable transport patterns through the 
provision of transport infrastructure that prioritises active transport. 


To support and encourage zero emissions transport. 


To support development that is designed to encourage behavioural changes to reduce 
transport related emissions and congestion. 


To ensure that development is designed to accommodate the expected increase in use of 
lower emission modes of transport through the provision of infrastructure that is efficient 
and can adapt to meet changing needs and innovations in transport technology. 
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Standards 


Standard C1 


All development should provide the following rates of bicycle parking:  


DEVELOPMENT REQUIREMENT 


New residential 
development 


A minimum of one secure undercover bicycle space per 
dwelling. Where a lesser provision of bicycle parking is 
proposed, development should demonstrate how 
additional space (i.e. car parking spaces) could be 
repurposed for bicycle parking should demand arise. 
 
A minimum of one visitor bicycle space per 4 dwelling. 


New retail development A minimum of one secure undercover employee bicycle 
parking space per 100 sqm net leasable area. 
 
Visitor bicycle spaces equal to at least 5% of the peak 
visitors capacity. 


New development 
associated with a Place of 
Assembly 


A minimum of 2 secure staff bicycle spaces per 1500 
sqm of a place of assembly. 
 
A minimum of four visitor spaces for the first 1500 sqm 
and 2 additional spaces for every 1500 sqm thereafter. 


New office development A minimum of one secure undercover staff bicycle 
parking space per 100 sqm net leasable area of office. 
 
A minimum of one visitor space per 500 sqm net leasable 
area of office. 


For all other non-
residential uses 


Provide bicycle parking equal to at least 10% of regular 
occupants. 


 
Standard C2 
 
All non-residential developments should provide: 
 One shower for the first 5 employee bicycle spaces, plus 1 to each 10 employee bicycle 


spaces thereafter. 
 Personal lockers are to be provided with each bicycle space required if 10 or more 


employee bicycle spaces are provided.  
 If more than 30 bicycle spaces are required, then a change room should be provided 


with direct access to each shower. The change room may be a combined shower and 
change room. 
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Standard C3 
 
All development should be designed to support the use of electric vehicles through the 
provision of:  
 


DEVELOPMENT REQUIREMENT 


Single dwellings / Two or 
more dwellings on a lot 


Appropriate infrastructure and cabling to support at least 
moderate speed, efficient EV charging (with / without the 
EV charger unit) in each garage / carport. 


Apartment development Electrical capacity capable of supporting the provision of 
an appropriate moderate speed, efficient EV charging 
outlet to all car parking spaces. 
 
Appropriate EV infrastructure and cabling must be 
provided to ensure peak demand is managed for example, 
distribution boards, power use metering systems, scalable 
load management systems, and cable trays or conduit 
installation. 


Non-residential 
development under 5,000 
sqm gross floor area 


Electrical capacity capable of supporting the provision of 
an appropriate moderate speed, efficient EV charging 
outlet to 20% of all staff car parking spaces (or a 
minimum of one space). 


 
Appropriate EV infrastructure and cabling must be 
provided to ensure peak demand is managed, for 
example, distribution boards, power use metering 
systems, scalable load management systems, and cable 
trays or conduit installation. 


Non-residential 
development over 5,000 
sqm gross floor area 


Installed EV charging infrastructure complete with 
chargers and signage to 5% of all car parking spaces. 
 
Electrical capacity capable of supporting the provision of 
an appropriate moderate speed, efficient EV charging 
outlet to 20% of all staff car parking spaces (or a 
minimum of one space). 
 
Appropriate EV infrastructure and cabling must be 
provided to ensure peak demand is managed for example, 
distribution use metering systems, scalable load 
management systems, and cable trays or conduit 
installation. 


Standard C4 


All bicycle parking facilities should be designed for convenient access, including: 
 Locating the majority of bicycle parking facilities for occupants at ground level, where 


this does not compromise other relevant objectives. 
 For bicycle parking not at ground level, providing the majority within 10 metres of 


vertical pedestrian access ways (i.e. lifts, stairs). 
 Providing safe access to bicycle parking facilities in basement carparks via a separate 


line of travel or by clearly signalling cycle priority through surface treatments and to 
facilities accessed via lanes by providing suitable lighting and surveillance. 


 Ensuring any lifts used to access bicycle parking areas are at least 1800mm deep. 
 Ensuring at least 20% of residential bicycle parking facilities are of a type which 


support equitable access through a combination of well-spaced ground level facilities to 
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support ease of use and provision of parking spaces to accommodate a diverse range of 
bicycles (such as cargo bikes or three wheeled bikes).  


Standard C2 


All car parking facilities should be designed to support the charging of shared or visitor 
vehicles through: 
 The provision of a minimum of one EV enabled shared parking space if visitor or 


shared parking spaces are proposed. 
 Locating shared EV charging space(s) in highly visible, priority locations. 
 Providing clear signage indicating that EV charging is available at the shared space(s). 


Standard C3 


All car parking facilities should be designed to support the charging of motorcycle, moped, 
electric bicycle or scooters through: 
 Providing electrical capacity for appropriate charging outlets at the parking / storage 


area. 
 Providing a general power outlet for every six vehicle parking spaces to support 


charging.  


 Standard C4 


All development should be designed to support modal shift to more sustainable forms of 
transport through: 
 Locating low and zero emission vehicles in a prominent, accessible locations within 


parking facilities.  
 Designing car parking facilities to be adaptable to other uses. 
 Adopting flexibility in the allocation of car parking spaces to facilitate adaptable uses or 


transfer of ownership. 


53.xx-7 Integrated Water Management 


 Objectives 


To support development that minimises total operating potable water use.  


To support development that reduces the amount of stormwater runoff on site, and 
improves its quality of stormwater, and impacts for stormwater that leaves a development. 


To ensure development considers and addresses the impact of future climate conditions in 
the management of water resources. 


To encourage development that supports innovation in the use and reuse of water 


 Standards 


Standard D1 


All development should be designed to reduce potable water use on site by at least 30% in 
interior and irrigation uses, in comparison to an equivalent standard development, with use 
of roof harvested rainwater supply prioritised in the delivery of reductions. 
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Standard  D2 


Design developments to use water resources efficiently through a range of measures, 
including; 
 Collection of rainwater from above ground catchments, and appropriate filtering for on-


site use for toilet flushing as a minimum, and additional uses such as laundry, irrigation, 
wash down facilities, etc. 


 Capture of fire-test water for on-site reuse. 
 Collection of stormwater for on-site reuse. 
 Considering opportunities for onsite recycling of wastewater through the installation of 


approved greywater or blackwater systems. 
 Reducing potable water use for irrigation by selection of drought tolerant landscaping, 


design for passive irrigation, and selection of efficient irrigation systems where needed. 
 Connecting to a precinct scale Class A recycled water source if available and 


technically feasible (including a third pipe connection to all non-potable sources). 
 Providing water efficient fixtures, fittings and equipment. 


Standard  D3 
 
Reduce the volume and flow of stormwater discharging from the site by appropriate on-site 


detention and on-site retention strategies, consistent with catchment scale IWM objectives 
and targets. 
 
Standard  D4 
 
Improve the quality of stormwater discharging from the site by meeting best practice urban 
stormwater standards. 


53.xx-8 Green Infrastructure 


 Objectives 


To deliver development that protects existing landscape values on and adjoining the 
development site, including canopy, vegetation, and habitat for biodiversity. 
 
To deliver development that increases vegetation, particularly indigenous and native 
vegetation, and enhances existing landscape values, connects biodiversity corridors and 
increases the resilience of ecosystems. 
 
To ensure landscaping proposed as part of development will be resilient to future climate 
conditions and supports integrated water management and energy efficiency outcomes. 
 
To support development that increases amenity, improves connections to surrounding 
natural landscapes and supports health and wellbeing. 


 To encourage development that provides opportunities for on-site food production. 
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Standards 
 
Standard E1 
 
All new development should achieve a Green Factor score of 0.55 (0.25 for industrial and 
warehouse uses) 
 
OR 
 
A minimum of at least 40% of the total site coverage area (20% for Industrial or 
Warehouse) must comprise green cover (external landscaping) that delivers at least one of 
the following: 


 A minimum of 65% of the required green cover area as new or existing canopy planting 
and a minimum of 35% as understory planting. Canopy planting and understory 
planting can overlap. 


 Species selection and associated planting arrangement comprising native and / or 
indigenous species which provides habitat for native fauna. 


 Green cover which is located to provide maximum benefit in relation to the cooling of 
the adjoining public realm. Green walls or facades under this pathway must benefit the 
public realm and be on the lower levels of the building. 


Standard E2 
 
Green infrastructure should: 
 Support the creation of complex and biodiverse habitat. 
 Provide a layered approach, incorporating both understory and canopy planting. 
 Provide either native, indigenous and/or climate change resilient exotic plants that 


provide resources for native fauna. 
 Support the creation of vegetation links between areas of high biodiversity through 


planting selection and design. 
 Ensure species selection is appropriate to address expected future climate conditions. 


 Standard E3 


Siting of buildings should seek to retain existing mature canopy trees (excluding invasive 
species) or significant areas of other green cover which contribute to biodiversity corridors 
and habitat.  


 Standard E4 


Development should ensure appropriate measures are integrated to support the 
establishment and ongoing maintenance of landscaping  


53.xx-9 Climate Resilience 


 Objectives 


To improve the resilience of the built environment to climate change related hazards and 
natural disasters. 
 
To deliver development that reduces the urban heat island effect. 
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 Standards 


Standard F1 
 
Provide at least 75% of the development’s total site area with a combination of the 
following elements to reduce the impact of the urban heat island effect: 
 Green infrastructure.  
 Roof and shading structures with cooling colours and finishes that have a solar 


reflectance index (SRI) of: 
o For roofing with less than 15 degree pitch, a SRI of at least 80. 
o For roofing with a pitch of greater than 15 degrees, a SRI of at least 40 


 Water features or pools. 
 Hardscaping materials with SRI of minimum 40.  


Standard F2 
 
New development should demonstrate that future climate impacts have been considered 
and addressed in any design response.  
 
Standard F3 
 
Pedestrian pathways should be designed with thermal comfort in mind.This includes 
incorporating landscaping (tree canopy and other vegetation), shading and covered 
structures.  


53.xx-10 Indoor Environmental Quality 


 Objectives 


 To support development that achieves safe and healthy indoor environments, specifically 
addressing: 
 Thermal comfort. 
 Thermal safety. 
 Access to clean, fresh air. 
 Access to daylight and sunlight. 
 Harmful indoor air pollutants. 


 To deliver development that considers the impact of future climate conditions on indoor 
environment quality.   
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Standards 


Standard G1 
 
Buildings should be designed to be able to provide appropriate levels of thermal comfort 
without reliance on mechanical heating and cooling systems, as follows:   


DEVELOPMENT REQUIREMENT 


Single dwellings  


Two or more dwellings on 
a lot (other than 
apartments) 


All habitable rooms should be cross ventilated. 


Apartment development 


Residential Buildings 


60% of all apartments should be effectively naturally 
ventilated, either via cross ventilation, single-sided 
ventilation or a combination 


At least 40% of apartments on every floor to be cross 
ventilated. 


Non-Residential 
development 


All regular use areas of non-residential spaces should be 
effectively naturally ventilated; or commensurate 
mechanical measures provided. 


Standard G2 
 
Buildings should achieve a daylight level across the entirety of every habitable room of 100 
lux and of 50 lux across the entirety of any other regularly occupied space. 
 
Standard G3 
 
Internal spaces in buildings should utilise natural light to minimise the use of artificial 
lighting during daylight hours, unless the proposed use of the room is contrary to the 
provision of glazing. 
 
Standard G4 
 
Primary living areas of at least 70% of all dwellings in a development should achieve direct 
sunlight for 2 hours on the 21st day of June to at least 1.5m deep into the room through 
glazing. 
 
Standard G5 
 
Development should include openable external windows to circulation corridors and lift 
lobbies to facilitate natural ventilation for residential development below six storeys. 
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 Standard G6 


Development should use materials which are low toxicity in manufacture and use, and that 
do not cause harm to people or ecosystems. 


53.xx-11 Waste and Resource Recovery  


 Objectives 


 To facilitate development that supports functional waste recovery and management.   


 To enable the continuous improvement of sustainable waste management and resource 
recovery.  


 Standards  


Standard H1 
 
Development should include:  
 Adequate waste and recycling infrastructure to manage the waste demand of the 


development in a sustainable manner and to support recycling, such as an appropriate 
number of bins, waste chutes, and cleaning facilities.  


 Waste and recycling infrastructure and enclosures which are:  
o Adequately ventilated. 
o Integrated into the design of the development. 
o Located and designed for convenient access by occupants and made 


easily accessible to people with limited mobility  
o Signposted to support recycling and reuse. 


 Adequate facilities or arrangements for bin washing.  


Standard H2 
 
Development should be designed to facilitate: 
 Collection, separation and storage, and where appropriate, opportunities for on-site 


management of food waste through composting or other waste recovery as appropriate. 
 Collection, storage, and reuse of garden waste, including opportunities for on-site 


treatment, where appropriate, or off-site removal for reprocessing. 
 Collection and storage of glass recycling 
 Collection and storage of containers under any Container Deposit Scheme as 


appropriate for the proposed use and scale.  
 The provision of adequate circulation space on site to allow waste and recycling 


collection vehicles to enter and leave the site without reversing. 
 Waste and recycling separation, storage and collection designed and managed in 


accordance with an approved Waste Management Plan, if required by the responsible 
authority. 


 For apartment development, the provision of space for communal storage of additional 
waste streams including E waste, hard waste and textiles. 


Standard H3 


An application should demonstrate through the provision of a Construction / Demolition 
Waste Management Plan, if required by the Responsible Authority, that all practical and 
feasible practices and activities to minimise waste and increase resource recovery will be 
implemented. 
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53.xx-12 Decision guidelines  


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


 The extent to which the development meets the objectives and requirements of this 
policy from the design stage through to construction and operation. 


 Whether alternative design responses to the identified Standards would achieve greater 
alignment with precinct specific objectives related to environmental sustainability. 


 Whether the proposed environmentally sustainable development initiatives are 
reasonable having regard to the type and scale of the development and any site 
constraints. 


 The response to any other matters relating to environmentally sustainable development 
outlined in this planning scheme. 


 Any relevant water and stormwater management objective, policy or statement set out 
in this planning scheme.  


 The contribution the development makes to mitigation of the urban heat island effect 
and adaptation to changing climatic conditions. 


 The feasibility and approach to maintenance of proposed green infrastructure. 
 The quality of the integrated water management approach proposed for the 


development. 
 The impact of the removal of any mature canopy trees or vegetation which contributes 


to natural ecosystems and the measures proposed to mitigate these impacts. 


 


--/--/20— 
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Introduction


POLICY CONTEXT


The evolution of planning policy and its relation to delivering 
sustainability outcomes in the built environment is long and 
complex. Whilst there is some State planning policy support for 
sustainability outcomes, much of the environmental sustainability 
planning policy development has been developed through local 
policy. In 2013 the City of Melbourne developed a local policy; 
Clause 22.19 - Energy, Water, Waste Efficiency.  In 2015, 6 local 
councils collaborated on a planning scheme amendment for a 
local ESD policy.  Almost identical ESD policies are now in place in 
over 20 municipal planning schemes.


City of Melbourne is now progressing an update and a 
broadening of their own local policy, and CASBE (supported by 
31 councils) is progressing a new policy which would replace 
the existing ESD policy in some Councils and introduce an ESD 
assessment approach to others. The policy update is required 
to respond to evolving best practice and to reflect the increased 
urgency in response to climate change.


SCOPE


CASBE has commissioned background research in three parts:


 – Part A. Technical ESD and Development Feasibility
 – Part B. Planning Advice 
 – Part C. Economic Benefit Cost Analysis 


A consultant team comprising Hansen Partnership, Frontier 
Economics and HIP V. HYPE Sustainability has been appointed to 
undertake the background research. This report responds to Part 
A of the brief. HIP V. HYPE have been supported in responding to 
Part A by Jackson Clements Burrows (JCB) Architects.


CASBE has developed policy objectives and standards to a 
working draft stage to support the project. All parts of the 
project are focused on testing these objectives and standards 
and developing evidence to justify their inclusion in the planning 
scheme. 


For approximately 20 years local government in 
Victoria has been leading both voluntary and policy led 
approaches to sustainable design assessment in the 
planning process. This leadership is built on community 
expectation, their role as a responsible authority and the 
urgency to act on critical environmental challenges such 
as climate change. 


Both planning and building processes have a role 
in evolving and elevating best practice to deliver a 
sustainable built environment. The Council Alliance for 
a Sustainable Built Environment (CASBE) is an alliance 
of Victorian councils committed to the creation of a 
sustainable built environment within and beyond their 
municipalities with a focus on the planning process as 
the lever for delivering more climate and environmentally 
responsive development.


CASBE provides a supportive environment for councils 
and seek to enable the development industry to achieve 
better buildings through consultative, informative 
relationships. In this work CASBE is acting on behalf of 31 
member councils to develop an evidence base to support  
new planning policy. CASBE is auspiced by the Municipal 
Association of Victoria and is the owner and manager of 
the Built Environment Sustainability Scorecard (BESS), a 
key tool for demonstrating environmentally sustainable 
design (ESD) credentials at the site scale, at the planning 
stage. 


The scope of Part A is as follows:


Task 1 – Design Response


This task involves the development of design responses which 
meet agreed objectives and standards for 8 building typologies. 
The design responses build on case studies drawn from councils 
who are supporting the research, some of whom have a local ESD 
policy in place and others who rely on State policy or other locally 
specific provisions for assessing ESD at the planning stage. 


Task 2 – Technical Feasibility


This task includes the analysis of technical feasibility of these 
design responses.


Task 3 – Development Feasibility (Financial Viability)


This task presents an itemised development feasibility of each 
standard, including cost variations where applicable and benefits 
(including financial) that are applicable to each standard.


Task 4 – Prepare a summary of recommendations


This task includes a summary of recommendations, including any 
variations or recommendations for removal of any standards and 
their justification. 


The method applied to the above scope is detailed in Section 2 of 
this report.
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Introduction


PURPOSE OF REPORT


The purpose of this report is to present the outcomes of the 
above research, which when combined with the outputs of Part B 
and Part C, represent a robust evidence base to support further 
development of the proposed planning scheme amendment. 


The report allows the planning scheme amendment process to 
consider likely impacts of the proposed policy from a technical 
feasibility and financial viability perspective, recognising that the 
benefits of ESD standards accrue to a range of stakeholders in 
the development process. 


STRUCTURE OF REPORT


The report is structured as follows:


1. Executive Summary


2. Introduction (this section)


3. Method (detailing the approach to the meeting the 
requirements of the project)


4. Technical Feasibility and Financial Viability (detailing the 
results of the two critical research components across each ESD 
category)


5. Conclusions (key findings and further research)


6. Appendices


Rooftop garden and solar photovoltaic panels at Burwood Brickworks. 
Photography by Kim Landy
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Method


CASE STUDY SELECTION 


To ensure the proposed elevated standards were assessed 
against a diverse and representative sample of developments, 
HV.H worked with the CASBE and its network of councils 
to identify suitable case studies. These case studies were 
selected to satisfy the typology criteria (below), provide a 
diversity of localities and local policy contexts. ‘Middle of the 
road’ examples were sought to ensure that the case studies 
chosen were representative of standard responses to existing 
policy settings. Sufficient documentation of the endorsed 
developments was also a consideration.


For each typology, two case studies were sourced which 
represented councils with local ESD policies (from the 2015 and 
subsequent amendments) and councils without. 


The approach to the project for this technical and 
development feasibility research has centred on applying 
a range of proposed standards across six ESD categories 
or themes to real world case studies. Appropriate design 
responses to meet the standards were developed and 
their impact documented. 


This section of the report outlines the method applied to 
the project.


TYPOLOGY INNER URBAN SUBURBAN REGIONAL


(RES1) Large residential mixed-use development >50 
apartments and small retail


ESD Policy Non-ESD Policy


(NON-RES 1) Large non-residential >2,000 m2 GFA 
office development


ESD Policy Non-ESD Policy


(NON-RES 2) Large industrial >2,000 m2 ESD Policy Non-ESD Policy


(RES 2) Small multi-dwelling residential <3 dwellings ESD Policy Non-ESD Policy


(RES 3) Small multi-dwelling residential >5 dwellings but 
< 10 dwellings


ESD Policy Non-ESD Policy


(RES 4) Small residential apartment building >10 
dwellings but <50 dwellings


ESD Policy


Non-ESD Policy


(NON-RES 3) Small non-residential office and retail 
<2,000 m2


ESD Policy Non-ESD Policy


(RES 5) Single dwelling and/or residential extensions 
greater than 50 m2


Non-ESD Policy


Matrix detailing the eight typologies, the case study locality type and the local ESD policy context.


For the single dwelling typology, only one case study was sourced 
as this typology does not commonly have a local ESD policy 
applied. Note that some non-ESD policy case studies for Inner 
Urban and Suburban councils included ESD Statements and/
or assessments against the Built Environment Sustainability 
Scorecard (BESS) which highlights the voluntary uptake of such 
objectives and tools despite a lack of local planning policy.


The councils of Melbourne, Port Phillip, Stonnington, Yarra, 
Darebin and Moreland were considered Inner Urban, all other 
metropolitan Councils considered Suburban and all councils 
outside the metropolitan boundary considered Regional. 
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Method


DOCUMENTATION 


The proposed standards (which were sourced from work 
developed to working draft stage by CASBE) were reviewed by 
HV.H against the case study documentation including plans, ESD 
Statements and BESS assessments, and these base case design 
responses documented. Where documentation was not sufficient 
to determine the base case design response, assumptions were 
based on the BESS benchmarks, policy or regulatory settings 
and/or using the response of the other base case for the same 
typology. 


To allow for standardisation of results across both case studies 
and the alternative, the second base case was ‘scaled’ using built 
form of one case study (the case study with a local ESD policy). 
This involved using the built form parameters of the first case 
study such as site area, gross floor area and dwelling number 
but applying the design responses of the second case study. 
This provided for a consistent basis for comparison. This was 
particularly relevant for initiatives that were directly informed 
by the scale of the built form such as bicycle parking, where 
total parking numbers were not comparable and a parking ratio 
applied to the selected built form allowed for equivalence. 


ALTERNATIVE DESIGN RESPONSES AND TECHNICAL 
FEASIBILITY 


Following the documentation of the base case designs, 
alternative design responses which satisfied the proposed 
standards were developed by HV.H for all standards (with the 
exception of those that had been ruled out by through preliminary 
assessment by Hansen Partnership). These responses included 
specifications or a built form response, and aimed to clearly 
communicate the change required to meet the proposed 
standards as the key input into the cost benefit analysis.


For those initiatives which had a built form response, these 
were discussed at a series of design workshops attended by 
HV.H Sustainability, HV.H Projects and JCB Architects. The 
implications of the standards were tested to ensure that any built 
form response was cost-effective and technically feasible.


Electric vehicle charging station at The Cape development. 
Photography by Kim Landy


BENEFITS EVALUATION 


A range of benefits associated with the alternative design 
responses were evaluated by HV.H including quantitative 
benefits such an operational energy, operational water and 
landfill diversion. Qualitative benefits were also noted such as 
carbon reduction, thermal comfort improvements and ecosystem 
services benefits.


Operational energy (HVAC and hot water) and water benefits 
(potable water reduction for interior uses and irrigation) were 
quantified using the BESS calculators. Other figures such as total 
energy use, construction and organic waste generation, and 
embodied carbon of concrete were quantified using industry 
benchmarks and average figures. Refer to appendices for further 
detail of sources and calculations methodology.


These benefits were communicated to Frontier Economics for 
incorporation into the cost-benefit analysis.
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Urban greenery in Elwood. Photography by Adam Gibson


Method


FINANCIAL VIABILITY 


Through the analysis, HV.H provided preliminary feedback on the 
proposed standards to Hansen where the costs and/or yield loss 
were considered prohibitive. Such examples include requiring a 
separate line of travel for cyclists in basement car parking.


The capital cost of design responses was quantified for 
standards where the alternative response was different to the 
base case and the alternate response incurred either a cost or 
saving.  These capital costs were communicated to Frontier 
Economics for incorporation into the cost-benefit analysis. 


The costs were derived from a range of sources according to the 
following hierarchy:


 – Rawlinsons Australian Construction Handbook (note that the 
2020 version was used as this was considered less likely to 
be impacted by fluctuations in the market during the COVID 
pandemic)


 – Suppliers (written and verbal quotations) and product listings
 – Industry reports
 – Consultancies with industry expertise


Refer to appendices for full list of costs and sources. 


STANDARDS RECOMMENDATIONS 


Insights from the above analysis informed advice from HV.H to 
Hansen as to whether a proposed standard should be excluded 
or modified to ensure improved financial and technical feasibility. 
Such examples include some required rates of on-site solar 
photovoltaic generation not being achievable, or reducing the 
prescriptive approach of non-residential ventilation standards.


COST-BENEFIT ANALYSIS INTEGRATION


Discussions between HV.H and Frontier Economics ensured 
that the capital costs and quantitative and qualitative benefits 
HV.H documented were appropriate and could be integrated into 
the cost benefit framework. These costs and benefits from the 
technical and financial analysis were incorporated by Frontier into 
the cost-benefit analysis.


REPORTING


The above activities, outputs and insights are summarised within 
this report. Key findings, limitations and next steps are detailed 
for use by the Municipal Association of Victoria as part of the 
future Sustainability Planning Scheme Amendment.


Note that as work of different expertise streams (e.g. ESD and 
planning) was undertaken in parallel, there are some differences 
in wording and distribution of draft standards across different 
ESD categories as these have evolved over time. This report has 
aligned category theme wording as best as possible with the 
planning report, and a summary of the relationship between ESD 
categories as defined in the planning report has been included as 
an appendix for reference. 
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Technical Feasibility and  Financial Viability


ESD CATEGORIES


This report is based on six ESD categories as follows:


 – Operational Energy
 – Sustainable Transport
 – Integrated Water Management
 – Indoor Environment Quality (IEQ)
 – Circular Economy
 – Green Infrastructure


Note that the above categories were based on an early 
restructured categorisation by Hansen Partnership which 
removed the ‘Climate Resilience’ theme and redistributed 
standards initially under that theme. The ‘Climate Resilience’ 
theme was reintroduced as part of subsequent planning advice 
after the ESD analysis was undertaken, while the ‘Circular 
Economy’ category was split into two called ‘Waste and Resource 
Recovery and ‘Embodied Emissions’ (see Appendix D).


In this section of the report, results are presented for each 
category in turn, drawing on analysis relating to both technical 
and financial impacts of proposed standards.


The results are presented in table format. The tables have 
adopted the same structure as the early set of restructured 
standards presented by Hansen. The standards tested in this 
analysis were also from the early restructure by Hansen, with 
wording largely unaltered at that stage. Subsequent rewording 
by Hansen was reviewed by HV.H to ensure the intent of both 
versions was similar and that the technical analysis would not be 
impacted.


The table sets out the following in relation to each standard:


 – Standard (description) 
 – Nested standard (this applies only when the standard differs 


between typologies)


Then with reference to base cases (Local policy, State policy) 


 – Design Impact (including variations between typologies)
 – Cost impacts (by typology)
 – Benefits (by typology)
 – Recommendation


This section of the report outlines the results of technical 
feasibility and financial viability testing of proposed 
objectives and standards. 


Construction site of townhouse development. 
Photography by Sunlyt Studios


Our advice in the recommendations is either to retain a standard 
in its current form, to modify a standard or to remove the standard 
altogether. In the case that a standard is recommended for 
removal either by Hansen or HV.H, the standard is noted as:


 – Appropriate as a guideline (e.g. Guidelines for Sustainable 
Building Design)


 – Appropriate for incorporation in future updates to the BESS
 – Requiring further testing and analysis to determine potential 


pathway
 – Is inappropriate to be addressed through any of the above 


mechanisms. 


Where a standard is recommended to be modified, this feedback 
has been incorporated by Hansen into the planning advice 
Following the tabulated analysis a summary is provided for each 
category. 
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Operational Energy


This theme focuses on energy efficiency, on-site 
renewable energy generation and energy supply, with the 
aim of achieving net zero operational carbon. 


Rooftop solar photovoltaic panels at Burwood Brickworks. Photography by Kim Landy
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Operational Energy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S1 A Net-zero carbon 
performance from all 
operational energy use must be 
achieved through a combination 
of measures


There is no design impact as this 
standard is met by a range of other 
standards (e.g. S2, S6, S8)


N/A N/A We recommend that the standard be 
removed and reinstated as an objective 
only as other standards deliver energy 
efficiency, prohibit fossil fuels, deliver 
on-site renewable energy generation 
and require off-site renewable energy 
purchasing.  


S2 No natural gas or other 
onsite fossil fuel consumption is 
permitted 


(*continued on next page)


Design / technical impact is generally 
negligible with the exception of very 
large buildings. No design responses 
created insurmountable issues with 
technical feasibility. In regard to hot 
water provision, in larger residential 
typologies, the most likely design 
response to meet the standard is a 
centralised electric hot water heat pump, 
which has a reasonably significant 
impact on roof plant spatial allocation 
(but does not result in a reduction of any 
residential space). Design responses 
for all other typologies ‘swap out’ gas 
instantaneous or storage hot water 
systems for either electric heat pumps 
(smaller residential) and electric 
instantaneous (non-residential). 
 


The cost impact varies. The 
electric alternative generally has 
a higher capital cost than the gas 
alternative, with the exception of 
the electric instantaneous which 
is marginally favourable in terms 
of capital cost. Whilst not included 
in our analysis of costs, where the 
infrastructure associated with gas 
is avoided altogether further cost 
reductions are available. 
 
In certain circumstances, 
electricity peak demand may 
trigger a contribution to network 
infrastructure (such as a 
transformer upgrade). 
There is an avoided future cost 
of retrofit (would be required to 
meet State and National carbon 
reduction targets).


All electric alternatives with the exception 
of electric instaneous offer an operational 
energy and corresponding cost saving. 
Smaller residential typologies also offer 
the benefit of avoiding a supply charge 
for gas. 
 
Electric alternatives can further reduce 
carbon impact when matched with on-
site renewable energy or completely 
remove operational energy emissions if 
there is a renewable electricity contract in 
place. 
 
Gas alternatives lock in fossil fuel 
dependence and do not allow for zero 
carbon in operation without offsets.


Excluding natural gas also better aligns 
inclusion of demand management 
systems with potential future income 
There is also greater certainty around 
achieving zero net emissions given 
the future emissions intensity of the 
electricity and gas networks are not 
locked in for the life of a building. Whilst 
carbon associated with grid electricity 
will decrease with clear policy and trend, 
for gas networks this is much less clear.


The standard has strong justification 
based on a range of benefits and 
manageable cost impacts.   
 
We recommend the standard be 
discretionary to allow for the very limited 
range of uses (e.g. commercial kitchens 
and industrial uses with high thermal 
loads) where further industry transition is 
required before a mandatory control can 
be introduced. This discetion should be 
applied in very limited circumstances.  
 
We recommend that the proposed 
Guidelines for Sustainable Building Design 
apply discretion for electric instanteous 
systems for taller residential buildings and 
non-residential buildings. 
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Operational Energy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S2 No natural gas or other 
onsite fossil fuel consumption is 
permitted


(*continued from previous page)


The design response for all typologies 
for cooking was electric induction. For 
many of the typologies, induction was 
already specified. Induction cooking is 
now common in residential development 
(estimated to be approximately 25% 
of applications in City of Yarra in 2021) 
and no design responses created 
insurmountable issues with technical 
feasibility, however may contribute to 
peak electrical demand for the building. 
Food and beverage (commercial kitchen 
scale) may present some challenges 
from a market acceptance perspective. 


The cost impact is approximately 
25% at the dwelling level, but 
maybe partially offset by reducing 
piping costs from central gas 
supply.


Electric induction cooking is: 
_More efficient than gas cooking offering 
an operational energy saving 
_Safer than gas cooking 
_Able to be matched with renewable 
energy 
_Avoid health (air quality) impacts 
associated with indoor gas combustion


See above.


S4 Residential (Class 1 & 2) and 
Aged Care (Class 3) only 
Residential developments 
should achieve an average 7 
Star NatHERS


The design impact of meeting the 
proposed standard varies according 
to strategies employed and can be 
achieved using a variety of methods 
including passive solar design changes 
(orientation, window size, window 
placement, shading) or specification 
improvements (window performance, 
insulation).


No capital cost is incurred as the 
proposed standard is already 
recommended to be included in 
the proposed changes to National 
Construction Code (NCC) in 2022.


If this does not occur it is highly 
likely that the Victorian government 
will take the step to 7-star 
themselves.


The heating and cooling energy 
consumption benefit of moving from 6 
star to 7 star NatHERS is approximately 
28% reduction in predicted energy 
use per m2. This benefit has not been 
incorporated in the cost benefit analysis, 
because the increase in thermal 
performance will likely be required 
through a building permit requirement in 
the short term. 
 
A health and wellbeing benefit would also 
be delivered related to the improvement 
in thermal performance. 


We recommend that the standard be 
retained for completeness, but removed 
from the proposed planning scheme 
amendment if the proposed 7 star NCC 
2022 standards (or Victorian variation) are 
confirmed. 


We recommend that aged care (Class 
3) not be included as NatHERS is not an 
appropriate measure for this development 
type. 
 
We recommend that evidence from the 
following report be used to support the 
evidence base if the proposed NCC 2022 
changes are not adopted as drafted.


S5 Residential and aged care 
only 
Provide external natural clothes 
drying facilities that does not 
impact open space area or 
visual amenity


The design impact of meeting the 
proposed standard is restricted to 
amenity and visual obstruction issues. 
Many owners corporation rules still 
prohibit hanging clothes on balconies 
where they can be seen by other 
residents, but a range of flexible 
solutions are now available that nest 
drying clothes in behind the balustrade 
and also allow for the space to be usable 
for recreation when not in use. In an 
aged care setting, the impact is similar. 
Note that some planning overlays or 
restrictions on title prohibit clothes lines 
being visible from frontage.


Capital cost is negligible, so has not 
been sourced.


Benefits relate to operational energy 
savings, as outdoor drying avoids the 
use of clothes dryers but have not been 
quantified.


We recommend that the standard be 
retained in its current form, but more 
consultation occur with the aged care 
sector to ensure that guidelines for 
implementation do not impact private open 
space amenity.  
 
We recommend that the term open space 
be clarified (private open space versus 
public open space).
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Operational Energy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Medium density only 
A 3kW minimum capacity 
solar photovoltaic (PV) system 
must be installed for each 
1-2 bedroom dwelling and an 
additional 1.0kW per bedroom 
for each bedroom there-after. 
The electrical system should 
be designed to maximise on-
site consumption of renewably 
generated electricity (i.e. 
minimizing grid export).


The design impact of solar PV for 
smaller residential typologies (single 
dwellings and town houses) is minimal, 
with roof spaces generally with 
adequate space provision to meet the 
standard. 


Capital cost impact is now less than 
$1,000 per kWp at this scale. 


Solar energy generation offsets on site 
consumption of electricity creating an 
operational saving (with a return on 
investment of generally less than 5 years). 
 
There is a corresponding carbon 
reduction benefit.


We recommend retaining the standard, 
based on strong financial benefit to the 
occupant, but allowing some discretion, 
when there is conflicting roof space with 
an alternative use which has environmental 
or social benefit or when existing or an 
approved building will overshadow the 
roofspace.


If roofspace is restricted, Building 
Integrated Photovoltaic (BIPV) Panels 
could be considered as an appropriate 
strategy to achieve the required solar PV 
capacity, however, should not be required.


We believe this standard could apply to 
single dwellings as well as medium density.


S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Apartments only 
Provide a solar PV system 
with a capacity of at least 
25W per square meters of the 
development’s site coverage, 
OR 1kW per dwelling. *Capacity 
of solar PV system: 
kW = Site coverage (m2) x 25 
(W/m2) / 1000(W/kW). The 
system should be designed 
to optimise use of on-site 
generated electricity


The design impact of meeting the 
proposed standard for apartments 
is significant, especially for larger 
buildings. Based on the largest of the 
case studies (RES 1), a 38kWp system 
would be required to meet the proposed 
standard, however our analysis indicates 
that only 16kWp is achievable (with 
additional pergola shading structures 
to support panels over some communal 
terrace areas), based on rooftop 
capacity. 


Capital cost based on industry 
standards remains below $1,000 
per kWp, but may be higher in 
certain circumstances. 


Benefits are as above for all solar PV 
standards.


We recommend modifying the standard 
to account for discretion in circumstances 
where the amount of unencumbered 
roof space is not available to meet the 
standard. 
 
Whilst the standard could be modified in 
many ways, we consider that because the 
standard is unable to be met only when 
there are significant competing roof top 
uses, that the standard could be reworded 
as discretionary ie that buildings should 
provide the benchmark solar PV capacity. 


We recommend that proposed Guidelines 
for Sustainable Building Design should 
outline specific (narrow) circumstances 
where discretion may be required such as 
competing beneficial roof uses and existing 
or known future overshadowing.


Standard S7 would drive optimisation of 
roof capacity to ensure the best available 
space for solar PV. 


Where apartments are a mixed use 
building (e.g. have ground floor retail), the 
standard for the predominant use in the 
development should apply.
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Operational Energy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Industrial & warehouse only 
All roofs must be structurally 
designed to be able to 
accommodate full PV coverage, 
excluding areas set aside 
for plant equipment or areas 
significantly shaded by other 
structures


The design impact of meeting this 
standard has not been tested as the 
existing structural load of the case 
studies was not able to be determined. 
However, we note that one case study 
planned to engage an engineer at 
building permit application stage to 
ensure the structural design allowed for 
the future installation of solar panels.  
 
Imposing a standard across a whole 
building is somewhat problematic, 
as in the vast majority of situations 
an industrial building would have a 
significantly larger roof than is required 
to match energy consumption with 
solar. Distribution network businesses 
routinely limit the size or export limit 
solar PV installation in business parks 
and industrial estates to ensure network 
issues don’t occur. This would mean the 
roof is designed with capacity that is 
never needed. Portal frames are a highly 
cost effective solution and increasing 
loading would require changes to 
design.  


Not able to be determined as it is 
not clear whether the base cases 
would have required alteration. 


The benefit is that the structure allows 
for additional solar PV to be retrofitted 
at a future date, therefore reducing the 
retrofit cost of reinforcing a structure. 
This increases the feasibility of new solar 
being able to be accommodated.


We recommend engaging a structural 
engineer to provide targeted advice on 
the load requirements of an industrial roof 
to support solar PV to clarify differences 
with current NCC minimum requirements 
(including those proposed under NCC 
2022) or standard designs. 
 
Depending on this advice, we caution 
applying a blanket structural improvement 
across the the whole industrial roof 
space unless the impact / cost is minimal. 
This is because the vast majority of 
industrial roofs will not be used for this 
future purpose. The embodied carbon of 
additional structural steel should also be 
accounted for in this decision. 


We recommend awaiting the outcome 
of the NCC 2022 provisions before 
confirming a decision. 
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Operational Energy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Industrial & warehouse only 
Include a solar PV system that 
is: 
- Sized to meet the energy 
needs of the building(s) services 
(lightning, air- conditioning, 
industrial processes); or 
- Maximized based on the 
available roof area; or 
- When no industrial process 
is proposed, minimum 1.5kW 
per tenancy plus 1kW for every 
150m2 of gross floor area must 
be provided. 
The system should be designed 
to optimise use of on-site 
generated electricity.


The design impact of meeting this 
standard is negligible (subject to 
structural requirements above), as 
industrial roofs have expansive, flat 
roof space which can accommodate 
solar PV capacity without significant 
design implications. Generally speaking 
however, buildings do not always 
have a confirmed tenant when they 
are developed, so whether or not an 
industrial tenant has an energy intensive 
industrial process may not be known.  
 
The standard which would apply when 
no industrial process is proposed 
represents approximately 10% of 
available roof space. 
 
We note that in the case that a number 
of industrial buildings are co-located, 
that export of solar PV generation 
(which would occur on the weekends 
where occupation is low and equipment 
is not in operation) may cause localised 
network impacts and may have to be 
limited. 


Capital cost based on industry 
standards remains below $1,000 
per kWp, not including any cost 
impact to increased structural 
capacity required to facilitate a 
solar PV system. 


As above. We recommend the standard be retained, 
but modified to encourage increased 
solar PV system sizes, where the roof can 
support the additional load and where an 
energy intensive industrial process is likely.


S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Office, educational buildings, 
health facilities, aged care, 
student accommodation, 
commercial and other non-
residential buildings 
Should install onsite renewable 
energy generation up to or 
exceeding predicted annual 
energy consumption


The design impact of meeting the 
proposed standard for non-residential 
buildings is significant, especially for 
larger buildings. Based on one of the 
non-residential case studies, a system 
of over 100kWp would be required, 
but the roof capacity based on some 
conservative assumptions will only 
account for 19kWp. Refer to the diagram 
on the following page.


Alternatively, if applying a rate of 25W 
per square metre of the development’s 
site coverage (similar to the apartments 
standard), the case study rooftops 
would have sufficient space to meet 
such a requirement.


Capital cost based on industry 
standards remains below $1,000 
per kWp, but may be higher in 
certain circumstances. 


Benefits are as above for all solar PV 
standards.


We recommend that the standard 
be modified for consistency with the 
apartment standard. 


An updated standard could reference 
“a solar PV system with a capacity of 
at least 25W per square meters of the 
development’s site coverage”.
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Operational Energy


COMMUNAL ROOF TERRACE AREA FOR 
NORTH-FACING TENANT AMENITY 


POTENTIAL AREA FOR PANELS ABOVE 
PERGOLA


ALLOWANCE FOR MAINTENANCE 
ACCESS TO PERIMETER OF BUILDING


ALLOWANCE FOR MAINTENANCE 
ACCESS TO PERIMETER OF BUILDING


ALLOWANCE FOR MAINTENANCE 
ACCESS FROM LEVEL BELOW


LIFT OVERRUN AND SERVICES 
EXCLUDED FROM AREA


LANDSCAPING TO IMPROVE BIODIVERSITY 
AND REDUCE ‘HEAT ISLAND’ EFFECT


Diagram demonstrating potential solar photovoltaic capacity for the rooftop of an 
office case study. The image demonstrates 19.5kWp of solar. Image by JCB Architects
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STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S7 Maximise the opportunity 
to generate solar electricity 
on all roofs by: designing roof 
structures to accommodate 
solar PV arrays, minimise 
shading and obstructions, 
optimise roof pitch and 
orientation. The system should 
be designed to optimise use of 
on-site generated electricity


The design impact of the standard 
is confined to the smaller residential 
typologies where roof structures 
can be more complex. There are no 
major technical issues associated with 
maximising the opportunity, however 
a simplification of some roof lines will 
be required to meet the standard and 
deliver the solar PV target in Standard 
S6. Refer to the diagram on the following 
page.


No capital cost impact is expected, 
and in some circumstances 
may reduce the cost of the roof 
structure. 


The benefit is documented in relation 
to Standard S6, however there may 
be an additional opportunity for 
dematerialisation and reduced waste if 
roof structures are simplified.


We recommend that the standard be 
retained in its current form, and that 
Guidelines for Sustainable Building 
Design provide guidance for architects 
and designers looking to maximise viable 
zones for solar rooftops.


S8 All residual operational 
energy to be 100% renewable 
purchased through offsite 
Green Power, power purchasing 
agreement or similar


There are no design impacts related to 
this standard.


No capital costs, but a minor 
Operational Expenditure (OPEX) 
impact which is being addressed 
through the cost benefit analysis. 


Benefit is significant in terms of carbon 
reduction. When delivered in combination 
with S2 this standard delivers zero 
carbon for stationary energy for a 
building’s operation (generally its largest 
emissions impact).


We recommend retention of the standard, 
based on the very high impact. Part B 
of this project further examines how 
operational energy management can 
be implemented though a planning 
mechanism. 


S9 Design to enable for future 
renewable energy battery 
storage including space 
allocation


Design and technical feasibility was 
investigated for smaller residential 
typologies and industrial typologies 
only. The reason technical feasibility was 
restricted to these typologies / uses is 
that in all other circumstances, on-site 
renewable energy is unlikely to deliver 
a surplus of energy that would prompt 
the future inclusion of battery storage. 
Single dwellings and town houses 
had space in garages that could be 
reallocated to support battery storage 
and industrial buildings has significant 
space to support battery storage if it 
was financially viable at a future date.


No capital cost impact as no new 
space allocation required.


There is no quantifiable energy or 
financial benefit accruing from space 
allocation for future battery storage. 


We recommend that the standard be 
removed in its current form, with the 
principle of future proofing embedded in 
a generalised standard which allows for 
future upgrades (but does not pick battery 
storage as a winner). Single dwellings 
and townhouses have garage storage 
space that can otherwise be converted 
and industrial buildings have ample space 
opportunity that can be reallocated. We 
also consider that EV integration may 
mean that batteries at the household level 
are not routinely specified or retrofitted in 
the numbers that were anticipated several 
years ago, so creating space specifically 
for them is not required.


We do not recommend inclusion in 
Guidelines for Sustainable Building Design 
or BESS.


Operational Energy
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Operational Energy


REPLACE HIP ROOF WITH GABLE END 
WHERE SETBACKS ARE NOT REQUIRED


ASSUMED NORTH


ASSUME MAINTAIN MAXIMUM FRONTAGE 
TO NORTH 


ADDITIONAL SHADING / ROOF OVERHANG 
TO WEST


SIMPLIFY BUILDING FORM TO AVOID 
STEPPED ROOF FORM (ASSUMING SAME 
AREA) 


REPLACE HIP ROOF WITH GABLE END 
WHERE SETBACKS ARE NOT REQUIRED


Diagram demonstrating the possibilities for simplification of a single dwelling pitched roof to increase opportunities for solar photovoltaic panels.
Image by JCB Architects
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Operational Energy


STANDARD REASON FOR EXCLUSION FROM ANALYSIS


S3 Provide effective shading to glazed surfaces of conditioned spaces exposed 
to summer sun


Refer to Standard S38.


S10 Select materials that minimise carbon emissions, and offset these 
emissions onsite or through a verified carbon offset scheme


Refer to Standard S58.


All non-residential developments should exceed National Construction Code 
Building Code of Australia Volume One Section J or Volume 2 Part 2.6 Energy 
Efficiency building fabric and thermal performance requirements by in excess 
of 10 per cent


Although this was not originally proposed to be a standard and therefore has not been analysed, we note there is not 
an energy efficiency standard driving efficiency beyond NCC 2019. We feel this is appropriate due to step change in 
increased efficiency requirements from NCC 2016 to 2019 but consider that BESS may want to be updated periodically 
to reward performance above NCC minimum requirements outside the planning policy.


The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.
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Sustainable Transport


This theme focuses on facilitating increased active 
transport with the aim of reducing private vehicle trips, 
and setting the condition to ensure a smooth transition 
for the future uptake of electric vehicles.


Ground level bicycle parking area at Nightingale 2 apartment development. Photography by Jake Roden
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Sustainable Transport


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
New residential development  
• A minimum of one secure undercover bicycle 
space per dwelling  
• A minimum of one visitor bicycle space per 4 
dwellings


The design impact in relation to increased 
bicycle parking provision is complex. This 
standard relates to the provision of the 
bicycle parking infrastructure and the 
associated space allocation. The impact 
on space allocation is estimated at 1m2 
per park (e.g hanging rack), however in 
some cases this can be reduced by two-
tier bicycle storage options (e.g. Josta), 
but this requires minimum 2.6m floor to 
ceiling clearance so is only able to be used 
at ground level or where basement car 
parking is more generous than standard. 
Implementation of the infrastructure 
solutions is straight forward, subject to the 
space allocation being made.  


For residential development the impact is 
confined to apartments. Townhouses and 
single dwellings have more flexible storage 
options. The diagram on the following page 
graphically highlights the impact of the 
bicycle parking standards as a suite. From 
a design perspective the additional bicycle 
parking space does not pose technical 
issues, but represents either a loss in yield 
from other uses (e.g. car parking or retail if 
at ground floor level) or an additional space 
allocation which comes at an additional 
construction cost.


The capital cost impact 
related to infrastructure 
ranges between $410 and 
$1,640 per space depending 
on the solution. 
 
The capital cost of the 
additional space is estimated 
at $1,630 per sqm. 
 


Benefits related to additional 
bike parking provision are 
also complex. A theoretical 
approach would see the 
extra bicycle parking 
provision motivate a change 
in behaviour (travel mode) 
for residents and workers. 
This would have a flow on 
benefit of reducing private 
vehicle transport (which 
causes carbon emissions and 
congestion) and increasing 
health and wellbeing related to 
additional exercise as a result 
of active transport.  
 
Whilst there is confidence that 
the impact exists, modelling 
the benefit is complex as 
outlined in the Cost Benefit 
Analysis. 


We recommend that the standard 
be modified to allow for discretion 
in circumstances where the medium 
to long term expected take up of 
bike parking spaces is less than the 
proposed 1:1 dwelling rate. In these 
circumstances, the project should 
outline how additional space (nominally 
car parking) could be repurposed for 
bicycle parking as demand rises and 
reliance on private vehicle ownership 
declines. 


S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
New retail development 
• A minimum of one secure undercover employee 
bicycle parking space per 100 sqm Net Lettable 
Area (NLA). 
• Provide visitors bicycle spaces equal to at least 
5% of the peak visitors capacity


For retail development, the issues 
are consistent to those in residential 
apartments, but in all non-residential case 
studies, the standard proposed is close to 
or already being met.  


As per above. As per above. We recommend that the standard be 
retained as the expected impact to 
space allocation and infrastructure 
costs is minimal, based on only a minor 
gap (if at all) between business as usual 
provision and the level proposed under 
the standards. Further work could 
explore a higher rate for locations with 
a strong cycling culture. 
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Sustainable Transport


15
00


BICYCLE  
SERVICE BAY


1000


56 BICYCLE SPACES 
(21 JOSTA, 14 NED KELLY)


17
00


17
00


(13 JOSTA, 3 NED KELLY)
29 BICYCLE SPACES


(3 JOSTA, 12 NED KELLY, 3 FLOOR)
24 BICYCLE SPACES


1000


ADDITIONAL 87 SQM CYCLE 
STORAGE AREA / 80 BICYCLE 
SPACES


34 SQM CYCLE STORAGE AREA
29 BICYCLE SPACES


SUGGEST MAINTAINING VISIBILITY 
TO STREET FOR PASSIVE 
SURVEILLANCE AND SECURITY  


Diagram highlighting the impact of the bicycle parking standards as a suite of measures for a mixed use development. Image by JCB Architects
Note: The following storage types have been utilised - two tier system (Josta), hanging rack (Ned Kelly) and hoop (floor).
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Sustainable Transport


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
New development associated with a Place of 
Assembly, Office or Education use 
• A minimum of one secure undercover staff 
bicycle parking space per 100 sqm NLA of office 
• A minimum of one visitor space per 500 sqm 
NLA of office 
• A minimum of 2 secure staff bicycle spaces per 
1500 sqm of a place of assembly 
• A minimum of four visitor spaces for the first 
1500 sqm and 2 additional spaces for every 1500 
sqm thereafter for place of assembly? 
• A minimum of one secure staff bicycle parking 
space per ten employees of education centres 
• A minimum of one per five students of 
education centres


For place of assembly, office or educational 
development, the issues are consistent to 
those in retail and residential apartments, 
but in all non-residential case studies, the 
standard proposed is close to or already 
being met.  


As per above. As per above. Recommendation is as per the retail 
standard.


S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
For all other non-residential 
• Provide bicycle parking equal to at least 10% of 
regular occupants


The design impact of this standard is similar 
to other non-residential bicycle standards.


As per above. As per above. Recommendation is as per the retail 
standard.


S12 Bicycle parking – non-residential facilities  
One shower for the first 5 employee bicycle 
spaces, plus 1 to each 10 employee bicycle 
spaces thereafter should also be provided. 
If 10 or more employee bicycle spaces are 
required, personal lockers are to be provided 
with each bicycle space required.  
If more than 30 bicycle spaces are required, then 
a change room must be provided with direct 
access to each shower. The change room may be 
a combined shower and change room.


This standard is linked to S11, and can 
therefore result in requirements greater 
than Clause 52.34. However, the design 
impact for increased wet areas was 
negligible for the case study design 
responses. Additional space for locker 
provision is required but has a relatively 
small footprint.


The capital cost impact of 
the standard is minor as 
increased area for showers 
(the most expensive 
component of the standard) 
was negligible for the case 
studies. Space provision 
and capital cost per locker is 
minimal. 


As per bicycle parking, with 
the infrastructure provision 
(in this context to change and 
shower) workers are more 
likely to ride to work. Whilst 
there is confidence that the 
impact exists, modelling the 
benefit is complex as outlined 
in the Cost Benefit Analysis. 


We recommend that the standard be 
retained as the expected impact to 
space allocation and infrastructure 
costs is minimal. Inclusion of locker 
provision makes the provision of EOT 
facilities more comprehensive. 
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S13 Bicycle Parking - Convenience. 
All bicycle parking facilities must be convenient 
and accessible, and: 
• Locating the majority of bicycle parking 
facilities for residents at ground level 
• For any other bicycle parking, providing this 
within 10 meters of vertical pedestrian access 
ways (ie lifts, stairs) 
 
• Providing access to bicycle parking facilities in 
basement carparks via a separate line of travel to 
vehicles and pedestrians 
 
• Ensuring any lifts used to access to bicycle 
parking areas are at least 1800mm deep 
 
• Ensuring at least 20% of residents bicycle 
parking facilities are ground level or horizontal 
type racks to ensure equitable access


The design impact of some elements of the 
proposed standard is very significant as 
outlined below. 
 
Locating the majority of bicycle parking at 
ground level (i.e. ground floor) may in some 
circumstances have a negative impact on 
activation of retail space, however with the 
exception of one typology the case studies 
had already prioritised ground floor bike 
parking access. 
 
To provide bicycle parking within 10m of 
vertical pedestrian access was tested in 
detail in relation to the RES 1 case study. 
The result of meeting the standard is 
that the corners of the building become 
underutilised space as they are unsuitable 
for car parking access. Space closer to 
lift cores would need to be reallocated 
to bicycle parking which has a positive 
outcome for cycling access, but will 
mean additional basement needs to be 
constructed to maintain car parking rates 
(although a partial waiver may be possible). 
 
The requirement for a separate line of 
travel for cyclists has a major impact on 
the efficiency of basement car parks. 
This would increase car park aisle widths 
by approximately 1m and decrease the 
efficiency of the basement car park 
significantly.  
 
Both other elements of the standard 
have only minor design impacts and do 
not impact technical feasibility. Note that 
storage stacker or supported lift parking 
systems can be utilised to improve 
accessibility for parking not on the floor.


From a development 
feasibility perspective, the 
loss of potential retail space 
to provide bicycle parking 
at grade actually provides 
a construction cost benefit 
(basement per sqm costs 
are lower), but there is lost 
revenue on this space, 
which would exceed the 
revenue associated with the 
equivalent space allocation in 
a basement. This is explored 
more in the Cost Benefit 
Analysis.  
 
The impact of the 10m 
maximum distance to bicycle 
parking and the separate 
line of travel on cost would 
require the construction 
of significant additional 
basement area. The 
construction cost per sqm of 
basement area is $1630 per 
sqm. By way of example if 
2 additional car spaces and 
20m of dedicated (separate) 
line of travel was required the 
impact would be in the order 
of $114,000 with no financial 
return. 
 
Other cost impacts (lift size 
and ground level preference) 
were not quantified as the 
majority met the standard 
already. 


As per bicycle parking and end 
of trip facilities, the improved 
infrastructure location means 
residents and workers are 
more likely to ride. Whilst there 
is confidence that the impact 
exists, modelling the benefit 
is complex as outlined in the 
Cost Benefit Analysis. 


We recommend that the standard be 
modified to remove the requirement for 
the separate line of travel, the spatial 
implication will add major cost to a 
basement. We instead recommend that 
surface treatments be used to afford 
cyclists priority without increasing 
car park aisle width. We recommend 
that the standard relating to no more 
than 10m access to vertical pedestrian 
access ways be modified to require the 
majority of basement bike parking to 
be within this distance.  
 
We further recommend that the 
standard relating to ground level/
floor for the majority be discretionary 
to allow for performance solutions 
that provide a good outcome without 
the majority of bike parking being at 
ground level.  
 
Modification of the language for the 
20% standard is recommended to 
remove confusion with ground floor of 
the building (our interpretation is that 
it means close to the ground rather 
than the ground level of the building). 
Equitable access facilities should 
address not only the proximity of racks 
to the ground but also the spatial 
allocation for different bicycle types 
(e.g. recumbent bicycles). This can be 
detailed in Guidelines.


We recommend this standard be 
modified to encourage design that can 
see particularly non-residential car 
space reallocated to bicycle parking 
over time.  


S15 Preparation of an EV Management Plan. There is no design impact based on the 
preparation of an EV Management Plan.


The capital cost is restricted 
to the cost of the consultancy 
as infrastructure costed 
elsewhere.


Benefit is derived from 
improved management of EV 
charging, however this is not 
quantified. 


We recommend that planning advice 
from Hansen be referred to relating to 
whether an additional plan specifically 
for managing EV’s is appropriate.
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S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Medium density only 
Infrastructure and cabling (without the EV 
charger unit) is to be provided for each garage, 
to support a minimum Level 2 (Mode 3) 7kW 
32Amp EV car charging.


The design impact of this standard is 
negligible, it does not require any additional 
space allocation and from a technical 
perspective is achievable using standard 
electrical contractors.


The cost impact of the 
standard is approximately 
$500 per dwelling. 


There are no immediate 
benefits, however the 
existence of the infrastructure 
will reduce a potential barrier 
to EV uptake and avoid a 
more costly retrofit cost 
in the future. There is an 
indirect carbon benefit, based 
on the higher likelihood of 
replacement of a internal 
combustion vehicle with 
electric vehicle (higher 
efficiency and lower carbon 
emissions). 


We recommend that the intent of the 
standard be retained, but the standard 
be modified to remove the prescriptive 
guidance on capacity, instead ensuring 
that the standard provides clarity that 
increased capacity for moderate speed 
(Level 2) and efficient charging (beyond 
a standard General Power Outlet) is 
required to support EV chargers being 
easily installed in the future. 


We support the prescriptive wording 
as current best practice, but consider 
it is more appropriate in the proposed 
Guideline for Sustainable Building 
Design. 


S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Apartments only  
Required Capacity  
Electrical infrastructure capable of supplying: 
•        12kWh of energy for charging during off 
peak periods; and 
•        A minimum Level 2 (Mode 3) 7kW, 32Amp 
single phase EV charging outlets to all residential 
car parking spaces.


As per above, the design impact of this 
standard is negligible, it does not require 
significant additional space allocation 
and from a technical perspective can be 
designed by electrical engineers.


The cost impact of the 
standard is approximately 
$869 per car space.


As per above. As per above


S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Apartments only 
EV infrastructure and cabling must be provided 
and may include, for example, distribution 
boards, power use metering systems, scalable 
load management systems, and cable trays or 
conduit installation.


The design impact of this standard is 
moderate (including a spatial allocation for 
distribution boards), but the approach is 
technically feasible as a method of future 
proofing the building. Based on direct 
feedback from HV.H projects, there are 
specific issues that need to be resolved 
for car stackers and further industry 
learning needs to take place for electrical 
engineers and within the electricity network 
businesses to design and deliver scalable 
load management systems that provide 
confidence that peak demand on a building 
will not be exceeded, additionally that the 
expectation of EV drivers that they will be 
always 100% charged at 7am may need to 
be challenged. 


Costs included in above. The benefit is an extension 
of the above. The scaleable 
load management system, 
will allow for increases in 
peak electricity demand to be 
avoided, but further advocacy 
and stakeholder engagement 
is required to ensure that risk 
averse responses do not add 
to significant cost implications. 


We recommend that the standard 
should be retained, as the avoided 
cost of future retrofit is significant 
and the complexity of governance 
arrangements of owners corporations 
may make a retrofit very challenging. 


We recommend the standard be 
strengthened to ensure that load 
management is employed to manage 
any network peak demand issues (s14). 
Potential rewording could be “...must 
be provided to ensure peak demand is 
managed and may include...”. 
 
We recommend that the Guideline for 
Sustainable Building Design note the 
specific issues with car stackers. 
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S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Non-Residential EV Charging 
20% of carparking spaces in office, educational 
centres, places of assembly, retail and all other 
non- residential development types must meet all 
the requirements of the apartment criteria above, 
(or a minimum of one space).


As per above, the design impact of this 
standard is negligible, it does not require 
significant additional space allocation 
and from a technical perspective can be 
designed by electrical engineers.


The cost impact of the 
standard is approximately 
$869 per car space.


As per medium density and 
apartments standard. 


As per medium density and 
apartments standard. The standard 
should effectively require 20% of 
spaces to have undertaken the pre-
work to support future electric vehicle 
charging, even if charging is not fitted 
at the time of build.


S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Non-Residential EV Charging 
5,000 sqm trigger -  5% of car spaces must have 
installed EV charging infrastructure complete 
with chargers and signage


The design impact of meeting this standard 
is simply an extension of delivering the 
capacity under the proposed standard 
above. 


Capital cost impact is $2,200 
for charging infrastructure 
per space. 


The availability of EV Charging 
builds confidence in EV 
purchase. This has operational 
savings for the consumer and 
results indirectly in reduced 
carbon emissions. 


The standard is recommended to be 
retained. It is consistent with a Green 
Star standard that has been in place 
for some time and allows for at least 
some Day 1 provision to support uptake 
of EV’s as potential fleet vehicles or 
similar. 


S17 Shared Space EV Charging


•Where one or more visitor/shared parking 
spaces are provided in a development a 
minimum of one enabled EV charging unit(s) 
is required to be installed at a shared parking 
space.


•Communal EV charging space(s) should be 
located in highly visible, priority locations, to 
encouraged EV uptake.


•Clear signage indicating that EV charging is 
available at the shared space(s).


The design impact of this standard is 
negligible and technically there are no 
implementation issues (there is widespread 
adoption) 


Capital cost impact is $2,200 
for charging infrastructure to 
support one shared space. 


The availability of EV Charging 
builds confidence in EV 
purchase. This has operational 
savings for the consumer and 
results indirectly in reduced 
carbon emissions. 


The standard should be clarified to 
define shared, visitor and communal 
as the standard appears to use the 
terms interchangably. The intent is 
supported, and the cost impact is low, 
but further work is required to refine 
the land uses or typologies that would 
benefit from the standard and should 
reasonably be asked to provide the 
infrastructure. 


S19 Motor cycle, moped, electric bicycle or 
scooter parking


•Where space is provided for motor cycle, 
moped, bicycle or scooter parking a 10 or 15 A 
charging outlets is to be provided at the parking/
storage area.


•A charging outlet is to be provided for every 
six vehicle parking spaces to facilitate charging 
of electric bicycles, scooters, mopeds or 
motorcycles.


The design impact of this standard is 
negligible and technically there are no 
implementation issues (there is widespread 
adoption) 


The capital cost is negligible, 
so has not been quantified.


As per bicycle parking and end 
of trip facilities, the improved 
infrastructure location means 
residents and workers are 
more likely to ride. Whilst there 
is confidence that the impact 
exists, modelling the benefit 
is complex as outlined in the 
Cost Benefit Analysis. 


The standard should be modified 
to delete the first dot point (as the 
specification is too detailed for a 
planning scheme) and these are 
standard General Power Outlet in any 
case.
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S20 Parking Facilities 
• Parking facilities for these low and zero 
emission vehicles should be located in a 
prominent, accessible location to encourage 
their easy access for use on short trips, ahead of 
higher emission and less space efficient vehicles.


The design impact of this standard is 
negligible as there is no additional space 
allocation required, simply a reallocation of 
existing car parking to prioritise the most 
sustainable private vehicle options


There is no capital cost 
implication.


The availability of EV 
prioritised car parking builds 
confidence in EV purchase. 
This has operational savings 
for the consumer and results 
indirectly in reduced carbon 
emissions. 


The standard should be retained in its 
current form.


STANDARD REASON FOR EXCLUSION FROM ANALYSIS


S14 EV charging infrastructure must ensure that peak energy demand is 
managed to minimise the impact to the electricity supply network.


The impact of this standard is addressed through S16 as the scalable load management system is the principal design 
response. We have recommended that management of peak energy demand be included in S16.


S18 Rapid/Fast EV Charging 
The provision of fast charging spaces is not to be mandated but is to be a 
decision of developer.


This standard was flagged for removal by Hansen in a preliminary review of the standards, and was therefore not 
measured. This is a suitable consideration for Guidelines for Sustainable Building Design.


S21 Reducing crossover length, minimising cross-fall in pedestrian areas and 
maintaining sightlines at entry/egress of developments


This standard was flagged for removal by Hansen in a preliminary review of the standards, and was therefore not 
measured. This is a suitable consideration for Guidelines for Sustainable Building Design.


The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.
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Integrated Water Management


This theme focuses on the reduction of potable water 
consumption through efficiency measures and use of 
non-potable water sources, and the improving the quality 
of stormwater discharging from site.


Rainwater tank in rear garden of dwelling at The Cape development. Photography by Kim Landy
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S22 Reduce the total design 
amount of potable use 
on site by at least 30% in 
comparison to an equivalent 
standard development


Design impact is delivered through other 
standards. Note that the potable water 
reduction has been considered for interior 
uses and irrigation only.


N/A N/A We recommend that the standard be retained to drive 
potable water reduction outcomes while allowing the 
flexibility to decide how those reductions are achieved. 
Such a standard supports a performance based 
approach rather than a prescriptive approach which may 
not be suitable to all developments. 
 
The standard should be modified to clarify which potable 
water uses are to be assessed as part of the percentage 
reduction (e.g. only interior uses and irrigation, supported 
by rainwater reuse). 
 
Note that the analysis showed many cases studies 
already achieved >30% reduction for interior uses and 
irrigation support by rainwater reuse, and alternative 
design responses had the potential to further reduce 
potable water use above the minimum 30%. 


While further research could be undertaken to determine 
whether a more ambitious percentage reduction target 
is feasible, stakeholder consultation flagged that pursuit 
of a target greater than 30% could have amenity impacts 
for occupants and queried how far the role of the building 
sector should go in reducing potable water use compared 
to sectors with higher usage and greater opportunity.


CASBE will need to define ‘equivalent standard 
development’.


S23 Provide efficient fittings, 
fixtures, appliances and 
equipment including heating, 
cooling and ventilation 
(HVAC) systems and re-use 
of fire safety system test 
water


The design impact is negligible and an 
appropriate design response is achieved 
through specifications. Such specifications 
were used as a potable water reduction 
strategy to meet Standard S22. Note that in 
all cases the potable water reduction target 
of 30% in Standard S22 was either already 
achieved in the base case or achieved through 
improved efficiencies to one or more fittings, 
fixtures and/or appliances.


Capital cost impact is 
negligible for fixtures and 
fittings, and approximate 
50% premium on water 
efficient appliances.


High efficiency fixtures, fittings 
and appliances result in an 
operational water saving.  
 
Note that further potable water 
reductions are possible for the 
alternative design responses 
as any improved efficiencies 
were only undertaken with the 
aim of achieving at least a 30% 
reduction.


We recommend that the standard be removed as a 
standalone standard but strategies listed under Standard 
S22. The specification of high efficiency fixtures, fittings 
and appliances must be considered as part of a suite of 
strategies to achieve potable water reduction. Specific 
mention of water efficiency (and strategies such as 
efficient fittings for example) should be included in 
Standard S22 as a means to achieve potable water 
reduction.


Further detail on strategies to reduce potable water 
consumption can be included in Guidelines for 
Sustainable Building Design.
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S24 Provide onsite 
stormwater collection from 
suitable roof rainwater 
harvesting areas with reuse 
to toilets as a minimum and 
additional uses such as 
laundry, irrigation, external 
wash down facilities and hot 
water systems.


The design impact of providing onsite 
stormwater collection is negligible as all but 
two case studies included rainwater tanks. 
As the case studies with the built forms 
selected for a standardised analysis already 
had a spatial allocation for rainwater tank/s, 
there was no spatial implication for the two 
case studies requiring a tank. More broadly, 
apartment buildings and office high-rises 
where space is limited would be impacted 
most, however for most typologies a rainwater 
tank is the preferred method of meeting the 
Best Practice Environmental Management 
(BPEM) Guidelines. Optimising rainwater tank 
capacity based on the available collection 
catchment and reuse demand early in the 
design process can ensure a suitably sized 
location is provided for any tank/s.


Capital cost impact for 
a rainwater tank can 
range from $1,000-4,500, 
depending on the tank 
capacity.


Inclusion of rainwater tanks 
result in an operational water 
saving, largely through reuse in 
toilet flushing and irrigation.  
 
Use of rainwater tanks also 
helps deliver improvements to 
stormwater quality.


Improved resilience during 
intense rainfall events.


We note that rainwater tanks are potentially commonly 
undersized in the absence of specific policy lever relating 
to tanks and potable water reduction. This is due to 
tank capacity often being driven by stormwater quality 
objectives, which may not result in optimised rainwater 
reuse. 


We recommend this standard be retained but slightly 
modified to include reference to maximising tank capacity 
aligned to reuse potential, not just size to achieve 
compliance with stormwater quality requirements. The 
inclusion of rainwater tanks is a cost effective way to 
provide multiple benefits relating to resource efficiency 
and environmental protection.


We also recommend this standard highlight the need for 
filtration from rainwater harvested surfaces.


S25 Connect to a precinct 
scale Class A recycled 
water source if available and 
technically feasible including 
a third pipe connection to all 
non-potable sources


The design impact of meeting this standard 
has been thoroughly tested through several 
strategic planning processes (such as 
Fishermans Bend), where the business case 
for provision of third pipe is highly dependent 
on mandated connection to the service. 


Not measured. Benefit of potable water 
reduction.


We consider this standard is likely redundant in most 
circumstances where there is opportunity to connect to 
a recycled water supply because it would generally be 
mandated by a separate planning instrument.


We support its inclusion not as a standalone standard but 
as a potential strategy under a suite of measures in the 
standard for efficient water use.


S26 Consider alternative 
uses such as approved 
greywater and blackwater 
systems installed on site


The design impact of meeting this standard 
has not been tested as it is a consideration 
rather than a requirement.


Not measured as only a 
consideration.


Benefit of potable water 
reduction.


We recommend retaining but modifying the standard 
to sit as a potential strategy for using water resources 
efficiently.


Additionally, it could be included in the proposed 
Guidelines for Sustainable Building Design (with specific 
reference to the regional contexts which may not be 
sewered).
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S27 Provide landscaping 
irrigation that is connected to 
non-potable sources


The design impact of providing landscape 
irrigation connected to non-potable sources 
varies depending on the location of the 
landscaping. Most case studies already had 
connections and those without did not require 
a connection to achieve the potable water 
reduction target of Standard S22. Irrigation 
connected to non-potable sources should 
be considered as part of a suite of potable 
water reduction strategies, and may only be 
employed where the amount of harvested 
rainwater exceeds other all year round reuse 
demands such as toilet flushing, or where 
landscaping and associated irrigation is closer 
to the point of collection than some toilets. 
This approach can ensure efficiencies for 
hydraulic services within a development (e.g. 
avoid unnecessarily pumping water from the 
basement to a roof garden when it can be 
reused on lower levels).


Not measured as costs are 
highly variable based on 
the location of landscaping 
relative to the non-potable 
water source. 


Benefit of potable water 
reduction.


We recommend that the standard be removed, instead 
clarifying in S22 the types of demand reduction strategies 
that should contribute to the standard being met. The 
specification of landscaping irrigation connections to 
non-potable water sources should be considered one 
option of a suite of strategies to achieve potable water 
reduction, but should not be a mandatory strategy. 


Developments should achieve the 30% reduction in 
potable water use of Standard S22 through water 
efficiency and reuse measures, however, there should 
be the flexibility to achieve the 30% reduction without 
landscape irrigation connected to non-potable sources. 
This allows a contextual approach to potable water 
reduction for individual developments, and can avoid 
irrigation connections and associated pumps which 
don’t achieve added benefit (e.g. if no rainwater leftover 
from toilet flushing to be used for irrigation, the hydraulic 
infrastructure is redundant).


The inclusion of irrigation as part of the 30% reduction 
target may require some further work to determine 
what would be a suitable benchmark for irrigation in an 
‘equivalent standard development’, with a methodology 
created to determine this for each assessment. If this 
isn’t pursued, then a separate standard targeting water 
efficient landscaping without a target may be appropriate. 
Note that BESS does currently reward rainwater reuse for 
irrigation under Credit Water 1.1. 


Further detail on strategies to reduce potable water 
consumption can be included in Guidelines for 
Sustainable Building Design.


S28 Consider landscaping 
that is drought tolerant and 
considers xeriscape design 
principles


The design impact is negligible as it is 
specification in the landscape design.


Cost neutral design 
specification. 


Specification of drought tolerant 
species or use of xerispace 
design principles can help to 
reduce potable water demand.


We recommend that the standard be modified to be 
strengthened in language (but remain discretionary) and 
be less specific (e.g. remove xeriscape design principles) 
and focus more broadly on landscape design which 
reduces potable water consumption. Guidance materials 
(e.g. BESS Tool Notes and the proposed Guideline for 
Sustainable Building Design) can detail strategies to 
reduce water use in landscape design.
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S29 Reduce the volume and 
flow of stormwater from 
discharging from the site by 
appropriate on-site detention 
and on-site retention 
strategies


The design impact of meeting this standard 
has not been tested as the impact was not 
able to be quantified and is more commonly 
addressed through engineering requirements 
during planning. Note that the use of rainwater 
tanks under Standard S24 is considered 
an on-site retention strategies and would 
contribute to the aim of reducing the volume 
and flow of stormwater discharged from site.


