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1 Preamble

1.1 Introduction
I have been requested by the Department of
Treasury and Finance (DTF) to undertake a
review of proposed Knox Planning Scheme
Amendment C165 (Am C165) and consider the
appropriateness of the Amendment from an urban
design perspective..
Am C165 applies to land at 56 Kingloch Parade,
Wantirna (the subject site), as shown at Figure 1.
This site was formerly the Wantirna Heights
Primary School and is located within Public Use
Zone Schedule 2 (PUZ2)

Ultimately it is the capability of the proposed
controls to deliver an appropriate urban design
outcome for the site and, in particular, an
acceptable fit with the character of the
surrounding neighborhood.
These matters are considered in the light of
strategic planning policies that apply in this
location as well as the site’s physical
configuration, size and interfaces.

1.3 Summary of conclusions
My assessment of proposed Amendment C165 to
the Knox Planning Scheme concludes that the
rezoning to GRZ1 and application of DPO13 are
an appropriate response to the influences of the
local context and provide a suitable framework for
future residential development to deliver a
considered and site responsive urban design
outcome.

It is a control mechanism regularly used in the
metropolitan area to guide the development of
land.
My detailed reasons for these conclusions are set
down in the following sections of this report. A
summary of the existing planning scheme
provisions and relevant policies are attached at
Appendix A. A description of the site and
surrounds is included at Appendix B and my
witness statement is included at Appendix c.

The land has been determined to be surplus to the
Victorian Government’s current and future
requirements and DTF on behalf of the landowner,
the Department of Education and Training (DET),
has requested that the planning provisions for the
site be changed to reflect that it is no longer
required for public use and to help facilitate its
sale.
Am C165 seeks to amend the planning provisions
that affect the site through the following:
■

Rezone the site from PUZ2 to the General
Residential Zone – Schedule 1 (GRZ1)

■

Apply a Development Plan Overlay to the land
and insert a new Schedule 13 to the Overlay
(DPO13).

The Amendment was exhibited between 13 March
and 24 April 2018 and a total of 15 submissions
were received, including submissions from local
residents and Knox City Council (Council).

1.2 Key Considerations in this
report
In reviewing the Amendment, I note that no
proposed or indicative Development Plan has
been prepared and no specific spatial layout for
future development of the site is advanced. In this
respect there is no specific design outcome for me
to comment upon. However my review does
explore the nature of housing typologies based on
an indicative layout that could be developed under
the controls.
Figure 1: Aerial View of the subject site (source: Nearmap)
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2 Assessment

In reviewing this Amendment in the context of its
urban design implications, the principal question
to be answered is whether the proposed zone and
overlay will allow for and promote an appropriate
design outcome for the site.

detached and semi-detached dwellings
arranged around a dead end court. This
development was undertaken by the
Department of Housing in the previous decade
and exhibits a consistent architectural style with
hipped roof forms and matching materials.
Dwellings have limited setbacks from the site
boundary which are occupied by private
courtyards or communal landscaped areas.

In addressing this issue it is necessary firstly to
understand the physical and planning policy
context of the site, which are key influences in
determining an appropriate design response.
■

The site and its context are considered in Section
2.1 below. Section 2.2 of this evidence then
considers the suitability of the statutory controls
proposed in the amendment and Section 2.3
examines an indicative response to these
proposed planning provisions.

2.1

The site and its context

2.1.1 Physical context
The site is located on the south side of Kingloch
Street immediately to the west of Greenlow
Avenue as shown at Figure 1 (previous page). It
is located within an established residential area of
Wantirna that lies between the arterial roads of
Mountain Highway to the north and Wantirna
Road to the south.
The site itself is broadly rectangular in shape,
save for a slight step along the western boundary.
It has frontages of approximately 126m to
Kingloch Parade and 99m to Greenlow Avenue
and an overall site area of approximately
12,500sqm.
The site follows the general topography of the
area with a fall in levels from the south-east corner
towards the north-west corner of approximately
7m, with some terracing of the levels where the
primary school buildings previously stood. The
site is fenced to the adjoining streets and
residential properties and contains a range of
mature trees and shrubs, generally towards the
site boundaries.
There are residential abuttals to the west and
south comprising:
■

To the west, a development of single-storey
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To the south, the rear yards of dwellings in
Downe Place - a short, curved cul-de-sac which
contains a series of detached single-storey
dwellings set at varying angles to the subject
site boundary.

