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INTRODUCTION 

Big Picture Urban Rural has been engaged to prepare a report in support of an application for the 
proposed Construction of a building and works, related part or full demolition of existing buildings and 
alterations to existing building, in association with an extension to an existing dwelling in a Heritage 
Overlay at 60 Wales Street Kingsville 3012 (Lot 37 Block 1 LP2584).  

This report, which should be read in conjunction with the plans and other information submitted with 
the application, explains the proposal in detail and sets out its compliance with the Maribyrnong 
Planning Scheme. The methodology used is to identify the zone, overlay(s)/ or other provisions that 
trigger a requirement for a planning permit, identify the relevant state and local policies arising from 
them, and then demonstrate how the proposal addresses the main planning issues arising from both. 

The site is in a Neighbourhood Residential Zone (NRZ1 -Neighbourhood Residential Areas). Under the 
NRZ1: a permit is not required to construct or extend a dwelling on a lot of not less than 300sqm; there 
are no varied Standards of Clause 54: there is a general maximum building height of 9m (or 10m for 
steeper sites) or two storeys; and (for a site area of less than 400sqm) a minimum garden area 
requirement of 0%. The site does not adjoin a road in a Transport Zone. The site is also in a Heritage 
Overlay and a Development Plan Contributions Overlay. No other overlays apply.  

A permit is required (only) to: Construct (including extend) a building or works, externally alter an 
existing building and/or demolish a building (including in part) in the HO8. A permit is not required for 
any aspect of the proposal under the NRZ1 and Clause 54 does not apply; the only relevant 
considerations are those arising from the Heritage Overlay. 

The report considers these key questions:  

• Is there general support for the proposal in the Planning Scheme?  

• Will the proposal provide acceptable outcomes under the local Heritage Policy?  

The answer to each of these questions is “yes”- the report concludes that the proposal will achieve 
acceptable planning outcomes and it is appropriate to grant a permit. 

A permit is required in this case not because of the zoning but because of the HO8 only. The proposal 
is appropriate in terms of this overlay (and associated policies) because it involves basically minor 
development only, including the retention of most of the existing house, the construction of the 
extension at its rear only, as well as the minor nature of both all proposed demolition and all other 
proposed external alterations. The extension will be both sympathetic in its external appearance to the 
existing house and not impact in any significant and/or negative way upon Wales Street.  

EXISTING CONDITIONS 

 

Locality plan, with site marked with red peg (from Google Maps) 
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Aerial photo showing site (marked with red peg) in context of immediate neighbourhood (from Google Maps) 

 

 

Oblique aerial photos showing site (marked with red peg) in context of immediate neighbourhood (from Google Maps) 
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Cadastral/subdivision/zoning map, with site highlighted in blue (from VicPlan). A more detailed zoning map is below 

The site 

The site abuts the west side of Wales Street and the east side of a rear lane in an established, well-
serviced historic residential neighbourhood in Kingsville. The site consists of a single rectangular lot 
with an area of 355sqm.   

The site is developed with a dwelling, in the form of a single-storey, three-bedroom, single-storey 
weatherboard-walled and corrugated metal-roofed, Edwardian or post WW1 house (facing Wales 
Street), outbuildings including a garage and a work shed, and works include paths (there is no 
driveway).  

The dwelling is well setback from all site boundaries, except for its outbuildings, which abut the rear 
lane. At ground level are front and rear gardens. There is a low woven wire fence (including a gate) 
along the frontage. Existing vegetation consists of small shrubs and trees.  

Being in an established residential area, all reticulated infrastructure would be available to the site. 
Vehicular access to the site is via the opening to the existing garage off the rear lane; there is no vehicle 
access off Wales Street.    

The neighbourhood 

The neighbourhood surrounding the site is entirely residential, with a variety of mainly older single or 
double-storey houses (on generally regular lots) fronting the street and in garden settings.    

Along both sides of Wales Street, the site is uniformly surrounded by smallish suburban residential lots 
containing houses fronting Wales Street; across the rear lane, while also residential, development is 
more mixed as it includes as well as houses, units and flats (fronting Kingsville Street.)  

