Two dwellings (construction of buildings and works under a Design and Development
Overlay)
AT
66 King Street, QUEENSCLIFF

1.

Introduction

Sincock Planning has been engaged to prepare a planning report for the development of two dwellings
at 66 King Street, Queenscliff, which also includes permit permission for the construction of buildings
and works under the Design and Development Overlay.
The site has a wide street frontage and no heritage value, with potential water views from the first
floor such that it provides an ideal opportunity for redevelopment.
The proposal is consistent with planning policy to provide for infill development within existing
established townships to minimise the pressure for expansion of the township and increase the
population within the Queenscliff township.
The design of the proposed dwelling has regard for the outcomes sought by the Design and
Development Overlay affecting the site, with basement garaging providing for a recessive outcome
in a contemporary manner.
The proposal provides a well-designed, site responsive development that accommodates two
dwellings in a building deliberately designed to appear as a single dwelling when viewed from the
street, with a central siting and large side and rear setbacks to maintain amenity and the detached
form in the streetscape.
The development will achieve the policy outcomes within the Queenscliffe Planning Scheme and meet
with the various character, siting and amenity provisions within Clause 55.
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2.

Proposal

The application proposes the development of two dwellings with a shared basement car park. The
car park is accessed from the south-east corner of the site via a single width crossover and driveway
that leads down to four car parking spaces, a large shared storage area, lift, lift-lobby and wine cellar.
A roller shutter door is recessed from the front of the building at the bottom of the ramp.
At the ground floor level, the building has setbacks of 10.33m to TH1 and 11.3m to TH2. Both
dwellings hare an entry lobby which has the appearance of a typical single dwelling front door, with
entry to each dwelling from within. At the lobby is shared access to the lift to the upper level and
the basement. The ground floor level comprises four bedrooms, bathroom, laundry and a powder
room. Bedrooms 3, 4 & 5 have direct access to the courtyards, whilst each dwelling also has access
to the rear yard from the central corridor.

Ground floor layout

At the first floor is the master bedroom which overlooks the front yard, each of which has a balcony.
At the rear is the primary living area with kitchen/dining/living in an open plan and accessing first
floor outdoor living balconies. The balconies have retractable awnings, making them useable
throughout the year.

First floor layout
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The ground floor side setbacks are at least 2.4m, extending to 3.6m to the bedrooms 3-5 sliding doors.
The first floor side setbacks are 2.4m (TH2) and 2.442m (TH1), whilst the balcony of TH1 has a 9.03m
front setback.
At the ground level, each dwelling has a secure service area including clothes line and bin storage,
with extensive garden areas to the sides and rear.
Clerestory windows provide light through the upper level of both dwellings, with a void providing
direct light to the ground floor corridor of each dwelling as well.
Both dwellings are two storey, with the primary wall heights of 7-7.2m in height and the overall
height of the clerestory window component being 8.35m.

Streetscape elevation

Materials and colours are shown at TP16 of the drawing set, with brick at the ground floor, metal
cladding at the first floor.

Materials

Overall the development provides a site coverage of 46%, a permeability of 46% and an overall Garden
Area for the development far exceeding 35%.
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3.

Site and surrounds

Site
The subject site is located at 66 King Street Queenscliff on a 767m² parcel of land that is located in
the western edge of the town and less than 350m from Swan Bay.
Subject site

Subject site

The site is rectangular in shape with a street frontage of 18.54 metres and a depth of 40.77 metres.
The site has a modest fall to the rear (north). It is developed with a single storey brown brick dwelling
with a low hipped roof form and timber picket fence to the front boundary.
A single storey lightweight extension is located at the rear and comprises a small sunroom. A single
garage (Galvanized iron) is sited on the west boundary and accessed via a concrete driveway. The
rear yard is grassed with some small trees and shrubs, whilst the driveway is inaccessible to cars due
to the flowering shrubs planted along both sides.
Timber paling fences extend along the side and rear boundaries and the rear yard is accessed from a
side door (laundry) and from the sunroom.

66 King Street
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Surrounds
The site is located within an established residential area to the west of the town centre. The Swan
Bay foreshore is located one street block to the north and the Queenscliff Lonsdale Yacht Club is
located to the north-west.
Whilst the land is located within close proximity to all manner of services and facilities, residential
land remains within walking distance of the town centre, as well as the Queenscliff Kindergarten and
Primary School to the north and St Aloysius School to the north-east.
The built form in the surrounding residential area is varied, with both single and double storey
building forms, timber and brick construction, along with character and more contemporary dwellings.
Garages and carports accessed from King Street are generally recessive from the dwelling. Cars park
in the road reserve however parking is plentiful due to the extent of parking available on properties.
More specifically the immediate interfaces with the subject site are described as follows:
North
To the north at 7 Swanston Street is a single storey brick dwelling with a tiled roof. A large shed is
located at the rear of the dwelling, running north-south across the width of the property. The
dwelling appears o have views in a north-westerly direction due to the topography and its elevation
above the road. Vehicle access appears to be informal from Swanston Street.
South
To the south side of King Street opposite the site are dwellings located on the corners of Raglan and
King Streets or Swanston and King Streets.
Directly opposite the site is a two storey weatherboard dwelling at 2 Raglan Street with side frontage
to King Street. The King Street frontage has a tall solid side fence, with the exception of a lower
picket fence to the front of the dwelling.
Trees are planted along the side boundary and largely obscure the dwelling from King Street.
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2 Raglan Street

At 9 Swanston Street is a single storey dwelling facing Swanston Street that has solid fencing along
King Street. The dwelling is orientated to the east and west with vehicle access from Swanston Street.

9 Swanston Street

West
To the west are dwellings at 68 and 70 King Street. To the immediate west is 68 King Street which
is a weatherboard dwelling with an iron roof that sits behind a low solid brick fence. The dwelling
is centrally sited and vehicle access is along the western boundary. A single car garage is located
to the north-west of the dwelling with a traditional gable end and timber doors. The garage is
painted yellow to match the dwelling.
A power pole is located adjacent to the driveway and a street tree is located in the centre of the
road reserve in front of the property.
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68 King Street

To the west again is 70 King Street which is developed with a single storey brick dwelling with a
tiled roof. The site is on the north-east corner of Swanston and King Streets and vehicle access is
obtained from Swanston Street to a single width garage that extends across the width of the
property.
The King Street frontage has a low solid brick fence and a street tree is planted centrally in the
road reserve. The side and rear boundaries have timber paling fences.

70 King Street as seen from directly in front (left) and form the south-east (right)

East
To the east are dwellings at 64, 62 & 60 King Street. To the immediate east is 64 King Street which
comprises a relatively contemporary two storey dwelling with a pitched roof centrally constructed
on the site. A side brick paved drive leads to a single width garage, behind which is another shed.
The shedding is effectively constructed along the half of the western boundary.
The dwelling is a lightweight clad building with white weatherboards to the ground level and stained
timber boards to the first floor. A small balcony extends over the front door and creates an small
porch. A first floor balcony at the rear has glass balustrade and designed to capture northern aspect
to Swan Bay.
The front yard is terraced and low shrubs planted in the lower level with a larger grassed area at the
upper level terrace.
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64 King Street as seen from the street (left) and from the rear yard of 66 King Street (right)

To the east again nis a brick dwelling with a green iron roof at 62 King Street. The dwelling is largely
obscured form the street with large shrubs/small trees, with the roof poking up above. The property
returns to Bethune Street where vehicle access to a garage is obtained.

62 King Street

To the east again is a two storey weatherboard dwelling that is currently under construction.. The
property is located at the north-west corner of King and Bethune Streets, with vehicle access being
obtained from Bethune Street. The dwelling has a small courtyard to the north-west of the dwelling.