Not measured. Operational water benefit from 
rainwater reuse and stormwater 
quality improvement from 
reduced flows off-site.


We recommend that the standard be retained with 
the intent of generally reducing volume and flow of 
stormwater. Further work would need to be undertaken 
for the standard to be linked to an explicit reduction 
target.


S30 Improve the quality of 
stormwater discharging 
from the site by meeting best 
practice urban stormwater 
standards


The design impact of improving stormwater 
quality is negligible as addressing this is 
commonplace. All case studies achieved the 
best practice urban stormwater standards 
(or where detail was insufficient were 
assumed to as per requirements of Clause 
53.18). Stormwater quality can be improved 
through a range of strategies including 
maximising pervious surfaces, rainwater 
tanks, water sensitive urban design measures 
(e.g. raingardens) or stormwater offset 
contributions (e.g. Melbourne Water or 
local council schemes). Such strategies are 
routinely utilised by industry.


No capital cost is incurred 
as the proposed standard 
is addressed by existing 
planning provisions.


Stormwater quality 
improvements in line with the 
Best Practice Environment 
Management Guidelines (BPEM) 
standards.


We recommend that the standard be retained to 
further support existing planning provisions relating 
to stormwater management while also ensuring an 
integrated approach to water management is taken.


Refer to planning advice as to whether inclusion of such 
a standard is a duplication of State provisions.


S31 Provide at least 30% 
of the site with pervious 
surfaces


This standard was flagged for removal 
by Hansen in a preliminary review of the 
standards, and was therefore not measured.


N/A N/A We recommend that the standard be removed as the 
percentage target is not suitable for all typologies. 
Further exploration could be undertaken to determine 
whether a suitable permeability-related standard could 
be adopted, supporting additional integrated water 
management objectives.


The principle of maximising pervious surfaces can be 
highlighted in Guidelines for Sustainable Building Design.


S32 Reduce the impact of 
flooding and the urban heat 
island effect on the direct 
site and its associated 
context


The design impact of this standard has not 
been tested as it is achieved either through 
measures of other standards (e.g. Standards 
S83) or existing planning mechanisms (e.g. 
Land Subject to Inundation Overlay).


Not measured. Not measured. We recommend that the standard be removed as it is a 
duplication of another standard and addressed through 
other planning mechanisms such as overlays.







31


Integrated Water Management


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S33 Improve the resilience of 
the design by modelling and 
demonstrating a response to 
future specified future flood 
modelling that considers 
impacts from climate change 
such as flooding, intense 
storm events, sea level rise, 
storm surge and drought  


The design impact of responses to future 
climate impacts has not been measured 
as such measures are highly contextual to 
individual developments due to factors such 
as location and associated hazards. Due 
to the site-specific nature, the creation of 
design responses for the case studies is not 
beneficial as the impact cannot be easily 
extrapolated across other developments 
within the same typology.


Capital cost resulting 
from integrating climate 
risk assessment 
recommendations into the 
design are not able to be 
determined.  
 
Consultancy cost of 
approximately $15,000 
if a formal Climate Risk 
Assessment aligned with 
Australian Standards / 
Green Star Buildings is 
required.


Long-term benefits associated 
with future-proofing a 
development from predicted 
climate impacts are tangible. 
Example benefits include 
reduced rate of material 
replacement. 


We recommend that the standard be modified to address 
future climate impacts broadly. The standard would 
however need to be supported by guidance (Guidelines 
for Sustainable Building Design) as to what is considered 
an appropriate response from a planning applicant, as the 
approach to consideration of future climate impacts could 
range from a simple statement of design responses to a 
formal climate risk assessment. 


S34 Ensuring the 
environmental safety and 
protection of human health 
through - onsite water 
collection, treatment, 
filtration, and usage, 
especially potable water use 
and irrigation on productive 
food gardens


This standard was flagged for removal 
by Hansen in a preliminary review of the 
standards, and was therefore not evaluated.


N/A N/A We recommend that the standard be removed and 
addressed through S24. The concerns about public 
health implications from rainwater reuse (reference to 
appropriate filtration) should be included in any rainwater 
reuse standard.
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Indoor Environment Quality (IEQ)


This theme focuses on improving the comfort of building 
occupants including internal temperatures, air quality and 
daylight access. 


Natural light in Bendigo Hospital. Photography by Peter Clarke
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S35 No habitable 
rooms should have 
internal temperature 
greater than 21 degrees 
continuous for 72 hours, 
demonstrated through 
NatHERS modelling in 
free-running mode


This standard was flagged for removal by Hansen in a 
preliminary review of the standards, and was therefore not 
measured in detail. 


We do note however that when a NatHERS FirstRate file for 
an 8.2 Star dwelling was interrogated it did not meet the 
standard. 


Not measured. Not quantified. We recommend that the standard as 
currently written be removed, consistent 
with Hansen’s advice. However, we 
support the intent of the standard 
so suggest further work to refine the 
wording and the temperature and time 
range. We suggest including a reporting 
requirement in BESS which doesn’t 
impact assessments scoring, but allows 
for the gathering of an evidence base.


S37 Ventilation standard: 
Apartments only  
Apartment buildings 
should have all 
apartments effectively 
naturally ventilated, 
either via cross 
ventilation, single-
sided ventilation or a 
combination


The design impact of meeting this standard is significant for 
some apartment buildings (however only one apartment case 
study was impacted). Whilst the standard does not prescribe 
specific depths that would meet single sided ventilation 
standards or breeze paths that would meet cross ventilation 
standards, the tool notes for the BESS tool provide guidance 
as outlined below: 
_Single sided ventilation - Maximum permissible depth of 
room 5m (separated openings high and low or split across 
the width of the room/facade, each 5% of the floor area are 
preferred) 
_Cross flow ventilation - Breeze path length less than 15m 
measured between ventilation openings and around internal 
walls, obstructions & partitions (note no more than 1 door 
between openings and that openings must be on opposite or 
adjacent walls) 
The most significant impact is where apartments are loaded 
off each side of a central corridor, but have living room and 
kitchen depths of greater than 5m. The standard structure 
of these apartments (see below) does not allow for the 
standard to be met without significant redesign, to introduce 
new external facades to the built form. This could have 
multiple impacts, including increasing the length of external 
walls (with a thermal performance impact that needs to be 
managed), a major loss of yield and complicating the building 
structure (apartment buildings of this type are often built 
on a standard 8.4m grid which allows for walls between 
apartments to sit directly above car parking pylons separated 
by 3 car spaces). 
 
Mechanical ventilation solutions which can preserve energy 
recovery, better control air quality and condensation as air 
tightness increases may be preferable in a wide variety of 
contexts. 


The capital cost impact of the 
standard is highly variable 
depending on the base case design.  
 
Whilst there is no standard 
response, in the case of RES 1 CS2 
one design response, focusing on 
the built form on the western edge 
of the site (image below) would be to 
delete Apartment 101 to externalise 
the access to all apartments (via 
an open walkway). The capital cost 
impact would actually be positive 
(approximately $300K per 100m2 
apartment) but the lost revenue (in 
relation to the dwelling sale) would 
potentially be three-fold in the 
context that administration, land 
values etc remain constant.   
 
If redesigned from the ‘ground up’ 
then design responses to meet the 
proposed standard may result in a 
reduced yield impact.


The benefit of the standard 
is to deliver improved health 
and wellbeing outcomes 
and assist in delivering 
passive cooling (delivering 
an improvement to thermal 
performance).


We recommend that the standard 
be modified to allow discretion 
for demonstrated performance of 
mechanical solutions to ventilation where 
there may be other advantages including 
controlling energy losses, filtering air 
on high pollen days and controlling 
condensation as air tightness increase.   
 
We do not consider that the standard 
as written is appropriate unless BESS 
guidelines for definition of single sided 
ventilation are relaxed.


We recommend as an alternative to retain 
the current benchmark of 60% natural 
ventilation as it also promotes other 
positive outcomes, but this would reduce 
the detrimental impact on development 
feasibility, supported by a minimum cross 
ventilation outcome for each floor. 
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Indoor Environment Quality (IEQ)


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S37 Ventilation standard: 
Detached houses and 
townhouses 
All habitable rooms of 
detached houses and 
townhouses should be 
cross ventilated.


The standard does have some impact on design of dwellings, 
but design responses to meet the standard are generally 
speaking modest. In the examples studied design responses 
included replacement of fixed windows with operable, 
and introducing additional windows. Note that three study 
rooms of a town house case study could not achieve cross 
flow ventilation due to only having one external face (rooms 
adjoined neighbouring dwellings or garage).


Cost impact related to the replacing 
fixed with operable windows (an 
impact of approximately $90 per 
sqm) and replacement of facade 
with operable glazing (an impact 
which varies with the construction 
material it replaces). 


Benefits are as per the 
apartment standard. 


We recommend the standard be retained 
as only small, low cost modifications were 
required to meet the standard, however, 
clarity is needed as to whether home 
offices / studies would be required to 
meet the standard.


S37 Ventilation standard: 
All regular use areas of 
non-residential spaces 
should be effectively 
naturally ventilated; 
or provided with 50% 
greater outdoor air than 
the minimum required 
by AS1668:2012; or have 
CO2 concentrations 
maintained below 800 
ppm.


The design impact of this standard is significant and may 
have unintended consequences. The impact would be from a 
larger mechanical ventilation system - an increase in fan size 
and power, and also increased duct sizes resulting in spatial 
implications such as larger risers in the building and larger 
footprints in plant rooms. Energy requirements would be 
increased.  
 
Whilst this plant room impact is minor it will impact the net 
lettable area from a developer perspective. 
 
The standard also prescribes a specific solution to improved 
ventilation when alternatives such as Heat Recovery 
Ventilation may be preferable. 


Cost impact related to the standard 
would depend on the individual 
building context and was unable to 
quantified in a way that conclusions 
could be accurately drawn from the 
results. 


Benefits are as per the 
apartment and townhouse 
standard. An additional 
benefit relates to worker 
productivity.  


We recommend that the standard be 
modified to maintain the goal of natural 
ventilation but keep open mechanical 
design solutions for increased ventilation, 
especially those that do not have an 
energy implication.  
 
The intent of the PPM standard is 
supported, however we note that the 
detail required to model this outcome 
would not generally be known at the 
planning stage. 


S38 Buildings should 
achieve effective 
external shading to west, 
north and east facing 
glazing and skylights.


The design impact of this standard is significant. Required 
responses range from external awning solutions for smaller 
residential typologies to vertical fins and horizontal eaves for 
larger residential and non-residential developments. There 
are no major technical issues as a wide range of solutions 
exist to suit a variety of contexts. 


For the RES 1 case study, the alternative design response 
proposed an optimised glazing to wall ratio, with a height 
reduction in east and west glazing from 2.7m to 2m (changed 
to spandrel construction) to avoid excessive heat gain while 
reducing the shading costs associated with a larger amount 
glazing.


The capital cost impact of shading is 
significant. 
 
The implication for a single 
residential dwelling was $9,000 and 
in the large residential case study 
this was over $3,500 per dwelling.  
 
The modelled cost impact was 
based on retaining the same 
amount of glass and shading it 
except for RES 1. With a reduction of 
25% on east and west facades the 
impact was significantly reduced 
($3,570 per dwelling in additional 
cost, but with an additional saving 
of approximately $500 per dwelling 
through the conversion of glazing to 
a spandrel facade).


Benefits include a thermal 
performance (energy 
saving) benefit related to 
reduced cooling loads (with 
a related peak demand 
improvement) as  well 
as improved health and 
wellbeing outcomes.  
 
The average NatHERS 
improvement attributed to 
externally shaded windows 
is in the order of 0.2 Stars 
(or 10 mj/m2 per year) 


We recommend that the standard be 
modified to broaden the design strategies 
for managing excessive heat gain that the 
shading is attempting to address. This will 
allow for a wider range of solutions to be 
deployed and potentially reduce the cost 
associated with controlling excessive 
heat gain. 


Alternatives include; reducing east and 
west glazing ratios, spandrels, balconies 
with wing wall protection etc. This could 
be integrated with other passive design 
principles).


The updated standard by Hansen allows 
for the flexibility in approach to reducing  
heat gain.
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Indoor Environment Quality (IEQ)


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S39 Buildings should 
have at least double 
glazing with improved 
frames to all habitable 
rooms and nominated 
areas OR All dwellings 
to have PMV between 
-1 and +1 for 95% of 
areas of each space for 
98% of annual hours of 
operation (NCC2019 for 
NABERS, Green Star and 
JV3 is - 1 to +1)


The design impact of the standard varies with respect to 
the base case, but in almost all contexts double glazing was 
already specified. The design impact of the double glazing 
component of the standard is therefore negligible in the 
residential context.   
 
The predicted mean vote (PMV) component of the standard 
is problematic, principally because the information required 
to model it accurately is often not available at the planning 
stage and not often used for residential developments.


The cost impact of double glazing 
over single glazing was not 
measured as in all but one base 
cases (of 9) double glazing was 
already specified. 


Double glazing and PMV 
optimisation both produce 
a thermal comfort benefit 
and drive improved thermal 
performance and therefore 
both an energy saving and 
a health and wellbeing 
outcome.  
 
As all but one base cases 
had specified double 
glazing already, the 
operational savings and 
health benefits associated 
with the standard were not 
calculated.


We recommend that the standard be 
removed, as the inclusion of double 
glazing will (in the circumstances it is not 
already routinely delivered) be driven 
through the adoption of the proposed 
7 star NatHERS standard through NCC 
2022 (or otherwise through this proposed 
policy). Double glazing is supported as 
one of several strategies to improve 
thermal performance.


The PMV standard may be appropriate to 
reference in Guidelines for Sustainable 
Building Design.


Double glazing can be highlighted in 
Guidelines for Sustainable Building 
Design as a key strategy to improve 
thermal performance and comfort.


S40 All habitable rooms 
should have annual 
heating load density 
under 150% of dwelling 
annual heating load 
density.


The impact of this standard was tested using a FirstRate file 
for an 8.2 Star dwelling. It was determined that the lower 
the density figures of a dwelling, the more easily this results 
in non-compliance with the standard. This may have the 
unintended consequence of penalising high-performing 
dwellings (i.e. those with low loads).


The cost impact was not measured 
as initial testing of technical 
feasibility determined the standard 
should be removed.


Intended benefit of the 
standard is to avoid isolated 
thermal comfort issues in 
individual rooms.


We recommend that the standard 
be removed as it is likely to have the 
unintended consequence of penalising 
high-performing dwellings. If the intent 
of the standard is to be pursued, the 
standard would need further investigation 
to establish an appropriate metric 
rather than a percentage ratio related 
to annual dwelling heating load density. 
An alternative metric to be explored is 
maximum heating and cooling loads for 
individual rooms.


We suggest including a reporting 
requirement in BESS which doesn’t 
impact scoring, but allows for the 
gathering of an evidence base.
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Indoor Environment Quality (IEQ)


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S42 Buildings must 
achieve a daylight level 
of minimum 200 lux for 
at least half of daylit 
hours each day to at 
least half the area of 
every habitable room 
and regularly occupied 
space.


The impact of this standard as written will be varied 
across different typologies of the built environment. For 
residential apartment buildings, specific design restrictions 
on habitable room depth, building orientation, setbacks, 
building separation and glazing visible light transmittance 
specifications will be necessary.


The impost of this standard on bedrooms (as currently 
written) is considered impractical, given the usage patterns 
in bedrooms is generally aligned with non-daylit hours. It 
would require both bedrooms to have nearly full aperture 
directly to daylight or to a shallow balcony, which would mean 
that dwellings would need to exceed the standard 8.4m 
apartment grid. This would mean that 2 bedroom apartments 
would need to be in excess of 80 sqm to accommodate the 
standard which would significantly impact affordability. 


Refer to daylight modelling outputs on following page.


The capital cost impact is that two 
bedroom dwellings would need 
to be much bigger (impacting 
affordability) or significantly 
shallower which would impact 
yield and have a flow on benefit for 
affordability.  


The benefit (over current 
standards) is primarily 
restricted to improved 
daylight amenity for second 
bedrooms, where a 'battle 
axe' arrangement restricts 
daylight amenity.  


More broadly, evidence 
exists relating to minimum 
daylight levels for occupant 
health (e.g. base levels of 
circadian rhythm). Further 
detail can be found in the 
report ‘Health impacts 
of daylight in buildings’ 
prepared by UTS for MAV / 
CASBE / DELWP.


We recommend modifying the standard 
based on the impact to development 
feasibility. The ethics of daylight access 
are complex and whilst we consider that 
people who spend significant time during 
the day in bedrooms should be afforded 
an improved daylight outcome, we 
consider that a broad application of this 
standard to ensure good daylight access 
to a second bedroom is outweighed by 
the impact on development feasibility 
(and the flow on impact to affordability) in 
its current form. 


We would support a revised standard 
which averaged the 200 lux daylight level 
over the winter period rather than each 
(every) day over the whole year.


Alternatively, further testing could 
be undertaken for the standard as is 
currently written but with a modified 
period of time (e.g. 2 hours rather than 
half of daylit hours). This testing could 
occur through the daylight scope 
separately commissioned by CASBE.


S43 Building must 
achieve a daylight level 
across the entirety of 
every habitable room 
and regularly occupied 
space of minimum 50 lux 
or 100 lux depending on 
the space type (refer to 
detailed daylight criteria 
table).


The design impacts of this standard is considered minimal, 
given the low levels of lux requirements across habitable 
rooms. This standard is generally in alignment with the 
current BESS Daylight Factor levels however the increase to 
100% creates additional challenges if applied in a residential 
setting.


If the 50 lux level is applied to habitable rooms of dwellings, 
then all rooms which meet standard S42 will pass this 
standard already.


Refer to daylight modelling outputs on following pages.


The capital cost impact of the 
standard is not significant, however 
yield would be impacted due to 
increased building separation / 
setbacks if a standard higher than 
50 lux was applied in a residential 
setting. 


The benefit delivers 
improved daylight amenity 
for both living areas and 
bedrooms.. 


We recommend reviewing the standard 
further through the daylight scope 
separately commissioned by CASBE. On 
the basis of the results in this case study 
the standard appears redundant for 
residential applications.


We also recommend that a standard to 
minimise use of artificial light may be 
appropriate.
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Indoor Environment Quality (IEQ)


PROPOSED ELEVATED STANDARD 1


Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours each day to at least half the area of every habitable room and regularly occupied space. (sDA200,50%).


Refer to Appendix C for full daylight modelling results.


Original apartment layout


Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom 
aligned to Better Apartment Design Standards (BADS))
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Indoor Environment Quality (IEQ)


PROPOSED ELEVATED STANDARD 2


Building must achieve a daylight level across the entirety of every habitable room and regularly occupied space of minimum 50 lux depending on the space type.


Refer to Appendix C for full daylight modelling results.


Original apartment layout


Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom 
aligned to BADS
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Indoor Environment Quality (IEQ)


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S44 Buildings should 
achieve direct sunlight 
to all primary living areas 
for 2 hours on June 21 to 
at least 1.5 m deep into 
the room from glazing.


The design impact of this standard as written would rule 
out the development of any southern-only aspect dwellings. 
Primary living areas would be required to face either north, 
east or west in order to have the potential to receive direct 
sunlight for at least 2 hours.


The testing undertaken found that where a wing wall is 
present on the north side of an east or west facing dwelling 
with an adjacent living space that the standard could not be 
met without reducing the depth of the balcony (impacting 
outdoor amenity) the length of the wing wall considerably, 
or adjusting its height (which might impact privacy and 
structural integrity). 


Refer to daylight modelling outputs on following page.


The capital cost impact of the 
standard is not significant, however 
as written, the standard is not 
possible to meet for buildings with 
south facing aspects. 


Amenity is improved when 
dwellings have direct 
access to sunlight.


We recommend that at a minimum the 
standard be modified by targeting a 
reduced number of compliant living 
rooms as it is not practical for a large 
development (in particular a large east-
west site) to totally avoid a south facing 
aspect for some living areas. Further 
testing is required through the dedicated 
scope commissioned by CASBE to test 
multiple design iterations beyond a 
single case study condition (which would 
include testing a 70%, 75% and 80% 
threshold).  


We also query the use of the winter 
solstice (June 21) .We suggest that the 
an average over winter months (June-
August) is more appropriate.


We support a sunlight standard being 
pursued, but further work beyond our 
scope is required.


S46 Buildings should 
have all habitable rooms 
and frequently occupied 
spaces provided with 
glazing to the outside. An 
exception can be made 
where external views 
and daylighting are 
contrary to the nature 
and role of the activity in 
the space (e.g. cinemas).


The design impact of this standard is negligible as in all cases 
the residential typologies already met the standard. 


No cost impact. The benefit is related to 
amenity, but as all base 
cases already meet the 
standard no benefit can be 
quantified.


We recommend that the standard be 
retained, pending a review by Hansen as 
to whether the standard duplicates other 
planning policy or building regulations. 
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Indoor Environment Quality (IEQ)


PROPOSED ELEVATED STANDARD 3


Buildings should achieve direct sunlight to all primary living areas for 2 hours on June 21 to at least 
1.5 m deep into the room from glazing.


Refer to Appendix C for full daylight modelling results.


Original apartment layout


Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom 
aligned to BADS


ADJUSTED ELEVATED STANDARD 3


Buildings should achieve direct sunlight to all primary living areas for 2 hours to at least 1.5 m deep 
into the room from glazing.


This demonstrates that only when averaged over the whole year does this type of apartment layout 
come close to meeting the standard.
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Indoor Environment Quality (IEQ)


The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S56 Buildings should 
include openable 
external windows to 
circulation corridors and 
lift lobbies to facilitate 
natural ventilation and 
daylight.


The design impact of this standard is constrained to Class 2 
(apartment) buildings. The most significant impact is where 
apartments are loaded off each side of a central corridor and 
the corridor is fully enclosed within the building footprint. 


We note that for level above approximately 5 storeys 
that natural ventilation to corridors may not be the best 
solution due to wind issues, and as outlined in relation to 
dwelling ventilation, mechanical systems may have better 
performance outcomes.


A secondary issue is natural ventilation of corridors requires 
walls onto the corridor to be treated as external spaces from 
a thermal performance perspective, increasing the insulation 
requirements to meet the same modelled outcome.  


Depending on the floor layout, meeting the standard may 
impact on yield (in one of the base cases, approximately 16 
sqm per level).


The capital cost impact may actually 
be positive (as to meet the standard 
requires a reduction in building 
footprint). By way of example the 
loss of 16m2 of residential space 
could save up approximately 
$50K in construction cost, but 
would represent a loss in yield 
of well in excess of double that 
value (depending on location). 
Administration costs, land costs, 
preliminaries etc  would all remain 
relatively constant. 
 
There is also a cost impact to 
increase thermal fabric of the walls 
abutting the corridor space. 


The benefit of the standard 
is to deliver improved 
amenity outcomes (reduced 
odours, improved health 
etc).


We recommend that the standard be 
modified to account for mechanical 
ventilation solutions which may be more 
appropriate for non-residential buildings 
and taller residential buildings, as well 
as delivering a range of other benefits 
(thermal performance etc). We consider 
that the daylight component of the 
standard be retained. 
 
We recommend that a standard clarify 
which building typologies it would be 
applicable to (hospitals, aged care, some 
office typologies etc all have central 
corridors but it appears the standard has 
been drafted with primary reference to 
apartment buildings) and have regard to 
wind issues in taller builings.


STANDARD REASON FOR EXCLUSION FROM ANALYSIS


No habitable rooms should have internal temperature less than 16 degrees continuous for 72 hours, demonstrated 
through NatHERS modelling in free-running mode.


Refer to Standard S35.


All habitable rooms should have annual cooling load density under 150% of dwelling annual cooling load density. Refer to Standard S40.


Buildings should achieve winter sun access to all proposed primary private open spaces. At least 50% or 9 m2, 
whichever is the lesser, of the primary private open space should receive a minimum of two hours of sunlight 
between 9 am and 3 pm on 21 June.


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that other planning 
scheme instruments are preferable to an ESD policy for ensuring outdoor amenity. 


Buildings should have all habitable rooms and frequently occupied spaces provided with a layered view comprising 3 
distinct layers: sky (background), landscape (middle ground) and ground (foreground)


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider this an appropriate 
objective to be included in Guidelines for Sustainable Building Design.


Buildings should have a maximum horizontal distance from a fixed point of occupation (e.g. sales desk, retail 
checkout, office desk, work station) to the external glazing of 8 m.


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.
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STANDARD REASON FOR EXCLUSION FROM ANALYSIS


All paints, sealants and adhesives should meet the maximum total indoor pollutant emissions limits as set out in most 
current GECA, Global GreenTag GreenRate, Green Star or WELL standards.


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider this as an appropriate 
standard to be included in Guidelines for Sustainable Building Design.


100% of relevant products should meet the maximum total indoor pollutant emission limits This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.


All carpets should meet the maximum total indoor pollutant emissions limits as set out in most current GECA, Global 
GreenTag GreenRate, Carpet Institute Australia Environmental Classification Scheme Level 2, Green Star or WELL 
standards.


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider this as an appropriate 
standard to be included in Guidelines for Sustainable Building Design.


All engineered wood should meet the maximum total indoor pollutant emissions limits as set out in most current 
GECA, Global GreenTag GreenRate, Green Star or WELL standards.


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.


Non-residential only 
Internal smell and odour control for olfactory comfort - use negative pressurisation, self-closing doors or area 
separation (e.g. via corridors, air-lock) to prevent migration from bathrooms, kitchens, dining areas and pantries to 
workspaces (WELL credit).


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.


Where the development is within 150m of main roads, truck routes and rail corridors carrying diesel trains:


•Sensitive use facilities are not supported within this zone. Acceptable indoor air quality may be achieved through 
HEPA or MERV16 filters, however acceptable open space air quality is not deemed to be achievable.


•All other development types within this zone should include all outdoor air supply filtered through HEPA or MERV16 
filter system. Development to include air pollution monitoring system including PM1, PM2.5 and PM10 levels.


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that an ESD policy is 
not the appropriate mechanism for ensuring air pollution standards and buffer 
distances for sensitive uses. 


Where the development is within 500m of main roads, truck routes and rail corridors carrying diesel trains: 
•All development types within this zone (including sensitive use types) should include all outdoor air supply filtered 
through HEPA filter system. 
•Development to include air pollution monitoring system including PM1, PM2.5 and PM10 levels.


This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not measured. We consider that an ESD policy is 
not the appropriate mechanism for ensuring air pollution standards and buffer 
distances for sensitive uses. 
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Circular Economy


This theme focuses on improving rates of resource 
recovery during both construction and operation, and 
closing the loop by encouraging the use of materials with 
recycled content as an alternative to virgin materials.


Public waste receptacle with disposal points for multiple streams at Burwood Brickworks. Photography by Kim Landy
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Circular Economy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S57 Provide a Construction and 
Demolition Waste Management 
Plan that sets a landfill diversion 
target by demonstrating 
practices and activities in line with 
minimising waste and increasing 
resource recovery.


There are no design impacts related to this 
standard as it is an operational practice.


Capital cost impact is not measurable as 
waste disposal services do not commonly 
offer an option of ‘all waste to landfill’ and 
an option of ‘XX% waste diverted from 
landfill’. This is further compounded as 
the rates of different service providers 
vary as they are dependent on factors 
such as proximity to a construction 
site and whether a provider operates 
its own recycling processing facility or 
has arrangements with another party, 
therefore making comparison across 
providers problematic. 
 
Note that there is no cost impact for an 
increased percentage of diversion (e.g. no 
cost premium for a recovery rate of 70% 
versus rate of 80%).


Significant benefits from 
increased resource recovery/
landfill diversion. Volume of 
waste diverted from landfill 
largely dependent on the 
typology.


We recommend that the standard 
be retained but modified to include 
a minimum 80% landfill diversion 
target for construction and 
demolition waste. This will help to 
achieve consistent responses to 
the standard and ambitious but 
achievable resource recovery rates.


S58 Utilise low maintenance, 
durable, reusable, repairable and 
recyclable building materials.


S59 Utilise materials that include 
a high recycled content.


S60 Utilise low embodied 
energy, water and carbon 
through informed responsible 
procurement and product 
stewardship measures.


S61 Avoid materials which are 
low toxicity in manufacture and 
use, and that may cause harm to 
people, the ecosystem and other 
biodiversity


The design impact is varied depending on 
the strategies used and extent to which this 
standard is addressed. The selection of more 
sustainable materials would be achieved through 
specifications which prioritise alternatives 
over business-as-usual materials. As materials 
selection options are highly varied, we applied one 
consistent example which is generally accepted by 
industry and easily quantified - the specification 
of concrete with cement replacements 
(supplementary cementitious materials) over a 
standard concrete mix. This applied as a standard 
design response for the case study alternatives.


Capital cost premium of a concrete with 
supplementary cementitious materials is 
approximately $10/m3.


For the example of concrete 
with supplementary 
cementitious materials: 
Resoure recovery benefit 
from the reuse of a waste 
product/by-product (fly ash). 
Carbon benefit from 
replacement of carbon 
intensive materials (cement).


We recommend that the standard 
be modified to consolidate multiple 
draft standards relating to materials 
selection, and focus the revised 
standard on use of recycled content 
materials and materials with low 
embodied carbon. Guidance such as 
BESS tool notes and the proposed 
Guideline for Sustainable Building 
Design is required to communicate 
what strategies are considered 
adequate to meet the standard.


Low toxicity may be appropriate as a 
standalone IEQ standard.


S62 Utilise materials that are 
locally sourced and supplied, 
supported by relevant chain of 
custody or third-party verification 
process.


This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured. 


N/A N/A We recommend that although 
this standard has been flagged 
for removal, the principle of local 
sourcing can be included under 
standards relating to reducing 
(travel related) embodied emissions.
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Circular Economy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S63 General Collection and 
Management  
Enable the separation and 
collection of resources from 
all current waste and recycling 
streams and provide spatial 
allocation for future waste and 
recovery streams.


The design impact of meeting this standard 
relates to the ability of a development to cater for 
the disposal and collection of a variety of waste 
streams. At a minimum, all case studies provided 
space for both general waste and recycling, with 
some also providing space for organics, glass and 
hard waste recovery. An increase in waste streams 
collected (e.g. glass recycling & FOGO) may result 
in the need for increased spatial allocations, 
however, this is not a given as some developments 
may respond with a range of measures to avoid 
requiring additional floor space dedicated to 
resource recovery (e.g. increase collection 
frequency, use of compactors/crushers).  


Cost implication has not been measured, 
as this will be a result of State policy 
rather than this standard directly.  


Carbon benefit due to 
avoided CO2e emissions of 
organics in landfill.  
 
Note that the amount 
calculated for the CBA 
assumes that occupant 
behaviour results in full 
diversion of organics 
from landfill if appropriate 
infrastructure is present 
and collection services are 
available.


This standard should be retained 
but modified to be an overarching 
waste collection and management 
standard where elements of other 
standards can be consolidated into.  
 
Note that part of the role of the 
standard is to reinforce State policy 
direction of the near future (i.e. 
Recycling Victoria), particularly 
waste stream diversification. 
We recommend that apartment 
developments consider additional 
waste streams such as textiles and 
e-waste.


S66 Individual/ Localised 
Management 
Developments should include 
dedicated areas of adequate 
internal storage space within 
each dwelling to enable the 
separation and storage of waste, 
recyclables and food and organic 
waste.


The design impact of meeting this standard is 
negligible. Dedicated internal storage space 
within dwellings for waste management was not 
ordinarily evident in the case studies but adequate 
collection systems can easily be integrated into 
existing/standard storage space (e.g. a 600mm x 
600mm area).


Capital cost is none/negligible. Potential to improve waste 
separation at the source and 
improve resource recovery.


We recommend that this standard 
be consolidated into a broader/
overarching standard relating to 
waste collection and management.


S67 Consolidated/ Centralised 
Management


Developments should include 
dedicated facilities for the 
collection, separation and storage 
of waste and recyclables; which 
are:


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


 – Adequately ventilated.
 – Accommodating similar 


transfer passages for all waste 
and recycling streams


 – Located and designed for 
convenient access including for 
people with limited mobility


 – Include appropriate signage 
and labelling


The design impact of meeting this standard 
is negligible as consolidated/centralised 
management is commonplace across the majority 
of typologies (e.g. a central waste storage room in 
a basement). 


Capital cost is none/negligible. Potential to improve waste 
separation at the point 
of disposal and improve 
resource recovery.


We recommend that although the 
intent of the standard is supported 
it should be consolidated into a 
broader/overarching standard 
relating to waste collection and 
management.
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Circular Economy


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S68 Consolidated/ Centralised 
Management 
Developments should include 
dedicated areas for the 
collection, storage and reuse 
of food and garden organics, 
including opportunities for on-site 
treatment, where appropriate, or 
off-site removal for reprocessing


Refer to Standard S63 N/A N/A We recommend that this standard 
be consolidated into a broader/
overarching standard relating to 
waste collection and management.


S69 Consolidated/ Centralised 
Management 
Developments should include 
adequate facilities for bin 
washing.


The design impact of meeting this standard is 
varied due to the options available for bin washing. 
One option may be on-site infrastructure in the 
waste collection area (e.g. a tap and floor waste), 
which some case studies did include. However, 
some developments may opt for bin cleaning by 
a mobile cleaning vehicle (i.e. hooks bins up to 
the back of the truck, washes out and returns to 
storage space). The latter option would not require 
on-site infrastructure, only space for the temporary 
parking of a washing vehicle which could be the 
same as any on-site collection space.


Cost implication has not been measured 
as the differing strategies range from 
capital costs (e.g. taps - negligible cost) 
to operational costs (e.g. arrangement for 
in-truck washing).


Improved amenity for 
occupants due to a cleaner 
waste disposal area.


We recommend that this standard 
be modified to clarify that ‘facilities’ 
does not necessarily mean on-site 
infrastructure such as taps and 
floor waste is required. While such 
infrastructure can be encouraged, 
the modificiation allows flexibility for 
other approaches to bin washing.


S70 Collection Points and Access 
Developments should include 
adequate circulation to allow 
waste and recycling collection 
vehicles to enter and leave the 
site without reversing.


This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured. 
 
Note that the design impact of requiring vehicle 
circulation on-site that allows entry and exit 
without reversing is significant. This objective is 
often already sought for by Councils however is 
largely not evident or practical in the case studies 
reviewed. For many smaller sites such as inner 
city apartment and office developments, this is 
either impractical or would have a large spatial 
implication.


N/A N/A N/A


S73 Materials 
Encourage development to 
include a framework for ease of 
repair, design disassembly and 
resource recovery for future 
renovations and demolition.


This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured.


N/A N/A We recommend that although this 
standard has been flagged for 
removal, designing for disassembly 
and future recyclability could 
be incorporated elsewhere as a 
standard or in objectives. 
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STANDARD REASON FOR EXCLUSION FROM ANALYSIS


S64 General Collection and Management


Waste and recycling separation, storage and collection must be designed and managed in 
accordance with a Waste Management Plan approved by the responsible authority and:


 – Meet best practice waste and recycling management guidelines
 – Provide capacity for periods of peak waste and recycling generation based on modelled 


estimates. 
 – Consider shared waste and recycling disposal options
 – Minimize the impacts of odour, noise and hazards associated with waste collection vehicle 


movements.


This standard was flagged for simplification/consolidation with an overarching standard by Hansen 
in a preliminary review, and was therefore not evaluated.


S65 General Collection and Management  
Residential only 
Projects equal to or larger than 50 dwellings a charity donation bin must be provided and included 
in the management plan.


This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. We consider this as an appropriate standard to be included in Guidelines 
for Sustainable Building Design.


S71 Collection Points and Access 
Prioritise on-site collection of waste and recycling as opposed to on-street collection, where 
applicable.


This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not measured. We consider this as an appropriate standard to be included in Guidelines 
for Sustainable Building Design, to the extent that this does not limit the waste streams available for 
collection. 


S72 Private Contractors 
Consider, as relevant, that if a private waste contractor is required, that the handling and separation 
of various waste and recycling streams is facilitated ensuring that all resources are diverted from 
landfill.


This standard was flagged for removal by Hansen in a preliminary review of the standards, and 
was therefore not measured. We considerthat regardless of who collects waste, that the landfill 
diversion (as demonstrated through S63) is central to the approach. We refer to the planning advice 
as to the extent that this is covered through S63.


S74 Materials 
Encourage reduced product use where appropriate.


This standard was flagged for removal by Hansen in a preliminary review of the standards, and 
was therefore not measured. We consider dematerialisation should be addressed in proposed 
Guidelines for Sustainable Building Design.


The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S75 Design 
Design adaptable buildings that 
enable transitional and alternative 
use. 


The design impact of meeting this standard is 
varied given a range of strategies can be utilised 
to create adaptable buildings. Adaptive design 
responses apart from optimising floor-to-floor 
heights of above ground car parking levels are 
either highly contextual or not easily measured/
quantified. Therefore due to the site-specific 
nature, the creation of design responses for the 
case studies is not beneficial as the impact cannot 
be easily extrapolated across other developments 
within the same typology.


Capital cost implications are varied, 
depending on site-specific response. 
 
The example of optimised floor to floor 
heights results in an increased cost 
associated with a greater amount of 
external facade. 


Long-term benefits 
associated with future-
proofing a development. Main 
benefit is the reduced need 
to retrofit a building to suit a 
future alternative use.


We recommend that the standard 
be retained but supported by 
clear guidance (in Guidelines 
for Sustainable Building Design)
detailing what measures are 
considered appropriate responses 
(e.g. specific floor to floor heights 
for above ground car parking; 
easily moved internal walls). This 
ensures the standard is consistently 
assessed against and provides 
certainty to applicants/developers.
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Green Infrastructure


This theme focuses on increasing the amount of green 
infrastructure to provide a range of ecosystem service 
benefits, and reducing the contribution of the built 
environment to the urban heat island effect.


Landscaping on the rooftop of Nightingale 2 development. Photography by Rory Gardiner
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Green Infrastructure


STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S76 All new development to meet a Green 
Factor score of (High= 0.55, Mid=0.4, 
Low=0.25) *Note: further work required 
to establish target score for different 
contexts OR provide green cover (external 
landscaping) as follows: 
Any alternate delivery of green cover must 
provide at least (high=40%, mid=30%, 
low=15% equivalence) of the total site 
coverage area as green cover comprising 
at least one of the following: 
• A minimum of 65% of the required green 
cover as new or existing canopy planting 
and a minimum of 35% as understory 
planting. Canopy planting and understory 
planting can overlap. 
• Species selection and associated 
planting scheme of native and / or 
indigenous species which provides 
valuable habitat for native fauna. 
• Green cover which is located to provide 
maximum benefit in relation of cooling of 
the adjoining public realm. Green walls or 
facades under this pathway must benefit 
the public realm and be on the lower 
levels of the building.


The design impact is variable depending on 
typology. Some case studies for detached 
dwellings already achieved the 40% cover 
due to the availability of ground level space for 
landscaping. However, the majority of case studies 
had green cover anywhere between 2% and 
36%. In most cases, there was limited remaining 
ground level space for landscaping either due 
to the building footprint, car parking or existing 
landscaping. Therefore generally the design impact 
to achieve 40% cover is through the incorporation 
of vertical or on-structure landscaping (e.g. 
planters, climbers or green roofs). Exact green 
infrastructure design responses (e.g. determining 
where planters would be located) were not 
developed for each alternative design, as this would 
require an extensive assessment, and the design 
response based on the case study built form would 
not necessarily be able to be extrapolated to other 
built forms of the typology. However, different 
proportions of green infrastructure types were 
used for different typologies based on the building 
context and opportunity.


Generally speaking, to achieve the required 
increase in green cover through vertical or on-
structure landscaping, there would be some spatial 
implications to allow for sufficient growing medium 
(i.e. soil) and potentially some structural implications 
for green roofs and their associated weight loading. 
 
Note that extensive investigation was undertaken 
for the development of the Green Factor tool for the 
City of Melbourne, including testing the feasibility 
of the green cover targets on a range of typologies. 
This work found that meeting a 40% green cover 
target was feasible on all typologies with the 
exception of industrial, where larger hard stand 
areas and light weight roofs restricted outcomes. 
A 20% green cover target (or 0.25 Green Factor 
score) is considered appropriate for this land use.


Capital cost varies significantly 
between green infrastructure 
types. The following are 
approximate rates: 
$200/m2 - inground landscaping 
$1,640/m2 - planter 
$596/m2 - green facade 
$808/m2 - green roof 
 
This can represent an impact of in 
the order of 1% of the construction 
cost of the building if the 40% 
(high) green cover is targeted. 


The incorporation of 
green infrastructure 
has a range of 
ecosystem service 
benefits including: 
1. Urban 
Temperature 
Regulation (Cooling 
Effect) 
2. Habitat for 
Biodiversity  
3. Run Off Mitigation  
4. Recreation 
5. Place Values and 
Social Cohesion 
6. Aesthetic Benefits 
7. Food Supply


We recommend that the standard 
is retained as it supports a range of 
objectives relating to biodiversity, urban 
heat mitigation and stormwater runoff, 
while also supporting positive social 
outcomes.  
 
Note that as written the proposed 
standard states ‘at least one of the 
following’ for the alternative delivery 
of green cover. The original source of 
these requirements was the proposed 
Amendment C376 from City of 
Melbourne and may not specify ‘at least 
one’. We recommend reviewing wording 
and determining whether any divergence 
from the wording of City of Melbourne is 
appropriate.


Note that HV.H led the consultant team to 
develop the Green Factor tool but the tool 
is wholly owned by the City of Melbourne.
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Green Infrastructure


Greening scenarios for an example large residential typology. Business as usual scenario (left) showing a Green Factor score of 0.14, moderate greening scenario 
(centre) showing a Green Factor score of 0.55 and an optimised greening scenario (right) demonstrating a Green Factor score of 0.84. 


Images by SBLA 
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Green Infrastructure
STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S77 Existing mature canopy trees 
or vegetation which contributes to 
biodiversity corridors and habitat should 
be retained.


The design impact of this standard could be 
significant if applied to its full extent (i.e. all mature 
canopy trees retained without exception). For 
example, it was estimated from aerial imagery that 
one case study had removed approximately 80m2 
of canopy to develop the full 1000m2 of the site. If 
this canopy was to be retained, this would have a 
significant impact on the yield potential of the multi-
storey office development. 


Technical feasibility of the standard could not be 
evaluated due to lack of information and the highly 
variable nature of the impact from one development 
to the next. Approximately half of the case studies 
did not have sufficient or definitive information 
available to determine the presence of mature 
canopy prior to development, however, some 
sites it could be assumed based on the location 
(e.g. inner city) that there was no existing trees. A 
couple of case studies included commitments for 
the replacement of removed trees with equivalent 
vegetation. As the retention of canopy should be 
guided by multiple factors including the health 
and function of the trees (information which is 
site-specific and also not available for these case 
studies) and the role of Council local laws and 
planning overlays, no design responses were 
proposed which included the retention of any 
existing canopy. At a high level, retention of canopy 
should be encouraged however requires site-
specific assessments to determining the value. 


Not measured however would 
impact on development yield.


Benefits include 
habitat for 
biodiversity and 
urban cooling 
benefits.


We recommend the standard be modified 
to clarify the conditions which would 
need to be met for a mature canopy tree 
(regardless of whether it is native or 
exotic) to be either retained or removed 
as part of a development application. The 
retention of existing mature canopy trees 
or vegetation should be encouraged but 
may not always deliver the best outcome 
for a site. We consider that mature trees 
should be retained where possible.  
 
Note that there is a strong intersection 
with other planning mechanisms (e.g. 
overlays) and local laws for tree removal 
which will need to be considered during 
the planning approvals process. Tree 
removal often occurs separate from a 
buildings and works application, so we 
consider amendments to other policies 
may be a more appropriate mechanism 
for delivering the outcome sought. 


S78 Developments should:


 – Retain existing soil profiles and 
conditions on site where possible.


 – Provide appropriate deep soil area to 
support the growth of canopy trees and 
vegetation to mature sizes.


 – Provide composting facilities and/or 
worm farms as appropriate to the scale 
of development


 – Incorporate effective soil conditioning 
(mulch, compost, manure, gypsum etc)


 – Ensure that imported topsoil is 
productive, free of contaminants, and of 
a high quality


This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured.


N/A N/A We recommend that although this 
standard has been flagged for removal, 
the principles could be detailed 
elsewhere (Guidelines for Sustainable 
Building Design).
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STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S79 Green cover proposed should: 
• Support the creation of complex and 
biodiverse habitat. 
• Provide a layered approach, 
incorporating both understory and canopy 
planting. 
• Provide either native, indigenous or 
climate change resilient exotic plants that 
provide resources for native fauna. 
• Support the creation of vegetation 
links between areas of high biodiversity 
through planting selection and design. 
• Consider appropriateness of species 
selected to expected future climate 
conditions. 


The design impact of this standard is largely a 
change to the landscaping specification (species 
selection) and improvements to design (increased 
diversity of plant forms within the existing 
landscaped area). These impacts are considered to 
not impact technical feasibility. 


Capital cost is none/negligible. The main benefit 
is improved 
biodiversity 
outcomes, with 
secondary benefits 
such as aesthetic 
benefits and urban 
cooling.


We recommend the standard be retained 
to complement Standard S76 and 
support the achievement of biodiversity 
outcomes.


S83 Demonstrate that at least 75% of the 
development’s total site area (building 
and landscape) comprises elements that 
reduce the impact of the urban heat island 
effect. These elements include: 
•        Green infrastructure 
•        Roof and shading structures with less 
than 15° pitch having SRI of minimum 80 
and 40 for pitches of more than 15° 
•        Solar panels 
•        Hardscaping materials with SRI of 
minimum 40


The design impact to meet this standard is the 
specification of urban heat reducing materials. 
Several case studies were compliant with the 
standard, commonly through a combination of 
landscaping and a light coloured roof. Alternative 
design responses which satisfy the standard are 
easily achievable through consideration of surface 
colour.


Capital cost impact for lighter 
coloured metal and pavers is 
considered cost neutral. Capital 
cost premium of $24/m2 for 
concrete with white cement/
pigment.


Reduced urban 
heat resulting in 
more thermally 
comfortable 
environments for 
occupants and 
pedestrians.


We recommend that the standard be 
retained as it is an effective approach to 
achieving urban cooling outcomes in a 
manner which has a relatively low cost 
impact.


We recommend solar panels be excluded 
from the calculation for increased 
consistency with the Green Star Buildings 
tool methodology.


S85 Utilise paving treatments which assist 
in cooling such as permeable paving 
or light-coloured aggregates, where 
applicable


The design impact of this standard specifically was 
not measured as it is considered a duplication of 
Standard S83.


Not measured. N/A We recommend this standard be removed 
and merged with Standard S83.


A separate standard focusing on high 
pedestrian amenity (shade etc) may be 
appropriate.
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STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION


S87 Use materials that are resistant to 
extreme weather.


This standard was flagged for consolidation with 
another by Hansen in a preliminary review of the 
standards, and was therefore not measured.


N/A N/A We recommend this standard be 
removed and a materials focused 
standards incorporate a principle 
relating to durability as this is an 
important element of adaptive building 
design and supports local government 
as a decision maker in their climate 
related responsibilities under the Local 
Government Act. Material selection for 
extreme weather/hazards (e.g. fire) is 
often driven by building regulations, or 
would flow from risks identified during 
a climate risk assessment. Materials 
selection for all circumstances (e.g. 
current and future weather) can be 
considered as part of broader suite of 
objectives for materials. 


S88 Incorporate cooling pathways and 
corridors to minimise urban heat and 
address heat health matters.


The design impact of the standard specifically was 
not measured as its objectives were considered to 
be addressed by other standards such as S76 and 
S83.


Not measured. Quantified / 
addressed 
elsewhere.


We recommend this standard be retained 
to guide design which supports the 
greening outcomes of Standard S76.


STANDARD REASON FOR EXCLUSION FROM ANALYSIS


S80 Ensure shared urban ecology facilities are accessible for all users - at least the following 
amount of vegetated outdoor common space, including food production areas: 
•        1m² for each of the first 50 occupants 
•        Additional 0.5m² for each occupant between 51 and 250 
•        Additional 0.25m² for each occupant above 251. 


This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. We consider this is appropriate to be included in the proposed Guidelines 
for Sustainable Building Design. We note that the Green Factor Tool rewards accessible green 
space through the recreation and aesthetic benefits ecosystem service scoring, so caution should 
be exercised in rewarding meeting this standard in BESS (potential double counting).  


S81 Assess the proposed development site against current and future climate related hazards and 
natural disasters.


This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. Climate risk is addressed under Standard S33.


S82 Demonstrate that the development will be able to strengthen community climate resilience 
within its immediate or local context


This standard was flagged for removal by Hansen in a preliminary review of the standards, and 
was therefore not evaluated. We consider this could be included as an objective in Guidelines for 
Sustainable Building Design, with specific examples of how this could be achieved. 


S84 Non-glazed façade materials exposed to summer sun must have an SRI of minimum 40 Refer to Standard S83 as design impact, costs and benefits are the same.


S86 Combine renewable energy with energy storage and smart energy management to provide 
resilience and enable ‘refuge’ from heat wave during power blackouts.


This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. We consider this could be encouraged through the proposed Guidelines 
for Sustainable Building Design.


The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.
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Conclusions


KEY FINDINGS


The technical feasibility and financial viability analysis examined 
effective design responses to meeting proposed standards. 
This analysis had regard to technical and spatial implications of 
each standard, unless it had been ruled out through preliminary 
analysis by Hansen Partnership. Where the design response 
incurred a cost or benefit these were documented and then 
integrated where relevant with the cost benefit analysis. 


The results of the analysis were mixed, with some standards 
being recommended to be retained in their current form, others 
modified and several standards recommended for removal 
altogether. 


Taken at an aggregate level standards were recommended to be 
retained when technical impacts could be effectively managed, 
where cost impacts were either low or benefits high relative to 
the costs. Examples that met this criteria include solar PV for 
smaller residential typologies and bicycle parking rates for office 
buildings.


Standards were recommended for modification where the intent 
of the standard was appropriate for planning policy, but the 
standard could be improved to either address technical feasibility 
issues, address cost impacts or improve benefits. An example 
includes bicycle parking convenience where some elements of 
the standard were beneficial and other elements delivered an 
unreasonable yield impact relative to the benefit. 


Standards were recommended for removal in circumstances 
where the level of prescription was more appropriate in a 
guideline, where technical issues can not be addressed through 
modification of the standard, or meeting the standard requires 
design responses which create an unreasonable cost impact or 
yield reduction relative to the benefit. 


This process of analysis has resulted in standards being 
recommended for retention in largely their current form, a further 
number being recommended to be modified and others being 
recommended for removal. 


This section of the report summarises key findings, gaps, 
uncertainties and limitations and next steps.


The table on the following page outlined a summary of advice. 
We note that at the time of this analysis Part B and Part C of the 
project were yet to be completed and may recommend additional 
standards for removal / modification on planning and / or 
economic grounds.


Community interaction across private and public space. 
Photography by Tess Kelly 
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Conclusions


THEME KEY FINDINGS


OPERATIONAL ENERGY Generally speaking the majority of standards were retained either in their present form or otherwise 
recommended to be modified to remove some of the prescriptive detail. Two of the solar standards 
were recommended to be modified significantly as they were found to not be technically feasible. Fuel 
switching and procurement of GreenPower were noted as being highly effective as reducing carbon 
emissions.


SUSTAINABLE 
TRANSPORT


Standards relating to the provision of bicycle parking were largely supported due the minimal expected 
cost for space allocation and infrastructure. Modifications to the bicycle parking convenience standard 
were suggested to avoid potentially significant impacts to basement and ground floor space. Electric 
vehicle standards were noted as important for future proofing buildings, however we recommended 
that the standards avoid prescriptive guidance and that a guideline which is updatable without the need 
for a planning scheme amendment is preferred.


INTEGRATED WATER 
MANAGEMENT


In the majority of cases the standards were already met by the case studies, for example the 
inclusion of rainwater tanks and the achievement of best practice stormwater quality standards were 
widespread. Overall the intentions for most standards were supported, however, some modifications 
were recommended to allow a flexible approach to achieving potable water reductions. It was noted 
that the potable water reduction target of 30% could be more ambitious, subject to further analysis.


INDOOR ENVIRONMENT 
QUALITY (IEQ)


Most standards were either suggested for modification or removal as they were better suited as 
guidance or were found to have significant development feasibility impacts. Preliminary testing 
determined standards for internal temperatures and heating and cooling loads were either not 
achievable or could have unintended consequences. Daylight modelling demonstrated significant 
challenges with meeting standards as written.  It is noted that the intent of these standards is 
supported, but further work such as refining thresholds and metrics would be necessary for several 
standards before they would be suitable as a planning mechanism. In relation to daylight this work is 
understood to have been recently commissioned by CASBE.


CIRCULAR ECONOMY A number of these standards are technically feasible and are seen in current developments. It is noted 
that standards relating to waste collection and management aim to strengthen the ability of Council’s 
to achieve the outcomes they already seek. There is strong opportunity to drive the uptake of recycled 
content and durable materials, and the design of adaptable buildings, however these standards require 
additional guidance to provide clarity for both applicants and Councils.


GREEN 
INFRASTRUCTURE


A green cover target is a strong driver for increasing green infrastructure and achieving a range 
of ecosystem services benefits. While the retention of existing mature canopy trees should be 
encouraged, the intersection with local laws and existing planning mechanisms such as overlays should 
be considered, with these mechanisms possibly better able to deliver the outcome sought. A standard 
for cool surfaces and materials it is an effective approach to reducing urban heat in a manner which has 
a relatively low cost impact.
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Conclusions


GAPS, UNCERTAINTIES AND LIMITATIONS


As noted in a number of sections of this report, whilst the 
qualitative analysis for the project has provided a number of 
insights into benefits accruing to individual standards, not all 
of these benefits are able to be quantified. The analysis in this 
report is limited to quantifying energy, water and landfill diversion 
benefits associated with standards. In some circumstances, even 
when there is a high level of confidence that a benefit exists there 
is not the evidence to quantify it and it has been excluded. The 
cost benefit analysis will quantify a greater range of economic 
benefits associated with meeting the proposed standards. 


The analysis is also somewhat limited by the number of case 
studies able to be included in the study. Whilst every effort was 
made for the case studies to be representative of a broad range 
of typologies and development contexts, technical feasibility 
and financial viability impacts may be limited by the designs and 
specific context of the case studies. In addition, design responses  
were developed based on our professional development, 
architecture and sustainability experience. We acknowledge that 
design responses to meet the standards may be different in other 
contexts and development teams. 


A third limitation are the costs. Whilst costs were sourced on the 
best available contemporary data, they will not be perfect. If costs 
change, so does the relationship between benefits and costs. 


NEXT STEPS


This report is issued slightly ahead of Part B and Part C of the 
project. This allows those outputs to be informed by this report.


We anticipate that decisions on next steps will be made by CASBE 
on the basis of all reports, rather than this report alone.


If following the conclusion of all parts, a planning scheme 
amendment is pursued, we anticipate further work may be 
required to:


 – Ensure that design responses are representative of the most 
cost effective industry response to the standard


 – Update costs ahead of a planning panel (we have structured our 
analysis work to allow for this to be a seamless process)


 – Enhance the quantitative analysis where new robust evidence 
becomes available as to benefits associated with particular 
design responses (and standards)


 – Update the analysis if the proposed move to 7 stars NatHERS 
under NCC 2022 is not forthcoming


 – Extend the analysis to additional case studies, if stakeholder 
consultation highlights a gap in those chosen


 – Update this report to align ESD categories to the most up 
to date wording proposed as part of a planning scheme 
amendment.
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The following details calculation methodologies and assumptions 
used to determine benefits used in the analysis.


EMBODIED CARBON


For the design response relating to recycled content materials, 
concrete with supplementary cementitious materials was used. 
In order to determine the amount of concrete in a building 
and embodied carbon reduction achieved through the design 
response, a number of calculations and assumptions were made.


Using an existing Life Cycle Assessment (LCA) for a mid-rise 
apartment building with concrete panel facade, two values of 
tonnes per m2 GFA were determined.


The figure of 1.43 tonnes per m2 GFA was then used to calculate 
the amount of concrete across case studies where concrete 
was a predominant material. For case studies where concrete 
was less prevalent (e.g. a curtain wall high rise development), the 
figure of 1.13 tonnes per m2 GFA was used. 


Using the above values, the GFA for each case study and 
the below embodied carbon values from the EPiC database, 
embodied carbon (kg CO2e) reductions resulting from the design 
response of concrete with SCMs were calculated.


Building GFA 2,712m2
Concrete - precast 821 tonnes
Concrete - poured 3,059 tonnes
Concrete per GFA (precast and 
poured)


1.43 tonnes per m2


Concrete per GFA (poured only) 1.13 tonnes per m2


Concrete 40 MPa 497 kg CO2e per m3
Concrete 40 MPa - 30% fly ash 373 kg CO2e per m3


ORGANICS WASTE GENERATION


Organics generation was calculated primarily using Sustainability 
Victoria’s Waste and Recycling Generation Rates Calculator. As 
this calculator does not calculate organics generation for non-
residential developments (only garbage and recycling), a value 
of 26% was used to approximate the proportion of food waste 
generated by non-residential developments. 


Although this figure is attributable to commercial and industrial 
waste in metropolitan Melbourne, as detailed by the Metropolitan 
Waste and Resource Recovery Group, it was deemed a suitable 
generalisation for all non-residential developments throughout 
Victoria.


CONSTRUCTION WASTE GENERATION


The generation of construction waste is highly dependent on the 
development typology and construction materials used. Limited 
information detailing specific figures which account for the above 
factors is available, therefore a general assumption was made.


Green Star Design & As Built v1.3 Credit 22 contains to pathways 
for diversion of construction waste from landfill. The Fixed 
Benchmark awards 1 point where <10kg of waste / m2 (GFA) goes 
to landfill. The Percentage Benchmark awards 1 point where 90% 
of construction waste is diverted from landfill. 


To create an approximate total waste kg/m2, the figures of each 
benchmark required to achieve 1 point were assumed to be 
equivalent. 


1 point achieved for waste kg/m2 (GFA) to 
landfill


<10kg


1 point achieved for waste % diverted from 
landfill


90%


Assumed total waste as a proportion of GFA 100kg per m2


Assuming a 90% diversion rate achieves only 10kg going to 
landfill, a generation rate of 100kg/m2 (GFA) was calculated.


TOTAL ENERGY USE


As the total predicted energy consumption was not always 
detailed in case study documentation, and is not calculated by 
BESS (focus is on HVAC and hot water), an average percentage 
breakdown in combination with known figures (e.g. HVAC)
was used to calculate other energy uses and the total use. The 
following figures were sourced from the SDAPP Energy Efficiency 
Fact Sheet for residential developments.


HVAC 18%
Lighting 37%
Equipment 31%
Hot water 3%
Other 11%


The following figures were sourced from the Baseline Energy 
Consumption and Greenhouse Gas Emissions In Commercial 
Buildings in Australia Report for non-residential developments.


Heating and cooling 60%
Water heating 20%
Appliances incl. TV & computer 10%
Cooking appliances 3%
Fridge and freezer 4%
Lighting 3%
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The following details the capital costs used in the analysis, the cost source and any relevant notes.


ITEM COST ($) PER SOURCE / REFERENCE


Electric hot water system (localised instantaneous) 890 unit Rawlinsons (p. 461)


Electric hot water system (central heat pump) - per dwelling / per 1000m2 non-res GFA 2,358 unit Approximation based on high rise central heat pump figure (based on Dave 
Mahony advice)


Electric hot water system (central heat pump) - greater than 5 stories (e.g. 20 stories, 
>200 dwellings)


500,000 unit HIP V. HYPE Better Buildings Lead Dave Mahony (advice for 212 dwelling 
apartment development)


Electric hot water system (individual heat pump e.g. townhouses & single dwelling) 4600 unit Rawlinsons (p. 461)


Electric hot water system (electric boosted solar hot water) 6800 unit Rawlinsons (p. 463)


Gas hot water system (localised instantaneous) 920 unit Rawlinsons (p. 461)


Gas hot water system (central) - per dwelling / per 1000m2 non-res GFA 1,887 unit Proportion of the high rise central heat pump figure (based on Dave Mahony 
advice)


Gas hot water system (central) - greater than 5 stories (e.g. 20 stories, >200 dwellings) 400,000 unit Dave Mahony (advice for 212 dwelling apartment development)


Gas hot water system (storage) 3000 unit Rawlinsons ($3000) - 410L


Gas cooktop 2,700 system Rawlinsons (p. 681)


Induction cooktop 3,500 system Rawlinsons (p. 681)


Solar PV system (residential) 939 kW Average based on https://www.solarchoice.net.au/blog/solar-power-system-
prices


Solar PV system (commercial) 985 kW Average based on https://www.solarchoice.net.au/blog/solar-power-system-
prices


Bicycle hoop (e.g. standard in ground) 410 hoop Rawlinsons (p. 303)


Bicycle rack (e.g. Ned Kelly) 319 rack Written quote (NJM Group, supplier of Ned Kelly racks)


Bicycle stacker (e.g. Arc, Josta, Cora) 1640 system Written quote (Five At Heart, supplier of Arc stackers)


End-of-trip locker (two tier) 289 item Rawlinsons (p. 307)


Electric vehicle capacity - infrastructure & cabling (medium density) 500 dwelling Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p.108)


Electric vehicle capacity - infrastructure & cabling (apartment & non-residential) 869 parking 
space


Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p. 110)


Electric vehicle capacity - retrofit (medium density) 750 dwelling Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p. 65)


Electric vehicle capacity - retrofit (apartment) 2,607 parking 
space


Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p. 66)


Electric vehicle charging units 2,200 system Moreland City Council Low Emission Electric Vehicles Standard Report (2021), 
via Brendan Wheeler from EVSE
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The following details the capital costs used in the analysis, the cost source and any relevant notes.


ITEM COST ($) PER SOURCE / REFERENCE


Space allocation - Basement (e.g. car & bike parking space) - Construction 1,630 m2 Rawlinsons (p. 35)


Space allocation - Wet area (e.g. shower & changing space) - Construction 2,605 m2 Rawlinsons (p. 30)


Space allocation - Residential (townhouses) - Construction 2390 m2 Rawlinsons (p. 43)


Space allocation - Residential (apartments) - Construction 3270 m2 Rawlinsons (p. 43)


Space allocation - Covered walkway - Construction 1380 m2 Rawlinsons (p. 23)


Space allocation - Non-residential (retail) - Construction 2830 m2 Rawlinsons (p. 47)


Space allocation - Non-residential (office) - Construction 2600 m2 Rawlinsons (p. 33)


Space allocation - Non-residential (warehouse) - Construction 885 m2 Rawlinsons (p. 30)


Showerheads: 3 Star (>7.5 but <=9L/min) No differential unit https://www.harveynorman.com.au/bathroom-tiles-renovations/bathroom-
sink-tapware/shower-heads-arms/caroma/3+stars/993-1411


Showerheads: 4 Star (>6 but <=7.5L/min) No differential unit https://www.harveynorman.com.au/caroma-urbane-ii-hand-shower-brushed-
nickel.html


Showerheads: 4 Star (>4.5 but <=6L/min) No differential unit https://www.harveynorman.com.au/caroma-luna-multifunction-hand-shower-
brushed-nickel.html


Washing machine: 3 Star 800 unit Approximation from available Harvey Norman products


Washing machine: 4 Star 749 unit https://www.harveynorman.com.au/bosch-series-4-8kg-front-load-washing-
machine.html


Washing machine: 5 Star 1200 unit https://www.harveynorman.com.au/bosch-8kg-front-load-washing-machine-2.
html


Toilets: 3 Star No differential unit https://www.bunnings.com.au/estilo-wels-3-star-3-6l-min-pvc-link-p-trap-
toilet-suite_p4821911 
https://www.bunnings.com.au/stylus-wels-3-star-4l-min-allegro-link-toilet-
suite_p4823156 
https://www.bunnings.com.au/caroma-wels-3-star-4l-min-uniset-ii-connector-
s-trap-toilet-suite_p4823150


Toilets: 4 Star No differential unit https://www.reece.com.au/product/toilets-c469/toilet-suites-c705/base-link-
toilet-suite-s-trap-with-seat-white-4-9503292 
https://www.reece.com.au/product/toilets-c469/toilet-suites-c705/posh-
solus-round-close-coupled-s-trap-toilet-9500993 
https://www.reece.com.au/product/toilets-c469/toilet-suites-c705/american-
standard-studio-round-close-coupled-9506994


Taps No differential unit Approximation / comparison from of product listings from online suppliers
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The following details the capital costs used in the analysis, the cost source and any relevant notes.


ITEM COST ($) PER SOURCE / REFERENCE


Dishwasher: 3 Star 799 unit https://www.thegoodguys.com.au/bosch-stainless-steel-freestanding-
dishwasher-sms40e08au


Dishwasher: 4 Star 1049 unit https://www.thegoodguys.com.au/bosch-60cm-freestanding-dishwasher--
sms4hvi01a


Dishwasher: 5 Star 1299 unit https://www.thegoodguys.com.au/bosch-60cm-freestanding-dishwasher-
sms6hai01a


Rainwater tank - 5000L 1720 tank https://www.tankworld.com.au/tanks-accessories-pumps/5000l-slimline-slr-2/


Rainwater tank - 32000L 4,390 tank https://www.bluewatertanks.com.au/tanks/round-poly-tanks/32-000-litre-
poly-water-tank/


Climate Risk Assessment 15,000 Report HV.H


Glazing - double glazed fixed 439 m2 Rawlinsons (p. 363)


Glazing - double glazed operable 529 m2 Rawlinsons (p. 363)


Glazing - double glazed curtain wall component (additional to curtain wall framing) 385 m2 Rawlinsons (p. 366)


Facade - spandrel glass & insulation (additional to curtain wall framing) 228 m2 Rawlinsons (p. 366)


Facade - Face brick (total wall construction) (e.g. RES 2) 272 m2 Rawlinsons (p. 127)


Facade - Timber cladding (total wall construction) (e.g. RES 3) 147 m2 Rawlinsons (p. 129)


Facade - Precast concrete (total wall construction) (e.g. RES 4) 420 m2 Rawlinsons (p. 252)


Shading - fixed fins or louvres (e.g office) 400 m2 Rawlinsons (p. 387)


Shading - screens (on track) (e.g. apartments) 405 m2 Rawlinsons (p. 368)


Shading - fixed horizontal 370 m2 Rawlinsons (p. 387)


Shading - canvas awnings (townhouses & single dwellings) 320 m2 Rawlinsons (p. 387)


Roof - optimised design Cost neutral / 
possible cost 
saving


dwelling JCB Architects 


Materials (low embodied) - 30% SCM concrete (cost premium) 10 m3 Holcim (verbal conversation) and Boral (written response)


Materials (high SRI) - white cement (e.g. RES 1) 24 m2 Rawlinsons (p. 252) 


Green cover / landscaping - Planter 1,640 m2 City of Melbourne (average figure)


Green cover / landscaping - Green facade 596 m2 City of Melbourne (assumed 1m2 planter to every 5m2 of climber)


Green cover / landscaping - Green roof 808 m2 City of Melbourne


Green cover / landscaping - In ground only 200 m2 GLAS Landscape Architects







Spatial Daylight Autonomy Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours 
each day to at least half the area of every habitable room and regularly occupied space.
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CATEGORIES IN ESD REPORT REVISED CATEGORIES IN PLANNING REPORT SUMMARY OF STANDARDS REDISTRIBUTION INTO REVISED PLANNING REPORT CATEGORIES 
(IF APPLICABLE)


Operational Energy Operational Energy Standards redistributed to this category include those relating to:


 – External shading (from Indoor Environment Quality category)


Sustainable Transport Sustainable Transport


Integrated Water Management Integrated Water Management


Green Infrastructure Green Infrastructure


Indoor Environment Quality Indoor Environment Quality


Circular Economy Waste and Resource Recovery


Embodied Emissions


Standards redistributed between two new categories (Waste & Resource Recovery and Embodied 
Emissions)


Climate Resilience Standards redistributed to this new category include those relating to:


 – Urban heat reduction (from Green Infrastructure category)
 – Comfort of pedestrian pathways (from Green Infrastructure category)
 – Responding to future climate impacts (from Integrated Water Management category)


The following seeks to highlight the evolution of category wording throughout the process of the ESD technical feasibility and the planning advice, and highlight where 
standards were redistributed from categories in the ESD report to different categories in the planning report.







For additional information, questions unturned, collaboration 
opportunities and project enquiries please get in touch.


293 Barkly Street 
Brunswick VIC 3056 
T. (03) 8060 1252


12/7 Grevillea Street 
Byron Bay NSW 2481 
T. (03) 8060 1252


wedeservebetter@hipvhype.com 
hipvhype.com


© HIP V. HYPE Group Pty Ltd
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1.0  INTRODUCTION
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Hansen Partnership, Hip V Hype and Frontier Economics 
have been engaged to provide advice on a range of draft 
ESD standards proposed for inclusion in the planning 
schemes of a growing number of participating councils. 
These standards represent an ‘elevation’ of existing 
standards currently found in the local policies of 20 of 
Victoria’s councils. 


A total of 31 Victorian councils are involved in the 
‘Elevating Environmentally Sustainable Development (ESD) 
Targets Planning Policy Amendment’ project (the project), 
indicating the increasing awareness of the importance of 
planning in delivering ESD. It also signals the importance 
that planning plays in the ability of local governments to 
act in response to their communities concerns, expressed 
through various declarations associated with the climate 
emergency.


Hansen’s role has been to review the proposed standards 
and recommend adjustments, and to provide advice on 
related questions of implementation. HIP V. HYPE undertook 
an assessment of the technical and financial implications 
of the Standards (Component A), and Frontier Economics 
considered undertook a cost benefit analysis (Component C). 


This report contains two key sections - the first documents 
the outcomes of a review of draft standards provided 
to the project group, bringing together input from not 
only Hansen, but also technical advice and feedback 
from stakeholders. The second component of this report 
responds to a series of questions related to how those 
Standards could, or should, be implemented through 
Victoria’s planning system, before the report concludes 
with a series of recommendations.


. 







2.0  PEER REVIEW OF STANDARDS


Hansen have undertaken a thorough review of the proposed 
Standards. The outcome of this review and associated 
discussion is contained in this section of the report.


The review process comprised a number of stages:


• Initial review and identification of matters which 
were not appropriate for implementation through a 
planning scheme. Some of these were identified as 
more appropriate as guidelines, some were identified 
as duplicating other standards, and others were not 
matters that are suitably addressed through a planning 
scheme, for example:


All engineered wood should meet the maximum total 
indoor pollutant emissions limits as set out in most 
current GECA, Global GreenTag GreenRate, Green Star 
or WELL standards.


• A workshop was then held with members of the client 
group who had been involved in a ‘strategic working 
group’, developing the Standards in their early phases. 
Through this process, the intent behind particular 
Standards was discussed and additional Standards 
resolved for removal, modification or consolidation 
were identified. 


• Hansen then undertook a more thorough review of the 
Standards considering the following:


• The likely implementation mechanism and 
therefore the appropriate ‘framing’ of the 
Objectives and Standards.


• Existing content within planning schemes, and 
content proposed through current reforms.


• Opportunities for simplification and clarification. 


• The ability for planners to assess the proposed 
Standards and the ways in which they might do 
so.


• Following this, the Standards were further updated on 
the basis of advice prepared as part of Component A 
of this project which examined the technical feasibility 
and viability of the proposed Standards. Where 
technical challenges were identified with respect to 
implementing and embedding relevant standards, 
corresponding  adjustments were made to address 
this.


• The Standards were also tested with a number of 
stakeholder groups, such as ESD practitioners and 
peak industry bodies.


The updated Objectives and Standards are included on the 
following pages, followed by identification of Standards 
which are recommended to not be pursued further as part 
of this project. 


There are a number of matters to note:


• The Objectives and Standards have been arranged 
thematically. However, these themes have been 
adjusted from those originally proposed. The rationale 
for these adjustments is outlined in the highlight box 
opposite.


• While the particular requirements of development have 
been retained as ‘Standards’, it is noted that these 
may require further translation once the preferred 
implementation mechanism has been confirmed and 
DELWP preferences ascertained. For example - it may 
be that more specific Performance Measures and 
Criteria are preferred, or Requirements and Guidelines. 
See Implementation into Planning Schemes for further 
details. 
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THEMES


ENERGY


This theme has been split into Operational Energy 
and Embodied Carbon. This allows for the splitting 
of objectives related to these two matters. The 
introduction of a new Embodied Carbon theme 
allows for an increased emphasis on this and 
to provide a logical ‘home’ for Standards which 
are seeking to achieve objectives related to this. 
While most of the Standards in this theme are not 
quantitative or specific, it provides the opportunity 
for later updates as consideration of embodied 
carbon becomes more resolved. 


GREEN INFRASTRUCTURE


This theme replaces Urban Ecology. While urban 
ecology is important, as a theme it fails to 
appropriately encompass the range of matters 
addressed under this heading and is perhaps more 
aligned with specific ‘biodiversity’ outcomes which 
are often situated in other parts of the scheme. 
Green Infrastructure allows a greater focus on health 
and wellbeing considerations alongside biodiversity 
outcomes.  


