 (
Overview
) (
4.0
Key
 
Issues
 
and
 
Threats
)[image: ] (
4.1
) (
In
 
order
 
to
 
inform
 
appropriate
 
future
 
planning
 
provisions
 
for 
this 
Neighbourhood
 Character Strategy (as part of future strategic work), the key character issues applicable to the study area need to be considered.
These
 
threats
 
are
 
summarised
 
below
 
based
 
on
 
the
 
survey 
findings
 
of
 
the
 
project
 
team,
 
initial
 
consultation
 
with
 
the community
 
and
 
working
 
groups
 
with
 
Council's
 
planning 
officers.
The
 
following
 
themes
 
have
 
been
 
identified
 
as
 
the
 
key
 
issues 
and
 
threats:
) (
•
•
•
•
•
•
•
•
•
•
) (
Poor Quality Contemporary Infill 
Removal
 
of
 
Vegetation
 
&
 
Landscaping 
Subdivision of Larger Lots
Retirement
 
Villages,
 
Aged
 
Care,
 
Medical
 
&
 
Other
 
Services 
Dominant Fencing Styles
Siting
 
&
 
Scale
Car
 
Access
 
&
 
Storage 
Colours
 & Materials 
Viewlines
Bushfire
 
Management
) (
The
 
following
 
section
 
provides
 
an
 
overview
 
of
 
each
 
of
 
these 
issues
 
and
 
threats
 
and
 
identifies
 
areas
 
and
 
locations
 
which are affected by these themes.
) (
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)

 (
Contemporary
 
Infill
) (
Key
 
Issues
 
and
 
Threats
) (
4.2
) (
Contemporary infill buildings are prominent across much of
 
Nillumbik
 
Shire.
 
These
 
new
 
developments,
 
which
 
feature architectural styles and material palettes that can contrast with existing housing stock, have contributed to a change in character across the study area. In Nillumbik Shire, this type of development has typically occurred in the form of:
) (
 
Analysis 
Overview
) (
•
•
) (
replacement
 
houses
additional
 
dwellings
 
or
 
extensions
 
located
 
at
 
the
 
rear
 
of 
existing
 
lots
redevelopment
 
of
 
sites
 
to
 
accommodate
 
larger 
residential
 
developments
duplex
 
or
 
side-by-side
 
housing
 
typologies
) (
•
) (
•
) (
The quality of design of infill buildings is varied. Some are respectful
 
of
 
the
 
existing
 
and
 
valued
 
character
 
of
 
a
 
precinct, while others fail to reflect their location and comprise features that disregard the character of existing areas.
Issues associated with contemporary infill 
include:
) (
•
•
•
•
•
•
) (
Reduced
 
setbacks
Reduced
 
building
 
separation
Vegetation
 
clearing
 
to
 
enable
 
larger
 
scale
 
development 
Loss of remnant native vegetation/canopy trees Lowered instances of tree retention
Minimal
 
provision
 
of
 
space
 
for
 
deep
 
soil
 
planting
 
and 
canopy
 
trees
Demolition
 
of
 
existing
 
low
 
density,
 
detached
 
dwellings 
for larger-scale development
Change
 
in
 
materiality
 
-
 
use
 
of
 
more
 
contemporary 
materials (concrete, render, 
etc
)
) (
 Implications for Guidelines
 
Examine the extent to which design objectives can increase setbacks and reduce the bulk and scale of built
form,
 
by:
) (
•
) (
•
) (
•
) (
Reflect
 
minimum
 
side
 
boundary
 
setbacks
 
and 
minimum
 
landscaping
 
requirements
 
in
 
design guidelines.
Restricting
 
the
 
percentage
 
of
 
the
 
site
 
covered
 
by 
impermeable surfaces (where relevant).
Strengthen
 
guidelines
 
in
 
regards
 
to
 
deep
 
soil
 
areas
 
and 
canopy tree/significant vegetation retention in front and rear yards, especially native vegetation.
Reflect
 
typical siting in design guidelines.
) (
Given
 
the
 
existing
 
planning
 
context,
 
there
 
are
 
examples of newer developments in Greensborough, Eltham
and Diamond Creek that are visually bulky, have high site coverage, provide small front and side setbacks, have minimal canopy tree retention (especially native vegetation) and provide limited space for deep soil planting.
 
The
 
introduction
 
of
 
a
 
prominent
 
architectural
element, building form or material not commonly found in the
 
area
 
can
 
incrementally
 
diminish
 
the
 
valued
 
character
 
of the 
neighbourhood
.
The
 
concept
 
of
 
character
 
does
 
not
 
seek
 
to
 
prevent
 
infill development from occurring; rather it aims to ensure that new buildings reflect their location and respect the surrounding built form in a contemporary way. A
contemporary development could successfully respond to its
 
location
 
by
 
reflecting
 
the
 
form
 
and
 
siting
 
of
 
surrounding 
dwellings.
) (
•
) (
•
) (
•
) (
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) (
Locations 
affected
) (
As Nillumbik Shire is 
characterised
 
by
 
undulating
 
topography
 
and
 
steep 
slopes, all localities (particularly in some areas in the south) are seeing new volume builds which reflect a 'cut' and 'fill' approach, rather than responding to the slope of the land.
In
 
locations
 
such
 
as
 
Eltham
 
and 
Diamond
 
Creek,
 
there
 
has
 
been 
an
 
increase
 
in
 
larger
 
residential
development
 
and
 
in
 
Greensborough 
an increased prevalence of two- three 
storey
 housing typologies.
Hurstbridge
 
is
 
seeing
 
higher
 
density, 
mixed use development of existing 
allotments.
) (
Other 
considerations
) (
Quality
 
of
 
existing
 
dwellings.
Future
 
population
 
projections.
Subdivision
 
of
 
larger lots.
)

 (
Loss
 
of
 
Vegetation
 
and
 
Landscaping
) (
Key
 
Issues
 
and
 
Threats
) (
4.3
) (
Vegetation
 
and
 
landscaping
 
are
 
central
 
elements
 
when determining an area's 
neighbourhood
 character. This relates specifically to existing vegetation, including:
) (
 
Analysis 
Overview
) (
•
•
•
) (
The
 
public
 
and
 
private
 
realm
The landscaping of individual gardens
The
 
cumulative
 
effect
 
of
 
landscaping
 
across
 
an
 
entire 
area
The
 
prevalence
 
of
 
canopy
 
coverage
) (
•
) (
Across Nillumbik Shire, vegetation is extensive and is predominately
 
informally
 
planted
 
with
 
canopy
 
trees,
 
native trees and low lying bush/
understorey
. There also remains remnant native Ecological Vegetation Classes such as remnant Grassy Dry Forest, Valley Grassy Forest, Gully Woodland and other native species.
There
 
is
 
however
 
also
 
a
 
mix
 
of:
) (
•
•
) (
Formal
 
gardens
 
with
 
non-native
 
vegetation
Informally
 
planted
 
gardens
 
and
 
heavily
 
vegetated
 
lots 
with a mix of native and non-native species
Wide
 
grassy
 
lawns
 
or
 
low-level
 
gardens
 
with
 
limited vegetation
) (
•
) (
A key threat to Nillumbik Shire's 
neighbourhood
 character is the loss of vegetation in private gardens, and its replacement with larger developments or non-permeable hard-
scaping
, such as paving. Additionally, existing landscape character is undermined by contemporary infill builds which do not provide adequate garden space for planting of new vegetation, replanting of native species or canopy
 
trees,
 
which
 
require
 
deep
 
soil
 
and
 
space
 
for
 
roots
 
to 
grow.
The threat of significant vegetation clearing is particularly relevant
 
in
 
Nillumbik
 
Shire
 
due
 
to
 
State-sanctioned
 
permit exemptions within planning controls applying to a large portion of the Shire, which allow as-of-right removal of vegetation for bushfire management and maintenance.
As
 
most
 
of
 
Nillumbik
 
Shire
 
is
 
within
 
a
 
designated
 
Bushfire Prone
 
Area
 
(BPA),
 
with
 
a
 
portion
 
of
 
the
 
study
 
area
 
covered by the Bushfire Management Overlay (BMO), both
the planning and building systems in Nillumbik Shire comprise of State-sanctioned exemptions which override all other planning triggers for the purposes of bushfire protection including vegetation and landscape protection controls. Details of these exemptions and their impact on 
neighbourhood
 
character
 
are
 
further
 
discussed
 
Section
 
5.2 of this Strategy.
) (
 
Implications
 
for 
Guidelines
Investigate
 
opportunities
 
to
 
strengthen
 
policy
 
relating to the retention of existing vegetation, by including guidelines
 
which:
) (
•
) (
Strengthen
 
vegetation
 
retention
 
and
 
deep
 
soil
 
areas 
(where
 
possible).
Require more generous side setbacks in heavily 
vegetated
 
areas
 
to
 
allow
 
for
 
planting
 
of
 
vegetation
 
and 
canopy
 
trees.
Apply
 
site
 
coverage
 
maximums
 
to
 
retain
 
sufficient
 site
) (
•
) (
•
) (
area
 
for
 
vegetation,
 
where
 
relevant.
) (
 
) (
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Locations 
affected
) (
Localities
 
under
 
pressure
 
for 
redevelopment:
Diamond 
Creek
Eltham
Eltham
 
North
Hurtsbridge
North
 
Warrandyte
Panton
 
Hill
Research
St
 
Andrews
Wattle
 
Glen
) (
Other 
considerations
) (
Lack
 
of
 
statutory
 
protection
 
for vegetation.
Bushfire
 
planning
 
considerations.
Boundary-to-boundary. development
 
limiting
 
the
 
scope
 
for 
adequate deep soil areas.
Moonscaping
 of 
lots.
Excessive
 
site
 
coverage.
Mandatory garden area. requirements increase areas for 
planting
 
on
 
lots
 
greater
 
than
 
400m2, 
although this does not consider the loss
 
of
 
garden
 
spaces
 
due
 
to
 
paving, swimming pools and tennis courts.
)