60 King Street
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4.

Planning Controls

Zoning
The subject site is within a Neighbourhood Residential Zone, Schedule 1 and the purpose of zone
as set out at Clause 32.09 is:
• To implement the Municipal Planning Strategy and the Planning Policy Framework.
• To recognise areas of predominantly single and double storey residential development.
• To manage and ensure that development respects the identified neighbourhood character,
heritage, environmental or landscape characteristics.
• To allow educational, recreational, religious, community and a limited range of other nonresidential uses to serve local community needs in appropriate locations.
Subject site

Zoning map
Pursuant to the provisions of the Table of uses at Clause 32.09-2 a permit is not required to use the
land for a dwelling.
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A permit is required to construct a dwelling on the land if there is at least one dwelling existing on
the land pursuant to the provisions of Clause 32.09-5.
At Clause 32.09-4 the zone provides the following minimum garden area requirements, which apply
to an application to construct a dwelling:
Lot Size
Minimum percentage of a lot set aside as garden area
400 – 500m2
25%
Above 50 – 650m2
30%
2
Above 650m
35%
Clause 32.09-10 provides a maximum building height for a dwelling and states:
A building must not be constructed for use as a dwelling or a residential building that:
• exceeds the maximum building height specified in a schedule to this zone; or
• contains more than the maximum number of storeys specified in a schedule to this zone.
If no maximum building height or maximum number of storeys is specified in a schedule to this zone:
• the building height must not exceed 9 metres; and
• the building must contain no more than 2 storeys at any point.
Clause 32.09-13 sets out decision guidelines which must be considered as appropriate Council in their
assessment of the permit application and include as relevant:
General
• The Municipal Planning Strategy and the Planning Policy Framework.
• The purpose of this zone.
• The objectives set out in a schedule to this zone.
• Any other decision guidelines specified in a schedule to this zone.
• The impact of overshadowing on existing rooftop solar energy facilities on dwellings on
adjoining lots in a General Residential Zone, Mixed Use Zone, Neighbourhood Residential
Zone, Residential Growth Zone or Township Zone.
Subdivision
• The pattern of subdivision and its effect on the spacing of buildings
Dwellings and residential buildings
• For the construction and extension of two or more dwellings on a lot, dwellings on common
property and residential buildings, the objectives, standards and decision guidelines of
Clause 55.
Schedule 1 to the Neighbourhood Residential Zone is entitled ‘Queenscliff and Foreshore
Neighbourhood Residential Area’ and does not provide any variations to the Standards of Clause 55.
This Schedule sets out a maximum building height of 8.5 metres.
Overlays
The subject site is affected by a Design and Development Overlay Schedule 1.
A planning permit is required pursuant to the provisions of the Design and Development Overlay and
Schedule 1 to construct a building or construct or carry out works, including a fence.
The Design objectives of Schedule 1 to the Design and Development Overlay are:
To ensure new development maintains, protects and enhances the distinguishing elements of the
urban character of the Queenscliff township, such as:
• the substantial and intact groupings of historic one and two storey Victorian and Edwardian
buildings;
• the unique mix of historic building scales and types, varying from grand free-standing hotels
and landmark buildings to intimate single storey cottages;
• the informality of streetscape materials and finishes, including front fences;
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•
•
•
•
•

the broad, straight streets with buildings abutting or close to the street frontage, and side
boundaries, which creates a distinctive and relatively high density urban environment;
the opportunities for long views towards Swan Bay or Port Phillip Bay and shorter views to
intact historic buildings and streetscapes;
the townscape views of Queenscliff along Bethune Street and its surrounds, which are
created by the undulating topography and predominantly single storey built form;
the heritage values of the foreshore and adjoining land, coastal areas and public parks, in
recognition of their links with the historic development of the area;
the established exotic street tree planting and private gardens that frame views to building
facades and reinforce the formality and historic appearance of the township.

To ensure the height, form, mass, siting, style and materials of new development is responsive to
the heritage qualities of the town of Queenscliff.
To protect the townscape skyline upon the main approach into the Queenscliff township.
To protect the heritage values of buildings, sites or objects listed in the Heritage Overlay.
To ensure that an appropriate setting and context for buildings, sites or objects listed in the
Heritage Overlay.
To require all new development to have regard to the urban character policies contained in the
Municipal Strategic Statement and to the Building Siting and Design Guidelines contained in the
Borough of Queenscliffe Urban Character Study.
The Schedule also provides the following relevant building and works requirements:
Building height
No building can exceed a height of:
• two storeys; and
• 8.5 metres above natural ground level.
Building setbacks
New buildings must also meet the following requirements:
• The front setback should either match that of adjacent buildings or if the setbacks of those
buildings are different should be between the setbacks of those buildings, or should be equal
to the average front setback of buildings in the street, whichever is the greater of the two.
• Side and rear setbacks are to be a minimum of 1.0 metres for a single storey building (up to
a wall height of 3.6 metres) and a minimum of 1.92 metres for a two storey building (up to
a height of 6.0 metres), or are to equal the side and rear setbacks of buildings on adjoining
land.
• Buildings should not be built on side and rear boundaries unless this is a dominant feature
of buildings in the street.
Landscaping
At least 50% of the required private open space on a site should be ’soft landscaping’ (i.e.
vegetation). Hardstand areas should consist of porous surfaces.
Front fence
Front fences should be no higher than 1.3 m and should complement the design, architecture, era,
materials and finishes of the building on the land and other buildings and fences throughout the
street.
Site coverage
Buildings should not occupy more than 40% of the area of a site.
Adjacent to a heritage overlay
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Any subdivision, building or works adjoining a building, site or object listed in a Heritage Overlay
will require plans and a report to be submitted showing how the subdivision, buildings or works are
sympathetic to the character and amenity of the adjoining building.
The following decision guidelines are also set out within the Schedule:
Before deciding on an application for a permit, the responsible authority must consider, as
appropriate:
• The design objectives and requirements of this schedule.
• The urban character policies contained in Clause 22.03 of the Planning Scheme.
• The Building Siting and Design Guidelines contained in the Borough of Queenscliffe Urban
Character Study.
• The impact of the proposed subdivision or development on the prevailing heritage character
of adjoining and nearby buildings, and of the Queenscliff township.
Planning Policy
Policy as set out within the Planning Scheme provides strategic direction and guidance in decision
making to achieve good planning outcomes. Of relevance to this proposal are the following relevant
Municipal Planning Strategy policies:
• Clause 11
Settlement
• Clause 15
Built environment and heritage
• Clause 16
Housing
• Clause 18
Transport
Particularly relevant objectives and strategies within these policies include:
Clause 16 Housing
Planning should provide for housing diversity, and ensure the efficient provision of supporting
infrastructure.
Planning should ensure the long term sustainability of new housing, including access to services,
walkability to activity centres, public transport, schools and open space.
Planning for housing should include the provision of land for affordable housing.
Clause 16.01-1S Integrated housing
Objective - To promote a housing market that meets community needs.
Relevant strategy - Increase the supply of housing in existing urban areas by facilitating increased
housing yield in appropriate locations, including under-utilised urban land.
Clause 16.01-2S Location of residential development
Objective - To locate new housing in designated locations that offer good access to jobs, services
and transport.
Strategies –
• Increase the proportion of new housing in designated locations within established urban
areas and reduce the share of new dwellings in greenfield and dispersed development areas.
• Encourage higher density housing development on sites that are well located in relation to
jobs, services and public transport.
• Ensure an adequate supply of redevelopment opportunities within established urban areas
to reduce the pressure for fringe development.
• Facilitate residential development that is cost effective in infrastructure provision and use,
energy efficient, water efficient and encourages public transport use.
• Identify opportunities for increased residential densities to help consolidate urban areas.
Clause 16.01-3S Housing diversity
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Objective - To provide for a range of housing types to meet diverse needs.
Relevant strategies include:
• Ensure housing stock matches changing demand by widening housing choice.
• Facilitate diverse housing that offers choice and meets changing household needs through:
- A mix of housing types.
- Adaptable internal dwelling design.
- Universal design.
• Encourage the development of well-designed medium-density housing that:
- Respects the neighbourhood character.
- Improves housing choice.
- Makes better use of existing infrastructure.
- Improves energy efficiency of housing.
• Support opportunities for a range of income groups to choose housing in well-serviced
locations.
More specifically, the following local planning policy provisions are applicable:
• Clause 21.01 Borough of Queenscliffe Key Issues and Strategic Vision
• Clause 21.02 Settlement, Housing and Residential Development
• Clause 21.04 Built Environment and Heritage
• Clause 22.03 Urban Character Policy
Relevant details within these policies include:
Clause 21.01 Borough of Queenscliffe Key Issues and Strategic Vision
The Borough’s population is expected to grow marginally from 3,058 to 3,360 by 2031. The Borough
is experiencing an aging population, decreasing household sizes, substantial numbers of temporary
residents and the limited opportunities for housing growth.
The Borough’s population swells considerably during seasonal holiday periods through tourist stays
and part time residents. There is a considerable non-permanent population who own property and
holiday or live part-time in the Borough.
Of relevance to this proposal are the following key issues and influence facing the Borough:
Settlement, housing and residential development
• Minimising the impact of urban development on the natural environment.
• Limited opportunity for urban expansion and urban redevelopment, as the Borough is
constrained by the coast and the municipal boundary with the City of Greater Geelong.
• Managing seasonally fluctuating population from tourists and part-time residents.
• Managing demographic changes and demand for variety in housing choice for existing and
future households.
Built environment and heritage
• Protecting the unique character of the Bellarine Peninsula and the Borough’s townships.
• The importance of cultural, military and maritime heritage.
• The protection and enhancement of the Borough’s unique physical character, in particular:
- Queenscliff’s historic buildings, heritage areas and formal streets;
• The conservation, protection and enhancement of heritage places and heritage areas.
Economic development
• The importance of the natural environment, the built environment and cultural heritage to
the Borough’s economy.
Strategic vision
The Borough of Queenscliffe Council Plan 2013-2017 describes the following vision for the
municipality.
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A vibrant, safe and welcoming community that draws inspiration and life from its heritage,
unique environment and connection to the sea.
Council is committed to:
• Supporting a healthy involved and creative community.
• Developing a vibrant local economy.
• Protecting the Borough’s unique natural environment.
• Ensuring the Borough is a well-planned and attractive place to live and visit.
Clause 21.02 Settlement, Housing and Residential Development
Settlement
The townships of Queenscliff and Point Lonsdale form the Borough’s urban area, which is
predominately residential.
The Borough’s physical size and its environmental assets and constraints limit the capacity for
growth. The urban areas of the townships comprise the extent of developable land.
The opportunity for new development is limited to some infill development and redevelopment,
which must be sensitive to the Borough’s valued heritage and urban character.
Key Issues
• An ageing population and a decline in household size are correlating with a decrease in the
permanent population. A stable population is required to sustain the current level of
infrastructure and community services.
• The impact of new development needs to be managed to maintain liveability, amenity,
heritage and character.
• The Point Lonsdale Structure Plan provides for an expansion of the township within the City
of Greater Geelong. This will impact upon the structure of the township, and the demand
for services.
Objective 1
• To maintain a stable permanent residential population.
Strategies
• Encourage innovative housing solutions and designs that accommodate smaller households,
whilst respecting the established urban and heritage character.
Objective 2
• To avoid inappropriate development that compromises areas of acknowledged natural,
aesthetic, built, cultural or environmental sensitivity.
Strategies
• Contain development within existing urban areas.
• Avoid the adverse impacts of new use and development proposals on environmental, heritage
and urban character values.
Implementation
• These strategies will be implemented by:
Policy Guidelines
• Applying Clause 22.02 (Heritage Policy) in considering all applications under the Heritage
Overlay.
• Applying Clause 22.03 (Urban Character) in considering applications that trigger a Planning
Permit.
Queenscliff
Queenscliff was developed primarily in the late 1800s as a fishing town and resort. The amenity
provided by the natural setting and heritage characteristics of the town is valued by both residents
and visitors.