Figure 2: Panorama showing site frontage to Kingloch Parade

Land opposite the site to the north (across
Kingloch Pde) and east (across Greenlow Ave) is
also residential and characterised by a range of
dwellings consistent with the character of the
surrounding area.
The area more generally is characterised by
detached housing typical of many areas of Knox
that originated in the 1970s and 1980s. Dwellings
are arranged around an informal road network
comprising curved connector streets and short,
curved cul-de-sacs or courts.

Figure 3: Panorama showing dwellings fronting Kingloch Parade opposite the site

There is some variation in style but dwellings are
mainly single-storey with some two storey houses
also in evidence, and generally have gabled or
hipped pitched roofs. Street setbacks are quite
consistent with front yards often unfenced and
informally landscaped with trees and shrubs of a
‘domestic’ scale.
In its wider context, the site is located
approximately 500m east (650m walking distance
by road) of the Wantirna Mall, a designated
Neighbourhood Activity Centre (NAC) at Clause
22.02. It is also within walking distance of bus
services on Dumbarton Drive, Boronia Road and
Mountain Highway.

Figure 4: Panorama showing site frontage to Greenlow Avenue

The site can be categorised as being reasonably
accessible to public transport and local services
and amenities in the context of an outer suburban
residential area. It is also an unusually large
single parcel within this context. The site’s
strategic location is depicted at Figure 6.
Figure 5: Panorama showing dwellings fronting Greenlow Avenue opposite the site
2

2.1.2 Strategic planning context

households.

The relevant policy context comprises the State
and local planning policy frameworks (SPPF and
LPPF) within the Knox Planning Scheme and the
Metropolitan Strategy – Plan Melbourne.

The spatial approach accommodating the
municipality’s housing needs as outlined in Clause
21.06 is to adopt a ‘scaled approach’ which

Key strategic directions include accommodating
residential growth within the urban area in
locations well served by existing infrastructure and
services to contribute towards urban consolidation
and reduce development pressure on the urban
fringe.

‘…recognises that some parts of the City will need
to accommodate change, due to population
growth and the community’s changing household
needs. In other areas, there will be limited change
in order to enhance Knox’s green and leafy
character and protect areas of environmental
significance.’

The residential area surrounding the subject site is
identified as a Knox Neighbourhood’ area under
this Clause, which sits lower in the ‘heirarchy’ or
residential change areas than Activity Areas and
Local Living Areas, which are generally located
within or abutting designated activity centres.
Knox Neighbourhood Areas are described at
Clause 21.06-3 as representing

“… the majority of Knox’s residential areas and
have a sense of spaciousness within the public
and private realm. These areas will continue to be
low-scale neighbourhoods, characterised by
detached dwellings with large backyards which
contribute to the area’s green and leafy
character.”

In particular, State planning policy gives strong
support to increased housing choice within
metropolitan Melbourne and increased residential
densities in and around activity centres and in
locations close to services and public transport.
Of particular relevance are:
■

Clause 11.06-2 which seeks to facilitate
increased housing in the established areas to
create a city of 20 minute neighbourhoods
close to existing services, jobs and public
transport;

■

Clause 16.01-1 which seeks to increase the
supply of housing in existing urban areas by
taking advantage of under-utilised urban land;
and

■

Clause 16.01-2 which encourages higher
density development in established urban areas
to reduce the pressure on the urban fringe.