 (
Subdivision
) (
Key
 
Issues
 
and
 
Threats
)[image: ] (
4.4
) (
Subdivision of lots within Nillumbik Shire is particularly prevalent in localities that are not within an LDRZ or covered
 
by
 
DDO2
 
and
 
DDO3
 
which
 
specify
 
a
 
minimum
 
lot size. Subdivision is often associated with mass vegetation removal in order to 
maximise
 the development yield.
The
 
subdivision
 
of
 
lots
 
throughout
 
Nillumbik
 
Shire
 
has
 
a direct impact on 
neighbourhood
 character due to:
) (
 
Analysis 
Overview
) (
•
•
•
•
•
•
) (
Reduced
 
setbacks
Reduced
 
building
 
separation
Vegetation
 
clearing
 
to
 
enable
 
larger
 
scale
 
development 
Loss of remnant native vegetation/canopy trees Lowered instances of tree retention
Minimal
 
provision
 
of
 
space
 
for
 
deep
 
soil
 
planting
 
and 
canopy
 
trees
Demolition
 
of
 
existing
 
low
 
density,
 
detached
 
dwellings 
for larger-scale development
Change
 
in
 
materiality
 
-
 
use
 
of
 
more
 
contemporary 
materials (concrete, render, 
etc
)
) (
•
) (
 
Considerations
) (
•
) (
Consider
 
minimum
 
subdivision
 
sizes
 
in
 
areas
 
that 
are
 
heavily
 
vegetated
 
and
 
where
 
necessary
 
-
 
to
 
be
considered
 
in
 
conjunction
 
with
 
recommendations
 
of
 
a future
 
Housing
 
Strategy
 
and
 
Residential
 
Development Framework.
) (
•
) (
A
 
key
 
threat
 
to
 
neighbourhood
 
character
 
in
 
many
 
localities is the subdivision of lots and the resulting incremental change in the type of housing stock as well as ineffective integration of the natural and urban environments.
Subdivision
 
must
 
be
 
done
 
in
 
a
 
manner
 
that
 
is
 
contextually sensitive to the distinct 
neighbourhood
 character of each locality in Nillumbik Shire.
) (
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Subdivision with duplex
 
housing development - Diamond
 
Creek
) (
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) (
Locations 
affected
) (
Areas
 
not
 
covered
 
by
 
a
 
DDO
 
or LDRZ.
Yarrambat
 is covered by DDO2, which is constrained to controlling 
subdivision
 
size
 
with
 
limited
 
density 
and setback provisions.
) (
Other 
considerations
) (
Lack
 
of
 
statutory
 
protection
 
for vegetation.
Future
 
demographic
 
considerations.
Choice
 
of
 
housing typologies.
)

 (
Larger
 
Scale
 
Development
 
-
 
Retirement
 
Villages,
 
Aged Care, Medical & other Services
) (
Key
 
Issues
 
and
 
Threats
)[image: ] (
4.5
) (
There
 
is
 
potential
 
for
 
an
 
increased
 
pressure
 
for
 
mixed-use development in residential areas throughout Nillumbik Shire. This type of development includes:
) (
 
Analysis 
Overview
) (
•
•
•
•
) (
Retirement
 
villages 
Aged
 
care
 
facilities Medical
 
centres
Childcare
 
centres
) (
Clause 53.17 Residential Aged Care facility allows for an aged care facility to have a maximum building height of 16 
metres
 
on
 
land
 
located
 
within
 
the
 
General
 
Residential
 
Zone (GRZ), Mixed Use Zone (MUZ), 
Neighbourhood
 Residential Zone (NRZ), Residential Growth Zone (RGZ) or Township Zone (TZ).
The
 
increasing
 
pressure
 
for
 
these
 
services
 
to
 
be
 
developed in residential areas covered by the following zones, may impact upon existing character in Nillumbik Shire.
For example, increased pressure to develop Aged
 
Care
 
facilities
 
that
 
are
 
of
 
a
 
greater
 
scale
 
and
 
form
 
than
surrounding
 
residential
 
dwellings,
 
will
 
impact
 
the
 
rhythm of existing streets and the ability to provide planting of canopy trees or the retention of significant vegetation, directly impacting upon 
neighbourhood
 character.
) (
 
Implications for
 
Guidelines & 
Considerations
) (
•
) (
Consider guidelines which 
prioritise
 the retention of 
significant
 
vegetation
 
and
 
the
 
provision
 
of
 
ample
 
space 
for canopy trees.
Consider
 
impact
 
of
 
upper
 
level
 
setbacks
 
to
 
existing 
residential
 
uses.
) (
•
) (
24
 
VMCH
 
St
 
Thomas'
 
Retirement
 
Village
 
-
 
Greensborough
) (
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Locations 
affected
) (
Localities
 
covered
 
by
 
GRZ
 
(Diamond 
Creek, Eltham, Research and 
Greensborough).
Areas under pressure for redevelopment (e.g. areas with 
lower
 
quality
 
housing
 
stock,
 
in
 
close 
proximity to activity 
centres
).
) (
Other 
considerations
) (
Whilst the increased emergence 
of
 
medical
 
and
 
childcare
 
centres
 
in 
residential
 
areas
 
is
 
a
 
present
 
issue within
 
the
 
Shire,
 
the
 
development
of
 
retirement
 
villages
 
and
 
aged
 
care 
facilities
 
is
 
a
 
potential
 
future
 
threat.
Future
 
demographic
 
considerations, 
including an ageing population, 
may
 
require
 
aged
 
care
 
or
 
retirement 
facilities in the future.
Choice
 
of
 
housing typologies.
)

 (
Dominant
 
Fencing
 
Styles
) (
Key
 
Issues
 
and
 
Threats
)[image: ][image: ] (
4.6
) (
The treatment of front boundaries varies throughout Nillumbik
 
Shire,
 
with
 
many
 
residential
 
areas
 
characterised
 by no front fencing or low fences that allow views to the
front garden or dwelling, use vegetation as a border treatment
 
or
 
have
 
open
 
frontages.
 
The
 
combined
 
effect
 
of these
 
boundary
 
characteristics
 
is
 
open
 
streetscapes
 
and
 
a vegetated
 
dominated
 
atmosphere
 
where
 
fences
 
are
 
a
 
less prominent feature.
As the majority of areas within Nillumbik Shire are 
characterised
 
by
 
no
 
or
 
low
 
front
 
fencing,
 
the
 
introduction
 
of more dominant fencing styles that block views to gardens and dwellings would directly impact existing character.
High, solid fences would undermine the blending of vegetation in the public and private realm, which is a key characteristic of Nillumbik Shire's residential areas. High, solid front fences are starting to emerge in areas under pressure
 
for
 
redevelopment,
 
as
 
well
 
as
 
areas
 
with
 
frontages to major roads or smaller roads of high usage.
) (
 
Analysis 
Overview
) (
 
Implications
 
for 
Guidelines
) (
•
) (
Strengthening
 
zone
 
and
 
overlay
 
schedules
 
that
 
relate to
 
front
 
fence
 
design
 
ensuring
 
they
 
are
 
appropriate
 
to 
local 
neighbourhood
 character, including objectives 
that:
) (
-
) (
encourage
 
fencing
 
that
 
reflects
 
the 
typical styles in the area.
) (
-
) (
encourage
 
a
 
lack
 
of
 
front
 
fencing
 
in areas where this is common.
discourage
 
the
 
development
 
of
 
high,
 
solid 
fences that limit visual permeability.
consider
 
only
 
allowing
 
higher
 
front
 
fences 
on main roads where there is particular need to provide privacy and mitigate against noise in the front setback.
consider guidelines that locate front fencing
 
within
 
a
 
site
 
boundary
 
to
 
allow space
 
for
 
plantings
 
in
 
front
 
of
 
the
 
fence.
) (
25
 
Streetscape with low and transparent timber fencing
 
- Plenty
) (
-
) (
-
) (
-
) (
•
) (
Resist
 
pressure
 
from
 
applications
 
to
 
incorporate
 
high 
front fences in order to 
utilise
 the area as secluded private open space.
) (
26
 