WASTE & RESOURCE RECOVERY


While this theme was originally identified as Waste, 
Materials & the Circular Economy, much of the 
content related to materials has been moved to the 
Embodied Carbon theme. While the Objectives of 
this theme certainly relate to the development of a 
circular economy, it is considered that the Standards 
proposed under this relate primarily to waste and 
resource recovery rather than the broader circular 
economy and so a thematic heading which reflects 
that provides greater clarity.   
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2.1  THE OBJECTIVES AND 
STANDARDS
The table is broken into relevant themes, and for each a 
series of Objectives are detailed. Below these the revised 
Standards are included. These have been subject to a 
rigorous process of review and testing with stakeholders 
but should be subject to a further round of review prior to 
any exhibition of a Planning Scheme Amendment


THEME: OPERATIONAL ENERGY 


Objectives


.1 .1 To ensure new development achieves net zero carbon emissions from operational energy use.To ensure new development achieves net zero carbon emissions from operational energy use.


.2 .2 To support the inclusion of renewable energy generation and ensure a transition to renewable energy sources.To support the inclusion of renewable energy generation and ensure a transition to renewable energy sources.


.3 .3 To ensure higher levels of energy efficiency and reduce pressure on energy networks.To ensure higher levels of energy efficiency and reduce pressure on energy networks.


.4 .4 To support effective energy load management and storage.To support effective energy load management and storage.


.5 .5 To support development that demonstrates innovation in the delivery of carbon positive emission outcomes. To support development that demonstrates innovation in the delivery of carbon positive emission outcomes. 


Standards Assessment process Objectives


S1
All development should be designed to reflect the 
following hierarchy in achieving net zero carbon 
performance from all operational energy use:
1. Design buildings to be all electric;
2. Design building orientation, envelope and    
    openings to increase energy efficiency;
3. Selection of energy efficient systems,  
    equiptment and appliances;
4. Onsite generation of renewable energy;
5. Purchase of offsite renewable energy.


As part proposed Sustainability Management 
Plan (SMP) templates (see Section 2.3) 
a ‘checklist’ could be included which, on 
completion, provides the planner or other 
decision-maker with a clear understanding of 
the order and steps taken by the applicant to 
meet the Standard. 


1, 2, 3, 
4, 5.


For each theme, the relevant Objectives which the 
Standard is intended to deliver is identified, along with 
some commentary as to how the standards would be 
assessed through the proposed process. It is important that 
all the Standards are practical in terms of how they can be 
assessed by any decision-maker and also that they do not 
impose unreasonable burdens on applicants. These should 
be read in conjunction with the discussion at Section 2.3 
on application requirements and supporting material.
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Standards Assessment process Objectives


S2
All new development should be designed to avoid 
consumption of natural gas or other onsite fossil 
fuels.


This can be clearly identified in the SMP and 
on relevant plans, including the proposed 
Sustainability Response Plan. The Guidelines 
document will provide ‘helpful hints’ as to 
ways to overcome common issues with gas.
The Guidelines should also include a clear 
list of uses for which discretion may be 
warranted from this standard, and any 
associated parameters. 
It is noted that advocacy for corresponding 
changes to the VPPs to address the issue of 
gas providers as Determining Authority for 
some permit applications will also need to 
be pursued.


1


S3
All development should be designed to reflect the 
following hierarchy in achieving net zero carbon 
emissions from all operational energy use:
1.  Design buildings to be all electric;
2.  Design building orientation, envelope and  
     openings to increase energy efficiency;
3.  Selection of energy efficient systems,  
     equipment and appliances;
4.  Onsite generation of renewable energy;
5.  Purchase of offsite renewable energy.


This would be assessed through review of 
built form as shown on plans, and also as 
articulated through the SMP. Appropriate 
design responses would vary dependant 
on context, but examples of common best 
practice could be provided through the 
Guidelines.


3


S4
All development should be designed to minimise 
energy use including:
• Provision of clotheslines to allow natural 


drying of clothes and bedlinen, that do not 
impact the amenity of external secluded 
private open space, or internal room function.


• Provision of appropriate energy management 
systems (such as load management) to 
support use of renewable energy generated 
onsite and efficient energy consumption 
throughout the day.


Clothes drying areas would be marked on 
plans allowing for easy assessment and 
SMP would contain details of any proposed 
energy management systems as part of 
documentation. Guidelines again, could 
provide details as to common and cost 
effective forms of energy management for 
different typologies.


3, 4


S5
All residential developments should achieve an 
average 7 Star NatHERS rating.


Relevant NatHERs modelling reports would 
be incorporated into the SMP.
Note: it is anticipated that this Standard will 
be removed following delivery of Victorias 
commitment to pursuing this standard 
through updates to the building regulations.  


1, 3, 4
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Standards Assessment process Objectives


S6
All development should maximise potential 
utilisation of solar energy and where appropriate, 
wind, through the following measures:
• Ensuring electrical systems are designed 


to optimise the onsite consumption of 
generated electricity. 


• Optimising roof form, pitch and orientation for 
photovoltaic arrays and/or solar air or water 
heating.


• Minimising shading and obstructions.
• Designing for appropriate roof structure to 


accommodate and access equipment.
• Consider spatial requirements for future 


renewable energy storage or other energy 
management systems. 


The SMP would provide detail on measures 
proposed, and the Guidelines would provide 
certainty as to what matters might need to 
be specified in terms of electrical systems 
for different typologies.
Plans, including the Sustainability Response 
Plan, could detail roof characteristics allow 
for assessment, and again, the Guidelines 
could clearly articulate appropriate 
responses in different contexts. 
Where relevant and if load management 
or storage is suggested to be part of the 
response, relevant notations and definition 
of spatial requirements on plans could be 
sought. 


1, 2, 4
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Standards Assessment process Objectives


S7
All developments should provide the following 
minimum requirements for onsite renewable 
energy generation: 
DEVELOPMENT REQUIREMENT


Single dwelling, 
Two or more 
dwellings on 
a lot (multi- 
dwellings 
other than 
apartments)


A 3kW minimum capacity solar 
photovoltaic (PV) system should be 
installed for each 1-2 bedroom dwelling 
and an additional 1.0kW per bedroom 
for each bedroom there-after. 


Apartment 
development


Provide a solar PV system with a 
capacity of at least 25W per square 
meters of the development’s site 
coverage,


OR 1kW per dwelling.


Office, Retail, 
Other non-
residential


Provide a solar PV system with a 
capacity of at least 25W per square 
meters of the development’s site 
coverage.


Industrial & 
Warehouse 


A solar PV system that is:


Sized to meet the energy needs of 
the building(s) services (lighting, 
air-conditioning, industrial processes). 
When no industrial process is proposed, 
minimum 1.5kW per tenancy plus 1kW 
for every 150m2 of gross floor area 
must be provided,


OR Where an energy intensive industrial 
process is likely, maximised based on 
the available unencumbered roof area.


The solar PV proposed would be shown on 
the plans and detailed in the SMP, allowing 
for easy assessment against the Standard.
There will clearly be some instances 
where there is a need for discretion in the 
application of this Standard, including where 
roofs are already overshadowed (where the 
application of such a requirement would 
be unreasonable) or where a better overall 
sustainability outcome is generated through 
a combination of measures proposed for the 
site which results in this Standard not being 
appropriate.
In order to ensure transparency, situations 
where discretion would always lead to the 
Standard not being applied should be clearly 
outlined in the Guidelines or suitable wording 
added to the Standard. Other situations 
where discretion may be exercised could be 
identified though case study examples but 
should not be specifically listed within the 
Guidelines. Where relevant these matters 
could be integrated into decision guidelines. 


1, 2


S8
All residual operational energy should be 100% 
renewable, purchased through government 
accredited off-site Green Power, power 
purchasing agreement or similar.


See Section 3.7 for more in depth discussion 
of how this Standard could be implemented 
and assessed.


1


9Hansen Partnership Pty Ltd


      SUSTAINABILITY PLANNING SCHEME AMENDMENT BACKGROUND RESEARCH - COMPONENT B: PLANNING ADVICE







THEME: EMBODIED CARBON


Objectives


.1 .1 To encourage development that considers the lifecycle impacts of resource use and supports lower carbon To encourage development that considers the lifecycle impacts of resource use and supports lower carbon 
emissions.emissions.


Standards Assessment process Objectives


S9
Development should reduce the impact of embodied 
carbon emissions in materials used through a 
combination of the following measures:
• Reusing all, or part, of existing buildings.
• Use of reclaimed or repurposed materials where 


appropriate.
• Use of new materials with a recycled content. 
• Identifying opportunities to substitute high 


impact materials, such as concrete or steel, with 
materials with lower embodied carbon. 


• Selecting materials from sources which have 
undertaken offsetting of any carbon emissions.


The SMP would provide detail on 
measures proposed by the applicant to 
meet this Standard. The template could 
be structured to identify opportunities, 
which the applicant could confirm if 
they have taken up or not. Guidelines 
could provide guidance as to the 
reductions that would be considered 
reasonable and the circumstances 
where discretion would be anticipated.


1


S10
Development should demonstrate consideration of the 
potential for future adaptation and / or alternate uses 
where relevant, in the design of buildings.


This could be detailed in the SMP, 
where a template could provide a 
checklist of measures that have 
been considered in response to the 
Standard. 
The relevant section of the Guidelines 
could provide best practice case study 
examples. 


1


S11
Development should contribute to the reduction in 
future embodied carbon through careful material 
selection, including:
• Utilising materials that are durable, reducing need 


for replacement.
• Utilising materials and construction methods 


which facilitate future recycling of materials.
• Considering the application of ‘design for 


disassembly’ principles.


Materials and finishes specifications 
are anticipated to be provided as per 
standard application requirements. This 
would allow assessment against the 
first and second dot point. Similarly 
to the above, the SMP template 
could provide  a checklist against 
matters which have been considered 
by the applicant in responding to the 
Standard. 
Guidelines again could provide locally 
relevant case studies and ideas that 
could be considered by applicants. 


1
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THEME: SUSTAINABLE TRANSPORT


Objectives


.1 .1 To ensure development supports sustainable and equitable transport patterns through the provision of transport To ensure development supports sustainable and equitable transport patterns through the provision of transport 
infrastructure that prioritises active transport.infrastructure that prioritises active transport.


.2 .2 To support and encourage zero emissions transport.To support and encourage zero emissions transport.


.3 .3 To support development that is designed to encourage behavioural changes to reduce transport related To support development that is designed to encourage behavioural changes to reduce transport related 
emissions and congestion.emissions and congestion.


.4 .4 To ensure that development is designed to accommodate the expected increase in use of lower emission To ensure that development is designed to accommodate the expected increase in use of lower emission 
modes of transport through the provision of infrastructure that is efficient and can adapt to meet changing modes of transport through the provision of infrastructure that is efficient and can adapt to meet changing 
needs and innovations in transport technology.needs and innovations in transport technology.


Standards Assessment process Objectives


S12
All development should provide the following rates of 
bicycle parking: 
DEVELOPMENT REQUIREMENT


New residential 
development


A minimum of one secure undercover 
bicycle space per dwelling. Where 
a lesser provision of bicycle parking 
is proposed, development should 
demonstrate how additional space 
(i.e. car parking spaces) could be 
repurposed for bicycle parking should 
demand arise.


A minimum of one visitor bicycle space 
per 4 dwelling. 


New retail 
development


A minimum of one secure undercover 
employee bicycle parking space per 
100 sqm net leasable area.


Visitor bicycle spaces equal to at least 
5% of the peak visitors capacity.


New development 
associated with a 
Place of Assembly


A minimum of 2 secure staff bicycle 
spaces per 1500 sqm of a place of 
assembly.


A minimum of four visitor spaces for 
the first 1500 sqm and 2 additional 
spaces for every 1500 sqm thereafter. 


New office 
development


A minimum of one secure undercover 
staff bicycle parking space per 100 
sqm net leasable area of office.


A minimum of one visitor space per 
500 sqm net leasable area of office.


For all other non-
residential uses


Provide bicycle parking equal to at least 
10% of regular occupants.


Bicycle parking areas and proposed 
numbers should be included on 
relevant plans. They should also be 
detailed with the relevant SMP (see 
recommendation for consolidation 
of current Green Travel Plan 
requirements with a single SMP). 
SMP template could contain an 
adjustable table with the relevant 
uses so applicants can just add in 
relevant floor areas and identify 
numbers of bicycle parking spaces 
provided, with justification for any 
reduction required. This template 
could also allow for the easy 
identification of the number of ‘other’ 
types of bicycle parking provided (i.e 
cargo bikes, electric bikes spaces 
with charging etc).


1, 2, 41, 2, 4
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Standards Assessment process Objectives


S13
All non-residential developments should provide:
• One shower for the first 5 employee bicycle 


spaces, plus 1 to each 10 employee bicycle 
spaces thereafter.


• Personal lockers are to be provided with each 
bicycle space required if 10 or more employee 
bicycle spaces are provided. 


• If more than 30 bicycle spaces are required, then 
a change room should be provided with direct 
access to each shower. The change room may be 
a combined shower and change room.


As above, this could be included as a 
table to fill out in any SMP template, 
and should be marked on relevant 
plans.


1, 2, 41, 2, 4


S14
All bicycle parking facilities should be designed for 
convenient access, including:
• Locating the majority of bicycle parking facilities 


for occupants at ground level, where this does not 
compromise other relevant objectives.


• For bicycle parking not at ground level, providing 
the majority within 10 meters of vertical 
pedestrian access ways (i.e. lifts, stairs).


• Providing safe access to bicycle parking facilities 
in basement carparks via a separate line of travel 
or by clearly signalling cycle priority through 
surface treatments and to facilities accessed 
via lanes by providing suitable lighting and 
surveillance.


• Ensuring any lifts used to access bicycle parking 
areas are at least 1800mm deep.


• Ensuring at least 20% of residential bicycle parking 
facilities are of a type which support equitable 
access through a combination of well-spaced 
ground level facilities to support ease of use and 
provision of parking spaces to accommodate a 
diverse range of bicycles (such as cargo bikes or 
three wheeled bikes). 


Details of how the design has 
considered easy access could be 
documented in the SMP, with relevant 
content included on plans. The 
Guidelines should include examples of 
application types for which dot points 
relating to ground floor locations 
and separate lines of travel may not 
be appropriate. As with previous 
Standards, where decision guidelines 
etc are used, these matters could be 
addressed there.


1, 2, 41, 2, 4
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Standards Assessment process Objectives


S15
All development should be designed to support the use 
of electric vehicles through the provision of: 
DEVELOPMENT REQUIREMENT


Single dwellings 
/ Two or more 
dwellings on a lot


Appropriate infrastructure and cabling to 
support at least moderate speed, efficient 
EV charging (without the EV charger unit) 
in each garage/ carport.


Apartment 
development 


Electrical capacity capable of supporting 
the provision of an appropriate moderate 
speed, efficient EV charging outlet to all 
car parking spaces.


Appropriate EV infrastructure and cabling 
must be provided to ensure peak demand 
is managed  for example, distribution 
boards, power use metering systems, 
scalable load management systems, and 
cable trays or conduit installation.


Non-residential 
development 
under 5,000 sqm 
gross floor area


Electrical capacity capable of supporting 
the provision of an appropriate moderate 
speed, efficient EV charging outlet to 
20% of all staff car parking spaces (or a 
minimum of one space).


Appropriate EV infrastructure and cabling 
must be provided to ensure peak demand 
is managed, for example, distribution 
boards, power use metering systems, 
scalable load management systems, and 
cable trays or conduit installation.


Non-residential 
development over 
5,000 sqm gross 
floor area


Installed EV charging infrastructure 
complete with chargers and signage to 5% 
of all car parking spaces. 


Electrical capacity capable of supporting 
the provision of an appropriate moderate 
speed, efficient EV charging outlet to 
20% of all staff car parking spaces (or a 
minimum of one space).


Appropriate EV infrastructure and cabling 
must be provided to ensure peak demand 
is managed for example, distribution 
use metering systems, scalable load 
management systems, and cable trays or 
conduit installation.


SMPs will contain a section which 
includes details of EV provisions 
proposed on site. The template could 
be set up to allow easy assessment 
against the Standards. Location of 
relevant infrastructure should also be 
shown on relevant plans. 


2, 3, 4, 5
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Standards Assessment process Objectives


S16
All car parking facilities should be designed to support 
the charging of shared or visitor vehicles through:
• The provision of a minimum of one EV enabled 


shared parking space if visitor or shared parking 
spaces are proposed.


• Locating shared EV charging space(s) in highly 
visible, priority locations.


• Providing clear signage indicating that EV charging 
is available at the shared space(s).


As with above this information could 
detailed in the EV section of the SMP 
through use of a template model, 
and through the inclusion of relevant 
spatial details on the plans.


2,3,4,5


S17
All car parking facilities should be designed to support 
the charging of motorcycle, moped, electric bicycle or 
scooters through:
• Providing electrical capacity for appropriate 


charging outlets at the parking / storage area.
• Providing a general power outlet for every six 


vehicle parking spaces to support charging. 


As above. 2, 3, 4


S18
All development should be designed to support modal 
shift to more sustainable forms of transport through:
• Locating low and zero emission vehicles in a 


prominent, accessible locations within parking 
facilities. 


• Designing car parking facilities to be adaptable to 
other uses.


• Adopting flexibility in the allocation of car parking 
spaces to facilitate adaptable uses or transfer of 
ownership.


SMP template could provide a section 
where applicant can outline steps 
they have taken to support modal 
shift which may include measures 
beyond those identified in the 
Standard. Where items included in 
the Standard have not been pursued 
by the applicant the expectation 
would be the rationale for this is 
documented in the SMP also.


1, 2, 4 ,5


THEME: INTEGRATED WATER MANAGEMENT


Objectives


.1 .1 To support development that minimises total operating potable water use. To support development that minimises total operating potable water use. 


.2 .2 To support development that reduces the amount of stormwater runoff on site, and improves its quality of To support development that reduces the amount of stormwater runoff on site, and improves its quality of 
stormwater, and impacts for stormwater that leaves a development.stormwater, and impacts for stormwater that leaves a development.


.3 .3 To ensure development considers and addresses the impact of future climate conditions in the management of To ensure development considers and addresses the impact of future climate conditions in the management of 
water resources.water resources.


.4 .4 To encourage development that supports innovation in the use and reuse of waterTo encourage development that supports innovation in the use and reuse of water
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Standards Assessment process Objectives


S19
All development should be designed to reduce potable 
water use on site by at least 30% in interior and 
irrigation uses, in comparison to an equivalent standard 
development, with use of roof harvested rainwater 
supply prioritised in the delivery of reductions.


SMP template would include an area 
where the water use of the ‘equivalent 
standard development’ would be 
recorded (in line with definition and 
Guideline content). The anticipated 
usage based on measures which 
would also be outlined could then be 
recorded, allowing an easy assessment 
of the reduction in use anticipated to 
be achieved by the development. A 
breakdown of where the reductions have 
been achieved could also be provided.  


1, 4


S20
Design developments to use water resources 
efficiently through a range of measures, including;
• Collection of rainwater from above ground 


catchments, and appropriate filtering for on-site 
use for toilet flushing as a minimum, and additional 
uses such as laundry, irrigation, wash down 
facilities, etc.


• Capture of fire-test water for on-site reuse
• Collection of stormwater for on-site reuse
• Considering opportunities for onsite recycling of 


wastewater through the installation of approved 
greywater or blackwater systems


• Reducing potable water use for irrigation by 
selection of drought tolerant landscaping, design 
for passive irrigation, and selection of efficient 
irrigation systems where needed


• Connecting to a precinct scale Class A recycled 
water source if available and technically feasible 
(including a third pipe connection to all non-
potable sources).


• Providing water efficient fixtures, fittings and 
equipment.


Measures taken to achieve water 
efficiency will vary from site to 
site, but should be documented in 
the SMP. The SMP could include all 
measures identified in the Standard to 
ensure direct response to these key 
opportunities but would also allow for 
other measures to be identified. 


1, 3, 4


S21
Reduce the volume and flow of stormwater discharging 
from the site by appropriate on-site detention and 
on-site retention strategies, consistent with catchment 
scale IWM objectives and targets.


This would be demonstrated through 
use of tools such as STORM / MUSIC 
as is currently the case. The results 
would be included in the SMP.


2


S22
Improve the quality of stormwater discharging from 
the site by meeting best practice urban stormwater 
standards.


This would be demonstrated through 
use of tools such as STORM / MUSIC 
as is currently the case. The results 
would be included in the SMP.


2
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THEME: GREEN INFRASTRUCTURE


Objectives


.1 .1 To deliver development that protects existing landscape values on and adjoining the development site, including To deliver development that protects existing landscape values on and adjoining the development site, including 
canopy, vegetation, and habitat for biodiversity.canopy, vegetation, and habitat for biodiversity.


.2 .2 To deliver development that increases vegetation, particularly indigenous and native vegetation, and enhances To deliver development that increases vegetation, particularly indigenous and native vegetation, and enhances 
existing landscape values, connects biodiversity corridors and increases the resilience of ecosystems.existing landscape values, connects biodiversity corridors and increases the resilience of ecosystems.


.3 .3 To ensure landscaping proposed as part of development will be resilient to future climate conditions and To ensure landscaping proposed as part of development will be resilient to future climate conditions and 
supports integrated water management and energy efficiency outcomes.supports integrated water management and energy efficiency outcomes.


.4 .4 To support development that increases amenity, improves connections to surrounding natural landscapes and To support development that increases amenity, improves connections to surrounding natural landscapes and 
supports health and wellbeing.supports health and wellbeing.


.5 .5 To encourage development that provides opportunities for on-site food production.To encourage development that provides opportunities for on-site food production.


Standards Assessment process Objectives


S23
All new development should achieve a Green Factor 
score of 0.55 (0.25 for industrial and warehouse uses)


OR


A minimum of at least 40% of the total site coverage 
area (20% for Industrial or Warehouse) must comprise 
green cover (external landscaping) that delivers at 
least one of the following:
• A minimum of 65% of the required green cover 


area as new or existing canopy planting and a 
minimum of 35% as understory planting. Canopy 
planting and understory planting can overlap.


• Species selection and associated planting 
arrangement comprising native and / or indigenous 
species which provides habitat for native fauna.


• Green cover which is located to provide maximum 
benefit in relation to the cooling of the adjoining 
public realm. Green walls or facades under this 
pathway must benefit the public realm and be on 
the lower levels of the building.


If using the Green Factor Tool (GFT), the 
final score report which is generated 
would be provided allowing the 
Standard to be easily assessed. 
If alternate measures are proposed 
to meet the Standard then this would 
be documented on the relevant plans, 
including planting schedules. Guidelines 
would be needed to provide additional 
detail as to the parameters of how the 
alternate pathway would be assessed 
(i.e. lower levels are up to three storeys 
etc).


1, 2, 3, 5
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S24
Green infrastructure should:
• Support the creation of complex and biodiverse 


habitat.
• Provide a layered approach, incorporating both 


understory and canopy planting.
• Provide either native, indigenous and/or climate 


change resilient exotic plants that provide 
resources for native fauna.


• Support the creation of vegetation links between 
areas of high biodiversity through planting 
selection and design.


• Ensure species selection is appropriate to address 
expected future climate conditions.


As per some earlier standards, a 
‘checkbox’ approach within the 
SMP template could provide an easy 
mechanism for assessment. 


1, 2, 3, 5


S25
Siting of buildings should seek to retain existing 
mature canopy trees (excluding invasive species) or 
significant areas of other green cover which contribute 
to biodiversity corridors and habitat. 


   


Existing trees would be shown on 
plans. Any removal of mature canopy 
trees would need to be justified as 
part of any application. Guidelines 
would make clear the parameters 
what appropriate responses may 
be in different circumstances. This 
could addresses approaches based on 
preferred densities, location of trees 
on lots etc. If trees are proposed for 
removal an arborists report would form 
part of application requirements.


 1, 2, 3


S26
Development should ensure appropriate measures are 
integrated to support the establishment and ongoing 
maintenance of landscaping 


Review of landscape plans and any 
associated material should detail 
proposed measures (noting crossover 
with IWM requirements).


                       
5
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THEME: CLIMATE RESILIENCE


Objectives


.1 .1 To improve the resilience of the built environment to climate change related hazards and natural disasters.To improve the resilience of the built environment to climate change related hazards and natural disasters.


.2 .2 To deliver development that reduces the urban heat island effect.To deliver development that reduces the urban heat island effect.


Standards Assessment process Objectives


S27
New development should demonstrate that future climate 
impacts have been considered and addressed in any design 
response. 


Applicants would be required 
to prepare a Sustainability 
Response Plan, similar to 
existing Design Response 
Plans, which identify the future 
climate impacts. Impacts 
would be as per State of the 
Climate reports. This plan would 
summarise impacts and then 
identify proposed responses 
which would be outlined in more 
detail in SMPs. Guidelines could 
provide further information of the 
impacts that would need to be 
considered and what potential 
responses could include.


1, 2


S28
Provide at least 75% of the development’s total site area with a 
combination of the following elements to reduce the impact of 
the urban heat island effect:
• Green infrastructure. 
• Roof and shading structures with cooling colours and 


finishes that have a solar reflectance index (SRI) of:
• For roofing with less than 15 degree pitch, a SRI of at 


least 80.
• For roofing with a pitch of greater than 15 degrees, a 


SRI of at least 40
• Water features or pools.
• Hardscaping materials with SRI of minimum 40. 


The total 75% area would 
be documented on the 
Sustainability Response Plan, 
allowing for easy assessment 
as per current documentation of 
permeability requirements under 
ResCode.


1,2


S29
Pedestrian pathways should be designed with thermal comfort 
in mind. This includes incorporating landscaping (tree canopy 
and other vegetation), shading and covered structures.  


Plans would allow easy 
assessment of whether 
pedestrian paths incorporate 
responses to urban heat.


1,2
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THEME: INDOOR ENVIRONMENTAL QUALITY 


Objectives


.1 .1 To support development that achieves safe and healthy indoor environments, specifically addressing:To support development that achieves safe and healthy indoor environments, specifically addressing:
• • Thermal comfortThermal comfort
• • Thermal safetyThermal safety
• • Access to clean, fresh airAccess to clean, fresh air
• • Access to daylight and sunlightAccess to daylight and sunlight
• • Harmful indoor air pollutantsHarmful indoor air pollutants


.2 .2 To deliver development that considers the impact of future climate conditions on indoor environment quality.To deliver development that considers the impact of future climate conditions on indoor environment quality.


Standards Assessment process Objectives


S30
Buildings should be designed to be able to provide appropriate 
levels of thermal comfort without reliance on mechanical heating 
and cooling systems, as follows: 
DEVELOPMENT REQUIREMENT


Single dwellings


Two or more 
dwellings on 
a lot


All habitable rooms should be cross 
ventilated.


Apartment 
development 


Residential 
Buildings


60% of all apartments should be effectively 
naturally ventilated, either via cross 
ventilation, single-sided ventilation or a 
combination


At least 40% of apartments on every floor to 
be cross ventilated


Non-Residential 
development


All regular use areas of non-residential spaces 
should be effectively naturally ventilated; 
or commensurate mechanical measures 
provided.


Plans should document 
proposed flow paths allowing 
for assessment of ventilation. 
Guidelines should make 
definitions of cross and single 
side ventilation clear.


1


S31
Buildings should achieve a daylight level across the entirety 
of every habitable room of 100 lux and of 50 lux across the 
entirety of any other regularly occupied space.


Proposed lux levels should 
be documented in the SMP. 
For larger and more complex 
development, application 
requirements would include 
specialist reporting. 


1


S32
Internal spaces in buildings should utilise natural light to 
minimise the use of artificial lighting during daylight hours, 
unless the proposed use of the room is contrary to the provision 
of glazing.


Standard application plans such 
as elevations would be used to 
assess this Standard.


1
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S33
Primary living areas of at least 70% of all dwellings in a 
development should achieve direct sunlight for 2 hours on the 
21st day of June to at least 1.5m deep into the room through 
glazing.


Extent of sunlight through glazing 
could be documented on plans. 
Guidelines could show how 
this should be demonstrated, 
and detail considerations in 
calculating solar access. For 
larger and more complex 
development, application 
requirements would include 
specialist reporting. 


1


S34
Development should include openable external windows 
to circulation corridors and lift lobbies to facilitate natural 
ventilation for residential development below six storeys.


Plans notate openable windows. 1, 2


S35
Development should use materials which are low toxicity in 
manufacture and use, and that do not cause harm to people or 
ecosystems.


Guidelines would list materials to 
be avoided and cross references 
could occur with Materials and 
Finishes specification. 


1
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THEME: WASTE & RESOURCE RECOVERY


Objectives


.1 .1 To facilitate development that supports functional waste recovery and management.  To facilitate development that supports functional waste recovery and management.  


.2 .2 To enable the continuous improvement of sustainable waste management and resource recoveryTo enable the continuous improvement of sustainable waste management and resource recovery


Standards Assessment process Objectives


S36
Development should include: 
• Adequate waste and recycling infrastructure to manage the 


waste demand of the development in a sustainable manner 
and to support recycling, such as an appropriate number of 
bins, waste chutes, and cleaning facilities. 


• Waste and recycling infrastructure and enclosures which 
are: 
• Adequately ventilated.
• Integrated into the design of the development.
• Located and designed for convenient access by 


occupants and made easily accessible to people with 
limited mobility 


• Signposted to support recycling and reuse.
• Adequate facilities or arrangements for bin washing. 


A Waste Management Plan 
would be required as part of 
application requirements for 
applications other than single 
dwellings, and a template 
will assist easy assessment 
against aspects of the 
Standards.


1


S37
Development should be designed to facilitate:
• Collection, separation and storage, and where appropriate, 


opportunities for on-site management of food waste 
through composting or other waste recovery as 
appropriate.


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


• Collection and storage of glass recycling
• Collection and storage of containers under any Container Deposit 


Scheme as appropriate for the proposed use and scale. 
• The provision of adequate circulation space on site to allow 


waste and recycling collection vehicles to enter and leave 
the site without reversing.


• Waste and recycling separation, storage and collection 
designed and managed in accordance with an approved 
Waste Management Plan, if required by the responsible 
authority.


• For apartment development, the provision of space for 
communal storage of additional waste streams including E 
waste, hard waste and textiles.


A Waste Management Plan 
would be required as part of 
application requirements for 
applications other than single 
dwellings, and a template 
will assist easy assessment 
against aspects of the 
Standards.


1


S38
An application should demonstrate through the provision of a 
Construction / Demolition Waste Management Plan, if required 
by the Responsible Authority, that all practical and feasible 
practices and activities to minimise waste and increase 
resource recovery will be implemented.


The required CMP, and 
associated template would 
support assessment.


1
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2.1.1 OTHER STANDARDS
It is noted that a number of other Standards were initially 
proposed as part of this amendment. Some of these 
initial Standards will inform updates to BESS (CASBE’s 
sustainability rating tool) or relevant Guidelines, while 
others may form part of a future planning scheme 
amendment when further work has been undertaken.


The Standards which were not pursued at this point in time  
related to:


ENERGY


• Improvements on NCC for commercial energy 
efficiency.


• Glazing specifications.


• Airtightness requirements.


• Penetration points in insulation. 


• Appliance and system efficiency requirements. 


• Electric heat pump minimum standards.


• Illumination power density of internal lighting.


• Provision of electric cooktops.


• Basement car park ventilation. 


• Installation and specification of HVAC systems.


• Specific controls for energy management.


• Preparation of an EV management plan.


• Discretionary fast charging points.


• Reduction in vehicle crossover lengths.


• Efficient fixtures, appliances and fittings.


INTEGRATED WATER MANAGEMENT


• Increased permeability requirement.


• Reduction in flood impact on site and in associated 
context.


• Modelling of flood impacts.


• Ensuring environmental safety and human health in 
reuse of water.


GREEN INFRASTRUCTURE


• Retention of soil profiles.


• Provision of composting and soil conditioning.


• Provision of uncontaminated top soil.


• Landscape measures compliance reporting.


• Shared urban ecology space (including food 
production) requirements.


• Water supply and taps to balconies.


CLIMATE RESILIENCE


• Strengthening local community resilience.


• Blackout refuge requirements.


INDOOR ENVIRONMENTAL QUALITY 


• Internal room temperature minimum and maximums 
for habitable rooms.


• Workplace heating requirements.


• Provision of double glazing.


• Heating and cooling load densities of habitable rooms.


• Higher provision of daylight levels to specified 
proportion of habitable rooms.


• Winter sun access to primary private open space.


• Provision of layered views from habitable rooms.


• Distance between fixed points of occupation (i.e 
desks) and glazing.


• Pollutant emissions of engineered wood, carpet, paint 
and sealants and other materials.


• Olfactory comfort in non-residential development,


• Land use directives for development within proximity 
of main roads truck routes and diesel train corridors 
and other sources of pollution.


• Specific technical requirements for development within 
proximity of main roads truck routes and diesel train 
corridors.


WASTE & RESOURCE RECOVERY


• Onsite reuse of materials.


• Private waste contractor resource diversion.


• Onsite versus street collection of waste and street 
space allocation.


• Internal waste storage space (dwellings).


• Provision of charity donation bins.


• Waste capacity for peak demand times.


• Odour impacts of waste collection vehicles.
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2.2.2 INFORMATION REQUIREMENTS
The review also identified other considerations and 
associated requirements which may be needed to support 
planners, and other relevant officers or decision-makers, in 
assessing the various Standards.


Generally speaking, it is considered that the content 
required to undertake an assessment against these 
Standards is likely to be similar across all scale and types of 
development. What is likely to differ is the scope and level 
of detail of information provided under relevant themes.


New format Local Policy does not allow for the 
identification of application requirements. Consistent 
with the Planning and Building Approvals Process 
Review undertaken in 2019 by Better Regulation Victoria, 
application requirements should be identified by councils 
external to planning schemes. 


While this approach is supported, it is also important to 
ensure that it is clear to applicants what information is 
required to allow decision-makers to assess their proposal 
against relevant Standards. This need is reflected in 
proposed changes to ResCode (Improving the operation of 
ResCode, 2021) which retains the Information Requirements 
against the various Standards contained within those 
Clauses. If such a model is adopted then relevant 
requirements should be integrated into the provision.


While relevant documents such as Sustainability 
Management Plans (SMPs) are sometimes provided only 
as Permit Conditions, it is considered that in delivering 
these Standards, councils will need additional information 
to be able to efficiently assess the Standards. Upfront 
provision of such documents also signals the importance of 
integrating their content with the overarching design of any 
development, rather than ESD measures being an ‘add-on’.


There are significant opportunities to streamline the 
required information pertaining to other parts of the 
scheme (for instance Water Sensitive Urban Design 
/ Integrated Water Management requirements) into 
a single document, reducing complexity and avoiding 
contradictions. Well-considered structuring of a shared 
templates for participating councils will also significantly 
improve consistency and transparency for applicants in 
required ESD information.  


Developing templates will not only support council staff 
in ensuring that the ‘right’ information is provided upfront, 
reducing the need for Requests for Further Information, but 
will also assist applicants (particularly those who may not 
be frequent users of the planning system) in understanding 
what material needs to be provided and what council will 
be considering during any assessment phase. 


2.2  ASSOCIATED MATTERS


2.2.1 DEFINITIONS
While planning should always be drafted in plain English, in 
the case of ESD, this can often mean including reference 
to specific elements, for example “green infrastructure” or 
“Solar Reflectance Index (SRI)”. It is important that there is 
a consistent understanding of these terms. 


There are two options for including definitions. They could 
be included within the provision itself (which is standard 
practice) or they could be included in a Glossary which is 
an Incorporated Document within the schemes. If further 
consideration or legal advice suggests only a small number 
of terms would require statutory weight then the definitions 
could be included within the provision. If however, there are 
a large number of terms requiring definition with statutory 
weight, then the Incorporated Document is the preferred 
approach as it is considered that most of the terms are 
unlikely to require an ‘explanation’ for most users of the 
scheme. Specific definitions are relevant only when a 
Councils definition of them (for example) as included in 
the proposed Policy Document) is challenged in a legal 
setting. In that scenario, the statutory weight accorded to a 
definition included as an Incorporated Document becomes 
important. If agreed State definitions are introduced 
through Clause 73 then these definitions may not be 
required.


Terminology included within the proposed Standards which 
may benefit from definition include:


• Net zero carbon performance 
• Operational energy use
• Residual carbon emissions
• Embodied carbon
• Green infrastructure
• Green cover
• Solar Reflectance Index (SRI)
• Net Leasable Area (NLA)
• Available unencumbered roof area
• Peak visitor capacity
• Regular occupants
• Total site area 
• EV ready
• Mature canopy trees
• Regularly occupied spaces
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Sustainability Management Plan


As noted earlier, this is a key document and should be seen 
as an ‘automatic’ requirement similar to the requirement 
for an Urban Context Report for apartment development. 
A refresh of these key documents as part of this process 
is suggested. This would allow the development of a 
consistent template, and also make clear the level of 
expectation in terms of content for differing scales of 
development. A Practice Note on the preparation of an 
SMP would also be of benefit. 


Sustainability Response Plan


In addition to the more detailed SMP, it is suggested 
that all development should include within their set of 
plans a ‘Sustainability Response Plan’, modelled on the 
current Design Response required under ResCode - with a 
focus on responding to existing and future environmental 
conditions rather than neighbourhood character. This would 
not be a replacement for the more detailed SMP or the 
inclusion of relevant elements on other plans, but a way 
of bringing upfront acknowledgement of the climatic and 
other environmental conditions to which the design of 
any building should be responding to. It would provide a 
summary of key elements of the design response relevant 
to sustainability on a single plan.


In addition, a number of other reports are likely to be 
required to allow assessment. These are discussed briefly 
below:


• A Waste Management Plan (WMP) which deals with 
how operational waste will be managed on the site 
should be required for all development, other than 
single dwellings or two dwellings on a lot. As part 
of reducing complexity and ensuring the burden 
on applicants is not unreasonable, templates for 
smaller scale development should be considered to 
allow applicants to provide this information without 
the need to employ specialist waste experts. This 
‘template’ could also be used to convey ‘best practice’ 
to applicants and educate them in effective ways of 
managing their waste. For larger scale developments 
more typical WMPs would still be required, with 
relevant updates and endorsement to follow as part of 
any issue of permit, as per current practice.  


• In addition to operational waste, construction 
(and in relevant cases where a permit is triggered, 
demolition) waste is also a key source of landfill. 
While some targets proposed have sought specific 
landfill diversion targets etc, the diversity of areas 
covered by the councils affiliated with these Standards 
means a flexible approach is more appropriate. 
Permit Conditions now often require Construction 
Management Plans for larger scale development and 
similar application requirements are embedded in 
other parts of the scheme (i.e. requirement that the 
application describes how the site will be managed 
prior to and during construction periods at Clause 
53.18) - such requirements could be integrated with 
this requirement, and this integration communicated 
through Application Requirement guidelines. Similar to 
the approach proposed to WMPs it is suggested that a 
template for the management of construction waste, 
including tips for best practice could also be adopted.     


• Although again, increasingly standard practice, it will 
be important that a Landscape Plan, and associated 
maintenance plan for larger scale development is also 
submitted with any applications. See discussion on 
Guideline Material for more detail.


Finally, it should be made clear through any Application 
Requirement guidelines that all relevant ESD content should 
be shown spatially on plans where relevant to ensure they 
are carried through all stages of the construction process. 
As part of a ‘support package’ for implementation of any 
amendment, Application Requirement guidelines could be 
prepared which could be used by all councils who apply 
the seek to integrate the Elevated ESD Standards in their 
schemes. 


2.2.3 PERMIT CONDITIONS
As outlined in Section 3.7 of this report, Permit Conditions 
will be critical in ensuring objectives for net zero operational 
energy. The proposed requirement for Sustainability 
Certificates at Construction and Operational stages would 
need to be included as Permit Conditions.


There are also a number of other matters which would 
need to be addressed as Permit Conditions to effectively 
implement the proposed Standards. While many of these 
are already applied by some councils, again, a consistent 
approach across all councils applying the Elevated ESD 
Standards would be highly beneficial. 
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Other matters to be addressed by Permit Conditions would 
include:


• Endorsement of the SMP (including EV management 
and also IWM) prior to construction commencing.


• Endorsement of the Construction / Demolition 
management plan (if required) prior to construction 
commencing.


• Endorsement of the WMP prior to construction 
commencing.


• Endorsement of Landscape Plan/s and associated  
Maintenance Plan (if required) prior to construction 
commencing.


• Endorsement of any Green Travel Plan, if relevant and 
not integrated into the SMP. 


2.2.4 GUIDELINE MATERIAL
As noted in the Peer Review of the Standards, a number 
of the initial standards and some of the more ‘technical’ 
details are suggested for inclusion in a document which 
sits outside planning schemes.


A Guidelines for Sustainable Building Design document 
is recommended which could be used consistently by 
all councils who apply the Elevated ESD Standards, and 
could be included as a Background Document in relevant 
schemes. This could provide more explicit technical 
information, appropriate alternatives for responding to 
performance criteria, and real life case studies. Its inclusion 
as a Background Document may provide the flexibility for it 
to be included (similar to the Best Practice Environmental 
Management Guidelines) in a manner which allows it to 
be updated over time as technology changes (i.e “or as 
updated”), ensuring the technical recommendations are 
consistent with any contemporary best practice. 


These Guidelines could provide not only clear direction 
as to options for delivering the Standards, but could 
also clearly articulate expectations at different scales of 
development. This confusion about expectations from 
different councils is a key issue for applicants, as a lack 
of understanding of what may be expected in the ‘ESD’ 
space can act as a significant barrier. Guidelines can assist 
with breaking down this barrier. Importantly, the Guidelines 
should be structured and drafted to directly relate to the 
content within the schemes which would be assessed 
through any approval process. 


Areas relevant to the proposed Standards which could 
benefit from coverage in any guidelines include:


• SMP content, outlining expectations of a SMP and the 
level of detail required for different development. This 
could then link directly to different thematic headings 
where common issues, helpful tips and best practice 
case studies are documented.  


• Landscape plans & maintenance plans, in particular 
requirements at different scales and references to 
other key resources (such as the City of Melbourne 
Green our City resources). 


• Best practice case studies of construction waste 
management.


• Guidelines for designing for adaptation or ‘design for  
disassembly’ for different typologies.


• How to maximise available roof space for solar and 
options for managing competing space requirements. 


• Expectations around EV infrastructure, including 
addressing tricky issues like how EV infrastructure 
might be integrated with car stackers.


• Guidelines for ventilation, across all typologies and tips 
for addressing common issues.
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3.0  IMPLEMENTATION CONSIDERATIONS


This part of the report addresses a number of specific 
questions posed in the project brief. They include the 
following:


Advise on what proportion of technical information can be 
contained within the draft objectives and standards, and 
what proportion would be better located elsewhere.. 


Advise on how other external references such as 
incorporated documents, background documents and 
reference tools could be utilised to deliver the best format 
and structure. 


Review proposed staged triggers for the planning scheme 
amendment. Consider the value of this as a tool for 
implementing the more ambitious and challenging aspects 
of the proposed objectives and standards. 


Consider whether these staged triggers could be 
exhibited and published as part of one planning scheme 
amendment, rather than a series of amendments.


To assist the analysis, consider the proposed planning 
mechanisms in context of the eight development 
typologies included below to ensure an adequate cross 
section of development typologies across Victoria are 
represented to demonstrate net community benefit of 
sustainable resilient built environments. 


Advise on suitable application documentation, such as 
Sustainability Management Plan (SMP) being suitable for 
initial development application and assessment.


Advise on suitable operational evidence and reporting 
options, by referring to previously completed legal advice 
from Maddocks and consider how best to administer 
new provisions notably the operational aspects of the 
zero-carbon performance standard including ongoing 
operational purchasing of renewable energy, by 
considering the following;


i. Use of SMP and planning permit conditions to set 
ESD performance standards, including new zero carbon 
standards.


ii. Use of s173 agreements, Owners’ Corporation Rules, 
Tenancy agreements or other devices to require renewable 
energy purchasing for the life of the building.


iii. Use of Implementation Reports, similar to Operational 
Waste Management Plans, 


iv. Other alternative reporting, submission or assessment 
mechanisms as necessary.


3.1  TECHNICAL INFORMATION 
WITHIN OBJECTIVES AND 
STANDARDS
A question posed in the brief was to:


Advise on what proportion of technical information can be 
contained within the draft objectives and standards, and 
what proportion would be better located elsewhere.


The initial draft of the elevated standards circulated 
with the brief contained considerable detailed technical 
information and reference to technical requirements and 
standards. Examples include:


• Buildings must be designed, constructed and tested 
to achieve a maximum air permeability of 5 m3/hr.m2 
when tested at 50 Pa.


• Electric heat pump hot water must have a COP of at 
least 3.0 at winter design conditions or within 85% of 
most efficient system available.


• Infrastructure and cabling (without the EV charger 
unit) is to be provided for each  garage, to support 
a minimum Level 2 (Mode 3) 7kW 32Amp EV car 
charging.


It also included reference to some sustainability 
assessment tools such as the Green Factor Tool and 
NatHERS.


Planning is the first stage of the approvals process for the 
construction buildings. Initially the planning process dealt 
with basic issues concerning the use and the development 
of land (i.e. the construction of buildings and works). In 
relation to buildings, it focussed on the basics of siting, 
form and design, and the impacts of buildings on their 
surrounds. 


The building system deals with more detailed technical 
information that sets minimum requirements for safety, 
health, amenity and energy efficiency in the design and 
construction of new buildings.


Over time, increasingly more detailed and technical 
information has been incorporated into planning schemes. 
This is largely because the building process focusses on 
minimum standards whereas the planning process provides 
the opportunity to implement higher than minimum 
standards. This is particularly relevant in relation to 
sustainability standards.
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The outcome is that additional technical expertise and 
specialised tools are required to assess planning permit 
applications. Sustainability engineers and other more 
specialised areas of expertise, and documents that relate 
specifically to sustainability, such as Sustainable Design 
Assessments and Sustainability Management Plans, are 
now required as part of the planning permit application and 
assessment process. 


The proposed elevated ESD Standards contain considerable 
additional technical information in relation to requirements 
to be met for sustainable buildings.  In deciding on the type 
of technical information appropriate to include in planning 
policies and controls, the following principles should be 
applied:


• The information must assist in realising a 
planning objective.


• The information must assist in determining 
whether a development meets stated objectives 
or requirements contained in a planning control.


• The information must be from a verified and 
legitimate source that is recognised by the 
planning system.


• The information must be understood and 
be capable of being measured, applied and 
assessed by professionals that are commonly 
involved in assessing planning permit 
applications, both within local government and 
the development industry.


• Should not replicate standards included in other 
legislation. 


It is considered appropriate for technical information 
that complies with the above principles to be included in 
objectives and standards in any provisions proposed to be 
included in planning schemes.


3.2  USE OF EXTERNAL AND 
OTHER DOCUMENTS
The project brief seeks advice on:


… how other external references such as incorporated 
documents, background documents and reference tools 
could be used to deliver the best format and structure. 


3.2.1 DOCUMENTS REFERRED TO IN 
THE VPPS


Planning Practice Note 13 Incorporated and Background 
Documents explains the role of external documents 
in planning schemes. Two options exist in relation to 
referencing external documents in schemes:


• Incorporated documents.


• Background documents.


Incorporated documents


Incorporated documents are documents that are essential 
to the function of planning schemes. Incorporated 
documents form part of planning schemes. They carry 
the same weight as other parts of the scheme.  An 
incorporated document can only be changed by a planning 
scheme amendment.  It can include planning controls 
and requirements and can trigger the need for a planning 
permit.


An incorporated document must be listed in Clause 72.04 
of the VPPs, which provides a list of all documents that are 
incorporated into a scheme.


There is a strong preference as part of the planning reform 
process underway in Victoria, to simplify and streamline 
planning provisions. The aim is for all planning requirements 
to be included within planning schemes rather than in 
incorporated documents, wherever possible. 


Principles for including technical details in the VPPs


• Must assist in realising a planning objective.


• Must assist in determining if a development meets stated objectives or requirements.


• Must be from a verified and legitimate source.


• Must be understood and be capable of being measured, applied and assessed by professionals involved 
in assessing planning permit applications.


• Should not replicate standards included in other legislation.
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It is not considered necessary to include an incorporated 
document into the VPPs to implement the proposed 
Standards as part of this project.  All relevant provisions 
related to elevated ESD Standards for sustainable 
buildings can be included in appropriate controls within 
the framework provided by the VPPs, such as particular 
provisions. See also discussion on Definitions (at Section 
2.2.1) which identifies one potential use of an Incorporated 
document that may be considered.


Background documents


Background documents are documents that are referred 
to in planning schemes but which are not actually part of 
schemes.  


They are documents that may provide useful background 
advice to applicants or that assist in understanding planning 
scheme requirements, why particular requirements are 
included in the planning scheme, substantiate issues or 
provide background to specific decision guidelines in local 
planning policies or schedules. The substantive planning 
elements of background documents are generally included 
within the planning scheme itself.


Background documents must be listed in Clause 72.08 
of the VPPs.  As set out in that clause a background 
document is one that may:


• Have informed the preparation of, or an amendment 
to, the planning scheme;  


• Provide information to explain the context within which 
a provision has been framed; or  


• Assist the understanding of the planning scheme.  


The key documents and key tools that are referred to in 
any proposed planning provision included in the VPPs as 
part of this project, will need to be listed as background 
documents.  An example of this might be the proposed 
Guidelines for Sustainable Building Design.


3.2.2 SUSTAINABILITY TOOLS
The proposed elevated ESD Standards include reference to 
external tools and other published standards such as:


• NatHERS – The National House Energy Rating Scheme, 
which measures the energy efficiency of dwellings.


• The Green Factor Tool, developed by the City of 
Melbourne (currently in a voluntary pilot phase) to 
deliver green infrastructure in line with international 
best practice.


It is commonplace for planning schemes to refer to external 
tools to be used in the assessment of planning permit 
applications. Tools that are presently commonly referred to 
in planning schemes include:


• NatHERS.


• Green Star.


• The Built Environment Sustainability Scorecard (BESS) 
tool.


• STORM and MUSIC – Calculators used to model 
stormwater treatments for small subdivisions (STORM) 
and more complex projects (MUSIC).


Application of external sustainability tools in planning 
schemes has been considered and supported by Planning 
Panels Victoria in a number of key panel hearings in relation 
to planning scheme amendments:


• Environmentally Efficient Design Local Policies, 
Planning Panels Victoria 2014


• Fishermans Bend Planning Review, Planning Panels 
Victoria, 2018


In both cases the committees / panels supported reference 
to various sustainability tools within planning policies in 
planning schemes. The amendments have since been 
approved.  


Various approaches have been used to reference tools in 
existing planning schemes:


• Some tools are listed as reference documents (i.e. 
Melbourne Planning Scheme, Clause 22.19-7, Port 
Phillip Planning Scheme Clause 22.13-6, Manningham 
Planning Scheme, Clause 22.21-6).


• In some cases they are ‘defined’ in local policies (i.e 
Melbourne Clause 22.19.8).


• In others that are included as policy guidelines (i.e. 
Moreland).


None of the documents mentioned above are presently 
listed as background documents in Clause 74.08 of those 
planning schemes.  This is probably because the schemes 
were amended prior to the VPPs being reformatted as a 
consequence of Amendment VC148.  


It will be necessary to list any sustainability tool directly 
referred to in any proposed planning provisions within the 
actual provision and also in Clause 74.08 of the VPPs. 
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3.3  PLANNING PRACTICE 
NOTES
Planning Practice Notes give advice about how to prepare, 
apply and use planning provisions contained in planning 
schemes. 


A wide range of planning practice notes that have been 
prepared by DELWP for a wide range of issues.  They 
generally relate to statewide issues.


No planning practice note has been prepared to date that 
explains the sustainability initiatives that presently exist 
in planning schemes and how such matters are to be 
taken into account in the assessment of planning permit 
applications.


Benefit would exist in the Department preparing a planning 
practice note in relation to sustainable buildings.  The 
practice note could:


• Explain the policy context and justification for 
sustainability requirements for buildings.


• Explain the relationship between the proposed 
statewide building sustainability requirements and 
the elevated sustainability standards proposed to be 
included in planning schemes as a consequence of this 
project.


3.4  SUSTAINABILITY 
GUIDELINES
The initial list of elevated ESD Standards generated by the 
client, upon which this project is based, was extensive. 
It included many initiatives that were not appropriate 
to be included in a planning provision as Objectives or 
Standards but which were good design ideas to improve 
the sustainability of buildings.


Merit exists preparing a separate detailed document called 
Guidelines for Sustainable Building Design. That document 
could be listed as a background document in the VPPs 
and / or referenced in the proposed particular provisions 
recommended to be included into the VPPs as part of this 
project.  


The guidelines would provide additional sustainability 
advice and guidance beyond that contained in the particular 
provision itself.  It could operate in a similar fashion to the 
Urban Design Guidelines for Victoria which were prepared 
by DELWP and which are a reference document in all 
planning schemes through the state.  


In the case of the Green Factor Tool, it is noted that current 
testing is underway to ensure it broader applicability 
beyond an inner city context. It will also be important to 
provide a level of transparency in the content of any tool 
referenced in the planning scheme. This may be addressed 
through a current review of governance arrangements, 
but alternatively the relevant Standard could include a 
‘date’ thereby ensuring that any change to the tool from 
that identified time would require a planning scheme 
amendment to carry statutory weight. This would ensure 
relevant ‘checks and balances’ are in place.


Principles for including references to external tools 
in the VPPs


• It will be necessary to list any sustainability 
tools referred to in the planning provisions as a 
background document


• Any tool would need to be transparent in 
relation to the content against which any 
application would be assessed. 


While considering the use of external tools it is pertinent to 
also note some further work which could be undertaken in 
this area. While current practice to refer to a variety of tools 
that can be used to support assessments has many benefits, 
there is the potential for a more streamlined approach to the 
use of external tools which would be beneficial. 


Given the role that CASBE plays in leading both this 
amendment project and in the governance of the BESS tool,  
the benefits of more widespread use of that tool is noted. 
While this is happening to a degree naturally due to the ease 
of use and the alignment of the tools with requirements 
of existing Local ESD policies, it should be encouraged. 
If possible, further liaison should occur with the State 
government around issues of governance and responsibilities 
for maintenance. These discussions around governance 
of external tools will also likely be important in generating 
support at State level for tools such as the Green factor Tool. 


There may also be benefit in some clearer articulation of 
the different tools currently referenced in planning schemes 
and their role through a Planning Practice Note. This could 
provide clarity for planners, many of whom may benefit from 
a greater understanding of, for example, what NatHERS 
does, as opposed to more holistic tools such as BESS or 
Green Star. Such a note may also allow for the identification 
of preferred tools, while leaving open the opportunity to 
utilise other tools where appropriate.  


29Hansen Partnership Pty Ltd


      SUSTAINABILITY PLANNING SCHEME AMENDMENT BACKGROUND RESEARCH - COMPONENT B: PLANNING ADVICE







3.5  PERMIT TRIGGERS
Generally the VPPs provide the opportunity to impose 
requirements on development that needs a planning 
permit. The VPPs do not generally provide the opportunity 
for standards to be imposed on development that does not 
require a planning permit. Exceptions to this do exist. It is 
not recommended that an exception be pursued for the 
purpose of implementing sustainable building standards.  
The preferred approach to apply sustainability standards to 
developments that do not require a planning permit would 
be:


• Via the National Construction Code.
• Via public education and a voluntary approach.  The 


design guidelines referred to in the previous section 
could be made available to the general community, 
builders and designers.


Planning permits are required for most buildings and works 
undertaken in most zones.  Noticeable exceptions include:


• Single dwellings on standard size lots (i.e. 300 to 500 
sqm or more).


• Public buildings in public use zones such as 
universities, hospitals, local government building etc, 
on land that is zoned for public purposes. 


3.5.1 ZONES AND OVERLAY TRIGGERS
The requirement for a planning permit for buildings and 
works arises from the VPPs provisions from either:


• Zone controls.
• Overlay controls.
• A particular provision.
In situations where a planning permit is not required for 
buildings and works by zone controls, an overlay may trigger 
the need for a permit.  When an application under an overlay 
is being assessed, it is only assessed against the purpose for 
which the overlay has been introduced.  For example:


• A single dwelling in a residential zone does not require a 
planning permit.


• However a planning permit is required because the land 
is covered by a heritage overlay.  


• The only matters that can be taken into account in 
assessing the application, are heritage matters.  


• The fact that a heritage overlay triggers the need for 
a planning permit, would not enable sustainability 
requirements contained in a particular provision to be 
imposed.


3.5.2 VICSMART
VicSmart is a fast track process for assessing planning 
permit applications that are triggered by other 
requirements of the VPPs – either zone or overlay 
requirements.  VicSmart provisions do not trigger the need 
for planning permits in their own right.


One of the features of the VicSmart process is that 
the matters to be taken into account when assessing 
a planning permit application, are limited to only those 
specified for that type of application (i.e. decision 
guidelines). Sustainability requirements contained in a 
particular provision, could only be taken into consideration 
in assessing a VicSmart application, if they were specified 
as a VicSmart decision guideline for that class of 
application in the scheme (either as a standard requirement 
or as a local requirement).  


Most development that has been identified for assessment 
via the VicSmart process, is smaller types of development 
or extensions. In most cases, it would not be necessary to 
specify that sustainability considerations need to be taken 
into account for VicSmart applications.


Under VicSmart a council officer cannot ask for more 
information than the planning scheme requires. A council 
can only consider a local planning policy where it is 
included in the decision guidelines for a VicSmart class of 
application and included in the planning scheme.


Under the VicSmart process there is an application 
requirement for buildings and works pathway for a written 
statement describing whether the proposed buildings and 
works meet “Any development requirement specified in the 
zone or the schedule to the zone”. There are requirements 
to meet certain clauses of ResCode but energy efficiency, 
for example, is not one of these. 


A DDO would also trigger assessment under VicSmart 
(and therefore not allow for consideration of local policy) 
in any commercial zone or a Special Use, Comprehensive 
Development, Capital City, Docklands, Priority Development 
or Activity Centre Zone up to $500k or in an industrial zone 
up to $1million


For land in a Design and Development Overlay, a written 
description of the proposal including “how the proposal 
responds to the design objectives specified in a schedule to 
the overlay” and “how the proposal meets the requirements 
specified in a schedule to the overlay”.


There is no explicit reference under VicSmart requirements 
that reference the need to comply with any particular 
provisions.
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3.6  BUILDING TYPOLOGIES
The brief sought advice in relation to the types and scale of 
development that might be used as a basis for staging: 


To assist the analysis, please consider the proposed 
planning mechanisms in context of the eight development 
typologies included below to ensure an adequate cross 
section of development typologies across Victoria are 
represented to demonstrate net community benefit of 
sustainable resilient built environments. 


The suggested typologies and scales referenced in the brief 
included the following:


Another suggestion was included as part of the 
documentation of initial draft Standards, also attached to 
the brief. These differed slightly and were as follows:


• Residential
• Non-residential
• Industrial 


For non-residential and industrial development only one 
category was suggested, for larger developments of more 
than 2,000 sqm.  No category was suggested for smaller 
developments of less than 2,000 sqm. It is noted that 
existing local policies for sustainable buildings in planning 
schemes, commonly apply to non-residential buildings of 
less than 2,000 sqm, often down to 50 sqm in area (i.e. 
Moreland, Port Phillip etc.) Local policies in the Melbourne 
Planning Scheme relate to offices of all sizes, although 
lesser standards apply to smaller offices.


There is a need for a consistent approach to classifying 
building typologies.  Typologies used for sustainability 
standards should closely align with land use definitions 
and building types used throughout the VPPs. The VPPs 
define land uses and group (or nest) similar uses together 
in nesting diagrams contained in Clause 73.43 of the VPPs. 
This grouping of land uses is an effective way to categorising 
different groups of land uses to which the elevated ESD 
Standards can be applied.  The recommended approach is 
outlined in the following table.  The table:


• Lists all of the land use ‘nesting groups’ identified in 
Clause 73.04 of the VPPs.


• Identifies those groups appropriate to be subject to 
sustainable building guidelines.


• Identifies categories of uses with each group, 
where appropriate.  This only relates to residential 
development.


• Groups together ‘nesting groups’ that have similar built 
form characteristics.


• Lists the names of the building typologies recommended 
to be used for the purpose of this project.


• Identifies scales of development (i.e. small or large) for 
typologies where it is appropriate to do so.


A number of “nesting groups” are identified in the table as 
not needing sustainability standards.  They are generally 
land uses that do not rely on buildings for the use of the 
land.  Where some buildings are required in association 
with the use (i.e. an office, a restaurant, a workshop, 
storage building etc), Standards applicable to those 
particular activities should be applied to those buildings. 
The typologies to which the elevated ESD Standards 
applied is likely to require further refinement during any 
implementation phase, particularly considering non-
metropolitan contexts. 


Typology 
i. Large residential mixed use development > 50 
apartments and small retail


ii. Large non-residential > 2000sqm GFA office 
development


iii. Large industrial > 2000sqm


iv. Small multi-dwelling residential < 3 dwellings


v. Small multi-dwelling residential > 5 dwellings but 
less than < 10 dwellings


vi. Small residential apartment building < 10 dwellings 
but > 20 dwellings


vii. Small non-residential office and retail > 2000sqm


viii. Single dwelling and/or residential extensions


Typology 
Residential: 100 or more dwellings


Non-residential: > 5000sqm new floor space


Residential: 50 or more dwellings


Non-residential:> 3000sqm new floor space


Residential: 20 or more dwellings


Non-residential:> 2000sqm new floor space


Residential: 2 or more dwellings


Non-residential:> 200sqm new floor space


Building typologies shown in the first table above, 
categorise buildings by three land use types:
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Table 1: Assessment of typologies
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3.7  NET ZERO CARBON
A key objective of the elevated ESD Standards is to 
achieve net zero carbon emissions during the operational 
stage of buildings. If this is to be sought through the issue 
of the planning permit there are a number of important 
considerations. Any requirement of a planning permit 
condition / or a Sustainability Management Plan must be 
able to be monitored and enforced by council for it to have 
effect.


There are four stages of the development cycle: Design, 
Construction, Operation and Demolition. Planning generally 
deals with the first two stages – design and construction.  
It also deals with the third stage to a more limited degree.  
Permits can contain conditions that regulate the future use 
of the land such as hours of operation, patron numbers, 
compliance with EPA requirements etc.


The question is whether an objective for net zero 
operational carbon is appropriate or necessary to include 
in the elevated sustainability standards. Given this is a 
key objective and a strong case can be made for the built 
environment to deliver net zero buildings and for the role of 
the planning system in this, the critical question becomes, 
how can it be monitored and applied?


It is noted that planning regulation to ensure that new 
development does not contribute to increased carbon 
emissions is only one part of jigsaw in the current transition 
phase. However, planning controls are important in an 
efficient transition as it is well understood that embedding 
appropriate responses at a planning stage results in more 
considered and integrated responses.


One of the matters required to be taken into account 
by Ministerial Direction 11 – Strategic Assessment of 
Amendments, is the administrative burden an amendment 
will place on a responsible authority: 


• To monitor compliance with a permit condition that 
required ongoing carbon emissions to be met during the 
operational life of a building would likely require either 
regular inspections from Council enforcement officers 
or a self-reporting mechanism like a certificate of 
compliance lodged by owners or tenants of the building.  


• To be effective throughout the operational life of building, 
this would need to be done on an ongoing basis. 
While some typologies or developers may chose a 
pathway such as NABERS which includes monitoring of 
operational energy use, for most development, ongoing 
monitoring would place an unreasonable administrative 
burden on Councils. 


It is therefore considered that the need for one certificate 
of compliance upon occupation of a building (i.e. within 
12 months), would be sufficient to demonstrate that the 
requirements of a permit condition had been complied 
with, at least in the short term. Such a requirement is less 
likely to impose an unreasonable administrative burden on a 
Council. The process for issue of this operational certificate 
may also be able to be undertaken by a consolidated 
resource (i.e through funding of a compliance program via 
CASBE).


In addition, given the complexity and the varying 
interpretations of associated terms, statutory definition 
of net zero operational emissions must be included in 
any amendment. Any other relevant terms such as green 
power or offsets should also be included. 


Any process for documenting and demonstrating 
compliance should be documented in the proposed 
Guidelines so this is clear to applicants. This should include 
the various ‘options’ that would be considered acceptable 
in demonstrating to Council the achievement of relevant 
standards (such as through external tools such as NABERS 
or GreenStar). 


For applicants the process could look as follows:


1. Document proposed approach to delivery of zero 
carbon in the SMP, including anticipated energy 
efficiency, proposed onsite energy generation and 
proposed approach to delivery of green power (e.g. 
through a power purchase agreement, Section 173, 
GreenStar certification or other).


2. Permit conditions would be applied and updated SMP 
endorsed as part of the planning permit process. 


3. If applicable, S173 applied (CASBE should consider 
development of a ‘standard’ S173 for consistent 
application) if this option is used.


4. At construction completion, an ‘ESD compliance 
certificate: construction’ would be issued. This 
certificate could be issued either by Council or by a 
consolidated resource funded through CASBE for those 
councils without sufficient internal resources. Where 
relevant external certification could be used. This 
would confirm that all the proposed steps to deliver 
net zero outlined in the SMP had been delivered. A 
standard assessment template / process should be 
developed by CASBE.
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5. At a certain timeframe post occupancy a second 
certificate ‘ESD compliance certificate: occupation’ 
would be issued. This should only occur one time, 
nominally 1 year post occupation. This certificate 
would focus on ensuring that required operational 
aspects of the SMP has been delivered, including 
relevant greenpower or purchase arrangements. 


This last step has been subject to further legal advice as to 
how any operational compliance would operate in respect 
the strata titled or multi-tenancy development, where the 
operational components of energy use may fall outside 
the control of any landowner to whom the planning permit 
would apply. The legality of the proposed approach and 
applicable responsibilities has been confirmed through this 
advice.


Given net zero can be achieved through the purchase of 
GreenPower etc, without major changes to building fabric, 
there remains avenues to achieve compliance with the 
net zero objective even in a post-construction phase. 
Consideration should be given to the wording of permit 
conditions to ensure that councils can seek alternative 
approaches to the delivery of net zero objectives if 
constructed development precludes any approach which 
formed part of original planning approvals. 


The process for assessing and issuing ‘compliance’ 
certificates should be documented to ensure this occurs 
in a consistent manner across all councils. This could 
be modelled on, or build on, the Residential Energy 
Efficiency Scorecard program to ensure compatibility 
with other programs and with NatHERS. Any process 
must be designed in a manner which integrates with 
existing processes to avoid creating additional burdens. 
As noted, where compliance monitoring is required at 
construction and operational stages, consideration should 
be given to whether this can be absorbed within existing 
regulatory processes of participating councils or through 
RBS processes or if a more effective approach may be 
through shared central or regional resources to undertake 
this work.  It is recommended that a monitoring and review 
system be implemented so that common issues and levels 
of compliance can be tracked and processes improved or 
adjusted if needed.
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3.8  IMPLEMENTATION INTO 
PLANNING SCHEMES
A question in the brief was to:


Provide advice on the best format and location for the 
zero carbon and elevated sustainability outcomes in the 
Victorian planning scheme.


Initial policy work has indicated that a preferred location 
would be for a new local schedule for a new Victorian 
Particular Provision (VPP), from the ESD Roadmap or 
other (e.g. Existing or new Particular Provision addressing 
ESD objectives). This relies on an appropriate VPP being 
in place. This also assumes that any State drafted VPP 
changes will be of a lower standard to what is drafted as 
part of this project. Review and assess this position and 
consider whether there is another suitable place in the 
planning scheme that may have higher value. See DEWLP 
discussion paper for detail on ESD Roadmap.


Before the new VPPs are finalised, the draft planning 
scheme amendment is currently formatted as a Design 
and Development Overlay for entire municipalities. Analyse 
whether this is viable over all zones and land uses across 
the range of local government areas contained within the 
participating councils.


The Advisory Committee that considered the amendments 
exhibited by Councils in 2014, considered options as to 
how the provisions should be implemented. It considered 
the following five options: 


• Incorporated document. 


• Local planning policy framework.


• Amended existing particular provisions – i.e. Clause 
55, 56, 58 etc.


• A new particular provision.


• Design and Development Overlays.


The committee noted that each option had advantages 
and disadvantages, and may to appropriate in different 
circumstances.  However, it did not form an opinion on 
the most appropriate option, as the amendments before it 
proposed local policies.


The Table 2 on the following pages includes an updated 
review of options to include elevated ESD Standards into 
the VPPs.


A new particular provision in Clause 53 of the VPPs 
is considered the most appropriate way to introduce 
elevated ESD Standards for buildings into the VPPs.  A new 
particular provision is considered a superior option to a 
DDO. 


A new particular provision would work in the following way:


• It would be a freestanding Clause that would include 
all operational provisions required to implement the 
elevated ESD Standards in the one clause in the VPPs.  


• This Clause would appear in planning schemes in 
Victoria, where a council had adopted the Clause for 
its municipality.  


• The provision would include a list of municipalities to 
which the provision applies.  


• Those municipalities that choose to adopt the 
Standards would amend their planning schemes to add 
the name of their municipality to the list.


• Any local policies regarding sustainable buildings 
already contained in municipal planning schemes 
would need to be reviewed and potentially deleted 
as part of the amendment, to avoid duplation and 
inconsistencies between existing policies and the new 
particular provision.


• If the state government introduced a separate 
statewide policy for sustainable buildings at a later 
date, both provisions could apply in a municipality. 
If a contradiction existed between two controls the 
accepted practice is that the more stringent control 
applies.


• There would be no need to amend other clauses that 
may apply to existing uses (such as Clause 55, Clause 
56, Clause 58 etc). 


A new particular provision in the VPPs is the most 
appropriate way in which to introduce elevated 
standards for sustainable buildings
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Location in the VPPs Comments


Local Planning Policy Similar to the way existing sustainability requirements are implemented into many municipal schemes.


A policy has less statutory weight than a requirement that is contained within a planning control, such 
as a DDO or a particular provision.


A policy cannot be applied as a mandatory requirement or include mandatory standards.


Conflicting policies need to be balanced in regard to net community benefit and sustainability.  This 
may lead to policies for sustainable buildings being given lesser weight than other policies in some 
circumstances.


An aim of this project is to move beyond the current policy approach and to give greater statutory 
weight to elevated sustainability requirements.


Application requirements, definitions and decision guidelines cannot be included in Local Policy the new 
PPF format


Design and 
Development Overlay


A municipal wide DDO would be a mechanism that could be used to introduce elevated sustainability 
standards into planning schemes.


DDOs can introduce planning permit triggers for buildings and works into a planning scheme that may 
not presently require a permit under other provisions of a planning scheme.      


Both discretionary and mandatory requirements can be included in a DDO.


A municipal wide DDO could be crafted to relate to all land uses within a municipality, or to different 
uses in different parts of a municipality.


The opportunity would exist to apply different DDOs to different zones or localities within a municipality, 
if there was a benefit in doing so i.e. Central City Zone, industrial zones, residential zones etc.  


The structure and set sections of a DDO schedule are not ideal and do not provide enough flexibility to 
achieve what is intended from the elevated targets (i.e. bicycle parking rates could not be included).


DDOs are generally designed to apply to specific locations within a municipality and are not the preferred 
tool for a requirement that applies across a whole municipality.  


Particular Provision A particular provision would be an appropriate mechanism by which to introduce elevated sustainability 
standards into planning schemes.  


Generally, particular provisions are statewide provisions.  They usually apply to a particular issue or to a 
particular type of use or development across the state, often regardless of the zoning of the land. 


Other than in a few situations where schedules exist, there is no opportunity for a local council / or 
groups of local Council’s to introduce a new particular provision into the VPPs. However, with the 
consent of DELWP, it would be possible to introduce elevated ESD as a new particular provision 
into Clause 53 of the VPPs (i.e. General Requirements and Performance Standards). This would 
involve preparing a particular provision that contained a clause that stated which municipality the 
provision applied to.  As additional municipalities adopt the elevated sustainability standards, a 
simple amendment would be made to the VPPs to add the name of those municipalities to the list of 
municipalities to which the provision applies.


Greater flexibility exists in the structure of a particular provision than a schedule to a DDO, as the 
contents and structure of schedules to DDOs are set out in a Ministerial Direction regarding the Form 
and Content of Planning Schemes.  This is not the case in relation to particular provisions.


This approach could be presented to DELWP as a provision that will apply across the state, but only 
in those municipalities that choose to adopt the provision, technically meeting the test of being a 
statewide provision.


Some flexibility could be included in the scheme for municipal variations and for staged implementation 
with municipalities, by the inclusion of a schedule to the provision if deemed necessary.
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Table 2: Potential implementation options


Location in the VPPs Comments


All standards in the 
one place in the 
planning scheme or 
spread throughout the 
scheme..


Preferably, elevated sustainability standards should be embedded into relevant existing provisions 
contained in the VPPs for particular uses or issues in a fully integrated way (i.e. Clause 52.34 Bicycle 
Facilities; Clause 53.18 Stormwater in Urban Areas; Clause 55 Multi dwellings; Clause 58 Apartments 
etc).  This would remove the potential for duplication and contradictory standards between different 
clauses of the planning scheme and would be a better overall approach.


This approach would only be possible where standard statewide provisions are introduced into the VPPs 
that apply to all municipalities from the outset.  Such an amendment could include a thorough review 
other aspects of the VPPs that also relate to sustainability, and make consequent changes to those 
clauses to achieve a fully integrated outcome.


This approach would not be practicable where elevated sustainability standards are being introduced 
at the municipal level, as proposed by this project.  It would not be practical to amend other statewide 
provisions of the planning scheme (i.e. Clause 55 and 58) to include sustainability standards that only 
applied in specified municipalities.


The most practical approach to include elevated standards for specified municipalities, is for all 
standards to be included in the one place in the VPPs, either a single particular provision (preferable) or 
alternatively a schedule to a DDO.


This may result in some duplication and conflict between provisions that already exist in other clauses 
of planning schemes.  However, such an outcome is justified in the short to medium term, until elevated 
standards eventually become statewide standards and any duplication is removed.  