The subject site, being a large site within an
established area close to existing services, is
clearly well placed to accommodate residential
development that contributes to the achievement
of these strategic directions. The issue in
question is therefore what form such development
should take.
More specific policy direction is provided in the
LPPF which echoes the broad themes of State
level policy.
In particular, Clause 21.06 (Housing) says a
greater diversity in housing will be required in
Knox to meet changing needs, including an aging
population and an increase in single person
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Figure 6: Strategic location and zoning context, showing proposed zoning of subject site
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The local policy at Clause 22.07 provides further
guidance regarding preferred neighbourhood
character outcomes for the municipality’s
residential areas. Its states that
“Knox Neighbourhood areas will:
Continue to be low-scale neighbourhoods,
characterised by detached houses and dual
occupancies; with some villa unit developments
on larger blocks.
Retain their green and leafy identity and character
through the retention of front and back yards, and
the establishment of a garden setting that includes
canopy trees.
Preferred Dwelling Typologies
In Knox Neighbourhood areas, it is policy to
support detached dwellings, dual occupancies and
villa unit developments (more than two dwellings)
on lots greater than 1,000 square metres.”
Whilst these policy directions apply to the existing
residential area and provide an insight into the
desired outcome in the area surrounding the site
(in the GRZ2), the subject site is excluded from
this designation. Rather, it is identified as a
‘strategic investigation site – residential’ on the
map at Clause 21.06 (see Figure 7).
This designation is consistent with the Knox
Housing Strategy 2015 which, in identifying the
site as a strategic housing site, states that:
‘The former school site is considered suitable for
residential use only. Development should be at a
scale that reflects the surrounding area. It is
expected that the land will be rezoned to reflect
the surrounding conditions and zoning.’
This is a planning policy context then, in which the
support for residential rezoning and subsequently
residential development is unequivocal. It is also
clear that, whilst the subject site is a strategic
opportunity to contribute to meeting housing need
in Knox, ‘substantial’ built form change is not
anticipated in the surrounding area. The question
then is whether the proposed planning controls in
Am C165 strike an appropriate balance between
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these policy settings and can be expected to
deliver an acceptable response to the physical
and policy context.

2.2 Do the proposed planning
controls foster an appropriate
response to this context?
The surrounding residential area is zoned GRZ Schedule 2 (GRZ2), which is broadly applied to
Knox Neighbourhood Areas. It contains variations
to the Standards of Clause 55 relating to street
setbacks, landscaping and private open space
and restricts building height to a maximum of 9m
(or 10m of sloping sites), which equates to two
storeys.
The purpose for this application of Schedule 2 can
be deduced to be to maintain the ‘leafy’ feel of
Knox Neighbourhood Areas, by limiting building
height and increasing areas for open space and
landscape planting.
Am C165 does not propose to continue the GRZ2
zoning over the subject site, but rather seeks to
apply the GRZ1, which includes no variations to
Clause 55 and building heights of up to 11m (or
12m on sloping sites), which equates to three
storeys.
The amendment then seeks to manage the
development outcome on the site through the
application of DP013. This contains objectives to
manage built form and setbacks at the site edges
to respond to the surrounding area by:
■

Providing for dwelling setbacks to Kingloch
Parade and Greenlow Avenue, and a building
design response that respects the built form
rhythm of the existing streetscape; and

■

Protecting the amenity of adjoining sites by
providing for a maximum of 2 storey built form
immediately adjacent to, or opposite any
existing single or double storey residential
development.

Figure 7: Extract from Map 1 at Clause 21.06 showing subject site (Site 3) and surrounding designations

The intent of this approach is to manage building
scale and street setbacks at the site edges so that
it is generally consistent with surrounding

4

development (and development potential) in the
GRZ2 area, while allowing for buildings of up to
three storeys, in accordance with the standard
Clause 55 requirements, away from interfaces to
the adjoining streets or neighbouring residential
properties.
I consider this an appropriate approach which
recognises the strategic housing opportunity
afforded by the site and its substantial size. This
will allow development at the periphery of the site
to respond to the existing and preferred character
of the GRZ2 area, while allowing a slightly
different character to develop towards the centre
of the site.
The diagram at Page 13 of the Echelon town
planning report provides an indicative depiction of
how the heights and streetscape interfaces could
be approached in a Development Plan (see Figure
8). This would be an appropriate outcome,
although I note that the orange shaded area (2
storeys respecting built form rhythm of
streetscape) should perhaps extend for the full
length of the Greenlow Avenue frontage.

