

GREATER SHEPPARTON PLANNING SCHEME
SCHEDULE 10 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT OVERLAY04/10/2018


Shown on the planning scheme map as DDO10.
Toolamba residential developmentPRECINCT STRUCTURE PLAN areas
1.0	Design objectivesXX/XX/XXXX



· To maintain ensure subdivision patterns, built form and fencing respects and contributes to the local rural village character of the exisitingToolamba township. and 
· To ensure buildings are sited to provide space and separation for landscaping that will enhance amenity, reduce the visual mass of buildings and reinforce the existing rural village character of the precinct. 
· while making efficient use of the land through good quality design.
· To facilitate provision of reticulated services and other appropriate infrastructure in line with residential development.	Comment by GSCC - Michael MacDonagh: The Section 173 Agreement, UGZ and Toolamba PSP all control the realisation of reticulated services. This duplication is not required.
· To support a sense of streetscape openness and safety through appropriate fencing treatments and garage design and siting.
· To support active and visually interesting interfaces with all streets through appropriate design, siting and orientation of dwellings and garages.
· [bookmark: _GoBack]To protect the environment from adverse impacts resulting from loss of vegetation. and inadequate waste water disposal.	Comment by Mesh Planning: Most vegetation protection will be determined during subdivision design.  A requirement for buildings to be sited to retain native vegetation has been included to ensure this objective remains relevant.
· To promote diversity of lot size, and dwelling type and size.
· To promote landscaping that reduces the visual mass of buildings and reinforces the existing rural village character of the precinct. 

2.0 2.0	Buildings and worksXX/XX/XXXX


A planning permit is not required to construct a building or carry out works where all the following conditions are met:	Comment by Mesh Planning: This section sets the ‘threshold test’ for if a permit is required.  A permit is not required if these tests are met.  This will avoid excessive permit applications to Council for dwellings.  If a permit is required, then the ‘performance based’ requirements set out below, in conjuction with the Objectives of the Overlay and the Decision Guidelines will apply.

· The front setback of the building is between 5 and 10m from the street;
· The setback of the building from any side boundary is 2.5m or more;	Comment by Mesh Planning: A side setback distance was not specified in the Housing typologies report. 2.5m was selected on the basis that it will provide a 5m spacing between dwellings, consistent with the minimum spacing noted in the existing Toolamba area in the Typologies report. 
· The setback of the front wall of any garage is 1m behind the façade of the main building; 
· Any garage occupies 50% or less of the facade of the building; and
· The building, if it is a dwelling, is connected to a reticulated waste water system.

The following buildings and works requirements apply to an application to construct a building or construct or carry out works:

· Buildings should be setback an appropriate distance from the front boundary so as to:
· provide space for landscaping, including canopy trees, and
· to provide a sense of spatial enclosure of the street.

· Garages should be designed and sited so as not to dominate the street frontage.

· Buildings should be setback from a side boundary to provide sufficient space for landscaping and pedestrian access.

· Buildings should be designed and sited to protect remnant native vegetation.

A permit is required to construct a fence unless:

· The fence is a side fence forward of the building line and it is 1.2m or less in height.
· The fence is behind the building line, and is not constructed of colourbond or similar material.

The following requirements apply to an application to construct a fence:

· Front boundary fencing should be avoided.  If front fencing is proposed, it should be low, provide for passive surveillance of the street and be in keeping with the character of the neighbourhood.	Comment by Mesh Planning: While the typologies report states 1.2m or lower, the PSP strongly discourages front fences.  As such, to reconcile the two, I have said front fencing should be low, with the planner to exercise discretion.  It is noted that the PSP has been included as a Decision Guidelines, which will bring into effect the Guidelines of the PSP regarding fencing.  

· Side fencing forward of the front setback of the building should be low and allow for passive surveillance and a sense of openness.  

· Use of colourbond, or similar material for fencing, including front and side fencing, should be avoided.
 







generally in accordance with the below:

· Each dwelling on a lot below 4,000m2 must be connected to reticulated sewerage, if available. 
· Building setbacks
	Lot size
	Front setback
	Side setback

	800-2000m2
	5-10 metres
	Enables rear access and space for landscaping between dwellings

	2000-4000m2
	8-15 metres
	Enables generous space for rear access and landscaping

	4000m2 – 2ha
	8-20 metres
	Dwellings should be set away from boundaries to provide a sense of space and separation





· Fences
Garages must not dominate the streetscape. The front wall of the garage should be set back a minimum of 1 metre behind the main house façade and must comprise less than 50% of the overall dwelling façade width.
The maximum front fence height is 1.2 metres above natural ground level. On lots of less than 4,000m2, side fencing must not exceed 1.2 metres in height for the first 5 metres of setback. 	Comment by Mesh Planning: Reworded above.