This approach has been supported by Planning Panels Victoria in relation to Amendment C278 to the 
Melbourne Planning Scheme.  That amendment introduced new mandatory overshadowing controls for 
parks throughout the municipality.  Those controls contradicted numerous other specific overshadowing 
controls contained in numerous other schedules to DDOs throughout Melbourne.  Where two 
contradictory controls exist, the planning principle is that the most stringent control applies.


Special Control Overlay Inconsistent with the stated purpose of the overlay.


Incorporated document Technically, elevated sustainability standards could be presented in a single document that sits outside 
the planning scheme but which is incorporated into the planning scheme by a planning scheme 
amendment. 


An incorporated document is read as if it is part of the planning scheme and it can include planning 
permit triggers and both discretionary and mandatory requirements.


There is a strong preference within DELWP for planning provisions to be included in the VPPs, rather than 
to be included in separate free standing document, wherever possible.
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3.9  ALIGNMENT WITH STATE 
GOVERNMENT’S APPROACH TO 
SUSTAINABILITY STANDARDS
It is understood that the state government is preparing 
statewide standards for sustainable buildings that are 
likely to be included as a particular provision in the VPPs.  
These provisions are likely to be based on lesser targets 
and a lesser number of matters than the elevated targets 
advanced as part of this project.


This does not present an impediment to the introduction 
of elevated standards that can be applied in those 
municipalities that choose to adopt them in their planning 
schemes.


As far back as 2007, when one of the first reports was 
prepared that investigated the role of sustainability 
requirements for buildings in planning schemes in Victoria, 
it was noted that there is a valid role for local government 
to encourage and to trial best practice sustainability 
standards in municipal planning schemes.    The 
observation was made that municipal planning schemes 
provide a legitimate vehicle to implement new best 
practice requirements, ahead of the introduction of more 
widespread statewide planning requirements, or ultimately 
requirements that might eventually be included in the 
National Construction Code.  


Elevated municipal targets would work in conjunction with 
proposed state government targets as follows:


• The elevated targets would only apply in those 
municipalities listed in the particular provision.


• Upon the introduction of statewide provisions by the 
state government, those provisions would apply in 
those municipalities that had chosen to adopt the 
elevated standards.  


• In municipalities in which both sets of provisions apply, 
the established planning principle is that the most 
stringent control prevails.  


• In municipalities in which only the statewide provisions 
applies, those provision would apply with no reference 
to the elevated standards.


• Over time as the elevated standards become more 
widely applied in more municipalities, the ambition 
would be that the state government would adopt the 
elevated standards as statewide provisions. 


• In the longer term, the opportunity may exist for all or 
many of the standards to be adopted as requirements 
of the National Construction Code.  This would remove 
the burden of requiring and assessing compliance with 
the standards as part of the planning process.  


The advisory committee that considered a number of 
amendments exhibited by Council’s in 2013 to concurrently 
implement local planning policies sustainable buildings 
into planning schemes, discussed the appropriateness 
of including local provisions for sustainable buildings in 
schemes, as distinct from statewide provisions.  The 
committee supported the approach, commenting as 
follows:  


• A statewide approach would be the most effective 
way to implement sustainability outcomes into 
planning schemes.


• In the absence of a statewide approach it is 
appropriate for Councils to develop local policies for 
sustainable buildings.


• It would be a concern if Councils adopted different 
approaches between municipalities.


• Until statewide policies are prepared, it is appropriate 
for municipalities to include a local policy in their 
planning schemes.


• Even if a statewide policy is introduced, local policies 
may still be appropriate where municipalities seek to 
raise the bar either in specific locations, or where the 
community has higher sustainability expectations.


Figure 1: Interaction between standards in the planning and buildings 
systems in Victoria
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• There would be merit in including a sunset clause 
in any local policies introduced.  That would enable 
the review of the policies in light of any statewide 
approach introduced. If the policies duplicated the 
statewide approach it would be appropriate for the 
local policies to be deleted.  However, if the local 
policies went further than the statewide approach, the 
policies could be refined to delete areas of duplication 
and retain those elements that are higher than the 
state wide provisions.


The above comments clearly envisage a role of local 
sustainability standards that are higher than statewide 
targets.  Whilst the comments were made in relation to 
local policies into schemes, it is considered they are also 
relevant to standards in planning controls, rather than 
policy.   


3.9.2 WHERE MIGHT DUPLICATION 
OCCUR?
While the previous section of the report discusses the 
broad parameters of alignment with State level ESD 
standards, it is noted that as part of the second stage of 
the delivery of the ESD Roadmap (now scheduled for mid 
2022) also identifies areas where specific Standards are 
being developed. The development of specific State level 
ESD standards means it will be important to assess any 
duplication or key differences to properly integrate the two 
processes. 


Areas where specific State level standards are proposed 
include the following. The table includes relevant cross-
references to proposed ‘local’ Standards:  


ESD Roadmap areas of interest Standard


Residential:


Improved guidance on passive design 
including building and subdivision 
orientation


S3


Support for generation and deployment 
of renewable and distributed energy 
systems


S1, S6, 
S7


Updated development standards to 
minimise overshadowing


S6


Clearer guidance on assessing 
‘unreasonable’ overshadowing of 
rooftop solar panels


N/A


Investigate measures to support ‘solar 
ready’ building design to support future 
installation of rooftop solar systems


S7


Enhance planning system guidance to 
support implementation of the 2018 
stormwater reforms


S20, 
S21, 
S22, S23


Review measures to support water 
efficiency/ use of alternative water 
sources


S20, S21


Update of standards for apartments and 
developments of two or more dwellings 
on lot to include key elements from 
Sustainability Victoria’s Better Practice 
Guide for Waste Management and 
Recycling in Multi-unit Developments


S37, S38


Encourage assessment of opportunities 
for subdivision infrastructure to 
facilitate small scale recycling and 
resource recovery technologies (e.g. 
reverse vending machines)


N/A


Investigate design measures to support 
new multi-unit developments being EV 
ready


S17


Review bicycle space allocation 
requirements and end of trip facility 
standards of clause 52.34


S14


Consideration of development 
interaction with strategic cycling 
corridors


N/A


Review planning policy, tools and 
guidance to support sustainable and 
active transport outcomes for land use 
development


S13, 
S14, 
S15, S16


Suite of planning measures to support 
retaining and increasing urban tree 
cover as further developed through 
the forthcoming planning response to 
cooling and greening


S24, 
S25, S26


Guidance and new planning standards 
to reduce urban heat exposure 
(in addition to tree canopy cover), 
including cool paving and surfaces, 
shade devices and water sensitive 
urban design


S29
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3.9.3 OTHER REFORM CONSIDERATIONS
In addition to any alignment of Standard with comparable 
Standard, in light of ongoing programs of planning 
reform (see https://reform.planning.vic.gov.au/) it is 
important to also acknowledge any potential influences on 
recommendations which may arise.


In particular the following is noted:


• The introduction and potential expansion of the 
VicSmart program, which includes specification of 
application requirements, what can be assessed 
by any decision-maker and a shorter timeframe for 
assessment. See Section 3.5.2 for more in depth 
discussion of VicSmart implications


• Introduction of other streamlined planning pathways 
for particular types of development (such as State 
Significant projects etc which include similar 
restrictions on matters which inform any assessment 
of permits. In some cases this may include the turning 
off of other VPPs.


• Introduction of new decision-makers for some 
precincts or areas, meaning in some cases, local 
government may not be the decision-maker for 
applications. 


• Reforms to ResCode provisions to align with future 
digitalisation of the system and introduction of 
new code assessment pathways. As part of the 
implementation of SMART planning objectives 
around digitisation, there is clear intention to deliver 
increased clarity to the planning system to allow some 
aspects to be easily assessed as part of a ‘code’ that 
increases clarity for applicants that if they commit to 
certain performance measures they can have greater 
confidence in the approval process and reduction in 
assessment timeframes can be achieved.


Extend apartment noise design 
standards to other residential 
developments and other noise sensitive 
land uses


Local 
Standard 
not 
pursued


Implement siting and design standards 
to reduce impacts of air and noise 
pollution from transport corridors on 
building occupants


Local 
Standard 
not 
pursued


Commercial & Industrial


Support for generation and deployment 
of renewable and distributed energy 
systems


S1, S6, 
S7


Enhance planning system guidance to 
support implementation of the 2018 
stormwater reforms (e.g. advice on 
treatment options to meet planning 
standards)


Guide 
only


Review how to support VicSmart 
processes to improve assessment of 
stormwater management


N/A


Adopt minimum requirements to 
support effective management, 
separation and storage of waste and 
recycling


S37, S38


Encourage assessment of opportunities 
for subdivision infrastructure to 
facilitate small scale recycling and 
resource recovery technologies (e.g. 
bio-digestion unit in commercial 
precinct)


N/A


Investigate design measures to support 
new developments being EV ready


S13, 
S17, 
S18, S19


Investigate measures to support new 
industrial developments being designed 
to be EV ready, where appropriate


S17


Suite of planning measures to support 
retaining and increasing urban tree 
cover as further developed through 
the forthcoming planning response to 
cooling and greening*


S24, 
S25, S26


Consideration of measures to support 
urban biodiversity


S24, 
S25, S26


Guidance and new planning standards 
to reduce urban heat exposure 
(in addition to tree canopy cover), 
including cool paving and surfaces, 
shade devices and water sensitive 
urban design^


S29


Implement noise and air pollution siting 
and design standards for sensitive land 
uses


Local 
Standard 
not 
pursued


Table 3: Alignment with ESD Roadmap
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3.10 STAGING 
IMPLEMENTATION 
The project brief seeks advice on the following matters:


Review proposed staged triggers for the planning scheme 
amendment. Consider the value of this as a tool for 
implementing the more ambitious and challenging aspects 
of these proposed objectives and standards. 


Consider whether staged triggers could be exhibited and 
published as part of one planning scheme amendment, 
rather than a series of amendments.


To assist the analysis, consider the proposed planning 
mechanisms in context of the eight development 
typologies included below to ensure an adequate cross 
section of development typologies across Victoria are 
represented to demonstrate net community benefit of 
sustainable resilient built environments. 


3.10.1 A STAGED APPROACH
A staged approach to the implementation of elevated ESD 
Standards may be easier to gain approval from the State 
government, as it provides the ability to progressively 
introduce new standards into planning schemes over time.


However, it is recommended that the full suite of proposed 
elevated ESD Standards should be presented to the State 
Government. The package should be seen as an indication 
of the preferred level of building sustainability standards 
sought to be included in planning schemes and any changes 
to the proposed suite of Standards should be tested 
through a transparent and independent Panel process. It 
should be presented as the benchmark to be pursued by 
local government preferably also by state government. This 
process would also ensure the development industry and 
the community are aware of local government ambitions for 
sustainable buildings in Victoria.  


If the package of standards is to be introduced in stages, 
the aim should be to pare back the full suite of Standards, 
in a number of progressive steps, with each step based on 
minimising the disbenefits to the community of retreating 
from the full suite of Standards. 
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Options for staging the introduction of sustainability 
provisions


Immediate implementation of the full package of elevated 
ESD Standards is the preferred approach. The need to 
progress to a zero net carbon built environment is urgent.  
After a decade of debate, a staged implementation plan 
would result in further greenhouse gas emissions from 
the built environment and more buildings which may 
require expensive retrofitting. The elevated ESD Standards 
proposed are an important component in slowing climate 
change, which has been highlighted by the UN as critically 
important in the next eight years.   


While the following are not considered to apply, it should 
be acknowledged that there is a potential rationale that 
may suggest a staged approach to implementation 
including matters such as: 


• Potential political impacts of concerns from the 
community and the development industry about 
perceived additional costs and regulations, particularly 
around housing affordability.


• The need to give to the development industry ‘time’ to 
adapt to new requirements. 


• If the complexity of assessing the benefits of some 
Standards makes the justification for more ambitious 
requirements less clear. 


• To enable the time to build up resources and 
implement capacity building to support implementation 
of the Standards through assessment of planning 
permit applications.


However, in relation to ‘staging, it must be acknowledged 
that the proposal to introduce elevated ESD Standards as a 
particular provision into the planning scheme will be a form 
of staged implementation in itself:  


• A number of municipalities already have policies for 
sustainable buildings in their planning schemes. This 
project is advancing those existing policies, giving 
them greater statutory weight by making them 
planning requirements rather than just planning policy, 
and by including elevated targets and a wider range of 
considerations.


• The new particular provision would only apply to those 
municipalities that amend their planning schemes to 
apply the particular provision. This would result in a 
gradual increase (i.e. a staged implementation) in the 
number of municipalities that apply the provisions over 
time.  


It is considered that the need to allow for time for 
adaptation is of less relevance than if an entirely new suite 
of controls was proposed.


If the Standards were not implemented as a single package 
as recommended, the following alternative approaches 
exist to staging the implementation of provisions:


• A transition period.  


• A two tiered system.


• By theme.


• By location.


• By building use / size of development.


Transition period


This option would involve:


• The particular provision being included in the VPPs in 
its entirety.


• The provision being worded to the effect that “This 
provision will not come into effect until 1 year (or an 
alternative time to be determined) after the approval 
date.  Until that time a responsible authority and 
planning permit applicant may agree to apply the 
requirements of this provision in part or in full.”


• During the ‘transition period’ councils could seek to 
implement the provisions with the ‘co-operation’ of 
planning permit applicants.


This approach would lend itself to introducing the full 
package of requirements into the planning scheme at 
the outset.  This would enable the development industry 
and community to become aware of the elevated ESD 
Standards and adapt to them prior to them becoming 
mandatory controls.


Two tier system


This option would involve wording the particular provisions 
to set out two different levels of standards.  For example: 


• Standard requirements – Standards that are based 
on lesser targets or a lesser number of items than 
included in the full package.  


• Preferred requirements - The full list of elevated ESD 
Standards ultimately sought to be applied by the 
proposed particular provision.
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The particular provision would be worded to say that the 
‘standard requirements’ apply for a specified period i.e. 
one year.  After that period the ‘preferred requirements’ 
would apply and the standard requirements would become 
redundant. The provision could be worded so that the 
transition period applies from the ‘approval date’ at which 
each municipality amends its planning scheme to make the 
provisions apply to that municipality.


The consultant team has not identified which standards 
fall within each category.  This would need to be further 
considered and determined by the project working group.


By theme


The proposed standards are framed around the following 
themes:


• Operational Energy


• Embodied Carbon 


• Sustainable Transport


• Integrated water management


• Green Infrastructure


• Climate resilience


• Indoor environmental quality


• Waste and resource recovery


Implementation could be staged by theme. Those themes 
that are considered more critical to the issue of climate 
change, more consistent with existing state planning 
policies and those that have a higher level of strategic 
justification could be implemented first.  Requirements in 
relation to other themes could be implemented over time, 
as State government policies evolve to provide a higher 
level of strategic justification for the inclusion of additional 
requirements into planning schemes.


Themes or standards for which there is presently 
insufficient supporting information to enable standards 
to be prepared and assessed, should be deferred from 
inclusion in the amendment until those matters are 
rectified.


By location


This option involves staging the implementation of the 
particular provisions for different regions within the state.  
Logical regions include:


• Metropolitan Melbourne.


• Municipalities comprising Victoria’s main regional 
centres i.e. Greater Geelong, Greater Ballarat, Greater 
Bendigo and Latrobe City.


• The ‘rest of the state’.


The particular provision could be worded so it initially 
only applies to municipalities within specified parts of the 
state i.e. metropolitan Melbourne and the municipalities of 
Greater Geelong, Greater Ballarat, Greater Bendigo, Latrobe 
Valley and Greater Shepparton.  Municipalities within those 
parts of the state would still need to decide to amend their 
individual planning schemes before the provisions would 
apply.


Application of the elevated ESD Standards to metropolitan 
Melbourne and major regional cities would maximise the 
community benefit of the amendment, as those locations 
accommodate the vast majority of the state’s population 
and the majority of new building development.  


By building use and scale 


The existing approach to sustainable building policies 
contained in a number of planning schemes, commonly 
applies to different land uses (i.e. residential or non-
residential) and has different requirements and assessment 
pathways for buildings of different scales (i.e. number of 
dwellings or floor area).


The elevated provisions recommended as part of this 
project have been specifically designed to be applicable 
to all urban land uses and to developments of all sizes.  
Accordingly, there is no technical need for implementation 
of the provisions to be staged based on the use of the 
building or the scale of the development.  


In linking staged implementation to different type of 
buildings, the aim should be to ensure that Stage 1 
applies to those building types that are most commonly 
constructed throughout Victoria.
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It can be assumed that the value of building approvals for 
different types of buildings, equates to the floor area of 
buildings constructed, which equates to the sustainability 
benefits that would accrue by applying sustainability 
standards to those types of buildings.  The following table 
(Table 4) summarises the value of building approvals in 
Victoria as at March 2020.  That date has been used to 
avoid the impacts of Covid on the building industry.  It 
shows the total value of construction works by building 
use.  The building typologies that experienced the greatest 
value of approvals in the calendar year up to March 2020 
were, in order of priority:


• Domestic (single dwellings - by far the highest value)


• Commercial 


• Public buildings


• Retail


• Residential (apartments and other)


• Industrial 


If a staged approach based on building typologies was 
to proceed, maximum sustainability benefits would be 
realised by applying the elevated ESD Standards based on 
the priorities listed above.  Given that detached dwellings 
(i.e. domestic) do not generally require a planning permit, 
the greatest benefits would be achieved by a staged 
approach that commenced with commercial buildings (i.e. 
offices) and public buildings.  However, at a municipal level 
the proportion of investment in different types of buildings 
varies considerably, depending on whether municipalities 
contain large activity centres or industrial precincts.  For 
this reason, the first stage of sustainability standards 
should also be applied to residential developments (other 
than single dwellings).  


Table 4: Summary of number and value of building approvals by building use as at March 2020, Victorian Building Authority


Note: CoW stand for ‘cost of works’
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3.11  CAN STAGED TRIGGERS BE PART 
OF ONE AMENDMENT
The brief sought advice on whether the staged triggers 
could be exhibited and published as part of one planning 
scheme amendment, rather than a series of amendments.


Maddocks Lawyers addressed this issue in its advice which 
the consultant team has reviewed.  Maddocks did not see 
any impediment to introducing staged permit triggers into 
planning schemes by way of different commencement 
dates for different types (and scales) of development.


3.12 RECOMMENDED APPROACH TO 
STAGING
The level of detail DELWP is likely to allow in any 
amendment will likely be a political decision.  It is likely to 
be based on the Department’s opinion about the degree 
that municipal sustainability standards can vary from 
proposed State standards, if at all. As a consequence it is 
not possible to recommend a definitive approach to staging 
at this time.  However, it is recommended the following 
approach should be followed to resolving this issue:


• Pursue the full suite of standards in their entirety 
as a starting point. This is because there is an 
imperative to improve the sustainability of buildings to 
the highest degree possible, as soon as possible.  The 
initial draft amendment should express the preferred 
optimal outcome.  This will establish a starting position 
as the basis for discussion with the Department.  It 
will also provide an end point to aim for, if the full suite 
of provisions are included in any initial amendment 
supported by the Department.


• Staging of the standards should only be 
considered if the Department will not accept the 
full suite of standards.  The approach to staging 
that results, will depend on the variables that the 
department if prepared to accept.  


• Minimising the sustainability disbenefits to the 
community of a staged withdrawal from the full suite 
of standards, should be the key guiding principle in any 
discussions with the Department about staging.  The 
starting point should be the full suite of standards.  
Any withdrawal from that starting point, should be 
based on adjusting those variables that have the least 
impact on net sustainability outcomes, until a position 
of agreement is reached with the department. 


It is recommended that the discussion process with the 
department proceeds on the following basis:


• Priority 1 – Implement the full suite of standards 
(i.e. the preferred requirements) to all building types 
and make the particular provision available for all 
municipalities across the state to adopt.


• Priority 2 – Implement the preferred standards but 
vary the municipalities that can adopt the particular 
provision, based on the following order of priority:


• Municipalities in metropolitan Melbourne.


• Municipalities containing larger regional cities: 
Greater Geelong, Greater Bendigo, Greater 
Ballarat, Latrobe, Greater Shepparton.


• Municipalities containing major regional towns. 


• All other municipalities.


• Priority 3 – As for Priority 2 but vary the standards to 
only implement the standard requirements identified 
and not the preferred standards.


• Priority 4 – As for Priority 3 but only apply the 
standards to larger buildings / developments.


• Priority 5 – As for Priority 3 but limit the type of 
buildings the standards apply to, based on an agreed 
order of priority linked to scale of impact. 


Figure 2: Priorities for stage implementation
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3.11 APPLICATION 
REQUIREMENTS AND 
ASSESSMENT DETAILS
The project brief requested a response to the following 
questions


Advise on suitable application documentation, such as 
Sustainability Management Plan (SMP) being suitable for 
initial development application and assessment.


Advise on suitable operational evidence and reporting 
options, by referring to previously completed legal advice 
from Maddocks and consider how best to administer 
new provisions notably the operational aspects of the 
zero-carbon performance standard including ongoing 
operational purchasing of renewable energy, by 
considering the following;


i. Use of SMP and planning permit conditions to set 
ESD performance standards, including new zero carbon 
standards.


ii. Use of s173 agreements, Owners’ Corporation 
Rules, Tenancy agreements or other devices to require 
renewable energy purchasing for the life of the building.


iii. Use of Implementation Reports, similar to 
Operational Waste Management Plans, 


iv. Other alternative reporting, submission or 
assessment mechanisms as necessary.


Whilst there is some variation between different 
municipalities, existing policies regarding sustainable 
buildings contained in planning schemes generally refer to 
two key documents:


• A Sustainability Design Assessment (SDA) for small scale 
developments – provides a simple assessment that can 
generally be prepared by a specialist.


• A Sustainability Management Plan (SMP) – provides a more 
detailed assessment of a development that generally needs 
to be prepared by a specialist consultant. 


These documents have an established place in the 
planning permit process that is generally accepted by the 
industry and by planning practitioners.  It is appropriate 
that the use of these documents continue in any approach 
recommended as part of this project.  However, given 
the aim of the project to include higher standards of 
sustainability into planning scheme than in the past, the 
use of more basic Sustainability Design Assessment is 
unlikely to be appropriate in assessing applications under 
the proposed new planning provisions.


Sustainability is relevant at four stages of the development 
process of buildings:


• Permit application stage – To ensure that the design of a 
building complies with all relevant sustainability policies and 
requirements contained in a planning scheme.


• Construction stage – To confirm that all sustainability 
initiatives required to include in a development have actually 
been built into the development.


• Ongoing operation stage  – To confirm that a building 
is being operated in accordance with any requirements 
included in the initial sustainability management plan, which 
are relevant to the ongoing operation of a building.


• Demolition stage – To confirm waste minimisation and 
maximisation of the reuse of buildings materials.


Maddocks Lawyers were asked to provide advice in relation 
to the legality of requiring sustainability management plans 
or the like, at each of these three stages of the process.   
Their advice was that it is possible to require management 
plans or like at each stage, provided that the need for such 
was clearly expressed as a requirement in the planning 
provisions to be included in planning schemes.  If the 
requirement for such documents is contained in a planning 
control, the documents that can only be prepared after a 
planning permit has been issued, can be required either by 
a planning permit condition or a Section 173 Agreement.  


While Section 2.2.1 of this report addresses proposed 
application requirements, the following discussion 
addresses the questions contained in the brief more 
specifically.


3.11.1 SUSTAINABILITY MANAGEMENT 
PLAN
A Sustainability Management Plan (SMP) should be 
required to be lodged with a planning permit application. 
The plan should address sustainability requirements at the 
permit application, construction and operational stages of a 
development. 


If the plan lodged with a planning permit application is not 
adequate, either a request for further information can be 
made to rectify the deficiencies, before a planning permit 
application is assessed, or a condition can be placed on a 
permit requiring changes to the SMP before it is endorsed 
as part of the approved planning permit.
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3.11.2 CERTIFICATES OF COMPLIANCE 
This section of the report details with the issue of 
certificates of compliance at the construction stage and 
during the operational stage of a building’s lifecycle.


The relevance of and the need for certificates of 
compliance for operational aspects of buildings was 
discuss in Section 2 of this report. This section further 
discusses the issue, assuming that a one-off certificate of 
compliance is are required.  


The documents required to be submitted at the 
construction phase and operation phase of a development 
are not management plans as such, which set out what 
needs to be done to make a development comply with 
the sustainability requirements contained in the planning 
scheme.  Rather, they are documents that confirm that the 
requirements of the endorsed sustainability management 
plan are met.  Accordingly, they should be referred to as 
certificates of compliance rather than management plans.  
They could be referred to as follows:


• Sustainability Certificate – Construction 


• Sustainability Certificate – Operation


In relation to a Sustainability Certificate – Operation, a 
question is, when and how often should such as certificate 
be required.  It is considered that an operations certificate 
should only be required once, 12 months after the 
occupation of a development.  To require a certificate on an 
ongoing basis would impose an excessive administrative 
burden on both Council and the owner / body corporate of a 
development.


Whilst Maddock’s advice was that a condition could 
be included on a planning permit requiring an operation 
certificate to be provided at some time after a building 
had been occupied, there are practical issues.  Who 
is responsible for providing such a certificate once a 
development has been strata subdivided and an owners 
corporation and multiple owners exist?   There may be an 
ability to seek a certificate from the owners corporation 
that relates to the communal areas it is responsible for.  
However it would be impractical and an administrative 
burden to require certifications from multiple owners of 
dwellings within a large development.  This matter needs 
to be clarified by further legal opinion. 


The following actions are required in response to the 
question of application requirements and compliance with 
requirements at the construction and operation stage of a 
development:


• Include a requirement in the planning scheme (if 
appropriate based on mechanism) or in any Application 
Requirement guidelines that a Sustainability 
Management Plan must be submitted with a planning 
permit application.


• Include a requirement in the planning scheme that 
a Sustainability Certificate – Construction must be 
submitted to the satisfaction of the responsible 
authority upon completion or within 6 months of 
the occupation of a building.  That certificate is to 
demonstrate that all requirements of the Sustainability 
Management Plan relevant at the construction stage 
of a development are complied with.


• Include a requirement in the planning scheme that 
a Sustainability Certificate – Operation is required to 
be submitted to the satisfaction of the responsible 
authority within 12 months of the occupation of a 
building.  That certificate is to demonstrate that all 
requirement of the Sustainability Management Plan 
relevant to the ongoing operation of the building are 
complied with (subject to further legal opinion).


Figure 3: Key permit conditions
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4.0  SUMMARY RECOMMENDATIONS


As outlined above, the following key recommendations are 
suggested:


• That a new Particular Provision be prepared and 
incorporated into the planning schemes of relevant 
councils that includes the elevated ESD standards. The 
new Particular Provision would include the following 
characteristics. 


• Mandatory objectives, with associated Standards 
(or performance measures and criteria) which 
would be applied as relevant to ascertain delivery of 
the Objectives.


• Provision would only to those municipalities who 
‘opt in’ to the elevated standards and amend their 
schemes to include the provision. State guidelines 
on ESD would be applied through proposed changes 
(to clauses 54, 55 and 58, as well as the new 
particular provision for commercial and industrial 
uses) and would apply to all other municipalities.


• Provisions would include relevant definitions if a 
small number required (i.e net zero operational 
carbon).


• Inclusion of a specific ‘date-stamped’ reference to 
the Green Factor Tool to ensure certainty. Resolution 
of external governance issues may mean this is not 
required.   


• Further work may be undertaken to adjust existing 
proposed Standards to be suitably framed as 
performance ‘measures’ (i.e where specific metrics 
have been identified) and criteria (where a range of 
measure may be appropriate) consistent with proposed 
reforms to particular provisions. This would also allow 
clear identification of the information required to support 
assessment of the relevant performance measure / 
criteria. However, this should not occur until there is a 
greater degree of certainty as to that proposed reform.


• Further work would also be required to confirm 
participating Councils expectations regarding the 
inclusion of typologies as proposed in the current 
Standards.


• A consistent set of Application Requirements should 
be developed, along with relevant templates, in 
particular a standard Sustainability Management Plan 
template, to support applicants in preparing application 
material. These templates would also assist in ensuring 
consistent responses across the various municipalities.


• A consistent set of Permit Conditions should be 
developed to deliver Standards (i.e. sustainability 
certificates).


• A Guidelines for Sustainable Building Design document 
be prepared that could be used consistently by all 
councils who apply the elevated ESD standards, and 
would be included as a Background Document in 
relevant schemes. This should provide more explicit 
technical information where relevant, appropriate 
alternatives for responding to Objectives where 
Standards cannot be met, and real life examples. 


• Background documents could be included in any local 
strategies contained in the Planning Policy Framework 
which address ESD and underpin the application of the 
particular provision.


• A consistent set of Definitions should also be 
incorporated into relevant planning schemes. If a 
small number then integration within provision is 
recommended, if large then consideration of Glossary 
as Incorporated Document should be considered. 
Ideally definitions should be consistent across State and 
included at Clause 73 General Terms.


4.1 RATIONALE AND 
BENEFITS OF THIS APPROACH 


As clearly articulated by DELWP (for example, in relation to 
neighbourhood character as part of ResCode reforms) Local 
Policy should not be used as a planning control, nor is it 
mandatory. What this means is that for Local Government 
to have any certainty about the delivery of ESD outcomes 
through their planning schemes, a Local Policy is no 
longer appropriate, unless it is drafted in a manner which 
is directly contradictory to instruction contained within 
the Practitioners Guide prepared by the Department. The  
approach to the delivery of ESD Standards recommended in 
this report offers a number of benefits, including:


• Provides certainty to Local Government about the 
standard of design responses that will be delivered 
through their planning schemes.


• Provides a mechanism to ensure that actions proposed 
through the any development approval process are 
delivered.


• Provides a much greater level of transparency and 
certainty to the development community as to what is 
required to meet policy Objectives.
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• Provides the opportunity for a much greater level of 
consistency in requirements and assessment of ESD 
across the municipalities to which the Standards would 
apply.


• Provides a framework within the planning scheme for 
future changes in response to new evidence, and the 
flexibility for robustly tested standards to be migrated to 
Statewide provisions if appetite for change increases at 
a State level.


• Allows for other municipalities to join the ‘elevated’ ESD 
group if and when their council and community supports 
such a move.


• Fills key gaps in the delivery of ESD outcomes prior to 
any more widespread changes to building regulations.


It is noted particularly, that in current processes, many of 
the elements addressed through the proposed Standards 
are already considered and delivered through Permit 
Conditions under existing Local Policies. The consideration 
of these matters through Permit Conditions occurs 
without any legislated timeframes and without clear 
guidance. In many ways, while these targets represent 
an ‘elevation’ of existing targets, and certainly bring new 
aspects such as Climate Resilience, Green Infrastructure 
and net zero outcomes into greater focus they are, in 
fact, also streamlining an existing process in many ways. 
They do this by bringing consideration and agreement 
about relevant ESD matters upfront in the process, 
and integrating them with broader consideration of the 
appropriateness of any application.   


4.2 ALTERNATE PATHWAYS 
While the preferred option for the integration of these 
Standards has been clearly articulated, it must be 
acknowledged that there is the possibility of some 
resistance at a State level to some of the underlying 
rationale behind what is proposed through any amendment 
seeking to introduce more stringent and elevated ESD 
Standards applied to participating municipalities, rather 
than Statewide. 


It is acknowledged that the approach taken by this 
amendment and sought by the participating councils, in 
some ways, represents a shift from business as usual. It 
seeks to position the planning scheme as the ‘front line’ in 
the critical transition to net zero across all sectors, while 
other systems lag in the delivery of appropriate responses 
to the current climate emergency. This is however, more 
accurately characterised as an ‘evolution’ of the role 
planning schemes already play in ensuring that aspects of 
sustainable design are embedded from the earliest stages 
of the development process. 


Careful consideration has been needed to ensure that the 
proposed Standards act in a complementary way to other 
regulations. While it is considered that the right ‘balance’ 
has been identified, other options must also be considered, 
not least due to the preferred option requiring State level 
commitment to a new provision prior to any amendment 
gaining authorisation for exhibition.


The alternate pathways and the implications of these are 
therefore explored in Figure 4 on the following page.
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Some Standards may 
not be able to be 


applied though a DDO


PARTICULAR PROVISION - 
INTEGRATED AND APPLIED TO 


PARTICIPATING MUNICIPALITIES


VPP integrated into 
planning schemes 
and PSA finalised


PROVISIONAL SUPPORT 
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Figure 4: Alternate implementation pathways
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1 Introduction 


1.1 About this report 


The Council Alliance for a Sustainable Built Environment (CASBE) is an alliance of Victorian councils 


committed to the creation of a sustainable built environment within and beyond their 


municipalities. CASBE’s focus is on seeking better sustainability outcomes in the built 


environment using the planning permit application process. CASBE is auspiced by the Municipal 


Association of Victoria (MAV). MAV is the peak body for local government in Victoria.  


MAV, on behalf of CASBE, has sought expert advice to enable the development of a planning 


scheme amendment, with a range of new elevated standards of sustainability in buildings.  


The purpose of the elevated standards is to ensure that new buildings and significant alterations 


and additions are planned and designed in a manner which mitigates and adapts to climate 


change, protects the natural environment, reduces resource consumption and supports the 


health and wellbeing of future occupants. 


This report presents the results of the cost-benefit analysis of the proposed elevated standards. 


As outlined further in this report, it builds on other workstreams in the project including planning 


advice and technical and development feasibility. Further information on the standards is 


provided in the reports for these workstreams.   


1.2 The case for change 


There are numerous benefits and performance improvements that arise from more sustainable 


buildings. These include operational cost savings from improved energy and water efficiency, and 


higher-quality building outputs. Improved indoor environment quality has been shown to 


improve health outcomes and employee productivity.1 More sustainable buildings can also help 


to manage climate, regulatory, or other environmental risks.  


Despite these potential benefits, there are several market failures that inhibit new developments 


from achieving more sustainable outcomes. These include:   


• Information asymmetry – a lack of information by purchasers or renters on the 


sustainability performance of buildings. In particular, building qualities like efficiency and 


indoor environment quality are difficult to detect and verify prior to purchase or lease. When 


buyers and sellers do not have perfect information, it can lead to inefficient outcomes 


 


1  For example the following articles discuss various productivity and health benefits from improved indoor 


environment quality, https://theconversation.com/research-shows-if-you-improve-the-air-quality-at-work-you-


improve-productivity-76695; https://v2.wellcertified.com/health-


safety/en/air%20and%20water%20quality%20management; 


https://www.researchgate.net/publication/273746860_Costs_and_benefits_of_IEQ_improvements_in_LEED_office


_buildings   


 


  



https://theconversation.com/research-shows-if-you-improve-the-air-quality-at-work-you-improve-productivity-76695

https://theconversation.com/research-shows-if-you-improve-the-air-quality-at-work-you-improve-productivity-76695

https://v2.wellcertified.com/health-safety/en/air%20and%20water%20quality%20management

https://v2.wellcertified.com/health-safety/en/air%20and%20water%20quality%20management

https://www.researchgate.net/publication/273746860_Costs_and_benefits_of_IEQ_improvements_in_LEED_office_buildings

https://www.researchgate.net/publication/273746860_Costs_and_benefits_of_IEQ_improvements_in_LEED_office_buildings
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• Negative externalities - negative externalities may mean that suboptimal decisions are 


made in the absence of intervention. For example for energy consumption, energy prices that 


do not fully reflect the economic cost of consuming energy (including the cost of greenhouse 


gas emissions) can lead to overconsumption of energy. There are similar issues related to the 


embedded carbon in construction materials. 


Negative externalities mean that energy consumption is higher than economically efficient 


levels and there is under-investment in energy efficiency. 


• Principal-agent problems - where builders or designers do not share the objectives of those 


purchasing new homes (for example to minimise energy bills) 


These problems and market failures suggest a form of policy response or intervention may be 


needed.  
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2 Methodology 


2.1 Overview of Cost-Benefit Analysis 


A cost-benefit analysis (CBA) provides a robust framework to assess the impacts of an 


intervention. A CBA is an assessment tool that compares the costs associated with a potential 


intervention with the benefits. The analysis is incremental in that it looks at additional costs and 


benefits over and above a “business as usual” scenario (the base case). The process is shown in  


Figure 1 below and involves: 


• Step #1: Identifying the appropriate Base Case and alternative interventions options (for 


comparison against the base case) 


• Step #2: Identifying the range of relevant, incremental economic, social, and environmental 


costs and benefits of the options 


• Step #3: Quantifying and monetising (where appropriate) a subset of the incremental 


economic, social and environmental costs and benefits 


Step #4: Undertaking a CBA of the incremental economic value of the options (including 


considering risk and uncertainty using sensitivity analysis) 


Figure 1: CBA process 


 


Source: Frontier Economics. 


While a CBA is an economic analysis, it looks to value economic, environmental and social 


impacts. The focus of a CBA is on ‘real resource’ changes from the point of view of society. That is 


to say, the focus is on incremental changes in scarce resources (labour, material, natural capital 


etc.) from the point of view of Victorian society. Financial transactions (such as the purchase of 


land or the payment of a levy) which make one party better off and another worse off are 


“transfers” which are excluded from a CBA as they result in no change for society.  
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Importantly for this analysis, property value uplift is not a real resource impact. Rather this is a 


financial benefit for a property owner. However, a number of the factors driving the higher 


property value – lower ongoing utility costs and improved amenity benefits etc. are captured in 


this analysis. 


2.2 How this CBA fits with other workstreams and typologies 


assessed 


This CBA builds on the planning and environmentally sustainable development (ESD) 


components of the elevating ESD targets project. As outlined in Figure 2, the planning advice 


refined the Sustainability Planning Scheme Amendment standards, the technical ESD component 


then estimated the costs and impacts associated with the design response for the standards and 


then this CBA values and profiles impacts based on available data and evidence. 


Figure 2: Overarching project process 


 


Source: Frontier Economics 


In line with the case study typologies developed in the project, this CBA analyses eight building 


typologies across a range of locations (ie. inner urban, suburban and regional). For each typology 


the analysis compares the costs and benefits of an option or intervention case (with the 


Sustainability Planning Scheme Amendment) against two base cases (one for councils with an 


existing ESD Policy and another for councils that do not have an existing ESD Policy).2 These 


typologies and base cases are outlined in Table 1 and are hereafter referred to as scenarios. 


These scenarios align with those analysed across the project as a whole. 


 


2  The exception here is the RES 5 typology which only has a single base case (a council with no existing ESD 


policy). 
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Table 1: Typologies and base cases included in the analysis. 


 


Source: Frontier Economics 


2.3 Impacts 


The next step in the CBA process (following the identification of a range of potential options) is to 


identify the range of incremental economic, social and environmental costs and benefits that 


accrue to the local and broader Victorian communities, compared to the Base case.  


The proposed Sustainability Planning Scheme Amendment (the application of which is the 


difference between our options and the Base Case) covers a broad range of changes to building 


requirements across the broad themes of: 


• Operational Energy 


• Sustainable Transport 


• Integrated Water Management 


• Indoor Environment Quality  


• Circular Economy 


• Green Infrastructure  


Note that the themes above were based on an early categorisation which removed ‘Climate 


Resilience’ and redistributed standards under that theme. This theme has now been 


reintroduced. In this report, results have not been reported separately for climate resilience 


however to avoid any doubt, the costs and benefits related to climate resilience are still included 


as part of other themes. In addition, the ‘Circular Economy’ category was split into two called 


‘Waste and Resource Recovery and ‘Embodied Emissions’. More information is contained in the 


Technical ESD report. 
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Figure 3: Overview of key cost and benefit themes considered in this analysis 


 


Source: Frontier Economics 


The breadth of these themes leads to a broad range of potential impacts. To ensure that this CBA 


takes a robust approach to analysing these broad impacts, a three-stage approach was taken: 


1. Logic mapping exercise undertaken to identify ultimate impacts that should be assessed by 


category (as opposed to an intermediate implication). The logic mapping process drew on our 


expertise across these key themes and a range of Australian literature (See Appendix C for 


more detail). The logic maps started from the theme objective, identified implications and 


then key impacts.  


2. Longlist of potential impacts developed by drawing on the logic mapping exercise. 


3. Further research undertaken to identify which outcomes can be quantified and those which 


should be considered qualitatively (See Appendix C for more detail). 


Our logic mapping and potential impacts is shown below in Table 2. Importantly, it is the end 


outcome that are being identified and, if appropriate, valued in the CBA (where possible) as 


opposed to the initial step in the causal chain or the overall objective.  


In the discussion below, we elaborate on a logic mapping approach for urban heat. As shown in 


Figure 4, investment to manage urban heat (including investment in irrigated open space and 


tree canopy, water in the landscape and other cooling-materials such as green roofs) can reduce 


the urban air temperature (e.g. reducing the max summer daily temperature), providing 


economic, environmental and social (or liveability-related) benefits to the community.3 This 


includes: 


 


3  See for example Sydney Water Corporation (2017), Cooling Western Sydney A strategic study on the role of water in mitigating urban heat in Western 


Sydney; CRCWSC (2016), Impacts of Water Sensitive Urban Design Solutions on Human Thermal Comfort. Available at: 


https://watersensitivecities.org.au/wp-content/uploads/2016/07/TMR_B3-1_WSUD_thermal_comfort_no2.pdf; Kabisch, N., et al. (2017). "The health 


benefits of nature-based solutions to urbanization challenges for children and the elderly–A systematic review." Environmental Research 159: 362-


373. 
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• Reductions in the risk of heat-related diseases –While urban heat is rarely listed as the 


cause of death, various studies have found that increased heat levels lead to increased risk of 


death or disease, especially amongst the most vulnerable in the community: the very young 


and elderly. 4 A reduction in urban heat can reduce the risk of heat-related diseases, reducing 


the number of heat-related deaths and the use of health services (reducing the total cost of 


treatment). 


• Reductions in cooling-related energy requirements – reduced cooling demand as a result 


of reduced urban heat, can reduce the generation and network energy infrastructure 


requirements required to meet future demand. This in turn, defers the operation and 


augmentation of energy generation and network infrastructure, reducing the future cost of 


providing the energy infrastructure. 


• Improvement in productivity– reduced urban heat can lead to improvements in 


productivity, including reduced absenteeism, which may result from reduced heat stress on 


the community (for example, reductions in the incidence of disturbed sleep or cancelled 


workdays due to excess heat).  


• Additional recreation opportunities in the summer – reduced urban heat can lead to 


increased participation in active and passive recreation in the summer (in addition to the 


increased recreation opportunities arising from increased availability of open space).  


Figure 4: Link between green infrastructure and urban cooling-related benefits 


 


Source: Frontier Economics 


The impacts in the table below are in addition to the incremental upfront and ongoing costs to 


meet the revised standard (i.e. less any costs under the base case). Note that the impacts that are 


in bold text are those that we have been able to quantify and ultimately, monetise, as discussed 


in the following section.   


 


4  See for example, Center for Disease Control and Prevention (2006), Heat Island Impacts. Available at:  https://www.epa.gov/heat-islands/heat-island-


impacts#3>(viewed January 2018). 
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Table 2: Logic mapping 


Theme Objectives Implication Potential impacts 


Operational 


energy 
Net zero operational carbon 


• No natural gas or onsite fossil fuel consumption 


• Maximise onsite renewable energy generation 


• All residual energy to be 100% renewable 


purchased through Green Power or similar  


• Reduce GHG emissions arising from 


reduced grid-based energy demand  


• Reduced energy use, avoiding energy fuel 


costs and deferring the need for energy 


network investment  


Sustainable 


transport 


Reduce private vehicle trips, 


support a smooth transition 


for the future uptake of 


electric vehicles (EV) 


• Provide for bicycle parking (increase likelihood of 


residents and workers riding bikes) 


• Provide EV charger outlets 


• Shared space EV charging 


• Increased active transport and resulting 


reduction in inactivity-related health benefits 


/ avoided costs arising from increased use of 


bicycles 


• Increased uptake of EVs leading to reduced 


GHG emissions and increased electricity use 


Integrated 


water 


management 


Reduce potable water 


consumption and improve the 


quality of stormwater 


discharging from site 


• Provide efficient fitting, fixtures and appliances 


• Provide for rainwater harvesting (rainwater tanks) 


• Reduced potable water use deferring 


water network investment 


• Reduced stormwater discharge leading to 


reduced impact of nitrogen and suspended 


solids. This can lead to improvements in the 


health of waterways and surrounding 


ecology.  


• Value of recovered organic waste (less 


cost of recovery) 
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Theme Objectives Implication Potential impacts 


Indoor 


Environment 


Quality  


Improve the comfort of 


building occupants including 


internal temperatures, air 


quality and daylight access 


• Improved external shading 


• Improved ventilation  


• Improved daylight 


• Improved productivity 


• Health benefits from improved air quality 


inside buildings 


• Staff health & retention in non-residential 


buildings 


• Health benefits from increased natural light 


Circular 


Economy 


Improve rates of resource 


recovery, encourage the use 


of materials with recycled 


content as an alternative to 


virgin material 


• Provide a Construction and Demolition Waste 


Management Plan that sets a landfill diversion 


target 


• Utilise low maintenance, durable, reusable, 


repairable and recyclable building materials 


• Avoided operational costs of landfill and 


avoided landfill externalities (disamenity) 


• Value of recycled materials less costs of 


transport/processing 


Green 


infrastructure 


Increase the amount of green 


infrastructure (such as tree 


canopy, green roofs and open 


space) to provide a range of 


ecosystem service benefits, 


reduce the contribution of the 


built environment to the 


urban heat island effect 


• All new developments to meet target Green Factor 


score 


• Improved green cover (leading to reduced urban 


heat island effect) 


• Reductions in the urban heat-related 


diseases  


• Improved productivity 


• Reductions in cooling-related energy 


requirements 


• Improved biodiversity outcomes 


• Additional recreation opportunities in the 


summer  


Source: Frontier Economics 
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2.4 Approach to valuing costs and benefits  


The aim in economic evaluation is to value very different measures of impact in consistent 


monetary terms to enable a comparison of a range of economic, environmental and social (or 


liveability-related) outcomes. 


As discussed above, this analysis has sought to, where possible, monetise key costs and benefits 


where there is an incremental difference in ‘real resource’ outcomes between the base case and 


the intervention case.  


Many of these impacts can be considered market impacts as the prices of goods or services are 


observable in markets. Other impacts, such as the environmental or social impacts (or avoided 


impacts) can be considered non-market impacts.5. Where the incremental costs and benefits 


have been monetised, these are shown in bold in Table 2.  


In some circumstances, there was not sufficient data to establish a quantitative causal link or 


attach a defensible monetary value to the incremental difference between outcomes of the 


interventions (such as the benefits of IEQ and GI). Where the incremental costs and benefits have 


been unable to be monetised to include in the CBA in a quantitative way, these are shown un-


bolded in Table 2 and have been qualitatively assessed in Table 4.  


Consistent with best practice and the Victorian Department of Treasury and Finance Guidelines 


our analysis has: 


• Drawn upon the best available information, including information provided by Hip V. Hype 


on incremental costs and impacts of interventions 


• Focused on impacts in the state of Victoria, consistent with Victorian Treasury Guidelines. 


This has involved: 


o including impacts that accrue to people in the local and broader Victorian community 


o excluding impacts that accrue to the Australian (such as wider economic impacts) and 


international communities. 


• Used accepted and relevant methodologies for monetising key costs and benefits, 


including the use of benefit transfer techniques (where appropriate) which draw upon existing 


literature reflecting the willingness to pay or preferences of a similar community for a similar 


change in outcome. Recognising the potential limitations of benefit transfer, the approach 


taken in the CBA adopts – as much as is practicable – a range of studies (mainly in VIC) (see 


Box 1). 


 


 


5  As a price cannot be observed and other methods must be used to derive a monetary value.  
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: Overview of valuation approaches 


There is a range of techniques available to monetise non-monetary economic, social and 


environmental outcomes. These include primary monetisation approaches (such as 


market-based and survey-based techniques) and secondary approaches, such as benefit 


transfer:  


• Primary approaches: use original data from the project site or context to derive a 


monetary value for some quantified change in outcomes caused by a green 


infrastructure intervention. There are two broad categories of primary approaches: 


o Market-based or surrogate market-based techniques – uses market prices or 


people’s behaviour in a similar or related market to infer the value of outcomes.  


o Survey Based - uses surveys that ask people their willingness to pay to value 


outcomes.  


• Secondary approaches, such as benefit-transfer, takes values from a pre-existing 


study, project, or piece of research (i.e. the ‘study site’) and applies it to a new project, or 


context (i.e. the ‘policy site’). Judgement is required to determine whether results from a 


previous study are appropriate to use. In addition to scrutinising the quality of the 


original study needs to ensure there are no technical weaknesses or biases, important 


preconditions for benefit transfer include: 


o the impact being valued must be essentially the same (e.g. improved thermal 


comfort) 


o the base case and extent of change should be similar 


o the affected populations should be similar 


Given primary research was outside the scope of this analysis (and can be costly and time 


consuming), we have primarily considered benefit transfer.  


Source: Frontier Economics 


 


The following sections provide further detail on our approach to valuing key costs and benefits.  


2.4.1 Data for costs and impacts  


The CBA takes cost and impact data from the technical ESD analysis undertaken by Hip V. Hype. 


This data includes: 


• upfront incremental capital costs to meet revised standards 


• operational energy and water savings incremental to the base case 


• avoided waste to landfill 


• reduced embodied carbon   


• estimated useful life of assets.  


Further information on these costs and impacts is provided in the Hip V. Hype report.   
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2.4.2 Benefit data 


Quantified benefits 


To value benefits, we have drawn on robust valuation benchmarks as outlined in Table 3, with 


further information provided at Appendix B. 


Table 3: CBA valuation benchmarks 


Benefit category Valuation approach 


Greenhouse gas (GHG) 


emission reduction 


Our valuation includes the following steps:  


• applying the estimated reduction in gas and electricity 


consumption (obtained from ESD technical workstream) 


• forecasting emission intensity factors for Victoria during the 


evaluation period (see Appendix B) 


• converting reduced gas and electricity consumption into 


reduced GHG emissions using forecast emission intensity 


factors 


• multiplying the reduced emissions by a social cost of carbon 


($75/tonne CO2-e) – Frontier Economics estimate of the 


economic costs, or damages, of emitting one additional tonne 


of GHG into the atmosphere.  


Reduced energy use 


(electricity & gas)  


We have estimated the resource cost savings associated with 


reduced electricity and gas consumption, including reduced 


network and wholesale costs: 


• For electricity network costs, we have based our estimates on 


published values for the long-run marginal cost (LRMC) from 


Victorian electricity network distribution businesses 


($0.01/kWh).  


• For deferred gas network costs, we have adopted an estimate 


of $4.50/GJ based on a recent Consultation RIS undertaken by 


ACIL Allen  


• For electricity wholesale costs, we have assumed a flat 


$70/MWh (Frontier Economics estimate/assumption) 


• For gas wholesale costs, we have used price forecasts from the 


Australian Energy Market Operator’s 2022 Integrated System 


Plan (based on new entrant combined cycle gas turbine 


generator prices) (see Appendix B) 


See Appendix B for further discussion on why we have not 


applied a retail bill (representing financial savings) in our 


approach. 


  







18 


Final Sustainability Planning Scheme Amendment – Cost-Benefit Analysis  


 


Frontier Economics 


Benefit category Valuation approach 


Avoided health costs of 


electricity generation 


Electricity generation produces air pollution containing particulate 


matter, nitrogen oxides, sulphur dioxide, as well as other 


emissions. These can cause health problems such as respiratory 


illness and can also affect local economies. 


We estimated the health benefits of avoided coal and gas-fired 


electricity at $1.78/MWh. See Appendix B for information. 


Reduced potable water 


use  


Our valuation approach involves: 


• applying the estimated reduction in potable water use (in 


megalitres) (obtained from ESD technical workstream) 


• multiplying the reduction in potable water use by the 


estimated LRMC of water supply based on the value advised 


by Melbourne Water ($2,450/ML). 


Reduced embodied 


carbon 


Estimates of reduced embodied carbon obtained from the ESD 


technical workstream were multiplied by the social cost of carbon 


discussed above. 


Reduced waste to 


landfill/value of recovered 


materials 


Estimates of reduced construction and demolition waste to landfill 


(tonnes) were multiplied by the full economic cost of landfill and 


the net value of recovered materials. This approach provides an 


estimate of the avoided cost of landfill and value of recovered 


materials of $125/tonne. See Appendix B for information. 


Recovery of organic waste 


Estimates of organic waste recovered, obtained from the ESD 


technical workstream, were multiplied by an average value added 


for organic waste. To estimate the average value added for 


organic waste we used data from Australian Organics Recycling 


Association’s publication ‘Australian Organics Recycling Industry 


Capacity Assessment: 2020-21’. This approach provides an 


estimate of the value added by additional organic waste 


recovered of $93/tonne. 


Residual value 


Some assets have a useful life that is greater than the analysis 


period of the CBA. The residual value is the estimated value of 


assets at the end of the appraisal period, representing the 


expected value in continuing use. We calculate residual value as 


the present value of future benefits. 


Source: Frontier Economics 
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We note that our approach is consistent with advice provided by HoustonKemp to the Australian 


Government for cost-benefit analysis for residential building energy efficiency (Box 2).    


 


: Guidelines for residential building regulatory impact assessment 


HoustonKemp were engaged by the Department of the Environment and Energy to develop 


a robust methodology for evaluating the benefits and costs of possible future increases in 


the stringency of the energy efficiency provisions in the National Construction Code (NCC). 


Our valuation approach outlined in Table 3 is in line with HoustonKemp’s recommendations, 


including that: 


• benefits of reduced energy use be estimated based on LRMC estimates and wholesale 


market prices where available 


• benefits of reduced GHG emissions be based on forecast emission intensity factors and 


GHG abatement costs 


• health, safety and amenity benefits be dealt with qualitatively (unless they can be 


readily quantified)    


Our analysis is also consistent with HoustonKemp’s base case description, and 


recommended evaluation timeframe of at least 20 years (outlined below). 


Source: Houston Kemp, Residential Buildings Regulatory Impact Statement Methodology – Report to the Department of 


Environment and Energy, 6 April 2017. 


 


Non-monetised benefits 


Critically, CBA does not require monetisation of all key costs and benefits. While we have aimed 


to value as many benefits as possible, some impacts are inherently difficult to quantify and value. 


This is particularly the case where impacts are not traded in markets, such as ‘improved 


biodiversity outcomes’, ‘improved thermal comfort’, or ‘improved aesthetics’.  


For impacts which do not have a robust valuation method, or do not have a clearly attributable 


incremental impact, they have been assessed qualitatively (Table 4). Qualitative assessment of 


impacts aligns with CBA guidance including the Victorian Department of Treasury and Finance.  


To provide an indication of whether these benefits would alter the broad narrative of our results, 


we have included an assessment of materiality. In our discussion of the CBA results, we provide a 


break-even analysis to show how much unquantified benefits would need to be for scenarios to 


be equal to the incremental costs.   
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Table 4: Qualitative assessment  


 


6  For example - Ormandy, D. and Ezratty, V., Thermal Discomfort and Health: Protecting the Susceptible from Excess Cold and Excess Heat in Housing, 2015, 


https://warwick.ac.uk/fac/sci/med/research/hscience/sssh/publications/publications14/thermal.pdf 


Incremental impacts 
Most relevant 


theme 
Materiality Qualitative assessment (why we have not valued these impacts) 


Ongoing cost to meet 


revised standards 
All Uncertain 


Any change in ongoing cost will be dependent on the specific materials and products 


used in the Sustainability Planning Scheme Amendment option compared to the ESD 


policy or non-ESD policy base case. The technical ESD assessment haven’t proposed 


specific materials in the design responses (except for recycled content concrete in the 


Circular Economy theme), which makes any assessment uncertain. At a high level, it is 


expected that some design responses would increase ongoing costs while others reduce 


ongoing costs and that the overall impact may not be material. 


Health and wellbeing 


benefits from improved 


thermal comfort 


Operational energy Minor benefit 


Increased thermal comfort can lead to a range of health and wellbeing benefits.6 The 


impacts of increased thermal comfort would be expected to be highly context specific – 


both in terms of the location of the building and how the building is used (i.e. for 


residential typologies are residents working from home or out of the house 12 hours a 


day?). For scenarios where the base case has an existing ESD policy there is likely to be a 


small incremental impact as the base case provides a good level of thermal comfort. The 


incremental impact may be more for scenarios where the base case does not have an 


existing ESD policy. 


Increased active transport / 


avoided costs through 


improved transport mode 


usage 


Sustainable transport 


Benefit with 


unclear 


materiality 


CBA focuses on impacts which are attributable to the intervention. While improved bike 


access and storage would make active transport more appealing to building users, there 


are myriad factors which impact on mode choice decisions. As such, while the 


incremental impact is a benefit it is not possible to isolate the magnitude of this impact. 


Increased uptake of EVs 


leading to reduced GHG 
Sustainable transport Minor impact Similar to active transport, uptake of EVs is a complex decision with myriad factors 


including price of EVs, price of operating internal combustion engine vehicles and the 



https://warwick.ac.uk/fac/sci/med/research/hscience/sssh/publications/publications14/thermal.pdf
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7  For example - Al horr, Y., Arif, M., Kaushik, AK., Mazroei, A., Katafygiotou, M. and Elsarrag, E., Occupant productivity and office indoor environment quality : a review of the literature, 2016, 


https://usir.salford.ac.uk/id/eprint/39106/3/BAE-D-16-00533_final%20manuscript[1].pdf and Fisk, W., Health and productivity gains from better indoor environment and their relationship with 


building energy efficiency, 2000, https://www.annualreviews.org/doi/full/10.1146/annurev.energy.25.1.537  


8  For example, REHVA, Indoor Climate and Productivity in Offices: How to integrate productivity in life-cycle cost analysis of building services, 2017, https://biblioteka.ktu.edu/wp-


content/uploads/sites/38/2017/06/06_Productivity_2ed_protected.pdf. The International WELL Building Institute cite the following source for healthy buildings lowering staff turnover and burnout - 


Leiter M, Maslach C. Areas of Worklife Survey. Mindgarden. https://www.mindgarden.com/274-areas-of-worklife-survey. 


emissions and increased 


electricity use 


range of EVs. As such, while the incremental impact of reducing vehicle-related 


emissions is a benefit it is not possible to isolate the exact magnitude of this impact. 


Reduced volume of 


stormwater leading to 


reduced nitrogen and 


suspended solids 


Integrated Water 


Management 
No impact 


The technical ESD assessment identifies that both ESD and non-ESD policy base cases 


include rainwater tanks for stormwater collection and meet the requirements for the 


quality of stormwater discharged from the site. Given this, it appears there is unlikely to 


be any incremental impact related to stormwater. 


Health benefits from 


improved air quality inside 


buildings 


Indoor Environment 


Quality 


Benefit with 


unclear 


materiality 


Increased natural ventilation should lead improved air quality which, in turn, leads to 


improved health outcomes.7 The impacts would be highly context specific – both in 


terms of the location of the building and how the building is used. The incremental 


impact depends on the base case. For example, for RES 1 the ESD Policy base case 


includes 100% of apartments being naturally ventilated whereas the non-ESD Policy 


base case includes “some natural ventilation.” In this example, there may not be an 


incremental impact on air quality when compared to the ESD Policy base case but there 


may be some incremental impact when compared to a non-ESD policy base case. 


Staff health & retention for 


non-residential 


Indoor Environment 


Quality 


Benefit with 


unclear 


materiality 


There is some evidence that improved indoor environment quality leads to improved 


staff health (fewer sick days) and improved staff retention.8 The magnitude of the 


impact will be highly context dependent, particularly with respect to the base case. For 


example, in Non-RES 3 the ESD Policy base case includes natural ventilation and daylight 


requirements have been too location specific to be assessed by the technical ESD 


assessment. 



https://usir.salford.ac.uk/id/eprint/39106/3/BAE-D-16-00533_final%20manuscript%5b1%5d.pdf

https://www.annualreviews.org/doi/full/10.1146/annurev.energy.25.1.537

https://www.mindgarden.com/274-areas-of-worklife-survey
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9  For example, Edwards, L. and Torcellini, P., A Literature Review of the Effects of Natural Light on Building Occupants, 2002, https://www.osti.gov/servlets/purl/15000841/ 


10  For example, U.S. Environmental Protection Agency (EPA), Reduce Urban Heat Island Effect, accessed from the U.S. EPA’s website on 1 November 2021, https://www.epa.gov/green-


infrastructure/reduce-urban-heat-island-effect  


Health benefits from 


increased natural light 


Indoor Environment 


Quality  


Benefit with 


unclear 


materiality 


There is some evidence that improved natural light in buildings cause health benefits.9 


However, the daylight requirements have been too location specific to be assessed by 


the technical ESD assessment. As such the incremental impact is unclear. 


Reduced risk of heat-related 


diseases 
Green Infrastructure 


Benefit with 


unclear 


materiality 


A benefit of urban greening is reduced urban heat island which can reduce the risk of 


heat-related diseases.10 This is typically a benefit which accrues with precinct or suburb 


level greening, rather than for an individual building. Given that the scale of this analysis 


is on individual building benefits, the incremental impact may be negligible. 


Improved biodiversity Green Infrastructure 


Benefit with 


unclear 


materiality 


Biodiversity benefits may arise from additional green cover being used to benefit fauna 


and flora. The nature of this benefit is likely to be highly context specific and similar to 


urban greening, would more likely occur with precinct/suburb level greening rather than 


for an individual building. Green infrastructure may also contribute to avoided costs to 


the extent that some councils can avoid costs of meeting canopy cover targets.  



https://www.osti.gov/servlets/purl/15000841/

https://www.epa.gov/green-infrastructure/reduce-urban-heat-island-effect

https://www.epa.gov/green-infrastructure/reduce-urban-heat-island-effect
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2.5 Overarching CBA parameters and sensitivities 


As previously stated, the CBA assesses impacts over time. This requires an appraisal period to be 


defined and the application of a discount rate (to account for the time value of money where a 


dollar today is worth more than a dollar in future). To enable comparison of the costs and 


benefits over time, as shown in Table 5 this analysis: 


• Applies a 20-year appraisal period which aligns with a likely useful life of a number of the 


design responses required to align with the Sustainability Planning Scheme Amendment.  


• Includes a residual value to capture the benefits and costs of the assets with lives beyond the 


modelling period - Some interventions (such as external shading) may have an asset value of 


more than 20 years. Where this is the case there has been liaison with the technical ESD 


workstream to identify a likely useful life in order to place a residual value on these assets at 


the end of the appraisal period. The residual value is included in the analysis as a benefit (see 


Box 3). This is a standard approach in best practice CBAs. 


• Applies a discount rate of 7% per year, consistent with the Victorian Department of Treasury 


and Finance.  


Table 5: Overarching parameters for the CBA 


Input Value 


Price base 2021 


Appraisal start date 1 Jan 2023 


Project appraisal period 20 years 


Appraisal end date 1 Jan 2043 


Discount rate 7% per annum 


Source: Frontier Economics 


As with any CBA, there are a number of uncertainties relating to the analysis. Sensitivity analysis 


was undertaken to analyse how the CBA results change if key parameters change. For this 


analysis, the following sensitivities were tested: 


• Low discount rate: 4% per annum 


• High discount rate: 10% discount rate 


• Low benefits: -50% on all valuation factors 


• High benefits: +50% on all valuation factors 


• Residual value for external shading and green cover  
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: Base case costs and residual values 


Base case costs 


As previously stated, CBA is incremental in that it looks at additional costs and benefits over 


and above a “business as usual” scenario (the base case). For example, in this analysis for 


the RES-1 typology both the ESD Policy and non-ESD Policy base cases include a cost for a 


gas-fired central hot water system while the Sustainability Planning Scheme Amendment 


option includes a cost for an electric central hot water system. That is to say, there are 


differing upfront costs associated with different design responses and the analysis captures 


the incremental cost. The one design response which is treated differently is EV chargers, 


which form part of the Sustainability Planning Scheme Amendment option. Rather than 


assuming no EV chargers in the ESD Policy and non-ESD Policy base cases, the CBA assumes 


that EV chargers are retrofitted in the base case in 2030 – a point in the future when EV take 


up would be expected to be higher. 


Residual values 


As stated above, the project appraisal period is 20 years. This is intended to largely align with 


the useful life of the design responses in the Sustainability Planning Scheme Amendment 


option. It is understood that some elements may have longer useful lives. These can be 


captured in CBA through a residual value. The Department of Treasury and Finance’s 


Economic Evaluation states that residual value at the end of the appraisal period should be 


“the lower of (a) the replacement cost or (b) the present value of the future stream of net 


benefits at the arbitrary earlier end of the project.” Focussing on the two key cost items in a 


number of scenarios (external shading and green cover), these items do not have benefits 


that have been valued in the CBA. Hence, following the Department of Treasury and 


Finance’s guidance means that the residual value of external shading and green cover should 


be zero. To understand how sensitive the CBA is to this approach, a sensitivity scenario has 


been undertaken where external shading and green cover are assumed to have a 40 year 


useful life which results in 50% of their upfront cost being a residual value benefit at the end 


of the CBA appraisal period (as with all impacts this is then subjected to discounting to reach 


a present value). 


Source: Frontier Economics drawing on documents including Department of Treasury and Finance (2013), Economic 


Evaluation for Business Cases Technical guidelines. 
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3 Cost-Benefit Analysis Results 


3.1 Results – central scenarios 


The next step in the CBA process is to undertake an evaluation of the incremental economic, 


social, and environmental value of the options. The incremental future costs and benefits are 


discounted using a social discount rate to a ‘net present value’ (NPV) and and Benefit-Cost Ratios 


(BCRs) where: 


• NPV>0 and BCR>1 indicates that the option results in a net benefit to the community relative 


to the Base Case (i.e. incremental benefits of the option exceed incremental costs).  


• NPV = 0 and BCR=1 indicates that the incremental benefit of the option exactly equals its 


incremental costs.  


• NPV < 0 and BCR<1 indicates that the option results in a net cost to the community relative to 


the Base Case (i.e. incremental costs of the option exceed incremental benefits). 


The high-level results of the CBA are presented in Table 6 and Table 7. The overall finding from 


the CBA is that across the different typologies there are negative NPVs and BCRs less than one.  


In interpreting these results it is important to note that we were unable to quantify a number of 


benefits where the magnitude of these benefits is difficult to ascertain. This is particularly the 


case for benefits associated with the indoor environment quality (IEQ) and green infrastructure 


(GI) themes. In the sections below we undertake a break-even analysis to provide some guidance 


on the magnitude of potential benefits from these themes to produce a BCR of 1.  


When the costs and benefits from the IEQ and green infrastructure themes are removed from 


the CBA, the BCRs across typologies are close to or greater than 1. We show these BCRs in the 


bottom rows of Table 6 and Table 7 and throughout this results section.   


The NON-RES 1 typology under the ESD base case had the most favourable result with a BCR of 


0.64, or 1.41 when IEQ and GI themes are excluded.  The Non-RES 2 with ESD Policy base case 


has the lowest BCR (0.09) while RES 1 with ESD Policy base case has the lowest NPV (-$1.3m). For 


Non-RES 2 with ESD Policy base case this result is a combination of having low incremental 


benefits compared to the ESD Policy base case and also having high costs – with the Green Cover 


design response comprising $220k or 83% of total costs in this scenario. For RES 1 with ESD Policy 


base case there are also high costs (with the Green Cover and external shading design responses 


making up $1.4m or 61% of the cost). However, this scenario also has high benefits which total 


around $1m.  


Comparing the results for the same typology with an ESD Policy base case to the corresponding 


non-ESD Policy base case, the benefits are generally higher in the non-ESD Policy base case 


scenarios. This makes sense as in these scenarios the Sustainability Planning Scheme 


Amendment options provides a bigger increment in outcomes compared to the base case.  


However, this bigger increment also tends to come with a higher cost.  The overall impact is the 


BCRs for the non-ESD Policy base case are higher than the corresponding ESD Policy base case 


for 5 of the 7 typologies with two base cases tested.
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Table 6: Cost-benefit analysis results – ESD Policy base case 


Source: Frontier Economics 


 


  


Typology RES 1 NON-RES 1 RES 2 NON-RES 2 RES 3 NON-RES 3 RES 4 


TOTAL BENEFITS ($) 1,077,281 294,643 23,089 22,890 36,369 30,671 170,127 


TOTAL COSTS ($) 2,382,798 458,493 46,929 264,994 154,698 156,212 334,398 


NET PRESENT VALUES ($) -1,305,517 -163,850 - 23,840 - 242,104 - 118,329 - 125,541 - 164,271 


BENEFIT-COST RATIO 0.45 0.64 0.49 0.09 0.24 0.20 0.51 


BENEFIT-COST RATIO 


(IEQ AND GI EXCLUDED 


AS BENEFITS 


UNQUANTIFIED) 


1.15 1.41 0.80 0.85 0.84 2.55 1.09 
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Table 7: Cost-benefit analysis results – Non-ESD Policy base case 


Source: Frontier Economics 


 


 


 


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 


TOTAL BENEFITS ($) 1,182,124 470,315 32,179 65,061 41,877 52,911 142,610 7,646 


TOTAL COSTS ($) 2,451,244 945,133 97,072 364,096 146,298 202,220 255,213 20,086 


NET PRESENT 


VALUES ($) 
-1,269,121 -474,818 -64,893 -299,035 -104,421 -149,309 -112,603 -12,440 


BENEFIT-COST 


RATIO 
0.48 0.50 0.33 0.18 0.29 0.26 0.56 0.38 


BENEFIT-COST 


RATIO (IEQ AND GI 


EXCLUDED AS 


BENEFITS 


UNQUANTIFIED) 


1.11 1.94 1.01 1.24 1.28 0.93 0.75 0.75 
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Table 8 presents a breakdown of the NPVs by theme for the best and worst performing 


scenarios (in terms of the benefit-cost ratio) under the central case. A complete set of NPVs by 


theme are presented in Appendix  A. 


For the best performing scenario (NON-RES 1, ESD Policy), the Operational Energy, and 


sustainable transport themes have positive NPVs while the remaining themes have negative 


NPVs. The key cost streams relate to external shading and green cover. 


For the worst performing scenario (NON-RES 2, ESD Policy), Circular Economy has a positive NPV, 


the operational energy, Sustainable Transport and Indoor Environment Quality have a negative 


NPV and green infrastructure has a very negative NPV. The Green Cover cost is the driver of the 


very negative NPV for the green infrastructure theme. The key benefits in this scenario relate 


embodied carbon reduction. 


Table 8: Breakdown of Net Present Value by theme for best and worst performing scenarios (in 


dollars) 


Typology 


Best performing 


NON-RES 1, ESD Policy 


base case 


Worst performing 


NON-RES 2, ESD Policy 


base case 


OPERATIONAL ENERGY NPV 95,222 -314 


SUSTAINABLE TRANSPORT NPV 11,936 -9,537 


INTEGRATED WATER MANAGEMENT 


NPV 
- 15,000  


INDOOR ENVIRONMENT QUALITY 


(IEQ) NPV 
- 84,850 -18,800 


CIRCULAR ECONOMY NPV - 6,301 5,875 


GREEN INFRASTRUCTURE (GI) NPV - 164,856 -219,328 


 


3.2 Sensitivity results 


Sensitivity analysis looks at how results change with different key assumptions. Table 9 and 


Table 10 present the sensitivity results for the best and worst performing scenarios (from a 


benefit-cost ratio). A complete set of sensitivity results are presented in Appendix A. 


It is no surprise to see that the sensitivities with low discount rate and higher benefits improve 


the results. A low discount rate means that the benefits which accrue over time are less heavily 


discounted in the analysis, which makes the benefits look better when compared to costs which 


are incurred upfront. The high benefits simply inflate the valuation factors which also make the 


benefits look better when compared to the costs. The opposite effect occurs in the high discount 


rate and lower benefits. 
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Notably, for both the best and worst performing scenarios, interpretation of the results does not 


change in the different sensitivity analyses. That is to say, both have a negative NPV and BCR less 


than 1 in all the sensitivities. 


Table 9: Sensitivity results – best performing scenario (NON-RES 1, ESD Policy base case) 


 


4% 


discount 


rate 


10% 


discount 


rate 


Lower 


benefits -


50% 


Higher 


benefits 


+50% 


Residual 


values 


TOTAL BENEFITS ($) 392,144 234,160 154,362 434,925 303,425 


TOTAL COSTS ($) 512,383 424,191 372,029 544,956 458,493 


NET PRESENT VALUES ($) - 120,238  -190,031 - 217,667 -110,032 -155,068 


BENEFIT-COST RATIO 0.77 0.55 0.41 0.80 0.66 


BENEFIT-COST RATIO 


(IEQ & GI EXCLUDED) 
1.49 1.34 1.26 1.47 1.41 


 


Table 10: Sensitivity results – worst performing scenario (NON-RES 2, ESD Policy base case) 


 


4% 


discount 


rate 


10% 


discount 


rate 


Lower 


benefits -


50% 


Higher 


benefits 


+50% 


Residual 


values 


TOTAL BENEFITS ($) 33,205 16,932 12,165 33,616 31,994 


TOTAL COSTS ($) 265,036 264,967 264,929 265,059 264,994 


NET PRESENT VALUES ($) -231,831 -248,035 -252,764 -231,443 -233,000 


BENEFIT-COST RATIO 0.13 0.06 0.05 0.13 0.12 


BENEFIT-COST RATIO (IEQ 


& GI EXCLUDED) 
1.23 0.63 0.45 1.25 0.85 
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3.3 Break-even analysis 


As discussed above, reductions in urban heat leading to reduced urban-heat related disease 


burden is a potential benefit of the scenarios assessed as part of this CBA, and in particular for 


the IEQ and GI themes. Mitigating the range of damaging effects of the urban heat island effect is 


a rising policy and broader sustainability priority in Victoria and across Australia.  


