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HEDGELEY DENE PRECINCYT: URBAN CHARACTER AND LANDSCAPE STUDY

1. Introduction

This report concerns an urban character and fandscape analysis of the Hedgeley Dene Precinct. s intention is
fo assist with the formulation of a suitable planning strategy designed to protect and enhance the amenity of
the local precinct focussed on Hedgeley Dene Gardens.

The study is primarily concerned with the buill form and landscape characteristics of the Precinct, but pays
particular attention to the role and impact of medium density housing (MDH) both in the general precinct, and
in direct proximily to Hedgeley Dene Gardens. The area has been the subject of various MDH proposals
stemming from the post war era, and assessed under a number of requlatory instruments (eg 1950s to
present). They provide a unique opportunity to assess the refative merits of these buildings, and assist in
setting agendas for the consideration of future proposals under the Good Design Guide (GDG).

The scope of the study output is therefore twofold:

»  To consider the need for, and opportunities for a variation to GDG in relation to medium density housing in
the precinct. In particular, it is appreciated that the Minister's Direction (No. 8) specifies particular
requirements that must be met to strategically justify such a variation.

« To have specific regard to the interface of the residential blocks and the streets within immediate

proximity to Hedgeley Dene Gardens in the context of its unique landscape and recreational role, and
formulate appropriate strategies to deal with this situation.

Hedgeley Dene Preciact: Urban Character and Landscape Study 1



2. Study Methodology and Content
The scope and focus of the study has been ouliined in the Introduction above.

Given the new 'strategic’ approach of planning in Victoria, it is imporiant to set the background o the study in

terms of the general framework of poficy affecting housing and MDH at a State and locaf level. This is done in
Section 4,

The purpose of the study has required pursuing two themes of research, which however are fundamentally
related:

*  The first has been to identify and analyse the general built form characteristics of the precinct in terms of
a number of key parameters and indicators such as building type, height setback and the like. This phase
was largely based on detailed field trips and the compifation of a data base of all buitdings in the identified

precinct. This is attached as an appendix to the report. Some of this data was compiled by use of the
City of Stonnington aerial photographs.

+ A paraliel phase has been a landscape analysis of Hedgeley Dene Gardens conducted by a qualn‘led
landscape architect {Jenny Lee Landscape Architect).

This information is presented in Sections 5 and 6:

+  Built Form Analysis - this includes a street by street analysis in terms of general location, block sizes,
street trees and road character, buitt form, landscape themes and medium density housing.

*  Hedgeley Dene Gardens.

With this base line infofmation, the main task has been to identify the essential built form and landscape
characteristics of the Precinct. From this, suitable parameters to address the key issues are assessed, both
on a precinct wide basis as well as focussed on the Garden’s periphery.

Part of this phase has required specific evaluation of existing MDH, but has not been fimited to the current
regime of the Good Design Guide, having reference also to those developments built in earlier periods (eg

1960’s, 70°s and 80’s) which give an historic perspective to those elements thal have met or devalued
neighbourhood character.

Finally, the study includes a range of recommendations that embrace both potential local varratlons to the GDG
as well as initiatives that will assist in enhancing the neighbourhood characier.

Hedgeley Dene Precinct: Urban Character and Landscape Study l 2
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3. Precinct Definition

The Hedgeley Dene Gardens and surrounding street system offers a fairly logical pattern for the defining of a
‘precinct. Essentially the Gardens run in a ‘north east - south west’ orientation commencing at Malvern Road
and terminating at Kardella Street which in turn connects to Burke Road and Central Park. The general east
west scope of the precinct is thus easily identified.

The ‘spine’ of the Gardens traverses this area and has a key relationship with other streets that either bisect
the park (Ferncroft Avenue, Glenbrook Avenue) or have a key abuttal (Hedgeley Avenue, Tollington Avenue,
Kardella Street). Brunel Street forms an appropriate southern definition of the precinct, having an intersection
with Glenbrook Avenue and with some lots of the street having an interface with the Gardens.

Along with Burke Road, Wattletree Road is a major carriageway that forms a convenient precinct boundary.
The built form of both of these streets by virtue of their ‘main road’ status tends to have a different character to
the more internat areas of the precinct. To this extent only limited analysis is given in the study to these main
road precincts together with the small commercial nodes in the precinct presented at the south east corner of

Wattletree Road and Burke Road and the eastern extreme of the precinct formed by Darling Road and Dene
Avenue.