Page | 14

Queenscliff’s heritage is strongly reflected in the streetscapes, residential areas and town centre.
In addition to the town itself, Queenscliff contains a number of tourist attractions, including the
Queenscliff Harbour and Fort Queenscliff.
The Queenscliff Harbour provides tourism and recreation facilities, and a ferry connection to
Sorrento.
The township provides a range of tourism accommodation.
Key Issues
• Retaining Queenscliff’s distinct heritage character.
Objective
• To reinforce the distinctive identity of Queenscliff – its heritage values, urban character and
natural coastal setting.
Strategies
• Reinforce the residential character of areas outside the existing activity centre.
• Provide for sensitive redevelopment and infill development that responds to Queenscliff’s
urban and heritage characteristics.
Implementation
These strategies will be implemented by:
Policy Guidelines
• Applying Clause 22.02 (Heritage Policy) in considering all applications under the Heritage
Overlay.
• Applying Clause 22.03 (Urban Character) in considering applications that trigger a Planning
Permit.
Housing and Residential Development
The Borough provides an attractive and sought-after living environment accommodating permanent
and occasional residents. These different groups have a diverse range of requirements.
The majority of housing in the Borough is in the form of single detached houses on medium sized
lots. There are few medium density housing developments.
Key Issues
• Maintaining the liveability, amenity and character of residential areas, and ensuring that
new development does not adversely impact upon heritage and urban character.
• Protecting the rural character of the McDonald Road/Burnt Point area from further
subdivision or more intensive residential development.
• The Borough is experiencing a decline in household size, with potential to create a demand
for an increased number and greater diversity of dwellings in order to maintain the present
population. A stable population is required to sustain the current level of infrastructure and
community services.
• Preserving the natural environment and minimising the off-site environmental effects of
new housing.
Objective 1
• To protect the character and appearance of residential areas that are of heritage
significance and/or have urban character value.
Strategies
• Require housing design to have regard and respond to the predominant character of the area,
including important heritage features/characteristics and key elements of urban character.
• Require that new residential development retains significant vegetation.
• Require that new residential development and redevelopment of existing dwellings achieves
high quality design standards.
Objective 2
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•

To improve the range and diversity of housing options to meet the needs of residents, the
temporary population and tourists.
Strategies
• Support increased housing diversity and density that complements existing built form and
character, and does not compromise identified natural, built heritage, landscape and
cultural values.
Objective 3
• To protect the foreshore environment from inappropriate residential development and
subdivision.
Strategies
• Avoid the adverse impacts of residential developments on foreshore areas through the use
of appropriate design standards.
Clause 21.04 Built Environment and Heritage
Urban Character
The Borough’s character is fundamental to its amenity, to the lifestyle of its residents and to its
tourism economy.
The Borough has resisted major redevelopment of sensitive areas and recognised that it is the
inherent structure, size and dimensions of Queenscliffe that have consistently been its primary
appeal. It is the ‘feel’ of the Borough and the delicate balance of urban heritage, natural coastal
and residential themes that make Queenscliffe a memorable place.
The unique combination of development diversity and intimacy will continue to position the Borough
as an intensely popular living environment and tourism destination of regional and state significance.
Key Issues
• The natural coastal and heritage character qualities of the municipality are highly sensitive
to the adverse impacts of taller buildings.
• Managing the pressure to allow taller buildings, especially where there is an opportunity to
access bay views.
• Preventing new development and redevelopment from eroding the valued characteristics of
the Borough.
• Managing shared view lines and the opportunity to protect ‘reasonable views’.
Objective
• To require that new development in the Borough protects, enhances and harmonises with
the following distinguishing elements of the Borough’s urban character:
- The significant view lines to and from the sea, coastal dune environments and the
Queenscliff townscape skyline;
- The unique and intact building, landscape heritage, and natural foreshore qualities of
the Borough;
- The distinguishing cultural heritage identity of the township of Queenscliff, including
the prevailing Victorian and Edwardian built form and scale of development;
- The sense of seclusion and intimacy of Point Lonsdale, which is created through its lowrise, recessive built form and informal, narrow streets in a natural landscape dominant
environment; and
- The distinctive natural coastal settings of Queenscliff and Point Lonsdale, including
significant areas of intact native and remnant indigenous vegetation.
Strategies
• Require new development in Queenscliff to have regard to the prevailing scale, style, height,
siting, fencing, and palate of building materials and finishes in the core heritage centre of
the town.
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•

•
•

Require new development in Point Lonsdale to have regard to the retention of existing
vegetation and to the prevailing scale, height, siting, fencing, driveway design, materials
and finishes of buildings and works in the natural coastal areas.
Ensure that buildings in the Point Lonsdale activity centre are designed to contribute to
street level ambience and activity.
Minimise the visual impact of new development in foreshore areas, having regard to building
height and topographical features of the land, bulk, site coverage, external materials and
finishes, and the removal of vegetation.

Sustainable Development
There is an increasing preference for new urban development to be environmentally responsive and
sustainable. Sustainable design may call for the inclusion of features, built form and infrastructure
which, if not carefully considered, has the potential to detract from the established character of
the Borough.
Key Issues
• Minimising the adverse impact of sustainable development infrastructure and built form on
heritage and urban character values.
Objective
• To encourage environmentally sustainable development, while ensuring that the valued
heritage and urban character values of the Borough are protected.
Strategies
• Facilitate sustainable development initiatives, including the appropriate installation of
solar panels and water tanks on buildings within the Heritage Overlay.
• Support environmentally sustainable housing and subdivision designs, particularly those that
improve energy efficiency and storm, and wastewater disposal mechanisms.
Clause 22.03 Urban Character policy
This policy applies to all planning applications in the Queenscliffe Character Management Areas, as
shown on Map 1, 2 and 3, forming part of this clause.
Policy Basis
The Municipal Strategic Statement identifies the importance of urban character and the need to
identify the distinctive qualities of Queenscliff and Point Lonsdale in order to ensure that new
development maintains, enhances and harmonises with the prevailing character of the area.
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The subject site is located within Queenscliff Urban Contributory Area 2 as illustrated in the map
below from Clause 22.03.