While the urban heat island effect can negatively impact a range of outcomes valued by the 


community, arguably the most critical of these is the impact of soaring temperatures on human 


health. There is now strong scientific evidence that high temperatures and heatwaves are driving 


substantial costs on society by causing heat-related disease and death.  There are also direct 


financial costs to the health system associated with this impact, such as the cost of ambulance 


call-outs and emergency department treatments to address heat-related illness.  


This suggests there may be merit in exploring the potential for alternative building standards to 


contribute to limiting the UHI effect my promoting or mandating the use of materials that do not 


add to urban heat or can reduce ambient temperatures. As discussed in Box 4, if alternative 


building standards can drive reductions in peak temperatures on very hot days and during 


heatwaves, then this temperature reduction can be linked to reductions in heat-related deaths 


and reductions in costs to the health system. 


 


: Valuing the health benefits associated with a reduction in urban heat 


• The first step is to understand the extent to which alternative building designs, 


materials, or other urban typology interventions can drive reductions in peak urban 


temperatures on hot days and during heatwaves.  First it must be shown that this causal 


link exists, and then the magnitude of the impact must be measured.  


• The second step is to understand the relationship between each degree of temperature 


reduction on a very hot day, the prevalence of heat-related illness and death, and the 


assumed population characteristics of the intervention area (ie. in the community where 


the alternative urban typologies or building standards are applied) 


• If we can reasonably and robustly: 


1. assume that the urban typology intervention does drive reductions in temperature 


2. understand how much temperature reduction is likely 


3. assume that the surrounding population that experiences that temperature reduction is 


sufficiently large and sufficiently similar to the general population, then,  


we can link urban temperature reduction to reductions in heat-related illness and heat-


related death, and then can place a monetary value on the avoided deaths and on the 


avoided costs to the health system. 


Source: Frontier Economics 


 


3.3.1 Findings of our break-even analysis 


Given the availability of information, our analysis: 
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• assumes interventions are capable of driving down peak ambient temperature on very hot 


days and during heatwaves to a sufficient extent such that interventions can be causally linked 


to avoided heat-related deaths 


• only considers scenarios that are likely to affect the population most vulnerable to heat-


related illness and death – the elderly and the young  


• is based on larger scale residential scenarios only 


• assumes that, if scaled, the local population has the same age and disease burden 


characteristics as the general population  


• accounts for uncertainty of scenario design and typology impact – including a 50% additional 


buffer around scenario costs to ensure potentially additional costs of urban cooling are not 


excluded 


• calculates the total value of additional urban cooling benefits, including the avoided social cost 


of death and the avoided financial cost to the health system associated with ambulance call-


outs and emergency department treatments, required to achieve a BCR of 1 or NPV of zero for 


each scenario. This assumes all impacts are incremental to the base case 


As shown in Table 13, the break-even analysis indicates that changes under the IEQ and GI 


themes could deliver value to the community (i.e. incremental benefits outweigh incremental 


costs), if the investments assessed reduced the rate of urban-heat related deaths by between 


0.07 and 1.5 people over the modelling period (depending on the scenario assessed).  


Table 11: Results of breakeven analysis: Indicative incremental avoided deaths notionally 


required to reach a scenario BCR of 1 


Scenario 
Additional avoided deaths required over 20 year 


modelling period to achieve BCR of 111 


Monetised 


benefit12 


RES 1 - Inner Urban 


ESD Policy 
0.78 – 1.5 


$1,305,517 -  


$2,496,916 


RES 1 - Suburban 


Non-ESD Policy 
0.76 – 1.5 


$1,269,121 -  


$2,494,743 


RES 4 - Suburban ESD 


Policy 
0.10 – 0.2 


$164,271 – 


$331,471 


RES 4 - Suburban 


Non-ESD Policy 
0.07 – 0.14 


$112,603 -  


$240,210 


Source: Frontier Economics.  


 


11  Figures assume each avoided death is incremental to the base case and that the profile of avoided deaths is 


constant over the 20 year modelling period 


12  In $2020-21, discounted at 7% 
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However, it should be noted that this analysis does not purport to identify whether the 


scenarios assessed are likely to reduce the burden of urban heat related diseases to this 


extent.  


As discussed above, whether this outcome is achievable (i.e. whether the option could deliver 


value) will depend on a range of site-specific characteristics, such as the scale of the investment, 


the affected population – in some cases options may deliver a significant enough reduction in 


urban heat to deliver the required reduction in disease burden (and thus deliver benefit to the 


community), in others they may not. 


While further site-specific analysis is required to identify whether these projects can deliver 


significant urban-heat related benefits to the community, given our experience applying this 


framework to projects elsewhere, we note that: 


• These benefits are most likely to be realised in areas that already suffer from high 


temperatures – the UHI and the potential impact of alternative building materials or additional 


tree canopy for urban cooling is highly site specific and sensitive to microclimate, prevailing 


wind patterns, and a large range of other factors.  


• The analysis draws on previous studies that considered the combination of changes to urban 


building materials in combination with very large-scale planting of broad-leaf urban canopy to 


drive reductions in temperature, rather than just the impact of alternative urban typologies 


alone.  


• Benefits will only be realised at scale, for a number of key reasons: 


o Only very large developments are likely to be able to influence the ambient temperature – 


this cannot robustly be a consistent, ongoing impact attributed to a single (even large 


building). Sophisticated modelling can determine the extent to which quite a large 


development can reliably lower the peak temperature. 


o Benefits analysed rely on the statistical comparability of the local population assumed to 


benefit from (ie. live amongst) the alternative urban typologies/building standards and the 


general population both in terms of the age distribution and the burden of disease.  The 


benefits therefore can only be considered achievable at the scale of an entire community 


and not any individual building or cluster of buildings.   
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4 Conclusion 


4.1 Summary of key results 


A key finding of this CBA for the Sustainability Planning Scheme Amendment is that the 


quantified costs exceeded the quantified benefits across each typology. 


Importantly, the identified value of these options does not consider the broad range of 


unmonetised social and environmental impacts. Our breakeven analysis indicates that these 


projects may deliver value to the community (i.e. incremental benefits outweigh incremental 


costs) where sufficient scale is achieved.   


4.2 Lessons and potential next steps 


The key lessons from this project are: 


• Overall, the size of benefits (especially those related to reducing disease burden) are likely to 


be more achievable for larger projects (i.e. scale matters). While a 1.5 person reduction in 


disease burden per building may appear like a small change, in practice, given overall disease 


burden, achieving this reduction on a building by building approach may be difficult.  


• The size of the benefit in practice will be dependent on a range of site-specific characteristics, 


including population affected, urban temperature, whether there is pre-existing infrastructure 


(for example bicycle paths).  


• Dollar benefits are likely to be higher when a larger population is involved. The primary driver 


of the difference between the case study results is the number of people that they affect. 


• In considering which types of impacts to quantify, more effort should be expended on those 


impacts which are likely to be more significant given the circumstances of each case (e.g. 


urban heat effects in hot regions) and for which there is a sound evidence base. 


Importantly, this analysis has been undertaken for a range of indicative projects, rather than for 


individual projects with site-specific characteristics. In practice, the value of these options is likely 


to vary significantly depending on the specific intervention and its location. As such there is likely 


to be value in undertaking further, place-based analysis to identify the value of individual 


projects. In considering the development of individual projects, key lessons from this project 


would suggest there is benefit in: 


• Undertaking further research on the site-specific value of benefits. This could include site-


specific analysis of the change in outcomes or a site-specific study of the community’s 


willingness to pay for improvements in environmental and social outcomes (for example, the 


willingness to pay for improved biodiversity).  


• Broadening the scale of the project - i.e rather than undertake an assessment of a 


development by development basis, broaden the assessment to development-wide or 


precinct-wide if possible.  


• Focusing on areas where projects can make a large difference, for example, those where: 


o Urban heat is a large problem, so reductions in urban heat are likely to have a 


comparatively larger impact 
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o There is a large number vulnerable population (e.g. urban heat diseases impact the elderly 


and very young, and so reductions in urban heat diseases are most beneficial in areas with 


vulnerable populations) 


o There are constraints in the supply of services, such as energy, water and waste (e.g. there 


isn’t space for the next landfill, so deferring the need for the next landfill site is likely to be 


more beneficial, than in an area where there is significant space for landfill) 


• Identifying the distribution of costs and benefits, to aid in the funding of these investments. It 


is important to recognise that quantification of benefits does not equate to funding for those 


investments. While broader benefits may present opportunities to generate additional 


funding, such projects will not be dependent on securing such funding.  
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 A Detailed results 
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Net Present Value by theme 


Table 12: Breakdown of Net Present Value by theme – ESD Policy base case (in dollars) 


 


 


  


Typology Note RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 


OPERATIONAL ENERGY 


NPV 
 88,506 95,222 -9,548 -314 -16,026 9,809 23,187 


SUSTAINABLE 


TRANSPORT NPV 
 -37,841 11,936 1,149 -9,537 -1,230 4,265 6,060 


INTEGRATED WATER 


MANAGEMENT NPV 
 -44,799 -15,000   734 1,405 1,359 


INDOOR ENVIRONMENT 


QUALITY NPV  


(No benefits 


quantified) 
-929,187 -84,850 -17,904 -18,800 -1,910 -10,360 2,926 


CIRCULAR ECONOMY 


NPV 
 133,325 -6,301 2,463 5,875 9,662 3,159 -17,283 


GREEN INFRASTRUCTURE 


NPV  


(No benefits 


quantified) 
-515,520 -164,856  -219,328 -109,560 -133,820 -180,520 







Final Sustainability Planning Scheme Amendment – Cost-Benefit Analysis  


 


Frontier Economics 


Table 13: Breakdown of Net Present Value by theme – Non-ESD Policy base case (in dollars) 


 


 


 


Typology Note RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 


OPERATIONAL 


ENERGY NPV 
 109,704 118,864 -9,141 -5,004 -2,605 9,043 -8,508 -6,462 


SUSTAINABLE 


TRANSPORT NPV 
 -265,744 5,160 -1,466 -5,614 -976 -6,213 13,492 8 


INTEGRATED 


WATER 


MANAGEMENT 


NPV 


 -53,220 20,260 3,357 -5,499 2,967 -19,023 156  


INDOOR 


ENVIRONMENT 


QUALITY NPV 


(No 


benefits 


quantified) 


-929,187 -292,200 -19,808 -18,800 -1,910 -26,560 -24,674 -9,921 


CIRCULAR 


ECONOMY NPV 
 323,887 83,954 7,565 28,810 9,662 12,504 -51,030 3,935 


GREEN 


INFRASTRUCTURE 


NPV 


(No 


benefits 


quantified) 


-454,560 -410,856 -45,400 -292,928 -111,560 -119,060 -42,040 0 
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Sensitivity analysis 


Table 14:Cost-benefit results for low discount rate sensitivities – ESD Policy base case (in dollars) 


 


 


  


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 


TOTAL BENEFITS 
                        


1,587,383  


                     


392,144  


                        


33,551  


                        


33,205  


                        


45,447  


                        


41,334  


                     


235,152  


TOTAL COSTS 
                        


2,502,678  


                     


512,383  


                        


46,929  


                     


265,036  


                     


154,698  


                     


159,192  


                     


355,324  


NET PRESENT 


VALUES 
-915,295  -120,238  -13,378  -231,831  -109,251  -117,857  -120,172  


BENEFIT-COST 


RATIO 


                                  


0.63  


                            


0.77  


                            


0.71  


                            


0.13  


                            


0.29  


                            


0.26  


                            


0.66  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


1.50 1.49 1.16 1.23 1.05 2.75 1.33 
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Table 15: Cost-benefit results for low discount rate sensitivities – Non-ESD Policy base case (in dollars) 


 


 


 


 


 


 


 


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 


TOTAL 


BENEFITS 


                        


1,644,524  


                     


590,136  


                        


40,311  


                        


65,074  


                        


53,658  


                        


65,723  


                     


192,559  


                          


7,495  


TOTAL COSTS 
                        


2,562,107  


                  


1,008,945  


                        


97,072  


                     


364,681  


                     


146,298  


                     


217,668  


                     


289,622  


                        


20,086  


NET PRESENT 


VALUES 
-917,583  -418,809  -56,761  -299,607  -92,640  -151,945  -97,062  -12,591  


BENEFIT-COST 


RATIO 


                                  


0.64  


                            


0.58  


                            


0.42  


                            


0.18  


                            


0.37  


                            


0.30  


                            


0.66  


                            


0.37  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


                                  


1.40  


                            


1.93  


                            


1.27  


                            


1.23  


                            


1.63  


                            


0.91  


                            


0.86  


                            


0.74  
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Table 16: Cost-benefit results for high discount rate sensitivities – ESD Policy base case (in dollars) 


 


 


 


 


 


  


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 


TOTAL BENEFITS 780,960 234,160 17,056 16,932 26,356 24,288 131,398 


TOTAL COSTS 2,310,152 424,191 46,929 264,967 154,698 154,315 321,196 


NET PRESENT 


VALUES 
- 1,529,192 -190,031 -29,873 -248,035 -128,342 -130,027 -189,798 


BENEFIT-COST 


RATIO 
0.34 0.55 0.36 0.06 0.17 0.16 0.41 


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


0.9 1.34 0.59 0.63 0.61 2.4 0.91 
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Table 17: Cost-benefit results for high discount rate sensitivities – Non-ESD Policy base case (in dollars) 


 


 


 


 


 


 


 


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 


TOTAL 


BENEFITS 


                 


914,800  


           


354,087  


             


23,424  


             


44,082  


             


30,347  


             


37,993  


           


112,154  


               


5,354  


TOTAL COSTS 
              


2,383,835  


           


905,070  


             


97,072  


           


363,767  


           


146,298  


           


193,259  


           


234,182  


             


20,086  


NET PRESENT 


VALUES 
-1,469,035  -550,983  -73,647  -319,685  -115,951  -155,266  -122,029  -14,732  


BENEFIT-COST 


RATIO 


                              


0.38  


                        


0.39  


                        


0.24  


                        


0.12  


                        


0.21  


                        


0.20  


                        


0.48  


                        


0.27  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


0.91 1.75 0.74 0.85 0.92 0.8 0.66 0.53 
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Table 18: Cost-benefit results for high benefits – ESD Policy base case (in dollars) 


 


 


 


 


 


  


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 


TOTAL BENEFITS 
                 


1,375,906  


               


434,925  


                 


31,273  


                 


33,616  


                 


46,769  


                 


43,004  


               


238,823  


TOTAL COSTS 
                 


2,543,875  


               


544,956  


                 


46,929  


               


265,059  


               


154,698  


               


161,359  


               


365,972  


NET PRESENT 


VALUES 
-1,167,969  -110,032  -15,656  -231,443  -107,929  -118,355  -127,149  


BENEFIT-COST 


RATIO 


                                  


0.54  


                            


0.80  


                            


0.67  


                            


0.13  


                            


0.30  


                            


0.27  


                            


0.65  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


1.25 1.47 1.08 1.25 1.08 2.5 1.27 
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Table 19: Cost-benefit results for high benefits – Non-ESD Policy base case (in dollars) 


 


 


 


 


 


 


 


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 


TOTAL 


BENEFITS 


              


1,566,286  


           


647,680  


             


42,256  


             


74,303  


             


54,102  


             


64,862  


           


193,831  


               


8,374  


TOTAL COSTS 
              


2,601,722  


        


1,040,108  


             


97,072  


           


364,715  


           


146,298  


           


220,328  


           


302,634  


             


20,086  


NET PRESENT 


VALUES 
-1,035,436  -392,427  -54,816  -290,412  -92,196  -155,466  -108,803  -11,712  


BENEFIT-COST 


RATIO 


                                  


0.60  


                            


0.62  


                            


0.44  


                            


0.20  


                            


0.37  


                            


0.29  


                            


0.64  


                            


0.42  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


1.29 1.92 1.33 1.4 1.65 0.87 0.82 0.82 
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Table 20: Cost-benefit results for low benefits – ESD Policy base case (in dollars) 


 


 


 


 


 


  


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 


TOTAL BENEFITS 
                    


778,655  


               


154,362  


                 


14,904  


                 


12,165  


                 


19,823  


                 


18,337  


               


101,431  


TOTAL COSTS 
                 


2,221,721  


               


372,029  


                 


46,929  


               


264,929  


               


154,698  


               


151,065  


               


302,825  


NET PRESENT 


VALUES 
-1,443,065  -217,667  -32,025  -252,764  -134,875  -132,728  -201,394  


BENEFIT-COST 


RATIO 


                                  


0.35  


                            


0.41  


                            


0.32  


                            


0.05  


                            


0.13  


                            


0.12  


                            


0.33  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


1.0 1.26 0.51 0.45 0.46 2.66 0.8 
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Table 21: Cost-benefit results for low benefits – Non-ESD Policy base case (in dollars) 


 


 


 


 


 


 


 


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 


TOTAL 


BENEFITS 


                    


797,962  


               


237,222  


                 


16,822  


                 


29,363  


                 


23,506  


                 


31,425  


                 


91,388  


                   


3,884  


TOTAL COSTS 
                 


2,300,767  


               


850,158  


                 


97,072  


               


363,477  


               


146,298  


               


184,113  


               


207,792  


                 


20,086  


NET PRESENT 


VALUES 
-1,502,805  -612,936  -80,250  -334,114  -122,792  -152,688  -116,403  -16,202  


BENEFIT-COST 


RATIO 


                                  


0.35  


                            


0.28  


                            


0.17  


                            


0.08  


                            


0.16  


                            


0.17  


                            


0.44  


                            


0.19  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


                                  


0.87  


                            


1.61  


                            


0.53  


                            


0.57  


                            


0.72  


                            


0.82  


                            


0.64  


                            


0.38  
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Table 22: Cost-benefit results for residual values – ESD Policy base case (in dollars) 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 


TOTAL BENEFITS 
                 


1,132,234  


               


303,425  


                 


23,705  


                 


31,994  


                 


37,484  


                 


35,523  


               


177,028  


TOTAL COSTS 
                 


2,382,798  


               


458,493  


                 


46,929  


               


264,994  


               


154,698  


               


156,212  


               


334,398  


NET PRESENT 


VALUES 
-1,250,563  -155,068  -23,224  -233,000  -117,214  -120,689  -157,370  


BENEFIT-COST 


RATIO 


                                  


0.48  


                            


0.66  


                            


0.51  


                            


0.12  


                            


0.24  


                            


0.23  


                            


0.53  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


1.15 1.41 0.8 0.85 0.77 2.55 1.09 
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Table 23: Cost-benefit results for residual values – Non-ESD Policy base case (in dollars) 


 


 


 


 


 


Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 


TOTAL BENEFITS 
                 


1,234,747  


               


468,564  


                 


31,890  


                 


63,750  


                 


43,069  


                 


53,051  


               


145,272  


TOTAL COSTS 
                 


2,451,244  


               


945,133  


                 


97,072  


               


364,096  


               


146,298  


               


202,220  


               


255,213  


NET PRESENT 


VALUES 
-1,216,497  -476,569  -65,182  -300,346  -103,229  -149,170  -109,941  


BENEFIT-COST 


RATIO 


                                  


0.50  


                            


0.50  


                            


0.33  


                            


0.18  


                            


0.29  


                            


0.26  


                            


0.57  


BENEFIT-COST 


RATIO (IEQ & GI 


EXCLUDED) 


                                  


1.11  


                            


1.83  


                            


0.93  


                            


0.99  


                            


1.18  


                            


0.85  


                            


0.75  
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 B More information on benefit valuation 
This appendix providers further information on our approach to valuing benefits in the CBA.  


Avoided GHG emissions 


Forecast emission intensity   


As discussed in section 2.4, to estimate the value of avoided GHG emissions we have applied a 


forecast of the emission intensity of the Victorian electricity grid. The emission intensity of the 


grid is expected to fall over time as more renewable energy enters the market.  


We have derived our forecasts from the Victorian Government’s Victorian Energy Upgrades (VEU) 


program.13 The VEU published forecast 10-year average emission intensity estimates. For 


example, the 10-year average emission intensity estimate for 2025 is 0.393 tonnes CO2-e/MWh. 


We have assumed this represents a reasonable point estimate for 2030. From 2030, we have 


assumed emission intensity tends towards zero in 2050 in line with the net zero commitment. 


Our forecast emission intensity is summarised in Figure 5 below. 


Figure 5: Forecast emission intensity (tCO2-e/MWh) 


 


Source: Frontier Economics, based on Victorian Government commitments. 


 


 


 


13  See, https://engage.vic.gov.au/victorian-energy-upgrades/targets, accessed 29 October 2021. 
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Reduction in energy use 


In valuing reduced energy consumption, it is sometimes considered that the value should be 


based on the reduction in retail electricity bills experienced by customers as a result of reduced 


consumption. However, this conflates economic benefits with distributional impacts. For 


instance, because many retail costs of energy are fixed (i.e. don’t vary with the volume of energy 


consumed), reducing these costs for some customers results in them being redistributed to other 


customers.  


Our approach to valuing benefits from reduced energy use is based on the estimated resource 


cost savings for society. These include: 


• variable costs avoided (estimated through wholesale market prices) and  


• reduced capacity needed in the long run for electricity and gas network infrastructure.  


Our approach is in line with guidance provided to the Australian Government for residential 


energy efficiency regulatory impact studies.14 


Wholesale market prices 


We have projected the wholesale electricity price will remain stable at $70/MWh ($0.07/kWh) as 


summarised Figure 6.  


Figure 6: Wholesale electricity price projection ($/MWh)  


 


Source: Frontier Economics 


Our forecast wholesale gas price is shown in Figure 7 below. Our forecast derives from the 


Australian Energy Market Operators (AEMO’s) 2022 Integrated System Plan (ISP). The ISP includes 


 


14   Houston Kemp, Residential Buildings Regulatory Impact Statement Methodology – Report to the Department of 


Environment and Energy, 6 April 2017, pp13-14. 
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a modelling assumptions workbook with generator fuel prices. We have applied prices for new 


combined cycle gas turbine (CCGT) generation in Victoria, as individual generator prices may 


reflect some view on their legacy contracts. We consider that CCGT is closer to the system profile 


for gas demand, compared to open cycle gas turbine (OCGT). 


Figure 7: Wholesale gas price projections ($/GJ) 


 


Source: AEMO, 2022 Integrated System Plan – Modelling assumptions workbook  


Network costs 


A reduction in energy use means that over the longer run investment in new generation capacity 


may be deferred or avoided. The change in costs as a consequence of small changes in electricity 


or gas consumption are known as the long run marginal costs (LRMC). LRMC is a forward-looking 


concept and amounts to a measure of the additional cost incurred as a result of a relatively small 


increase in output, assuming all factors of production are able to be varied. 


Estimates of LRMC are available for electricity network businesses in Victoria as part of their Tariff 


Structure Statements.15 We converted residential LRMC ($/kilowatt/pa) into a single rate LRMC by 


dividing by the number of hours in a year. This produced an estimate of around $0.01/kWh.   


For deferred gas network costs, we have adopted an estimate of $4.50/GJ based on a recent 


Consultation RIS undertaken by ACIL Allen. This estimate is based on forecast capital expenditure 


on augmentations in the most recent revenue determinations for each gas distributor and the 


forecast growth in demand from new connections.  


 


 


 


15  For example, see https://jemena.com.au/documents/electricity/2021-2026_tariff-structure-statement.aspx 
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Avoided health costs of electricity generation 


Electricity generation produces air pollution containing particulate matter, nitrogen oxides, 


sulphur dioxide, as well as other emissions. These can cause health problems such as respiratory 


illness and can also affect local economies. 


We estimated the health benefits of reduced coal and gas-fired electricity using the studies 


referred to by ACIL Allen in the Consultation RIS for the National Construction Code 202216. This 


resulted in avoided health damage costs of:  


• $2.58/MWh for coal-fired generation 


• $0.93/MWh for gas generation  


We applied a weighted average of these values reflecting the share of coal (67.7%) and gas fired 


(4.5%) electricity generation in Victoria in 2020 ($1.78/MWh), declining over time as the rate as 


emission intensity discussed above. 


Reduction in potable water use 


We have valued reductions in potable water use brought about by elevated ESD standards based 


on LRMC. LRMC represents the cost of changing the capacity of a water supply system by building 


a permanent new supply source (such as a dam or a desalination plant). Water utilities use LRMC 


to decide if a water conservation activity is cheaper or more expensive than the cost of building a 


permanent augmentation to the water supply system. The LRMC applied in our analysis 


($2,450/ML) is based on advice from Melbourne Water.  


Avoided landfill / increased recycling 


Estimates of reduced construction and demolition waste to landfill (tonnes) were multiplied by 


the full economic cost of landfill. To estimate the economic cost of landfill we: 


• Reviewed published landfill gate fees for commercial and industrial waste and determined an 


indicative fee of $250/tonne (we placed more weight on metro rates given this is where most 


volume would be generated) 


• Subtracted the current waste levy for industrial waste ($100/tonne) – average of metro and 


rural representing a financial transfer 


• Added an estimate of externality costs of landfill representing visual disamenity ($1/tonne)17 


• Subtracted an estimated recovery and processing cost for mixed concrete $43/tonne 


(including transport)18 


 


16  ACIL Allen, National Construction Code 2022 Consultation Regulation Impact Statement for a proposal to 


increase residential building energy efficiency requirements, 20 September 2021, pp 90-21 


https://acilallen.com.au/uploads/projects/377/ACILAllen_RISProposedNCC2022_2021.pdf 


17  This estimate derives from the BDA Group, The full cost of landfill disposal in Australia, July 2009, see: 


https://www.awe.gov.au/sites/default/files/documents/landfill-cost.pdf    


18  The estimate derives from Synergies Economic Consulting, Cost-benefit analysis of the implementation of 


landfill disposal bans in Queensland, November 2014, pp 27-29 https://www.synergies.com.au/wp-


content/uploads/2019/09/cost-benefit-analysis-landfill-disposal-bans.pdf 



https://acilallen.com.au/uploads/projects/377/ACILAllen_RISProposedNCC2022_2021.pdf

https://www.awe.gov.au/sites/default/files/documents/landfill-cost.pdf

https://www.synergies.com.au/wp-content/uploads/2019/09/cost-benefit-analysis-landfill-disposal-bans.pdf

https://www.synergies.com.au/wp-content/uploads/2019/09/cost-benefit-analysis-landfill-disposal-bans.pdf
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• Added an estimated value of recovered materials for mixed concrete of $18/tonne)19   


This approach provides an estimate of the avoided cost of landfill and value of recovered 


materials of $125/tonne. 


 


 


19  Ibid 
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Table 24: Literature review 


Source Topic Key findings Location 


JONES, R. N., SYMONS, J. 


AND YOUNG, C. K. (2015) 


ASSESSING THE 


ECONOMIC VALUE OF 


GREEN INFRASTRUCTURE: 


GREEN PAPER. CLIMATE 


CHANGE WORKING PAPER 


NO. 24. VICTORIA 


INSTITUTE OF STRATEGIC 


ECONOMIC STUDIES, 


VICTORIA UNIVERSITY, 


MELBOURNE 


  


Defining Green 


Infrastructure 


Definitions of Green Infrastructure encompasses "blue" infrastructure, some 


definitions are linked to the functions of the Green infrastructure. 


Australia, 


Victoria 


Value of Green 


Infrastructure 


Non-use values are intangible values that have strong ethical component. They 


are important because once Green Infrastructure is removed, it is very hard to 


replace. 


Social benefits cover physical benefits (e.g. green infrastructure has been found 


to increase opportunities for recreation), social (e.g. green infrastructure has 


been found to reduce crime rates and improves patient recovery) and 


psychological and community-related benefits (e.g. green infrastructure has 


been found to enhance comfort). 


Australia, 


Victoria 


Economic 


monetisation: 


Overview of 


methods 


Some of the largest criticisms of individuals’ willingness to pay approaches have 


come from behavioural economics. When asking what people would pay to gain, 


or not to lose or to gain a particular thing, Kahneman and Tversky, 1979, found 


that people valued the loss of something about twice as much as they valued 


obtaining the same thing. This was developed into prospect theory which states 


that people make decisions based on the potential value of losses and gains 


rather than the final outcome, and that people evaluate these losses and gains 


using certain heuristics, or rules of thumb. 


Australia, 


Victoria 
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Economic 


monetisation: 


Applying these 


methods 


Existing studies can be used (transferred) to estimate the economic value of 


changes stemming from other programmes or policies. In conducting an 


economic valuation with a benefits transfer, it is important to find the most 


appropriate studies to use in the benefits transfer exercise. However, the 


technique can also misjudge values by a factor of over 100% if not carried out 


with care (Rosenberger and Stanley, 2006). 


Australia, 


Victoria 


SYMONS, J., JONES, R.N., 


YOUNG, C.K. AND 


RASMUSSEN, B. (2015) 


ASSESSING THE 


ECONOMIC VALUE OF 


GREEN INFRASTRUCTURE: 


LITERATURE REVIEW. 


CLIMATE CHANGE 


WORKING PAPER NO 23. 


VICTORIA INSTITUTE OF 


STRATEGIC ECONOMIC 


STUDIES, VICTORIA 


UNIVERSITY, MELBOURNE 


  


Defining Green 


Infrastructure 


There is no generally agreed definitions for Green Infrastructure. Some 


definitions are geared towards functionality of the Green Infrastructure and can 


be detailed to varying extents. 


Australia, 


Victoria 


Value of Green 


Infrastructure 


Identifies human well-being benefits as those arising from better access to green 


spaces increasing physical activity levels, increase in transport walking due land-


use mix, better mental health due to regular contact with nature, etc. 


Environmental benefits include reductions in the urban heat island effect, 


carbon sequestration/storage and avoided emissions, air quality improvement, 


water cycle modification, flow control and flood reduction and water quality 


improvement and protection of Biodiversity (species diversity and population 


viability; habitat and corridors). 


Australia, 


Victoria 


Economic 


monetisation: 


Applying these 


methods 


A more sophisticated approach called the transfer function approach where the 


results from one study are adapted and modified to make it more suitable to 


another situation – for example making adjustments for location or socio-


economic factors. However, the validity of the benefit transfer approach 


depends upon the rigour of the original study upon which it is based (ECOTEC, 


2008) and the suitability of the target area for the transfer. 


Australia, 


Victoria 
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BADIU, D., ET AL. (2019). 


"DISENTANGLING THE 


CONNECTIONS: A 


NETWORK ANALYSIS OF 


APPROACHES TO URBAN 


GREEN INFRASTRUCTURE" 


Defining Green 


Infrastructure 


Green Infrastructure definitions evolved over time from the concept of green 


spaces meant especially to improve the aesthetics of cities, before being 


associated with health and environmental benefits with the capacity to be 


connected and to provide several functions. Now, Green Infrastructure is part of 


larger concepts, such as ecosystem services and is a key element for providing a 


more healthier environment, for tackling challenges such as climate change, air 


pollution, water management and social injustice. The concepts associated with 


Green Infrastructure are determined by their relationship with society.  


Global 


WORLD HEALTH 


ORGANISATION (2016). 


"URBAN GREEN SPACES 


AND HEALTH: A REVIEW 


OF EVIDENCE" 


  


Defining Green 


Infrastructure 


There is no universally accepted definition of urban green space, with regard to 


its health and well‐being impacts. Urban green spaces may include places with 


‘natural surfaces’ or ‘natural settings’, but may also include specific types of 


urban greenery, such as street trees, and may also include ‘blue space’ which 


represents water elements ranging from ponds to coastal zones.  


Global 


Value of Green 


Infrastructure 


Green infrastructure can be associated with exposure to air pollutants, risk of 


allergies and asthma, exposure to pesticides and herbicides, exposure to disease 


vectors and zoonotic infections, accidental injuries, excessive exposure to UV 


radiation, vulnerability to crime. However, these detrimental effects are 


associated with poor maintenance of Green Infrastructure, and thus, can be 


reduced or prevented through proper planning, organisation and maintenance.  


 Global 


TRANSPORT FOR NEW 


SOUTH WALES (TFNSW). 


“COST BENEFIT ANALYSIS 


GUIDE”, (2019) 


Benefit 


valuation: 


Valuation is 


more than 


monetisation of 


outcomes 


Provides guidance on measuring benefits relating to active transport and 


environmental externalities.  


TfNSW publishes a set of economic parameters which reveals the estimated 


value of walking and cycling (in $/km) relating to various factors from accident 


cost to air pollution.  


Australia, 


NSW 
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NSW HEALTH. “GUIDE TO 


COST BENEFIT ANALYSIS 


OF HEALTH CAPITAL 


PROJECTS”, (2018) 


Benefit 


valuation: 


Valuation is 


more than 


monetisation of 


outcomes 


Prescribes guidance on measuring health benefits by service stream/scope and 


improvements in health outcomes, such as the use of the concept known as the 


disability-adjusted life year (DALY) to quantify health impact, as well as the 


valuing of health impact via reduced mortality or reduced morbidity.  


Australia, 


NSW 


NSW TREASURY. “GUIDE 


TO COST BENEFIT 


ANALYSIS”, (2017) 


Benefit 


valuation: 


Valuation is 


more than 


monetisation of 


outcomes 


Sector-specific guidance on cost benefit analysis exists for coastal management, 


energy efficiency and mining and coal seam gas proposals.  


Australia, 


NSW 


UNITED STATES 


ENVIRONMENTAL 


PROTECTION AGENCY 


ENVIROATLAS 18; URBAN 


ATLAS IN THE EUROPEAN 


UNION, 2011 


Defining Green 


Infrastructure 


A narrower approach defines Green Infrastructure as “all vegetated land, 


including agriculture, lawns, forests, wetlands, and gardens. Barren land and 


impervious surfaces such as concrete and asphalt are excluded.” This is similar 


to “public green areas used predominantly for recreation such as gardens, zoos, 


parks, and suburban natural areas and forests, or green areas bordered by 


urban areas that are managed or used for recreational purposes” 


USA 


GHOFRANI ET AL., “A 


COMPREHENSIVE REVIEW 


OF BLUE-GREEN 


INFRASTRUCTURE 


CONCEPTS”, (2017); 


HAMMER ET AL., “CITIES 


AND GREEN. GROWTH: A 


CONCEPTUAL 


FRAMEWORK”,  (2011) 


Defining Green 


Infrastructure 


Many sources consider Green Infrastructure in conjunction with Blue 


Infrastructure as an interconnected network of natural and designed landscapes. 


This includes waterways, wetlands, wildlife habitats greenways, parks, working 


farms, forests, which provide multiple functions. This definition is also extended 


in cases to include cemeteries, squares and plazas, and pathways and 


greenways. 


Australia 
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VICTORIA STATE 


GOVERNMENT. “A 


FRAMEWORK FOR PLACE-


BASED APPROACHES”, 


(2020) 


Economic 


monetisation 


methods: 


Economic 


monetisation 


The idea of a place-based understanding or approach is one that targets the 


specific circumstances of a place and engage local people as active participants 


in development and implementation, requiring government to share decision-


making. Place-based approaches can complement the bigger picture of services 


and infrastructure. They engage with issues and opportunities that are driven by 


complex, intersecting local factors and require a cross-sectoral or long-term 


response. 


Australia, 


Victoria 


INFRASTRUCTURE 


AUSTRALIA. “PLANNING 


LIVEABLE CITIES”, (2018) 


Economic 


monetisation 


methods: 


Economic 


monetisation 


Cities require a greater focus on the holistic needs of communities and places, 


rather than on the services provided by individual sectors. This is particularly 


true in precincts where growth is occurring rapidly. Governments should 


therefore develop ‘place-based’ planning frameworks to ensure that the full 


range of infrastructure communities require, across sectors, is considered when 


planning for growth. 


Australia 


LOOMIS, J., (2011) 


“WHAT'S TO KNOW 


ABOUT HYPOTHETICAL 


BIAS IN STATED 


PREFERENCE VALUATION 


STUDIES?” JOURNAL OF 


ECONOMIC SURVEYS, 25, 


363-370 


Economic 


monetisation: 


Overview of 


methods  


Stated and revealed preferences methods may work in market-like situations, 


but they cannot readily be extended to public goods, where the gain/loss bias 


increases up to 3:1.  


General 
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GSOTTBAUER AND VAN 


DEN BERGH, 


“ENVIRONMENTAL POLICY 


THEORY GIVEN BOUNDED 


RATIONALITY AND 


OTHER-REGARDING 


PREFERENCES”, (2011) 


Economic 


monetisation: 


Overview of 


methods  


Provides a useful and comprehensive survey of behavioural economics and 


environmental regulation summarising many of these issues. One study that 


asked people for their willingness to pay for services in urban green spaces and 


also asked for their perceived gains in wellbeing found that the results were 


mutually consistent (Dallimer et al., 2014), suggesting that such methods can be 


reliable when assessing personal benefit. 


General 


GILES-CORTI, B., ET AL. 


(2005). "INCREASING 


WALKING: HOW 


IMPORTANT IS DISTANCE 


TO, ATTRACTIVENESS, 


AND SIZE OF PUBLIC OPEN 


SPACE?" AMERICAN 


JOURNAL OF PREVENTIVE 


MEDICINE 28(2): 169-176.  


Improved 


natural 


environments 


and active 


recreation 


Found that access to proximate and large public open space with attractive 


attributes such as trees, water features and bird life is associated with higher 


levels of walking. 


Individuals with ‘very good access’ to public open space were 2.05 times as likely 


to use than those with very poor access. 


Those who used POS were 2.66x as likely to achieve recommended levels of 


physical activity (30min for 5 days). 


While accessibility was not significantly associated with achieving overall 


sufficient levels of activity, those with very good access to attractive and large 


public open space were 1.24-1.5 times more likely to achieve high levels of 


walking. 


Australia, 


WA, Perth 
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BALL, K., ET AL. (2001). 


"PERCEIVED 


ENVIRONMENTAL 


AESTHETICS AND 


CONVENIENCE AND 


COMPANY ARE 


ASSOCIATED WITH 


WALKING FOR EXERCISE 


AMONG AUSTRALIAN 


ADULTS." PREVENTIVE 


MEDICINE 33(5): 434-440.  


Improved 


natural 


environments 


and physical 


activity 


Those reporting a moderately aesthetic environment were 16% less likely, and 


those reporting a low aesthetic environment were 41% less likely to walk for 


exercise relative to high aesthetic. 


Similarly – for moderately convenient 16% less likely and low convenience were 


36% less likely to walk for exercise 


Australia, 


NSW 


GRIGSBY-TOUSSAINT, D. 


S., ET AL. (2011). "WHERE 


THEY LIVE, HOW THEY 


PLAY: NEIGHBORHOOD 


GREENNESS AND 


OUTDOOR PHYSICAL 


ACTIVITY AMONG 


PRESCHOOLERS." 


INTERNATIONAL JOURNAL 


OF HEALTH GEOGRAPHICS 


10(1): 66. 


Improved 


natural 


environments 


and physical 


activity 


Higher levels of neighbourhood greenness as measured by the Normalized 


Difference Vegetation Index (NDVI) was associated with higher levels of outdoor 


playing time among preschool-aged children in our sample. Specifically, a one 


unit increase in neighbourhood greenness increased a child's outdoor playing 


time by approximately 3 minutes. 


USA, 


Chicago, 


Illinois 
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BARTON, J. AND M. 


ROGERSON (2017). "THE 


IMPORTANCE OF 


GREENSPACE FOR MENTAL 


HEALTH." BJPSYCH. 


INTERNATIONAL 14(4): 79-


81. 


Physical activity 


and health 


outcomes 


Incorporating green spaces into building architecture, healthcare facilities, social 


care settings, homes and communities will encourage physical activity (PA), 


which may lead to greater social interaction and wellbeing.  


Extra weekly use of the natural environment for PA reduces the risk of poor 


mental health by 6% 


United 


Kingdom 


ZAPATA-DIOMEDI, B., ET 


AL. (2018). "A METHOD 


FOR THE INCLUSION OF 


PHYSICAL ACTIVITY-


RELATED HEALTH 


BENEFITS IN COST-


BENEFIT ANALYSIS OF 


BUILT ENVIRONMENT 


INITIATIVES." PREVENTIVE 


MEDICINE 106: 224-230. 


Physical activity 


and health 


outcomes 


Health outcomes 


and economic 


outcomes 


They estimated the change in population level of PA attributable to a change in 


the environment due to the intervention. Then, changes in population levels of 


PA were translated into monetary values. 


Improvements in neighbourhood environments conferred estimated annual 


physical activity related health benefit worth up to $70 per person. 


Improving neighbourhood walkability was estimated to be worth up to $30 and 


improvements in sidewalk availability up to $22 per adult resident.  


Value of physical activity health related benefits of walking and cycling is $0.98 


and $0.62 per kilometre respectively.  


Australia
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MARSELLE, M. R., ET AL. 


(2013). "WALKING FOR 


WELL-BEING: ARE GROUP 


WALKS IN CERTAIN TYPES 


OF NATURAL 


ENVIRONMENTS BETTER 


FOR WELL-BEING THAN 


GROUP WALKS IN URBAN 


ENVIRONMENTS?" 


INTERNATIONAL JOURNAL 


OF ENVIRONMENTAL 


RESEARCH AND PUBLIC 


HEALTH 10(11): 5603-5628. 


Exposure to 


green space and 


mental health 


outcomes 


Walking participants who frequently attended in green corridor spaces (-2.81) 


recorded significantly lower stress scores than those who walked in urban space.


  


England


  


BERMAN, M. G., ET AL. 


(2012). "INTERACTING 


WITH NATURE IMPROVES 


COGNITION AND AFFECT 


FOR INDIVIDUALS WITH 


DEPRESSION." JOURNAL 


OF AFFECTIVE DISORDERS 


140(3): 300-305. 


Exposure to 


green space and 


mental health 


outcomes 


Working-memory capacity and positive affect improved to a greater extent after 


the nature walk relative to the urban walk. Interestingly, these effects were not 


correlated, suggesting separable mechanisms. 


USA, 


Michigan 


GILL, S. E., ET AL. (2007). 


"ADAPTING CITIES FOR 


CLIMATE CHANGE: THE 


ROLE OF THE GREEN 


INFRASTRUCTURE." BUILT 


ENVIRONMENT 33(1): 115-


133. 


Improved 


natural 


environments 


and UHI effect 


The magnitude of the urban heat island effect can vary across time and space as 


a result of meteorological, locational and urban characteristics. 
Global 







Final Sustainability Planning Scheme Amendment – Cost-Benefit Analysis  


 


Frontier Economics 


NGIA (2012). MITIGATING 


EXTREME SUMMER 


TEMPERATURES WITH 


VEGETATION, NURSERY 


PAPERS 5, NURSERY AND 


GARDEN INDUSTRY 


AUSTRALIA. AVAILABLE 


AT: 


<HTTPS://WWW.NGIA.CO


M.AU/ATTACHMENT?ACTI


ON=DOWNLOAD&ATTACH


MENT_ID=1451> 


Improved 


natural 


environments 


and UHI effect 


Suburban areas are predicted to be around 0.5 degrees Celsius (C) cooler than 


the CBD, while a relatively leafy suburban area may be around 0.7 degrees C 


cooler than the CBD.  


A parkland (such as grassland, shrub-land and sparse forest) or rural area may 


be around 1.5 to 2 degrees C cooler than the CBD. 


Doubling the CBD vegetation coverage may reduce 0.3 degrees C ASDM 


temperature. 


Australia, 


VIC, 


Melbourne 


ADAMS, M. P. AND P. L. 


SMITH (2014). "A 


SYSTEMATIC APPROACH 


TO MODEL THE 


INFLUENCE OF THE TYPE 


AND DENSITY OF 


VEGETATION COVER ON 


URBAN HEAT USING 


REMOTE SENSING." 


LANDSCAPE AND URBAN 


PLANNING 132: 47-54. 


Improved 


natural 


environments 


and UHI effect 


Found that overall, increasing tree cover reduces average surface temperatures 


more dramatically than mixed vegetation cover. 


In a combined model of vegetation and other environmental factors, increase in 


1 foliage projection cover (% of area covered by trees) decreases LST by 0.113 


degrees C.  


Australia, 


NSW, 


Sydney 
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CRCWSC (2016), IMPACTS 


OF WATER SENSITIVE 


URBAN DESIGN 


SOLUTIONS ON HUMAN 


THERMAL COMFORT, 


<HTTPS://WATERSENSITIV


ECITIES.ORG.AU/WP-


CONTENT/UPLOADS/2016/


07/TMR_B3-


1_WSUD_THERMAL_COMF


ORT_NO2.PDF> 


Improved 


natural 


environments 


and UHI effect 


Research found trees can lower the Urban Thermal Climate Index by up to 10 


degrees C reducing heat stress from ‘very strong’ to ‘strong’. 
Australia 


SUSCA, T., ET AL. (2011). 


"POSITIVE EFFECTS OF 


VEGETATION: URBAN 


HEAT ISLAND AND GREEN 


ROOFS." 


ENVIRONMENTAL 


POLLUTION 159(8-9): 2119-


2126. 


Improved 


natural 


environments 


and UHI effect 


The study monitored the urban heat island in four areas of New York City and 


found an average of 2 degrees C difference of temperatures between the most 


and the least vegetated areas, ascribable to the substitution of vegetation with 


man-made building materials. 


United 


States, New 


York City 
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BOWLER, D. E., ET AL. 


(2010). "URBAN GREENING 


TO COOL TOWNS AND 


CITIES: A SYSTEMATIC 


REVIEW OF THE 


EMPIRICAL EVIDENCE." 


LANDSCAPE AND URBAN 


PLANNING 97(3): 147-155.. 


Improved 


natural 


environments 


and UHI effect 


The average temperature reduction in the day was 0.94 degrees C between the 


urban temperature and the park temperature. 


Spain, Italy, 


Mexico, 


Japan, 


Taiwan, 


Singapore, 


Sweden, 


Botswana, 


USA, 


Germany, 


Israel, 


Russia, 


Canada, UK 


and Greece 


OLIVEIRA, S., ET AL. (2011). 


"THE COOLING EFFECT OF 


GREEN SPACES AS A 


CONTRIBUTION TO THE 


MITIGATION OF URBAN 


HEAT: A CASE STUDY IN 


LISBON." BUILDING AND 


ENVIRONMENT 46(11): 


2186-2194. 


Improved 


natural 


environments 


and UHI effect 


Park cool island (PCI) effect was a median 1.5 degrees C difference between the 


surrounding atmospheric environment and the garden (ranging from 1 - 2.6 


degrees C). 


Portugal, 


Lisbon 
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VOELKER, S., ET AL. (2013). 


"EVIDENCE FOR THE 


TEMPERATURE-


MITIGATING CAPACITY OF 


URBAN BLUE SPACE—A 


HEALTH GEOGRAPHIC 


PERSPECTIVE." 


ERDKUNDE: 355-371. 


Improved 


natural 


environments 


and UHI effect 


Concluded that the bluespaces studied could provide a cooling effect of 2.5 K on 


average. 


Wetlands showed the strongest effect (∆T=5.2 K, min=4.8 K, max=5.6 K, n=2) and 


ponds the least (∆T=1.6 K, min=0.4 K, max=4.7 K, n=6). Rivers showed a ∆T of 2.1 


K (min=0.6 K, max=4 K, n=8), the unspecified urban blue space type “water” 2.5 K 


(min=0.5 K, max=3.4 K, n=5). 


Portugal, 


Japan, 


Germany, 


China, 


Canada 


SUN, R. AND L. CHEN 


(2017). "EFFECTS OF 


GREEN SPACE DYNAMICS 


ON URBAN HEAT 


ISLANDS: MITIGATION 


AND DIVERSIFICATION." 


ECOSYSTEM SERVICES 23: 


38-46. 


Improved 


natural 


environments 


and UHI effect 


When there was green expansion minor decreases in LST were recorded at -


1.11degrees C to -0.67 degrees C. Major increases in LST were recorded in areas 


of green loss (1.64-2.21degrees C) 


China, 


Beijing 


GILL, S. E., ET AL. (2007). 


"ADAPTING CITIES FOR 


CLIMATE CHANGE: THE 


ROLE OF THE GREEN 


INFRASTRUCTURE." BUILT 


ENVIRONMENT 33(1): 115-


133. 


Improved 


natural 


environments 


and UHI effect 


Using the conurbation of Greater Manchester, investigation found that green 


infrastructure, specifically green rooftops, reduced surface temperature by 6.6 


degrees between 1961-1990, making it an effective strategy to keep surface 


temperatures below the baseline level. Less vegetated surface areas will 


decrease evaporative cooling, whilst an increase in vegetative surface sealing 


results in increased surface runoff. 


United 


Kingdom 
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ADAMS, M. P. AND P. L. 


SMITH (2014). "A 


SYSTEMATIC APPROACH 


TO MODEL THE 


INFLUENCE OF THE TYPE 


AND DENSITY OF 


VEGETATION COVER ON 


URBAN HEAT USING 


REMOTE SENSING." 


LANDSCAPE AND URBAN 


PLANNING 132: 47-54. 


Improved 


natural 


environments 


and UHI effect 


Increasing tree covers reduces average surface temperature significantly more 


than mixed vegetation cover. If an area with no vegetation was to be replaced by 


a typical parkland, land surface temperature would be reduced by 3.48 degrees 


C 


Australia


 , 


Sydney 
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NSW OFFICE OF 


ENVIRONMENT AND 


HERITAGE (2015). URBAN 


GREEN COVER IN NSW: 


TECHNICAL GUIDELINES, 


NSW GOVERNMENT. 


AVAILABLE AT: 


<HTTPS://CLIMATECHANG


E.ENVIRONMENT.NSW.GO


V.AU/-


/MEDIA/NARCLIM/FILES/S


ECTION-4-PDFS/URBAN-


GREEN-COVER-


TECHNICAL-


GUIDELINES.PDF?LA=EN&


HASH=C7FCADABE417DD2


DF67461F067463054D9408


E2F> 


Improved 


natural 


environments 


and UHI effect 


Dark, impervious surfaces can absorb solar energy, causing the temperature of 


the city to rise as much as 10-20 degrees C higher than surrounding air 


temperatures. Every 10% increase in tree cover can reduce land surface 


temperatures by more than 1 degree Celsius. This means that a 14% increase in 


tree cover would offset this thermal loading effect 


Australia, 


NSW 
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LOUGHNAN, M. E., ET AL. 


(2010). "THE EFFECTS OF 


SUMMER TEMPERATURE, 


AGE AND 


SOCIOECONOMIC 


CIRCUMSTANCE ON 


ACUTE MYOCARDIAL 


INFARCTION ADMISSIONS 


IN MELBOURNE, 


AUSTRALIA." 


INTERNATIONAL JOURNAL 


OF HEALTH GEOGRAPHICS 


9(1): 41. 


UHI effect and 


health outcomes 


Positive association between AMI admission to hospital and age and 


socioeconomic inequality.  


Residents from highest or lowest socioeconomic standing more likely to be 


admitted for AMI; younger people most likely to be admitted. 


Australia, 


Melbourne 
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PHUNG, D., ET AL. (2016). 


"AMBIENT TEMPERATURE 


AND RISK OF 


CARDIOVASCULAR 


HOSPITALIZATION: AN 


UPDATED SYSTEMATIC 


REVIEW AND META-


ANALYSIS." SCIENCE OF 


THE TOTAL 


ENVIRONMENT 550: 1084-


1102. 


UHI effect and 


health outcomes 


The pooled results suggest that for a change in temperature condition, the risk 


of cardiovascular hospitalization increased 2.8% for cold exposure, 2.2% for 


heatwave exposure, and 0.7% for an increase in diurnal temperature. No 


association was observed for heat exposure. 


Effects did change when incorporating variation of effect sizes: 7.8% for cold 


exposure, 1% for heat exposure, 6.1% for heatwave exposure, and 1.5% for an 


increase in diurnal temperature. 


Germany, 


South Korea, 


Greece, UK, 


Taiwan, 


Australia, 


China, 


Portugal, 


Japan, USA, 


Vietnam, 


Mozambiqu


e, Czech 


Republic, 


Denmark, 


Thailand, 


Italy, 


Lithuania, 


Slovenia, 


France and 


Russia 
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MUELLER, N., ET AL. 


(2016). "URBAN AND 


TRANSPORT PLANNING 


RELATED EXPOSURES AND 


MORTALITY: A HEALTH 


IMPACT ASSESSMENT FOR 


CITIES." ENVIRONMENTAL 


HEALTH PERSPECTIVES 


125(1): 89-96. 


UHI effect and 


health outcomes 


Reducing heat by 4 degrees prevents 376 deaths, increasing life expectancy by 


34 days. 


Barcelona, 


Spain 


YE, X., ET AL. (2011). 


"AMBIENT TEMPERATURE 


AND MORBIDITY: A 


REVIEW OF 


EPIDEMIOLOGICAL 


EVIDENCE." 


ENVIRONMENTAL HEALTH 


PERSPECTIVES 120(1): 19-


28. 


UHI effect and 


health outcomes 


The majority of studies reported a significant relationship between ambient 


temperature and total or cause-specific morbidities. However, there were some 


inconsistencies in the direction and magnitude of nonlinear lag effects. 


The majority of studies reported detrimental effects of heat on the same day or 


up to the following 3 days. 


USA, 


Canada, 


Japan, 


Taiwan, 


Australia, 


Greece, 


Spain, South 


Korea, UK, 


Switzerland 


and Italy 
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Frontier Economics 


XU, Z., ET AL. (2012). 


"IMPACT OF AMBIENT 


TEMPERATURE ON 


CHILDREN'S HEALTH: A 


SYSTEMATIC REVIEW." 


ENVIRONMENTAL 


RESEARCH 117: 120-131. 


UHI effect and 


health outcomes 


The existing literature indicates that very young children, especially children 


under one year of age, are particularly vulnerable to heat-related deaths. Hot 


and cold temperatures mainly affect cases of infectious diseases among 


children, including gastrointestinal diseases and respiratory diseases. 


Pediatric allergic diseases, like eczema, are also sensitive to temperature 


extremes. During heat waves, the incidences of renal disease, fever and 


electrolyte imbalance among children increase significantly. 


Peru, Malta, 


Japan, 


Germany, 


UK, 


Bangladesh, 


Burkina 


Faso, 


Australia, 


Spain, 


Greece, 


Taiwan, USA, 


Cameroon 


and 


Singapore


  


CENTER FOR DISEASE 


CONTROL AND 


PREVENTION (2006), HEAT 


ISLAND IMPACTS, VIEWED 


JANUARY 2018, 


<HTTPS://WWW.EPA.GOV/


HEAT-ISLANDS/HEAT-


ISLAND-IMPACTS#3> 


UHI effect and 


health outcomes 


Estimates that from 1979–2003, excessive heat exposure contributed to more 


than 8,000 premature deaths in the United States 


United 


States 
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Frontier Economics 


KABISCH, N., ET AL. (2017). 


"THE HEALTH BENEFITS OF 


NATURE-BASED 


SOLUTIONS TO 


URBANIZATION 


CHALLENGES FOR 


CHILDREN AND THE 


ELDERLY–A SYSTEMATIC 


REVIEW." 


ENVIRONMENTAL 


RESEARCH 159: 362-373. 


UHI effect and 


health outcomes 


Kabisch, van den Bosch and Lafortezza (2017) found that urban trees and other 


vegetation provides cooling through shade and evaportranspiration, which 


reduce the impact of the UHI on hot summer days 


Global 


KJELLSTROM, T. AND H. J. 


WEAVER (2009). "CLIMATE 


CHANGE AND HEALTH: 


IMPACTS, VULNERABILITY, 


ADAPTATION AND 


MITIGATION." NEW 


SOUTH WALES PUBLIC 


HEALTH BULLETIN 20(2): 


5-9. 


UHI effect and 


health outcomes 


Heat island effect contributes to greater heat exposure, which is positively 


associated with morbidity and mortality; mortality increases at temperatures 


above 28 degrees C, particularly amongst people 65+ years. 


Australia, 


ACT 
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Frontier Economics 


PERČIČ, S., ET AL. (2018). 


"NUMBER OF HEAT WAVE 


DEATHS BY DIAGNOSIS, 


SEX, AGE GROUPS, AND 


AREA, IN SLOVENIA, 2015 


VS. 2003." 


INTERNATIONAL JOURNAL 


OF ENVIRONMENTAL 


RESEARCH AND PUBLIC 


HEALTH 15(1): 173. 


UHI effect and 


health outcomes 


People over 75 years and those with pre-existing acute circulatory diseases are 


most heavily impacted by heatwave. 


Risk factors of hypertension include being overweight and sedentary lifestyle.  


Older people with physiological cardiovascular impairment are more sensitive to 


heat waves 


Slovenia 


SMITH, K. R. AND P. J. 


ROEBBER (2011). "GREEN 


ROOF MITIGATION 


POTENTIAL FOR A PROXY 


FUTURE CLIMATE 


SCENARIO IN CHICAGO, 


ILLINOIS." JOURNAL OF 


APPLIED METEOROLOGY 


AND CLIMATOLOGY 50(3): 


507-522. 


UHI effect and 


urban 


environments 


Widespread adoption of vegetated roofs could reduce localised temperatures up 


to 3 degrees C, but the effect is similar to other technologies (e.g. white roofs). 


The green roof approach also has several limitations including that the reduced 


temperature reduces natural circulation at the warmest times. Though this could 


reduce pollutants in the city, it also reduces natural cooling. 


USA 


ZANDER, K. K., ET AL. 


(2015). "HEAT STRESS 


CAUSES SUBSTANTIAL 


LABOUR PRODUCTIVITY 


LOSS IN AUSTRALIA." 


NATURE CLIMATE CHANGE 


5(7): 647. 


Health outcomes 


and economic 


outcomes 


Estimated productivity may decrease by 11-27% in hot regions by 2080, and by 


20% globally in hot months by 2050.  


Annual economic burden estimated to be US$6.2b for Australian workforce. 


Australia 
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Frontier Economics 


KJELLSTROM, T. AND H. J. 


WEAVER (2009). "CLIMATE 


CHANGE AND HEALTH: 


IMPACTS, VULNERABILITY, 


ADAPTATION AND 


MITIGATION." NEW 


SOUTH WALES PUBLIC 


HEALTH BULLETIN 20(2): 


5-9. 


Health outcomes 


and economic 


outcomes 


Positive association between direct heat exposure and labourer’s ability to carry 


out physical work, increased absenteeism and reduced labour productivity 


Australia, 


ACT 


GREEN BELT (2015). THE 


IMPACT OF GREEN SPACE 


ON HEAT AND AIR 


POLLUTION IN URBAN 


COMMUNITIES: A META-


NARRATIVE SYSTEMATIC 


REVIEW. THE DAVID 


SUZUKI FOUNDATION. 


AVAILABLE AT: 


<HTTPS://DAVIDSUZUKI.O


RG/WP-


CONTENT/UPLOADS/2017/


09/IMPACT-GREEN-SPACE-


HEAT-AIR-POLLUTION-


URBAN-


COMMUNITIES.PDF> 


Improved 


natural 


environments 


and UHI effect 


Improved 


natural 


environments 


and air quality 


Among the identified studies on green space and air pollution, 92% reported 


pollution mitigating effects, Among studies on heat mitigation, 98% reported 


urban cooling effects associated with green space  


USA, China, 


Japan, UK, 


Italy, 


Greece, 


Germany, 


Canada  
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Frontier Economics 


VAN DEN BOSCH, M. AND 


Å. O. SANG (2017). 


"URBAN NATURAL 


ENVIRONMENTS AS 


NATURE-BASED 


SOLUTIONS FOR 


IMPROVED PUBLIC 


HEALTH–A SYSTEMATIC 


REVIEW OF REVIEWS." 


ENVIRONMENTAL 


RESEARCH 158: 373-384. 


Improved 


natural 


environments 


and all health 


risk factors 


All health risk 


factors and 


health outcomes 


Increase in natural green space accessibility strongly associated with increased 


physical activity, with greatest benefit being reduced cardio-vascular disease 


(CVD) risk and related mortality. Inconclusive association between obesity as an 


outcome of physical inactivity but strong evidence of association between 


obesity and CVD, and obesity and mental disorders. Strong association between 


physical activity and reduced levels of anger and sadness. 


Association between excess heat and disease susceptibility due to reduced 


‘adaptation capacity of human thermoregulation’ (may exacerbate existing 


chronic conditions).  


Moderate to strong evidence of positive association between green space and 


all-cause mortality  


Global 


OFFICE OF BEST PRACTICE 


REGULATION (2014). BEST 


PRACTICE REGULATION 


GUIDANCE NOTE VALUE 


OF STATISTICAL LIFE. 


AUSTRALIAN 


GOVERNMENT 


DEPARTMENT OF THE 


PRIME MINISTER AND 


CABINET. AVAILABLE AT: 


<HTTPS://WWW.PMC.GOV.


AU/SITES/DEFAULT/FILES/


PUBLICATIONS/VALUE_OF


_STATISTICAL_LIFE_GUIDA


NCE_NOTE.PDF > 


Health outcomes 


and economic 


outcomes 


WTP method is most appropriate for measuring the value of statistical life 


(reductions in the risk of physical harm). WTP involves identifying how much a 


consumer would pay for products that reduce/mitigate the risk of death or 


serious injury 


Global 
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Frontier Economics 


ABELSON, P. (2008). 


ESTABLISHING A 


MONETARY VALUE FOR 


LIVES SAVED: ISSUES AND 


CONTROVERSIES. OFFICE 


OF BEST PRACTICE 


REGULATION. AVAILABLE 


AT: 


<HTTPS://WWW.PMC.GOV.


AU/SITES/DEFAULT/FILES/


PUBLICATIONS/WORKING


_PAPER_2_PETER_ABELSON


.PDF> 


Health outcomes 


and economic 


outcomes 


VSL from studies ranged from A$3m to A$15m. Paper suggests that public 


agencies in Australia adopt a VSL of $3.5m for avoiding an immediate death of a 


healthy individual in middle age (about 50) or younger; a constant VLY of $151 


000 which is independent of age; and age-specific VSLS for older persons equal 


to the present value of future VLYs of $151,000 discounted by 3% per annum. 


Australia 


ACCESS ECONOMICS 


(2007). THE HEALTH OF 


NATIONS: THE VALUE OF 


STATISTICAL LIFE. 


AUSTRALIAN SAFETY AND 


COMPENSATION 


COUNCIL. AVAILABLE AT: 


<HTTPS://WWW.SAFEWOR


KAUSTRALIA.GOV.AU/SYST


EM/FILES/DOCUMENTS/17


02/THEHEALTHOFNATION


S_VALUE_STATISTICALLIFE_


2008_PDF.PDF> 


Health outcomes 


and economic 


outcomes 


While VSL is somewhat flawed as a concept to capture the value of health life, 


WTP approach to valuing human life have been the focus of the literature in this 


area since the 1960s. Revealed preference studies are generally considered 


superior to stated preference methods in revealing WTP as they are based on 


real world empirical binding market transactions. A literature review suggests a 


mean VSL in Australia of $5.7m and a median of $2.9m. 


Global  
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Frontier Economics 


ORGANISATION FOR 


ECONOMIC COOPERATION 


& DEVELOPMENT 2012, 


THE VALUATION OF 


MORTALITY RISK, 


MORTALITY RISK 


VALUATION IN 


ENVIRONMENT, HEALTH 


AND TRANSPORT 


POLICIES, OECD 


PUBLISHING. AVAILABLE 


AT: 


<HTTP://WWW.OECD.ORG/


ENVIRONMENT/MORTALIT


YRISKVALUATIONINENVIR


ONMENTHEALTHANDTRA


NSPORTPOLICIES.HTM> 


Health outcomes 


and economic 


outcomes 


While in some cases, a new primary valuation study, tailored for the specific 


policy in question, might be needed in order to carry out an appropriate CBA, in 


many situations benefit transfer (where VSL values that have been estimated in 


one context are– with appropriate adjustments – used in policy assessments in 


another context) will generally be less time- and resource-consuming. Average 


adult VSL for OECD countries ranges between US $1.5m-4.5m, with a base value 


of US $3m.  


Global 


VISCUSI, W. K. AND J. E. 


ALDY (2003). "THE VALUE 


OF A STATISTICAL LIFE: A 


CRITICAL REVIEW OF 


MARKET ESTIMATES 


THROUGHOUT THE 


WORLD." NATIONAL 


BUREAU OF ECONOMIC 


RESEARCH WORKING 


PAPER SERIES 9487. 


Health outcomes 


and economic 


outcomes 


Median value of VSL of prime-aged workers is $7m 


 Income elasticity of VSL ranges from 0.5 to 0.6 
USA 
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Frontier Economics 


JORDAN. H, DUNT ET. AL 


(UNDATED). MEASURING 


THE COST OF HUMAN 


MORBIDITY AND 


MORTALITY FROM 


ZOONOTIC DISEASES. 


AUSTRALIAN CENTRE OF 


EXCELLENCE FOR RISK 


ANALYSIS. AUSTRALIA. 


AVAILABLE AT: 


<HTTPS://CEBRA.UNIMELB


.EDU.AU/__DATA/ASSETS/P


DF_FILE/0008/2220875/100


2BOID1FR.PDF> 


Health outcomes 


and economic 


outcomes 


Must consider burden of disease as when measuring consequences of illness; 


must consider single or multi-criteria approach, use of data, time and resources 


available, contribution of modelling and equity consideration when measuring 


economic costs 


WTP method may be warranted if intangible costs are important. Review 


recommends use of Cost of Illness method to measure economic costs of human 


morbidity and mortality 


Australia


  


MARKEVYCH, I., ET AL. 


(2017). "EXPLORING 


PATHWAYS LINKING 


GREENSPACE TO HEALTH: 


THEORETICAL AND 


METHODOLOGICAL 


GUIDANCE." 


ENVIRONMENTAL 


RESEARCH 158: 301-317. 


Improved 


natural 


environments 


and health 


outcomes  


Green spaces have 3 functions: reducing harm (air pollution, noise reduction, 


heat reduction), restoring capacities (attention and focus restoration) & building 


capacities (encouraging physical activity & facilitating social cohesion). These 


functions may lead to improving physical health & wellbeing (self-perceived 


health, higher birth weight, lower BMI, lower risk of depression and 


cardiovascular disease) 


Global 


Source: Frontier Economics 
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ACN: 087 553 124 ABN: 13 087 553 124 
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SUMMARY OF STAGE 1 EVIDENCE BASE DOCUMENTATION 


Background 


Thirty-one Victorian councils and CASBE are collaborated on a joint research project 
that aims to elevate Environmentally Sustainable Development (ESD) targets for 
new development. 


This research represents Stage 1 of a two-stage process that aims to build on the 
existing local ESD Policies held by numerous Victorian Councils and deliver revised 
and elevated ESD targets for new development, including targets for zero carbon 
development.   


The 31 participating Councils appointed a consultant team via CASBE from August 
through to December 2021. This comprised of the following: 


• Hansen Partnerships, Planning Consultant 
• Hip vs Hype, ESD Consultant 
• Frontier Economics, Economist Consultant 


The three pieces of work were completed by the consultants, with feedback from the 
working group, in December 2021. The final package included: 


• draft planning controls,  
• guidance papers and a range of recommendations,  
• technical and economic studies and  
• a presentation summarising the work undertaken to date. 


This package was then distributed to Participating Council officers for feedback in 
December 2021 and January 2022. This included key staff members from other units 
and across the 31 Participating Councils. The feedback was then collated and 
presented back to the authors for response. When this feedback has been 
addressed, the reports will be finalized and form a key part of the strategic 
justification to support a proposed planning scheme amendment. 


Summary of findings and recommendations 


A number of recommendations were made by the consultants to inform the planning 
scheme amendment process. All recommendations were accepted and have either 
been completed or are currently in progress to complete as the evidence base is 
finalised prior to seeking authorisation from the Minister for Planning to place the 
amendment on public exhibition. 


• Planning Report, Hansen Partnership 
o Engaged to undertake a peer review of working draft objectives and 


standards, analyse available policy tools and identify and prepare the 
most appropriate planning policy mechanism to implement the elevated 
ESD objectives and standards. 


Key recommendations 







o Recommended the 31 participating councils pursue an amendment 
encompassing a whole new Victorian Particular Provision (VPP), with the 
following characteristics; 
 Mandatory objectives with associated standards to deliver the 


objectives 
 A new VPP only applies to councils who ‘opt in’  


o Recommended the participating councils request a combined Planning 
Panel and Ministerial Advisory Committee to consider the amendment. 


o Drafted a new draft Victorian Particular Provision. 
o Recommend the Participating Councils pursue the full suite of objectives 


and standards in their entirety. 
o Consider staging of the standards only if DEWLP do not accept them in 


their entirety, based on clearly identified disbenefits. 
 
Other recommendations 
o Provisions require a number of clear definitions to assist interpretation. 


(Work underway) 
o New provisions would also require new tools to assist implementing the 


new planning provisions, such as an update to the BESS tool and the 
Green Factor tool. (Work underway) 


o Further drafting be undertaken on some proposed standards to be framed 
as ‘Performance Measures’, in line with the new format for these 
Performance Measures currently proposed by DELWP. (Work underway) 


o A consistent set of Application Requirements and relevant reporting 
templates to support applications preparing application material. (Work 
underway) 


o A standard set of Permit Conditions should be developed to deliver the 
standards and objectives (Work underway). 


o A Guidelines for Sustainable Building Design document be prepared to be 
used consistently by all councils who apply the new VPP. (Work 
underway). 


 
• Technical ESD and Development Feasibility: Hip V Hype 


o Concluded that there are no major technical barriers exist to achieving the 
recommended standards and objectives. 


o Recommended some new standards exist in BESS tool or another 
sustainable design publication (SDAPP fact sheets), rather than included 
in a planning control. 


o Recommended several wording changes and fine tuning of draft 
objectives and standards. 


o Further detail on each sustainable design category was also included: 
 Energy – Majority of standards are supported in their present form, 


or with minor modifications. 
 Transport – Bicycle parking standards largely supported, some 


modifications to ‘bicycle parking convenience’ standards have been 
suggested. Electric vehicle charging infrastructure standards were 







supported, but with some modifications that have been made to 
avoid overly prescriptive standards in the Planning Scheme. 


 Integrated Water Management – Overall intentions supported but the 
standards proposed were already largely achieved in the 
development sector and that an increased water efficiency target of 
30% reduction in potable water supply, increased from 25%. 


 Indoor Environment Quality – Recommend that most standards be 
modified or moved into guidance material and others be removed as 
they have significant development feasibility impacts. In particular, 
the thermal comfort temperature settings and the new daylight 
performance standards needed more background technical work. 
(further daylight technical work has been commissioned by CASBE). 


 Circular Economy – Proposed standards on waste collection and 
recycling are technically feasible and already achieved in current 
development. Standards concerning use of recycled materials 
require additional guidance and definition to provide clarity. 


 Green Infrastructure (urban ecology) – Green cover target is a strong 
driver for achieving a range of benefits relating to the natural 
environment and ecosystem services, include urban heat, food 
production and biodiversity.  