Wales Street is a typical older Kingsville street with: a bitumen carriageway; bluestone gutters, concrete 
footpaths and concrete crossovers (though limited in number); and small grassy nature strips with 
small-medium street trees (including one in front of the site). The lane is a 6m wide road that services 
site on either side of it. 
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The site and its neighbourhood 

  

The site in its streetscape context 

 

The site (taken from 1.7m above the centre of the footpath directly opposite) 

  

Front of house on site 

  

Street frontage features Rear of site (from lane). Note: garage opening in centre 
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Wales Street looking north (L) and south (R) from next to site 

  

Houses fronting west side of Wales Street on either side of site 

  

Houses fronting east side of Wales Street generally opposite site 
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Existing houses, including extensions along both sides of Wales Street about 50m on either side of the site 
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Lane at rear of site 

 

Webb Street just west of Wales Street 

THE PROPOSAL 

The proposal is the Construction of a building and works, related part or full demolition of existing 
buildings and alterations to existing building, in association with an extension to an existing dwelling in 
a Heritage Overlay:  

General features 

• The existing front portion of the house will be retained; the extension will create additional floor 
area at both ground floor at the rear of the existing house and a new first floor above and at the 
rear of the existing house. This will incorporate a (single) garage and a store room, which will abut 
the rear boundary (to the lane); unlike the existing conditions, there will be no separate 
outbuildings but a combined house and garage/store room, including that a bedroom  and its 
ancillary rooms will be located above the garage/store room at the site's rear.  

• The proposal will increase the number of bedrooms (there are no bedroom-suitable studies etc) - 
from three, to four.  

• The dwelling will retain its existing interface with the street including that there will be no change 
to the existing front windows or door.   

• There will be no change to the existing house's street setback, however the proposed first floor 
will be setback 5.77m from the (ground floor) front wall of the existing house.   

• The maximum height of the extension will be about 8m above Natural Ground Level (NGL).   
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• The extension will be largely-hidden from public view behind the existing front portion of the 
house and add only minimal bulk when viewed from its primary public interface, Wales Street. 
The external design of the extension will be distinguishable from, but nonetheless complementary 
to that of the existing house.  

Layout  

• The extension will achieve energy efficiency and/or sustainability by having: a fairly compact form; 
good internal cross ventilation/circulation by appropriate location of doors and windows; and 
retaining a secluded private open space with reasonable northern solar access.  

• There is no apparent relevant solar energy facility but even if there were it would not be affected 
by the extension given its side setbacks.  

• No significant trees will be removed as part of the proposal. Any trees on adjoining land will be 
protected from the proposed development. The proposed garden area will be 44.4%. No formal 
landscaping is proposed.  

• The proposed site coverage will be 55.6%.  

• The proposed permeability will be 33.1%.  

Access and parking 

• The existing onsite vehicle access at the boundary with the rear lane will be changed, however 
only to the extent it will now be in the location of the opening to the proposed garage, which will 
be approximately in the same location as the opening of the existing garage (as, like the existing 
opening, the proposed opening will abut the lane, there will be no "vehicle crossover" per se). No 
vehicle access to Wales Street is proposed.  

Internal amenity provision 

• While the existing private open space (POS) will be reduced in area, the proposal will provide 
158sqm of POS (45% of site area) of which 51sqm will be secluded private open space (SPOS). 

• While it will be reduced in area, the retained SPOS will be located on the north side of the rear 
portion of the proposed extension, and will have appropriate solar access free of major buildings 
to its north.  

External amenity protection 

• The proposed garage will abut the site's west (rear) and south (side) boundaries, the store will 
abut the west boundary only. Each wall will not be more than 10m in length (on any boundary), 
or have an average height of 3.2m or a maximum height of more than 3.6m. 

• Largely following the line of the footprints of both the existing house and the existing outbuildings, 
the extension will generally be setback from all side and rear site boundaries. This includes that 
while it will be double-storey, its side setbacks would meet Standard A10 to Clause 54.04-1 Side 
and rear setback objective (this technically does not apply but is relevant as a guide to compliance 
with the relevant building permit siting requirement. While its rear setbacks would not meet 
Standard A10, the rear boundary is to the lane only.  

• Unreasonable overlooking (where it might otherwise occur) of adjoining private open spaces or 
habitable room windows within the relevant 9m horizontal viewing arc will be prevented by a 
combination of floor levels and side or rear boundary fencing.  

• Unreasonable overshadowing will be prevented by the orientation, scale and the setbacks of the 
extension.  

Other features 

• Proposed demolition includes of various minor parts of the existing house (and all of the 
outbuildings) required to facilitate the extension and other alterations. The proposal will thus only 
demolish the rear of the dwelling, which makes minimal contribution to the heritage significance 
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of the precinct, while retaining the front rooms, roof form, windows and doors that make a more 
substantial contribution to the precinct. 

• No change is proposed to the existing front fence along Wales Street.  

PLANNING CONTROLS AND POLICY 

The Maribyrnong Planning Scheme 

Land use and development in the municipality is subject to the Maribyrnong Planning Scheme, which 
is a combination of state government and council provisions. 

All clauses referred to in this report are from Maribyrnong Planning Scheme. 

Relevant definitions 

Under Clause 73.03 Land use terms, “Dwelling” is defined as: 

A building used as a self-contained residence which must include: 

a) a kitchen sink; 

b) food preparation facilities; 

c) a bath or shower; and 

d) a toilet and wash basin. 