Residential
 
streetscape
 with
 
solid fencing
 
- Diamond
 
Creek
) (
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Locations 
affected
) (
Areas
 
under
 
pressure
 
for redevelopment.
Areas with frontages to main 
roads.
However
 
it
 
is
 
noted
 
that
 
tall
 
or
 
solid fencing may impact the character in all localities.
) (
Other 
considerations
) (
A front fence includes any fence within
 
3
 
metres
 
of
 
the
 
street
 
and 
should
 
not
 
exceed
 
the
 
maximum 
fence
 
height.
Noise
 
impacts
 
and
 
privacy
 
concerns 
from the public realm.
Security
 
considerations.
)

 (
Inconsistent
 
Siting
 
&
 Scale
) (
Key
 
Issues
 
and
 
Threats
)[image: ] (
4.7
) (
Siting
 
and
 
scale
 
are
 
central
 
elements
 
of
 
determining an area's 
neighbourhood
 character. Topography is a
distinguishing
 
characteristic
 
of
 
Nillumbik
 
Shire,
 
ranging from
 
gentle
 
undulating
 
slopes
 
to
 
very
 
steep
 
areas
 
along waterways and ridgelines. Subsequently, dwellings are often built to take advantage of the landscape and to
enable
 
views
 
of
 
ranges,
 
valleys
 
and
 
Metropolitan
 
Melbourne (e.g. split level designs). Notably, dwellings in the northern residential areas are typically sited on steep hills or below street level.
In terms of character, it is important that new developments differ in detailed design elements, whilst simultaneously respecting the form, siting, scale and vegetation coverage of existing dwellings in a streetscape or character area. In Nillumbik Shire, it is critical that new development
 
respects
 
the
 
varying
 
topographic
 
conditions, limiting development located on ridgelines and the penetration of built form above tree canopy coverage.
The scale and siting of dwellings on their residential lot has a significant influence on the character of a streetscape. In areas
 
with
 
a
 
consistent
 
neighbourhood
 
character,
 
dwellings will generally follow a typical pattern with the rest of the streetscape and will conform to similar building envelopes.
New developments with substantially reduced setbacks interrupt
 
the
 
established
 
pattern
 
of
 
streets
 
and
 
increases the built form enclosure of the street. As Nillumbik Shire is predominately 
characterised
 by large allotments that follow a curvilinear subdivision layout, the siting of new
buildings
 
on
 
irregular-shaped
 
lots
 
may
 
also
 
disrupt
 
existing streetscape rhythm.
) (
 
Analysis 
Overview
) (
 
Implications
 
for 
Guidelines
Examine
 
best-practice
 
examples
 
of
 
maintaining
 
views 
between
 
dwellings,
 
planting
 
in
 
rear
 
gardens,
 
creating a sense of spaciousness and streetscape rhythm, by including guidelines that:
) (
-
) (
encourage
 
upper
 
level
 
setbacks
 
and
 
front
 
and
 
side 
setbacks
 
at
 
ground
 
level
 
to
 
facilitate
 
the
 
provision of landscaping and significant vegetation.
maintain
 
key
 
siting
 
considerations
 
such
 
as 
dwelling orientation and side setbacks.
specify
 
preferred
 
roof
 
forms
 
where
 
this
 
is
 
consistent.
) (
-
) (
-
) (
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Dwellings
 
sited
 
on
 
steep
 
hill
 
-
 
Diamond
 
Creek
) (
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Locations 
affected
) (
Majority of the residential areas within Nillumbik Shire are 
characterised
 by undulating 
slopes,
 
and
 
some
 
localities
 
feature 
steep
 
areas
 
along
 
waterways
 
and 
ridgelines.
Areas under pressure for redevelopment,
 
subdivision
 
and 
contemporary
 
infill
 
development 
(e.g. areas in close proximity to activity
 
centres
).
) (
Other 
considerations
) (
Redevelopment/extensions of single 
dwellings into larger scale and medium density housing.
Development of aged care, retirement, medical 
centres
 and 
child
 
care
 
facilities
 
within
 
residential areas.
Within the BMO, replacement 
or
 
extended
 
dwellings
 
require
 
a
Bushfire
 
Management
 
Plan
 
and
 
the creation
 
of
 
a
 
defendable
 
space.
 
As
 
a result,
 
developments
 
characterised
 by
 
a
 
large
 
building
 
footprint
 
will
 
see high levels of vegetation removal.
)

 (
Dominant
 
Car
 
Access
 
&
 Storage
) (
Key
 
Issues
 
and
 
Threats
)[image: ][image: ] (
4.8
) (
The siting and design of car access and storage has a
 
direct impact on the character of streetscapes. Additional or widened crossovers result in increased hard paving and loss of nature strip planting. Reduced garden space and permeable ground for sustaining vegetation also occurs due to hard paving areas within front setbacks for car parking
 
or
 
other
 
purposes.
 
Landscaping
 
along
 
driveways
 
to soften this impact is often non-existent or too narrow.
Car parking structures vary greatly across the Nillumbik Shire. Car parking structures can dominate the frontage of a
 
property
 
in
 
two
 
ways.
 
Firstly,
 
by
 
being
 
located
 
in
 
line
 
with or forward of the dwelling. Secondly, by occupying a large proportion of the frontage, for example by the use of a triple
 
or
 
double
 
garage.
 
Both
 
of
 
these
 
car
 
parking
 
structure types are present in Nillumbik Shire. As a result, streets
are less attractive for pedestrians, passive surveillance is
 
reduced,
 
and
 
the
 
positive
 
aspects
 
of
 
neighbourhood
 character in the streetscape are undermined.
In
 
order
 
to
 
address
 
this,
 
dominant
 
car
 
parking
 
structures should be discouraged. Guidelines should also seek to 
minimise
 
the
 
hard
 
surfaces
 
in
 
front
 
setbacks
 
and
 
reduce the crossovers to one per property.
Landscaped strips should be encouraged along driveways located along property boundaries. Landscaping works to break
 
up
 
expanses
 
of
 
hard,
 
impervious
 
surfaces,
 
particularly where driveways abut across property boundaries.
) (
28
 
Dwellings with
 
large car
 
storage areas and
 
expanses of
 
hard surfaces
) (
 
Analysis 
Overview
) (
 
Implications
 
for 
Guidelines
Where applicable, guidelines should be incorporated in provisions
 
in
 
the
 
Nillumbik
 
Shire
 
Planning
 
Scheme
 
that:
) (
-
) (
Limit the proportion of the site covered by 
impermeable
 
surfaces,
 
particularly
 
in
 
front
 
setbacks.
Locate
 
garages
 
and
 
carports
 
behind 
the front facade of the dwelling.
Provide
 
only
 
one
 
vehicular
 
crossover 
per typical site frontage.
) (
-
) (
-
) (
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) (
Locations 
affected
) (
Areas under pressure for redevelopment,
 
subdivision
 
and 
contemporary
 
infill
 
development 
(e.g. areas in close proximity to activity
 
centres
).
) (
Other 
considerations
) (
Infill
 
of
 
additional
 
dwellings
 
at
 
the rear of the lot.
)

 (
Inconsistent
 
Colours
 
&
 
Materials
) (
Key
 
Issues
 
and
 
Threats
)[image: ][image: ] (
4.9
) (
In Nillumbik Shire, the consistency of 
colours
 and materials is a defining aspect of the character of some localities. However, the 
colour
 palettes and materiality of
 
contemporary
 
design
 
schemes
 
of
 
new
 
builds
 
in
 
some localities has caused built form to stand out from their surroundings, rather than blending in within them.
Some areas of Nillumbik Shire have an identified and 
recognisable
 character due to the consistency of a muted and earthy toned 
colour
 palette and natural building materials. For example, Eltham and North 
Warrandyte
 feature notable concentrations of mud brick dwellings 
characterised
 
by
 
muted
 
tones
 
and
 
natural
 
material
 
finishes which complements Nillumbik Shire's 'leafy' character feel and landscaped setting.
The
 
majority
 
of
 
dwellings
 
in
 
Nillumbik
 
Shire
 
are
 
constructed of varied materials, ranging from brick and concrete
render combinations, timber weatherboard and other contemporary materials. However, many areas are often
 
characterised
 
by
 
muted
 
and
 
earthy
 
hues
 
on
 
both façades
 
and
 
roofs.
 
However,
 
much
 
of
 
the
 
contemporary development makes use of a grey-based palette, this exaggerates the contrast in building style and form
between
 
new
 
and
 
old.
 