Subject site

Character Management Area Map 1 – Queenscliff Urban Heritage areas
Queenscliff Urban Heritage Areas
This policy applies to all land in the Queenscliff Urban Heritage Areas, as shown on the Character
Management Area Map 1. It includes the core Queenscliff Urban Heritage Area and the Queenscliff
Urban Contributory Area.
Design and Development Overlay Schedule 1 (Queenscliffe Urban Heritage Areas) and Design and
Development Overlay Schedule 6 (Fisherman’s Flat and Environs) applies to this Character
Management Area.
Policy
Site Layout
It is policy that:
• The layout of new development has regard to visual impact upon the scale and proportion
of the street and the townscape skyline.
• The layout of new development is consistent with the layout of development in the
surrounding area, including the location and relationships to any existing buildings on the
site or adjacent buildings.
• The layout of new buildings, paved areas, driveways, car parking, active outdoor living areas
and landscape areas complement the site, having regard to its physical, historic and
environmental features, and the location of buildings and other features on adjacent land.
• The layout of new development provides a high quality of living for its occupants and
maintains an appropriate standard of amenity for the occupants of adjoining dwellings.
• The layout of buildings provides opportunity, where relevant, for frontage landscaped areas
to be planted with vegetation that contributes to and reinforces the formality of the formal
grid streetscape.
• New development should:
- minimise the need for earthworks on the land;
- provide north facing indoor and outdoor living areas where possible, to maximise solar
access;
- protect existing trees on the site which are visible or contribute to the streetscape;
- provide for appropriate outdoor living areas, preferably integrated with indoor living
areas with northern orientation;
- provide for appropriate landscaping opportunities, shown on a landscape plan;
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-

provide for front, side and rear boundary setbacks that respond appropriately to the
streetscape and the location of buildings on adjoining allotments; and
consider and respond to sea or townscape views from the site or across the site from
other properties, public places and roads.

Building Design
It is policy that:
• New development respects and harmonises with the existing historic character of the
streetscape and townscape (skyline) and is consistent with the traditional massing, scale and
proportion of the built form, including the palate of materials and finishes and the array of
building angles.
• The design of new development demonstrates regard for the features of the site, coastal
conditions of the locality, sensitivities within the streetscape, and view corridors from
streets, public spaces and surrounding properties.
• New development is designed to make efficient use of a site and applies environmentally
sustainable design principles, without compromising the historic value of the streetscape.
• New development should:
- interpret traditional building designs, which include single and double frontages,
pitched, hipped and gable roofs, vertical rectangular window openings and verandahs;
- use traditional building materials, including horizontal weatherboard cladding,
rendered brickwork, corrugated iron or slate roofs, brick chimneys, timber verandahs,
door and window joinery, and painted finishes;
- sympathetically complement the design, materials and form of other buildings in the
streetscape and neighbourhood;
- retain the general uniformity in scale and massing of buildings within the street and
avoid buildings which are visually dominant when viewed from public spaces due to
height, bulk, colour, materials, scale or proportion;
- incorporate corrugated iron or slate pitched roofs in recessive or non reflective colours,
verandahs which read as part of the roof form and match the scale, pitch and materials
of the main roof form;
- reflect the traditional widths and proportion of adjoining buildings, including on sites
with a greater width than adjoining properties;
- adopt building design techniques and use materials that reduce energy use and are
responsive to coastal conditions; and
- provide for additions to the rear of buildings, which are of an appropriate style in
relation to the existing building and do not exceed the prevailing building or ridge lines
established by the main existing building on, and adjoining the site.
Building Heights and Setbacks
It is policy that:
• The height and setback of new buildings retain the existing prevailing rhythm, scale and
frontage setback of the streetscape.
• The height of new buildings is such that no individual building or building addition is visually
prominent in the streetscape, or townscape skyline.
• The height and setback of new buildings does not cause any adverse significant impact upon
the amenity of adjacent dwellings or land.
• New buildings are set back from the front boundary to provide the opportunity for the
foundation of established gardens in front setback areas, which contribute to the
streetscape setting, where front gardens are a prevailing feature in the street.
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Fencing, Driveways and Landscaping
It is policy that:
• Front fences complement and relate to the design, architectural era, materials and finishes
of the building on the land.
• New or replacement front fences give regard to the height, configuration and visual
transparency of fences on adjoining properties and the predominant height of fences in the
street.
• Fences and gates associated with driveways are indistinguishable from fencing along the
front of the land.
• Hard surface areas for the provision of driveways and paths are minimised and designed to
complement the style, building era and materials of the main building on the land.
• New or replacement outbuildings are sited to the side or rear of existing buildings, behind
the front of the building and respond to the roof shape, wall and roofing materials of the
main building on the land.
• New development seeks to retain established trees on the land and adjoining road reserve
that are visible within the streetscape.
• In streets where front gardens are a prevailing feature in the streetscape, new development
should complement existing plantings on the site with appropriate new landscaping to
enhance the contribution of front gardens to the character of the street.
• In areas where detached buildings are the prevailing form of development, landscaped
setbacks to side boundaries should be provided to minimise the potential for overlooking,
whilst providing an important landscape link to rear garden and private open space areas.
• New development should:
- other than known environmental weeds, retain established trees and vegetation on the
site that is visible in the streetscape, public areas and adjoining properties, wherever
possible;
- provide for the retention of any existing or remnant bluestone kerb and guttering or
open channel drains;
- provide for straight, narrow driveways which continue the pattern of formal grid streets
and unmade verges into private driveways leading to outbuildings or the side of
buildings;
- provide appropriate landscaping opportunities, shown on a landscape plan, including the
use of plant species which relate to existing vegetation on the site and blend with the
height and form of existing formal or exotic planting in the area; and
- ensure that outbuildings are designed in keeping with the style and form of the main
building on the land, and are located to the side or rear of the main building, not
abutting the street frontage.

Particular & General Provisions
The following particular and general provisions are relevant to the proposal:
• Clause 52.06 Car parking
• Clause 53.18 Stormwater Management in Urban Development
• Clause 55
Two or more dwellings on a lot and residential buildings
• Clause 65
Decision Guidelines
• Clause 65.01 Approval of an Application or Plans
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Clause 52.06 Car parking
In relation to the proposed development, the provisions at Table 1 of Clause 52.06-5 require one car
space to each two bedroom dwelling and two car parking spaces to each three or more bedroom
dwelling.
Clause 52.06-9 identifies design standards for car parking including accessway requirements, car
parking space / garage dimensions, accessway gradients, urban design, safety and landscaping.
Clause 53.18 Stormwater Management in Urban Development

The purpose of Clause 53.18 is ‘To ensure that stormwater in urban development, including
retention and reuse, is managed to mitigate the impacts of stormwater on the environment,
property and public safety, and to provide cooling, local habitat and amenity benefits.’
This clause applies to an application under a provision of a zone to subdivide land, construct a
building, or construct or carry out works.
Clause 53.18-5 sets out the following stormwater objectives for buildings and works:
• To encourage stormwater management that maximises the retention and reuse of
stormwater.
• To encourage development that reduces the impact of stormwater on the drainage
system and filters sediment and waste from stormwater prior to discharge from the
site.
• To encourage stormwater management that contributes to cooling, local habitat
improvements and provision of attractive and enjoyable spaces.
• To ensure that industrial and commercial chemical pollutants and other toxicants do
not enter the stormwater system.
Clause 55 – Two or more dwellings on a lot and residential buildings
The provisions of Clause 55 apply to an application to construct a new dwelling where there is at
least one dwelling existing on the lot in the Neighbourhood Residential Zone. The proposed
development must meet all of the objectives of this Clause that apply to the application and should
meet all of the standards that apply to the application. This Clause also specifies that ‘If a zone or
a schedule to a zone specifies a requirement of a standard different from a requirement set out in
this clause, the requirement in the zone or a schedule to the zone applies.’
The purpose of Clause 55 is:
• To implement the Municipal Planning Strategy and the Planning Policy Framework.
• To achieve residential development that respects the existing neighbourhood character or
which contributes to a preferred neighbourhood character.
• To encourage residential development that provides reasonable standards of amenity for
existing and new residents.
• To encourage residential development that is responsive to the site and the neighbourhood.
Clause 65 Decision Guidelines
Clause 65.01 sets our matters that must be considered by the responsible authority prior to
deciding on application and include (inter alia):
• The matters set out in Section 60 of the Act.
• The Municipal Planning Strategy and the Planning Policy Framework.
• The purpose of the zone, overlay or other provision.
• Any matter required to be considered in the zone, overlay or other provision.
• The orderly planning of the area.
• The effect on the amenity of the area.
• Whether the proposed development is designed to maintain or improve the quality of
stormwater within and exiting the site.
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5.