 
• Cost Benefit Analysis, Frontier Economics  


o The analysis outcomes were primarily focused on the direct costs 
associated with addressing the standards within a range of development 
typologies. 


o The analysis outcomes demonstrated that the costs involved to meet 
certain standards varied, particularly across a range of development 
typologies. An additional factor that influenced the outcomes was whether 
a council had a pre-existing ESD Local Policy within its Planning Scheme. 


o A breakeven analysis demonstrated that the new proposed changes may 
deliver value to the community where sufficient scale is achieved and 
implemented across development within multiple municipalities. 


o The methodology used primarily took into consideration quantifiable costs 
versus quantifiable benefits. The analysis indicated that the quantifiable 
costs exceeded the quantifiable benefits across each development 
typology.  The project group were however informed that there was limited 
research and documentation made available to economically quantify the 
environmental and social benefits attributed to incorporating some of the 
standards within development. 


o The analysis presented that the costs associated with the thematic 
categories Urban Ecology (Green Infrastructure) and Indoor Environment 
Quality (Daylight and Thermal Comfort) were higher in comparison to 
costs associated with other thematic categories (i.e. Energy, Integrated 
Water Management, Transport and Circular Economy).  However, the 
calculation of the broader cost impacts and associated benefits were 







clearer with respect to the latter group of thematic categories which 
conveyed a more beneficial outcome. 


o The project group were recommended to undertake further investigation 
into larger scale implementation of the proposed objectives and 
standards. 


o The project group were notified that based on methodologies commonly 
exercised with respect to economic studies and cost benefit analyses, the 
analysis excluded the reduction in energy and utility bills, including other 
operational and indirect benefits to residents and businesses. Such items 
are considered as financial or transactional benefits. 


o The project group were informed that the financial impact, resulting from 
incorporating the standards within development, could be further reviewed 
through a developer centric evaluation of key performance metrics and 
criteria.  This could include profit margin, development yield and internal 
rate of return. 


o Given the further recommendations and matters presented by the 
economist consultant, the Elevating Targets Working Group in conjunction 
with the participating councils will determine whether further financial 
analysis including potential climate risk analysis should be undertaken as 
part of Stage 2 (the amendment stage). 
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LOWER PLAZA AMPHITHEATRERAISED FLUSH ENVIRONMENTDUAL WAY PARALLEL PARKING BOULEVARD


MAIN STREET MALL


FUNCTIONAL ARRANGEMENT - PUBLIC REALM
Box Hill Central North - 
Extent of Stage 1 development


Denotes indicative Emergency Vehicle 
Access to Upper and Lower Plaza


Proposed Connection in Stage One 
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


Bluestone paving to permanent 
pedestrian footpaths


Extent of Lot 4 basement 
under road and plaza


Temporary surface treatment to 
future development site edges


The Hill. Landscaped public terrace 
with integrated furniture and a variety of 
seating opportunities, social spaces and 


connectivity points. The centrepiece of 
the new civic heart for Box Hill 


Stair access from the 
Lower Plaza to the 
Upper Plaza and Main 
Street


Granite setts to 
vehicle thresholds


Mix of steel bollards, garden 
bed and boulders to create a 
less overt vehicle protection 


edge to the road 


Street trees in tree 
grates


Bluestone paving to permanent 
pedestrian footpaths


Flush raised environment


Lower Plaza. Welcoming arrival 
space with trees and open space. 
Functions as both a transition 
space & event space with 
moveable timber stage


Granite setts to 
vehicle thresholds 


Clisby Court to be retained in 
existing condition


RESIDENTIAL DEVELOPMENT
REFER SEPARATE DA PACKAGE


COMMERCIAL DEVELOPMENT 
REFER SEPARATE DA PACKAGE


LOWER GROUND


7.0 PUBLIC REALM CONCEPT PLAN
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Lift access integrated into a terraced 
landscape -  refer Commerical 


Development DA package


Upper Plaza. Nodal point at the top of the hill 
connects Main Street to the tower entries, 


Prospect Street & beyond. A tree filled space with 
opportunties to rest this is the Melliodora hilltop 


landscape of old Box Hill


Main Street Mall. A new vision for the pedestrian 
mall, Main Street will now connect to Prospect 


Street via a gentle 1:20 slope. Landscaped edges 
with pockets of seating make this an activated but 


also occupied pedestrian mall space


The connection between the 
residential tower, Main Street 
and Prospect Street is facilitated 
with open spaces and intuitive 
wayfinding through the ground 
plane design


Terraced landscape 
with public seating 
opportunities in an 
amphitheatre setting


Lift Access to Main Street 
Level -  refer Residential 
Development DA packageUPPER GROUND


RESIDENTIAL DEVELOPMENT
REFER SEPARATE DA PACKAGE


COMMERCIAL DEVELOPMENT 
REFER SEPARATE DA PACKAGE


Indicative turntable extents


Open viewlines and pedestrian mall 
all the way up Main Street to the 


Commercial Development
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                          STAIR


 PRESS./LOBBY RELIEF


AIR SHAFT


MS.1.5


LOBBY SUPPL


AIR RISE


MS.1.1


STAIR PRESS. 01


MS.1.1


STAIR PRESS. 02


FS.03


PR.05


GAS


RISER


MS.1.3 WATER COOLED


CONDENSER CUPBOARD


T.MS.01
RETAIL (F&B)


188 m2
BOH /


LOADING BAY
75 m2


RETAIL &
COMMERCAIL
WASTE AND
RECYCLING


ORGANICS
PROCESSING UNIT


E -
WASTE


SCALE


PLASTICS


AHD +94.40


AHD +94.63


AHD. 97.70


AHD. 97.70


AHD. 97.70


PROPOSED    TITLE    BOUNDARY


AHD. 92.55
AHD. 92.55


AHD. 92.55


AHD. 92.55


AHD. 92.15


AHD. 92.95


NB: Refer to appendix 
plan SK-01 for additional 
detailed linework plan.


1 : 5 0 0
0 10 50m


RESIDENTIAL DEVELOPMENT
REFER SEPARATE DA PACKAGE


COMMERCIAL DEVELOPMENT 
REFER SEPARATE DA PACKAGE


TITLE BOUNDARY


TITLE BOUNDARY
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


DETAIL LINEWORK PLAN


EXTENT OF STAGE 01 WORKS
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BIRDS EYE VIEW


VIEW EAST ALONG MAIN STREET


ARTIST IMPRESSION







TR-01
TG-01


TR-01
TG-01


SG-01


BS-02SB-01


SB-01


GA-01


GA-01


GA-01


EL-01


EL-01


EL-01


COLUMN


COLUMN


COLUMN


COLUMN


COLUMN


COLUMN


COLUMN
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


CONCEPT PLAN


SEC
C


SECA SECB


BN-01 DF-01


BL-01
BL-02


K
E


Y
 P


L
A


N M
A


RK
ET


MAIN


PROSPECT


WHITEHORSE RD


PROSPECT ST.
DETAILED CONCEPT


REFER p. 46-55


MAIN STREET 
DETAILED CONCEPT


REFER p. 56-67


EXTENT OF STAGE 01 WORKS


1 : 2 5 0
0 5 25m


PT-03


PT-04


RESIDENTIAL 
DEVELOPMENT


REFER SEPARATE DA 
PACKAGE


Cobble sett threshold 
to flush raised 


environment


Feature stone sett 
banding to plaza 


Juparana Granite 
paving to plaza space


PT-02


PT-04


Feature stone sett 
banding to plaza 


Stone to horizontal 
surfaces of 


amphitheatre


WT-01


Landscape integrated 
into terraces


Large Mid level terrace 
surrounded by trees


Peninsula look out over 
the lower plaza


Stairs to connect Main 
Street to Prospect Street


Large open lower 
plaza can be utilised 
for community events 
with viewing from the 
amphitheatre


Large open upper plaza 
is the nodal point at the 
top of Main StreetClear and open connection to 


the commercial building


BP-01 Access to ramp up to 
Woolworths entry


Clear and open 
connection to the 
residential building


Line of canopy over


TITLE BOUNDARY


TITLE BOUNDARY


Architectural screen to loading dock. Planter 
at base of screen to allow climbers to inhabit 


the structure and provide a green edge. 


Screen to be integrated into the canopy 
structure. Height and materiality to be 


determined during the canopy design process


97.25
x


97.70
x


1:77 fall


97.70
x


92.95
x


92.50
x


94.60
x


97.75
x


97.25
x


97.25
x


97.30
x


92.25
x


92.35
x


92.30
x


COMMERCIAL 
DEVELOPMENT 


REFER SEPARATE DA 
PACKAGE


Box Hill Central North   1:250 @ A3
PUBLIC REALM - STREETSCAPE


NB: Refer to appendix 
plan SK-01 for additional 
detailed linework plan.
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STEEL TRAFFIC BOLLARD


GRANITE SETTS TO VEHICLE 
THRESHOLDS


1600X1600 STEEL TREE GRATESDDA COMPLIANT BENCH SEAT 
UNIQUE TO BOX HILL URBAN 
MALL AS A PRECINCT MARKER


DUAL RECYCLING & RUBBISH BIN 
SETS WITH A 120L CAPACITY


WHITEHORSE CITY COUNCIL 
STANDARD BIKE PARKING LOOPS


DDA COMPLIANT DRINKING 
FOUNTAIN


BOULDER TRAFFIC BOLLARD


STONE BLOCK SEATING 
ELEMENTS


STONE TO HORIZONTAL 
SURFACES OF AMPHITHEATRE


PRECINCT DEFINING SEATING ON 
TERRACE WALLS


SB-01WT-01 BS-02


MOVEABLE TIMBER STAGE FOR 
EVENTS


SG-01


DECORATIVE LIGHTING & 
EXTERNAL POWER OUTLETS


EL-01


PT-03


JUPARANA GRANTIE PAVERS


PORPHRY STONE SETT BANDING
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PERFORMANCE BRIEF MATERIALITY & FURNITURE


- WCC URBAN MALL COMPLIANT


CONCEPT PLAN


LEGEND


TG-01BS-01 BN-01BP-01


DF-01 BL-01 BL-02


BIKE PARKING LOOPS


BESPOKE PRECINCT TREE GRATES 


GRANITE SETTS


PT-02


BP-01


TG-01


PT-02


BESPOKE PRECINCT BENCH SEATBS-01


BIN SETBN-01


ADVANCED STOCK TREESTR-01


PLANTING BED IN NATURAL GROUNDGA-01


DRINKING FOUNTAINDF-01


JUPARANA GRANITE PAVERS


PORPHYRY COBBLE BANDS


PT-03


PT-04


BOULDER TRAFFIC BOLLARDBL-01


STEEL TRAFFIC BOLLARDBL-02


STONE BLOCK SEATING ELEMENTSB-01


BESPOKE SEATS TO TERRACEBS-02


STONE TO HORIZONTAL SURFACES OF 
AMPHITHEATRE & STEPS


WT-01


MATERIALITY & FURNITURE


- ADDITIONAL BESPOKE ITEMS


MOVEABLE TIMBER STAGE FOR EVENTSSG-01


DECORATIVE LIGHTING & EXTERNAL 
POWER OUTLETS


EL-01


PT-04


Key functional requirements:


Typology. Plaza and 
Amphitheatre


Traffic. Pedestrian only


Pedestrian. Generous circulation 
space for movement, gathering 
and resting.


Amenity. 
• Large scale street trees 


planted in garden beds and 
tree grates


• High quality materials with 
warm tones to create an 
inviting space


• Integrated landscape to 
soften the space and reduce 
heat island


• Compliant seating
• Moveable timber stage that 


can be located for event 
mode or used as seating 
during ‘everyday’ mode


Materiality. 
• Juparana granite paving to 


all permanent pedestrian 
areas


• Granite setts to be used a 
vehicle thresholds


• Feature porphyry stone 
banding 


• Stone block seating 
elements
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


SECTION - A  ‘THE HILL‘ PLAZA


M A I N  S T R E E T T H E  H I L L  T E R R A C E S L O W E R  P L A Z A


SECTIONAL ELEVATION


ARTIST IMPRESSION


K
E


Y
 P


L
A


N M
A


RK
ET


MAIN


PROSPECT


WHITEHORSE RD


1 : 1 0 0
0 2 10m


NOTE: Canopy - Refer to Canopy Design 
Report for further detail
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SECTION - B  ‘THE HILL‘ PLAZA


L O W E R  P L A Z A T H E  H I L L  T E R R A C E S M A I N  S T R E E T


SECTIONAL ELEVATION


ARTIST IMPRESSION


K
E


Y
 P


L
A


N M
A


RK
ET


MAIN


PROSPECT


WHITEHORSE RD


1 : 1 0 0
0 2 10m


NOTE: Canopy - Refer to Canopy Design 
Report for further detail
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


SECTION - C  ‘THE HILL‘ PLAZA


R E S I D E N T I A L  T O W E R


SECTIONAL ELEVATION


T H E  H I L L  T E R R A C E S


ARTIST IMPRESSION


K
E


Y
 P


L
A


N M
A


RK
ET


MAIN


PROSPECT


WHITEHORSE RD


1 : 1 0 0
0 2 10m


NOTE: Canopy - Refer to Canopy Design 
Report for further detail
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SECTION - C  ‘THE HILL‘ PLAZA


T H E  H I L L  T E R R A C E S C O M M E R C I A L  T O W E R


SECTIONAL ELEVATION


ARTIST IMPRESSION


K
E


Y
 P


L
A


N M
A


RK
ET


MAIN


PROSPECT


WHITEHORSE RD


1 : 1 0 0
0 2 10m


NOTE: Canopy - Refer to Canopy Design 
Report for further detail
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


THE ESCARPMENT LOOKING EAST


VISUALISATION


K
E


Y
 P


L
A


N M
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ET


MAIN


PROSPECT


WHITEHORSE RD


ARTIST IMPRESSION
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VIEW FROM UPPER PLAZA


VISUALISATION


K
E


Y
 P


L
A


N M
A


RK
ET


MAIN


PROSPECT


WHITEHORSE RD


NOTE: Canopy - Refer to Canopy Design 
Report for further detail


ARTIST IMPRESSION







NB: Refer to appendix 
plan SK-01 for additional 
detailed linework plan.
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PROSPECT


WHITEHORSE RD
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


BS-01 BS-01


PT-06


PT-02


PT-01


Cobble sett threshold to flush 
raised environment


PT-01


PT-05


PT-05


PT-06
PT-05


PT-01


BN-01PT-02


PT-01


PT-03


PT-04


BP-01


‘THE HILL’ 
DETAILED CONCEPT


REFER p. 30-45


MAIN STREET 
DETAILED CONCEPT


REFER p. 56-67


EXTENT OF STAGE 01 WORKS


RESIDENTIAL DEVELOPMENT
REFER SEPARATE DA PACKAGE


EXISTING 
CARPARK 


P R O S P E C T 
S T R E E T


C
L


IS
B


Y
 C


T


W H I T E H O R S E  R O A D


SEC
D


SEC
E


EXISTING 
MAIN STREET 


MALL


EXISTING 
RETAIL


H I L T O N 


Western side of Clisby 
Court made good to 
property boundary


Commercial Main Entry


Pedestrian Entry


Bikes End of Trip


Existing cul de sac to be 
removed


Existing Clisby Court kerb line 
retained to eastern side


Road transition  
from existing to 
permanent


Cobble sett threshold to 
pedestrianised plaza


Asphalt installed 
as temporary finish 


to adjacent future 
development


Transition to existing 
Prospect St kerb line


Asphalt installed 
as temporary finish 


to adjacent future 
development site


PT-02


COMMERCIAL DEVELOPMENT
REFER SEPARATE DA PACKAGE


Acccess to Commercial 
Development


TR-01
GA-01


TR-01
TG-01


TR-01
TG-01


PT-06


DF-01


BL-01


PT-03
BL-02


CONCEPT PLAN
Box Hill Central North    1:500 @ A3
PUBLIC REALM - STREETSCAPE


Demolish the existing shopping centre above the 
existing on grade car park. Existing on grade car 
park to remain in place. General make good works 
to the existing on grade car park following the 
demolition phase so that the car park remains of a 
similar quality to the other existing unchanged on 
grade car park to the north of Prospect Street


Maximum grade 1:4 stabilised 
batter  to the edges of the 


car park to take up levels and 
provide a safe transition


1m steel post and chain 
fence, similar to existing 
carpark fences


Existing entry/exit and 
boom gates location to 
be retained 


1 : 5 0 0
0 10 50m


TITLE BOUNDARY


TITLE BOUNDARY


BP-01


92.35
x92.50


x


92.55
x


92.55
x


92.55
x


92.30
x


92.37
x


92.30
x


92.30
x


92.20
x


92.25
x
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SAWN BLUESTONE PAVERS - 
BASE PAVING


STEEL TRAFFIC BOLLARD


GRANITE SETTS TO VEHICLE 
THRESHOLDS AND ON STREET 
PARKING SPACES


JUPARANA GRANITE PAVERS


1600X1600 STEEL TREE GRATESDDA COMPLIANT BENCH SEAT 
UNIQUE TO BOX HILL URBAN 
MALL AS A PRECINCT MARKER


DUAL RECYCLING & RUBBISH BIN 
SETS WITH A 120L CAPACITY


WHITEHORSE CITY COUNCIL 
STANDARD BIKE PARKING LOOPS


DDA COMPLIANT DRINKING 
FOUNTAIN


BOULDER TRAFFIC BOLLARD


PORPHYRY COBBLE BANDING TO 
PEDESTRIANISED ZONE  


JUPARANA GRANITE PAVERS


PT-03


45


PERFORMANCE BRIEF


Key functional requirements:


Typology. Boulevard. 


Traffic. Two way, one lane in each 
direction. On street parking. 


Pedestrian. Generous circulation 
space for movement, gathering 
and retail interface. 


Amenity. 
• Large scale street trees planted 


in garden beds and tree grates
• Generous awnings
• Planting zones to define vehicle 


and pedestrian areas
• Bike parking loops
• Bins
• Compliant bench seats


Materiality. 
• Sawn bluestone paving to all 


permanent pedestrian areas
• Granite setts to be used on 


vehicle thresholds
• Asphalt road pavement
• Asphalt to be installed as 


a temporary treatment to 
pedestrian zones which will be 
subject to future development


CONCEPT PLAN


LEGEND


TG-01BS-01 BN-01


BP-01


DF-01 BL-01 BL-02


SAWN BLUESTONE PAVERS


BIKE PARKING LOOPS


BESPOKE PRECINCT TREE GRATES 


GRANITE SETTS


ASPHALT


PT-01


PT-01


PT-02


BP-01


TG-01


PT-02


PT-05


BESPOKE PRECINCT BENCH SEATBS-01


BIN SETBN-01


ADVANCED STOCK TREESTR-01


PLANTING BED IN NATURAL GROUNDGA-01


DRINKING FOUNTAINDF-01


JUPARANA GRANITE PAVERS


PORPHYRY COBBLE BANDS


PT-03


PT-04


BOULDER TRAFFIC BOLLARDBL-01


STEEL TRAFFIC BOLLARDBL-02


PT-04


MATERIALITY & FURNITURE


- WCC URBAN MALL COMPLIANT


MATERIALITY & FURNITURE


- ADDITIONAL BESPOKE ITEMS


TRAFFICABLE PAVEMENT TO RAISED 
FLUSH ENVIRONMENT & CAR PARKS


PT-06
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


CONCEPT PLAN
Box Hill Central North    1:250 @ A3
PUBLIC REALM - STREETSCAPE


P R O S P E C T 
S T R E E T


EXISTING 
CARPARK 


4 x Bicycle parking loops


Demolish the existing shopping centre above the 
existing on grade car park. Existing on grade car 
park to remain in place. General make good works 
to the existing on grade car park following the 
demolition phase so that the car park remains of a 
similar quality to the other existing unchanged on 
grade car park to the north of Prospect Street


Maximum grade 1:4 stabilised 
batter to the edges of the car 


park to take up levels and 
provide a safe transition


1m steel post and chain 
fence, similar to existing 
carpark fences


Existing entry/exit and 
boom gates location to 
be retained 


1 : 2 5 0
0 5 25m


V


PT-01


PT-05


PT-05


PT-01


COMMERCIAL DEVELOPMENT 
REFER SEPARATE DA PACKAGE


Retain existing multi 
level car park


Existing cul de sac to be 
removed - shown dashed


Asphalt installed 
as temporary finish 


to adjacent future 
development site


5 Bike Parking Loops


Cobble sett threshold to 
raised flush environment


Asphalt installed 
as temporary finish 


to adjacent future 
development site


Transition to existing 
Prospect St kerb line


PT-02 PT-02 PT-06


PT-06


Cobble thresholds 
to vehicle transitions 


and car parks
Generous pedestrian 


movement corridor
Bluestone paving to 


streetscape


Garden beds with 
advanced trees


Paving transitions from 
Bluestone to Juparana 
as a visual cue that you 


are entering the plaza


Motorcycle 
parking


Asphalt installed 
as temporary finish 


to adjacent future 
development lot


BS-01
BN-01


PT-06


DF-01


BP-01


PT-02


BS-01


PT-05


BP-01


TR-01
TG-01


TR-01
GA-01


TITLE BOUNDARY


EX
TE


N
T 


O
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ST
AG


E 
01


 W
O


RK
S


BP-01
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C
L


IS
B


Y
 C


T


Commercial Main Entry


Pedestrian Entry


Bikes End of Trip


1 : 2 5 0
0 5 25m


V


Cobble sett threshold to flush 
raised environment


PT-05


PT-06


‘THE HILL’ 
DETAILED CONCEPT


REFER p. 30-45


RESIDENTIAL DEVELOPMENT
REFER SEPARATE DA PACKAGE


COMMERCIAL DEVELOPMENT 
REFER SEPARATE DA PACKAGE


EXISTING 
RETAILH I L T O N 


Western side of Clisby 
Court made good to 
property boundary


Road transition from 
existing to permanent


Existing Clisby Court kerb line 
retained to eastern side


Asphalt installed 
as temporary finish 


to adjacent future 
development lot


PT-02


Paving transitions to a trafficable 
pavement through the flush raised 
environment


Vehicle entry to 
residential tower


Raised flush environment extends the expanse 
of the lower plaza and encourages slower vehicle 
speeds to allow safe pedestrian movement. 
Landscape elements are arranged to the 
carriageway edge to guide vehicular movement.


PT-01


BL-01
BL-02


BL-02


SG-01


TI
TL


E 
BO


U
N


DA
RY


EXTENT OF STAGE 01 WORKS
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


SECTION - D  CLISBY COURT


L A N EL A N EF O O T P AT HR E S I D E N T I A L  T O W E R F O O T P AT H S TA G E  2  W O R K S


3 . 0 m 5 . 5 m 5 . 5 m 2 . 5 m


SECTIONAL ELEVATION
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L
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N M
A
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ET


MAIN


PROSPECT


WHITEHORSE RD


1 : 1 0 0
0 2 10mARTIST IMPRESSION
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SECTION - E  PROSPECT STREET


S TA G E  2  W O R K S F O O T P AT H G A R D E N 
B E D


G A R D E N 
B E D F O O T P AT H C O M M E R C I A L  T O W E RL A N E L A N E


3 . 8 m 2 . 5 m 2 . 5 m 6 . 2 m3 . 5 m 3 . 5 m


SECTIONAL ELEVATION


K
E


Y
 P


L
A


N M
A
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ET


MAIN


PROSPECT


WHITEHORSE RD


1 : 1 0 0
0 2 10mARTIST IMPRESSION
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


PROSPECT STREET LOOKING EAST


VISUALISATION


K
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PROSPECT


WHITEHORSE RD


ARTIST IMPRESSION
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VIEW FROM STREETSCAPE TO PLAZA


VISUALISATION


K
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PROSPECT


WHITEHORSE RD


ARTIST IMPRESSION







MAIN 
STREET
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BOX HILL’S MAIN STREET: CONTINUES


IDEA 1


EXTENDING MAIN STREET MALL


Connecting to Clisby Court and Prospect Street , Main Street Mall is able to better 
circulate and connect the community. The connection opens up and revives this end 
of Box Hill Central. The connections allows for East - West pedestrian connection 
through the centre of Box Hill Central. 


IDEA 2


A TREE LINED WALKWAY


A tree lined boulevard provides shade and amenity to users. 


IDEA 3


INHABITED EDGES


The understorey landscape to Main Street allows for communal seating, and 
groundcover planting. Providing amenity and a range of seating opportunities 
amongst the gardens.


10.0 MAIN STREET 


M A I N  S T R E E T  
( P E D E S T R I A N 


B O U L E V A R D )


T H E  H I L L 
(HEART OF
 BOX HILL)


 P R O S P E C T  S T R E E T 
( B O U L E V A R D )







TR-01
TG-01


WT-01


BS-01PB-01


  


PB-02


BP-01


NB: Refer to appendix 
plan SK-01 for additional 
detailed linework plan.
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PUBLIC REALM WORKS LANDSCAPE


DESIGN REPORT


B O X  H I L L
C E N T R A L  
N O R T H


CONCEPT PLAN


BS-01


Retail terrace available 
for outdoor dining


Primary 
Residential Entry


New access ramp to existing 
Woolworths with concrete paved 


7.0m wide clear path 
using 1:20 walkways to 
connect Main Street to 
the upper plaza, The Hill 
and Prospect Street  


M A I N  S T


Landscaped edges with 
integrated seating elements 


and resting places


4 x Bicycle 
parking loops


Architectural screen to loading dock. Planter 
at base of screen to allow climbers to inhabit 
the structure and provide a green edge. 


Screen to be integrated into the canopy 
structure. Height and materiality to be 
determined during the canopy design process


Open nodal point to 
facilitate DDA access to 
residential building


Raised planters with 
seating edges and 
feature trees


SEC
G


SEC
F


SEC
H


Reconfiguring the existing 
loading dock with the addition 


of a turntable creates a safer 
environment by eliminating 


truck reversing and removing 
vehicles from the new high 


quality public realm


Turntable comparable to 
model HT17.5 from Australian 
Turntable Company or similar 


3 no. bike 
parking loops at 
base of ramp


New access ramp to existing 
Woolworths with concrete paved 


Make good all disturbed 
areas at the base of the 
new ramp and interface 
with Main Street works


COLUMN


COLUMN


COLUMN


COLUMN


COLUMN


COLUMN


COLUMN


K
E


Y
 P


L
A


N M
A


RK
ET


MAIN


PROSPECT


WHITEHORSE RD


1 : 2 5 0
0 5 25m


PT-03


Juparana Granite field paving 


PT-04


Feature stone sett ‘peeling 
bark’ banding 


‘THE HILL’ 
DETAILED CONCEPT


REFER p. 30-45


RESIDENTIAL DEVELOPMENT
REFER SEPARATE DA PACKAGE


WOOLWORTHS


EL-01


EL-01


GA-01


GA-01


EXTENT OF STAGE 01 WORKS


TITLE BOUNDARY


Line of Canopy Over 
 - Refer to Canopy 
Design Report for 
further detail


95.80
x


97.25
x


1:20 walkway


1:77 fall


97.25
x


96.40
x


1:20 walkway96.80
x1:20 walkway


Box Hill Central North   1:250 @ A3
PUBLIC REALM - STREETSCAPE
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DECORATIVE LIGHTING & 
EXTERNAL POWER OUTLETS


EL-01
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CONCEPT PLAN


1600X1600 STEEL TREE GRATESDDA COMPLIANT BENCH SEAT 
UNIQUE TO BOX HILL URBAN 
MALL AS A PRECINCT MARKER


WT-01


JUPARANA GRANTIE PAVERS PORPHRY STONE SETT BANDING


PERFORMANCE BRIEFLEGEND


TG-01BS-01


BESPOKE PRECINCT TREE GRATES TG-01


BESPOKE PRECINCT BENCH SEATBS-01


ADVANCED STOCK TREESTR-01


PLANTING BED IN NATURAL GROUNDGA-01


JUPARANA GRANITE PAVERS


PORPHYRY COBBLE BANDS


PT-03


PT-04


STONE TO HORIZONTAL SURFACES OF 
AMPHITHEATRE & STEPS


WT-01
PT-04


Key functional requirements:


Typology. Pedestrian Mall


Traffic. Pedestrian only


Pedestrian. Generous circulation 
space for movement, gathering 
and resting.


Amenity. 
• Large scale street trees planted 


in garden beds and tree grates
• High quality materials with 


warm tones to create an 
inviting space


• Integrated landscape to soften 
the space and reduce heat 
island


• Compliant seating


Materiality. 
• Juparana granite paving to all 


permanent pedestrian areas
• Granite setts to be used a 


vehicle thresholds
• Feature porphyry stone 


banding 
• Feature concrete seating 


elements


STONE TO HORIZONTAL 
SURFACES OF AMPHITHEATRE


PEELING BARK FEATURE SEAT 
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TREE REMOVAL PLAN


TREE
EX. 
LEVEL


PROP. 
LEVEL


DIFFERENCE 
(M)


1 95.65 97.24 +1.59


2 96.53 97.25 +0.72


3 96.75 96.88 +0.13


4 96.75 96.45 -0.30


5 96.65 96.20 -0.45


6 96.84 95.96 -0.88


7 95.85 95.85 0.00


8 96.07 96.07 0.00


9 95.65 95.65 0.00


Tree 2


Tree 1


Tree 4


Tree 3


Tree 5


Tree 7


Tree 8


Six of the nine significant trees on Main Street are identified as being required to 
be removed. This requirement is due to the DDA compliant levels and walkway 
ramping that is to be installed to connect Main Street with the new civic heart. 


The levels table illustrates the significant level change that is needed to achieve 
a DDA compliant space and the level difference to existing. 


There are approximately 65 trees including 6 significant ex ground feature trees 
to be installed throughout the Stage One public realm to replace the lost tree 
canopy cover. 
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SECTION - G  MAIN STREET


SECTIONAL ELEVATION
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13.0 COUNCIL RFI RESPONSES


The following section has been added post initial DA submission to respond to RFI 
requests from Whitehorse City Council. 


These plans are to be read in conjunction with the previous sections of the report
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BOX HILL CENTRAL NORTH DEVELOPMENT- 17-21 MARKET STREET- PUBLIC REALM WORKS 10


TOWNPLANNING REPORT


2.1 DESIGN CONTEXT
BOX HILL 
CENTRAL NORTH 
DEVELOPMENT
/ Box Hill Central North Stage 1 encompasses 
the residential and commercial developments 
and public realm works. 


/ The canopy forms part of the proposed public 
realm town planning application and is vital 
to providing a comfortable environment for the 
new civic heart of the Box Hill. 


Extent Of Canopy
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TOWNPLANNING REPORT


2.3 DESIGN CONTEXT
WIND CONTEXT


1:20
WALKWAY


1:20
WALKWAY


RESIDENTIAL
DEVELOPMENT


BOX HILL CENTRAL SOUTH


COMMERCIAL
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NORTHERLIES


Extent Of Canopy


/Due to the site’s context and wind 
environments of Box Hill, the northern 
prevailing wind direction has to be carefully 
considered.


/ Through rigorous testing and close 
collaboration with wind consultants, the extent 
of cover for the canopy was established. 


/ This diagram shows the canopy covering 
the civic steps of the public realm works and 
extends into the western end of Main Street. 
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TOWNPLANNING REPORT


2.3 DESIGN CONTEXT
WIND CONTEXT


AHD 92.35m


AHD 100.20m


AHD 106.25m


Extent Of Canopy


/ The openings on Prospect Street and Main 
Street were carefully balanced to provide 
generous and civic connection with the need 
to provide suitable environments under the 
canopy. 


/ The change in levels were carefully managed 
to provide a fluid, smooth and aerodynamic 
transition from Prospect Street to Main Street. 


/ The wind condition is a design constraint 
which has resulted in a significant opportunity 
to further celebrate the public realm and civic 
heart of  Box Hill. 


/ More detail is provided in the wind consultant 
report. 
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TOWNPLANNING REPORT


3.5 DESIGN 
CONCEPT
OVERVIEW
What began as a key 
constraint on the design 
of public realm has been 
developed into a significant 
piece of civic infrastructure 
for Box Hill. 
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Executive summary 


Purpose 
Landmark Heritage Pty Ltd was asked by the City of Whitehorse to assess the heritage value 
of a number of properties, most of which are in the Box Hill Commercial Precinct (920-956 
Whitehorse Road) of the Whitehorse Heritage Overlay. Particular attention was to be placed 
on whether they may warrant inclusion in the Victorian Heritage Register, individual or as a 
group (precinct). In addition, was the heritage assessment of a single house which is not in 
the Heritage Overlay. 


These properties are: 


 HO91 Former Colonial Gas Assoc. building, 942-946 Whitehorse Road, Box Hill 


 HO92 Former Railway Hotel, 950-956 Whitehorse Road & 615-617 Station Street, Box Hill 


 HO244 Box Hill Commercial Precinct, 920-984 Whitehorse Road, Box Hill 


 5 Elland Avenue, Box Hill (not in the Heritage Overlay) 


Findings and recommendation 


Findings 
The investigation carried out for this report have concluded that: 


 The Box Hill Commercial Precinct as a whole is the earliest commercial precinct in 
Whitehorse, created from the early 1880s and retaining nineteenth-century buildings, and 
it is one of the few commercial HO precincts in the surrounding municipalities with an 
urban form. Its western half contains the best grouping of Moderne commercial buildings 
in the municipality.  


 The former Colonial Gas Association Building is of high importance as the finest Moderne 
style commercial building in the City of Whitehorse. It is also the only surviving evidence 
known of the Colonial Gas Association, so is one of a small group of late nineteenth and 
early twentieth-century buildings that illustrate the many gas producing and retailing 
companies that once served Melbourne and its suburbs, which together are of historical 
importance. 


 The former Railway Hotel is a rare example of a towered Edwardian hotel in the City of 
Whitehorse, and the only one of its type in the surrounding outer eastern municipalities.  


 The house (and garage) at 5 Elland Avenue is highly intact and illustrates a creative and 
non-academic approach to the 1930s Old English style. The comparative analysis has 
demonstrated that it is one of the more interesting examples of this style in the 
municipality. 


Recommendations  
The investigation has also concluded that the precinct (as a whole or just the western half) 
and the three individual places are not of State-level heritage significance, so should not be 
nominated to the Victorian Heritage Register.  


 


 







BOX HILL COMMERCIAL PRECINCT 


5 
 


LANDMARK HERIT AGE PTY LTD  


1 Introduction 


1.1 Purpose 
Landmark Heritage Pty Ltd was asked by the City of Whitehorse to assess the heritage value 
of a number of properties, most of which are in the Box Hill Commercial Precinct (920-956 
Whitehorse Road) of the Whitehorse Heritage Overlay. Particular attention was to be placed 
on whether they may warrant inclusion in the Victorian Heritage Register, individual or as a 
group (precinct). In addition, was the heritage assessment of a single house which is not in 
the Heritage Overlay. 


These properties are: 


 HO91 Former Colonial Gas Assoc. building, 942-946 Whitehorse Road, Box Hill 


 HO92 Former Railway Hotel, 950-956 Whitehorse Road & 615-617 Station Street, Box Hill 


 HO244 Box Hill Commercial Precinct, 920-984 Whitehorse Road, Box Hill 


 5 Elland Avenue, Box Hill (not in the Heritage Overlay) 


1.2 Project background 
As noted above, all but one of the properties (and the precinct) are already protected in the 
Whitehorse Heritage Overlay. All, however, will be affected to a greater or lesser extent by 
the Suburban Rail Loop East project.  


At the time of writing, the demolition of most of the western half of the Box Hill Commercial 
Precinct is proposed, including the individually significant HO91 Former Colonial Gas 
Association building, contributory buildings at 920-928, 930-932 and 948 Whitehorse Road, 
as well as a non-contributory building at 934-940 Whitehorse Road. In addition, an Old 
English style house at 5 Elland Avenue, Box Hill, is to be demolished. It was identified as a 
potential heritage place in 2001, but is not in the Heritage Overlay. 


In response to this threat to Box Hill’s heritage, the Whitehorse City Council resolved at its 
meeting on 22 November 2021 to receive a report from officers about nominating  buildings 
in the western half of the Box Hill Commercial Precinct (920-956 Whitehorse Road) and 5 
Elland Avenue to the Victorian Heritage Register (VHR). 


Landmark Heritage was engaged by the City of Whitehorse to investigate whether it is 
advisable to nominate these properties to the VHR, that is, the likelihood that such 
nomination would be accepted (or rejected), and if accepted the likelihood that all or some of 
the properties would be found to meet the threshold of State significance. In the event that 
one or more of the properties under investigation does not appear to have a chance at being 
added to the VHR, its heritage value in the local area and beyond has also been considered. 


1.3 Methodology 
The following tasks were carried out to assess the heritage values of these places and 
precinct: 


 Review of existing documentation on these properties and the precinct from previous 
heritage studies and reviews prepared for the City of Whitehorse and the former City of 
Box Hill, as well as documents concerning historic heritage prepared in relation to the 
Suburban Rail Loop East. These documents are listed in the bibliography. 
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 Identification of appropriate comparative examples for the two Significant places on 
Whitehorse Road (Railway Hotel, Colonial Gas Assoc. building), the Box Hill Commercial 
Precinct as a whole, and 5 Elland Avenue. This has been done by reviewing heritage 
studies prepared for the City of Whitehorse, and interrogating the Victorian Heritage 
Database for comparable places and precincts in other municipalities. 


Comparative analysis for each individual place and the precinct was carried out in a step-
wise fashion. First, comparative examples were sought within the City of Whitehorse and 
its Heritage Overlay. If there were no comparable examples, or if the subject 
place/precinct was superior to the local comparisons, then the geographic area of inquiry 
was enlarged. This was generally to look first at adjoining municipalities (Manningham, 
Maroondah, Monash, Knox and Boroondara), and then to the entire Melbourne 
metropolitan area or the State of Victoria if appropriate. 


While the Council resolution called for the assessment solely of the western half of the 
Box Hill Commercial Precinct, the starting point for comparison was the precinct as a 
whole. 


 Site visit to the subject properties and precinct and surroundings, and to some 
comparative examples. The comparative examples visited were all in the City of 
Whitehorse. They included another commercial precinct in the Heritage Overlay, and all 
residential precincts noted as containing interwar houses (as comparators for 5 Elland 
Avenue).  
The author of this report is already well-acquainted with commercial precincts in the City 
of Boroondara (through involvement in their recent ‘Municipal-Wide Heritage Gap Study’) 
and commercial heritage in Maroondah and Manningham, and to a lesser extent in Knox 
(all three through heritage advisory roles), so they were not visited as part of this project. 
Comparators in the City of Monash were examined through heritage citations and Google 
Streetview.  


 Reporting on findings, including brief descriptions, a comparative analysis for the three 
individual places and the precinct, and conclusions about their levels of heritage 
significance, found in this report. More information about local and state levels of 
heritage significance and the criteria against which places are assessed is provided in the 
next section. 


 Recommendations of any further actions to be taken, based on the findings of this report. 


1.4 Heritage protection in Victoria  
In Victoria, places of heritage significance can be protected and managed through one or 
more of four statutory mechanisms. The mechanism that protects the largest number of 
places is the Heritage Overlay, which includes places that have been demonstrated to be of 
heritage value to a locality or municipality. Such places are said to meet the threshold of 
local significance. Next is the Victorian Heritage Register, which includes places (and objects) 
that are of heritage value to wider Victoria (meeting the threshold of state significance). 
There are also a much smaller number of places on the National Heritage List (which meet 
the threshold of national significance), and on the World Heritage List (which are of 
outstanding universal value). 


To determine the significance threshold of a place, and thus whether it warrants protection 
in the Victorian Heritage Register, it must be assessed against the HERCON Criteria to see if 
it satisfies one (or more) criterion better than most other places in Victoria of that type. This is 
explored by carrying out comparative analysis with similar places across the state. It is often 
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helpful to carry out comparative analysis in a stepwise fashion, first investigating whether 
the place is one of the best of its type in a given locality or municipality (is it of local 
significance?), and if so checking if it is one of the best of its type in its region. If the answer is 
yes in both case, it then makes sense to compare it with other places of the type across the 
entire state, and thus of potential state significance. A place of potential state significance 
can then be nominated to Heritage Victoria for further assessment, with the final decision on 
inclusion (or not) in the Victorian Heritage Register made by the Heritage Council of Victoria. 


The HERCON Criteria, against which places and objects are assessed are as follows: 


(a) Importance to the course, or pattern, of Victoria’s cultural history. 


(b) Possession of uncommon, rare or endangered aspects of Victoria’s cultural history. 


(c) Potential to yield information that will contribute to an understanding of Victoria’s cultural 
history. 


(d) Importance in demonstrating the principal characteristics of a class of cultural places and 
objects. 


(e) Importance in exhibiting particular aesthetic characteristics. 


(f) Importance in demonstrating a high degree of creative or technical achievement at a 
particular period. 


(g) Strong or special association with a particular present-day community or cultural group for 
social, cultural or spiritual reasons.  


(h) Special association with the life or works of a person, or group of persons, of importance in 
Victoria’s history. 
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2 HO244 Box Hill Commercial Precinct 


2.1 Description 
As noted in the current heritage citation for the Box Hill Commercial Precinct (Coleman 
Architects, 2012, rev. 2016), the 1882 opening of the Box Hill railway station at Station Street 
just to the south of Whitehorse Road spurred the creation of a major commercial area along 
Whitehorse Road.  


The most distinctive aspect of the Box Hill commercial area is the presence of a generous 
central reserve (or “plantation”) created in the 1880s, which divides the north and south sides 
of Whitehorse Road. Though now somewhat diminished by the inclusion of a carpark and ad 
hoc shops next to the tram stop, it is an unusual element that lends a country town feel to an 
otherwise very built-up and urban area. 


The HO244 precinct encompasses the most cohesive area of late nineteenth and early 
twentieth century commercial development on Whitehorse Road, which is located on the 
south side of the road to either side of Station Street. Nearly all buildings in the precinct are 
two-storey in height, and all are constructed of brick with a zero front setback. 


The east end of the precinct is the earliest in character, retaining one simple Victorian 
Italianate shop at No. 980, surrounded by six Edwardian and late Victorian/Edwardian shops. 
Of these, the pair of Edwardian shops at No. 982-984 are of the greatest architectural 
interest, with arcaded first-floor balconies (Figure 1). And No. 982 is the only building in this 
group whose face brick has not been overpainted. None of the shops in this row retain their 
original shopfront or posted verandah. There is a non-contributory double-fronted building 
in their midst (Nos. 976-978) of the same two-storey scale. 


 
Figure 1. Edwardian shops (Nos. 982-984, at left), a Victorian Italianate shop (green), and one of a row of 
four late Victorian-Edwardian shops (at far right) in the eastern end of the HO244 precinct. (Landmark 
Heritage, 2022) 
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This half of the precinct terminates with one of two fine corner buildings: the two-storey 
brick and render Old English building of 1936 at 958-964 Whitehorse Road & 614-616 Station 
Street (HO93, Figure 2). It is rather domestic in appearance and retains a very high degree of 
intact ornament and detail to the first floor. Vergeless gables provide a rhythm to the two 
frontages, with a central gable on a splay responding to its corner location. The first floor 
retains textured render with bands of glazed tiles. Window surrounds and eaves are marked 
with tapestry bricks. The vergeless gables feature timber weatherboards to their apexes and 
delicate mild-steel Juliette balconies to first-floor French doors. Sash windows retain 
diamond leadlights, with a whimsical semi-circular oriel window on the corner with glazing 
featuring diamond panes and heraldic shields. Images from the 1950s suggest that the 
cantilevered awning over the shopfronts is original (though covered by signage).  


 
Figure 2. Old English commercial building at 958-964 Whitehorse Road & 614-616 Station Street. 
(Landmark Heritage, 2022) 


The building is further distinguished in the HO244 precinct by the retention of some original 
elements at ground floor level. These are a Tudor-arched doorway and original glazed door 
to 960 Whitehorse Road, and a shopfront at 616 Station Street (Tea Royale, second shop 
from the south end). Original elements of the shopfront include a terrazzo floor and pressed 
metal ceiling to the ingo (recessed entrance) and glazed door with a Tudor arch. The metal 
shopfront and tiled stallboards appear to be later than the 1930s, possibly dating to the 
1950s. 


Similarly, the western half of the precinct is strongly characterised by a single era (the late 
interwar period) with a corner building of a contrasting era (the former Railway Hotel). It is 
this western half that has been specifically earmarked for assessment of its State-level 
heritage significance. The earlier former Railway Hotel is discussed in detail in chapter 4, but 
it is worth noting here the important role it plays in the HO244 precinct, with its tower 
providing both a visual landmark and addressing this key intersection (Figure 3).  
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Figure 3. Western half of the HO244 precinct, with the former Railway Hotel in the foreground. 
(Landmark Heritage, 2022) 


Built form to its west is almost all two-storey, with the exception of a diminutive brick and 
render building next to the Railway Hotel, at 948 Whitehorse Road (Figure 4). Finished with 
textured render and (overpainted) brick accents, it exhibits a classic Moderne balance 
between strong horizontal lines (to the parapet and window hood), with a stepped pylon at 
one end. As with all buildings in this part of the precinct, its ground floor has been entirely 
rebuilt. 


 
Figure 4. Contributory Moderne building at 948 Whitehorse Road, and the former Colonial Gas 
Association building to its right. (Landmark Heritage, 2022) 
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Beside it is the very long Colonial Gas Association building, discussed further in chapter 3. Its 
Moderne façade is also strongly horizontal, and features face brick with geometric Jazz 
Moderne (or Art Deco) reliefs along the parapet. It forms a visual pair, in its materiality, with 
the late interwar (c1940) building at the west end of the precinct, at Nos. 920-928 
Whitehorse Road  on the corner of Market Street (Figure 5). This also features warm buff-
coloured brick. The Whitehorse Road elevation is rather plain, with accents in glazed brown 
half-bricks, a flat concrete hood above its horizontally glazed steel windows. The Market 
Street elevation, on the other hand, features an entrance tower with an elegant Juliette 
balcony and panel of Jazz Moderne bas-relief. 


 
Figure 5. Market Street elevation of the contributory building at 920-928 Whitehorse Road. (Landmark 
Heritage, 2022) 


The final contributory building, at Nos. 930-932 , is the only example of pure Jazz Moderne in 
the precinct, with a prevailing vertical emphasis created by pylons and a stepped parapet 
(Figure 6). The façade is finished in cement render, and retains colours typical of the interwar 
period. It has elegant geometric railings to its first-floor balconies, but the associated 
windows or French doors have been lost. 
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Figure 6. The Jazz Moderne contributory building at 930-932 Whitehorse Road. (Landmark Heritage, 
2022) 


There is a large non-contributory building at the middle of this section, at 934-940 
Whitehorse Road. While it has nineteenth-century origins, the front façade has been entirely 
rebuilt. Its two-storey scale and traditional first-floor window sizes are in keeping with the 
rest of the precinct, though its bright yellow advertising colour scheme is jarring in 
comparison to the mellow colours and materials of the surrounding buildings. Overall, this 
section of the precinct has a strong and consistent Moderne character, though broken by the 
non-contributory building in the centre of the row. 


 
Figure 7. The row of Moderne buildings at 920-948 Whitehorse Road, with the yellow non-contributory 
building in the centre. (Landmark Heritage, 2022) 


It is clear why the north side of Whitehorse Road has not been included in the HO244 
precinct, as most buildings are quite new or extensively altered. The exception is the former 
bank at 953 Whitehorse Road, protected in HO116. 


Travelling east, there are two important civic buildings, just outside of the precinct 
boundaries: HO117 Former Girls’ Technical School and HO94 Box Hill Town Hall. They are 
divided from the precinct by a very large new glass building at No. 990, which breaks the 
visual connection. 
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A block south of the precinct is a small group of buildings, between Rutland Road and 
Ellingworth Parade, that are protected in individual Heritage Overlays (HO114 Victorian 
shops at 566-572 Station Street, HO115 1910s towered building at 578-580 Station Street).  


2.2 Comparative analysis 


City of Whitehorse 
In a 2003 heritage assessment of this area, Graeme Butler stated that ‘it is evident that the 
Whitehorse Road area contains the City's earliest commercial development strips and some 
of its most important civic sites’. Coleman Architects (2012, rev. 2016) concluded that: ‘There 
are no comparative precincts in the City of Whitehorse. The township of Box Hill developed 
as the largest commercial centre in the municipality and this portion of Whitehorse Road 
demonstrates this character most clearly.’ 


There is one other commercial precinct in the Whitehorse Heritage Overlay: HO103 Mont 
Albert Shopping Precinct. It covers a small area near the Mont Albert Railway Station, 
around the intersection of Hamilton and Churchill streets. Unlike the Box Hill Commercial 
Precinct, this one has a smaller-scale, village feel to it. Contributory shops date from the 
1910s and 1920s. About two-thirds of them are single storey, with the rest two storey. There 
is a higher level of intactness in this precinct, with the retention of many original shopfronts 
and even a few posted verandahs (though many are reconstructions).  


In conclusion, the Box Hill Commercial Precinct provides a wider illustration of commercial 
development in the area, starting from 1890s through 1940, and it is also distinguished by a 
fine group of 1930s Moderne buildings. While the Mont Albert Shopping Precinct lacks the 
early and late components, it contains a group of early interwar shops that are superior in 
their cohesiveness and intactness, as noted in its statement of significant (‘the most intact 
inter-War shopping centre in the City of Whitehorse’). 


Surrounding municipalities 
The only commercial HO precinct in the City of Manningham is HO191 Warrandyte Township 
Precinct. It comprises residential, civic and commercial buildings, as well as parkland and 
open space which illustrate three key phases in the historic development of the township: 
the establishment and early development following the gold rush of the mid nineteenth 
century, the rise of the town as a tourist resort and artists retreat during the Inter-war years, 
and the rebuilding that occurred in the wake of the disastrous 1939 bushfires. It has aesthetic 
significance as an informal almost semi-rural village where the buildings are often secondary 
to the landscape elements. For this reason, it is very different to the urban Box Hill 
Commercial Precinct, and does not provide a useful comparison beyond its development 
over two centuries. 


The cities of Maroondah and Monash have some residential precincts in their Heritage 
Overlays, but no commercial or civic HO precincts. The City of Knox doesn’t have any 
precincts at all, only scattered individual places in its Heritage Overlay. 


In contrast, the City of Boroondara has many commercial as well as residential precincts in 
the Heritage Overlay. The most comparable commercial precincts, which encompass 
Victorian through late interwar built form, are: 


 HO520 Kew Junction Precinct – A large precinct which stretches along both sides of High 
Street and extends a short way along Cotham Road. It contains a number of key civic 
buildings (post office, courthouse, war memorial rotunda, all of which are in the VHR) as 
well as commercial buildings dating from the Victorian, Edwardian and interwar periods. 
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Like the Box Hill Commercial Precinct, the largest number of buildings are Victorian and 
late interwar (1930s). Large cohesively designed 1930s buildings (rows of shops) with 
facebrick facades (e.g. 142-146 & 154-160 High Street). can be compared to the larger 
Moderne buildings in Box Hill. There is a high level of intactness to upper facades, though 
all original shopfronts and posted verandahs have been lost, as also seen in Box Hill. It 
contains a relatively high proportion of Significant-graded buildings, and is said to be 
comparable to major retail precincts in Fitzroy (Smith and Brunswick streets); Richmond 
(Swan Street and Bridge Road); and Prahran/South Yarra (Chapel and Greville streets). 


 HO768 Balwyn Village Precinct – Primarily interwar in date, with a few late Victorian and 
Edwardian shops, this is a relatively large precinct of mostly two-storey shops on both 
sides of Whitehorse Road. The largest proportion of shops date from the 1930s, many of 
them in the Moderne style. Other interwar examples include Old English and Spanish 
Mission styling. The majority of shopfronts have been replaced, with a few notable 
exceptions, though the first-floor facades are generally intact apart from some 
overpainting of brickwork. 


 HO532 Union Road Commercial Precinct, Surrey Hills - Dates of construction for the 
graded heritage buildings range from the late 1880s through to 1940, although the 
majority of buildings fall within the period of the 1890s to the 1920s. There is a mix of 
single and double-storey shops, with the three-storey Surrey Family Hotel of 1888 on the 
corner of Canterbury Road. Many shopfronts at ground level retain their original or early 
form, and first floor facades are typically intact. Unusually for Boroondara, some shops 
retain their posted verandahs. It has a quiet, low-intensity feel to it, in contrast to 
shopping centres on major roads such as precincts on Glenferrie Road and High Street 
Kew, as well as Box Hill Commercial Precinct. There are two Moderne buildings at the 
north end of the precinct (138 & 140-148 Union Road), both of which are single-storey and 
have a decorative pylon as a key decorative feature. 


While comparable to these three Boroondara HO precinct in many aspects, it is clear that the 
Box Hill Commercial Precinct does not surpass them in the scope, quality and intactness of 
the buildings. While buildings in the Kew Junction Precinct are of a comparable intactness to 
those in HO244, this precinct is distinguished by the presence of landmark civic buildings in 
its centre. Shops in the Union Road Commercial Precinct are of a higher level of intactness, 
retaining many original shopfronts and verandahs. The Balwyn Village Precinct is the closest 
comparator in all aspects, though it is larger and on both sides of the road.  


Boroondara also contains commercial HO precincts that are suitable comparisons for the 
Moderne western half of the Box Hill Commercial Precinct, including: 


 HO768 Balwyn Village Precinct – As noted above, this precinct contains a large proportion 
of 1930s Moderne commercial buildings. They are typically expressed with dark-coloured 
clinker brickwork to the upper facades, with some horizontal emphasis introduced by 
stringcourses in contrasting cream brick, rendered banding at parapet level, projecting 
concrete window hoods, and horizontal glazing bars to windows. A few have rendered 
facades. As noted above, a small number of original shopfronts survive, while first floor 
facades tend to be intact. 


 HO802 Cotham Village Commercial Precinct, Kew – This is a relatively small precinct, of 
22 properties, centred around the intersection of Cotham and Glenferrie roads. It was 
developed over a short period of time, the 1920s to 1940, and features a number of 
identical rows of Moderne and other types of buildings. A corner site features a fine 
Moderne bank building with a curved corner and façade of glazed brown bricks. Its 







BOX HILL COMMERCIAL PRECINCT 


15 
 


LANDMARK HERIT AGE PTY LTD  


ground-floor windows have been enlarged, but it is otherwise intact. A number of original 
shopfronts survive. 


 HO839 Harp Village Commercial Precinct, Kew East - The shopping strip was developed 
almost entirely during the interwar period, with shops and businesses established 
between c.1920 and 1940. It contains a high proportion of original shopfronts. Styles in 
the precinct include Moderne, with shops at 659-665 High Street particularly distinctive. 


 HO607 Burke Road Commercial Precinct, Kew & Balwyn – A relatively small precinct of 24 
properties, on both sides of Burke Road. It was developed from 1933 to 1954. It features 
several fine rows of Moderne (Nos. 1046-1060 & 1345-1359), and Spanish Mission (Nos. 
1333-1343) shops, giving the precinct a high degree of visual cohesion. A number retain 
their original shopfronts. There is also an individually significant mid-century Modernist 
corner shop of 1954 by architect John Tovey. 


Western half of Box Hill Commercial Precinct, featuring a collection of Moderne commercial 
buildings, has a similar architectural quality to the above examples, a similar (or slightly 
lower) level of intactness, and smaller size.  


State of Victoria 
As HO244 Box Hill Commercial Precinct, as a whole and its western Moderne half, can be 
considered closely comparable to several HO precincts in Boroondara but falls short of a 
number of similar precincts, there is no indication that it is of potential State significance. 


Furthermore, there are very few precincts included in the Victorian Heritage Register, in part 
because the threshold for inclusion is so high. In 2021 both Heritage Victoria and the 
Heritage Council separately concluded that the Queens Parade Shopping Precinct, Clifton 
Hill & Fitzroy North, was not of State heritage significance. This precinct comprises a 
boulevard, surveyed by Robert Hoddle in 1853, lined with mostly two-storey commercial 
buildings on both sides that were developed from the 1870s to the 1920s.  


In assessing this nomination, Heritage Victoria compared it to precincts in the VHR, as well as 
shopping precincts in Melbourne and regional Victoria developed in the late nineteenth and 
early twentieth centuries included in municipal Heritage Overlays. 


The only (partially commercial) precinct in the VHR is: 


 Emerald Hill Estate, South Melbourne (VHR H1136) - An essentially intact precinct of 
mainly two-storey, 1880s brick, commercial and residential buildings, considered the 
most intact 1880s shopping precinct in Victoria. At its centre is a civic area with the South 
Melbourne Town Hall, library and former police station.  


Highly significant commercial (and mixed) precincts in municipal HOs listed in the 
assessment are: 


 Pall Mall, Bendigo (City of Bendigo, HO3) – A large area that extends across parts of 
Bendigo’s City Centre and contains some of the most historically and architecturally 
important sites in the city, including major commercial and civic buildings.  


 Sturt Street, Ballarat (City of Ballarat, HO167, HO171) – A streetscape of important 
commercial and civic buildings, with a wide central reservation featuring plantings and a 
bandstand. 


 Auburn Village Precinct, Hawthorn (City of Boroondara, HO260) – A group of highly intact 
two and three-storey commercial buildings designed by architect John Beswicke 1882-
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1892. They are a very cohesive and highly ornamented group of buildings, lining Auburn 
Road. 


 Chapel Street (City of Stonnington, HO126) - Chapel Street developed in the late 
nineteenth and early twentieth centuries and became a major commercial and social hub. 
The central section incorporates a number of impressive department stores. The built 
form in the precinct is of predominantly two-storey buildings supplemented with a 
number of taller premises, including the Town Hall and the department stores. 


Amongst the above comparators, Sturt Street, Ballarat is of interest because it has a broad 
central reserve, which stretches 14 blocks in all, as compared to the shorter four-block reserve 
in Box Hill. Its east end is lined with mostly Victorian and Edwardian buildings, some three-
storeys in height, as well as a Town Hall. So, while comparable, it is clearly superior to the Box 
Hill Commercial Precinct. 


Heritage Victoria’s comparative analysis also looked at many other local shopping strips in 
Melbourne suburbs, the nearest being Glenferrie Road, Hawthorn (characterised by Victorian 
and Edwardian built form, plus the Hawthorn Town Hall). They concluded that the Queens 
Parade Shopping Precinct fell short of many of the other HO commercial precincts because: 


 It is more modest in length, stretching for a little over 400m, is substantially shorter than 
the precincts of Bridge Road, Sydney Road and Chapel Street, which all stretch for over 
1km. 


 It is more modest in scale, almost exclusively dominated by two-storey buildings 
contrasting with Chapel Street, Smith Street, Bridge Road and Swan Street, which all 
feature larger commercial and institutional buildings that have often been designed by 
prominent architects. 


The same can be concluded for HO244 Box Hill Commercial Precinct. At just 200 metres in 
length, it is substantially shorter than Bridge Road (Richmond), Sydney Road (Brunswick) and 
Chapel Street (Prahran). It is more modest in scale, with primarily two-storey buildings, and 
only one prominent architect identified as designer of its buildings (RM & MH King for the 
Colonial Gas Assoc. building). 


2.3 Conclusions and recommendations 


Conclusion 
While there is no indication that the Box Hill Commercial Precinct is of State heritage 
significance, it is clearly significant in the City of Whitehorse context and possibly beyond. 


Within Whitehorse, it is the earliest commercial precinct, created from the early 1880s and 
retaining nineteenth-century buildings. It also contains the best grouping of Moderne 
commercial buildings in the municipality.  


Looking further afield, while the City of Boroondara contains a number of comparable 
commercial precincts, the Box Hill Commercial Precinct is one of a very small number of 
commercial HO precincts in outer ring suburbs, such as Manningham, Maroondah, and 
Monash, and the only one in these municipalities with an urban built form. 


Recommendations 
Nominating the Box Hill Commercial Precinct to the VHR is not recommended, as it is likely 
that the nomination would be rejected (that is, it would not be accepted for assessment). 
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3 HO91 Former Colonial Gas Association Building 


3.1 Description 


 
Figure 8. Front façade of the Colonial Gas Association building. (Landmark Heritage, 2022) 


The former Colonial Gas Association Building is a very wide, two-story building with a façade 
of brick with pressed-cement ornament. In colour, the bricks range from pale cream to a mid 
red-brown and have an unusual narrow format (“heelers”) emphasising the horizontality of 
the building. Curved bricks are used for the window reveals with inset horizonal lines of white 
glazed bricks (Figure 9). Curved bricks are also used to frame the flat central panel. There are 
vents above the awning of fine hit-and-miss brickwork. Overall the bricks and brickwork are 
unusual and finely executed. 


 
Figure 9. Detail of the first-floor brickwork and pressed-cement band. (Landmark Heritage, 2022) 
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Another unusual and finely wrought feature is the band of pressed-cement bas-relief along 
the parapet, featuring geometricized floral motifs that are so characteristics of the French 
Art Deco (known in Australia as Jazz Moderne). 


As noted in the heritage citation, the decorative pressed-cement pylon at the top of the 
central bay has been removed. It provided a balancing vertical element, which was 
characteristic of the largely horizontal Streamlined Moderne style. In addition, the original 
multipaned steel windows have been replaced at first floor level, and all shopfronts have 
been replaced. In addition, its original two small awnings have been replaced by a single 
large one. Its original appearance is visible in the 1950s photos below (Figures 10 and 11). 


 
Figure 10. Detail of the Colonial Gas Association Building showing its two awnings, c1950-56. (detail 
from CD Pratt, ‘Box Hill’ aerial photo, c1950-56, State Library of Victoria) 


 
Figure 11. The Colonial Gas Association Building in the 1950s. Note the vertical pylon above the centre 
window, and the separate awnings over the two shopfronts. (Box Hill Historical Society)  
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3.2 Comparative analysis 
There are a number of typologies that are appropriate when carrying out comparative 
analysis of the Colonial Gas Association Building. It is a ‘particularly fine example of the 
Moderne style of the 1930s, as applied to a commercial building’, so it should be compared to 
other Moderne buildings of this type. It is also important for its connections to the gas 
industry. 


While it is not considered to be of local significance due to its association with the designing 
architects, RM & MH King, it is useful to place them in context to understand their 
prominence during the interwar period. Father and son practice, RM & MH King, was formed 
in 1926, becoming one of Melbourne’s most prolific architectural firms of interwar period. 
They are best known for their residential designs of the 1920s and ‘30s, with their Moderne 
houses considered some of the finest examples in Melbourne. They designed a range of 
building types including commercial (e.g., Kurrajong House, Collins Street, Melbourne of 
1926-7), factories (e.g., the Hopkins Odlum Apex Belting factory at Footscray of 1938-40) and 
churches (e.g., Knox Presbyterian Church, Ivanhoe of 1927). Many of the firm’s clients were 
high profile Victorians including theatrical entrepreneurs J. & N. Tait, Arthur Rylah, lawyer 
and later Chief Secretary and Deputy Premier of Victoria; the Myttons and Beaurepaires. Ray 
King died in the early 1950s. Maurice King died prematurely in 1956 and the practice was 
closed shortly afterwards. 


Non-residential Moderne in Whitehorse  
The most closely comparable Moderne commercial buildings in the Whitehorse Heritage 
Overlay are the contributory Moderne buildings in the HO244 Box Hill Commercial Precinct, 
particularly the cream-brick building at 920-928 Whitehorse Road. No other individually 
significant commercial buildings of this style could be identified in the Heritage Overlay. 


There are, however, a number of fine Moderne educational and civic buildings in this style 
which provide a suitable comparison for architectural quality and intactness. They are: 


 HO117 Former Box Hill Girls’ Technical School, 1010 Whitehorse Road, Box Hill of 1936 - A 
large double storey building constructed in the Moderne style, probably to designs by 
Percy Everett of the Public Works Department. Two-storeys high, it has a long horizontal 
body balanced by a vertical tower and semi-circular bay at one end. Walls are primarily of 
red brick, with cream and brown brick accents. The building is highly intact, retaining 
steel windows, salt-glazed porch tiles, flagpole, and glazed front doors. It is an 
accomplished design by an influential interwar architect. 


 
Figure 12. Former Box Hill Girls’ Technical School. (Landmark Heritage, 2022) 
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  HO32 former Box Hill Technical School, 19 Dunloe Avenue, Mont Albert North of 1941-42 
– Another design by Percy Everett, executed with red brick to horizontal bands and 
contrasting brown brick to central vertical bays. The use of concave and convex curves is a 
striking feature of this building. It appears to be intact, though some windows may have 
been replaced. 


 
Figure 13. Box Hill Boys’ Technical School. (Rohan Storey, nd) 


 HO249 Former Kildonan Children’s Home, 213-243 Burwood Highway, Burwood of 1937 – 
The Administrative Block is of aesthetic significance as a fine, distinctive and intact 
building designed in the Moderne style. It is constructed in warm cream (or apricot) bricks 
with a striking tower element which features raised brickwork bands to created a ribbed 
effect. It appears to be highly intact. 


 
Figure 14. Kildonan Children’s Home Administrative Building. (www.clan.org.au, nc) 
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 HO257 Former Box Hill Swimming Pool entrance building, 354 Elgar Road, Box Hill of 1939 
– An excellent example of a public building designed in the Moderne style. The semi-
circular entry bay and the emphasis on horizontal lines are key features of this style. It is 
constructed of clinker bricks with glass blocks (a product introduced in 1936). It is highly 
intact apart from the probable replacement of the entrance doors. 


 
Figure 15. Entrance to the Box Hill Swimming Pool. (Landmark Heritage, 2022) 


As can be seen from the examples above, there are a number of very high quality non-
residential Moderne buildings in the City of Whitehorse, which are of at least an equal design 
quality to the Colonial Gas Association Building and of higher intactness. This still leaves the 
Colonial Gas Association Building as a standout in the municipality among Moderne 
commercial buildings. 


Moderne commercial buildings in surrounding municipalities  
How does the Colonial Gas Association building compare with Moderne commercial 
buildings in surrounding municipalities? There aren’t any such places identified in the 
Manningham or Monash Heritage Overlays. There are, however, several modest examples in 
the City of Maroondah: 


 HO107 former Gibson’s Café 197-207 Mt Dandenong Road, Croydon of c1940 – A small 
cream-brick shop featuring a semi-circular parapet element and intact shopfronts. Note 
that the cream face brick has since been overpainted. 


 
Figure 16. Gibson’s Café. (City of Maroondah, c2001) 
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 HO108 Croydon Hall, 212 Mt Dandenong Road, Croydon – The hall opened in 1909 as the 
Croydon Mechanics’ Institute, with a new façade built in 1937 to a design by local architect 
Arthur Pretty. The front section is of cream face brick, which has been overpainted. 


 
Figure 17. Croydon Hall. (Google Streetview, 2021) 


 HO100 Grey & Burns chemist shop, 161 Main Street, Croydon of c1953 – A late example of 
the Moderne with a very simple execution reflecting its postwar date. It is highly intact 
and retains tiled walls and original shopfronts. 


 
Figure 18. Grey & Burns chemist shop. (City of Maroondah, c2001) 


  







HERITAGE ASSESSMENT 


24


 


In the City of Knox, the only comparable Moderne commercial building is: 


 HO29 Royal Hotel, 1208 Burwood Highway, Upper Ferntree Gully – first constructed in 
1889, the front façade was remodelled in 1935 possibly by prominent practitioner of the 
Moderne style Harry Norris. Reportedly the very ‘pronounced parapet on the northern 
side’ was altered c1968. Ground floor glazing also appears to have been altered. 


 
Figure 19. Royal Hotel. (Google Streetview, 2021) 


The City of Boroondara has a larger selection of Moderne commercial buildings, including 
two that exhibit particularly fine brickwork: 


 HO503 Dillon’s Buildings, 493-503 Riversdale Road & 554-564 Burke Road, Camberwell of 
c1937 – A prominent Moderne corner building with decorative brickwork particularly on 
the corner tower. All ground-floor shopfronts have been replaced, while the first floor 
remains highly intact. 


 
Figure 20. Dillon’s Buildings. (Google Streetview, 2021) 
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 VHR H1524 Rivoli Theatre, 200 Camberwell Road, Hawthorn East of 1940 – A building of 
architectural significance as an intact and distinctive example of the Streamlined 
Moderne style which was highly fashionable in the design of commercial buildings in 
Melbourne in the 1930s. It includes an impressive display of decorative brickwork 
externally and plasterwork internally. It was designed by specialist cinema architects, H 
Vivian Taylor and Soilleaux and is the most intact example of their work in Victoria. 


 
Figure 21. Rivoli Theatre. (Heritage Victoria, 2008) 


The former Colonial Gas Association Building compares most closely with Dillon’s Buildings 
in Camberwell, though it is somewhat less intact. While it is a strong example of a locally 
significant Moderne commercial building, the comparative analysis indicates that is not 
superior to all comparable examples in surrounding suburbs so there is no rationale to carry 
out further comparisons to determine if it is of State level architectural significance. 


Gas retailing buildings  
As noted in the place citation, the Colonial Gas Association building is the only surviving 
building related to the gas industry in the City of Whitehorse. Is it perhaps a rare building 
type Victoria-wide, suggesting it could be of State significance for rarity and historical 
reasons? 


Examples of commercial (as opposed to industrial) gas buildings were gathered, starting with 
the Melbourne metropolitan area. They are presented in built-date order: 


 HO654 Former Metropolitan Gas Co. building 194-196 Flinders Street, Melbourne of 1892 
– This large Gothic Revival building was constructed as offices for the Metropolitan Gas 
Co. to a design by prominent architects Reed, Smart and Tappin. Originally a red brick 
building with rendered dressings, it has been totally rendered. 
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Figure 22. Metropolitan Gas Co. building. (City of Melbourne, 2002) 


 Contributory in HO310 former Metro Gas Company District Depot, 197 Bridge Road, 
Richmond of c1915-25 – A single storey shop with integral signage on the parapet. The 
ground-floor shopfront has been replaced. 


 
Figure 23. Metro Gas Company District Depot. (City of Yarra, 2009) 
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 Significant in VHR H1136 Former Metropolitan Gas Company Depot, 230-236 Bank Street, 
South Melbourne of 1919-20 – This Neo Grec rendered building was designed by 
prominent architects Smith & Ogg, with an upper floor added in 1934. It is highly intact. 


 
Figure 24. Metropolitan Gas Company Depot. (City of Port Phillip, 2016) 


 Contributory in HO425, Former Metropolitan Gas Company depot, 2-2A Keilor Road, 
Essendon North of 1928 – Designed by architects the Tompkins Brothers, a single-storey 
Neo Grec corner building. It retains its cantilevered verandah but ground floor windows 
and walls have been opened up with large plate-glass windows. 


 
Figure 25. Metropolitan Gas Company depot. (Google Streetview, 2019) 
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 HO547 Former Brighton Gas Company Office, 263-275 New Street, Brighton of the late 
1920s (or ‘30s)  – A red brick Georgian Revival building of very residential appearance, 
designed by architect and company director Phillip B Hudson.  The statement significance 
notes that: ‘gasworks infrastructure, although once ubiquitous in Melbourne, is now rare, 
as most of the nineteenth and early twentieth century gasworks sites have been 
redeveloped. A notable and rare survivor is the Gasworks Park in South Melbourne, which, 
although now used as a public reserve, retains a number of its original production and 
office buildings (recycled for community uses) as well as part of the tall perimeter brick 
wall.’ 


 
Figure 26. Brighton Gas Company Office. (City of Bayside, 2008) 


 Significant in HO324 Former Metropolitan Gas Company Depot and Showrooms, 12-14 
Johnston Street, Collingwood – Established here c1915, a new Moderne front wing was 
built c1939. A modest building, it retains the 1939 shopfront. 


 
Figure 27. Former Metropolitan Gas Company Depot and Showrooms. (City of Yarra, 2009) 
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The above examples illustrate that while infrastructure related to gas production and 
retailing is relatively rare, there are still surviving examples scattered around the 
metropolitan area.  The Former Metropolitan Gas Co. building on Flinders Street, Melbourne, 
is undoubtedly the most important of them, both for its early date and imposing 
architectural design. Amongst the interwar examples, the closest comparison is perhaps the 
Brighton Gas Company Office, which is far more intact, but represents a different style and 
residential-friendly approach. The only other Moderne example, in Collingwood, is a modest 
building but far more intact. 


Comparison against these other gas company buildings in metropolitan Melbourne indicates 
that the Colonial Gas Association Building is one of a group of retail building that are 
important for illustrating this industry. Like the Brighton Gas Company Office, it appears to 
be the only survivor from the company that created it. But as there is no indication that it a 
standout example among them, further comparisons with examples across the entire State 
of Victoria is not considered necessary.  


3.3 Conclusions and recommendations 


Conclusion 
Comparative analysis has demonstrated that the Colonial Gas Association Building is of high 
importance in the City of Whitehorse as the finest Moderne style commercial building. It is 
also the only surviving evidence known of the Colonial Gas Association, so is one of a small 
group of late nineteenth and early twentieth-century buildings that illustrate the many gas 
producing and retailing companies that once served Melbourne and its suburbs, which 
together are of historical importance. 


Recommendation 
The Colonial Gas Association Building has not, however, demonstrated to be of potential 
State-level heritage significance, so an individual nomination of the former Colonial Gas 
Association Building to the VHR is not recommended. 


4 HO92 Former Railway Hotel 


4.1 History and description 
The current heritage citation for the Railway Hotel (Allom Lovell, 1999) states that ‘The 
original 1882 hotel forms the southern component of the precinct building [and] The 
northern section with tower was completed in January 1911’, and refers to it as constructed 
in 1882 and remodelled in 1911. In fact, as set out below, the 1882 hotel formed the north 
(corner) section, and it has been entirely rebuilt. The southern section was built c1900-05 
(judging by its design), and extended northward in 1911. It appears that the building retains 
negligible 1880s external fabric. 


The current HO244 precinct citation (Coleman Architects, 2021 rev. 2016) is more accurate, 
describing the building as ‘largely rebuilt’ in 1911-12. This conclusion, rather than 
“remodelled”, is supported by historical images. An image included in the HO244 citation 
shows that in 1905, the hotel had a single-storey structure at the corner, while a two-storey 
extension had recently been built to its south. This southern section survives and has been 
incorporated into the present building.  
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Figure 28. Detail of a 1905 photo of ‘Station Street, Box Hill looking South’. The single-storey 1882 hotel 
is in the foreground with a c1900-05 two-storey wing to the rear. (Box Hill Historical Society) 


A second photo, taken shortly after the Railway Hotel was enlarged in 1911-12, shows its 
form prior to conversion to shops in the 1920s. The pre-1905 southern section has been 
integrated into the enlarged hotel, but there is no sign of the 1882 corner section. While 
parts of its masonry walls may have been integrated into the enlarged building, the small 
rectangular windows were replaced with large semi-circular arches. Only the splayed corner 
entrance references the old building. 


 
Figure 29. Stutt’s Railway Hotel soon after completion of the corner section. Note the freshly tuckpointed 
brickwork below the eaves and in the ground-floor piers. (Detail of an image of ‘Station St Box Hill’, 
www.fletchers.net.au) 
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Since the above c1912 photo was taken, the remainder of the ground floor of the former 
Railway Hotel was demolished in several steps. First was the conversion of the hotel’s ground 
floor into shops during the 1920s, with the installation of standard shop windows with tiled 
stallboards and a cantilevered awning. The second step has been the gradual replacement of 
the 1920s shopfronts with modern aluminium shopfronts. The arched entry to upstairs 
offices on the Whitehorse Road side may be the only ground-floor remnant of the old hotel. 
In any case, the entire ground floor of the former Railway Hotel has been replaced, meaning 
that the single-storey 1882 corner hotel is gone. 


 
Figure 30. The Railway Hotel in the 1950s, after its conversion to Tait’s Corner Shop. Note the standard 
interwar shopfronts and cantilevered awning. (Belinda Smith, Pinterest) 


Above the ground floor, however, the former hotel as rebuilt in c1900-12 can be said to 
survive almost intact. It retains a steeply pitched hipped roof clad in corrugated metal, with 
red brick chimneys topped with a cornice of pressed brick “specials” and terracotta pots. The 
first floor retains a band of tuckpointed red face brick beneath the eaves and roughcast 
render below that. It is overpainted to the street frontages, but left in its original state on the 
west side elevation. (NB: The Lovell Chen citations describes the upper band as “smooth 
render”, but this is clearly an error.)  The southern three bays, facing Station Street, visible in 
the 1905 photo, retain the three double-hung sash windows and a flat panel for signage 
below. Further north on the east elevation, the building retains a small timber oriel window 
and another sash window. The north elevation retains five double-hung sash windows and an 
arched panel for signage on the wall. Most importantly, the building retains its octagonal 
corner tower intact, with three double-hung sash windows at first floor level, and five oval 
tower windows surrounded by sinuous bas-relief foliage. It is topped by a bell-shaped roof 
clad in lead with a metal finial. 
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Figure 31. North-west corner of the former Railway Hotel showing unpainted tuckpointed brick and 
roughcast render below the eaves. (Landmark Heritage, 2022) 


4.2 Comparative analysis 
While initially examples of nineteenth-century hotels, both those intact and those 
remodelled in the early twentieth century, were considered appropriate comparators for the 
Station Hotel, the historical research carried out as part of this report indicates that while the 
first hotel of this name opened in 1882, little or no 1880s building fabric survives. For this 
reason, comparative analysis has been restricted to other early twentieth-century hotels 
featuring landmark towers, many with Art Nouveau ornament.  