Lots of 4,000m2 or more must use post and wire or post and beam fencing.  On lots smaller than 4,000m2, open fence construction is encouraged, including post and wire or post and beam. 

Colorbond or similar materials must not be used for fencing at the front of a lot or for the first 5 metres of setback. 

On lots smaller than 1200m2, Colorbond or similar materials may be used for side or rear fencing. On lots larger than 1200m2, a permit is required to use Colorbond or similar materials for side or rear fencing.

Exemption from notice and review
An application for construction of a building or to construct or carry out works 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.
3.0	Subdivision	Comment by Mesh Planning: Recommend that UGZ and PSP do the main work related to subdivision design.xx/xx/xxxx


A permit is required to subdivide land. 
A permit to subdivide land must meet the following requirements: 
· A lot must be no smaller than 800sqm.  
· Street trees should be a mix of larger canopy trees and mid-level trees, with a minimum of 80% native or indigenous species. A minimum of one street tree per lot or every 20 metres, whichever is lesser, should be provided. For lots larger than 2000m2, street trees should be planted in an informal manner in groups or irregular spacing, subject to the approval of the relevant authority. 	Comment by Mesh Planning: Better guided through PSP
· Access driveways of adjoining properties should be separated by the following minimum distances to promote boundary planting within the lot:	Comment by Mesh Planning: Better guided by PSP
 
	Lot size:
	Minimum distance:

	800-2000m2
	2 metres

	2000-4000m2
	4 metres

	Over 4000m2
	6 metres


The above minimum distances may be waived to allow retention of native vegetation. 
· The following footpath and kerb requirements apply:
	Lot size:
	Minimum requirements:

	800-2000m2
	Sealed footpath adjacent to front boundary with barrier kerbs on both sides

	2000-4000m2
	Sealed or unsealed foothpath within the verge with semi-mountable kerbs or no kerbs on both sides

	Over 4000m2
	Sealed or unsealed footpath to at least one side of the road with semi-mountable kerbs or no kerbs



An application to subdivide land into 2 lots 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.	Comment by Mesh Planning: UGZ already provides this exemption for the meantime.  For future potential 2 lot subdivsions, the minimum lot sizes will apply as noted above (800m2). It is recommended that if the UGZ is translated to GRZ (or other zone) in the future, that the DDO will continue to apply.  In that case, Council should allow for an assessment of material deteriment to be made, and allow for notification of subdivsions if considered appropriate
4.0	Signs04/10/2018

None specified
5.0	Application requirements30/07/2018


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:
The design response must explain how the proposed design contributes to the shared tree canopy of the town.	Comment by Mesh Planning: This is not very clear about what is expected.  It comes from the Typologies report, but that relates mostly to how trees are retained in the subdivision design.  It is considered that the PSP already has requirements and guidelines tat address vegetation and street tree planting to achieve shared canopy cover.
None specified
6.0	Decision guidelinesxx/xx/2018


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 scheme which must be considered, as appropriate, by the responsible authority:
· Whether the proposal is generally in accordance with the Toolamba Precinct Structure Plan, 2020.  The proposal is consistent with objectives of the Toolamba Growth Plan 2020 and the Toolamba Housing and Streetscape Typologies 2020.

· Subdivision design is in accordance with the Toolamba Framework Plan in Clause 21.04. A permit may be granted to subdivide land which is not in accordance with the Toolamba Framework Plan in Clause 21.04 where the provision of reticulated sewerage services is considered unfeasible by the relevant water authority.	Comment by Mesh Planning: As above re: subdivsion

· Whether theThe proposed buildings, works and subdivision design and siting of new buildings and fencing will enhance the sense of spaciousness and rural character of the township.	Comment by Mesh Planning: Decision guidelines should be neutrally expressed and set a ‘test’.  They should not be directive (policy does that).  All have been reworded accordingly.

· The subdivision design and layoutWhether the design and siting of new buildings  provides for the retention or enhancement of vegetation.
· Front setbacks may be increased by permit to retain mature trees.
· Provision has been made for diversity of lot size within subdivisions and within the township, and for diversity of dwelling type and size. Smaller lots should generally be located close to Wren Street.

· Lots should provide sufficient area and dimensions to enable appropriate siting and construction of a dwelling for solar access.

· Whether the design, siting and orientation of Ddwellings should be oriented to maximises all maximise street frontages. Dwellings on corner lots smaller than 4,000m2 should address both frontages. 

· 




Overlays - Clause 43.02 - Schedule 10		Page 5 of 5