Assessment

The assessment of the application has regard for the various planning permit triggers including the
Design and Development Overlay and Clause 55 (ResCode) provisions, along with the policy
provisions of the planning scheme.
Overall the proposal, which provides for two attached double storey dwellings, centrally located
within the site and with recessive garaging on a site located within a Neighbourhood Residential
Zone responds well to the various planning provisions and achieves the relevant built form
outcomes sought by planning policy.
Strategic policy considerations
The proposed development has been designed with regard for the strategic direction of the
planning policies within the Queenscliffe Planning Scheme and in particular the proposal:
•

•
•
•

•

•

•

•

•

•

Provides for housing diversity and density in an area with good access to services, public
transport options, schools open space and walkability to the Queenscliff activity
centre.(Clause 16.01-1S Housing supply)
Provides for consolidation of urban areas and facilitates housing choice by an alternate
housing form (Clause 16.01-1S)
Delivers well laid out five bed dwellings which is a form of housing desirable for families, and
meets the needs of the community. (Clause 16.01-2S Housing affordability)
Delivers new dwellings that provides an opportunity to address the key issues of managing
demographic changes and demand for variety o=in housing choice, providing for urban
development in the town boundary and protection of the town character (Clause 21.01
Borough of Queenscliffe Key Issues and Strategic Vision)
Provides an infill development which is sensitive to the Borough’s valued heritage and urban
character and responds positively to Queenscliff’s urban characteristics. (Clause 21.02
Settlement, Housing and Residential Development)
Provides new dwellings suitable to accommodate larger families, whilst respecting the
established urban character, to encourage the maintenance of a stable permanent residential
population in Queenscliff. (Clause 21.02 Settlement, Housing and Residential Development)
Provides a new dwelling that has regard for and responds to the low scale, lightweight clad
character of the area, whilst maximising setbacks to boundaries and reducing the visual
dominance of garaging by use of a basement design. (Clause 21.02 Settlement, Housing and
Residential Development)
Delivers increased housing diversity and density in a design response that is respectful of
existing built form and character, and does not compromise any identified natural, built
heritage, landscape and cultural values of the surrounding area. (Clause 21.02 Settlement,
Housing and Residential Development)
Provides for new dwellings that have been designed with regard to the low two storey height
of dwellings in the area, siting, fencing and palate of building materials and finishes of the
surrounding dwellings. (Clause 21.04 Built Environment and Heritage)
Provides new dwellings that implement sustainability measures, including good north
orientation for energy efficiency. (Clause 21.04 Built Environment and Heritage)

With respect to the outcomes sought by Clause 22.03 Urban Character Policy, it is submitted that:
•

The proposed dwellings have a low two storey height and will not result in any detrimental
visual impact within the King Street streetscapes or impact the Queenscliff township skyline.

•

The siting of the new dwellings from boundaries and its low two storey built form are
consistent with other two storey dwellings in the area.
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•

The development of larger houses for families with good street presence and connections,
and useable outdoor areas at both levels provides an ideal infill development opportunity to
address policy considerations in relation to increased population and housing choice within
Queenscliff.

•

The layout of the dwellings complements the site having regard to the neighbouring dwellings
siting, protection of neighbouring amenity and delivers good outdoor living areas and north
orientation for energy efficiency outcomes without limiting the efficiency of neighbouring
buildings.

•

The dwellings will deliver good amenity outcomes for the future residents with clever design
incorporating access to light to the lower level corridors and to all habitable spaces.

•

Opportunity is provided for canopy tree planting at the front of the site along King Street and
this is consistent with other dwellings that within this streetscape.

•

The front and side setbacks of the new dwelling are consistent with those of the adjoining
dwellings within King Street and will complement the character of the street.

•

The external palette of materials and colours will blend with and complement those within
the surrounding streetscapes.

•

The low two storey height of the dwellings retains the uniformity of height and building scale
of dwellings within the street.

•

The proposed height and setback of the new dwelling will not result in any adverse significant
impact upon the amenity of adjacent dwellings or land.

•

There is no fencing proposed forward of the new dwelling, with paling fencing to the side of
the dwelling frontage to enclose the secluded private open space area in a response similar
to that found on the adjoining site to the south within the St Andrews Street streetscape.

•

Landscaping is proposed for the new dwelling to complement the built form of the dwelling
and contribute to the vegetated character of the area.

Neighbourhood Character
The Design and Development Overlay and relevant local policies provide guidance and inform the
built form neighbourhood character outcomes sought within the Queenscliff township, as is
addressed above.
Overall the proposed new dwelling is considered to be of an appropriate height, scale and design
appearance that will sit comfortably within the King Street streetscape and both respect and
complement the existing dwellings in this street by way of the siting and physical separation of
built form to boundaries.
The new dwelling has been designed to be of low scale height so as to appropriately sit within a
mixed single and double storey streetscape when viewed from King Street, and to minimise the
visual intrusion in the broader landscape.
The dwellings are appropriately sited in relation to side and the front boundaries having regard for
the dwellings on the adjoining properties. With the front setback exceeding the requirements of
ResCode.
In response to the buildings and works requirements set out within the Design and Development
Overlay which inform the neighbour character outcomes for the area, the following response is
provided:
Building height
• The proposed dwelling has an overall building height of approximately 8.35 metres above
natural ground level, whilst the majority of the dwelling is less than 7.2m in height, both
being less than the maximum permitted 8.5 metres.
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Building setbacks
• The new dwellings are proposed to be well setback from King Street such that they transition
between the two adjoining dwellings, whilst large side setbacks are proposed and are
reflective of the central siting of dwellings in the street. The garage is recessive due to the
basement design and thus provides a contemporary approach to the car parking solution,
allowing the habitable spaces to dominate the streetscape.
• The dwellings are setback to all boundaries which maintains a central form and protects the
amenity of adjoining dwellings.
• Further the proposed dwellings are set back almost 4.0 metres from the north boundary to
allow for good north orientation energy opportunities.
Landscaping
• As illustrated by the landscaping concept plan (TP07) there will be limited non porous
surfacing associated with the open space area of the dwellings and most of the areas will be
well landscaped.
Front fence
• N/A
Site coverage
• Overall the development provides for a site coverage of 46% and whilst higher than the
preferred 40% site coverage encouraged, the proposed development provides good areas of
open space to the north, east, west and south sides of the proposed dwellings to complement
the character of the area and allow for site permeability and landscaping opportunities. The
site coverage also reflects the building site coverage of adjoining properties.
Adjacent to a heritage overlay
• There are no adjacent heritage properties.
The proposed dwellings provide a good design response for the site in terms of neighbourhood
character considerations. Overall the new dwellings are well designed and site responsive and will
provide a positive contribution to the King Street streetscape without impacting on the amenity of
adjoining dwellings.
Clause 55 – Two Or More Dwellings On A Lot
The proposal demonstrates a high level of compliance with the provisions of Clause 55, as set out in
the table below:
Clause 55.02

Neighbourhood Character and Infrastructure

Objectives and Standards
55.02-1 Neighbourhood character objectives
• To ensure that the design respects the
existing neighbourhood character or
contributes
to
a
preferred
neighbourhood character.
• To ensure that development responds to
the features of the site and the
surrounding area.
Standard B1
• The
design
response
must
be
appropriate to the neighbourhood and
the site.
• The proposed design must respect the
existing or preferred neighbourhood
character and respond to the features of
the site.
55.02-2 Residential Policy Objectives
• To ensure that residential development
is provided in accordance with any

Comments

Complies, as previously addressed within this
report.
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policy for housing in the Municipal
Planning Strategy and the Planning
Policy Framework.
• To support medium densities in areas
where development can take advantage
of public transport and community
infrastructure and services
Standard B2
• An application must be accompanied by
a written statement to the satisfaction
of the responsible authority that
describes how the development is
consistent with any relevant policy for
housing in the Municipal Planning
Strategy and the Planning Policy
Framework.
55.02-3 Dwelling Diversity Objective
• To encourage a range of dwelling sizes
and types in developments of ten or
more dwellings
Standard B3
• Developments of ten or more dwellings
should provide a range of dwelling sizes
and types, including:
▪ Dwellings with a different number of
bedrooms.
▪ At least one dwelling that contains a
kitchen, bath or shower, and a toilet
and wash basin at ground floor level.
55.02-4 Infrastructure Objectives
• To ensure development is provided with
appropriate
utility
services
and
infrastructure.
• To ensure development does not
unreasonably overload the capacity of
utility services and infrastructure
Standard B4
• Development should be connected to
reticulated
services,
including
reticulated
sewerage,
drainage,
electricity and gas, if available.
• Development should not unreasonably
exceed the capacity of utility services
and infrastructure, including reticulated
services and roads.
• In areas where utility services or
infrastructure have little or no spare
capacity, developments should provide
for the upgrading of or mitigation of the
impact on services or infrastructure.
58.02-5 Integration with the Street Objective
• To integrate the layout of development
with the street.
Standard D5
• Developments should provide adequate
vehicle and pedestrian links that
maintain or enhance local accessibility.
• Development should be oriented to
front existing and proposed streets.