An area contained within the western part of the precinct consists of three further roads that are essentially
‘no through' roads although they connect via Right of Ways (ROW's). These are Nyora Street, Knox Street and -
Davies Street that all run in an east west direction parallel to Kardella Street and connect to Burke Road.

From the above physical boundaries a contained precinct has been developed of approximately 67 hectares as
shown in plans associated with Sections 5, 6 and 7.

Hedgeley Dene Precinct: Urban Charatler and [andscape Study 3



4. Strategic Context

The purpose of this Section of the report is to identify and briefiy explan the mair strategic influences relating
to medium density housing as they may affect the Hedgeley Dene Precincl.

4.1 State Government Directives

The State Government encourages and facilitates ‘wrban consolidation' throughout the State and more
particularly within the metropolitan area. This is reflected in both state palicy documents (ie Living
Suburbs) and through the existing metropoiitan regional section of planaing schemes inctuding the
Stonnington Planning Scheme (ie. Clause 14-2 Housing and Urban Consolidation).

4.1.1 The Good Design Guide (GDG)

The ‘Good Design Guide for Medium Density Housing' {GDG) is intended to complement established urban
consolidation goals of the State Government. The Guide encourages;

+  avariety of dwelling types to suit the diversity of peoples needs;

»  site-responsive designs for dwellings which are pleasant to live in and do not impact adverse!y'br
unreasonably on neighbours or the surrounding environment, and

* innovative contemporary design.

One of its aim is to provide consistency in the assessment of planning applications. The State
Government and local councils have recently come under scrutiny in relation to the GDG and its
application. The State Government has reacted to this in a number of ways; in February 1998 the
Minister outlined initiatives for inclusion within Victorian Planning Schemes, being:

*  Ensuring site analyses comply with the GDG and the requirements of good development.

*  Protection of landscape, including significant tocal trees and areas of special landscape quality.

*  More effective use of the GDG via a Standing Advisory Committee that wiil consider local variations
to the Guide.

4.1.2 Other ‘Action Plans’

Consistent with this theme, the Department of Infrastructure have initiated ‘Action Plans’ in relation o
Medium Density Housing. These include three documents:

+ Action plan - What individual, the Community, the Housing Industry, Councils and State
Government can do;

*  Your Street Your Say; and

Hedgeley Dene Precinct: Urban Character and Landscape Study 4
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+  Making a Neighbourhocd Agrsement,

All encourage the participation of local commuaities in the planning process and the development of local
variations to the GDG.

4.1.3 Variations to the GDG

The formulation of a local variation to the GDG is guided by Ministerial Direction No 8. s purpose is to
‘direct’ planning authorities in preparing amendments to vary the techriques of the GDG. The following is a
summary of the requirements that a planning authorily must demonstrate to be successful in varying the
techniques of the GDG;

» There is'a soundly based strategic policy for the municipality.

«  The identification of specific areas of the municipality that warrant special treatment.

»  Display that the Guide creates conflict or unduly constrains development, identifying provisions of the
GDG that create conflict and demonstrate how this conflict results (ie. examples).

» The variations will achieve ihe planning authority's policy objectives by setting out the lechniqddes ‘
proposed to replace those identified as creating problems, and explaining how they will now be
consistent with the planning authority’s strategic policy and meet its objectives.

+ The variations are consistent with the Guide objectives and criteria by demonstrating how each
location variation to techniques will meet the relevant element objectives and criteria of the Guide.

= The changes have been discussed with the community, through a public consultation process.

It is noted that any variation approved and included in the planning scheme has the same weight in terms
of GDG techniques. As a result where circumstances justify it, they may be departed from in the same
way as an ordinary technique may be departed from.

To date, there has not been any Variation to the GDG formally approved by the State Government.

4.2 . Stonnington Strategic Directions

4.2.1 Municipal Strategic Statement

In its Municipal Strategic Statement (MSS) the City of Stornington has recognised the diversity of
residential areas across the municipality. It notes that a weakness of the municipality is the development
pressures and adverse sffects-of muiti-unit development on residential character and streetscape,

amenity, housing choice, traffic and parking. The main aim of the MSS relating to residential areas is;

*  Recognise the distinctive character of Stonnington's residential areas and ensure that future
development is consistent with the character, scale, appearance and amenity of the area.

Hedgeldy Dene Precinct: Urban Character and Landscape Study ’ 5



The following 1s @ summary of the JpjeClive ang ECLiORS 07 N8 MU Danty Aith 0aricular reference 1o
‘Residential Areas’,

Direct...