Sometimes,
 
adopting
 
the
 
same
 
(or similar) materials and finishes can be a decisive factor in allowing a contemporary design to complement, rather than compete, with its surroundings.
This Strategy seeks to clearly identify the areas where maintaining
 
similar
 
or
 
complementary
 
surface
 
finishes
 
is fundamental to the preferred 
neighbourhood
 character.
) (
 
Analysis 
Overview
) (
 
Implications
 
for 
Guidelines
Identify areas in which a specific range of material finishes
 
and
 
colour
 
palette
 
should
 
remain
 
a
 
key
 
part
 
of the preferred future character.
) (
29
 
Contemporary
 
dwelling featuring varied
 
material finishes
 
- 
Yarrambat
) (
30
 
Mud brick residential dwelling - Eltham
) (
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Locations 
affected
) (
Diamond Creek and Plenty- built 
form
 
outcomes
 
emerging
 
as
 
a
 
result 
of DPO objectives.
Areas under pressure for redevelopment (e.g. areas with 
lower
 
quality
 
housing
 
stock,
 
in
 
close 
proximity to activity 
centres
).
Diamond
 
Creek
 
and
 
part
 
of
 
Eltham 
North - areas that have no SLO coverage; no permit triggers for single
 
dwellings.
However
 it is noted that contemporary development may
 
disrupt
 
the
 
consistency
 
of
earthy
 
colours
 
and
 
materials
 
in
 
all 
localities.
) (
Other 
considerations
) (
Redevelopment/extensions of single 
detached dwellings into medium density
 
housing.
Development of aged care, retirement, medical 
centres
 and 
child
 
care
 
facilities
 
within
 
residential areas.
Sustainability
 
factors.
)

 (
Key
 
Issues
 
and
 
Threats
4.10
 
Interrupted
 
Viewlines
)[image: ] (
In Nillumbik Shire, maintaining the views from the public realm
 
between
 
dwellings
 
and
 
vistas
 
across
 
the
 
landscape
 
is a critical component of 
neighbourhood
 character.
A
 
significant
 
element
 
of
 
character
 
across
 
multiple
 
localities within
 
Nillumbik
 
Shire
 
is
 
the
 
undulating
 
topography,
 
which affords picturesque views of vegetated areas and elevated ridge lines.
Viewlines
 
to
 
the
 
tops
 
of
 
tree
 
canopies
 
and
 
ridgelines
 
is
 
also a key feature of 
neighbourhood
 character within many
of the bushy and 'leafy' vegetated areas. An important consideration
 
for
 
new
 
development
 
is
 
to
 
ensure
 
it
 
does
 
not visually penetrate these 
viewlines
.
However, as mentioned previously, contemporary infill development typically 
utilises
 a 'cut' and 'fill' method to accommodate volume builds which do not effectively respond
 
to
 
the
 
slope
 
of
 
the
 
land.
 
Although
 
this
 
allows
 
for the continuation of shared views, it disrupts the street rhythm and reduces vegetation retention.
) (
 
Analysis 
Overview
) (
 
Implications
 
for 
Guidelines
) (
•
) (
Consider guidelines for the identification of and 
reasonable
 
protection
 
of
 
shared
 
viewlines
,
 
including:
) (
-
-
-
-
) (
Upper
 
level
 
setbacks
Front
 
and
 
side
 
setbacks
 
at
 
ground
 
level Siting
Building 
bulk
) (
•
) (
Consider objectives and guidelines to ensure new 
development
 
does
 
not
 
visually
 
penetrate
 
tree
 
canopies and/or
 
ridgelines,
 
where
 
this
 
is
 
a
 
key
 
feature
 
of
 
an
 
areas character.
) (
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Residential
 
area
 
with
 
rural
 
views
 
-
 
Yarrambat
) (
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Locations 
affected
) (
Areas located on steep slopes or 
within
 
close
 
proximity
 
to
 
waterways.
Areas with long ranging views to 
Diamond
 
Creek,
 
Plenty
 
River,
 
Yarra
 River,
 
vegetated
 
areas,
 
tree-canopy 
elevated ridge lines, rolling hills, Metropolitan Melbourne etc.
However
 it is noted that new development
 
may
 
disrupt
 
viewlines
 in all localities 
characterised
 by undulating topography.
) (
Other 
considerations
) (
Development of aged care, retirement, medical 
centres
 and 
child
 
care
 
facilities
 
within
 
residential areas.
Choice
 
of
 
housing typologies.
)

 (
VCAT
 
Cases
 
Summary
) (
5.0
Performance
 
of
 
Existing
 
Settings
) (
5.1
) (
The
 
following
 
is
 
a
 
summary
 
of
 
a
 
selection
 
of
 
VCAT
 
cases relating
 
to
 
neighbourhood
 
character
 
in
 
Nillumbik
 Shire.
The
 
key
 
implications
 
for
 
this
 
Strategy
 
are
 
outlined
 below.
Effectiveness
 
of
 
Existing
 
Controls
Of
 
the
 
VCAT
 
cases
 
reviewed,
 
the
 
majority
 
indicate
 
that
 
the existing planning controls that are used to implement 
neighbourhood
 character objectives are performing relatively well.
The
 
Significant
 
Landscape
 
Overlay
 
(SLO3)
 
was
 
cited
 
in
 
six cases as having provided an effective decision making
framework for VCAT members, resulting in either an affirmation
 
of
 
Council's
 
prior
 
permit
 
refusal,
 
or,
 
approval
 
of an amended permit. In the case of an amended permit, VCAT required additional design changes including increased setbacks and space for landscaping to achieve the objectives of SLO3.
Where
 
a
 
case
 
involved
 
an
 
existing
 
DDO
 
(DDO2),
 
Council's concerns relating to building height and form were
not upheld, with VCAT ruling that proposed 
multi level
 dwellings were in accordance with the objectives of DDO2, which is limited to controlling subdivision size. The design response to the character area was deemed to be appropriate as sufficient setbacks and space for landscaping
 
were
 
provided
 
to
 
maintain
 
the
 
bush
 
setting. This suggests that there may be scope to revise existing
DDOs,
 
or
 
implement
 
new
 
controls
 
with
 
guidelines
 
targeted at generating built form outcomes that respond to identified character attributes.
Gaps
 
in
 
Controls
Two VCAT cases reviewed, concerned proposed development in residential locations that were not subject
 
to
 
either
 
an
 
SLO
 
or
 
a
 
DDO;
 
Council's
 
main
 
tools
 
for implementing its 
Neighbourhood
 Character Guidelines.
In
 
these
 
instances
 
Council
 
raised
 
concerns
 
with
 
built
 
form elements including inadequate setbacks, excessive visual bulk
 
and
 
limited
 
opportunity
 
for
 
retention
 
of
 
vegetation
 
or replacement landscaping.
) (
However, VCAT were satisfied that the developments met the 
neighbourhood
 character objectives of Clause 55
 
(
Rescode
)
 
and
 
were
 
therefore
 
deemed
 
appropriate
 
for 
approval.
While the relevant 
neighbourhood
 character objectives were outlined within local policy at Clause 22.12 (now 15.01-5L), greater weight was placed on the objectives of Clause 55. This highlights that in the case of achieving 
neighbourhood
 
character
 
objectives,
 
it
 
is
 
important
 
that they are implemented by 
utilising
 Clause 55 variations within
 
the
 
zone
 
schedule,
 
or
 
through
 
overlays
 
such
 
as
 
an SLO to ensure that they are given appropriate statutory 
weighting.
) (
 
Case
) (
Calzone
 
v
 
Nillumbik
 
SC
) (
Hopping
 
v
 
Nillumbik
 
SC
) (
Merrigan
 
v
 
Nillumbik
 
SC
) (
Bible
 
Street
 
Project
 
Pty
 
Ltd
 
v
 
Nillumbik
 
SC
 
&
 
Ors
) (
Sam
 
Battiato
 
for
 
Creative
 
Design
 
Studio
 
v
 
Nillumbik
 
SC
 
&
 
Or
) (
Architectural
 
Home
 
Design
 
v
 
Nillumbik
 
SC
) (
Sarantis
 
v
 
Nillumbik
 
SC
) (
Thomson
 
v
 
Nillumbik
 
SC
) (
Table
 
3 
– 
Reviewed cases that identify effectiveness of existing controls
) (
 
Case
) (
Glenrich
 
Investments
 
Pty
 
Ltd
 
v
 
Nillumbik
 
CC
 
Scheiber
 
&
 
Co
 
Pty
 
Ltd
 
v
 
Nillumbik
 SC
) (
Table 4 
– 
Reviewed cases that identify gaps in existing
 
controls
) (
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 (
Bushfire
 
Management
)[image: ] (
5.2
) (
The
 
majority
 
of
 
Nillumbik
 
Shire
 
is
 
a
 
Designated
 
Bushfire Prone
 
Area
 
(BPA)
 
under
 
section
 
192A
 
of
 
the
 
Building
 
Act 1993. Also, a large proportion of land within the Shire
is subject to Bushfire Management Overlay (BMO).
 
