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SCHEDULE 17 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT OVERLAY
Shown on the planning scheme map as DDO17.

WESTERN BEACH AREA
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Design objectives
To encourage excellence in architecture that enhances the streetscape and complements the existing
heritage and waterfront character.

To ensure new buildings and landscaping protect and respect the established character of the area
and built form shares key views, respects heritage areas, and protects residential amenity and the
amenity of public spaces.

To encourage the retention and creation of viable development sites by supporting consolidation
and avoiding fragmentation.

To ensure that the location and design of car parks, loading bays and services areas promotes active
street frontages, does not dominate the public domain and supports safe use and access.

To encourage the use of innovative, best practice urban design and building techniques that
incorporate environmentally sustainable design principles.
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Buildings and works
The following buildings and works requirements apply to an application to construct a building
or construct or carry out works.

A permit may be granted to construct a building or carry out works which are not in accordance
with the requirements of this Schedule where the proposal meets the design objectives of Clause
1.0.

Building height

New development should not exceed a preferred maximum building height of 9 metres. Where
new buildings differ in height from adjoining buildings by more than one storey, the new building
should be stepped down to the height of the adjoining building to create a transition in height.

Higher buildings should be located and designed to minimise impacts on adjacent heritage buildings
and places and low-scale residential areas.

Building heights should avoid the overshadowing of major pedestrian routes, parks and other
public spaces.

Building heights should enable the sharing of key views, respect heritage areas, protect residential
amenity and the amenity of public spaces, and achieve an overall graduation of built form.

Building heights should respect the existing waterfront character and avoid dominating the
waterfront through excessive bulk and unarticulated built form heights.

The preferred maximum building height does not apply to architectural features (such as domes,
towers, masts) and building services (including enclosed stairwells) that do not exceed the preferred
maximum height by more than 4 metres. The combined floor area of these features must not exceed
10 per cent of the gross floor area of the top building level.

Setbacks

Front and side setbacks should be consistent with adjoining buildings and the overall streetscape,
except where the heritage significance of an adjoining building in a Heritage Overlay necessitates
a variation.

Greater setbacks should be provided to:
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Share views from public spaces / major pedestrian routes or from upper floors to Corio Bay
and other key views.

Avoid excessive building bulk.

Reflect the setback of adjoining buildings.

Form part of the provision of a pedestrian or service laneway.

Reflect the heritage values associated with adjoining properties within a Heritage Overlay.

Ensure adequate light to major pedestrian routes and public spaces.

Ensure adequate light to adjacent buildings, particularly to windows of habitable rooms and
balconies of adjacent dwellings.

Car parks

Car parks for new development should be designed to:

Avoid car parking spaces, structures and access ways dominating street frontages.

Ensure car parks, including multi-level parking structures, are designed to achieve a safe and
‘open’ feel with good sight-lines and adequate lighting throughout.

Locate car parks near the major road network, to minimise intrusion into areas of high pedestrian
usage and distances travelled along other streets.

Place car parking underground or in discreetly located multi-deck structures.

Avoid at grade car parks, especially along street frontages, walkways and within the front
setback.

Conceal parking structures behind or within other buildings and uses.

Locate and design car park entries to minimise adverse impacts on pedestrians.

Minimise car access points and garages to the street where it is feasible to consolidate access
points and/or provide access to parking spaces and service and loading areas, from rear lanes
or basements.

Public space

Verandahs and canopies should be provided over footpaths, unless they would conflict with
significant heritage buildings.

Other

The ground floor level of buildings should be articulated and modelled using fenestration including
recessed windows with reveals, recessed balconies, and architraves, cornices, pilasters and their
contemporary equivalents. Articulation of facades above the ground floor should create interesting
and attractive streetscapes and reduce the apparent bulk of tall buildings.

Development should avoid blank walls, specifically when readily viewed from Western Beach
Road and Mercer Street.

Plant and equipment and rubbish and storage areas should be screened from the public domain
and existing and potential adjacent development.