Complies, as previously addressed within this
report.

N/A

Complies.
The new dwellings will be able to be
connected into existing services within the
area and will not result in any unreasonable
impact on service capacity.
Appropriate conditions of any planning permit
that may be issued will ensure matters of
servicing the site and proposed dwelling are
addressed by the development to meet the
Borough’s and other authority’s standards.

Complies.
Both dwellings will address King Street visually
and have connections via first floor balconies
from both dwellings. The primary entry to the
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•
•

High fencing in front of dwellings should
be avoided if practicable.
Development next to existing public
open space should be laid out to
complement the open space.

Clause 55.03

Site Layout and Building Massing

Objectives and Standards
55.03-1 Street Setback Objective
• To ensure that the setbacks of buildings
from a street respect the existing or
preferred neighbourhood character and
make efficient use of the site
Standard B6
• Walls of buildings should be set back from
streets:
▪ At least the distance specified in a
schedule to the zone, or
▪ If no distance is specified in a
schedule to the zone, the distance
specified in Table B1.
•

dwellings is clearly visible to visitors and high
fencing is not proposed.

Comments

Complies.
The abutting dwellings both have large setbacks
of 8.9, (68 King) and 10.5m (64 King) and
therefore a 9m setback is required.
The plans provide for a staggered setback with a
minimum of 9.03m on the west side and 10.07m
on the east side.

Porches, pergolas and verandahs that are
less than 3.6 metres high and eaves may
encroach not more than 2.5 metres into
the setbacks of this standard.

55.03-2 Building Height Objective
• To ensure that the height of buildings
respects the existing or preferred
neighbourhood character.
Standard B7
• The maximum building height should not
exceed the maximum height specified in
the zone, schedule to the zone or an
overlay that applies to the land.
• If no maximum height is specified in the
zone, schedule to the zone or an overlay,
the maximum building height should not
exceed 9 metres, unless the slope of the

Complies.
The new dwellings have a maximum height of
8.35m, well below the 8.5m maximum, whilst
the primary wall heights are between 7-7.24m.

Page | 26

natural ground level at any cross section
wider than 8 metres of the site of the
building is 2.5 degrees or more, in which
case the maximum building height should
not exceed 10 metres
• Changes of building height between
existing buildings and new buildings
should be graduated.
55.03-3 Site Coverage Objective
• To ensure that the site coverage respects
the existing or preferred neighbourhood
character and responds to the features of
the site.
Standard B8
• The site area covered by buildings should
not exceed:
▪ The maximum site coverage specified
in a schedule to the zone, or
▪ If no maximum site coverage is
specified in a schedule to the zone,
60 per cent.
55.03-4
Permeability
and
stormwater
management objectives
• To reduce the impact of increased
stormwater run-off on the drainage
system.
• To
facilitate
on-site
stormwater
infiltration.
• To encourage stormwater management
that maximises the retention and reuse
of stormwater.
Standard B9
• The site area covered by the pervious
surfaces should be at least:
▪ The minimum area specified in a
schedule to the zone, or
▪ If no minimum is specified in a
schedule to the zone, 20 percent of
the site.

Complies.
The development has a maximum building site
coverage of 46% which is well below the
preferred 60% maximum of this standard.

Complies.
Based on the site coverage, the development
will provide permeable areas of 46% which is far
above the required 20%.
Stormwater will be designed to provide for
water quality treatment on site as required by
Council’s engineers.

•

The stormwater management system
should be designed to:
▪ Meet the current best practice
performance
objectives
for
stormwater quality as contained in
the Urban Stormwater - Best Practice
Environmental
Management
Guidelines (Victorian Stormwater
Committee, 1999).
▪ Contribute to cooling, improving
local habitat and providing attractive
and enjoyable spaces.
55.03-5 Energy Efficiency Guidelines
• To achieve and protect energy efficient
dwellings and residential buildings.
• To ensure the orientation and layout of
development reduce fossil fuel energy
use and make appropriate use of daylight
and solar energy.
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Standard B10
• Buildings should be:
▪ Oriented to make appropriate use of
solar energy.
▪ Sited and designed to ensure that the
energy
efficiency
of
existing
dwellings on adjoining lots is not
unreasonably reduced.
▪ Sited and designed to ensure that the
performance of existing rooftop solar
energy facilities on dwellings on
adjoining
lots
in
a
General
Residential Zone, Neighbourhood
Residential Zone or Township Zone
are not unreasonably reduced. The
existing rooftop solar energy facility
must exist at the date the application
is lodged.
• Living areas and private open space
should be located on the north side of the
development, if practicable.
• Developments should be designed so that
solar access to north-facing windows is
maximised.
55.03-6 Open Space Objective
• To integrate the layout of development
with any public and communal open
space provided in or adjacent to the
development.
Standard B11
• If any public or communal open space is
provided on site, it should:
▪ Be substantially fronted by dwellings,
where appropriate.
▪ Provide outlook for as many dwellings
as practicable.
▪ Be designed to protect any natural
features on the site.
▪ Be accessible and useable.
55.03-7 Safety Objective
• To ensure the layout of development
provides for the safety and security of
residents and property.
Standard B12
• Entrances to dwellings and residential
buildings should not be obscured or
isolated from the street and internal
accessways.
• Planting which creates unsafe spaces
along streets and accessways should be
avoided.
• Developments should be designed to
provide good lighting, visibility and
surveillance of car parks and internal
accessways.
• Private spaces within developments
should be protected from inappropriate
use as public thoroughfares.
55.03-8 Landscaping Objective

Complies.
Both dwellings are designed to provide northerly
aspect to the primary living areas and outdoor
open space, with clerestory windows and a void
at the first floor also providing for light to the
lower level.
Small west facing windows are provided for light
and articulation of the building, however these
are narrow at the upper level and provided with
shade at the lower level to maximise on site
amenity.

N/A

Complies.
The entry to the dwellings is centrally located
and clearly identified by the pedestrian path
from King Street.
Planting is proposed along the path to delineate
the access, without creating unsafe spaces. The
internal lobby and entry to each dwelling will be
clearly identified by dwellings numbers to avoid
confusion upon arrival.
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•

To encourage development that respects
the landscape character of the
neighbourhood.
• To
encourage
development
that
maintains and enhances habitat for
plants and animals in locations of habitat
importance.
• To provide appropriate landscaping.
• To encourage the retention of mature
vegetation on the site.
Standard B13
• The landscape layout and design should:
▪ Protect any predominant landscape
features of the neighbourhood.
▪ Take into account the soil type and
drainage patterns of the site.
▪ Allow for intended vegetation growth
and
structural
protection
of
buildings.
▪ In locations of habitat importance,
maintain existing habitat and provide
for new habitat for plants and
animals.
▪ Provide a safe, attractive and
functional environment for residents.
• Development should provide for the
retention or planting of trees, where
these are part of the character of the
neighbourhood.
• Development should provide for the
replacement of any significant trees that
have been removed in the 12 months
prior to the application being made.
• The landscape design should specify
landscape themes, vegetation (location
and species), paving and lighting.
• Development should meet any additional
landscape requirements specified in a
schedule to the zone.
55.03-9 Access Objective
• To ensure the number and design of
vehicle
crossovers
respects
the
neighbourhood character.
Standard B14
• The width of accessways or car spaces
should not exceed:
▪ 33 per cent of the street frontage, or
▪ if the width of the street frontage is
less than 20 metres, 40 per cent of
the street frontage.
• No more than one single-width crossover
should be provided for each dwelling
fronting a street.
• The location of crossovers should
maximise the retention of on-street car
parking spaces.
• The number of access points to a road in
a Road Zone should be minimised.

Complies.
A concept plan is provided at TP07 which
provides for a canopy tree to the King Street
frontage, two smaller trees to the rear yard of
each dwelling and smaller plantings throughout
the site. A detailed landscape plan could be a
condition of permit given the space that is
available for planting within the property.

Complies.
A single crossover is proposed and this leads to
basement parking which minimsies the visual
impact of garaging and provides for efficient use
of the space. The basement garage leads to the
habitable parts of the dwelling dominating the
streetscape in much the same way as the
traditional housing in the town, albeit in a
contemporary manner.

The ground and first level of the dwellings will
visually dominate the street view which is
reflected in the traditional layout of dwellings
and garages in the town.
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•

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

55.03-10 Parking Location Objective
• To provide convenient parking for
resident and visitor vehicles.
• To protect residents from vehicular noise
within developments.
Standard B15
• Car parking facilities should:
▪ Be reasonably close and convenient
to
dwellings
and
residential
buildings.
▪ Be secure.
▪ Be well ventilated if enclosed.
• Shared accessways or car parks of other
dwellings and residential buildings
should be located at least 1.5 metres
from the windows of habitable rooms.
This setback may be reduced to 1 metre
where there is a fence at least 1.5
metres high or where window sills are at
least 1.4 metres above the accessway.
Clause 55.04

The single garage entry also provides for large
garden areas at the front of the site which will
enable canopy tree planting to occur.