While allowing residents to mitigate bushfire risk on their properties is integral to the protection of human life, anecdotal evidence suggests that an unfortunate consequence
 
is
 
the
 
impact
 
on
 
neighbourhood
 
character. The cumulative impact of vegetation removal from individual properties poses a threat to the highly valued ‘leafy green’ character of the Nillumbik Shire.
The
 
importance
 
of
 
vegetation
 
to
 
Nillumbik
 
Shire's
 
character and biodiversity is 
recognised
 through various parts of the Nillumbik Shire Planning Scheme, as noted in previous sections. The 
neighbourhood
 character analysis has
also identified vegetation as a critical component of the character
 
of
 
majority
 
of
 
localities,
 
and
 
contributes
 
overall
 
to Nillumbik Shire's character.
) (
Exemptions
 
apply
 
to
 
buildings
 
built
 
or
 
approved
 
prior
 
to
 
10 September 2009 and are set out in Clause 52.12 (Bushfire Protection:
 
Exemptions).
 
The
 
exemptions
 
apply
 
regardless of whether a permit is required to remove vegetation under any other provision of the planning scheme
(e.g. Clause 52.17: Native Vegetation Protection Overlay, Environmental
 
Significance
 
Overlay
 
or
 
the
 
like).
 
Specifically, the exemptions override all other planning permit triggers, meaning that Council does not have the power to prevent the removal of vegetation covered by the exemptions.
This
 
Neighbourhood
 
Character
 
Strategy
 
does
 
not
 
have
 
the capacity
 
to
 
influence,
 
alter
 
or
 
change
 
the
 
exemptions
 
that are specified under Clause 52.12.
Analysis undertaken as 
apart
 of this Strategy has highlighted the community's concern about mass vegetation removal and the associated impact on the valued bushy character of localities. Part of this concern may
 
arise
 
from
 
a
 
question
 
of
 
whether
 
any
 
property
 
owners are taking advantage of bushfire exemptions to 
maximise
 development yield, rather than simply to mitigate a genuine bushfire risk.
) (
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Densely
 
vegetated
 
rural
 
road
 
-
 
Yarrambat
) (
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Overlay
 
Map
) (
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) (
Bushfire
 
Management
) (
Legend
MURRINDINDI
Nillumbik
 
municipal
 
boundary
SHIRE
 
COUNCIL
Road
 
network 
Study Area
Bushfire
 
Prone
 
Area
 
(BPA)
Bushfire
 
Management
 
Overlay
 
(BMO)
CITY
 
OF 
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St
 
Andrews
Hurstbridge
Yarrambat
Panton
 
Hill
Plenty
Wattle
 
Glen
Diamond
 
Creek
Greensborough
Eltham
 
North
Research
YARRA
 
RANGES
SHIRE
Eltham
North
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OF 
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0
2.5
5km
CITY
 
OF
MANNINGHAM
)

 (
Summary
 
of
 
Draft
 
Neighbourhood
 
Character
 
Areas
) (
Draft
 
Neighbourhood
 
Character
 
Areas
) (
6.0
) (
This
 
section
 
outlines
 
the
 
draft
 
neighbourhood
 
character areas identified within Nillumbik Shire as part of the desktop analysis and site surveys undertaken for this 
Strategy.
These
 
draft
 
neighbourhood
 
character
 
areas
 
also
 
reflect the key values identified through initial community consultation undertaken in April and May 2022.
) (
The draft character areas will replace the character areas identified as part of Nillumbik Shire’s previous 
Neighbourhood
 
Character
 
Study
 
and
 
Design
 
Guidelines (amended in 2003).
The
 
table
 
below
 
provides
 
an
 
overview
 
of
 
the
 
draft
 
character areas
 
identified
 
by
 
this
 
Strategy
 
and
 
also
 
demonstrates
 
the key differences between each character type/area.
Map
 
35
 
depicts
 
the
 
draft
 
character
 
areas
 
based
 
on
 
the criteria outlined in the table.
) (
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) (
Bush 
Residential
) (
Defined
 
by
 
heavily
 
vegetated
 
residential
 
areas
 
generally
 
consistently
 
sited
 
dwellings
 
in
 
a
 
bush
 
setting
 
and
 
sometimes
 
informal
 street pattern; generally modified grid and curvilinear style streets.
) (
Bush Residential 
1
Mix
 
of
 
post-war,
 
modern
 
and
 
contemporary
 
dwellings
Predominantly
 
gable
 
roof
 
forms
High
 
levels of native vegetation, screening dwellings from 
view
Presence
 
of
 
unsealed,
 
dirt
 
or
 
gravel
 
roads
Often
 
no
 
footpaths
 
on
 
either
 
side
 
of 
road
) (
Bush Residential 
2
Predominantly
 
post-war
 
and
 
modern
 
dwellings
Mix
 
of
 
gable,
 
hipped
 
and
 
flat
 
roof
 
forms
Formally
 
landscaped
 
gardens
Predominantly
 
sealed,
 
asphalt
 
streets
Typically
 
footpaths
 
on
 
at
 
least
 
one
 
side
 
of
 
road
) (
Garden
 Court
) (
Features
 
spacious
 
residential
 
areas
 
with
 
sometimes
 
informally
 
sited
 
dwellings
 
in
 
a
 
garden
 
setting
 
and
 
curvilinear
 
street
 
layout
 (courts / cul-de-sac), with a mix of flat and undulating topography.
) (
Garden
 
Court
 
1
Modern
 
and
 
contemporary
 
dwellings
Low
 
to
 
medium
 
levels
 
of
 
vegetation
Predominantly
 
flat
 
topography
) (
Garden
 
Court
 
2
Predominantly
 
modern
 
dwellings
Medium
 
to
 
high
 
levels
 
of
 
vegetation
Sloping
 
to
 
steep
 
topography
) (
Garden
 
Court
 
3
Contemporary
 
dwellings
Low
 
levels
 
of
 
vegetation
Sloping
 
to
 
steep
 
topography
)

 (
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Garden
 Residential
) (
Characterised
 
by
 
spacious
 
residential
 
areas
 
with
 
consistently
 
sited
 
dwellings
 
in
 
a
 
garden
 
setting
 
and
 
gridded
 
street
 
layout. 
Dwellings
 
have
 
typically
 
been
 
developed
 
in
 
the
 
post-war
 
era,
 
interspersed
 
by
 
modern
 
dwelling
 
types
 
and
 
an
 
increasing
 
prevalence
 of contemporary infill development.
) (
Rural
 Residential
) (
Typically
 
consists
 
of
 
contemporary
 
and
 
modern
 
dwellings
 
on
 
large
 
residential
 
lots,
 
set
 
within
 
semi-rural
 
areas
 
of
 
the
 
Shire.
 Dwellings
 
feature
 
large
 
footprints
 
and
 
are
 
often
 
inconsistently
 
sited
 
on
 
curvilinear
 
street
 
patterns.
) (
Rural
 
Residential 
1
Informal
 
streetscapes
Densely
 
vegetated
 
public
 
realm
Significant
 
front
 
setbacks
) (
Rural
 
Residential 
2
Sealed,
 
asphalt
 
streets
Low
 
levels
 
of
 
vegetation
Formal
 
gardens,
 
expansive
 
lawns
)

[bookmark: _GoBack][image: ] (
Note:
 
A
 
series
 
of
 
zoomed
 
in
 
locality
 
maps
 
are
 
provided
 
in
 
the
 
Appendix.
) (
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What
 
is
 
preferred
 
neighbourhood
 
character?
) (
7.0
Neighbourhood
 
Character
 
Precinct
 
Profiles
)[image: ] (
7.1
) (
As outlined in Planning Practice Note 90, under clause 54
 
and
 
clause
 
55,
 
new
 
development
 
should
 
respect
 
the existing 
neighbourhood
 character or contribute to a preferred 
neighbourhood
 character.
Preferred
 
neighbourhood
 
character
 
is
 
either:
the
 
existing
 
character
 
of
 
an
 
area;
 
or
an
 
identified
 
future
 
neighbourhood
 
character
 
different from the existing character of an area.
Where the existing 
neighbourhood
 character is the preferred 
neighbourhood
 character, it is important to identify
 
the
 
existing
 
features
 
and
 
characteristics
 
of
 
the area to be respected.
) (
A preferred 
neighbourhood
 character statement can articulate the valued features and characteristics of an area to be respected by new development. There is no prescribed
 
format
 
for
 
a
 
preferred
 
neighbourhood
 
character statement.
 