There is some merit in the submission from
Council that a ‘concept plan’ could be included in
the DPO schedule to provide a spatial dimension
to the built form scale and setback objectives and
a modified version of this plan could fulfil this role.
However, if a concept plan is to be included this
should be only to assist interpretation of the
objectives rather than prescriptive of the outcome
In terms of the over layering of statutory tools, I
consider the proposed amendment adopts a
logical approach because:
■

The GRZ1 triggers assessment of proposals
against the full suite of Clause 55 requirements,
including side and rear setbacks and the on
and off-site amenity impacts.

■

This zone also provides for a greater diversity
of housing outcomes on a strategic
development site that will assist in meeting
local housing policy objectives;

■

This is tempered by mandatory building height
and garden area requirements (subject to lot
size) in the zone which place mandatory limits
on the intensity of development that can occur.

■

The DPO and the proposed Schedule 13
provide for the co-ordinated development of this
large site and contains clear objectives as well
as requirements relating to the content of the
plan.

As discussed earlier in my evidence, the proposed
amendment does not propose or foreshadow a
specific layout or design outcome for the site, with
that work to follow in the preparation of a
Development Plan.
However, the Development Plan objectives
provide a reasonably clear articulation of the
nature of development intended.
Taking the objective seeking a range of dwelling
types for a variety of housing needs, together with
the those relating to design within streetscapes,
and limited height adjacent or opposite existing
dwellings, it can be anticipated that the site would
ultimately be developed along the following lines:
■

■

■

A series of two storey detached or semidetached dwellings with landscaped front
setbacks to Kingloch Parade and Greenlow
Avenue;
Two storey terraced housing or townhouses
towards the south and east boundaries, with
setbacks and massing that complies with
Clause 55 B17 ‘envelope’;
Three storey townhouse dwellings located
towards the centre of the site away from street
and neighbouring residential interfaces.

Section 2.3 contains a study of housing
typologies and how they could be arranged on the
site.
Matters such as vehicle access and the layout of
an internal road network, internal spacing of
buildings, the location of open space and
measures to protect trees would be resolved
through the Development Plan process.

Figure 8: Plan from Echelon Town Planning Report showing potential building scale
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I consider the provisions contained within the zone
and DPO strike an appropriate balance between
the maintenance of preferred character in the
adjoining streets and allowing the site to make a
meaningful contribution to housing diversity.

Whilst townhouses are not a typology commonly
found or encouraged by the housing strategy for
the surrounding Knox Neighbourhood Area, they
are an important housing typology for a growing
sector of our changing demographic structure. A
mix on the site that delivers on the objective of
diversity of is important and can be designed to
complement surrounding detached and semidetached housing.
Recent work by architects such as Fieldwork and
DKO illustrate the potential for well-designed
contemporary townhouses to achieve design
excellence and deliver site responsive design.
Overall I consider the proposed controls provide a
suitable planning framework to achieve a good
urban design outcome for the site which
capitalises on the site’s attributes and potential to
deliver greater housing diversity to the area
without detriment to the surrounding
neighbourhood character.

2.3 Does the potential range of
typologies respond to
policy?
As a means of illustrating the different typologies
of housing that might be accommodated under the
proposed controls I have prepared an indicative
development layout (Figure 9) and then applied
the possible housing types to the layout.
This study illustrates how the development
opportunity might be maximised within the
parameters of the proposed controls, but I note
that lower density options may also be attractive
to the market in this location.
The plan includes;
■

An internal circulation system to allow the south
western quarter of the site in particular to be
accessed

■

A distribution of housing and allotment types
that reflect the pattern and layout inferred in the
Echelon Plans