It includes outbuildings and works normal to a dwelling. 

Zones and overlays affecting the site 

Under the Maribyrnong Planning Scheme, the site is in a Neighbourhood Residential (NRZ1 -
Neighbourhood Residential Areas). The site is also in a Heritage Overlay and a Development Plan 
Contributions Overlay. No other overlays apply. 

  

Zoning (L) and Heritage Overlay (R) maps with the site highlighted in the centre of each. I have not included the 
Development Plan Contributions Overlay map as it is not relevant to the application 

Non-applicable clauses 

The following clauses(s), that might otherwise be thought applicable, do not apply here:  

• 22.05 Preferred Neighbourhood Character Statements - this does not apply because the site is not 
in any precinct shown on the Maribyrnong Neighbourhood Character Precincts map.  

• 52.06 Carparking - a formal exemption from the requirements of this clause apply to the extension 
of one dwelling on a lot in a Neighbourhood Residential Zone. 

• 53.18 Stormwater Management in Urban Development - this does not apply to single dwelling 
applications. 

• 54 One dwelling on a lot - the site is more than 300sqm in area and no Neighbourhood Character 
Overlay applies. 

32.09 Neighbourhood Residential Zone (NRZ1 -Neighbourhood Residential Areas) 

Under the NRZ1: a permit is not required to construct or extend a dwelling on a lot of not less than 
300sqm; there are no varied Standards of Clause 54: there is a general maximum building height of 
9m (or 10m for steeper sites) or two storeys; and (for a site area of less than 400sqm) a minimum 
garden area requirement of 0%. The site does not adjoin a road in a Transport Zone. 
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The purpose of the NRZ1 -Neighbourhood Residential Areas 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. 

... 

… 

43.01 Heritage Overlay (HO8 - Queensville Estate Heritage Area Kingsville) 

This includes:  

Purpose 

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

To conserve and enhance heritage places of natural or cultural significance. 

To conserve and enhance those elements which contribute to the significance of heritage places. 

To ensure that development does not adversely affect the significance of heritage places. 

To conserve specifically identified heritage places by allowing a use that would otherwise be prohibited if this will 
demonstrably assist with the conservation of the significance of the heritage place. 

Scope 

The requirements of this overlay apply to heritage places specified in the schedule to this overlay. A heritage place includes 
both the listed heritage item and its associated land. 

Heritage places may also be shown on the planning scheme map. 

43.01-1 Permit requirement 

A permit is required to: 

• … 

• Demolish or remove a building. 

• Construct a building or construct or carry out works, including: 

o Domestic services normal to a dwelling if the services are visible from a street (other than a lane) or public 
park. 

o A solar energy system attached to a building that primarily services the land on which it is situated if the system 
is visible from a street (other than a lane) or public park and if the schedule to this overlay specifies the heritage 
place as one where solar energy system controls apply. 

o A rainwater tank if the rainwater tank is visible from a street (other than a lane) or public park. 

o A fence, if the fence is visible from a street (other than a lane) or public park. 

o Roadworks which change the appearance of a heritage place or which are not generally undertaken to the 
same details, specifications and materials. 

o Buildings or works associated with a railway, railway station or tramway constructed or carried out by or on 
behalf of the Head, Transport for Victoria. 

o Street furniture other than: 

▪ Traffic signals, traffic signs, bus shelters, fire hydrants, parking meters, post boxes and seating. 

▪ Speed humps, pedestrian refuges and splitter islands. 

o A domestic swimming pool or spa and associated mechanical and safety equipment, if the swimming pool or 
spa and associated equipment are visible from a street (other than a lane) or public park. 

o A pergola or verandah, including an open-sided pergola or verandah to a dwelling with a finished floor level 
not more than 800mm above ground level and a maximum building height of 3 metres above ground level. 

o A deck, including a deck to a dwelling with a finished floor level not more than 800mm above ground level, if 
the deck is visible from a street (other than a lane) or public park 

o Non-domestic disabled access, excluding a non-domestic disabled access ramp if the ramp is not visible from a 
street (other than a lane) or public park. 



Application for Permit 
60 Wales Street Kingsville 3012 (Lot 37 Block 1 LP2584) 

Big Picture Urban Rural - Taking the pain out of planning   

 

11 

o An electric vehicle charging station if the charging station is visible from a street (other than a lane) or public 
park. 

o Services normal to a building other than a dwelling or small second dwelling, including chimneys, flues, 
skylights, heating and cooling systems, hot water systems, security systems and cameras, downpipes, window 
shading devices, or similar, if the works are visible from a street (other than a lane) or public park. 

• Construct or display a sign. 

• Externally paint a building if the schedule to this overlay specifies the heritage place as one where external paint 
controls apply. 