Complies.
The proposed car parking arrangements
provided for each dwelling are close and
convenient to the respective dwellings with lift
access provided to cater for all abilities.

Amenity Impacts

Objectives and Standards
55.04-1 Side and Rear Setbacks Objectives
• To ensure that the height and setback of
a building from a boundary respects the
existing or preferred neighbourhood
character and limits the impact on the
amenity of existing dwellings.
Standard B17
• A new building not on or within 200mm of
a boundary should be set back from side
or rear boundaries:
▪ At least the distance specified in a
schedule to the zone, or
▪ If no distance is specified in a
schedule to the zone, 1 metre, plus
0.3 metres for every metre of height
over 3.6 metres up to 6.9 metres,
plus 1 metre for every metre of
height over 6.9 metres.
• Sunblinds, verandahs, porches, eaves,
fascias, gutters, masonry chimneys,
flues, pipes, domestic fuel or water
tanks, and heating or cooling equipment
or other services may encroach not more
than 0.5 metres into the setbacks of this
standard.
• Landings having an area of not more than
2 square metres and less than 1 metre
high, stairways, ramps, pergolas, shade
sails and carports may encroach into the
setbacks of this standard.

Comments

Complies.
All side and rear setbacks exceed the standard
based on their height and therefore protect
residential amenity of neighbouring properties.
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55.04-2 Walls on Boundaries Objectives
• To ensure that the location, length and
height of a wall on a boundary respects
the existing or preferred neighbourhood
character and limits the impact on the
amenity of existing dwellings.
Standard B18
• A new wall constructed on or within
200mm of a side or rear boundary of a lot
or a carport constructed on or within 1
metre of a side or rear boundary of lot
should not abut the boundary:
▪ For a length of more than the
distance specified in a schedule to
the zone; or
▪ If no distance is specified in a
schedule to the zone, for a length of
more than:
- 10 metres plus 25 per cent of the
remaining length of the boundary
of an adjoining lot, or
- Where there are existing or
simultaneously constructed walls
or carports abutting the boundary
on an abutting lot, the length of
the existing or simultaneously
constructed walls
or carports whichever is the greater.
• A new wall or carport may fully abut a
side or rear boundary where slope and
retaining walls or fences would result in
the effective height of the wall or carport
being less than 2 metres on the abutting
property boundary.
• A building on a boundary includes a
building set back up to 200mm from a
boundary.
• The height of a new wall constructed on
or within 200mm of a side or rear
boundary or a carport constructed on or

N/A
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within 1 metre of a side or rear boundary
should not exceed an average of 3.2
metres with no part higher than 3.6
metres unless abutting a higher existing
or simultaneously constructed wall.
55.04-3 Daylight to Existing Windows Objective
• To allow adequate daylight into existing
habitable room windows
Standard B19
• Buildings opposite an existing habitable
room window should provide for a light
court to the existing window that has a
minimum area of 3 square metres and
minimum dimension of 1 metre clear to
the sky. The calculation of the area may
include land on the abutting lot.
• Walls or carports more than 3 metres in
height opposite an existing habitable
room window should be set back from the
window at least 50 per cent of the height
of the new wall if the wall is within a 55
degree arc from the centre of the
existing window. The arc may be swung
to within 35 degrees of the plane of the
wall containing the existing window.
• Where the existing window is above
ground floor level, the wall height is
measured from the floor level of the
room containing the window.

55.04-4 North-facing Windows Objective
• To allow adequate solar access to
existing north-facing habitable room
windows.
Standard B20
• If a north-facing habitable room window
of an existing dwelling is within 3 metres
of a boundary on an abutting lot, a
building should be setback from the
boundary 1 metre, plus 0.6 metres for
every metre of height over 3.6 metres up
to 6.9 metres, plus 1 metre for every
metre of height over 6.9 metres, for a
distance of 3 metres from the edge of
each side of the window. A north-facing
window is a window with an axis
perpendicular to its surface oriented
north 20 degrees west to north 30
degrees east.

Complies.
All habitable room windows are protected due
to the large side setbacks proposed and the
setback of existing windows from common
boundaries.

N/A
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55.04-5 Overshadowing Open Space Objective
• To ensure buildings do not significantly
overshadow existing secluded private
open space.
Standard B21
• Where sunlight to the secluded private
open space of an existing dwelling is
reduced, at least 75 per cent, or 40
square metres with minimum dimension
of 3 metres, whichever is the lesser area,
of the secluded private open space
should receive a minimum of five hours
of sunlight between 9 am and 3 pm on 22
September.
• If existing sunlight to the secluded
private open space of an existing
dwelling is less than the requirements of
this standard, the amount of sunlight
should not be further reduced.
55.04-6 Overlooking Objective
• To limit views into existing secluded
private open space and habitable room
windows.
Standard B22
• A habitable room window, balcony,
terrace, deck or patio should be located
and designed to avoid direct views into
the secluded private open space of an
existing dwelling within a horizontal
distance of 9 metres (measured at ground
level) of the window, balcony, terrace,
deck or patio. Views should be measured
within a 45 degree angle from the plane
of the window or perimeter of the
balcony, terrace, deck or patio, and from
a height of 1.7 metres above floor level.
• A habitable room window, balcony,
terrace, deck or patio with a direct view

Complies.
Overshadowing diagrams are provided at TP16
for 9am, midday and 3pm.
AT 9am a shadow is cast onto 68 King Street,
however much of the rear SPOS is unaffected
and well in excess of the required open space
retains sunlight.
At midday the shadow is wholly contained within
the site.
At 3pm shadow is cast onto 64 King Street
however it is being cast onto the roof of the
garage structures and driveway.

Complies.
East and west facing first floor windows all have
obscure glazing to 1700mm above floor level to
prevent overlooking.
Overlooking from the first floor occurs to the
roof of the garage at 7 Swanston Street and onto
the driveway. An extension of the fence could
prevent this view, however given this is not
SPOS, no loss of amenity will result.
A small area of the rear corner of both 64 & 68
King Street are also within the viewing arc,
however there is no direct line of sight to this
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•

into a habitable room window of existing
dwelling within a horizontal distance of 9
metres (measured at ground level) of the
window, balcony, terrace, deck or patio
should be either:
▪ Offset a minimum of 1.5 metres from
the edge of one window to the edge
of the other.
▪ Have sill heights of at least 1.7
metres above floor level.
▪ Have fixed, obscure glazing in any
part of the window below 1.7 metre
above floor level.
▪ Have permanently fixed external
screens to at least 1.7 metres above
floor level and be no more than 25
per cent transparent.
Obscure glazing in any part of the window
below 1.7 metres above floor level may
be openable provided that there are no
direct views as specified in this standard.
▪ Screens used to obscure a view
should be:
- Perforated panels or trellis with a
maximum of 25 per cent openings
or solid translucent panels.
- Permanent, fixed and durable.
- Designed and coloured to blend in
with the development.
This standard does not apply to a new
habitable room window, balcony,
terrace, deck or patio which faces a
property boundary where there is a visual
barrier at least 1.8 metres high and the
floor level of the habitable room,
balcony, terrace, deck or patio is less
than 0.8 metres above ground level at
the boundary.

55.04-7 Internal View Objective
• To limit views into the secluded private
open space and habitable room windows
of dwellings and residential buildings
within a development.
Standard B23
• Windows and balconies should be
designed to prevent overlooking of more
than 50 per cent of the secluded private
open space of a lower-level dwelling or
residential building directly below and
within the same development.

area due to the boundary fencing, therefore no
loss of amenity.

Complies.
Nib walls extends out between the two first
floor balconies to prevent overlooking of more
than 50% of the adjoining dwelling open space.

55.04-8 Noise Impacts Objectives
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•

To contain noise sources in developments
that may affect existing dwellings.
• To protect residents from external noise.
Standard B24
• Noise sources, such as mechanical plant,
should not be located near bedrooms of
immediately adjacent existing dwellings.
• Noise sensitive rooms and secluded
private open spaces of new dwellings and
residential buildings should take account
of noise sources on immediately adjacent
properties.
• Dwellings and residential buildings close
to busy roads, railway lines or industry
should be designed to limit noise levels in
habitable rooms.
Clause 55.05

Complies.
Any required domestic services will be to be
appropriately located to ensure they are not
sited proximate to any noise sensitive rooms in
the adjoining dwellings.