Its
 
form
 
will
 
depend
 
on
 
several
 
factors
 
including the
 
features
 
and
 
characteristics
 
of
 
an
 
area
 
or
 
municipality, the housing outcomes sought, and the views of the local 
community.
It is important that preferred 
neighbourhood
 character statements are ‘forward-looking’ so that if an area is identified
 
for
 
increased
 
housing
 
growth,
 
the
 
growth
 
is
 
not undermined by 
neighbourhood
 character policies that seek to maintain the existing 
neighbourhood
 character.
) (
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) (
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 (
How
 
to
 
read
 
the
 
Character
 
Precinct
 
Profiles
) (
7.2
) (
Neighbourhood
 character precinct profiles have been prepared
 
for
 
each
 
neighbourhood
 
character
 
area
 
identified within Nillumbik Shire. Each profile provides a summary
of
 
character
 
area
 
with
 
associated
 
character
 
objectives and design guidelines to provide guidance to future development, ensuring that it reflects the preferred character as best as possible.
The profiles are intended to replace the character areas
 
identified
 
as
 
part
 
of
 
Nillumbik
 
Shire’s
 
previous
Neighbourhood
 
Character
 
Study
 
and
 
Design
 
Guidelines (amended in 2003).
The
 
precinct
 
profiles
 
include:
) (
•
•
•
•
•
•
•
) (
Character
 
Description; A
 
Character
 
Area
 
map;
A
 
summary
 
of
 
key
 
character
 
attributes 
Preferred Character Statement; Preferred Character Objectives; Design Guidelines; and
Photos
) (
Neighbourhood
 
Character
 
Objectives
 
and
 
Design Guidelines
The purpose of the character objectives and design guidelines is to provide clear direction and guidance on built
 
form
 
outcomes
 
based
 
on
 
preferred
 
neighbourhood
 character outcomes.
In
 
alignment
 
with
 
Planning
 
Practice
 
Note
 
91,
 
the
 
Preferred Character Statement directly informs the five design objectives per character area, which can be specified in a schedule
 
to
 
a
 
residential
 
zone
 
to
 
implement
 
the
 
preferred 
neighbourhood
 character.
Effective design guidelines should be used as a basis for Council planners when assessing planning applications. Design guidelines that are to be translated into a zone schedule,
 
to
 
vary
 
ResCode
 
standards,
 
should
 
be
 
enhanced by including specific details of the schedule changes (i.e. permeability, site coverage, front and side setbacks).
) (
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Character
 
Attributes
) (
Architectural
 
Style,
 
form
 
and
 
layout
Era
 
of
 
buildings
Existing
 
building
 
quality
Scale
 
of
 
existing
 
development
Dominant
 
residential
 
form
Dominant
 
residential
 
typology
) (
Building 
Materials
Primary
 
materials
) (
Building 
Heights
) (
Roof 
Styles
Roof
 
form
Roof
 
material
) (
Garages
 
and
 
Carports
Dominance
 
of
 
parking
 
structures
) (
Orientation
 
and
 
Siting
Front
 
setback
Side
 
setback
Consistency
 
of
 
setbacks
) (
Front
 
Fencing
Front
 
fence
 
height
Front
 
fence
 
type
) (
Gardens
 
and
 
Vegetation
Private
 landscaping
Private
 
garden
 
type
) (
Public 
Realm
Public
 
landscaping
Street
 
tree
 
types
Footpath
 
presence
Road
 
layout
Road
 
surface
Views
Topography
)

 (
Character
 
Attributes
) (
Bush Residential 
1
) (
7.3
) (
Character
 
Description
The
 
Bush
 
Residential
 
1
 
precinct
 
is
 
characterised
 
by
 
informal streetscapes and dense vegetation in both the public and private realms. Dwellings are predominantly Modern and Contemporary in their design, with occasional examples of Post-war architecture. Material finishes consist of muted tones and 
colours
 that fit within the landscape setting and dwellings are constructed in varied materials, including 
mudbrick.
Significant setbacks from the street level contribute to the heavily vegetated character of the area, affording ample space for the retention and planting of indigenous, native and
 
some
 
non-native
 
vegetation.
 
Dwellings
 
are
 
sited
 
within lots that are also heavily vegetated with native, established gardens that appear visually unified with significant indigenous tree canopy and Australian native vegetation
in the public realm. Dwellings are often obscured from
 
view at street level due to the density of the planting. Low, transparent
 
front
 
fences
 
often
 
constructed
 
of
 
post
 
and
 
wire materials delineate the boundary between the private and public realms.
Road
 
and
 
vehicle
 
crossovers
 
are
 
generally
 
unsealed,
 
with swale drains and often no footpaths. 
Typically
 roads are narrower than standard roads.
) (
Eltham
 North
) (
Eltham
 North
) (
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) (
Architectural
 
Style,
 
form
 
and
 
layout
Mix
 
of
 
Post-war,
 
Modern
 
and
 
Contemporary
 
era
 styles, reflective of varying building styles and material
 
finishes.
Buildings
 
are
 
detached.
Front façades are articulated with the use 
of
 
balconies,
 
porch
 
entrances,
 
windows
 
and
 
doorways.
) (
Building 
materials
Predominantly
 
brick
 
or
 
render,
 
and
 
other
 contemporary
 
materials.
) (
Building
 heights
1
 
to
 
2
 
storey
 
dwellings.
) (
Roof 
styles
Predominantly
 
gable
 
fronted
 
roof
 
styles,
 constructed of metal.
) (
Garages
 
and
 
carports
Car
 
parking
 
is
 
often
 
located
 
behind
 
the
 
facade
 of the dwelling or constructed on the side 
boundary.
Long,
 
steep
 
driveways
 
that
 
are
 
typically
 
unsealed.
) (
Orientation
 
and 
Siting
Inconsistent
 
siting
 
and
 
orientation
 
of
 
dwellings.
Front
 
setbacks
 
are
 
generous,
 
in
 
excess
 
of
 
9m.
Dwellings
 
are
 
separated
 
by
 
spacious
 
side
 setbacks, in excess of 4m.
) (
Front
 
Fencing
Mix
 
of
 
no
 
or
 
low
 
and
 
transparent
 
front
 
fencing
 
up to 1m and often constructed of post and wire.
) (
Gardens
 
and
 
Vegetation
High
 
levels
 
of
 
vegetation,
 
specifically
 
indigenous,
 native and some non-native species, including remnant
 
trees
 
that
 
visually
 
unite
 
the
 
public
 
and private realms and often screen dwellings from 
view.
) (
Public 
Realm
Streets
 
have
 
a
 
modified
 
grid
 
layout,
 
with
 
curved
 roadways with cul-de-sacs.
Informal
 
street
 
planting
 
characterised
 
by
 
high
 levels of native remnant trees.
Informal
 
streetscapes
 
typically
 
with
 
no
 
footpaths
 and narrow unsealed roads and vehicle crossovers,
 
with
 
the
 
surface
 
consisting
 
of
 
gravel or
 
dirt.
Drainage
 
usually
 
consist
 
of
 
trenches
 
or
 
swales,
 with individual water pipes located under 
driveways.
Undulating
 
to
 
sloping
 
topography.
)

 (
Bush Residential 
1
) (
Legend
) (
Nillumbik municipal boundary
 
Road
 
network
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Residential
 
1
) (
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) (
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OF
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) (
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) (
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) (
Plenty
) (
Wattle
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) (
Greensborough
) (
Diamond
 
Creek
) (
Eltham
 
North
) (
Research
) (
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OF
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) (
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) (
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 (
Neighbourhood
 
Character
 
Objectives
) (
1.
) (
To ensure new development reflects the preferred built 
form,
 
characterised
 
by
 
predominantly
 
1-2
 
storey
 
dwellings 
with varied architectural style that 
utilises
 natural materials with muted tones and 'earth' 
colours
 to fit within the heavily vegetated landscape.
To maintain and enhance views corridors to the 
Yarra
 River,
 
the
 
Diamond
 
Creek,
 
the
 
Watsons
 
Creek,
 
elevated 
ridgelines,
 
and
 
the
 
vistas,
 
streetscapes,
 
and
 
backdrops
 
of 
the
 
precinct,
 
characterised
 
by
 
large
 
native
 
canopy
 
trees and lush 
understoreys
 of shrubs and grasses.
To
 
ensure
 
new
 
development
 
sits
 
within
 
the
 
existing 
indigenous
 
and
 
native
 
tree
 
canopy,
 
minimising
 
the dominance of car parking access and structures.
To
 
maintain
 
and
 
strengthen
 
the
 
spaciousness
 
and
 
bush setting
 
surrounding
 
dwellings,
 
minimising
 
disruption
 
to 
existing indigenous and native tree and plant species.
To retain the bushy informal transition of public and 
private
 
realms,
 
characterised
 
by
 
absent
 
or
 
permeable
 
low 
front
 
fences.
) (
2.
) (
3.
) (
4.
) (
5.
) (
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St
 Andrews
) (
Panton
 