• Externally paint an unpainted surface. 

• Externally paint a building if the painting constitutes an advertisement. 

• Internally alter a building if the schedule to this overlay specifies the heritage place as one where internal alteration 
controls apply. 

• Carry out works, repairs and routine maintenance which change the appearance of a heritage place or which are not 
undertaken to the same details, specifications and materials. 

• Remove, destroy or lop a tree if the schedule to this overlay specifies the heritage place as one where tree controls 
apply. This does not apply: 

o To any action which is necessary to keep the whole or any part of a tree clear of an electric line provided the 
action is carried out in accordance with a code of practice prepared under Section 86 of the Electricity Safety 
Act 1998. 

o If the tree presents an immediate risk of personal injury or damage to property. 

43.01-4 Decision guidelines 

Before deciding on an application, in addition to the decision guidelines in Clause 65, the responsible authority must 
consider, as appropriate: 

• The Municipal Planning Strategy and the Planning Policy Framework. 

• The significance of the heritage place and whether the proposal will adversely affect the natural or cultural 
significance of the place. 

• Any applicable statement of significance (whether or not specified in the schedule to this overlay), heritage study and 
any applicable conservation policy. 

• Any applicable heritage design guideline specified in the schedule to this overlay. 

• Whether the location, bulk, form or appearance of the proposed building will adversely affect the significance of the 
heritage place. 

• Whether the location, bulk, form and appearance of the proposed building is in keeping with the character and 
appearance of adjacent buildings and the heritage place. 

• Whether the demolition, removal or external alteration will adversely affect the significance of the heritage place. 

• Whether the proposed works will adversely affect the significance, character or appearance of the heritage place. 

• … 

The HO8 Heritage Place is not included on the Victorian Heritage Register and is not an Aboriginal 
heritage place. Paint controls and Internal alteration controls do not apply. The following Incorporated 
plan applies: Permit Exemptions in Heritage Precincts Incorporated Plan, October 2018 (however, there 
are no apparent exemptions relevant in this case). 

Summary of permit requirements 

From the above, in relation to the proposal, a permit is required to: 

• Construct (including extend) a building or works, externally alter an existing building and/or 
demolish a building (including in part) in the HO8. 

A permit is not required for any aspect of the proposal under the NRZ1 and Clause 54 does not apply; 
the only relevant considerations are those arising from the Heritage Overlay. Note: while “constructing 
a building and works” appears to cover the entire proposal, just in case there is any dispute about this 
I have included “externally alter an existing building” as a “catchall”. 

Relevant policy in the Planning Policy Framework 



Application for Permit 
60 Wales Street Kingsville 3012 (Lot 37 Block 1 LP2584) 

Big Picture Urban Rural - Taking the pain out of planning   

 

12 

There are several relevant state policies, mainly relating to heritage and the nature, location and 
physical form of residential development.  

15.03-1S Heritage conservation 

Objective 

To ensure the conservation of places of heritage significance. 

Strategies 

Identify, assess and document places of natural and cultural heritage significance as a basis for their inclusion in the planning 
scheme. 

Provide for the protection of natural heritage sites and man-made resources. 

Provide for the conservation and enhancement of those places that are of aesthetic, archaeological, architectural, cultural, 
scientific or social significance. 

Encourage appropriate development that respects places with identified heritage values. 

Retain those elements that contribute to the importance of the heritage place. 

Encourage the conservation and restoration of contributory elements of a heritage place. 

Ensure an appropriate setting and context for heritage places is maintained or enhanced. 

Support adaptive reuse of heritage buildings where their use has become redundant. 

Consider whether it is appropriate to require the restoration or reconstruction of a heritage building in a Heritage Overlay 
that has been unlawfully or unintentionally demolished in order to retain or interpret the cultural heritage significance of the 
building, streetscape or area. 

Policy guidelines 

Consider as relevant: 

• The findings and recommendations of the Victorian Heritage Council. 

• The Burra Charter: The Australia ICOMOS Charter for Places of Cultural Significance, 2013. 

Relevant policy in the Local Planning Policy Framework 

Under Clause 21.07 Housing, the site is a Limited Change Area, described as, "Existing residential areas 
with heritage significance or an identified residential character that warrants planning protection 
through specific overlays, and areas with an identified constraint, such as inundation, that necessitate 
protection through an overlay. The majority of these areas have been identified in Council’s Heritage 
Study (2001) and neighbourhood character studies".  

The key relevant sections of the Municipal Strategic Statement (MSS) are Clause 21.06 Built 
Environment and Heritage. These include: 
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There is one relevant local policy: Clause 22.03 Cultural Heritage Policy.  