«  Further larger scaie and medium density residential development to;

I

commercial areas and their {ringes
large institutional and similar site which become available.
arterial roads

* Non-residential uses (eg; medical & service uses) to nearby commercial areas.
Manage...
«  Future use, development & subdivision:

- promote retention of existing ‘oider style’ houses

- provide for sensitive infill development

- demonstrate ‘sensitivities’ through site analysis

- ensure a consistent approach

- minimise amenity impacts

- ensure future development is consistent with available infrastructure and services

«  Provide adequate notice to and consuitation with the community.
»  Non-residential uses fo ensure residential character and amenily is maintained.
»  Provide for more effective control over instilutional uses in residential areas.

Encourage..

*  Restoration and appropriate renovation of heritage buildings and buildings that contribute to the
character of the street.

+  Provide a balance of dwelling types that are flexible and affordable.

»  Good design in all new developments.

+  Improvements to the overall appearance and amenity of residential areas.

Profect...

+  Stonnington’s heritage building and areas.

»  Significant trees and gardens (interim trees register).

«  The overall scale, character and amenity of residential areas and their strestscape.

+  Any identified unique or special characteristics of a particular area or neighbourhood (by applying
no-slatutory guideline and where necessary developing controls in consultation with the affected
community).

Hedgeley Dene Precinct: Urban Character and Landscape Study 6
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4.2.2 Local Policies

A local policy directly relating to the design of new developments was exhivited within the new format
Stonnington Planning Scheme (G2 - Design of New Developments). [l states that applications for use
and development throughout the City should demonstrate that new buildings;

»  are not significant"y higher or lower than the surrounding buildings.

*  are orientated to match the alignment of existing buildings in the sireet.

+  sethacks, especially frontage setbacks, are consistent with those of adjoining buildings.

*  parts of the building over 2 storeys and any roof gardens are seiback behind the facade lo minimise
impacts on the streetscape.

+  forms and material used reflect and complement the character of nearby buildings in the street.

» design, height and location of any proposed note front fences, carports, garages and landscaping
complement both the building on the site and the streetscape.

4.2.3 Councils ‘Direction’ for Using the Good Design Guide

The information sheet ‘Using the Good Design Guide in the City of Stonnington’ was adopled by Council
in March 1998. It purpose is to set out Council’s expeclations and standards of pre application analysis,
design and supporting information” for Medium Density Developments. _The Direction is comprised of 5
main elements; < s

«  Council will require a meaningful and high standard of site analysis and supporting information.

* There must be a demonstrated ‘nexus’ between the site analysis and the submitted design.

« Applications will be assessed against alf eleven elements of the GDG, and particularly against the
Efement Objectives.

«  Council will particufarly require compliance with Element 3 - Neighbourhood Characler.

» Compliance with techniques of the GDG alone will not justify approval of a development, particularly
where Element Objectives have not been met.

» Applications will not proceed or be supported until the requirements have been met.

The Direction also makes reference to common flaws of design, layout and context of MDH proposals.
An important altribute of the Direction is that, unlike some other municipalities, it seeks to work within
the framework of the GDG by seeking to emphasise those phases, objectives and qualitative approaches
that are important to the character of the City of Stonnington.

4.3 Hedgeley Dene Residents Group
During the course of 1998 a Hedgeley Dene Residents Group has been formed. Hs main objective is to
enhance and protect the amenity of the area with particular reference to the neighbourhood character

focussed on Hedgeley Dene Gardens and its environs.

The Group has not directly participated in the preparation of the Study, however the draft
recommendations have been referred to the Group for discussion.

Hedgeley Dane Precinct: Urban Character and Landscape Study . -7



5. Built Form Analysis

5.1 Introduction

The process of defining the Precinct (see Part 3 above) gives some key indicators of the general physical
characteristics of the Precinct, with particular reference to the unique traversing of the area by Hedgeley
Dene Gardens. These cuaracteristics are expanded upon below in a street by street analysis, followed by
a summary of some general features of the precincl.

In the following sections, the focal streets of the precinct are characterised in terms of key built form,
street and landscape character including the influence {if any) of Medium Density Housing (MDH).

Hedgeley Dene Precinct: Urban Characler and Landscaps Study 8
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Brunel Street

General locatlon

Brunel Street is located as the southemn boundary of the
precinct and extends in an east west direction approximately
1 klilometre in length between Burke Road and Darling Road.