Towered hotels in the City of Whitehorse 
The most closely comparable building in Whitehorse is not a former hotel, but the nearby: 


 HO115 Former Ellingworth’s Estate Agency and Shops, 580 Station Street, Box Hill of 1911 
– A two-storey brick and rendered building dominated by an octagonal corner oriel 
window topped by a witch’s hat roof. Other decorative details are incised designs on the 
parapets and a tiny timber bay window. The brick and render surfaces have been 
overpainted, posted verandahs removed. While the two southern shopfronts have been 
replaced, the corner premises retains two large arches windows with Art Nouveau 
highlights. 
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Figure 32. Ellingworth’s Estate Agency and Shops. (Landmark Heritage, 2022) 


No other towered hotels, or similar, have been identified in the municipality. 


Towered hotels of local significance in other municipalities 
There are a large number of such hotels in municipal Heritage Overlays and in the Victorian 
Heritage Register, though only one in a neighbouring municipality. Examples that are solely 
in a municipal Heritage Overlay (that is, excluding those in the VHR) include: 


 Significant in Boroondara HO768 349-353 Whitehorse Road, Balwyn, 1910s - A modest 
Edwardian Baroque corner shop, with an eye-catching domed corner tower. While not a 
hotel, it uses a similar architectural device. It retains all first-floor windows, but ground-
floor shopfronts are new and the face brickwork has been overpainted. 


 
Figure 33. 349-353 Whitehorse Road, Balwyn. (City of Boroondara, 2018) 
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 Significant in HO140, Vine Hotel, 59 Wellington Street, Collingwood, rebuilt after 1893 - 
an Edwardian-era hotel with Art Nouveau bas relief ornament and a prominent chimney 
and gable motif to the front façade. It is intact apart from overpainting of brick. 


 
Figure 34. Vine Hotel. (City of Yarra, 2009) 


 HO146 Former Terminus Hotel, 40 Hammer Street, Williamstown of c1911 – Designed by 
prominent architects Sydney, Smith & Ogg architects. The tower roof is very similar to 
that of the Railway Hotel. Highly intact. 


 
Figure 35. Terminus Hotel. (City of Hobsons Bay, 2006) 
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 Significant in HO324, Bendigo Hotel, 125 Johnston Street, Collingwood of 1911 – 
Designed by prominent architects Sydney, Smith & Ogg architects. The tower roof is very 
similar to that of the Railway Hotel.  Highly intact apart from overpainting of brickwork. 


 
Figure 36. Bendigo Hotel. (City of Yarra, 2009) 


 Significant in HO313, Retreat Hotel, 226 Nicholson Street, Abbotsford of c1911 – 
Designed by prominent architects Sydney, Smith & Ogg architects. Highly intact 
externally and internally. 


 
Figure 37. Retreat Hotel. (City of Yarra, 2009) 
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 Significant in HO16, Yorkshire Stingo Hotel, 48 Hoddle Street, Abbotsford – A Victorian 
hotel rebuilt 1912 to a design by prominent architects Sydney Smith & Ogg. Highly intact. 


 
Figure 38. Yorkshire Stingo Hotel. (City of Yarra, 2009) 


 HO1074 Former Sir Charles Hotham Hotel, 2-8 Spencer Street & 570-580 Flinders Street, 
Melbourne of 1913 – Designed by architect William Pitt. While the brickwork has been 
overpainted, it is otherwise highly intact externally. 


 
Figure 39. Sir Charles Hotham Hotel. (City of Melbourne, 2002) 
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 Significant in HO334, Napier Hotel, 210 Napier Street, Fitzroy – It replaced a Victorian 
hotel in 1916, and is attributed to Sydney Smith & Ogg. It is highly intact. 


 
Figure 40. Napier Hotel. (City of Yarra, 2009) 


There are further examples in the metropolitan area which date from the 1920s, and many in 
country towns from the 1910s and ‘20s.  


The similarity between the tower roof of the Railway Hotel and that of two hotels designed 
by Sydney Smith & Ogg, suggest that is may have been designed by this important 
architecture practice, or inspired by their work, but it is still far less intact than the 
comparators. 


The wealth of examples of towered hotels in the Melbourne metropolitan area indicates that 
this is a valued and well-preserved building type, particularly in the inner and middle suburbs. 
The former Railway Hotel is far more altered than all of the above examples.  


It is, however, a rare type in the City of Whitehorse and the surrounding municipalities. 


4.3 Conclusions and recommendations 


Conclusion 
The former Railway Hotel is a rare example of a towered Edwardian hotel in the City of 
Whitehorse, and the only one of its type in the surrounding outer eastern municipalities as 
well. However, there are many superior examples, both in design and intactness, in many of 
Melbourne’s inner suburbs. Thus there is no indication that it is a building of State level 
heritage significance.  


Recommendation 
Nominating the former Railway Hotel to the VHR is not recommended, as it is likely that the 
nomination would be rejected. 
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5 Old English house, 5 Elland Avenue, Box Hill 
The house at 5 Elland Avenue, Box Hill, was identified as a place of potential heritage 
significance by the ‘Whitehorse Heritage Review’ (Lovell Chen, 2001), but was not assessed 
at the time. 


 
Figure 41. House at 5 Elland Avenue, Box Hill. The garage is just visible at far left. (Landmark Heritage, 
2022) 


5.1 Description  
This is a medium-large Old English style house is located on a medium-sized block, just north 
of the Box Hill commercial centre. It retains rubble stonework along the front boundary, 
which may be early, as well as a recent Victorian-style picket fence. The concrete driveway 
has a split track, as was common in the interwar period, but appears to have been re-laid. 
There is an original garage at the end of the driveway, set behind the house, which retains its 
timber doors. 


 
Figure 42. Garage of 5 Elland Avenue. Note the original timber doors. (Landmark Heritage, 2022) 
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The house itself has a complex hipped roof, roughly L-shaped, with intersecting major and 
minor gables to the front façade. The roof is clad in terracotta tiles, which are typical of the 
1930s, but may have been renewed in kind. The house has two chimneys, with clinker brick 
shafts and a tapestry brick soldier course at the top. 


 
Figure 43. Detail of the textural render to the half-timbered gable and tapestry brick wall below. 
(Landmark Heritage, 2022) 


This materiality is reflected in the walls of the house, which are largely of clinker brick with 
tapestry brick to the two projecting front gables. The gable apexes are half-timbered, with 
black-stained curved timbers and infill render that is so highly textured it looks like a pile of 
bananas. There is also an area of decorative fachwerk (half timbering with brick nogging in 
various patterns) at the bottom of this wall.  


 
Figure 44. The two projecting front gables, with fachwerk executed in tapestry bricks below the window 
opening. (Landmark Heritage, 2022) 







HERITAGE ASSESSMENT 


40


 


The large, sliding windows in the opening beneath the front gables suggests this was once an 
open sunporch, which has since been infilled with glazing. Other windows to the front 
façade, to either side of the central gables, are six-over-one double-hung sash windows with 
unusual louvred shutters with a stepped ziggurat pattern to their top halves (apparently to fit 
around the fascia and gutter of the projecting gabled bays). The front door is reached via a 
small porch set under the roof, reached via the driveway on the east side. A bank of three six-
over-one windows is also visible on this elevation.  


 
Figure 45. Detail of a front window with stepped louvred shutters. (Landmark Heritage, 2022) 


The house appears to be highly intact externally, with the only alteration noted is the loss of 
a planter box below front windows (though the corbelled brick supports remain). The 
retention of black painted (or stained) timberwork and a garage with original timber doors is 
notable. 


5.2 Comparative analysis 
Other examples of houses in the Old English style, also referred to as Tudor Revival and 
Cottage Style, have been identified in the Whitehorse Heritage Overlay. All of them are 
located in HO precincts, and all have a Contributory grading, though there is demonstrably a 
variety of levels of architectural quality and intactness among the examples. 


All example identified are set out below, roughly ordered from those considered the most 
accomplished and unusual to those that are quite standard for their time: 


 Contributory in HO178 4 Black Street, Mont Albert – A striking and unusual Old English 
house with a strong Arts & Crafts influence. The broad front gable with external chimney 
is the central focus, enhanced by materials such as textured render, rustic weatherboards 
to the gable apex, and multi-coloured roof tiles. Highly intact externally. The front fence 
is new. 
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Figure 46. 4 Black Street. (Landmark Heritage, 2022) 


 Contributory in HO100 52 Churchill Street, Mont Albert – This brick and half-timbered 
house has a very similar composition to 5 Elland Street (the subject property), but 
executed in a more sophisticated manner. It has a high hipped roof and decorative 
corbelled chimneys. Walls are of clinker brick with intersecting half-timbered major and 
minor gabled at the centre. The front porch is set beneath the minor gable and it rests on 
heavy timbers. Windows are groups of a picture window flanked by narrow four-over-one 
double-hung sashes. The house appears to be highly intact externally. It is a high-end 
version of the subject house, with more academically correct roof form and chimneys, but 
with a less adventurous approach to materials. 


 
Figure 47. 52 Churchill Street. (City of Whitehorse, 2001) 
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 Contributory in HO102 23 High Street, Mont Albert – A picturesque example of Old 
English, distinguished by its highly textured render, jerkin-head roof finished with 
terracotta shingles, and brick patterning around the windows. Intact apart from the loss 
of sash windows around the front picture window. 


 
Figure 48. 23 High Street. (Landmark Heritage, 2022) 


 Contributory in HO102 18 High Street, Mont Albert – A substantial but typical brick 
version of the Old English style, common in the late 1930s. The house appears to be 
externally intact, but half of the front yard has been paved for parking. It retains a largely 
intact though standard brick front fence. 


 
Figure 49. 18 High Street. (Landmark Heritage, 2022) 
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 Contributory in HO178 11 Black Street, Mont Albert – A rendered Old English house with a 
complex gabled roof. There is bold half timbering in the front gable and heavy porch 
timbers, unfortunately painted light brown instead of the traditional dark brown or black. 
The house is externally intact, but the fence is new and there is a large and somewhat 
intrusive carport. 


 
Figure 50. 11 Black Street. (Landmark Heritage, 2022) 


 Contributory in HO178 5 Black Street, Mont Albert – A substantial version of a mostly 
brick Old English house, with simple half-timbering and other details. Apparently 
externally intact, though the dormer window may be later. It retains a simple brick front 
fence. 


 
Figure 51. 5 Black Street. (Landmark Heritage, 2022) 
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 Contributory in HO178 66-70 View Street, Mont Albert – A row of three modest Old 
English houses, probably by a single builder. Nos. 66 and 70 are all brick, and No. 70 has 
an intrusive upper-level addition. No. 66 is highly intact, with rendered walls decorated 
with tapestry brick flashes, an original attached garage (doors replaced) and matching 
front fence. 


 
Figure 52. 68 View Street. (Landmark Heritage, 2022) 


 Contributory in HO102 23 Wolseley Close, Mont Albert – A small and typical of the Old 
English brick type common in the late 1930s. It is largely intact and retains a curved front 
brick fence. 


 
Figure 53. 23 Wolseley Close. (Landmark Heritage, 2022) 
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 Contributory in HO178 411 Mont Albert Road, Mont Albert – A very basic version of the 
brick Old English house, from c1940 or possibly just after 1945. It has steel windows and 
retains a simple front brick fence.  


 
Figure 54. 411 Mont Albert Road. (Landmark Heritage, 2022) 


As shown by the selection of Old English houses in the Whitehorse Heritage Overlay, there 
are many examples that were quite standard for their time, and a smaller number that were 
either large and gracious versions creating this standard, or creative examples that played 
with elements of the style.  


As noted above, the house at 52 Churchill Road is a more substantial and academically 
correct version of 5 Elland Avenue. In fact, the reverse is more likely, with 5 Elland Avenue a 
builder’s version of the high-end house. The designer-builder of 5 Elland Avenue has brought 
their own aesthetic, with highly textural render in the gables and large swathes of patterned 
tapestry bricks. It is further distinguished by its very high external intactness and retention of 
an intact original garage. So, both houses bring something individual of value to 
Whitehorse’s collection of Old English houses.  


All examples of Old English houses identified for this comparative analysis are currently 
graded contributory. This may reflect the 1990s/early 2000s dates of the heritage studies 
that assessed them, in which late interwar houses were unlikely to be considered individually 
significant.  


This undifferentiated grading makes it difficult to ascribe an accurate grading to 5 Elland 
Avenue. This consultant believes that a number of the Old English houses in the Heritage 
Overlay warrant a ‘significant’  grade, such as 4 Black Street and 52 Churchill Street.* In 
comparison, to these two, 5 Elland Avenue is about the same size as 4 Black Street, of similar 
high intactness to both of the comparators, and illustrates a more creative use of materials 


 
* And possibly the early postwar Old English house at 4 High Street, Mont Albert. 







HERITAGE ASSESSMENT 


46


 


than either. On this basis, all three of them appear to be of local significance to the City of 
Whitehorse, though 5 Elland Avenue clearly does not surpass the other two in design quality. 


As there are demonstrably superior examples of Old English houses in Whitehorse, it is clear 
that 5 Elland Avenue does not rise above the level of local significance so there is no need to 
compare it with examples in other municipalities. 


5.3 Conclusions and recommendations 


Conclusion 
The house (and garage) at 5 Elland Avenue are highly intact and illustrate a creative and non-
academic approach to the 1930s Old English style. The comparative analysis has 
demonstrated that it is one of the more interesting examples of this style in the municipality.  


It is clear, however, that it is not of State heritage significance for its architectural design. 


Recommendation 
The place should not be nominated to the VHR, as it is highly likely the nomination will be 
rejected.  
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6 Summary of findings and recommendations 


Findings 
The investigation carried out for this report have concluded that: 


 The Box Hill Commercial Precinct as a whole is the earliest commercial precinct in 
Whitehorse, created from the early 1880s and retaining nineteenth-century buildings, and 
it is one of the few commercial HO precincts in the surrounding municipalities with an 
urban form. Its western half contains the best grouping of Moderne commercial buildings 
in the municipality.  


 The former Colonial Gas Association Building is of high importance as the finest Moderne 
style commercial building in the City of Whitehorse. It is also the only surviving evidence 
known of the Colonial Gas Association, so is one of a small group of late nineteenth and 
early twentieth-century buildings that illustrate the many gas producing and retailing 
companies that once served Melbourne and its suburbs, which together are of historical 
importance. 


 The former Railway Hotel is a rare example of a towered Edwardian hotel in the City of 
Whitehorse, and the only one of its type in the surrounding outer eastern municipalities.  


 The house (and garage) at 5 Elland Avenue is highly intact and illustrate a creative and 
non-academic approach to the 1930s Old English style. The comparative analysis has 
demonstrated that it is one of the more interesting examples of this style in the 
municipality. 


Recommendations  
The investigation has also concluded that the precinct (as a whole or just the western half) 
and the three individual places are not of State-level heritage significance, so should not be 
nominated to the Victorian Heritage Register.  
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Report to Council of Whitehorse City Council’s Audit and Risk Committee for 
presentation to Council by the CEO 


 
Chairman’s Report to Council   
 


1. Introduction 
 


Under Section 54 (5) of the Local Government Act 2020 (LGA 2020), the Audit 
and Risk Committee (ARC) must prepare a biannual report which the Chief 
Executive Officer must table at the Council meeting. This is the third of these 
reports and covers two ARC meetings since the last biannual report presented to 
the Council. 


 


2. ARC Membership 
 
 Mr Michael F Said OAM, CPA Independent Chairperson 
 Ms Lisa Woolmer CA, GAICD Independent Member 
 Mr Jonathan Kyvelidis CA, MAICD Independent Member 
 Cr Denise Massoud 
 Cr Andrew Davenport 


 
All independent members are experienced people in ARC’s in Local 
Government.  


 
3. Committee Meetings and ARC Charter 


 
The Committee held 2 meetings on 22 November 2021 and 21 March 2022. The 
agenda for all meetings was in accordance with the agreed ARC work plan for 
the 2021-2022 ARC work year. All members of the ARC were present for both 
meetings together with the CEO, all Directors and other officers as required.  


 
4. ARC Objectives and Purpose 


 
The key objective and purpose of the ARC as stated in the ARC Charter is to: 


“provide independent advice and assistance to the Chief 
Executive Officer and the Council on the City’s risk, control 
and compliance framework, and its external accountability 
and legislative compliance responsibilities”. 


  
5. ARC Responsibilities and Activities 
 


5.1 Risk Management 
 
The ARC reviewed and discussed risk management updates at the November 
2021 and March 2022 meetings, including reports relating to risk management 
activities. An updated strategic risk register was presented to the ARC at the 
March 2022 meeting. The number of strategic risks has been reduced by 2 with 
these 2 risks transferred to operational risks. In addition to identifying each risk, 
the register also shows inter alia the controls in place to mitigate risks including 
any new controls, status of completion for each control, the level of residual risk 







after treatment and the target level of risk that has been determined to be 
acceptable to Council. The ARC is of the view that Council’s risk management is 
sound and of a high standard. 


 
There are a number of management committees established to review and 
monitor the operation of selected risk management responsibilities. The Risk 
Management Committee (RMC), consisting of the CEO, all Directors and the 
Coordinator Risk & Insurance, meet on a regular basis to oversee both the 
strategic and operational risk registers. Other key committees are the Business 
Continuity Management Steering Committee, Fraud and Corruption Control 
Committee, and Corporate OHS Committee. Minutes from meetings of these 
committees were presented to the ARC at the November 2021 and March 2022 
meetings. These minutes are of value to the ARC as it indicates the robustness 
of risk management and active implementation of all risk management 
responsibilities. 
 


5.2 Financial and Performance Reporting 
 
Comprehensive quarterly and year to date financial and performance reports 
were presented and discussed at both meetings covered by this report. There 
were no matters of concern noted by the ARC. 
 


5.3 Compliance 
 
The CEO provides the ARC with an update at each meeting relating to non-
compliance with Council policies and/or any Legislation. No instances of non-
compliance issues were reported to the ARC for the period covered by this 
report. 
 
The ARC continued to monitor the implementation of key requirements of the 
LGA 2020 and also received updates at each meeting. 
 


5.4 Internal audit 
 
The Partner and Senior Audit Manager from the contracted internal audit firm 
attended the November 2021 and March 2022 meetings and presented their 
status reports (on progress against the approved internal audit plan) and other 
literature relevant to ARC generally. In addition, the Partner presented the 
following three internal audit reports: 
 
 Project Governance – Digital Transformation Post Implementation 


Report  
 


 Road Management Plan (RMP) Report, and  
 


 Cyber Security – Essential 8 Report  
 
Report findings and audit recommendations together with complete management 
comments were discussed by the ARC. The ARC monitors the implementation of 
audit recommendations at subsequent meetings. In addition, included in the 







2021-2022 internal audit work plan, the auditor will review implementation of 
recommendations made in reports and presented to the ARC for consideration. 
This audit will provide further assurance to the ARC and Council that 
recommended improvements in the controls are actioned by management in a 
timely manner. 
 
Prior to the commencement of any internal audit, the ARC is provided with the 
proposed scope (Memorandum Audit Planning - MAP) of each audit. The MAP is 
developed by the auditor, with input from management, and discussed and 
endorsed at ARC meetings. Any ad hoc engagements undertaken by the internal 
auditor must similarly be referred to the ARC prior to commencement. There were 
no additional assignments.  
 


5.5 External Audit by the Auditor General (AG) 
 
The Victorian Auditor General (AG) has elected to contract Whitehorse City 
Council’s external audit to one of his 9 specialist audit service provider’s (ASP) 
to RSD Audit. The AG’s office still oversees all aspects of the audit including 
giving direction to the ASP regarding the scope of the audit, reference to any 
Council or industry related matters, undertaking a quality review prior to issuing 
his opinion and detailed quality review processes including review of the ASP 
work papers post completion of the audit. The partner responsible for Councils 
audit is a proven and very experienced agent of the AG. 
 
It should be noted that issuing audit opinions may also be impacted by the State 
elections later in the year as it expected that the Government will go into 
caretaker mode sometime late September/early October 2022. 
 
The ARC met with the partner from RSD Audit at the March 2022 Committee 
meeting. The audit strategy memorandum including the proposed timeline for 
completing the interim and final audit was discussed with the partner and officers 
at this meeting. 


 
5.6 Fraud and Corruption 


 
Risk registers of Council include relevant risk and control information related to 
fraud and corruption risks. The Fraud and Corruption Control Policy and Plan 
were last reviewed by the ARC at its August 2020 meeting and remain current.   
 
In addition, the ARC has continued to monitor outcomes from reviews of 
Ombudsman and IBAC reports relating to this topic, especially those related to 
the Local Government will be considered by the ARC after “self-evaluation/gap 
analysis” by Council officers of these reports.  
 
There were not any instances of potential fraud or corruption advised to the ARC 
at any of the meetings covered by this report. 
 
 


 







5.7 Organisational Structure Changes/Service Reviews 
 


The CEO briefed the ARC at the May and September 2021 meetings and 
advised that the new structure and people are now in place. 


 
5.8 General 


 
This report has been reviewed and approved by ARC members. 


 
 
Michael F Said OAM, CPA 
Chair 
Whitehorse City Council Audit and Risk Committee 
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Acknowledgement of Country 


 


Whitehorse City Council acknowledges the Wurundjeri Woi Wurrung people of the 


Kulin Nation as the traditional owners of the land. We pay our respects to their 


Elders past, present and emerging.  
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Chief Executive Officer’s Overview 


I am pleased to present the Quarterly Performance Report for the quarter ending 31 


March 2022. 


During this quarter of 2021/2022 one of our key priorities has been supporting our 


community, local businesses and staff through the omicron wave, which resulted in 


continued service closures and reduced demand.  


We have continued our commitment to improving our systems and processes 


through our organisational transformation program. By implementing service reviews 


and making considered and sustainable changes we are working towards better 


serving our community. 


At the end of March, Council reported a year to date surplus of $51.93 million, $3.6 


million favourable to the Adopted Budget, predominantly due to service closures and 


reduced demand as a result of the COVID-19 pandemic restrictions, and decreased 


costs relating to delays in recruitment of new and vacant positions.  


Capital Works projects completed this quarter include the Main Street Bridge in 


Blackburn, which reopened to vehicles, pedestrians, cyclists and buses after six 


months of construction work. The new-look Britannia Mall was officially opened in 


March, featuring new lighting and furniture, resurfacing and improvements to the 


shared pedestrian-vehicle space in Enterprise Way. The Highbury Park Play Space 


in Burwood was completed, creating opportunities for inclusive play with a hammock 


swing a wheelchair accessible swinger and gyro swing. 


To ensure great outcomes for our local community, Council’s advocacy efforts have 


continued in relation to State Government transport projects, the Mont Albert and 


Surrey Hills level crossing removal and Suburban Rail Loop. 


During this quarter of 2021/2022 we saw a modest but welcome increase in 


attendance at our leisure and sports facilities and at our arts and culture events, 


including at our Harmony Day concert. An increase in memberships were partly 


responsible for the $765K favourable outcome at Aqualink Box Hill ($375K) and 


Nunawading (271K). 


While community confidence has not yet returned to pre-pandemic levels and 


participation has been tempered by the impact of the omicron variant, it’s heartening 


to see interest in getting out and about returning to Whitehorse.  


Simon McMillan  


Chief Executive Officer 
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Performance against Major Initiatives and 


Initiatives in the Adopted Budget 2021/22 and 


the Council Plan 2021-25 


January to March 2022 


 


PROGRESS ON INITIATIVES 


 


 


Initiatives Reported     74 


Complete 5 (7%) Not Started 3 (4%) 


On Track 57 (77%) Needs Work 1 (1%) 


Monitor 5 (7%) Deferred 3 (4%) 


 


 


5


57


5


3
1


3
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Section 1 – Performance against 


Council Plan 2021-25 


This section provides a quarterly report against major initiatives, 


initiatives, and services, all of which are aligned to the strategic 


directions of the Council Plan 2021-25. 


To assist the reader, each strategic direction is colour coded as 


follows: 


1. Innovation, transformation and creativity 
 


2. A thriving local economy: business, employment, 
education and skill development 


 


3. Diverse and inclusive community 
 


4. Our built environment: movement and public places 
 


5. Sustainable climate and environmental care 
 


6. An empowered collaborative community 
 


7. Health and wellbeing 
 


8. Governance and leadership 


 


Each strategic direction section is structured as follows: 


 Initiatives – Identified in the Council Plan 2021-25, and the 


Adopted Budget 2021/22, form a combination of significant 


projects or actions that are once-off in nature and/or lead to 


improvements in service delivery that will directly contribute to the 


achievement of Council’s short and longer term objectives. 


 


 Services – Council delivers more than 100 services to the 


community and this report provides a snapshot of service 


highlights and challenges for the quarter. 


 


For each major initiative and initiative, a ‘traffic light’ system is used 


to indicate trend against planned targets for the current financial year: 


🏁 Complete – Activity or initiative is complete 


 


On Track - Activity or initiative tracking within 


planned quarter target timeframes for current 


financial year 


 


Monitor - Activity or initiative is at risk of falling behind 


planned quarter target timeframes for current 


financial year 


 


Needs work - Activity or initiative is delayed or has 


not met planned quarter target timeframes for current 


financial year 


🚧 


Deferred - Activity or initiative is deferred or on hold 


until further notice but likely to recommence 


Not started Not started - Activity not yet due to commence. 


 Indicators – Identified in the Council Plan 2021-25 are specific 


measures highlighting the progress Council has made against the 


major initiatives and initiatives.
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Strategic Direction 1: Innovation, Transformation and Creativity 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development of the 


Transformational 


Strategy 


Transformation  


 


The development of the Organisational Transformation Strategy has progressed further with 


opportunities to provide input and feedback for Councillors, Department Managers, Coordinators and 


the Continuous Improvement Network. The Strategy is on the Transformation Steering Committee 


meeting agenda for endorsement in late May. Council’s performance with implementing the strategy 


will be measured from the 2022/23 financial year.  


 


Undertake 


Continuous 


improvement 


Program  


Transformation In quarter 3 2021/22, our Continuous Improvement Program has delivered 4 completed projects with a 


further 27 projects in progress attributing to $407,844 in financial benefits and 2,783 hours in 


increased capacity. An improved customer experience is being delivered through increased digital 


channels (10,690 transactions) and concurrently improving our processes to deliver a faster response 


to our customers resulting in 2,202 days of improved response time.  


In this quarter the Continuous Improvement Team have procured and configured a process mapping 


tool with a roll out implementation to commence in April 2022. This tool will deliver our Organisation 


with a consistent process mapping tool that is easy to access enhancing our ability to improve the 


customer experience and increase efficiencies.  


Our objective is that we have all functions and activities within Council to have their processes 


mapped, managed, reviewed and continuously improved with reportable benefits to our community. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Undertake 


Organisational 


Service Planning 


Review 


Transformation Services for Older People Review underway, on track for Councillor Briefing in June. Aqualink 


Services was added to the pipeline as a priority service review, in addition to Statutory Planning and 


Customer Service and Experience. These three service reviews are all in scoping/preparation stage, 


to be officially launched in May 2022.  


A five-year Pipeline of Service Reviews was developed and distributed to all staff in March 2022. A 


suite of tools and templates have been developed to assist to prepare and support staff around 


service reviews and will be rolled out progressively. 


 


Implementation of 


the Enterprise 


Resource Planning 


project 


Digital and 


Business 


Technology 


Early 2022 saw the ERP Project focus on numerous functional workshops, provision of new ERP 


cloud environments, and delivery of change and communication activities to stakeholders and further 


on boarding of internal project resources. Hundreds of Key Design Decisions, User Stories and 


Actions were developed, tracked and approved via a central project management and issue tracking 


tool to efficiently support subject matter experts in refining the functional requirements of Council in 


advance of the iterative Design, Build, and Demo & Test phase. 


 


Implement IT 


Foundation Plan 


(previously named 


the IT Strategy) 


Information 


Technology 


Information Technology continued with the recruitment for the IT Foundation Plan. Appointed IT 


Foundation Plan roles including IT Project Manager, IT Systems Analyst and Infrastructure Systems 


Engineer. 


Procured and rolling out a Microsoft 365 Backup product to enable the further implementation of M365 


applications including internal file sharing and enhanced collaboration. 


To align with security best practice, MFA has been rolled out to staff, requiring staff providing to 


provide two-factor authentication when logging into Whitehorse systems remotely. 


Due to delays, the baseline and planning (including deliverables) have been modified. 
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Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Digital & 


Business 


Technology 


Provides the transition to digital platforms 


across the organisation. 


Early 2022 saw the ERP Project focussed on numerous functional workshops, 


provision of new ERP cloud environments, delivery of change and communication 


activities to stakeholders and further on boarding of internal project resources. 


Hundreds of Key Design Decisions, User Stories and Actions were developed, 


tracked and approved via a central project management and issue tracking tool to 


efficiently support subject matter experts in refining the functional requirements of 


Council in advance of the iterative Design, Build, Demo & Test phase. 


Information 


Technology 


Manages and maintains Council's computer 


systems and networks. 


Upgraded network links to remove slower speed network connections to childcare 


centres, family service centres, SportsLink and other smaller Council sites. 


Further refined the technology security approach by purchasing specific security 


products to reduce the opportunity for cyber-attacks on Whitehorse City Council IT 


infrastructure and applications. 


Assisted with the Civic Centre building renovation project, including provisioning 


networking and user equipment re-establishment. 


Continued with technology lifecycle management to maintain fleet robustness, 


minimise security vulnerabilities and improve remote accessibility. 


Further assisted organisational wide projects, for example ERP workshops and 


business projects. 
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Strategic Direction 2: A Thriving Local Economy: Business, Employment, Education & Skill 


Development 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Whitehorse Activity Hubs 


(plan for post-pandemic 


support to revitalise 


Whitehorse economy and 


promote municipality) 


Investment 


and 


Economic 


Development 


(I&ED) 


Activate Whitehorse 


Consultation occurred at Britannia Mall (10 March) and Box Hill (31 March) inviting resident and 


businesses to have their say about events, workshops, creative and wellbeing opportunities or 


any other community gatherings they would like to get involved with in the Activation Pods. 


The Plants Activation 


As part of the Neighbourhood Activity Centre Renewal (NACR) Grant funded by the State 


Government, I&ED scheduled “The Plants” activation from 19-22 January. The local Field 


Naturalist Club of Victoria, provided flyers about their special interest groups and services. 


Approximately 85 indigenous seedlings were distributed to shoppers which provided I&ED 


Officers an invaluable opportunity to engage and listen to the local residents.  


Safer Communities Launch 


The final instalment of the Britannia Mall works were officially launched by the Mayor Cr Tina 


Liu and local MP Dustin Halse on Saturday 5 March. A live roving jazz band entertained the 


public from 10-11.30am and welcomed by patrons in the cafes and those shopping in the mall. 


Umbrellas in Blackburn Station Village Urban Park 


The urban park at Blackburn Station Village has become a permanent feature as a result of the 
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community’s request. The Investment and Economic Development Unit worked closely with the 


precinct champion to procure and install umbrellas in the seating area. 


Local Law and parking 


service provision that is 


designed to support and 


assist businesses 


Community 


Safety 


In-ground Sensor project - The first 1000 sensors have been plotted and sent to Data 


Consultants Australia for installation with all areas of the municipality covered. Communications 


program has been drafted and approved for distribution in late April early May, specifically 


targeting residents and traders.  


Online application available for candidates and political parties to apply for a permit for the 


election canvassing activities. 


 


Council will promote and 


work with businesses to 


encourage more outdoor 


trade 


Community 


Safety 


Although the state funding for COVID-19 Outdoor Dining has ceased, Council continues to 


support and promote businesses to access safe use of footpath spaces for trading through the 


Local Law provisions. 
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Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Community 


Safety 


Delivers regulatory functions 


including: domestic animal 


management, school crossing 


supervision, Council’s local law 


framework and managing parking 


controls across the municipality. 


Community consultation on the year one activities of the Domestic Animal Management Plan (DAMP) 


opened, a trial of decal signage at Simpsons Park, Somers Trail, and Heatherdale Reserve 


commenced and is preparing to finish soon, eight team members attended Animal Behaviour and 


Handling Training run by the RSPCA, and Expressions of interest opened seeking a new community 


representation on the DAMPAC. 


The Parking Services team returned to resuming their tasks which include patrolling, educating and 


enforcing.  The team welcomed two new staff members in the month of January. 


A review of the Residential Parking Permits is underway with a new Residential Parking Permit being 


drafted and engagement occurring with existing residential permit holders. 


New patrol maps for officers have been developed with a move to the new structure to take place in 


May. 


Preparation has commenced for training to be provided in April to the enforcement staff on new 


handhelds and applications. Pinforce and City analytics training will also be provided to Administration 


and Management in May. 


The first month of the quarter saw an increase in the number of dumped rubbish Customer Service 


Requests (CSRs) for the Community Laws Team. The team moved into the recently refurbished main 


floor of the Civic Centre which has presented a good opportunity for staff in both the Community Laws 


and Support teams to share information. 


The new online Election Activity Permit launched to make the lodgement and processing of permit 


more efficient and improving customer experience. 
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With the commencement of new staff in the Infringement Review and Support team, the team were 


able to achieve great results in the following areas: 


 Increase rate in the number of CSRs completed in a timely manner 


 Increased first contact resolution rate 


 Clearing permit applications and renewals, as well as reviewing infringement appeals received  


 Infringement auditing 


 Implementation of training plans and competency assessments for both new and existing staff. 


Investment & 


Economic 


Development 


Work in partnership with a range 


of organisations to support a local 


economic environment that 


attracts investment. 


Business Communication 


Business information, resources and events continue to be communicated through I&ED managed 


platforms (Whitehorse Business Facebook, Down to Business e-newsletter, Wbiz website). In addition 


to individual business enquiries and officer responses (phone and email). This facilitates information 


sharing and collaboration with government entities, business industry associations and internal 


Council departments. 


Business Mentoring Opportunities 


Mentoring opportunities continue to be promoted and are available, through an external provider, 


comprise of 90-minute sessions where the recipient can choose from a range of mentors and 


disciplines. Council hosted the Small Business Bus operated through Business Victorian in February, 


which provides free 45 minute sessions.  


Business Engagement Program 


Officers continue to conduct daily business visits to assist local businesses in ensuring COVIDSafe 


requirements are understood and implemented, as well as learning about the vast array of business 


support services that are available. 350 business were engaged with during this period.  


Whitehorse Outdoor Trading Equipment Fund  


The Whitehorse Outdoor Trading Equipment Fund Program launched in late March, the program 
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provides up to $10,000 for eligible businesses to purchase outdoor equipment which includes tables, 


chairs, umbrellas, pot plants and personalised business barriers.  


Applicants will need to meet the criteria as stated in the guidelines and demonstrate in their application 


how the funding will benefit the business, other local businesses and their precinct. The Whitehorse 


Outdoor Trading Equipment Fund has been made possible through State Government Funding.  


Interns in Industry 


Planning and promotion for Interns in Industry commenced. The annual internship program conducted 


by Deakin Business School (DBS) in collaboration with Whitehorse, Maroondah and Knox City Council 


allows students to complete 100-120 hours working on real business tasks and projects with a local 


eastern region business.  


Sustainability 


I&ED continue to work with the Sustainability Team, assisting in the promotion of business 


sustainability initiatives and funding opportunities including Energy Savers Program (program 


summary and information seminar), free Energy Efficiency Review from Australian Energy Foundation 


and Sustainability Victoria opportunities.  


Think Local Buy Local 


The unit continues to promote this message to residents and businesses within Whitehorse through 


various initiatives, 10 Facebook posts and three articles in Whitehorse News during the quarter.  


Mont Albert Village Shopping Centre 


I&ED officers continued to meet fortnightly with the Level Crossing Removal Authority (LXRA) to 


discuss initiatives and provide insight and advocate for business support during project construction to 


ensure businesses are supported for the upcoming construction.  


I&ED officers attended the traders online information session (8 February) and shared resources and 


initiatives available. 
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I&ED continued to liaise with the Rotary Mont Albert and Surrey Hills (MASH) regarding the proposed 


monthly Car Boot sale in the Council car park at Hamilton Street.  


Melbourne Innovation Centre – Digital Solutions Program 


I&ED continue to promote the Melbourne Innovation Centre’s Digital Solution program, which includes 


virtual workshop for eligible businesses.  


Selected online workshops open to the public with all workshops and resources (including mentoring) 


included in the once off $44 membership fee for eligible businesses.  


Brentford Square Activity Centre Renewal Grant  


The Unit continues to work with Project Delivery and Assets department in relation to the 


Neighbourhood Activity Centre Renewal (NACR) Grant funded by the State Government. 


As part of the NACR Fund, I&ED scheduled “The Plants” activation from 19-22 January. The local 


Field Naturalist Club of Victoria, provided flyers about their special interest groups and services. 


Approximately 85 indigenous seedlings were distributed to shoppers which provided I&ED Officers an 


invaluable opportunity to engage and listen to the local residents. 
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Strategic Direction 3: Diverse and Inclusive Community 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development of the 


Strategic Partnerships 


Framework (Indoor Sports 


Facilities) 


Leisure & 


Recreation 


Services 


 


The framework for the Expression Of Interest, criteria and consultation is being developed and 


will be presented to Council prior to going out to the community in Q4. 


 


Development of the 


Whitehorse Gender 


Equality Action Plan 2021-


2025 


People and 


Culture 


 


The Gender Equality Action Plan 2022-26 was endorsed by Executive Leadership Team and 


submitted to the Commission. The Commission will now review the Plan and confirm it is 


compliant.  


The Gender Equality, Diversity and Inclusion portfolio has been handed from People & Culture 


to Community Engagement & Development who will lead implementation. 


 


Development of the 


Affordable Housing Local 


Planning Policy 


Community 


Engagement 


& 


Development 


Community Engagement & Development commenced a review of its Whitehorse Affordable 


Housing Policy, undertaking a literature review and developing a discussion paper to inform 


Council of the current state of social and affordable housing in Whitehorse. The discussion 


paper discusses the many competing demands influencing the development of housing and the 


various roles that local government can play to help increase the supply of affordable housing. 


The Policy is scheduled to be completed by October.  
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Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Strategic 


Communications 


Manages the production of Council 


publications, graphic design, media 


liaison, strategic communications 


plans and produces printed and 


electronic communications for the 


community, Councillors and the 


organisation. 


Significant support for advocacy was provided in the lead up to the Federal election.  


New display locations added for Whitehorse News print. Visual brand rollout continues with 


new logo now appearing on signage, uniforms and vehicles in line with stock replenishment.  


A successful AQL member attraction campaign in December 2021 was followed by another 


campaign in March, though volatile consumer confidence is causing high turnover. Concerted 


revenue recovery efforts will be required into 22-23. 


Libraries Represents Council’s contribution to 


the Whitehorse Manningham 


Regional Library Corporation which 


provides public library services at 


four locations within the municipality. 


Solar panels have been installed at the Box Hill Library, in line with City of Whitehorse 


sustainability objectives. 


The current wave of COVID-19 cases has impacted library services throughout the quarter. 


Staff absences due to isolation requirements and illness have led to some unplanned branch 


closures or reduced opening hours throughout this period. 


It has been pleasing to see our community coming out to attend in person events as well as 


engaging in online zoom activities.  


The Healthy Me Healthy Planet grant program has been well attended over the quarter, 


including events held off-site at Burwood Brickworks. There have been 424 participants in this 


program throughout the quarter. 


Arts & Cultural 


Services 


Provides a diverse and ongoing 


program of arts, cultural and heritage 


events as well as access to the 


Whitehorse Art Collection, meeting 


room hire and function services.   


Box Hill Community Arts Centre  


A successful January school holiday program was delivered and twenty-four term one classes 


programmed this quarter enabling the resumption of vital social connections and artistic skill 


development for the Whitehorse community. 


The gallery featured three exhibitions including Lynn Berry’s popular community COVID-19 
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connection ‘Have a Heart’ project, textile weaver Valeria Benavide’s ‘Against the Wind’ which 


generated interest and SBS coverage, and ‘Oasis’ by Artist in Residence Marynes Avila.  


Box Hill Town Hall & Community Halls 


Many regular clients returned to the Box Hill Town Hall for the first time since 2020 including 


the Collectibles Fair and Photography Market. 


Three citizenship ceremonies have taken place at the town hall this quarter with our newest 


citizens able to attend these celebration in person.  


Community groups have returned to Community Halls with many of them connecting for the 


first time in over 2 years.  


Whitehorse Festival Season 


The Harmony Day Concert was held at Strathdon House and Orchard Precinct on Sunday 


20th March with approximately 800 community members attending the concert. The 


celebration of Whitehorse’s rich cultural diversity was highlighted by Uncle Colin Hunter’s 


Welcome and Smoking Ceremony, a high-energy set from Calypso band, Jaspora, Lion 


Dancers and an excellent closing set from Indigenous soul and blues band, The Deans.  


Heritage Services 


Schwerkolt Cottage and Museum Complex resumed with regular visitations this quarter and 


positive feedback from those able to enjoy the Museum and Cottage.  


Consultation has been undertaken with the Wurundjeri Woi Wurrung Cultural Heritage 


Corporation regarding First Peoples Heritage panels within the municipality.  


Strathdon House & Orchard Precinct 


The first of the Strathdon House and Orchard Precinct programs was launched to build 


community awareness of the site and a vibrant group of volunteers have been engaged to 


support activities on the precinct. 
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On Sunday 20 March, Strathdon hosted the Harmony Day Concert with multiple activities 


taking place in the house and packing shed to engage the community with the Strathdon offer.  


Whitehorse Artspace (Art Collection & Programs)  


Artspace exhibited three exhibitions this quarter and extended its offer with the creation of 


virtual tours of these exhibitions available on the gallery’s website, this services improves the 


access for those unable to visit in person.  


A small sculpture commission by Donal Molloy-Drum, Resting Light, was installed this quarter 


at the entrance to Whitehorse Artspace.  


The donation of two small ceramic collections and the acquisition of two textile artworks by 


Annemeike Mein and by Sandra Champion were accessioned into the Whitehorse Art 


Collection.  


Whitehorse Performing Arts Centre 


Season 2022 entitled, Glow, launched this quarter with a program of plays, concerts and 


family shows. Patrons have responded positively to the program, although ticket sales 


continue to be impacted by the ongoing pandemic and patron confidence in returning to indoor 


entertainment. The centre continues to provide venue hire services for the Willis Room clients 


and support for both the monthly Farmers and Arts Markets on the Civic Precinct. 
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Strategic Direction 4: Our Built Environment, Movement and Public Places 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Capital Upgrade storm 


proofing paths project 


Parks & Natural 


Environment 


Community consultation completed. Works coordinated for Antonio Newlands and Mont 


Albert Reserve. Orders raised and works commencing in the near future. Project on track 


to be completed by the end of financial year. 


 


East Burwood Reserve Master 


Plan 


Leisure & 


Recreation 


Services 


The brief has been presented to the Executive Leadership Team (ELT) and gone out to 


market. Council is finalising the appointment of the preferred consultant. The consultant 


will be engaged and will commence by mid-April. The first round of consultation is 


expected to be undertaken by the end of Q4. 


 


Redevelopment of the 


Whitehorse Performing Arts 


Centre 


Major Projects Construction of the Whitehorse Performing Arts Centre is progressing well. Kane have 


now completed all piling, installation of in ground services, lower ground and ground floor 


structure and the majority of concrete slabs for the venue have been poured. Crane 


activity has commenced on site with the installation precast concreted wall panels, 


support columns and trusses across the building footprint. This work is proposed to 


continue until September 2022. 


The northern detention basin works have been completed with the area hydro seeded. 


The Whitehorse performing arts centre project has had multiple media project articles 


published in different industry websites and platforms. 


The project is progressing on program. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Redevelopment of Morack 


Golf Course 


Major Projects Vetting of tenders for Morack Golf Course Redevelopment is complete. A tender 


evaluation report will go to Council in Q4 to award a Contractor. This project is currently 


on track and the redevelopment is scheduled to be completed in the 2023/24 financial 


year.


 


 


Redevelopment of Sportlink Major Projects Tenders closed and tender evaluation completed. Tender evaluation report sent for 


Council approval. Project is on schedule.  


Refurbishment of Strathdon 


House and Orchard precinct 


Major Projects Strathdon House and Orchard Precinct continues to be open to the public with the 


windmill rectification works now complete. 🏁 


Implement Sports field 


lighting improvement projects 


in line with the Sports field 


Lighting Policy 


Project Delivery 


& Assets 


Construction works completed for Box Hill Gardens MP Sports court lighting. 


Contract awarded and preliminary works commenced for sports field lighting at 


Bennettswood South Oval and Mahoneys Reserve Soccer (additional SRV Grant project.) 


Detailed design and documentation completed for sports field lighting at Sparks Reserve 


West and preliminary design work completed on Ballyshannassy Reserve sports field 


lighting project. 


 


Energy efficient street lighting 


changeover 


City Services Two street lighting energy efficient LED upgrade projects are continuing, where 785 LED 


street lights (93%) have been installed for Stage 1 to date. The Stage 2 project planning 


to replace 646 decorative-style street lights to LED along Whitehorse Road and various 


streets mainly around Box Hill continues with the appointed contractor. There are delays 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


in scheduling these works due to supply chain and contractor timing and logistical 


challenges.


 
Pavilion Renewal - Implement 


Pavilion Redevelopment 


Program in line with the 


Pavilion Development Policy 


Project Delivery 


& Assets 


Heatherdale Reserve Pavilion construction works are continuing with site layout, services 


provision and slab construction commenced.  


Sparks Reserve West Pavilion construction are continuing with building fabric and roofing 


complete. All services are connected. 


Planning continues for Mahoneys Reserve Pavilion Renewal with initial site analysis and 


services completed. Stakeholder and general community engagement over concepts for 


pavilion consolidation and locations are ongoing. 


 


Prepare Infrastructure 


Developer Contributions 


Framework for consideration 


by Council 


City Planning & 


Development 


 


The stage 2 municipal wide DCP is still in progress with a draft expected in quarter 4. 


Stage 2 is on track to be completed this financial year.  


Sportsfield safety and 


provision review 


Leisure & 


Recreation 


Services 


Recreation consultant insideEDGE was appointed in February to undertake the project 


and has commenced work, on track to deliver draft report with recommendations by end 


June. 


 


 


Adopt updated Structure Plan 


and Urban Design Framework 


for Box Hill Metropolitan 


City Planning & 


Development 


 


The authorisation request is still with the Minister for Planning and Council is awaiting an 


outcome. It is noted at that during Q3, the hearing in relation to the Suburban Rail Loop 


Environment Effects Statement commenced and is in progress. This State government 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Activity Centre and implement 


planning controls 


project, if successful, will have a major impact on the future of Box Hill and the 


surrounding area. 


Update the Nunawading, 


Megamile East and Mitcham 


Structure Plan 


City Planning & 


Development 


 


The Phase 1 consultation summary report was provided late January. Limited staff 


resources has slowed progress on this project.  


Progress implementation of 


the Residential Corridors Built 


Form Study 


City Planning & 


Development 


 


Officers met with DELWP in late January 2022 and received written comments in early 


February to clarify DELWP's grounds of refusal of Amendment C239. A report will be 


prepared to Council with recommended next steps. 
 


Implement the Streetscape 


Improvement Program in line 


with existing structure and 


activity centre plans 


Project Delivery 


& Assets 


 


Cromwell St/ McIntyre St Streetscape renewal works completed. 


Design planning completed for Springvale Rd, Nunawading strip shopping upgrades. 


Community engagement on designs commenced. Construction in 22/23. 


Woodhouse Grove / Elgar Rd shops streetscape upgrade was deferred to simplify design 


and accommodate traffic engineering concerns. Construction planned by 30 June. 


Community engagement on Vermont Village Stage 2 Upgrade has commenced with a 


view to understanding views on implementing a reduced scope of deferring the original 


investment proposed. 


 


Development and adoption of 


a ten year Assets Plan as per 


statutory requirements of 


LGA2020 


Project Delivery 


& Assets 


 


Draft Asset Plan has been prepared and is currently being circulated for comment by 


relevant staff and through the Asset Management Steering Committee. 


Proposed to be presented to Council adoption in mid-June. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development of Open Space 


Strategy 2022-2037 including 


review further opportunities 


for use of Open Space 


Reserve funds in delivering 


open space priorities 


Leisure & 


Recreation 


Services 


 


The brief has been finalised and gone to market, three submissions were received. 


Officers are undertaking interviews as part of the procurement process to appoint the 


preferred consultant. 


The report for the review has been drafted by Officers and will go to the Executive 


Leadership Team in the coming weeks. 


 


Participate in development of 


guidelines by State 


government aimed at creating 


'20-minute neighbourhoods' 


City Planning & 


Development 


 


There has been no further engagements initiated by State Government in Q3 to support 


this Action. Not 


started


 
Implement the Play Space 


Renewal Program in line with 


the Play Space Strategy 


Project Delivery 


& Assets 


 


Construction commenced for Berry Way, Scott St, Combarton Park, Koonung Creek, 


Thatcher and Blacks Walk play spaces. 


Construction deferred for Lucknow Close and Warekila play spaces due to supply chain 


issues with suppliers. 


Community engagement completed for Cootamundra Walk and Billabong Park play pace 


renewal projects. 


 


 


Review Play Space Strategy 


(Year 3) 


Project Delivery 


& Assets 


 


Initial brief paper developed. Currently seeking internal comment. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Natural and built environment 


education program 


City Planning & 


Development 


 


City Planning and Development have facilitated the following programs with a total 


number of 205 attendees: 


Tree education program, number of seminars: 7 


Tree education program, total number of participants: 172 


Gardens for Wildlife, number of visits: 10 


Gardens for Wildlife, number of active volunteers: 16 


 


Work co-operatively with 


Suburban Rail Loop to 


advocate for best 


implementation of State 


Planning regulations in Box 


Hill and Burwood. 


Engineering & 


Investment 


 


The independent Inquiry and Advisory Committee (IAC) panel hearing commenced in 


February 2022 and is expected to run until May 2022. Council is being represented at the 


hearing by legal and technical experts who will be advocating for the matters outlined in 


Council's written submission regarding the Environmental Effects Statement (EES). 


These matters include (but are not limited to), significantly improved transport 


interchanges, protection of vegetation, support for impacted residents and businesses, 


protection of heritage structures and protection of open spaces. 


 


Replacement of Main Street 


bridge, Blackburn 


City Services 


 


The bridge in Main Street was completed and open to traffic in February 2022. 


Landscaping will be completed in May 2022. 
 


North East Link Advocacy Engineering & 


Investment 


The Victorian Government will be progressing designs for the section of the Eastern 


Freeway within the City of Whitehorse in late 2022. Until this time, the planning focusses 


on sections that are outside the City of Whitehorse. 


Not 


started 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


LXRP Major Transport Project Engineering & 


Investment 


 


Works for the level crossing removal project are well underway as underground services 


have continued to be installed. In preparation for the commencement of major site works, 


a significant amount of temporary fencing has been setup and machinery located onsite.  


The Vision to advocate for great design outcomes associated with this project is 


continuing by Council Officers.  


Advocacy on behalf of the local community continues to ensure their concerns are heard 


and managed as the project continues. 


 


Implementation of Box Hill 


Integrated Transport Strategy 


Engineering & 


Investment 


 


Concept design for the Nelson Road Study is progressing. 


Concept Designs are progressing for capital works projects: 


 Prospect St pedestrian crossings being considered and designed 


 Roundabout upgrade at Thurston/Oxford/Surrey/Brougham 


Transport strategy support provided for the Suburban Rail Loop Environmental Effects 


Statement (EES) process. 


 


Implementation of Easy Ride 


routes 


Engineering & 


Investment 


Procurement completed for line marking of NS1 and NS2 Easy Ride routes. 


Wayfinding signage for EW2 and EW4 being manufactured and installation is soon to 


commence - to be completed before 30 June 2022.  


Continuing to investigate path options for NS2 through Surrey Park.  


Nelson/Thurston Bridge feasibility study completed. Considering advocacy to 


Government and briefing to Council.  


Minor revisions to the plan for NS10 Easy Ride route. 
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Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Major 


Projects 


Responsible for the project management of 


capital building projects and the facilitation of 


major projects. 


The Major Projects Team continued to deliver Council’s high-priority projects as part of 


the capital works program.   


Construction of the new Whitehorse performing arts centre is progressing in line with 


program with the lower ground and ground slabs poured and precast panels installed. 


The northern detention basin has also been completed and turf is establishing.  


The procurement and tender phase for the Sportlink redevelopment has been 


completed and works commenced on site on 11 April 2022.  


The community engagement process for Morack Golf Course with golf members, local 


residents and wider community to seek feedback has been completed and tenders 


have been assessed and a recommendation to appoint a suitably qualified builder is 


being finalised.  


Project 


Delivery & 


Assets 


Responsible for the development, monitoring and 


reporting of Council's Capital Works Program, 


managing of design, construction and overall 


project management of capital building projects 


and the planning and implementation of strategic 


asset management initiatives. It also provides 


reactive and preventative maintenance, minor 


capital renewal of Council's buildings and 


structures and inspections and maintenance to 


satisfy Building Code Essential Safety Measures 


Regulations. 


Delivered Facilities Maintenance services to Council's building network. A total of 911 


work orders completed (429 Reactive, 482 Programmed) including carpet 


replacements, painting, internal refurbishment, glazing replacement.  


We completed 32 Height Safety Inspections; tested and tagged 8670 appliances, 


completed 80 Programmed Gutter Cleans and 112 Pest Control attendances. 


1390 Essential Safety Measure Inspections completed consisting of; Portable Fire 


Equipment testing to 207 buildings; Access & Egress checking to 196 Buildings; Fixed 


Fire testing for 39 Buildings; and Fire safety visits to 5 Buildings. 


35 Capital projects completed  


Commenced the installation of a new solar system at Slater Reserve Pavilion (37KW 


system). 
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Service Description Quarterly Service Highlights 


Installed two new solar carpark lights at the Box Hill Library (rear car park). Currently, 


Council has 520 kW of Solar Panels across 36 sites. On an average summer day, we 


can generate up to 2290 kWh per day. 


Replaced split system air conditioners at six Council buildings, upgraded switchboard 


at Nunawading Gymnastics & Sporting Club, and completed the LED lighting upgrade 


at Nunawading Gymnastics & Sporting Club and over the green waste area at the 


Whitehorse Recycling Centre. 


Commenced construction of Heatherdale Reserve Pavilion (Redevelopment) and 


Sparks Reserve West Pavilion (New). Completed concept sign-off for Vermont South 


Sports Club upgrade. Agreed a plan for progressing upgrade of Blackburn Cycling 


Club facility. Awarded contract for upgrade of Box Hill Town Hall toilet facilities. 


Monitored implementation progress of Council's Capital Works Program and provided 


monthly update reports to Executive Leadership Team and the Capital Works Steering 


Committee. Commenced process of preparing Council's 22/23 Capital Works Program 


as part of overall budget development process. 


Delivered a number of civil infrastructure projects including streetscape upgrades 


(Brentford Square and Britannia Mall) and road reconstructions. 


Property & 


Leasing 


Manages Council properties, conducts property 


valuations, maintains the Geographic Information 


System and provides multi-level car parking 


facilities in Watts Street and Harrow Street, Box 


Hill. 


Centralised Leasing: 


Coordinator Leasing commenced in the team.  


Morack Golf Course Operator Expression of Interest (EOI) successfully launched 


Successful Morack Golf Course Operator EOI briefing session held on-site. 


Strategic Property Projects 







 Quarterly Performance Report for quarter ended 31 March 2022 


 Page 29 


Service Description Quarterly Service Highlights 


Obtained valuations for potential land exchange with Vicinity in accordance with 


Heads of Agreement. 


Tender brief for Property Consultant EOI process.  Includes evaluation of Stage #1 of 


EOI 


Draft Consultant Architects EOI Brief for Box Hill Town Hall Precinct 


GIS: 


A new Enterprise Agreement with Esri Australia 


Weave enhancements included the rollout of Weave Hub, a new integration 


mechanism for Weave which supports all modern browsers and additional layers to 


support Planning, Parks and Natural Environment, and Community Safety teams using 


Weave. 


Updates to the property model implemented 


New Weave training content accessible through the Intranet 


Aerial Imagery Services contract: ITSC endorsement and evaluation approval 


City 


Planning & 


Development 


Provides statutory and strategic land use 


planning functions, ensuring compliance of land 


use and developments under the Whitehorse 


Planning Scheme as well as the administration, 


education and enforcement of public safety, 


provision of a community-focused building permit 


service, maintenance of registers and records as 


required by the Building Act 1993. 


Building 


Swimming Pools and Spas 


Building Services continues to receive notification from owners for registrations and 


notifications for non-compliant registrations. These numbers continue to grow as 


COVID-19 restrictions ease and customers become more responsive. 


Building Permits and Certification 


Building Services continues to maintain Building permits and mandatory inspection 


service for customers as best we can whilst Builders struggle with supply chain issues 
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Service Description Quarterly Service Highlights 


Public Protection – large multi-storey buildings 


Building Services continue to receive steady numbers of applications for review of 


public protection proposals for large complex building sites in Box Hill. 


Building Enforcement 


Building Officers continue to be trained up on Councils data systems to deal with 


complaints and to enable case files to be managed. 


Statutory Planning 


Council has seen 296 new applications this quarter compared to the 379 applications 


lodged in the previous quarter (both amendments and new applications), while 


substantially lower than last quarter, it is still significantly more than the metropolitan 


average of 217. Of these total applications lodged, 97 have been VicSmart 


applications, which continues to demonstrate the volume of this application type, and 


the continuing trend of Whitehorse receiving significantly more VicSmart apps than the 


metro average of 48. 


While continuing to receive this high volume of VicSmart Applications, the percentage 


of determined within 10 days has decreased marginally from 89.2% the previous 


quarter to 79.2%, continuing the trend of improved processing times since 2020. 


For all 319 applications and amendments determined in the quarter, 50.5% have been 


made within 60 days, matching the Metro Average at 50.3% for the quarter. 


Strategic Planning 


A report regarding community concern about the protection of trees was considered at 


a Council meeting on 28 February 2022. Council resolved to develop and implement 


an advocacy campaign aimed at strengthening tree controls. 
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Service Description Quarterly Service Highlights 


The panel hearing for Amendment C231 (Rezoning of 34-40, 37-43 and 42-50 Moore 


Road, Vermont took place in February and the Panel report was received shortly after. 


The Panel recommended that Council adopt the amendment as exhibited.  


Burwood Brickworks Development Plan - Frasers Property Australia (Frasers) has 


sought to amendment to the Development Plan to remove the proposed wetland from 


the Development Plan as Melbourne Water is no longer supportive of this asset being 


developed on Melbourne Water land that adjoins the brickworks. Community 


consultation on the change to the Development Plan concluded on 18 January and 81 


submissions were received. Analysis of the feedback is in progress. 


Council Alliance for a Sustainable Built Environment project to elevate Environmentally 


Sustainable Development (ESD) Targets – Stage 1 of the project providing an 


evidence base for a potential planning scheme amendment in Stage 2 was completed. 


Work during Q2 has involved the Councils collectively preparing to report to their 


individual Councils to decide whether to progress to Stage 2 being the planning 


scheme amendment.  


SMART Planning – Planning Policy Framework (PPF) neutral translation – Officers 


have been reviewing a second draft of the PPF. Council was scheduled to have a 


series of workshops with officers from DELWP in February this year to hopefully 


resolve all outstanding matters however, these workshops were postponed by 


DELWP.  


Suburban Rail Loop (SRL) – Strategic Planning (together with other parts of Council) 


has provided ongoing input to the Major Transport Projects Unit in preparation for and 


during the independent Inquiry and Advisory Committee for the SRL which is in 


progress. In addition, Council has called for an investigation which is being undertaken 


by Strategic Planning to consider the merits of nominating a series of commercial 
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Service Description Quarterly Service Highlights 


buildings along Whitehorse Road that are protected by a local Heritage Overlay and a 


property in Elland Avenue in Box Hill, for the Victorian Heritage Register. This work is 


in progress.  


Level Crossing Removal (LXRP) at Mont Albert and Surrey Hills - Council’s Heritage 


Advisor has provided feedback to the LXRP about the heritage significance of the 


current Mont Albert Station and its retention into a public space at Mont Albert Village. 


The Heritage Advisor and Senior Project Officer (Landscape Architecture) are also 


involved in the Urban Design Assessment Panel for the proposed new station. Council 


is working with Boroondara City Council and the Mont Albert and Surrey Hills 


communities to develop a vision for the area. In addition, Council has called for an 


investigation which is being undertaken by Strategic Planning to assess the 


significance of an alleged avenue of honour of 9 trees in Churchill Street, Mont Albert 


for inclusion in the Heritage Overlay.  


Decriminalisation and Deregulation of Sex Work – Officers participated in information 


sessions and subsequently engaged with the MAV regarding this State government 


reform and its potential implications for local Councils.  


Nominations opened for the Built Environment Showcase Event and closed on 31 


March 2022. 


City Services Services are provided for the ongoing cleanliness 


and maintenance of Council’s roads, footpaths, 


kerb and channel, storm water drainage pits and 


pipes, roadside furniture, bridges, path structures 


and shopping centres within the municipality 


including street sweeping, litter bin collection, 


removal of dumped rubbish and the provision of 


The Engineering Works and Cleansing teams continued to provide services for the 


inspection, maintenance, repair and cleansing of Council’s civil infrastructure assets, 


including roads, pathways, drainage and townships.  


There were 13 new passenger vehicles received and a new drainage jet truck. Orders 


were placed for various plant and equipment. 
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Service Description Quarterly Service Highlights 


after-hours emergency response services. It also 


includes managing Council's fleet of vehicles, 


plant and equipment, workshop and the recycling 


and waste centre. 


The Whitehorse Recycling and Waste Centre was still experiencing above average 


volumes and customer numbers during the early months of this quarter. Due to the 


high volumes and ongoing complications due to COVID-19, the Centre was required to 


close for 5 days to manage stockpiles. Despite this, the Centre performed 44,139 


transactions – 3,000 more than this time last year and received a total of 14,054 


tonnes of material to the site. Volumes across all waste and recycling streams 


remained high with 9,433 tonnes of waste and the recycling of 3,340 tonnes of 


green/timber waste, 176 tonnes of cardboard, 503 tonnes of steel, 602 tonnes of 


concrete, 576 tyres, and 1,507 mattresses.  


A total of 33 % percent of material was diverted and recycled. 


Leisure & 


Recreation 


Services 


Provides a range of leisure facilities including 


Morack Golf Course, Aqualink Box Hill and 


Aqualink Nunawading, Sportlink and Nunawading 


Community Centre. Manages community sport 


and recreation operations, use and development 


including the utilisation of sporting grounds and 


pavilions and provides support to community 


groups including club development opportunities. 


Provides planning and strategy development for 


open space and recreation facilities and 


infrastructure. 


Leisure Facilities 


The Aqualinks conducted a successful membership promotion in the month of March. 


New members could sign up without paying a joining fee and go into the draw to win a 


luxury weekend away at the Lake House in Daylesford. In addition, current members 


who referred a new member were included in the draw. A total of 700 new members 


joined through the promotion generating positive net growth of 417 memberships. 


They conducted a Personal Training marketing campaign in February to increase the 


profile of PT and starter packs at both centres. Personal trainer profiles were updated 


and displayed more prominently and 16 starter packs were sold. There flow on effect 


continued in March with a further 14 starter packs sold. 


The Aqualinks participated in an employment initiatives program conducted by Box Hill 


TAFE. This initiative involved job advocates from the TAFE attending AQBH and AQN 
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weekly and being available to discuss employment opportunities for patrons attending 


the facilities. 


Aqualink Box Hill and Nunawading conducted the first in person Aquatics meeting post 


COVID-19 to cover a number of practical training topics. Staff engagement was 


excellent and training well received.  


January saw the resumption of Aqualink Box Hill’s externally run school holiday 


programs. No Limits Basketball, LC Elite Development and Tomorrows’ Stars 


Basketball all ran successful camps. 


Nunawading Hub partnered with Hearing Australia and U3A Nunawading to provide 


free hearing checks for the community. The sessions were booked out weeks in 


advance with further planning for a return visit given the popularity of the program. 


This has also prompted a discussion with U3A about an opportunity to conduct health 


week each term. 


Morack recorded high patronage for both the on course (9 and 18 hole) golf and the 


driving range over the quarter. On course attendances were 18,883 being 10% up on 


budget and the driving range achieved 10,856 attendances and an impressive 1.383 


million balls hit. 


Sportlink introduced a new point of sale system - Perfect Gym that will provide an 


improved customer experience with on line booking capabilities. Staff received training 


in December before launching the software program in January. 


Nunawading Hub delivered an International Women’s Day morning tea that was well 


attended. Social events like this one are really changing the feel of the facility and 


marking a new post COVID-19 era. 
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Whitehorse Netball Association at Sportink attracted 15 attendees for its ‘Walking 


Netball’ program. The program provides a great vehicle for participants who want to 


ease back into netball after an extended break from the sport. 


The school holiday program at Sportlink conducted by Kelly Sports achieved record 


numbers for with 100 participants booked in on a single day. Evening and weekend 


usage also continues to increase with 62 regular user group bookings including futsal, 


basketball, netball, badminton and volleyball activities. 


The new outdoor space at Nunawading Hub including the BBQ facilities has been well 


utilised by community groups over the summer quarter. 


Recreation & Open Space 


The redevelopment of Scott Grove property is out for community consultation, the 


consultation has completed for the Eley Park multi court and the Forest Hill car park 


works, contractors have been appointed for Bennetswood and Mahoneys Reserve 


light upgrade, and works have been completed to the multi-sports at Halliday Park. 


Briefs for Whitehorse Open Space Strategy and East Burwood Master Plan have been 


completed and gone out to market and five applications submitted through the SRV 


LSIF grant program. 


Active Communities 


The Whitehorse Sport and Recreation Civic Award (previously named Australia Day 


Trophy) 


In January each year, the Mayor of the City of Whitehorse presents a number of 


Awards to community members and groups including the Whitehorse Sport and 


Recreation Civic Award. The trophy is awarded to a sporting club, recreation club or 
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community group based in the City of Whitehorse who exhibit strong community 


values and provide participation opportunities for the Whitehorse community.  The 


2022 winner was the Box Hill Rugby Union Football Club.  This award is in recognition 


of the club’s ‘Time/Out’ Community Program which was a six week, free of cost, all-


female and non-rugby program to attract a wider group of women in the community to 


become more physically active. The program had 32 registered participants and 4 


sessions were conducted due to COVID-19 safety requirements. The age group of the 


programs participating women ranged from 19-52 years old with mums, daughters, 


friends and sisters joining. The program provided confidence, physical and mental 


wellbeing, skill development and helped overcome fears. 


Winter Seasonal Allocations finalised 


Seasonal booking allocations (sports fields and pavilions) for the 2022 Winter Season 


were completed which involved scheduling requests from 35 Whitehorse clubs and 


allocating 53 sports fields and 26 pavilions. 


Winter Seasonal Club Handover Meeting 


Held virtually on 16 March, this new initiative to bring together sporting clubs prior to 


each sporting season (summer and winter) is an opportunity to reinforce key 


messages and processes from different teams of Council (Parks and Natural 


Environment, Environmental Health and Active Communities) and be able to discuss 


operational club matters with the clubs collectively.  The session was positively 


received by all attendees – representing 16 winter sporting clubs – and provides more 


operational support for our sporting club volunteers. 


Elgar Park South Pavilion opening 
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An in-person pavilion opening was held on 17 March for the Elgar Park South Pavilion, 


a $4M project which has been in use for over 12 months however an in-person 


opening event was delayed until now due to State Government COVID-19 restrictions.  


CEO Simon McMillan was the MC, with a traditional Welcome to Country performed 


by local Wurundjeri elder Uncle Colin Hunter and a speech provided by the Mayor Cr 


Tina Liu as well as representatives of tenant clubs Box Hill North Amateur Football 


Club and the Box Hill North Super Kings Cricket Club.  The Mayor unveiled the plaque 


commemorating the official opening of the pavilion for those in attendance – 


Councillors Carr, Cutts, Lane, Massoud and McNeill, Council’s CEO and Directors, as 


well as representatives of Box Hill North Amateur Football Club, Box Hill North Super 


Kings Cricket Club, Centrum Architects and Melbcon builders. 


Terrara Park Pavilion opening 


An in-person pavilion opening was held on 31 March for the Terrara Park Pavilion, a 


$6.68M project which has been in use since late 2021 however an in-person opening 


event was delayed until now due to State Government COVID-19 restrictions.  CEO 


Simon McMillan was the MC, with a traditional Welcome to Country performed by local 


Wurundjeri elder Uncle Colin Hunter and a speech provided by the Mayor Cr Tina Liu 


as well as representatives of tenant clubs Whitehorse United Soccer Club and the 


Blackburn North United Cricket Club.  The Mayor unveiled the plaque commemorating 


the official opening of the pavilion for those in attendance – Councillors Carr, Cutts, 


Lane, Massoud and McNeill, Council’s CEO and Directors, as well as representatives 


of Whitehorse United Soccer Club, Blackburn North United Cricket Club, Forest Hill 


Cricket Club, Vermont Cricket Club, Vermont South Cricket Club and Katz 


Architecture. 
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Service Description Quarterly Service Highlights 


Engineering 


Services 


Provides strategic traffic and sustainable 


transport planning and traffic investigations and 


reports; capital works project scoping, design and 


construction supervision; civil asset protection; 


and the strategic management of Council roads 


and drainage assets. 


Transport Engineering  


Wiser Driver commenced in March at Mitcham Community House and support 


provided for Ride to School Day. 


Speed Trailer locations - there were 63 moves throughout the third quarter. In addition 


to this, each trailer was also booked in for their annual service. 


Engineering Approvals 


The team processed a large number of applications related to the civil infrastructure, 


reviewed Planning applications, and provided comments related to the proposed 


developments. 


Continued involvement with the Whitehorse Performing Arts Centre project and 


provided comments and review of the internal and external major building projects for 


Whitehorse City Council. 


Involved with the insurance claims related to the damaged assets, processed National 


Heavy Vehicle Regulator (NHVR) applications and undertook major engagement 


related to the Major Transport Government Projects. 


Provided direction to developers regarding the reinstatement of Council Assets once 


the developments are completed with a high success of reinstatement of assets. 


Majority of applications processed by Engineering Approvals Team is now online with 


the team involved in the development and implementation of the online applications. 


Supervised subdivision for Burwood Brickworks site and a review of the plans for the 


subdivision to commence soon. 
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Received statistics - 13,341 enquiries in 2020/2021 from our drainage data was 


provided from Dial Before You Dig. 


Commenced third year of the joint project with Melbourne Water - Flood Modelling for 


Whitehorse City Council municipality. Attended regular update meetings with the 


consultant and Melbourne Water. 
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Strategic Direction 5: Sustainable Climate & Environmental Care 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Climate Response Plan 


2030  


 


City Services Consultant Hip V Hype have been appointed to help develop Council’s next Sustainability 


Strategy 2030 – ‘Taking Climate Action’ and associated Action Plan. Preliminary reviews have 


been completed, where Hip V Hype have issued the Current State Report, Engagement Report, 


Engagement and Consultation Plans.  


As part of Phase 1 of this strategy development, the draft Community Survey has been 


developed for YourSay promotion in Quarter 4 along with an extensive and targeted community 


consultation process. Along with the Executive Leadership Team, staff and Councillor 


consultation sessions next quarter, all stakeholder engagement outputs will help inform the 


development of this Strategy and Action Plan. 


 


Develop the Climate 


adaptation Strategy 


 


 


City Services Actions from the Interim Climate Response Plan 2020-2022 continue to be implemented, 


including: 


 Installation of 784 LED street lights to date as part of the Stage 1 street lighting upgrade 


program (93% complete). 


 Stage 2 commencement of the street lighting upgrade program to replace 646 decorative-


style street lighting with LED. 


 Completion of energy audits at the Vermont South Tennis & Bowls Club and East 


Burwood South Pavilion & Sports Club, where Council supported clubs to obtain a grant to 


the total of $4,680 via Sustainability Victoria’s Community Climate Change and Energy 


Action Program to deliver these audits. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development of the 


Sustainability Strategy 


 


 


 


City Services 


 


Consultant Hip V Hype have been appointed to help develop Council’s next Sustainability 


Strategy 2030 – ‘Taking Climate Action’ and associated Action Plan. Preliminary reviews have 


been completed, where Hip V Hype have issued the Current State Report, Engagement Report, 


Engagement and Consultation Plans.  


As part of Phase 1 of this strategy development, the draft Community Survey has been 


developed for YourSay promotion in Quarter 4 along with an extensive and targeted community 


consultation process. Along with the Executive Leadership Team, staff and Councillor 


consultation sessions next quarter, all stakeholder engagement outputs will help inform the 


development of this Strategy and Action Plan. 