22.03 Cultural Heritage Policy 

This includes (relevant sections only:  
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The relevant Statement of Significance is included below: 
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Statement of Significance for the Queensville Estate Precinct Heritage Place (from Heritage Victoria). Note: I have not 
provided a separate response to this Statement as its requirements are incorporated into the local Heritage Policy 

THE MERITS OF THE APPLICATION 

The main issues to be determined are whether the proposal will achieve satisfactory outcomes in terms 
of matters in the headings below.  

Is there general support for the proposal in the Planning Scheme?  

The fact that a permit is required for the proposal only under Heritage Overlay is highly significant in 
this case. As a permit is not required for the proposal under the Neighbourhood Residential Zone, any 
policies relating to neighbourhood character and 54 One dwelling on a lot do not apply. 

This is relevant because – as they do not reasonably relate to issues arising from the Heritage Overlay 
– Clauses 16.01-1S Integrated housing, 16.01-2S Location of residential development, 16.01-3S Housing 
diversity and 16.01-4S Housing affordability and related provisions and local policies – do not apply (the 
proposal is automatically deemed to comply with these policies). 



Application for Permit 
60 Wales Street Kingsville 3012 (Lot 37 Block 1 LP2584) 

Big Picture Urban Rural - Taking the pain out of planning   

 

18 

If the Council (or any neighbours, or referrals) wish to raise issues with the proposal, in accordance with 
well-established planning case law 1 , they must be heritage issues, not general amenity, or even 
neighbourhood character, issues2. 

Whether or not it requires a permit, the proposal clearly satisfies Clause 32.09 Neighbourhood 
Residential Zone, whose Purpose includes, “To recognise areas of predominantly single and double 
storey residential development” and “To manage and ensure that development respects the identified 
neighbourhood character, heritage, environmental or landscape characteristics”. The proposal involves 
an extension to an existing dwelling, in a manner that respects the area’s neighbourhood character, 
heritage, environmental and landscape characteristics. 

Accordingly, the proposal satisfies the following relevant clauses:  

• 15.03-1S Heritage conservation and 21.06 Built Environment and Heritage – by satisfying Clause 
22.03 Cultural Heritage Policy, which the proposal will satisfy basically by retaining most of the 
existing dwelling including its interface with the street and involving very minor and respectful 
alterations and additions only. A detailed response to this clause is provided below. 

• 43.01 Heritage Overlay – by satisfying Clause 22.03 Cultural Heritage Policy, below.  

As can be seen, whether the proposal will achieve appropriate outcomes under the state and local 
policies on heritage, as well as the Heritage Overlay itself is very much dependent on how well the 
proposal satisfies the local heritage policy; this is therefore set out immediately below. 

Will the proposal provide acceptable outcomes under the local Heritage Policy?  

The proposal’s compliance with this policy is set out below: 

Policy requirement How the proposal responds 

22.01-1 General guidelines 

Where the General guidelines apply 

These General guidelines apply to all scheduled 
heritage sites and places which are included 
within the Heritage Overlay except: 

• Industrial heritage sites which are 
developed for or being used for industrial 
purposes. 

• Archaeological sites which are included in 
the Heritage Overlay only because of their 
archaeological values. 

Specific guidance for heritage sites and places 
within heritage precincts should be read in 
conjunction with this policy. 

 

Objectives 

To protect and conserve heritage places. 

To protect heritage places from adverse 
impacts. 

To ensure demolished heritage places are 
documented and archived. 

 

Policy The existing front portion of the house will be retained; the 
extension will create additional floor area at both ground floor at 

 

1 This is known as the “National Trust Principle”. See Bowman v Boroondara CC [2016] VCAT 301 (2 March 2016). 
2 Having said that, the fact that a permit is not required by the NRZ is not a neutral consideration; many “issues” arising from 
residential development - walls on boundaries, overshadowing, overlooking etc - only tend to be “issues” in the first place in 
relation to development on smaller lots (ie where a permit is required by the NRZ) 
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Assess development of heritage places against 
the following criteria: 

• New buildings and additions should be 
visually recessive, supporting the visual 
dominance of the significant elements of 
the heritage place. 

• Additions and new works should respect 
the context of the heritage place or an 
adjacent heritage place. 

• Heritage places should be recorded if 
demolition is permitted. The recording 
should clearly demonstrate significant 
elements of the place and be of archival 
quality. 

• Development should facilitate the 
continued use and conservation of a 
heritage place. 

• The original subdivision patterns and 
street construction form including 
existing footpaths, kerbs, channels, 
crossovers and laneways should be 
preserved. 

• Significant elements on public land within 
a heritage place, including roadway and 
footpath treatments and elements in 
parks and gardens should be maintained. 

• Significant settings, such as fences, gates, 
driveways and landscape around 
significant buildings and places should be 
maintained. 

• New buildings and works should include 
the preservation, restoration or 
reconstruction of original heritage 
buildings and elements. 