Hill
) (
Eltham
) (
North
 
Warrandyte
) (
Preferred
 
Character
 
Statement
Streetscapes
 
are
 
dominated
 
by
 
large
 
indigenous
 
and native canopy trees with supporting undergrowth.
Dwellings are sited to sit within the undulating landscape
 
and
 
to
 
integrate
 
with
 
the
 
informal
 
style
 
of
 
the indigenous and native vegetation which flourishes in a spacious bushy setting.
View
 
corridors
 
to
 
the
 
Yarra
 
River,
 
the
 
Diamond
 
Creek,
 
the Watsons Creek, elevated ridgelines, vegetated areas and 
significant canopy trees are retained. Often 
formalised
 footpaths are not present. Mostly roads are unsealed and wind informally through the trees with minimal delineation between public and private realms.
New development positively responds to the predominantly low scale, one to two 
storey
 dwellings, using
 
consistent
 
natural,
 
earthy
 
'
coloured
'
 
materials
 
and simple
 
building
 
forms
 
to
 
fit
 
within
 
the
 
heavily
 
vegetated 
setting.
Generous
 
front
 
and
 
side
 
setbacks
 
provide
 
for
 
generous indigenous and native vegetation which embrace remnant trees, and screen dwellings from view.
Garages and carports are hidden from view, often located
 
behind
 
the
 
line
 
of
 
the
 
front
 
dwelling
 
façade
 
and are integrated with the design of the dwelling.
Absent,
 
low
 
or
 
transparent,
 
front
 
fencing
 
contributes
 
to the bushy and informal transition between public and private realms.
)

 (
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) (
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) (
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Guidelines - Bush Residential
 
1
) (
•
) (
New
 
development
 
should
 
complement
 
the
 
1-2
 
storey
 
building
 
height
 
and
 
simple 
building forms of existing dwellings.
Buildings
 
should
 
not
 
penetrate
 
the
 
indigenous
 
tree
 
canopy,
 
where
 
a
 
canopy
 
is
 
present.
Buildings
 
should
 
be
 
designed
 
to
 
follow
 
the
 
topography
 
of
 
the
 
land,
 
and
 
minimise
 
the 
need for cut and fill throughout the site.
New
 
buildings
 
at
 
or
 
near
 
ridgelines
 
should
 
be
 
designed
 
and
 
sited
 
below
 
the
 
height
 
of 
trees along the ridgeline.
Complement
 
the
 
building
 
forms,
 
natural
 
materials
 
such
 
as
 
mudbrick,
 
earthy
 
colour
 palette
 
and
 
siting
 
of
 
existing
 
dwellings
 
and
 
articulate
 
the
 
front
 
façades
 
of
 
buildings 
through the use of setbacks, recesses and windows.
Buildings
 
should
 
provide
 
a
 
pitched
 
roof
 
with
 
prominent
 
eaves.
) (
•
•
) (
•
) (
•
) (
•
) (
•
) (
Buildings
 
should
 
be
 
set
 
back
 
a
 
minimum
 
of
 
4m
 
from
 
one
 
side
 
boundary
 
to
 
enable
 
the planting of indigenous trees and 
understorey
 planting.
If
 
more
 
than
 
one
 
dwelling
 
is
 
proposed,
 
provide
 
sufficient
 
separation
 
between
 
each 
dwelling
 
to
 
allow
 
for
 
the
 
planting
 
of
 
indigenous/native
 
trees
 
and
 
understorey
 
vegetation.
Buildings
 
should
 
be
 
sited
 
to
 
take
 
into
 
account
 
the
 
sharing
 
of
 
views
 
corridors
 
to
 
the 
Diamond
 
Creek,
 
the
 
Watsons
 
Creek,
 
the
 
Yarra
 
River,
 
elevated
 
ridgelines,
 
vegetated
 
areas 
and canopy trees.
) (
•
) (
•
) (
•
) (
Retain
 
existing
 
indigenous
 
and
 
native
 
canopy
 
trees
 
and
 
understorey
 
vegetation
 
and replant
 
wherever
 
possible.
 
If
 
this
 
cannot
 
be
 
achieved,
 
or
 
a
 
tree
 
is
 
considered
 
appropriate 
for
 
removal,
 
the
 
site
 
should
 
provide
 
adequate
 
space
 
for
 
offset
 
planting
 
of
 
native
 
trees
 
that 
will
 
grow
 
to
 
a
 
mature
 
height
 
similar
 
to
 
the
 
mature
 
height
 
of
 
the
 
tree
 
to
 
be
 
removed.
Prepare
 
a
 
landscape
 
plan
 
to
 
accompany
 
all
 
applications
 
for
 
new
 
dwellings
 
that
 
utilise
 appropriate
 
native
 
species
 
as
 
identified
 
in
 
the
 
Nillumbik
 
Live
 
Local
 
Plant
 
Local
 
Guide
.
Provide
 
significant
 
indigenous
 
and
 
native
 
canopy
 
trees
 
occurring
 
at
 
a
 
density
 
of
 
one
 
to 
every 50-100m
2
 
across the site.
The
 
site
 
area
 
covered
 
by
 
buildings
 
should
 
not
 
exceed
 
40
 
per
 
cent. 
Provide at least 40% of the site as permeable surface.
) (
•
) (
•
) (
•
•
) (
•
) (
Locate
 
garages
 
and
 
carports
 
behind
 
the
 
line
 
of
 
the
 
front
 
dwelling
 
façade,
 
ensuring
 
that 
they are integrated with the design of the dwelling.
Minimise
 paving in front yards, including the driveway. 
Provide
 
only
 
one
 
vehicular
 
crossover
 
per
 
typical
 
site
 
frontage.
Limit
 
the
 
width
 
of
 
vehicle
 
accessways
 
and 
minimise
 
hard
 
paving
 
within
 
the
 
front setback.
Provide
 
landscaping
 
and
 
plantings
 
to
 
the
 
soften
 
the
 
appearance
 
of
 
driveways.
) (
•
•
•
•
) (
•
) (
Fencing
 
should
 
be
 
set
 
back
 
from
 
the
 
front
 
site
 
boundary
 
to
 
allow
 
for
 
landscaping
 
in
 
front of the fence.
A
 
front
 
fence
 
within
 
3
 
metres
 
of
 
a
 
street
 
should
 
provide
 
no
 
or
 
a
 
low,
 
open
 
style
 
up
 
to
 
1.2m in
 
height.
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Bush Residential 
2
) (
Character
 
Attributes
) (
7.4
) (
Character
 
Description
The Bush Residential 2 precinct is 
characterised
 by formal streetscapes
 
and
 
densely
 
vegetated,
 
landscaped
 
dwellings. The
 
architectural
 
style
 
of
 
dwellings
 
in
 
this
 
precinct
 
includes a mix of Post-war and Modern styles predominantly constructed of brick with gabled roof forms. Dwellings are detached and feature generous front and side setbacks.
Dwellings
 
are
 
often
 
obscured
 
from
 
view
 
at
 
street
 
level
 
due to the density of native and indigenous tree canopy and 
planting.
Dwellings are set within heavily vegetated lots, featuring a mix of native and non-native vegetation that often responds
 
to
 
the
 
slope
 
of
 
the
 
land.
 
Private
 
gardens
 
feature
mulched
 
areas
 
retained
 
by
 
timber
 
walls,
 
natural
 
stone
 
walls or
 
boulders.
 
A
 
lack
 
of
 
front
 
fencing
 
is
 
notable
 
and
 
creates
 
an openness to the streetscape.
Another distinguishing characteristic of this precinct is the formal
 
road
 
network,
 
consisting
 
of
 
sealed
 
roads
 
and
 
vehicle crossovers, drainage infrastructure and a single-sided footpath in some areas. The road layout follows a curving street pattern through the undulating landscape. Road cross-sections vary between narrow and standard.
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 North
) (
Architectural
 