 


Implementation of the 


Urban Forest Strategy 


 


Parks & 


Natural 


Environment 


 


The Integrated Water Management Strategy was completed and is scheduled to go to Council 


for endorsement in quarter 4. The Integrated Water Management Strategy is an action of the 


Urban Forest Strategy. Planning, coordination and stock procurement for increased street tree 


planting during 2022 planting season underway. Advocacy is continuing for street and park tree 


retention with LXRP and Melbourne Water major projects. 


 


Adoption of landscape 


planting policy 


Parks & 


Natural 


Environment 


 


Draft Policy to be revised as 'landscape planting design guidelines' and taken to the Executive 


Leadership Team during Quarter 4.  


Development of the 


Integrated Water Strategy 


and action plan 


Parks & 


Natural 


Environment 


The Integrated Water Management Strategy was completed and is scheduled to go to Council 


for endorsement in quarter 4. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Implementation of a food 


and garden organics 


waste service 


City Services 


 


Planning for FOGO service including supply and delivery of kitchen caddies and compostable 


liners continues with caddies and liners and info pack to be delivered from mid-May. 


Design of FOGO community education campaign is complete and materials are starting to be 


printed and distributed for promotion of service. 


 


Implementation of 


Council’s ‘Rubbish to 


Resource’ Waste 


Management Strategy 


2018-2028 


City Services 


 


Planning continues for the new kerbside waste and recycling contracts with services to 


commence on 1 July 2022 with systems and logistics being worked through. 


Work continues on development of a policy to support a ban on use of single use plastics at 


Council facilities and events and other supporting materials.  


Chooktopia has been engaged to deliver waste education sessions to schools to support being 


waste wise and as part of the Vic Gov Resource smart schools.  


Planning of waste education, avoidance and minimising activities were carried out in Q3 


including events as part of Sustainable living week in May.  


Work is underway to set up and further support compost systems at Council’s Civic Centre and 


Operations centre for use by staff. 


Work continues to support a repair café in Whitehorse with volunteers operating from Strathdon 


House.  


Continued delivery of extra recycling points for e-waste and textiles through recycling hubs and 


trailers located at Aqualinks, Libraries and Box Hill Town Hall and Nunawading community hub. 


Continued to deliver extra recycling services for small items including batteries, x-rays and light 


globes and small e-waste at Council Customer Service Centres when open. Numbers of 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


batteries and light globes increase significantly between easing of COVID-19 lockdown with 


customers disposing of stockpiled items. 


Undertake a waste service 


charge review 


City Services 


 


Works continued on the project to implement a waste service charge. The team continued 


auditing and updating Council’s database of bins and planned for continued community 


engagement. 


 


Continue to work with 


south east metropolitan 


Councils on the advanced 


waste processing project 


to divert waste from 


landfill 


City Services 


 


On 31 January 2022 Council resolved to enter into a Contract with a successful tenderer for an 


advanced waste processing facility if the tenderer conforms to all the predetermined conditions 


as specified by South East Metropolitan Advanced Waste Processing Pty Ltd. Oher Councils in 


the consortium are considering their involvement in the project.  


Develop a final Transition 


Plan to a 4-bin kerbside 


waste and recycling 


system, in line with the 


State Government’s 


Recycling Victoria Policy 


City Services 


 


In quarter 1, it was negotiated with DELWP that Council is to provide two separate plans. One 


transition plan is for FOGO and is scheduled to be submitted to Council by the end of June 


2022. This quarter saw the continuation of details for the FOGO plan being refined in 


preparation for June 2022. This plan is currently on track. 


The second plan is for glass and has been agreed to be completed by 2026 when the service is 


planned to be implemented.  
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Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Sustainability 


& Waste 


 


Facilitates planning for energy and water 


reduction programs and waste management 


strategic planning.  This service also includes 


contracts for waste collection including domestic 


garbage collection, kerbside recycling, and hard 


and green waste collection.   


Program of events finalised for Council’s annual Sustainable Living Week to be held 


from 12 to 20 May 2022.  


Planning complete for 2 CALD community workshops in conjunction with Australia 


Energy Foundation (AEF) to help attendees understand their energy bills and learn 


ways to become more energy efficient. These workshops will be delivered Quarter 3 to 


the Iranian and Mandarin speaking communities.  


Targeted promotion delivered for AEF’s energy advice service to Council’s Home and 


Community Care clients and local library users.  


Delivery of the 2022 Learning for Sustainability Conference as part of Council’s 


partnership with the Eastern Alliance for Sustainable Learning in February.  


Planning for staff training to be delivered in Quarter 4 to further progress the 


application of Council’s new ESD Policy for Council Buildings and Infrastructure. 


Continued implementation of food and garden waste service. 


Continued to implement actions from the Waste Management Strategy. 


Parks & 


Natural 


Environment 


Responsible for the management of Council’s 


bushland, open space and parklands including 


developing plant stock, landscaping, pruning, 


grass cutting and fire management.  The service 


also provides an education program on 


ecological and environmental issues. Also 


responsible for the management of Council’s 


Completion of routine parks maintenance programs as per service delivery standards. 


Completion of annual bushfire fire patrol program for summer period. Program 


continues into Autumn.  


Completion of sportsfield maintenance programs to complete summer sports season, 


and coordination of changeover programs to commence transition to winter sports 


season.  
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street and park trees to meet community 


expectations as well as statutory and safety 


obligations and for the design, installation, 


maintenance and renewal of sports field 


infrastructure. 


Assistance with documentation and coordination for Scott Grove community 


consultation process for development of new park 
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Strategic Direction 6: An Empowered, Collaborative Community 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development of the 


Whitehorse Community 


Engagement Handbook 


 


Community 


Engagement & 


Development 


The draft Community Engagement Handbook has been completed in preparation for the May 


Council meeting.  


The May Council meeting will seek endorsement for a final round of community consultation 


prior to the handbook being adopted. 


 


Develop Council’s 


Feedback or Complaints 


handling policy 


Strategic 


Communications 


& Customer 


Service 


 


Council’s Feedback or Complaints handling Policy is now complete. 


Communication and promotion activities were underway in Q3 internally for staff and with the 


Community.  Policy embedded on the website, with easy to find search options. A contact 


card was developed to support staff in the field and instructions for capturing and recording 


verbal complaints. 


🏁 
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Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Customer 


Service 


 


Includes customer service provision at Council's 


three service centres and governance services; 


fostering international relations; and cleaning and 


maintaining the municipal offices. 


Despite impacts of COVID-19 related absence on staff resourcing, Customer Service 


maintained full service continuity.  All service centres operated without interruption.  


Contingency allows for telephone and digital servicing to be undertaken remotely from 


home.   


Community 


Engagement 


& 


Development 


Focuses on the development and implementation 


of policies, strategies, programs and initiatives to 


respond to community wellbeing needs. It also 


provides community grants to local not-for-profit 


groups and organisations. 


Five months of engagement with priority "harder to reach CALD cohorts" within 


Whitehorse has taken place to address their needs and develop collaborative 


projects. The findings will feed into the development of Council's Community 


Engagement Handbook and the Diversity Action Plan. This relationship-building work 


has helped Council to strengthen its network of community leaders within the Chinese 


Speaking Community, Iranian Community, South Asian community and the new 


migrants community (including international students).  


Council scheduled 4 days of community-hosted activities in Box Hill Mall to celebrate 


Lunar New Year (1-4 February) but were not able to go ahead due to COVID-19 


cases in late January 2022. The event displayed a lot of interest from groups to 


establish a sense of a shared commitment to hosting community events. 


Community Engagement & Development commenced a review of its Responsible 


Gaming Policy, including development of a discussion paper which was used as the 


background context for two presentations/workshops with Council. Further 


engagement will take place across the community.  


Whitehorse City Council administered 16 engagements on its Your Say Whitehorse 


platform between January and March 2022.  
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Mental Wellbeing and Family Violence Support Information- The “general” version of 


the Mental Wellbeing Card (which includes information about Family Violence) has 


been published and is being distributed to the community via Customer Service and 


on Council's website. It provides contact information about support services for a 


broad range of social and health issues as well as accessing local community groups. 


A co-design project with Family Access Network has commenced to engage young 


LGBTIQ people for a tailored mental wellbeing card. Also, consultations have 


commenced with Chinese speaking women to tailor the resource have commenced in 


collaboration with Women's Health East.  


Government Grant Application – Free from Violence - Council's application for Free 


from Violence Grant of $230,000 over three years was submitted to the Victorian 


Government on 28 February. If successful, this funding will support organisational 


culture change in response to the recommendations of Council’s 2021 Gender Audit. 


The project will also support deeper, more targeted work in the prevention of violence 


against women in partnership with the community to build foundations in sports clubs 


and early years services. Outcomes of the project would inform the engagement and 


alignment of the 2025-2029 MPHWP, FVPAP and Gender Equality Action Plan. 


Successful applicants will be advised at the end of April.  


Increase networks and information sharing between Council, family violence 


prevention organisation and Chinese support services.  


The Chinese new parents’ family violence prevention project coordinated by 


healthAbility has progressed with the support of Council. The project aims to develop 


culturally safe healthy relationship and gender equality messages for delivery to 


Chinese background families in Whitehorse. Three workshops are planned to work on 
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Service Description Quarterly Service Highlights 


the adaption of Baby Makes 3 materials. Following on from the three workshops, the 


project will trial the adapted materials with Chinese background families in and around 


Whitehorse. Organisations involved in the co-design with healthAbility are Women’s 


Health East, Migrant Information Centre, CCSSCI, New Life Community Care and 


Council.  


The Women's Health East Our Culture Our Health project supported by Council has 


commenced the health promotion activities and referrals with Chinese background 


women. This project aims to support a gender-equal COVID-19 recovery by promoting 


the social inclusion and mental health and wellbeing of Mandarin-speaking women in 


the City of Whitehorse. The project reference group now includes representatives 


from: the Melbourne Seniors Activity Centre, Centre for Holistic Health, Box Hill 


Institute as well as Council. In addition to the education and information for community 


members, an outcome of the project will be a Chinese Women's Mental Health 


Network.  


Council Plan- The Whitehorse Council plan year one review has commenced, with a 


focus on integrated reporting as well enhancing the indicators of success contained in 


the Council Plan.  


Neighbourhood Houses- A Neighbourhood House quarterly meeting was held during 


the reporting period with attendance from 7 houses. The purpose of the meeting is for 


Council to support the work of the Neighbourhood Houses in the work that they do in 


their local areas.  


Whitehorse Community Grants- The 2022-2023 Whitehorse Community Grants 


program opened in Feb 2022 and closed in March 2022. The program supports 
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Service Description Quarterly Service Highlights 


community organisations, clubs and groups in their efforts to develop initiatives to 


respond to the Whitehorse community needs and priorities.  


Whitehorse Disability Advisory Committee and Reconciliation Advisory Committee- 


Applications for new members for both Committees was open during the reporting 


period. Subsequently, a Report has gone to Council to confirm the membership of 


both Committees. 
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Strategic Direction 7: Health and Wellbeing 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development of the 


Municipal Public Health 


and Wellbeing Plan 


(MPHWP) 2025-2029 


Community 


Engagement & 


Development 


The Whitehorse Health and Wellbeing Plan 2021-2025 was endorsed by Council in 


December 2021. Outcomes of this plan will inform planning for the MPHWP 2025-2029. 


Annual action planning workshop scheduled for June 2022. 


 


Development of the 


Whitehorse Community 


Participation and 


Volunteer Strategy 2022-


2026. 


Community 


Engagement & 


Development 


 


The Whitehorse Volunteer Strategy has commenced development. Engagement findings and 


outcomes from the Community Vision and Council Plan (where relevant) will feed into the 


Plan. In addition, an engagement piece with the Whitehorse Communities of Practice and 


Volunteering organisations has taken place and further engagement with volunteers, Council 


departments and the community will also take place shortly. 


 


Activate Whitehorse 


Placemaking initiative 


Investment & 


Economic 


Development 


 


The Activate Whitehorse webpage has been re-vamped with the activation pod booking 


function live. Further detailed information has been added about the Activation Booster Fund, 


a mini grant of $1000 to encourage community to host pop up events, workshops and 


activations in the pods in Box Hill, Britannia Mall and Brentford Square Shopping Centre.  


Consultation occurred at Brentford Square, Britannia Mall and Box Hill Mall inviting resident 


and businesses to have their say about events, workshops, creative and wellbeing 


opportunities or any other community gatherings they would like to get involved with in the 


Activation Pods. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development of the 


Whitehorse Youth Plan 


2021-2025 


Health & Family 


Services 


 


The Whitehorse Youth Plan is progressing well and on track for completion in June 2022.  


The key strategic information pillars were reviewed in Q3 and included a demographic 


review, service mapping and government policy review. 


The previous consultation plan was reviewed and a new consultation plan was developed. 


 


Development of the 


Whitehorse Healthy 


Ageing Plan 2022-2026 


Community 


Engagement & 


Development 


 


Decision made to delay the development of the Whitehorse Healthy Ageing Plan until the 


service review of services for older people is complete. 


🚧 


Development of the 


Whitehorse Diversity 


Action Plan 2022-2026 


Community 


Engagement & 


Development 


 


Community engagement was conducted throughout Q2. The findings were collated and 


reported on in Q3 which included draft recommendations. This information will influence, and 


be embedded within, the Diversity Action Plan. 


 


Development of the 


Whitehorse Disability 


Action Plan 2022-2026 


Community 


Engagement & 


Development 


Consultant has been engaged to facilitate the face to face and online consultation sessions. 


Disability Action Plan consultations will occur in April and May 2022. 


 


Pandemic community 


support 


Finance and 


Corporate 


Performance 


The COVID-19 pandemic has continued to have a significant impact for the community 


during the first quarter of 2021/2022, with metropolitan Victorian being in lockdown for most 


of that period. During quarter one, Council developed a proposal for a new round of hardship 


and stimulus support for the community of up to $1.5 million value including a range of 


support measures to help ease the financial burden for ratepayers, tenants, local businesses 


and community groups. The proposal was endorsed by Council at the Council meeting on 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


18th October 2021. Recommendations outlined in the report continue in quarter 3 providing 


further support to the Whitehorse community. 


Annual Emergency 


Management exercises 


conducted 


Community 


Safety 


 


No emergency management exercises were conducted in Q3 due to COVID-19. Emergency 


Management exercises were on hold during quarter 3 and will recommence once restrictions 


allow. 
🚧 


 


  







 Quarterly Performance Report for quarter ended 31 March 2022 


 Page 54 


Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Home & 


Community 


Service 


Provides home delivered and community-based 


meals, personal and respite care, transport, 


domestic and home maintenance, planned 


activities and social support. 


The following services were delivered over the period January - March 2022 


New services commenced - 163 


Regional Assessment Service (RAS) –   832 assessments and reviews 


Shopping Assistance – 1,769 hours 


Occupational Therapy-    137 hours 


Domestic Assistance- 14,828 hours 


Personal Care- 4,346 hours 


Respite Care- 733 hours 


Home Modifications & Home Maintenance- 1,459 hours 


Food Services – 13,524 meals 


Assistance with food preparation – 234 hours 


Social Connections & Support – 192 hours 


Escorted Activities (Assisted Transport) – 360 hours (484 trips) 


Transport- 14 trips 


 


Whitehorse Home & Community Services (WHACS) department continued provision 


of holistic, person-centred supports, information, referrals and practical assistance to 


approximate 3,000 older residents during the quarter. 


Gained feedback from clients regarding their service experience by conducting phone 


surveys; 89 unsolicited compliments were received from consumers indicating the 


depth of community appreciation for WHACS in addition to highlighting the difference 
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Service Description Quarterly Service Highlights 


our services have made to peoples’ lives during an exceptionally difficult time for older 


people.  


Experienced ongoing pressures on service delivery and capacity to deliver the full 


suite of home support services due to the impact of the pandemic including staff 


shortages and fast changing isolation requirements. Staff have been working 


creatively by pooling resources where possible and increased flexibility in the way 


resources are shared to respond to changing circumstances. 


Continued to facilitate the provision of non-traditional, low or no-contact services, 


including online grocery shopping and delivery and activity packs, to ensure essential 


consumer needs were met and independent living was supported. 


Continued provision of high quality customer service to the community by answering 


12,364 calls at 88% Grade of Service ensuring timely, responsive and effective 


support to residents. 


Provided over 6980 hours of support services and case management to Home Care 


Package consumers with complex care needs requiring a coordinated package of 


support services. 


Provided support to Whitehorse residents through the Victoria Government COVID-19 


Relief project supporting people impacted by the pandemic by connecting residents to 


services, arranging food parcels & alternative food options and assisting with practical 


tasks to support safety and wellbeing.   


More than 100 Home Support program workers continued to provide personalised 


one-to-one support to vulnerable residents while managing infection control and 


personal protective equipment requirements while experiencing significant staff 


impacts and shortages resulting from the COVID-19 pandemic. 
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Service Description Quarterly Service Highlights 


Provided welfare monitoring to vulnerable clients and completed screening of 272 


clients to ensure safe and person centred service delivery. 


Successfully implemented Improved Payment Arrangements (IPA) with no additional 


resourcing needs for Home Care Packages program, which is providing care 


management for 120 clients with complex needs. 


Satisfaction Survey of the Regional Assessment Service (RAS) has identified 93.55% 


people “satisfied” or “very satisfied” above KPI requirement of 85% with 100% of 


assessments and support plans meeting the agreed Quality Score).  Advocated to the 


Department of Health on behalf of vulnerable clients that were unable to access 


services due to insufficient capacity in the community. 


While Social Support face-to-face groups activities were suspended the program has 


been modified by providing much appreciated 394 calls Social Contact calls and home 


visits to socially isolated clients. Social Support program staff has been supporting 


Meals on Wheels deliveries as well as shopping assistance for Home Support 


programs.  


In collaboration with Eastern Region Local Government Aged and Disability Managers 


and Municipal Association of Victoria, provided feedback, participated in consultations 


and advocated to the Commonwealth Government with a focus on service stability 


and sustainability within the new Support at Home Program and needs of vulnerable 


older people to continue living in the community. 


Emergency 


Management 


Implements Council’s responsibilities as detailed 


in the Emergency Management Act 1986, the 


Municipal Emergency Management Plan and 


Business Continuity Policy. 


Community Safety hosted the February 2022 Municipal Emergency Management 


Planning Committee meeting.  
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Service Description Quarterly Service Highlights 


Met with the Eastern Region Council Communications Managers to commence the 


development of standard operating procedures for their use as part of the Eastern 


Region Communication Sub-Plan Template. 


The Community Emergency Risk Assessment (CERA) review commenced with 


stakeholders which will inform the Municipal Emergency Management Plan (MEMP). 


The updates to the Eastern Metropolitan Region Extreme Heat and Pandemic Plans 


completed, and a Disaster Recovery Funding Arrangements handbook developed, 


which is available to the public.  


Participation continued in Pandemic Recovery Group, North and Western Regional 


Emergency Risk Assessment process, daily Department of Health COVID-19 


Communications and Community Engagement meetings. 


Placemaking Capitalises on the community's assets, 


inspiration, and potential, with the intention of 


creating public spaces that promote people's 


health, happiness, and well-being. 


Activate Pods And Booster Fund 


The place making officer undertook a comprehensive review of the website 


information and booking process and conducted site audits of PODS to ensure all 


marketing information is comprehensive, clear and correct to further encourage 


community group’s usage.  


The Plants Activation 


As part of the Neighbourhood Activity Centre Renewal (NACR) Grant funded by the 


State Government, I& ED scheduled “The Plants” activation from 19-22 January. The 


local Field Naturalist Club of Victoria, provided flyers about their special interest 


groups and services. Approximately 85 indigenous seedlings were distributed to 


shoppers which provided I&ED Officers an invaluable opportunity to engage and listen 


to the local residents.  
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Service Description Quarterly Service Highlights 


CovidSAFE Outdoor Activations Fund 


Whitehorse City Council has secured State Government Funding as part of the 


COVID-19 Safe outdoor Activations Fund to engage an event management company 


to manage the creation, development and management of approximately 50 retail 


outdoor activations in around 20 retail precincts throughout the municipality in the 


upcoming months. 


This initiative will elevate Council’s existing Activate Whitehorse Placemaking program 


and complement the existing and on-going Think Local Buy Local educational 


campaign. Request for quotation commenced in this quarter.  


Safer Communities Launch At Britannia Mall 


The final instalment of the Britannia mall works were officially launched by the Mayor 


Cr Tina Liu and local MP Dustin Halse on Saturday 5 March. A live roving jazz band 


entertained the public from 10-11.30am and welcomed by patrons in the cafes and 


those shopping in the mall.  


Umbrellas In Blackburn Station Village Urban Park 


The urban park at Blackburn Station Village has become a permanent feature as a 


result of the community’s request. The Investment and Economic Development Unit 


worked closely with the precinct champion to procure and install umbrellas in the 


seating area.  


Think Local Buy Local 


I&ED continues to promote the Think Local Buy Local message to residents and 


businesses within Whitehorse with 10 Facebook posts and three articles in 


Whitehorse news during the quarter. 
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Service Description Quarterly Service Highlights 


Health & 


Family 


Services 


Provides centre-based childcare at 


Whitehorse Early Learning Services (WELS), 


integrated kindergarten, and inclusion 


support, maternal and child health and youth 


support services as well as health education 


and protection services such as 


immunisations, food safety management, 


communicable disease surveillance, tobacco 


control and environmental protection. 


Maternal & Child Health 


341 Birth notifications were recorded for March 2022 quarter with a total of 1,112 BNs 


recorded YTD. Projected total BNs expected to be received for the 12 month period to 


30 June 2022 is 1,471 which is a record low since data was first collected in 1994. 


Nearly 7,700 active families have been supported by the service this financial year 


with nearly 3,400 consultations being provided for the March quarter and 11,770 being 


provided YTD. 


Overall consultations are down as a result of the COVID-19 Pandemic and the state 


government's declaration of Code Brown for the Public Health system. This has meant 


that normal operational requirements for the MCH service in Victoria were altered for 


8 weeks to enable the reallocation of MCH nurses to support higher priority 


requirements within the state's health service and for other LGA MCH services. It is 


estimated that approximately 400 consultations have been delayed due to the Code 


Brown declaration. These consultations will all be rescheduled in the short to medium 


term with the Government providing funding to enable additional resources to support 


the catch-up.  


Early Childhood Services 


Orientations have recommenced with one parent / carer being able to enter the centre 


but not the children’s rooms enabling new families to commence care. 


Tours were still not conducted for the below reasons. 


WELS continues to maintain a high standard of Health and Safety guidelines to 


minimise the risk of COVID-19 in our centres.  Parents and carers continue to drop off 


and pick up children at the front door.  This is to minimise the movement of adults in 
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and out of the centre, to protect children who currently can’t be vaccinated and WELS 


staff. 


Community Programs 


Supported Playgroup sessions continued each week through to mid-December via 


Zoom. Support/Resources were provided to families during lockdown.  


Parenting Information Forums were delivered on-line with healthy numbers and 


reduced operating costs during the reporting period. 


Emergency Management – activation of relief and recovery aspects as required 


occurred. Continued monitoring of COVID-19 related recovery needs. 


Response to homelessness matters continued – referral directly to support agencies. 


Successful engagement/consultation with children and young people to inform the 


Municipal Public Health and Well-Being Plan. 


Continued involvement in the Child Friendly Cities and Communities Network. 


Youth Services 


2021 Whitehorse Youth Representative Committee members presented the 2021 


WYRC Annual Report to Council. 


The successful recruitment and induction of the 2022 Whitehorse Youth 


Representative Committee and the Whitehorse FReeZA Committee Flying Pig 


Events. 


Youth Services Officers began making visits to schools to engage with wellbeing staff 


and discuss ways to support the schools and promote our services. 
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Youth Services organised several organisation visits for the team to network with local 


services. 


Youth ConneXions Luna New Year Celebration was held successfully. 


Began collaboration with the Box Hill Community Arts Centre for Youth Art Exhibition 


later in the year. 


Youth Services Staff Connected with the local Victoria Police Youth Resource Officer 


arranging visits to Youth ConneXions to engage with young people, participation in 


outreach events and provide support with local policing issues. 


Environmental Health 


Council's statutory requirements under the Food Act and Public Health & Wellbeing 


Act: - 


274 Mandatory Assessments/Inspections consisting of: - 


 128 (569 YTD) Food Premises 


 1 (97 YTD) Beauty and Body Art Premises 


 82 (60 YTD) Prescribed Accommodation  


 54 (149 YTD) New and Transfers  


 49 (127 YTD) Complaint Inspections 


 56 (139 YTD) Routine Inspections 


 51 (193 YTD) Non Compliance/Follow Up inspections 


 15 (47 YTD) Formal Orders/Notices issued which includes PINs and Seizures 


28 Food Samples collected consisting of: - 


 Statutory - 28 (69 YTD)   
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 Investigatory - 23 (41 YTD) 


Met targets under MAV Service Agreement for Tobacco control activities including 


conducting assessments/education visits and responding to complaints 


A total of 1,994  (6,829 YTD) vaccinations were administered to 908 (3,118 YTD) 


children for the quarter as part of Council’s public childhood immunisation program 


A total of 2,639 (5,034 YTD) vaccinations were administered to 1,364 (3,759 YTD) 


students as part of Council’s school immunisation program. 
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Strategic Direction 8: Governance and Leadership 


Major Initiatives and Initiatives Update 


Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Council's Values and 


Behaviours are Embedded in 


the Performance Appraisal & 


Development Plans 


People and 


Culture 


 


Values and behaviours were embedded in the 2020/21 PADP, effective 1/9/2021 


🏁 


Development of Workforce 


Plan 


People and 


Culture 


 


The Workforce Plan 2021-25 was endorsed by the Executive Leadership Team includes 


strategies and actions. Measures have also been developed in Q3. The Workforce Planning 


role (contracted to 30 June) is vacant and was not able to be filled internally. A 3 year role 


will be advertised externally once the NBI is approved in June. 


 


Implementation of the 


Gender Equity Action Plan 


2021-2025 


People and 


Culture 


 


The GEAP has been handed over from People & Culture to Community Engagement and 


Development for implementation from 1 July. The 3.5 year Gender Equality, Diversity and 


Inclusion Advisor role will be advertised once the NBI is approved in June 2022. 


 


 


Development of the 


Integrated Strategic Planning 


and Reporting Framework 


Community 


Engagement 


& 


Development 


 


The Integrated Strategic Planning and Reporting Framework (ISPRF) is progressing well with 


a preferred framework selected by the working group. The framework is currently being 


refined and designed and will be finalised in quarter 4. The working groups is also currently 


preparing for the next phase which is to implement the framework. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Development and review of 


Financial Plan, Budget and 


Revenue & Rating Plans 


Finance & 


Corporate 


Performance 


Developed Council's draft Budget 2022/23. The process included meetings with Councillors 


and officers to develop a fiscally responsible four year budget in a time of significant external 


and internal pressures and challenges. 


 


Development of investment 


strategy 


Finance & 


Corporate 


Performance 


This initiative has not yet commenced. It is planned for the 2022/23 financial year (year 2 of 


the Council Plan 2021-2025). 
Not 


started 


Conduct audits and reviews 


on legislative requirements 


for compliance 


- Implement agreed 


recommendations and 


processes 


- Conduct review and update 


of Instruments of Delegation 


Governance 


& Integrity 


 


The Road Management Plan internal audit report and memorandum of audit planning scope 


documents for the Service Review Process (Pre) and Non-Grant COVID-19 Relief Packages 


internal audits were presented at the March 2022 Audit and Risk Committee meeting. 


 


Engage with Local 


Government Victoria and 


sector network groups on 


legislative reform or 


interpretation 


Governance 


& Integrity 


 


The Local Government Culture review has been submitted to the Local Government Victoria.  


MAV Governance rules review submission made in March. 
 


Review of the Risk 


Management Framework 


Governance 


& Integrity 


Engaged independent third party consultant to undertake Risk Maturity Assessment and 


Review of Risk Management Framework. 
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Initiative Responsible 


Department 


Progress Comment Progress 


Against 


Target 


Develop an Information 


Management Governance 


Strategy 


Governance 


& Integrity 


The Information Management Governance Strategy has been deferred for the time being as 


this will form part of the Technology Transformation Strategy.  🚧 


Establish agreed timelines 


for Council meeting agenda 


and minutes 


Governance 


& Integrity 


The current commitment is being met with the agenda published on Council's website by 


COB the Wednesday prior to a Council meeting and the minutes published by COB the 


Wednesday after a Council meeting.   


 


Investigate expanding live 


streaming of Council 


meetings to include social 


media (e.g. Facebook) 


Governance 


& Integrity 


 


Council meetings have opened up to members of the public attending in person.  Extending 


livestreaming to Facebook is currently on hold as legal risks with public posting is being 


considered. 
 


Review Council's live 


streaming platform against 


other available products for 


view ability and accessibility 


Governance 


& Integrity 


 


A review of other streaming services utilised by other Council's has been undertaken and 


Council's current livestreaming application has been assessed as providing the required 


service. 🏁 


Review the public 


participation components of 


Council meetings and online 


registration processes 


Governance 


& Integrity 


 


Council resolved to adopt a fortnightly Council meeting cycle each calendar year 


commencing in 2022. Council meetings to be held on the second and fourth Mondays of the 


month, with the exception of January, June and December 2022 where the Council meetings 


will be held monthly. Council also adopted updated Governance Rules which allows for 


enhanced public participation with a public presentation segment to be held at every (public) 


Council meeting fixed by Council, to enable members of the public to make presentations to 


Council. Completed. 


🏁 
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Quarterly Service Highlights 


Service Description Quarterly Service Highlights 


Human 


Resources 


Provides human resource management services 


including staff recruitment, corporate training and 


development, industrial relations and volunteer 


advisory services. 


The HR team has continued to support the organisation with activities related to 


coordination of the management of employees not compliant with CHO/Council’s 


Vaccination Policy requirements and other COVID-19 related actions; continued 


facilitation of the negotiation of the Collective Agreement; and commenced work 


associated with the introduction of the ERP. 


Health, Safety 


& Wellbeing 


Administers Council’s Occupational Health and 


Safety Program, ensures compliance with 


occupational health and safety legislation. 


The Health, Safety and Wellbeing team continue to work closely with all areas of 


council on COVID-19 related matters. Following the easing of restrictions and an 


increase in face to face interactions, the team has played a key role in ensuring we 


return safely, reviewing mandated requirements and department specific controls to 


reduce the risk of transmission. Workplace cases or contacts are being managed 


promptly to avoid further transmission, with an established process ensuring contacts 


can be identified and reporting obligations maintained. 


Following a review of the Key Performance indicators in Health, Safety and 


Wellbeing, this quarter has seen a range of targeted initiatives to ensure the 


organisation are in a good place to deliver on these key metrics. Improvements have 


already been observed with a positive trend toward incident report management. In 


line with the ability to resume on site work and meetings, an increase in training 


sessions, opportunities in professional development and wellbeing initiatives have 


been scheduled throughout the remainder of the year and into the next. 


Change and 


Organisational 


Development 


Builds change management capability and 


practices, delivers learning and development 


programs, implements workforce planning and 


engagement initiatives. 


Provided support on the Enterprise Resource Planning project including current 


process mapping and future state design decisions. 
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Service Planning - development of a consolidated SMART plan that shows the 


actions and measures from various source plans (Council Plan, Workforce Plan, and 


GEAP) to support prioritisation. 


A draft of the Flexibility Policy was developed with targeted consultation underway. 


This will deliver a blend of principles and prescription to support mutually beneficial 


outcomes. On track for implementation in July. 


A review of the Reward and Recognition program commenced. 


Finance & 


Corporate 


Performance 


Manages Council's corporate planning and 


reporting, financial management, payroll, and 


procurement, tendering and contract 


administration as well as undertaking rate 


revenues and Fire Services Property Levy 


collection. 


Council's draft Budget 2022/23 was developed. The process included meetings with 


Councillors and officers to develop a fiscally responsible four year budget in a time of 


significant external and internal pressures and challenges.  


Implemented new leasing accounting software to increase compliance, account and 


report on leases in accordance with the Lease accounting standard AASB16 recently 


introduced in 2019. The software will electronically record and calculate leases and 


remove the requirement of manual calculations and spreadsheets resulting in 


improved efficiencies. 


Delivered approximately 31,000 Courtesy Rate Reminders to ratepayers who opted 


to pay by lump sum. 


Delivered the third rate instalment notices to approximately 31,600 ratepayers who 


opted to pay by instalments. Financial support measures have been provided where 


applicable as per of the COVID-19 stimulus package endorsed by Council on 18th 


October. 


Lodged second pension reimbursement claim to the Department of Health and 


Human Services for pension rebates granted seeing $610,273 reimbursed to Council.  


Remitted $7,723,049 being the third payment to the State Revenue Office for 


collection of the state government's Fire services Property Levy. 
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Service Description Quarterly Service Highlights 


Completed supplementary rate valuations generating approximately $149,600 in 


supplementary rates income. 


Governance & 


integrity 


Manages Councils governance services, 


corporate record system and information, 


compliance and controls, manages Council’s 


insurance program and implements the risk 


management framework. 


An independent review of the Risk Management framework is being undertaken and 


Council's Strategic Risks have been reviewed.  


The Insurance Renewal period has commenced and is linked to a continuous 


improvement review.  


The Audit & Risk committee report templates have been reviewed to better link 


Strategic risks and Audit & Risk Charter obligations, a new follow up/actions arising 


from each committee meeting has been implemented.  


Delegations have been updated.  


Personal Interest returns have been completed for the March reporting period. 
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Section 2 – Performance against Customer Service Targets 


The performance indicators against the Customer Service Targets are measured across the organisation and are captured through our 13 contact 


centres.  Call volumes offered to Council increased when compared to the previous quarter, and remained consistent with the same period last 


year. 


Performance Indicator Target Actual Status 


Percentage of calls answered within 20 seconds 85% 77.49% 
 


Percentage of total calls answered 95% 95.14% 
 


Enquiries resolved at first call 70% 69.70% 
 


Records management actions completed within allocated timeframes* 95% 95.19% 
 


 


* Although Council’s standard written correspondence response timeframe is seven working days, there are a number of processes which require 


longer response timeframes such as Freedom of Information requests. These timeframes have been built into the calculation. 


The data is an indicator of system actions performed on correspondence during this time. Not all correspondence generates an action while 


other correspondence generates multiple actions. As some correspondence could require more than one action, actions recorded against each 


department may not reflect the actual amount of correspondence dealt with. Another exception in relation to this report is if correspondence 


goes directly to an officer or no action is attached but the action officer responds to the incoming enquiry. 
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Section 3 – Continuous Improvement 


Council’s Continuous Improvement Program aims to support the transformation of our 


organisation through the provision of a consistent customised methodology enhancing our 


organisational culture of continuous improvement with reportable benefits for our Community. 


The Continuous Improvement Program continues to deliver business improvements, 


reviewing processes to make them faster and easier both for staff and customers whilst 


supporting the organisation on a journey of transformation into the future working in 


collaboration with key programs and strategies. Our approach is centred on increasing 


capacity and capability through the customised training of existing support to support the 


diversity of services across Council. 


The two recently appointed Continuous Improvement Project Specialists are working on 4 


large scale projects with further project opportunities prioritised through an Organisational 


Continuous Improvement project pipeline.  


In this quarter, the Continuous Improvement Team have procured and configured a process 


mapping software tool with implementation to commence in April 2022. This software will 


deliver our Organisation with a consistent process mapping tool that is easy to access 


enhancing our ability to improve the customer experience and increase efficiencies.  


Our objective is that we have all functions and activities within Council to have their processes 


mapped, managed, reviewed and continuously improved with reportable benefits to our 


community. 


Improvement projects implemented have resulted in positive reportable realised benefits 


which have enhanced the customer experience, increased staff capacity to meet customer 


needs and achieved dollar benefits in excess of $2.9 million since the commencement of the 


program. COVID-19 has impacted the realised financial benefits of projections (reduced) due 


to service restrictions and closure, this has now stabilised. 
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Section 3 – Continuous Improvement (cont.): 


CONTINUOUS IMPROVEMENT PROJECTS STATUS 


Index:  Improvement Champion   Customer Experience   Easier/Faster   Financial 


27 PROJECTS IN PROGRESS 2021/2022 


1. Merchant Fees – Black Belt Project Stage II         


2. Construction Permit Process Review Phase II  


3. Asset Protection Process Review  


4. Attendance Registers Process  (transferred to ERP) 


5. Procurement Vendor Process Review   (transferred to ERP)      


6. Parking Optimisation – Black Belt Project            


7. Intelligent Invoice Processing   


8. Utilities Invoices Phase  II    


9. Bonds Refund Process for asset protection  (on hold) 


10. Improved First Call Resolution  


11. Debt Collection for Rates Arrears  


12. Early Childhood Services WELS software program     (on hold) 


13. Better Approval Process   


14. Childhood Immunisation Process Review   


15. Shared Fencing Project  (on hold) 


16. Reduce Organization’s Corporate Catering Cost  


17. Review Process for Seasonal Allocation Grounds and Pavilions  


18. Residential Parking Permits Overall Review  


19. Project Business Case Template Review  


20. Aqualink Membership On-boarding and Retention   


21. Building data for inspections and works on-site   


22. Project Management Dashboard  


23. Improve Digital Asset Management Process  


24. Fees Review – Processing forms (WH Home & Community Service)  


25. Insurance Review and Optimisation (Large)  


26. Procurement Contracts Process Review and Optimisation (Large)  


27. Temporary Workforce Review and Optimisation (Large)  


14 COMPLETED PROJECTS 2021/2022  


01. Optimise Projects Benefits Reporting Process  


02. Optimise Aqualink Membership Consultant Process  


03. Online Planning Pre-app Process  


04. Online Forms and Payments – Planning Department   


05. 15 Online Forms and Payments – Community Safety Department  


06. Meals on wheels service – Online documents  


07. Merchant Fees – Stage I  (80%) 


08. Standardized Pre Start Vehicle Plant Inspections  


09. Optimise Staff on Boarding Process  


10. Postage Cost Process Review   


11. Transport Applications Project  


12. Optimise Senior Citizen Engagement Process  


13. Whitehorse Centre Online Subscriptions   


14. Construction Management Plan Stage I   
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Section 4 – Capital Works Report 


The 2021/22 Capital Works Program includes 163 projects and programs to be delivered over 


the financial year with an adopted budget of $78.22M. As at 31 March the total available capital 


funding is now $71.78M following the inclusion of 2020/21 carry forward projects ($12.00M), 


then reduced by lower use of reserves ($2.89M), funding transfers to the operating budget 


($1.08M), decreased grant funding ($108k) and $14.37M of funds proposed to be carried 


forward to 2022/23. 


The forecast expenditure for 2021/22 is $68.92M, reflecting $2.86M of savings. 


 


Capital Program Project Status Snapshot: 


 


 


Capital Program Expenditure Snapshot: 


 At 31 March 2022 


Actual Expenditure $30.92M (44.9%) 


Outstanding Orders $31.87M (46.2%) 


Remaining funding for commitment / expenditure $6.13M (8.9%) 
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Capital Expenditure 


At 31 March year to date expenditure was $30.92M, which was behind the forecast 


expenditure of $38.71M for March month end. This variance is due to a range of factors but 


particularly impacted by delayed commencement of building and road projects and impacts of 


COVID-19, which has included delays due to lockdown, contractor availability, resourcing 


shortages resulting from isolation protocols and supply chain delays. At 31 March there was 


$31.87M in project commitments, indicating that the program is progressing despite these 


challenges. 


 


 


 


The blue line indicates the forecast cumulative budget expenditure, totalling $78.22M (adopted 


budget). The orange line indicates the revised (forecast) cumulative expenditure which 


includes carryover funding from 2020/21 and other adjustments, and is reduced by budget to 


be carried forward to 2022/23 and savings, resulting in a revised expected end of year forecast 


figure of $68.92M. 
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Capital Expenditure by Asset Category 


ASSET CATEGORY  


YTD  


ACTUAL      


000's 


YTD  


BUDGET 


000's 


YTD  


VARIANCE   


000's    


 


ANNUAL 


BUDGET    


000's  


 NEW 


ANNUAL 


FORECAST 


000's  


 THIS PERIOD 


FORECAST 


CHANGE 


000's  


N
O


T
E


S
 


 PROPERTY  


Land - - - 3,000 - (3,000)  1 


Buildings 12,745 15,799 3,055 37,601 32,331 (6,543) 2 


Buildings Improvements 2,492 3,187 695 4,991 6,368 (282) 3 


 TOTAL PROPERTY  15,236 18,986 3,750 45,592 38,698 (9,825) 


 
       


 
PLANT & EQUIPMENT  


Plant, Machinery and Equipment 1,343 1,669 326 3,770 3,283 (553) 4 


Fixtures, Fittings and Furniture 187 467 279 494 411 (11)  


Computers and 


Telecommunications 
563 1,704 1,141 2,627 1,303 (443) 5 


TOTAL PLANT & EQUIPMENT  2,093 3,840 1,746 6,891 4,998 (1,006)  


        


INFRASTRUCTURE  


Roads 2,213 4,192 1,979 6,800 6,420 (116) 6 


Bridges 1,423 1,295 (128) 1,850 1,556 -   


Footpaths and Cycleways 2,835 2,445 (390) 4,428 4,633 (237)  7 


Drainage 1,023 1,786 762 2,779 2,360 (542)  8 


Recreational, Leisure and 


Community Facilities 
1,766 1,675 (91) 3,329 2,996 (2,102) 9 


Waste Management - - - 120 120 -   


Parks, Open Space and 


Streetscapes 
4,201 2,440 (1,761) 5,904 6,577 (1,262) 10 


Off Street Car Parks 121 283 162 460 495 (1,062) 
 1


1 


Other Infrastructure 7 10 3 70 70 -   


 TOTAL INFRASTRUCTURE  13,590 14,125 535 25,740 25,227 (5,322)  


        


 TOTAL  30,920 36,951 6,032 78,223 68,923 (16,153) 
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Capital Expenditure by Asset Category (cont.): 


Notes: 


1. The Land forecast was reduced by $3.00M due to no land acquisitions expected during the 


remainder of the year. 


 


2. Buildings expenditure was $3.06M lower than YTD budget predominantly relating to the 


Heatherdale Reserve Pavilion redevelopment ($2.75M) due to delayed project 


commencement, which has resulted in a $2.73M carry forward to the 2022/23 budget, and 


a timing difference on the Whitehorse Performing Arts Centre ($1.33m). These variances 


were partly offset by expenditure on carried forward projects from 2020/21 including 


Strathdon House ($923k) and Terrara Park Pavilion redevelopment ($631k). 


 


The Buildings expenditure forecast was reduced by $6.54M in March reflecting the carry 


forward of funds into 2022/23 for the Morack Pavilion redevelopment ($5.95M) due to 


delayed commencement, with the tender report put forward for Council approval in April 


2022. Smaller carry forwards have also been projected for the Vermont South ($325k), 


Sparks Reserve ($150k) and Mahoneys Reserve ($117k) pavilion upgrades.  


 


3. Building Improvements were $695k below YTD budget largely due to timing differences in 


the Privately Constructed Buildings ($563k) and Mechanical Plant ($184k) renewal 


programs and the Nursery Facility Upgrade ($125k). Building improvement programs are 


completed over the course of the financial year and have been impacted by COVID-19, 


including delays due to lockdown, contractor availability, supply chain delays and 


resourcing shortages resulting from isolation protocols. The Building Refurbishment and 


Components renewal program was also $392k lower than YTD budget after funds were 


reallocated towards the Civic Centre and Box Hill Town Hall refurbishments, by $337k and 


$262k respectively, to fund identified building component renewal elements in the project 


scope.  


 


The Building Improvements forecast was reduced by $282k in March primarily reflecting 


reduced spending in the Privately Constructed Buildings program ($200k), reflecting funds 


which had been earmarked for asset inspections but were not required. 


 


4. Plant, Machinery and Equipment expenditure was $326k lower than YTD budget due to 


lengthy delivery lead times on replacement of light fleet vehicles ($325k) due to 


manufacturing delays associated with COVID-19. Delivery of most ordered vehicles is 


expected prior to 30 June 2022, however there are 15 vehicles that are now unlikely to be 


received until next financial year with 12 month delays for these orders. 


 


The full year forecast was reduced by $553k reflecting proposed carry forwards for 


passenger vehicle ($354k) and heavy plant vehicles ($199k), which are not expected to be 


delivered until the 2022/23 financial year. 
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Capital Expenditure by Asset Category (cont.): 


5. Computers and Telecommunications expenditure was $1.14M below YTD budget mainly 


due to: 


 the carry forward of the IT Disaster Recovery allocation to 2022/23 as a result of IT 


Strategy and Technology Transformation planning ($450k), 


 delays in a large one-off IT infrastructure upgrade ($329k) relating to upgrades of the 


core network switches at the Civic Centre and Box Hill Town Hall ($250k), which will 


not be completed until 2022/23 due to a 6 month delivery lead time, and a telephony 


system upgrade ($60k), which has been deferred pending the outcomes of a 


Transformation technology architecture consultancy,  and 


 timing differences in the renewal programs for End User Devices ($109k) and Mobile 


Devices ($80k) due to supply delays and less replacements being completed during 


the COVID-19 work from home period. The budget is still expected to be fully spent 


with increased replacements to occur during Q4. 


 


The full year forecast was reduced by $443k reflecting carry forwards for IT infrastructure 


upgrades ($310k) which have been delayed as explained above. Smaller carry forwards 


have also been projected for existing Computron finance system ($57k) and Asset 


Management System ($45k) upgrade programs. 


 


6. Roads expenditure was $1.98M lower than YTD budget primarily reflecting timing 


differences across most projects, most significantly in the Local Roads Rehabilitation 


program ($374k) and Asquith Street reconstruction project ($348k) due to delays resulting 


from changes in EPA requirements for soil testing and removal and COVID-19 impacts on 


staff and contractor availability. Lower than expected costs on Lambourne Street ($232k) 


and Fellows Street ($153k) reconstructions due to favourable contract rates also 


contributed to the YTD variance. 


The Roads forecast was reduced by $116k in March mainly reflecting $100k savings on 


the Road Condition Data program due in part to the competitive contract price offered. 


 


7. Footpath and cycleway expenditure was $390k above YTD budget mainly reflecting a mix 


of timing differences and additional (LRCI funded) expenditure in the Footpath Renewal 


program ($706k), partly offset by timing differences on other projects including the Bushy 


Creek Shared Pathway upgrade ($191k) which has been impacted by delayed consultation 


and resourcing constraints. 


 


The Footpaths and Cycleways forecast was reduced by $237k in March mainly reflecting 


carry forwards of $100k for both the Easy Ride Routes and Box Hill Integrated Transport 


Strategy projects. 
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Capital Expenditure by Asset Category (cont.): 


8. Drainage was $762k lower than YTD budget mainly relating to the Stormwater Drainage 


renewal program ($643k), which has been impacted by EPA requirements for soil testing 


and removal, COVID-19 delays, staffing constraints and a lack of projects identified for 


delivery, which is expected to be addressed in future years once the current flood modelling 


work has been completed. 


 


The Drainage forecast was reduced by $542k in March mainly reflecting a $459k decrease 


in the Stormwater Drainage renewal program to reflect the reduced scope of works 


expected to be completed by 30 June. 


 


9. The Recreational, Leisure and Community Facilities expenditure forecast has been 


reduced by $2.10M in March mainly reflecting $1.80M of proposed carry forwards, including 


$462k on the Sports Field Floodlighting Renewal Program, $425k for the Elgar Park South 


Sports Field Floodlighting project, and $393k on the Eley Park Sports Court. There was 


also $284k of forecast reductions for expected underspends, including $197k savings on 


RHL Sparks Reserve Sports Field Floodlighting project. 


 


10. Parks, Open Space and Streetscape expenditure was $1.76M above YTD budget due to 


works completed on several carried forward projects from 2020/21 including Britannia Mall 


($1.12M), Brentford Square ($544k), Katrina Street/Caroline Crescent ($235k) streetscape 


works, Box Hill Mall Lighting ($321k) and Halliday Park Landscape Enhancements ($142k). 


These are partly offset by lower than expected expenditure on the Play Space Renewal 


Program ($258k) and Vermont Shopping Centre streetscape ($138k). 


The March forecast decrease of $1.26M reflects $760k of carry forwards to 2022/23 which 


mainly relates to the Vermont Shopping Centre streetscape works ($685k), which have 


been delayed and re-scoped in response to community feedback, and $540k of 


underspends including $210k for Box Hill streetscape works, $144k for Play Space 


renewals and $90k on the Cromwell Street upgrade. 


 


11. Off street car park expenditure was $162k below YTD budget mainly due to delayed 


commencement of the Forest Hill Car Park upgrade ($192k), the consultation for which was 


undertaken in February. 


 


The full year forecast was reduced by $1.06M in March including a $300k carry forward for 


the Forest Hill car park upgrade and $812k of forecast reductions primarily relating to the 


Bennettswood car park ($600k) and Sealed Car Park Renewal Program ($204k). 
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Quarter 3 Program Highlights  


Main Street, Blackburn Bridge Replacement - Completed 


Renewal of the two lane Main Street, Blackburn road bridge has been completed. This work 


ensures the structural stability of the bridge for up to the next 100 years. The scope of works 


included: 


 removal of the existing bridge 


 rerouting of utilities 


 construction of new bridge abutments, plank, deck and handrails. 


Works commenced in 2020/21 and the bridge reopened to vehicles in February 2022. The 


total project cost was approximately $1.65M over two financial years and has been funded 


by Federal Government Local Roads and Community Infrastructure funding. 


Revegetation works are being completed during Autumn with lighting and speed humps also 


to be installed in the coming months to improve pedestrian safety. 
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Highbury Park Play Space Upgrade - Completed 


An upgrade of the Highbury Park play space in Burwood East was completed in January 2022 


for total project cost of approximately $260k. Designed in consultation with the community, 


the scope of works included: 


 Inclusive equipment including a hammock swing, wheelchair accessible 


swinger and gyro swing 


 Four towers connected by bridges 


 Rock-climbing wall 


 Four metre high pyramid net 


 See-saw and rocker  


 A variety of wheelchair accessible activity panels below two of the towers 


The previous play space equipment was donated to the Rotary Overseas Recycled 


Playgrounds program to be reinstalled for use in disadvantaged communities overseas. 
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Whitehorse Performing Arts Centre – In Progress 


Construction of the Whitehorse performing arts centre is progressing well. Construction 


started in late 2021 and is expected to be completed in late 2023 for a total budget of 


$78.00M. Works undertaken to date include: 


 Completion of multi-deck car park 


 Preliminary earth works completed 


 Stormwater system and in ground services have been installed 


 More than 220 concrete piles installed and ground floor slab works are 


progressing 


 Crane work has commenced to install large precast concrete wall panels 


and steel trusses for the two theatres and flytower. 


                                                              


     


 


Halliday Park Landscape Improvements - Completed 


Improvements to Halliday Park including installation of a new basketball half court, exposed 


aggregate concrete path connection and new seating have been completed in February 


2022 for a total project cost of approximately $150k.  


Before:                                                                             After:     
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Heatherdale Reserve Pavilion – In progress 


Construction works for the Heatherdale Reserve pavilion redevelopment are underway and 


expected to be completed in October 2022 for a total project budget of $6.23M. The Federal 


Government has provided $2.00M and the Victorian Government has provided $200k 


funding towards the redevelopment. The scope of works includes: 


 demolition of the existing pavilion 


 multi-purpose room 


 multiple change rooms 


 kitchen and amenities 


 supporting facilities for sporting and community use. 


Works completed to date include installation of screw piles, plumbing rough ins, concourse 


retaining walls facing main oval and sub-floor structural steel is in progress. 


In progress:                                                                        Artist Impression:                                                                       


     


Morton Park Sports Field Lighting - Completed 


Completion of the upgrade of sports field lighting at Morton Park to light two fields. Works 


commenced in 2020/21 and funds were carried forward with completion in January 2022. 


The project was partly funded by $300k funding from the State Government and cost 


approximately $580k over the two financial years. Works included: 


 removal of existing lighting 


 installation of a new lighting system to provide a cost effective, durable and 


high-quality LED lighting at 150 Lux with on demand lighting capability 


 


Before:                                                                         After: 
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Section 5 – Financial Report 


Executive Summary 


The year to date (YTD) financial result at 31 March 2022 was a surplus of $51.93m, $3.60m 


favourable to the Adopted Budget.  Income was $9.03m unfavourable and expenditure was 


$12.63m favourable to budget. The variances are predominantly due to service closures and 


reduced demand as a result of the COVID-19 pandemic restrictions during the year, and 


decreased costs relating to delays in recruitment of new and vacant positions. The year to 


date impact of the pandemic on Council’s net result at 31 March was $5.82m which brings the 


inception to date impact to $19.19m. 


Council completed a major forecast review during September 2021 to take into account the 


impact of the COVID-19 pandemic and other changes that had arisen since the Budget was 


adopted. The full year forecast is presenting a surplus of $8.22m, $8.39m unfavourable to 


budget. This is made up of a reduction in income of $8.50m and a reduction in expenditure of 


$0.12m. Due to the significant impact of COVID-19, this revised forecast has been used as 


the new baseline for reporting for the rest of the financial year.  


Compared to the September major forecast (new 2021/22 baseline), the year to date financial 


result was $10.80m favourable. Income was $0.14m unfavourable to the September forecast, 


primarily reflecting lower capital grants ($861k) and user fees ($376k), increased net loss on 


disposal of assets ($375k), partly offset by higher other income ($923k), statutory fees and 


fines ($428k) and operating grants ($414k). Expenditure was $10.94m favourable to the 


reforecast, mainly driven by reduced materials and services ($6.16m) and employee costs 


($3.83m). 


A recent review of the annual forecast was completed in March, projecting the year-end result 


to be a surplus of $16.42m, a gain of $4.05m compared to the previous forecast reported in 


January.  This is primarily due to 75% of the 2022/23 Victorian Local Government Grants 


Commission funding allocation being brought forward and included in 2021/22 year income 


($3.93m).  


The March forecast is $0.19m unfavourable to the adopted budget and $8.19m favourable to 


the September major forecast. 
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Financial Analysis 


For the period ending 31 March 2022 


 


Year to date result 


As noted in the Executive Summary, the year to date result at 31 March was $10.81m 


favourable to the year to date September forecast (“reforecast”). The major variances are: 


(1) Statutory fees and fines were $428k favourable to reforecast primarily relating to 


increases in parking infringements ($521k) and temporary road closure permits fees 


($104k), partly offset by lower planning permit application fees ($289k). 


 


(2) User fees were $376k unfavourable to reforecast mainly relating to the following 


variances: 


 Property and Leasing were $481k unfavourable mainly due to a reduction in fees 


from Watt Street ($182k) and Harrow Street ($280k) Carparks, 


 Recycling and Waste Centre was $376k unfavourable driven by lower fee income 


from account customers ($1.07m), partly offset by the increased gate fee income 


($692k), 


 Health and Family Services were $207k unfavourable primarily reflecting lower fees 


from child care centres ($190k), 


 Arts and Cultural Services were $132k unfavourable primarily relating to decreased 


fee income in Box Hill Community Arts Centre ($78k) mainly due to course 


cancellations as a result of COVID-19 restrictions, and Minor Halls ($41k), 


 Parks and Natural Environment were $110k unfavourable driven by decreased tree 


amenity valuation fees in Arbor program. 


The above variances were partly offset by: 


 Leisure and Recreation were $765k favourable, mainly reflecting increased user 


fees from Aqualink Box Hill ($375k) and Nunawading ($271k) largely relating to 


memberships, higher fee income from Morack Golf Course ($263k), partially offset 


by a timing difference on the sports ground rental income ($145k), and 


 Community Safety were $206k favourable primarily due to higher than expected 


animal registration fees due to timing ($187k). 


 


(3) Grants – operating were $414k favourable to reforecast primarily reflecting higher 


Federal Government grants for Home and Community Services programs due to the 


earlier receipt of the Quarter 4 instalment ($1.81m) and increased State Government 


grant ($101k) for Working for Victoria program due to timing, partly offset by lower 


home care package subsidies ($778k) as the government has changed to payment in 


arrears for this grant, a timing difference on the Local Roads and Community 


Infrastructure (LRCI) funds ($527k) for the energy efficient changeover project, and 


reduced child care assistance ($307k). 







 Quarterly Performance Report for quarter ended 31 March 2022 


 Page 84 


 


(4) Grants – capital were $861k unfavourable to reforecast, primarily relating to 


decreased Government funding for road bridges renewal program ($557k), Elgar Park 


Masterplan implement ($236k), sportsfield flood lighting ($138k) and RHL Sparks 


Reserve pavilion upgrade ($116k), and road reconstructions at Lambourne Street 


($113k), mainly due to delays in completing projects. These were partly offset by 


increased Roads to Recovery funds ($300k) for road reconstruction at Asquith Street 


and Henry Street Box Hill due to timing, and higher than budgeted Federal grants for 


footpath renewal program ($202k). 


 


(5) Other income was $923k favourable to reforecast primarily reflecting an unbudgeted 


rebates from the Victorian Energy Efficiency Credit scheme ($306k) for the bulk street 


lighting upgrade project in 2020/21, project management fees for Suburban Rail Loop 


($450k) received in March, increased cardboard and metal sales ($106k) and 


workcover ($101k). 


 


(6) Net loss on disposal of assets was $375k unfavourable to reforecast mainly 


reflecting increased book value of assets sold ($685k) due to the recognition of residual 


book value for the Heatherdale Reserve Pavilion which was demolished in December.  


This was offset partly by higher year to date proceeds on sales of fleet vehicles 


($302k). 


 


(7) Employee costs were $3.83m favourable to reforecast primarily relating to the 


following significant variances: 


 Salaries were underspent by $3.33m primarily reflecting variances across majority 


of departments due to reduced staffing in response to changes in demand and 


service levels at various degrees during and subsequent to COVID-19 lockdowns, 


and delayed recruitment of unfilled positions.  


 The most significant variances include Home and Community Services ($1.05m), 


Health and Family Services ($527k), City Services ($516k), City Planning and 


Development ($231k), Information Technology ($202k),  Parks and Natural 


Environment ($199k), Community Safety ($183k), Digital and Business Technology 


($166k), Finance and Corporate Performance ($158k), Arts and Cultural Services 


($130k), Strategic Communications and Customer Services ($121k) and 


Transformation ($96k). These were partly offset by the increased salary costs in 


COVID-19 Centralised Costs ($202k) mainly relating to COVID-19 leave taken and 


COVID-19 marshal payments, Engineering and Investment ($181k) predominantly 


due to the unbudgeted roles in Major Transport Projects, and People and Culture 


($157k) primarily due to timing differences within the Working for Victoria program. 


 Training and development costs, including corporate training, were $473k 


underspent primarily due to cancellation and delays in organising staff training as a 


result of COVID-19 restrictions during lockdown.  
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(8) Materials and services were $6.16m favourable to reforecast reflecting variances 


across many departments with the most significant being: 


 Engineering and Investment were $1.15m favourable primarily relating to timing 


differences in project costs for Suburban Rail Loop ($423k) and Energy Efficiency 


Changeover ($489k), reduced project costs for North East Link ($167k) and lower 


contracts and services ($100k) partly offset by higher electricity costs for public 


lighting ($104k) due to price rise and increased maintenance costs by United 


Energy, 


 Leisure and Recreation Services were $705k favourable mainly relating to lower 


utility costs across a number of facilities ($203k) due to service closure during 


COVID-19 lockdown, promotional expenses ($104k), contracts and services 


($100k), and reduced project costs for Open Space strategy initiative ($64k) and 


East Burwood Reserve Masterplan ($58k), lower materials and supplies ($55k), and 


other smaller variances across the department, 


 Information Technology were $630k favourable due to timing differences in a 


number of areas including IT Foundation Plan consultants ($356k), software and 


licences ($167k), and reduced hosting and support costs ($101k), 


 Parks and Natural Environment were $538k favourable predominantly relating to 


Arbor ($313k), driven by lower contract tree pruning costs ($390k) due to delays in 


completion, lower tree watering costs ($109k) due to timing, offset partly by 


increased reactive tree pruning costs ($176k). Other contributors include Open 


Space and Park Assets mainly relating to reduced contract weed eradiation costs 


($146k), and Sportsfields with lower water charges ($89k), 


 Arts and Cultural Services were $528k favourable with Events ($243k), Whitehorse 


Centre ($73k), Box Hill Town Hall ($61k), and Box Hill Community Arts Centre 


($52k) being the main contributors as a result of events being cancelled or reduced 


to smaller scale and facilities continuing to work towards a return to normal levels 


post COVID-19 lockdown. The most notable variances were relating to reduced 


Australia Day event costs ($117k), Lunar New Year ($71k), promotions ($62k) and 


contracts and services ($56k), 


 Project Delivery and Assets were $433k favourable predominantly relating to 


facilities maintenance, including lower reactive maintenance ($130k), essential 


services maintenance ($95k), regular maintenances ($43k) and CCTV and security 


maintenance ($42k) due to timing differences, and reduced painting and timber 


floors ($64k), 


 City Services were $384k favourable primarily reflecting lower waste education 


program costs ($162k), kerbside garbage collection costs ($127k), FOGO 


implementation costs ($104k), Waste Service Charge project costs ($84k), green 


waste disposal costs ($52k) and other smaller underspent variances. These were 


partly offset by increased drainage improvement costs ($129k) and hard and green 


waste collection ($104k), 
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 Community Safety was $366k favourable mainly reflecting decreased Fines Victoria 


lodgement fees ($163k) due to less infringements  issued during the COVID-19 


outbreak, lower contracts and services ($63k) and in-ground sensor contract costs 


($62k), 


 City Planning and Development were $328k favourable mainly driven by decreased 


project costs for Developer Contribution Plan ($157k), postage costs ($67k) due to 


timing, planning scheme amendment panel costs ($58k), consultant costs ($31k), 


and a number of other smaller variances, partially offset by increased legal 


expenses ($61k) and contractors for backfill ($26k), 


 Governance and Integrity were $206k favourable with a number of small variances 


across the department, most significantly relating to lower utilities ($60k) mainly due 


to timing, postage costs ($32k), paper and printing costs ($28k), archives and 


maintenance ($26k) and legal expenses ($20k), partly offset by higher insurance 


brokers fees ($27k), 


 Health and Family Services were $203k favourable mainly relating to the Child Care 


centres ($131k) which were underutilised during the COVID-19 lockdown, 


Environmental Health Operations ($36k) and Youth Services ($26k). The most 


notable variances include reduced food and drinks costs ($41k), program activities 


($33k), corporate uniform costs ($28k), utilities ($26k), and contract cleaning 


services ($20k), 


 People and Culture were $191k favourable primarily reflecting decreases in legal 


expenses ($50k), service awards ($45k), recruitment costs ($35k) and contracts 


and services ($27k), 


 Strategic Communications and Customer Services were $174k favourable primarily 


due to reduction in Internet Site costs ($65k) due to timing, decreased Whitehorse 


calendar costs ($43k), Whitehorse News ($25k), and promotions ($13k), 


 Finance and Corporate Performance was $140k favourable primarily relating to 


lower than budgeted bank charges ($57k), reduced contracts and services ($22k), 


legal expenses ($19k) and a number of other smaller variances, and 


 Transformation was $126k favourable predominantly reflecting decreased 


consultant costs ($83k) due to delays in commencing service reviews and lower 


contracts and services ($35k). 


The above variances were partly offset by: 


 Digital and Business Technology were $134k unfavourable mainly driven by 
increased contracts and services for ERP project ($146k). 


(9) Other expenses were $723k favourable to reforecast primarily reflecting timing 


differences in lower doubtful debts ($273k) relating to parking infringements, fire 


service property levy for council properties ($222k), community grants ($88k) and a 


number of other smaller variances. 
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Projected year-end result 


Council adopted the 2021/2022 budget at its Ordinary Meeting held on 28 June 2021, 


projecting a surplus of $16.61m for the year. With the ongoing impact of the COVID-19 


pandemic still in effect, Council completed a revised forecast in September with full year 


projections now showing a surplus of $8.22m, $8.39m unfavourable to budget. This is made 


up of a reduction in income of $8.50m and a reduction in expenditure of $0.12m.   


The projected year-end result for 2021/22 was further reviewed at 31 March 2022 and a 


surplus of $16.42m is predicted, $0.19m unfavourable to the adopted budget but $4.05m 


favourable to the previous forecast carried out in January. The significant changes compared 


to the January forecast were:  


(1) Grants – operating were $3.93m favourable to January forecast relating to 75% of 


the 2022/23 grant funding allocation from the Victorian Local Government Grants 


Commission being brought forward by the funding body and included in 2021/22 year 


income. 


 


(2) Grants – capital were $186k unfavourable to January forecast mainly reflecting a 


decease associated with the reallocation of local road and community infrastructure 


projects funding from capital to operating grants, to be applied to energy efficient street 


lighting ($346k; operating impact incorporated in January forecast), and the deferment 


of the dog exercise and walking infrastructure upgrade program ($390k) into a future 


year. These were partly offset by increased allocation for Heatherdale Pavilion 


redevelopment ($500k) which is part of the $2m federal grant and expected to be 


received before 30 June, plus a $50k increase in North East Link Project funding 


associated with the Elgar Park north east oval redevelopment, with the project 


commencing earlier than previously expected. 


 


(3) Materials and Services were $200k favourable to January forecast relating to the 


deferment of the Whitehorse Development Contributions Plan implementation to 


2022/23. 
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Cash Position 


Total cash and investments (including other financial assets) totalled $266.26m at the end of 


March 2022, representing a $16.16m increase since the beginning of the year.  


Debtors 


Council has collected $102.78m or 81.13% of 2021/22 rate debtors as at 31 March 2022. 


Other debtors (net of doubtful debt provisions) outstanding at 31 March total $2.18m, including 


$387k outstanding over 90 days. 


Capital Works Program 


The included capital works report reflects expenditure to the end of February of $30.92m 


compared to a year to date budget of $36.95m and represents 44.86% of the total capital 


works program annual forecast of $68.92m for 2021/22. The program includes $12.00m of 


carried forward projects from the prior year.  
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Income Statement  


For the period ending 31 March 2022 


 


 


 


Actual
 Major 


Reforecast 
Variance Budget Variance


 March 


Forecast 


 January 


Forecast 


 Major 


Reforecast 
Budget


Var. Mar 


FCT v Jan 


FCT


$'000 $'000 $'000 $'000 $'000 Notes $'000 $'000 $'000 $'000 $'000 Notes


Income


Rates 126,712 126,895 (183) 126,902 (190) 126,889 126,889 126,889 126,896 0


Statutory fees and fines 5,651 5,223 428 9,145 (3,494) 1 7,711 7,711 7,418 12,132 0


User fees 25,340 25,716 (376) 33,355 (8,015) 2 35,324 35,324 35,249 43,438 0


Grants - operating 17,669 17,255 414 14,891 2,778 3 26,928 22,995 22,876 19,874 3,933 10


Grants - capital 2,758 3,619 (861) 3,120 (362) 4 7,875 8,061 8,293 6,504 (186) 11


Contributions - monetary 3,807 3,898 (91) 3,688 119 5,290 5,290 5,241 5,000 0


Interest on investment 847 864 (17) 864 (17) 1,316 1,316 1,166 1,166 0


Other income 3,100 2,177 923 2,528 572 5 4,131 4,131 2,879 3,447 0


Net gain / (loss) on disposal of assets (286) 89 (375) 131 (417) 6 100 100 100 156 0


Total income 185,598 185,736 (138) 194,624 (9,026) 215,564 211,817 210,111 218,613 3,747


Expenditure


Employee costs 57,771 61,604 3,833 64,113 6,342 7 84,135 84,233 86,270 88,805 98


Materials and services 45,455 51,612 6,157 50,935 5,480 8 75,009 75,209 75,104 72,974 200 12


Depreciation 22,902 23,130 228 22,858 (44) 31,009 31,009 31,190 30,856 0


Finance costs - leases 25 25 0 24 (1) 33 33 33 31 0


Other expenses 7,512 8,235 723 8,361 849 9 8,962 8,962 9,291 9,339 0


Total expenditure 133,665 144,606 10,941 146,291 12,626 199,148 199,446 201,888 202,005 298


Net surplus / (deficit) 51,933 41,130 10,803 48,333 3,600 16,416 12,371 8,223 16,608 4,045


Year-to-Date Full Year
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Balance Sheet  


As at 31 March 2022 


 


 


  


2021/22 2020/21


31-Mar-22 30-Jun-21


$'000 $'000


ASSETS


Current assets


Cash and cash equivalents 24,582                  21,363                  


Trade and other receivables 35,782                  15,474                  


Other financial assets 241,681                228,739                


Other assets 512                        1,366                     


Total current assets 302,557                266,942                


Non-current assets


Trade and other receivables 426                        475                        


Investments in associates 6,361                     6,361                     


Property, infrastructure, plant & equipment 3,572,511             3,565,618             


Intangible assets 608                        775                        


Total non-current assets 3,579,906             3,573,229             


Total assets 3,882,463             3,840,171             


LIABILITIES


Current liabilities


Trade and other payables 25,566                  35,883                  


Trust funds and deposits 13,865                  12,973                  


Provisions 18,945                  18,839                  


Lease liabilities 434                        565                        


Total current liabilities 58,811                  68,260                  


Non-current liabilities


Provisions 1,745                     1,745                     


Other liabilities 2,697                     2,697                     


Lease liabilities 923                        1,114                     


Total non-current liabilities 5,365                     5,556                     


Total liabilities 64,175                  73,816                  


Net assets 3,818,287             3,766,355             


EQUITY


Accumulated surplus 1,525,803             1,473,870             


Reserves 2,292,485             2,292,485             


Total equity 3,818,287             3,766,355             
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Cash Flow Statement  


For the period ending 31 March 2022 


 


 


  


2021/22 2020/21


31-Mar-22 31-Mar-21


 Inflows/  Inflows/ 


 (Outflows)  (Outflows) 


$'000 $'000


Cash Flows from Operating Activities:


Rates 107,242              106,835              


Statutory fees and fines 5,651                   4,377                   


User fees 27,575                20,946                


Grants - operating 16,320                16,713                


Grants - capital 728                      12,654                


Contributions - monetary 3,807                   5,213                   


Interest received 847                      1,309                   


Other receipts 3,099                   1,951                   


Fire Services Property Levy collected 15,398                15,158                


Employee costs (59,047)               (54,499)               


Materials and services (53,129)               (51,965)               


Other payments (7,513)                 (7,251)                 


Fire Services Property Levy paid (14,539)               (14,894)               


Net cash from operating activities 46,439                56,547                


Cash Flows from Investing Activities:


Payment for property, infrastructure, plant and equipment (30,920)               (30,096)               


Proceeds from sale of property, infrastructure, plant and equipment 1,138                   1,321                   


Proceeds/(payments) for investments (12,942)               (32,846)               


Repayment of loans and advances from community organisations (14)                       4                          


Net cash used in investing activities (42,738)               (61,617)               


Cash Flows from Financing Activities


Repayment of lease liabilities (456)                     (913)                     


Interest paid - lease liabilities (25)                       (14)                       


Net cash used in financing activities (481)                     (927)                     


Net Increase/(decrease) in cash and cash equivalents 3,220                   (5,997)                 


Cash and cash equivalents at 1 July 21,363                24,658                


Cash and cash equivalents as at end of period 24,583                18,661                
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Operating Income and Expenditure 


For the period ending 31 March 2022 


Graph 1.1:  Year to Date Operating Income variance 


 
 
 
Graph 1.2:  Year to Date Operating Expenditure variance  
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Cash and Investments 


For the period ending 31 March 2022 


 


Graph 2.1:  Cash Flow Comparison 


 


Note: Restricted Funds include cash that is subject to external restrictions such as trust funds 


and deposits, Public Open Space Reserve and the Car Parking Reserve. It also includes funds 


allocated for specific future purposes such as the Aged and Disability Reserve, Community 


Development Reserve, Waste Management Reserve, Art Collection Reserve, and the Energy 


fund reserve. 


Graph 3.1:  Investment by Institution 
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Rate Debtors 


For the period ending 31 March 2022 


Table 4.1:  Current Rate Debtors 


 


 


 


Graph 4.2:  Percentage of Current Rates Collected 


 


  


31-Mar-22 31-Mar-21 28-Feb-22


YTD Current Rates Collected ($) 102,782$        99,326$          93,593$          


Current Rates Collected (%) 81.13% 82.03% 76.25%
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Sundry Debtors 


For the period ending 31 March 2022 


Table 4.3:  General and Sundry Debtors 


 


 


Graph 4.4:  General and Sundry Debtors – Aged Comparison  


  


31-Mar-22 31-Mar-21 28-Feb-22


$'000 $'000 $'000


Current 1,443 1,070 779


30-60 Days 326 284 406


61-90 Days 22 195 220


91+ Days 387 807 287


Total Owing 2,179 2,356 1,692


Total over 60 days 410 1,002 507


% over 60 days 18.8% 42.5% 30.0%


Total over 90 days 387 807 287


% over 90 days 17.8% 34.2% 17.0%
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Employee Costs  


For the period ending 31 March 2022 


 


Table 5.1:  Employee Costs by Division 


 
 


 


Graph 5.2:  Employee Costs – Actual to Reforecast Comparison 


 


 


 


Division YTD 


Actual


YTD 


Major 


Reforecast


YTD 


Variance


2021/22 


Major 


Reforecast 


2021/22 


Jan 


Forecast


2021/22 


Budget


Transformation 1,122 1,400 278 2,448 1,950 3,523


Corporate Services 11,997 12,535 538 17,499 17,152 16,184


City Development 10,213 10,534 321 14,555 14,403 15,613


Community Services 23,960 25,926 1,966 36,103 35,503 37,687


Infrastructure 10,479 11,208 729 15,665 15,126 15,798


Total Employee Costs 57,771 61,604 3,833 86,270 84,135 88,805