• Replacement buildings or elements 
should respect the cultural significance of 
the heritage place. 

• New allotments should include design 
envelopes that allow for the construction 
of buildings that conform visually to the 
nearest or typical contributory elements 
in the place. 

• New traffic treatments and signs should 
respect the heritage character of the 
place. 

• Significant fabric should be preserved 
unless demolition is necessary due to 
damage or structural defect. This should 
be verified by a written report by a 
Structural Engineer with recognised 
experience in heritage places. 

• Any demolition or removal should 
contribute to the long term conservation 
of significant fabric. 

the rear of the existing house and a new first floor above and at the 
rear of the existing house. This will incorporate a (single) garage and 
a store room, which will abut the rear boundary (to the lane); unlike 
the existing conditions, there will be no separate outbuildings but 
a combined house and garage/store room, including that a 
bedroom  and its ancillary rooms will be located above the 
garage/store room at the site's rear.  

Proposed demolition includes of various minor parts of the existing 
house (and all of the outbuildings) required to facilitate the 
extension and other alterations. The proposal will thus only 
demolish the rear of the dwelling, which makes minimal 
contribution to the heritage significance of the precinct, while 
retaining the front rooms, roof form, windows and doors that make 
a more substantial contribution to the precinct. 

The extension will be largely-hidden from public view behind the 
existing front portion of the house and add only minimal bulk when 
viewed from its primary public interface, Wales Street. The external 
design of the extension will be distinguishable from, but 
nonetheless complementary to that of the existing house. 

The extension will be located away from Wales Street and setback 
from nearly all side and rear boundary boundaries. 

Decision guidelines 

Before deciding on an application, in addition 
to the decision guidelines in Clause 65, the 
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responsible authority must consider, as 
appropriate: 

• The relevant policy for the heritage place. 

• The citation of a heritage place along with 
the Statement of Significance. 

22.01-8 HO8 – Queensville Estate Heritage 
Area Policy 

Where the policy applies 

This policy applies to all land included in the 
Queensville Estate Heritage Area shaded and 
labelled HO8. 

 

Policy basis 

The Queensville Estate provides a distinctive 
physical expression of two important eras of 
residential speculation and growth in the area. 
The narrow fronted 1880s “land boom” 
subdivisions and the post World War One 
residential building boom. 

The uniformity of building stock in the estate 
allows comprehension of the rapid rise of a 
community from paddocks in the post First 
World War era. This period of growth reflects 
the spread of tramways in nearby Somerville 
Road and the influence of new transport 
networks in the area. 

The visual effect of closely spaced gabled 
Bungalow forms on narrow 19th century lots 
creates a distinct streetscape, which is unusual 
in the metropolitan area compared to other 
Bungalow era estates. 

The Estate has a strong visual cohesion arising 
from its relatively unaltered housing stock from 
the immediate post World War One era and the 
use of two basic house styles. 

The general character of the Estate is that of 
detached, single storey, timber Edwardian and 
Post First World War era homes. Elements of 
the Estate are narrow streets with narrow 
fronted regular lots laid out on a grid-iron 
pattern. Streetscape elements also include 
common setbacks from front and side 
boundaries, original rear bluestone, right-of-
ways, asphalt footpaths and stone kerbs and 
channels. 

The area is also distinct for the absence of off-
street vehicle accommodation within the 
streetscape. Original fences were low simple 
timber picket or timber framed wire fences. 

The design characteristics of the contributory 
buildings also include: 

• Corrugated iron or metal sheet roofing 
with hipped and gabled roof forms of 
nominally 33 to 63 degrees; 

• Groups of, or single, timber framed 
windows in vertical rectangle format; 

• Timber weatherboards with some use of 
red imperial size bricks or stucco; and 
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• Timber framed front verandahs of a 
skillion, convex or bullnose profile. 

Objectives 

To conserve and enhance the contributory 
elements in the area, as a good and distinctive 
expression of a “land boom” era subdivision 
designed for maximum return superimposed 
with later eras of housing from two major 
periods of growth in the region. 

To conserve and enhance the original 
Queensville Estate subdivision pattern. 

To conserve and enhance the area’s Edwardian 
and Post First World War era style residential 
dwellings. 

To ensure that vehicle garaging is concealed or 
recessive. 

To ensure that new buildings and additions and 
extensions to contributory buildings do not 
detract from the character of the heritage area 
or overwhelm the existing contributory 
buildings. 

To discourage new building that closely 
imitates, replicates or mimics the contributory 
buildings in the heritage area. 

The proposal will retain the front part of the existing house, which 
is the site’s main contribution to the significance of the precinct. 

As it does not involve subdivision, the proposal will conserve and 
enhance the original Queensville Estate subdivision pattern. 