Block sizes

In terms of the overall precinct, block sizes in Brunel Strest
are smaller than the larger, garden style blocks found in
Hedgeley, Ferncroft, Glenbrook and Tollington Avenues.
Frontages in Brunef Street are mostly about 15-18 metres (50-
60 f), although some on the southern side are up to 24
metresi80 ft) with depths generally 40-42 metres glving
commaon block areas of approximately 600-650 sg m. Block
sizes are therefore more typlcal of East Malvern as a whole
and also refiect the characteristics of the blocks of the ‘no
through’ streets at the western end of the precinct (e,
Kardella, Nyora, Knox and Davies Streets.}

‘Street trees and road character

Total width of road reservation is 15 metres; effective road
width 7 metres, nature strips 2 metres and footpath 1.5

“metres (approximately). Bluestone kerb and channgl with

concrete footpaths and crossovers. Strest trees are mostly-
mature Platanus (Plane trees) up to 20 metres height (there.
are however some notable gaps in the consistency of tréeé.

sizes). Recently Installed ‘speed humps’ are now another -

street characteristic. For the area, a relatively high volume of
traffic (the speed humps-may reduce this) and on street
parking is noted.

Bulit form

.Brunel Street Is. comprised of mostly single detached
dwellings with inter war ‘Bungalow™ style predominating.
Beyond this the essence of the street’s bullt form Is ‘varlety’
In terms of building style and presentation. Apart from two
Victorlan dwellings (No.s 93 & 95) the predominant original
form Is comprised of Californian Bungalow and Edwardlan
style houses {more towards the western end of the street).
However, the street has obviously experienced consistent
development and redevelopment particularly In the post
WW2 period with a wide range of other archifectural styles
belng represented In the street, If only as single examples,
For example, the following styles can be found in Brunel
Street:

- Inter-war/ modern (1930-40’s), inciuding influences of
"austerity’ style

- “Cream brick’ and ‘pink brick" style brick veneers (4953-
1877

- Mediterranean & Neo Georgian

In addition to this varlety of styles, not all of which are readily
characterised, alterations and extensions to original
Bungalows has occurred at various perlods with varying
degrees of Integrity. .

_that limited development has taken placé at the rear of § It&s

. where this has occurred has usually been of slngle tol

. There are notable exceptlons to this (dl

~.* 'where two storey-built- form ‘atthe rear
o tnappmpriate impositlon on the predomln

Notwithstanaing this variety, the predominant form is still
Callfornian Bungalow with many examples evident of careful and
sympathetic renovations and extensions.

Setbacks in the street are again, varied, but the predominant
theme is set by the original fabric of 6-8 metres. Examples of
much greater setbacks (12.5-13 m - No.’s 50 & 68} together with
lesser satbacks {as littte as 4m). On the whole, the varlation In
setbacks Is not a dominant or jarring aspect, except where MDH
housing has had the affect of presenting poor opportunities for
landscaping due to dual driveways and the like (see below).

The core of ‘bungatow’ style buildings offers a predominant
single storey character, with some notable exceptions provided
by MDH and new detached houses, including some very recent
examples, ItIs Interesting that where recent development has
occurred in the street, this has not aiso been In the form of MDH,
with probably a greater proportion of redeveloped blocks being
used for detached houses, usually of two storey helght and
approved on an 'as of right*-basls. As a consequence, the degree
to which these new detached houses have embraced the
character of the street has been varled, with most including
forelgn design elements that are not in keeping with the
predominant built form derlved form the bungalow style. Others
offer a style that Includes good references to the Bungalow stv!e.

0On the whole, the predominance of detached housing has meant~

* Note that the term ‘Bungalow is often used to d&ccdbe both - .
a type of house tdetached, single storey) as a well as g style of
Inter war housing notably referred to as Californian Bungaiow,-:"" -
Craftsman Bungalow, Japanese Bungalow, Swiss Bungalow: o
efc.. In this study It Is primarily used to descr!be an
architectural style.

Landscape themes

Brunel Street has a strong landscape theme derived form the
mature street trees and generally open garden areas formed at
property frontages. On the whole the garden areas are small in

the context of the precinct, but as they are generally free of
multiple driveways and paths, opportunitles for Informat
fandscape have been taken with many shrubs, small trees and
garden beds presented to the street. In the maln, large trees

within the private domain are absent. Standards of garden
presentation Is typically high, While many dwellings have picket
fences, the predominant character to the street is of an open and
Informal nature. Where hard edge or high fences have been
established, these have detracted from the character and
cohesion of the street. This Is usually associated with new - .. -
detached house development where an accompanying theme .. .~ -
has been that drives and garages are a dominant element of the R
street presentation, not the dwelling itself.