Exemption from notice and review

An application to construct a building or construct or carry out works that does not adjoin land
that is in a residential zone and which generally meets the requirements of this Schedule is exempt
from the notice requirements of Section 52(1) (a), (b) and (d), the decision requirements of section
64(1), (2) and (3) and the review rights of section 82(1) of the Act.
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Subdivision

Exemption from notice and review

An application to subdivide land is exempt from the notice requirements of Section 52(1)(a), (b)
and (d), the decision requirements of section 64(1), (2) and (3) and the review rights of section
82(1) of the Act.
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Signs
The design and siting of sign(s) should satisfy the following design principles:

Signs should be integrated into the design of the building façade, preferably within the first 3
storeys of the building.

Signs should be of a size and height that is complementary to the built form of the building and
surrounding landscape.

Signs should be limited in number and incorporate limited detail other than is necessary to
identify the building name and key tenants.

Signs should be consolidated in mixed use and commercial developments to avoid the visual
clutter of signage and displays.
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Application requirements
The following application requirements apply to an application for a permit under Clause 43.02,
in addition to those specified elsewhere in the scheme and must accompany an application, as
appropriate, to the satisfaction of the responsible authority:

For applications for any building or other structure that exceeds the preferredmaximum building
height, diagrams showing the proposed building in 3-dimensional forms within the context of
the surrounding development and a description of how the design objectives of this schedule
are met and how design excellence is achieved.

An urban context report that outlines:

– A spatial analysis of the location.

– Details of the inter-relationship of the subject site to its surrounding buildings.

– The predominant landscape and building form.

– Development form and rhythm.

– Amenity and functional relationships and opportunities between the subject site and adjacent
areas.

A wind assessment for development greater than 16 metres in height.

A report that demonstrates the use of innovative, best practice, urban design and building
techniques that incorporate ecologically sustainable design principles.

A report that demonstrates how the new development will address environmental sustainability
including response to local climate and microclimate conditions, and layouts that support good
solar orientation in new buildings.

A report that identifies any heritage restoration works.

A report that demonstrates architectural design quality.

A report that demonstrates improvement of safety and the perception of safety by applying
principles of crime prevention through environmental design.
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Decision guidelines
The following decision guidelines apply to an application for a permit under Clause 43.02, in
addition to those specified in Clause 43.02 and elsewhere in the schemewhichmust be considered,
as appropriate, by the responsible authority:

Where a development exceeds the preferredmaximum building height, whether the development
achieves:

– Design excellence.

– The retention of key views by concentrating development in slender design elements.

– An increase in public open space and / or pedestrian linkages.

Whether the proposal achieves the design objectives of this Schedule.

Whether the development avoids:

– Extensive blank walls along streets.

– Buildings oriented towards internal spaces rather than streets.

– Alcoves and recesses that may provide hiding places or that may collect dirt and litter
(buildings with irregular plans at ground level are generally appropriate only where set back
away from the footpath).

Whether the development provides bin enclosures and any other storage areas at the rear to
ensure a tidy presentation onto laneways and public parking areas.

Whether the design of buildings above the preferredmaximumbuilding height ensures protection
of ground levels from wind turbulence, through stepping or articulating the building or use of
other measures.

Whether the design of buildings allows for the sharing of key views, including by avoiding
excessive building bulk.

Whether the development provides verandahs or canopies over footpaths along major routes,
especially those leading to and from the Station, unless they would conflict with the heritage
significance of a building or site.

Whether the development provides active frontages onto footpaths and passive surveillance
with buildings that overlook streets and public spaces. Priority should be given to key pedestrian
areas if active frontages are not feasible on all sides of a given property.

Whether the development addresses the safety and security of residents, visitors, workers and
property by ensuring:

– Entrances to buildings are not obscured or isolated from the street and internal access ways.

– Provision of good lighting and visibility of communal areas and internal access ways.

– Private spaces within developments are clearly defined and protected from inappropriate
use as public thoroughfares.

Whether development integrates with and contributes to urban art by providing, where
appropriate, opportunities for artwork within public spaces.

Whether the consolidation of land facilitates the creation of viable development sites.

Whether the subdivision is associated with a development proposal that supports the objectives
in this scheme for the Geelong Western Wedge and does not result in fragmentation of sites.
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