Style,
 
form
 
and
 
layout
Mix
 
of
 
Post-war
 
and
 
Modern
 
era
 
styles
 
with
 
an 
occasional Contemporary development.
Buildings
 
are
 
detached.
Front façades are articulated with the use 
of
 
balconies,
 
porch
 
entrances,
 
windows
 
and doorways.
Roof
 
forms
 
are
 
generally
 
gabled
 
and
 
flat
 
in 
contemporary
 
developments.
) (
Building
 materials
Predominantly
 
brick
 
or
 
render,
 
and
 
other 
contemporary
 
materials.
) (
Building 
heights
1
 
to
 
2
 
storey
 
dwellings.
) (
Roof 
styles
Mix
 
of
 
low
 
and
 
high
 
pitched
 
(gable
 
or
 
hip)
 
or flat roofs constructed of metal or tile.
) (
Garages
 
and
 
carports
Car
 
parking
 
is
 
often
 
located
 
behind
 
the
 
facade 
of the dwelling or constructed on the side 
boundary.
) (
Orientation
 
and 
Siting
Inconsistent
 
siting
 
and
 
orientation
 
of dwellings.
Front
 
setbacks
 
are
 
generous
 
ranging
 
between 
7m to 9m and occasionally in excess of 9m.
Dwellings
 
are
 
separated
 
by
 
spacious
 
side 
setbacks, in excess of 4m.
) (
Front
 
Fencing
Low,
 
transparent
 
front
 
fencing
 
up
 
to
 
1m.
) (
Gardens
 
and
 
Vegetation
Formally
 
landscaped
 
gardens,
 
comprising 
a
 
mix
 
of
 
native
 
and
 
non-native
 
plants,
 
and remnant indigenous trees.
) (
Public 
Realm
Streets
 
have
 
a
 
modified
 
grid
 
layout,
 
with 
curved roadways with cul-de-sacs.
Formal
 
streets
 
comprising
 
sealed
 
asphalt
 
and 
a single concrete footpaths
 in some areas.
Drainage
 
usually
 
consists
 
of
 
concrete
 
rollover 
kerbs
.
Undulating
 
to
 
sloping
 
topography.
)
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 (
Neighbourhood
 
Character
 
Objectives
) (
1.
) (
To ensure new development reflects the preferred built 
form,
 
characterised
 
by
 
predominantly
 
1-2
 
storey
 
dwellings 
with varied architectural style including simple building forms and low-pitched roofs with prominent eaves.
To
 
ensure
 
new
 
development
 
reflects
 
the
 
existing
 
neutral 
colour
 palette of natural materials.
To ensure new development sits within the existing indigenous and native tree canopy and enhances the 
bushy
 
vistas,
 
streetscapes
 
and
 
backdrops
 
of
 
the
 
precinct.
To maintain and reinforce the predominant rhythm of dwelling spacing within the streetscape, 
characterised
 by intermittent views of the Diamond Creek, the Watsons Creek, the 
Yarra
 River, elevated ridgelines, 
vegetated
 
areas
 
and
 
canopy
 
trees
 
afforded
 
by
 
undulating 
topography and spacious setbacks that enable substantial planting between each dwelling and the 
street.
To retain and reinforce the spaciousness and bushy setting of the streetscape, 
characterised
 by no or low, 
permeable
 
front
 
fences
 
with
 
views
 
to
 
front
 
garden
 
areas.
) (
2.
) (
3.
) (
4.
) (
5.
) (
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Preferred
 
Character
 
Statement
Large indigenous and native canopy trees and 
understorey
 planting in the public and private realm, combined with the undulating topography, ensures
 
that
 
dwellings
 
do
 
not
 
visually
 
dominate
 
the
 
streetscape, enhancing
 
the
 
bushy
 
vistas,
 
streetscapes
 
and
 
backdrops of the precinct.
View
 
corridors
 
through
 
to
 
the
 
Diamond
 
Creek,
 
the 
Watsons
 
Creek,
 
the
 
Yarra
 
River,
 
elevated
 
ridgelines, 
vegetated areas and canopy trees are retained.
Dwellings
 
sit
 
within
 
bushy
 
garden
 
settings
 
featuring timber walls, natural stone walls or boulders.
New development positively responds to the predominantly
 
low
 
scale,
 
one
 
to
 
two
 
storey
 
dwellings, using
 
consistent
 
materials
 
and
 
simple
 
building
 forms.
Garages
 
and
 
carports
 
are
 
often
 
located
 
behind
 
the
 
line 
of the front dwelling façade and are unobtrusive and integrated with the design of the dwelling.
Absent,
 
low
 
or
 
transparent,
 
front
 
fencing
 
contributes
 
to the bushy and informal transition between public and private realms.
Mostly sealed roads wind through the undulating landscape
 
and
 
are
 
dominated
 
by
 
substantial
 
indigenous and native trees, with a presence of footpaths on one side the street.
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) (
Building height and 
form
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Design
 
Guidelines - Bush Residential
 
2
) (
•
) (
New
 
development
 
should
 
complement
 
the
 
1-2
 
storey
 
building
 
height
 
and
 
simple 
building forms of existing dwellings.
Buildings
 
should
 
not
 
penetrate
 
the
 
native
 
and/or
 
indigenous
 
tree
 
canopy,
 
where
 
a 
canopy is present.
Buildings
 
should
 
be
 
designed
 
to
 
follow
 
the
 
topography
 
of
 
the
 
land,
 
and
 
minimise
 
the 
need for cut and fill throughout the site.
New
 
buildings
 
at
 
or
 
near
 
ridgelines
 
should
 
be
 
designed
 
and
 
sited
 
below
 
the
 
height
 
of 
trees along the ridgeline.
Complement
 
the
 
building
 
forms,
 
natural
 
materials,
 
muted
 
colour
 
palette
 
and
 
siting 
of
 
existing
 
dwellings
 
and
 
articulate
 
the
 
front
 
façades
 
of
 
buildings
 
through
 
the
 
use
 
of 
setbacks, recesses and windows.
Buildings
 
should
 
provide
 
a
 
pitched
 
roof
 
with
 
prominent
 
eaves.
) (
•
) (
•
) (
•
) (
•
) (
•
) (
•
) (
Buildings
 
should
 
be
 
set
 
back
 
a
 
minimum
 
of
 
4m
 
from
 
one
 
side
 
boundary
 
to
 
enable
 
the planting of indigenous and native trees and 
understorey
 planting.
If
 
more
 
than
 
one
 
dwelling
 
is
 
proposed,
 
provide
 
sufficient
 
separation
 
between
 
each 
dwelling
 
to
 
allow
 
for
 
the
 
planting
 
of
 
medium
 
indigenous/native
 
trees
 
and
 
understorey
 vegetation.
Buildings
 
should
 
be
 
sited
 
to
 
take
 
into
 
account
 
the
 
sharing
 
of
 
views
 
corridors
 
to
 
the 
Diamond
 
Creek,
 
the
 
Watsons
 
Creek,
 
the
 
Yarra
 
River,
 
elevated
 
ridgelines,
 
vegetated
 
areas 
and canopy trees.
) (
•
) (
•
) (
•
) (
Retain
 
existing
 
indigenous
 
and
 
native
 
canopy
 
trees
 
and
 
understorey
 
vegetation
 
and replant
 
wherever
 
possible.
 
If
 
this
 
cannot
 
be
 
achieved,
 
or
 
a
 
tree
 
is
 
considered
 
appropriate 
for
 
removal,
 
the
 
site
 
should
 
provide
 
adequate
 
space
 
for
 
offset
 
planting
 
of
 
native
 
trees
 
that 
will
 
grow
 
to
 
a
 
mature
 
height
 
similar
 
to
 
the
 
mature
 
height
 
of
 
the
 
tree
 
to
 
be
 
removed.
Prepare
 
a
 
landscape
 
plan
 
to
 
accompany
 
all
 
applications
 
for
 
new
 
dwellings
 
that
 
utilise
 appropriate
 
native
 
species
 
as
 
identified
 
in
 
the
 
Nillumbik
 
Live
 
Local
 
Plant
 
Local
 
Guide
.
Provide
 
large
 
indigenous
 
and
 
native
 
canopy
 
trees
 
occurring
 
at
 
a
 
density
 
of
 
one
 
to
 
every 
100m
2
 
across the site.
The
 
site
 
area
 
covered
 
by
 
buildings
 
should
 
not
 
exceed
 
40
 
per
 
cent. 
Provide at least 40% of the site as permeable surface.
) (
•
) (
•
) (
•
•
) (
•
) (
Locate
 
garages
 
and
 
carports
 
behind
 
the
 
line
 
of
 
the
 
front
 
dwelling
 
façade,
 
ensuring
 
that 
they are integrated with the design of the dwelling.
Minimise
 paving in front yards, including the driveway. 
Provide
 
only
 
one
 
vehicular
 
crossover
 
per
 
typical
 
site
 
frontage.
Where
 
a
 
side
 
by
 
side
 
development
 
occurs,
 
space
 
the
 
vehicle
 
crossovers
 
to
 
retain
 
the 
existing rhythm of the street.
Provide
 
landscaping
 
and
 
plantings
 
to
 
the
 
soften
 
the
 
appearance
 
of
 
driveways.
) (
•
•
•
) (
•
) (
•
) (
Fencing
 
should
 
be
 
set
 
back
 
from
 
the
 
front
 
site
 
boundary
 
to
 
allow
 
for
 
landscaping
 
in
 
front of the fence.
A
 
front
 
fence
 
within
 
3
 
metres
 
of
 
a
 
street
 
should
 
provide
 
no
 
or
 
a
 
low,
 
open
 
style
 
up
 
to
 
1.2m in
 
height.
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