On-Site Amenity and Facilities

Objectives and Standards
55.05-1 Accessibility Objective
• To encourage the consideration of the
needs of people with limited mobility in
the design of developments.
Standard B25
• The dwelling entries of the ground floor
of dwellings and residential buildings
should be accessible or able to be easily
made accessible to people with limited
mobility.
55.05-2 Dwelling Entry Objective
• To provide each dwelling or residential
building with its own sense of identity.
Standard B26
• Entries to dwellings and residential
buildings should:
▪ Be visible and easily identifiable from
streets and other public areas.
▪ Provide shelter, a sense of personal
address and a transitional space
around the entry.
55.05-3 Daylight to new Windows Objective
• To allow adequate daylight into new
habitable room windows.
Standard B27
• A window in a habitable room should be
located to face:
▪ An outdoor space clear to the sky or
a light court with a minimum area of
3 square metres and minimum
dimension of 1 metre clear to the
sky, not including land on an abutting
lot, or
▪ A verandah provided it is open for at
least one third of its perimeter, or
▪ A carport provided it has two or more
open sides and is open for at least
one third of its perimeter.
55.05-4 Private Open Space Objective

Comments

Complies.
The entry to each dwelling is accessible to
people with limited mobility due to the lift
access between all levels of the building.

Complies.
The entry to each dwelling will be easily
identifiable from the street frontage due to the
shared lobby and the front door of each dwelling
will be identified easily within the lobby.

Complies.
All habitable room windows within the proposed
and existing dwelling are provided with access
to appropriate daylight provision.
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•

To provide adequate private open space
for the reasonable recreation and service
needs of residents.
Standard B28
• A dwelling or residential building should
have private open space of an area and
dimensions specified in a schedule to the
zone.
• If no area or dimensions are specified in
a schedule to the zone, a dwelling or
residential building should have private
open space consisting of:
▪ An area of 40 square metres, with
one part of the private open space to
consist of secluded private open
space at the side or rear of the
dwelling or residential building with
a minimum area of 25 square metres,
a minimum dimension of 3 metres
and convenient access from a living
room, or
▪ A balcony of 8 square metres with a
minimum width of 1.6 metres and
convenient access from a living room,
or
▪ A roof-top area of 10 square metres
with a minimum width of 2 metres
and convenient access from a living
room.
• The balcony requirements in Clause
55.05-4 do not apply to an apartment
development.
55.05-5 Solar Access to Open Space Objective
• To allow solar access into the secluded
private open space of new dwellings and
residential buildings.
Standard B29
• The private open space should be located
on the north side of the dwelling or
residential building, if appropriate.
• The southern boundary of secluded
private open space should be set back
from any wall on the north of the space
at least (2 + 0.9h) metres, where ‘h’ is
the height of the wall.

Complies.
Both dwellings are provided with an outdoor
living area at the first floor. Dwelling 1 has a
28.8m² space that has minimum dimensions of
4.5m x 6.4m, whilst dwelling 2 has a larger area
of 5.5m x 6.4m (35.2m²).
Both dwellings also have ground floor open
space on the north side of the dwellings with in
excess of 40m² provided.

Complies.
The first floor primary areas of open space both
have good northerly aspect due to their first
floor location.
At the ground floor of dwelling 2 the there is
shadow as a result of the garage at 7 Swanston
Street, however as this is a secondary space,
this is considered acceptable.

55.05-6 Storage Objective
• To provide adequate storage facilities for
each dwelling.
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Standard B30
• Each dwelling should have convenient
access to at least 6 cubic metres of
externally accessible, secure storage
space.

Clause 55.06

Complies.
A large shared storage area is located in the
south-west corner of the basement, whilst
storage is also provided behind the car spaces
along the west wall of the garage.

Detailed Design

Objectives and Standards
55.06-1 Design Detail Objective
• To encourage design detail that respects
the existing or preferred neighbourhood
character.
Standard B31
• The design of buildings, including:
▪ Facade articulation and detailing,
▪ Window and door proportions,
▪ Roof form, and
▪ Verandahs, eaves and parapets,
should respect the existing or preferred
neighbourhood character.
• Garages and carports should be visually
compatible with the development and
the existing or preferred neighbourhood
character.
55.06-2 Front Fence Objectives
• To encourage front fence design that
respects the existing or preferred
neighbourhood character.
Standard B32
• The design of front fences should
complement the design of the dwelling or
residential building and any front fences
on adjoining properties.
• A front fence within 3 metres of a street
should not exceed:
▪ The maximum height specified in a
schedule to the zone, or
▪ If no maximum height is specified in
a schedule to the zone, the maximum
height specified in Table B3.

55.06-3 Common Property Objectives
• To ensure that communal open space, car
parking, access areas and site facilities
are practical, attractive and easily
maintained.
• To avoid future management difficulties
in areas of common ownership.
Standard B33
• Developments should clearly delineate
public, communal and private areas.

Comments

Complies.
The low scale built form design of the proposed
dwellings and the recessive garaging is
consistent with the varied character of the area.
There are no heritage dwellings in close
proximity and therefore the dwelling will sit
comfortably in an area that includes a mix of
character homes and brick dwellings from the
40’s-80’s.

N/A

Complies
Common area within the basement and the front
of the site is able to be clearly identified.
Page | 37

•

Common property, where provided,
should be functional and capable of
efficient management.
55.06-4 Site-Services Objectives
• To ensure that site services can be
installed and easily maintained.
• To ensure that site facilities are
accessible, adequate and attractive.
Standard B34
• The design and layout of dwellings and
residential buildings should provide
sufficient space (including easements
where required) and facilities for
services to be installed and maintained
efficiently and economically.
• Bin and recycling enclosures, mailboxes
and other site facilities should be
adequate in size, durable, waterproof
and blend in with the development.
• Bin and recycling enclosures should be
located for convenient access by
residents.
• Mailboxes should be provided and located
for convenient access as required by
Australia Post.

Complies.
Sufficient area is provided on-site for the
location of site services associated with the
proposed dwellings.

Car Parking & Vehicular Access
The application proposes the construction of a two dwellings comprising three or more bedrooms.
The application provides a basement car park that accommodates two car parking spaces per dwelling
which meets the requirements of the standard.
The proposed car parking spaces and accessways meet the design requirements of Clause 52.06-9 as
follows:
Design standard 1 – Accessways
• The proposed driveways will exceed the minimum of 3.0 metre wide dimension.
Design standard 2 – Car parking spaces
• The basement provides parking spaces of 4.9m length and 2.6m width with 6.4m aisle to
accommodate turning movements.
Design standard 3: Gradients
• The access grades are shown on the plans with two transition sections of 1:12 at the property
entry and basement entry, with a 1:6 ramp.
Design standard 4: Mechanical parking
• N/A.
Design standard 5: Urban design
• The basement garage for the proposed dwellings is integrated into the design of the dwelling
and will not visually dominate any public space given it is located below ground.
Design standard 6: Safety
• The garage for the proposed dwellings is able to be easily accessed by pedestrians as required
and will be provided with appropriate lighting. The basement has a lift entry for residents
directly into their respective dwellings.
Design standard 7: Landscaping
• Appropriate landscaping will be provided for the dwellings including along the edge of the
driveway to maintain a garden aspect from the street.
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Stormwater Management in Urban Development
An effective stormwater management plan will be able to be prepared for the development to
meet the objectives and standards of Clause 53.18 if required, and in particular:
• Will be designed and drained in accordance with the requirements and to the satisfaction of the
responsible authority to meet current best practice performance for stormwater quality (Clause
53.18-4).
• Can incorporate a STORM report for the new dwelling to identify appropriate Water Sensitive
Urban Design measures that can be implemented (Clause 53.18-5).
• Can include appropriate on-site management requirements to be implemented prior to and
during construction to address erosion / sediment loss from the site, stormwater runoff and
rubbish / construction waste (Clause 53.18-6).
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6.

Conclusion

Consistent with the strategic outcomes sought by the Queenscliffe Planning Scheme, the proposal
provides for a well-designed development that will respect the character of the surrounding
residential dwellings; provides for new family dwellings within the established township area to
increase population; and contributes to the housing diversity and choice in the area.
The site has convenient access to the shops, services, education facilities and open spaces within
the Queenscliff township and is an ideal candidate for an infill development. The height and
massing of the proposed dwellings will not impact neighbouring buildings with the development
centrally sited and exceeding all front, side and rear setbacks.
The new dwellings responds well to its context within King Street and responds well to the
outcomes sought by the Design and Development Overlay Schedule 1 affecting the land.
The proposal demonstrates a high level of compliance with the provisions of Clause 55 (ResCode).
Given all of the above we look forward to the grant of a planning permit in due course.

SINCOCK PLANNING
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