■

Open space equivalent to approximately 5% of
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the site area.
Under the indicative layout the lots fronting
Kinloch Parade and Greenlow Avenue reflect the
pattern of the existing street with slightly smaller
frontages than these sites largely created in the
1970s to reflect contemporary planning practice.
They were designed to accommodate the housing
shown as “standard” in Figure 10 and are single
or double storey dwellings. There are 13 lots at a
density of 15/ha.
The lots at the western and southern quarter are
designed to accommodate the “medium”
typology shown in Figure 10. These are 2 storey
dwellings usually attached. There are 24 lots at a
density of 56/ha. Whilst shaded pink, the unit
facing Greenlow avenue could be designed to
meet the objective to respect the built form rhythm
of streetscape.
The central lots accommodate the “urban”
typology. They are separated by a linear open
space in two basic typologies. The west side
contains car parking in an undercroft and possible
shared space within a group housing form. The
east side facilitates car parking to each site off the
street. These buildings are 3 storey’s high.
There are 18 units on the west side and 6 on the
east side at a density of 170/ha.
The average density across the site is 49
dwellings/ha and based on the indicative layout
they would accommodate 61 units of
accommodation. This number would likely be
lower in reality as the presence and retention of
existing trees would influence the location of open
space and the building envelopes that emerge.
This plan and analysis is designed to illustrate
rather than prescribe what might happen on the
site.
Finally, based on this plan and the layout
foreshadowed by Echelon, the taller 3 storey
buildings would be largely screened from view by
the foreground buildings when standing in the
abutting streets.
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Figure 9: Indicative Development Layout

6

Figure 10: Housing Typologies
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Conclusion

My conclusion is that Amendment C165 proposes
a logical and well considered planning controls on
a large underutilised site which is surplus to
requirements and well suited to housing
development.
Future development on the site need not replicate
development in the surrounding residential area
and can provide beneficial diversity in the local
housing stock, but should be tempered in its scale
and expression at the site edges to achieve a
comfortable ‘fit’ with its surrounds.
The proposed application of the GRZ1 and
DPO13 will provide a suitable framework to
achieve this outcome and should be supported.

T W Biles
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Appendix A: Planning controls and policies
The subject site is affected by the provisions
of the Knox Planning Scheme (the Planning
Scheme). An overview of the current relevant
statutory and strategic provision that apply to
the proposal are set down below.

C1 Zoning
The review site is currently located within the
Public Use Zone (PUZ) pursuant to Clause
36.01.
The purpose of PUZ is:

Planning Policy Framework
Of particular relevance is Clause 10.04 which
states:

■

15.01-6 Healthy Neighbourhoods

■

15.02 Sustainable Development

■

15.02-1 Energy and Resource efficiency

■

18.01-1 Land Use and Transport Policy

“Planning authorities and responsible
authorities should endeavour to integrate the
range of policies relevant to the issues to be
determined and balance conflicting objectives
in favour of net community benefit and
sustainable development for the benefit of
present and future generations.”

■

15.03 Heritage

■

18.02 Movement Networks

■

15.03-1 Heritage conservation

■

18.02-1 Sustainable Personal Transport

■

18.02-2 Cycling

■

18.02-3 Principal Public Transport
Networks

■

18.02-4 Management of road systems

■

18.02-5 Car parking

Clause 11 Settlement
■ 11.01 Victoria

Clause 16 Housing
■ 16.01 Residential Development
■

16.01-1 Integrated Housing

■

16.01-2 Location of Residential
Development

■

16.01-3 Housing opportunity areas

■

11.01-1 Settlement networks

■

16.01-4 Housing Diversity

■

11.01-2 Victoria Settlement Framework

■

16.01-5 Housing Affordability

■

11.02 Urban Growth

■

16.02 Housing form

■

11.02-1 Supply of urban land

■

11.02-3 Planning for growth areas

■

11.03 Activity centres

■

11.03-1 Activity centre network

■

11.03-2 Activity centre planning

■

11.06 Metropolitan Melbourne

■

11.06-1 Jobs and investment

■

11.06-2 Housing choice

■

11.06-3 Integrated transport

■

11.06-4 Place and identity

■

11.06-5 Neighbourhoods

■

11.06-6 Sustainability and resilience

C5 State Planning Policy
Framework (SPPF)

■

11.06-9 Melbourne 2050 plan

Key themes and policies in the SPPF
influencing this proposal are contained in the
Clauses cited below. All these Clauses, the
policy directions noted in Section 2.1 and the
issues they address where relevant have
been considered in the assessment of the
proposal.

Clause 15 Built Environment and
Heritage
■ 15.01 Urban Environment

Clause 9 Plan Melbourne

■

■

■

“To implement the State Planning Policy
Framework and the Local Planning Policy
Framework, including the Municipal
Strategic Statement and local planning
policies.
To recognise public land use for public
utility and community services and facilities.
To provide for associated uses that are
consistent with the intent of the public land
reservation or purpose.”