The proposal will conserve and enhance the existing Edwardian or 
Post First World War era style residential dwelling on the site. 

The proposal involves vehicle garaging at the rear of the site only 
(off the lane, where there is already an existing garage). 

Because it will be setback from both the street and the front walls 
of the house, the extension will not detract from the character of 
the heritage area or overwhelm existing contributory buildings. 

The extension (eg through its lack of mock-historic detailing) will 
not closely imitate, replicate or mimic contributory buildings. 

Policy 

It is policy to give preference to applications for 
development that: 

• Retain the existing front and side 
setbacks; 

• Retain or reinstate boundary fence 
designs from the era; 

• Encourage garaging and storage of 
vehicles at the rear of the blocks; 

• Encourage the retention and 
reinstatement of bluestone kerbs, gutters 
and asphalt footpath paving in street and 
laneways; and 

• Retain or reinstate the Queensville Estate 
subdivision pattern. 

It is policy that the introduction of new cross-
overs not be supported. 

There will be no change to the existing house's street setback, 
however the proposed first floor will be setback 5.77m from the 
(ground floor) front wall of the existing house. 

No change is proposed to the front fence along Wales Street. 

Facing the lane, the proposed garage will be located at ground level 
at the rear of the extension (in roughly the same location as the 
existing garage). It will have a single roller door similar to existing 
roller doors nearby along the lane. 

Wales Street is a typical older Kingsville street with: a bitumen 
carriageway; bluestone gutters, concrete footpaths and concrete 
crossovers (though limited in number); and small grassy nature 
strips with small-medium street trees (including one in front of the 
site). The lane is a 6m wide road that services site on either side of 
it. The proposal will not affect this. 

The proposal will retain the Queensville Estate subdivision pattern 
(no subdivision is proposed). 

The garden area will be 44.4%. No formal landscaping is proposed. 

The existing onsite vehicle access at the boundary with the rear lane 
will be changed, however only to the extent it will now be in the 
location of the opening to the proposed garage, which will be 
approximately in the same location as the opening of the existing 
garage (as, like the existing opening, the proposed opening will abut 
the lane, there will be no "vehicle crossover" per se). No vehicle 
access to Wales Street is proposed.  

 

CONCLUSION 
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The application involves the proposed Construction of a building and works, related part or full 
demolition of existing buildings and alterations to existing building, in association with an extension to 
an existing dwelling in a Heritage Overlay.  

The site is in a Neighbourhood Residential Zone (NRZ1 -Neighbourhood Residential Areas), a Heritage 
Overlay and a Development Plan Contributions Overlay. Under Clause 21.07 Housing, the site is a 
Limited Change Area, "Existing residential areas with heritage significance or an identified residential 
character that warrants planning protection through specific overlays, and areas with an identified 
constraint, such as inundation, that necessitate protection through an overlay. The majority of these 
areas have been identified in Council’s Heritage Study (2001) and neighbourhood character studies".  

A permit is required in this case not because of the zoning but because of the HO8 only. The proposal 
is appropriate in terms of this overlay (and associated policies) because it involves basically minor 
development only, including the retention of most of the existing house, the construction of the 
extension at its rear only, as well as the minor nature of both all proposed demolition and all other 
proposed external alterations. The extension will be both sympathetic in its external appearance to the 
existing house and not impact in any significant and/or negative way upon Wales Street. 

This discretely-located double-storey single-dwelling house extension is thus a suitable proposal for this 
part of Kingsville. It will provide good housing outcomes for the occupants of the site and the wider 
community without detrimentally affecting the heritage value of either the dwelling or the precinct. 

The proposal is specifically appropriate in terms of the state policy and the MSS, as well as Clauses 22.03 
Cultural Heritage Policy, 32.09 Neighbourhood Residential Zone, and 43.01 Heritage Overlay. 

The proposal is thus an entirely appropriate response to the planning provisions and physical 
opportunities and constraints affecting its site, and we look forward to Council support. 

 

Matt Gorman BA MUP3 
Consultant Town Planner
 

 

3  I, Matthew Gilbert Gorman, consent to having my personal information (name, phone number, business name, business 
address, email address etc) contained in this document or any other document authored by me as part of a planning application, 
be made available electronically in accordance with the public availability requirements of the Planning and Environment Act 
1987. I understand that if I wish to withdraw my consent at any time, I need to notify the Council in writing. I have considered 
whether any information (including in photos) in the application breaches anyone’s privacy and have determined that it does not 



 

 

  

 

 

 
 

                                                                                Att. Joshua Seager 
 

                                                                                Maribyrnong City Council 

                                                                                PO Box 58,  
                                                                                West Footscray, VIC 3012 
 
3 October 2024 
 

RE: Response to Further Information Request 

      Planning Application No.: TP280/2024(1) 
 

AT: No. 60 WALES STREET, KINGSVILLE, VIC. 3012 
 
 

Dear Joshua, 

Please see the following response to the Request for Further Information.   
 