A zone map extract has been provided at
Figure A1.

C2 Overlays
The site is not currently affected by any
overlays.

Clause 10 Operation of the State

Clause 18 Transport
■ 18.01 Integrated Transport

Clause 19 Infrastructure
■ 19.03-1 Development contribution plans
■

19.03-2 Water supply, sewage and
drainage

■

19.03-3 Stormwater

■

■

15.01-1 Urban Design

■

15.01-2 Urban Design Principles

■

15.01-3 Neighbourhood and subdivision

■

15.01-4 Design for Safety

■

15.01-5 Cultural Identity and
Neighbourhood Character
Figure A1- Zone Map
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C6 Local Planning Policy
Framework (LPPF)
At local level, planning policy continues the
themes established within SPPF but
specifically applies what are broad objectives
in the local context. Key themes and policies
in the LPPF influencing this site are contained
in the clauses below and where relevant have
been considered in the assessment of the
proposal.

Clause 21.01 Municipal Profile
Clause 21.02 Vision locates the site within
the Strategic Investigation site (residential) of
Wantirna Heights School (Figure A.2)
Clause 21.05 Built Environment and
Heritage
■ 21.05-1 Local Character, identity and sense
of place
■

21.04-2 Urban Design

■

21.05-3 Bush Boulevards and gateways

■

21.05-5 Environmentally Sustainable
Development

Clause 21.06 Housing
■ 21.05-1 Scaled approach to residential
development
■

21.05-2 Diversity of housing choice

■

21.05-3 Design and character

Clause 21.08 Community Development
■

21.08-1 Liveability

Clause 21.09 Transport and
Infrastructure
Clause 22.04 Environmentally
Sustainable Development
Clause 22.07 Development in Residential
Areas and Neighbourhood Character
■

22.07-5 Local Living

■

22.07-8 Architectural design

Figure A2 – Strategic Framework Map
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Appendix B: Photos
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Appendix C: Witness statement
Tim Biles
Message Consultants Australia Pty Ltd
2/398 Smith Street, Collingwood 3066

Qualifications
■ Bachelor of Arts, Flinders University 1969
■

■

Diploma of Town Planning and Regional
Planning, Melbourne University 1975

I confirm that my instructions are to:
■

Review the Planning Report, draft controls
and background materials;

■

Consider the urban design implications of
the proposed amendment; and

■

Prepare an expert witness report and
appear at the Standing Advisory Committee
hearing to give evidence.

Fellow, Planning Institute of Australia

Areas of expertise
I have practised in the field of town planning
since 1970 and qualified in 1975. My
experience includes working in strategic and
statutory planning for local government
authorities and private consulting dealing with
a variety of residential, commercial, industrial
and conservation issues.
I give planning and urban design advice to a
wide range of commercial and local
government clients involved in the preparation
of a range of commercial and residential
projects.
I have also led a series of townscape plan
studies as well as landscape and urban
design programs across country Victoria and
Melbourne.

Expertise to prepare this report
As a qualified town planner with over 40 years
in practice I have had to assess and provide
strategic and land use planning advice on a
wide range of town planning and urban design
issues.
Investigations and research
In preparing this evidence I have:
■

Inspected the site and locality;

■

Reviewed the planning policy framework
and existing controls applying to the site;

■

Reviewed proposed Amendment C165 to
the Knox Planning Scheme and the
explanatory and supporting documents;
and

■

Reviewed submissions made in relation to
the exhibited amendment.
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I note that my involvement in this matter
commenced in April 2018.

Summary of opinions
My conclusions are summarised in the
preamble and conclusion of this report.
Declaration
I declare that I have made all the inquiries that
I believe are desirable and appropriate and
that no matters of significance which I regard
as relevant have to my knowledge been
withheld from the Standing Advisory
Committee.
I prepared this report with assistance from
Mathew Furness, Senior Urban Planner at
Message Consultants Australia Pty Ltd.

T W Biles
BA DipTRP FPIA
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