 
1.  

 

      - 
                   The concerns have been addressed. 
                   Please refer to the revised planning drawings. 

 
2.   

 

- 

          The concerns have been addressed. 
          Please refer to the revised planning drawings. 



 

 

 

 

  
3.   

 

- 
          The concerns have been addressed. 

          Please refer to the revised planning drawings. 

 
4.   

 

- 
          The concerns have been addressed. 

          Please refer to the revised planning drawings. 
 

 

-   Existing front fascia/gutter etc. to be replaced like for like due to poor conditions. 

  Existing front north side metal roofing to be replaced with zinc roofing to match   
  the existing front south side roofing due to poor conditions.  

        No changes have been made to the front fence. 

        Please refer to the revised planning drawings.     

Attached are the following documents: 

▪ S50 application form; 

▪ RFI written response; 

▪ A recently searched full, clear, copy of the Title; 

▪ Full set of amended plans that clearly illustrate the information you requested; 

Should you find these files to be incomplete, please send a new request. 

Yours Sincerely, 

 

Scott Ellis, Director 



 
 

Maribyrnong City Council - Urban Planning Department  
Cnr Hyde and Napier Streets, Footscray 
T: 9688 0200 email: planningapplications@maribyrnong.vic.gov.au 
 
 

AMENDMENT TO AN APPLICATION FOR A PLANNING PERMIT - Request Form 
(before permit is issued) 

 
Privacy Information:  Any material submitted with this application, including plans and personal information, will be available for public viewing, 

including electronically, and copies may be made to interested parties for the purpose of enabling consideration and review as part of a planning 
process under the Planning and Environment Act 1987.  
Requests for access to and/or amendment of the information provided may be made to Council’s Privacy Officer on: 9688 0200. 

 

DETAILS OF APPLICATION TO BE AMENDED  
Application Number: Address of Land :  

 
 
 

Under what section of the Planning and Environment Act 1987, is the amendment being sought: 

   Section 50 – Amendment to the application prior to notice 
   Section 57A – Amendment to the application after notice (Note – A fee of 40% of the original 

application fee is required with this request)     
 

THE APPLICANT 

Name: 
 

Organisation: 

Address: 
 
 
Contact Phone Number: 
 

Email:  
 

Are you the applicant of the original planning permit application?      Yes       No 
(Note: Only the applicant of the original planning permit application may ask Council to amend the 
application) 

 

DETAILS OF THE PROPOSED CHANGES  

Is there a change to the description of the land?    Yes       No 

Is there a change to the plans and/or other documents 
submitted with the application?   

  Yes       No 

Is there a change to the use and/or development of the 
land?     

  Yes       No 

List in detail the proposed changes (This can be listed on a separate page) 
 
 
 
 
 
 
 
 
 

 
 

 

DECLARATION TO BE COMPLETED FOR APPLICATIONS 

I declare that all 
information I have given 
is true. 

 
Applicant Signature: …………………………………………………………… 
 
Date: ……………………………………………………. 

TP280/2024(1) 60 Wales Street, Kingsville

Level 1/150-152 Waverley Rd. Malvern East VIC 3145

 Scott Ellis  Ausdraft

0395715525

sellis@ausdraft.com.au 

01/10/2024

Partial demolition, alterations and addition to the existing dwelling in a Heritage Overlay.

mailto:planningapplications@maribyrnong.vic.gov.au


 

HOW TO REQUEST FOR AMENDMENT TO AN APPLICATION FOR PLANNING PERMIT  

 
ALL OF THE INFORMATION OUTLINED BELOW MUST ACCOMPANY THIS APPLICATION.  
 
ALL REQUESTS SUBMIT: 
 
1. Application form 
2. A written statement detailing all alterations/amendment proposed 
3. Application fee if required 
 
If you are amending the description of the land, please submit: 
 
1. Provide the street number, street name, town, postcode, the lot number and lodged plan number 

or  other title particulars 
2. If you attach a plan, include: 

 The boundaries of the land and their measures; 

 The street it faces, the nearest intersecting street, the distance from this street and the name 
of all streets on the plan; 

 Reasons for the amendment 
 
If you are amending the use and/or development of the land, please submit: 
 
1. Details of the changes to the use and development of the land; 
2. Reasons for wishing to amend the use and/or development; 
 
If you are amending the plans, please submit: 
 
1. An electronic copy of the plans (coloured to highlight the proposed amendments): 

 Site plan of the existing site and all amendments that are proposed; 

 Floor plans showing existing conditions, and all proposed amendments; 

 Elevation plans of the existing proposal, and all proposed amendments. 