Hedgeley Dene Precinct. Urban Character and Landscape Study - Street Analysis o ' o t-
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Medium Density Houslhg

As noted above, the street is still predominantly compriseg
©. detached housing stock, with only 12 of the 109 lots in the
street developed with some form of MDH, and these have
generally been "dual occupancy” type developments of single
storey format to front and rear. In fact, redevelopment for
detached house has probably had a greater impact on the
street character.

Denslity of MDH In the street varies from approximately 1:200
to 1:350, but as will be discussed more fully later, density is an
unrellable measure of the Impact of bulldings on a street.

A notable exception that warrants speclal comment are the
the "Neo-Georgian’ town houses at 56-58 Brunel Street
(approved under Vic Code 2. This development Is comprised
of 6, two storey dwellings bullt over a double block Including
three major crossovers. While having a 5-6 metre setback
{and therefore within the range of many other dwellings) they
display several characteristics that render them an intrusive
element In the street and completely at odds withthe
nelghbourhood character:

. - Boundary t0 boundary built form.

- Massive and bulky proportions to the street with littie
articulation.

- Generally alien deslgn theme {Neo-Georglan), and for
evert the generic style, not well designed.

- Large amounts of visible hard standing areas.

- Low scale and very formal fandscape theme that has -
little chance of ever softening the overall presentation,

- Development of two storey bullt form along, and at the
rear of the site. |

- Minimal open space areas.

- Dominance of driveways and garages.

- Stark colour scheme that highlights the bullding
dominance.

In the scope of this study, it Is not proposed to offer
critiques on individuat MDH propaosals, but this Brunel Street
example epitomises a cross section of the worst of problems
-assoclated with MDH housing, and to that extent is relevant
on a precinct wide basis. .

_Highlights and other comments

Highlights of Brunel Street are the street trees, predominance
of bungalow style bulldings (including some excellent
renovated examples of the generic Californian style) and
generally open and informal nature of landscape and
building presentation. Without guestion, the most
disappointing element of the street s the town houses at 56-
58.

Hedgeley Dene Precinct: Urban Character and Landscaps Study - Slreet Analysis
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Hedgeley Avenue

General locatlon

Hedgeley Avenue is a relatively short street (approximately 330
metres) that commences at the southern edge of the
Gardens at Maivern Road where It briefly follows the traverse
of the Gardens before It ‘dog legs’ south to terminate at a
ROW. This lane, particularly towards the western end forms
an important connecting link for pedestrians and vehicles
providing access to Brunel Street as welfl as Ferncroft Avenue,
Glenbrook Avenue and the southern access to Hedgeley Dene
Gardens themselves through an unmade path. Despite this,
Hedgeley Avenue s slgn posted as ‘no through' at its
commencement,

Block slzes

Block sizes are refatlvely large with frontages mostly about 20
metres {although some on the western side are greater
paossibly due to consolidation - up to 30 metres) with depths
generally 60 plus metres giving common block ares of
approximately 1,200 sq m. Block slzes are therefore more
typical of those found in Ferncroft, Glenbrook and Tollington
Avenues. Many of the blocks tn these four street share a
commen depth of 200 ft (61 metres).

Street trees and road character

Total width of road reservation Is 18 metres; effective road
width 7 metres, nature strips 3-3.5 metres and footpath 1.5
metres (approximately). Bluestone kerb and channel with
asphait footpaths. Street trees are mostly mature Plane trees
up to 20 metres helght although there are some other non
consistent species evident (eg. Melaleuca amillaris, Fraxinus
sp.). The wider nature strips glve a spacious feel (0 the street.,

Buiit form

It is hard to describe the bullt form In Hedgeley Avenue
without quickly coming to the issue of MDH In that the west

_slde of the street has been subject to extensive

redevelopment stemming from the 1960's to the present.

By contrast, the east side of the street, particularly between
Malvern Road and Dene Avenue contains an Intact, and
excellent collection of Bungalow style houses, displaying the
grander elements and detalls of the style (as compared to the
more modest style of Brunel Street for example). These
buildings are all single storey, or have attic designed upper
levels and generous front setbacks of 10 metres or more.

The west side of the street shows a far more varled pattern of
bullt form and of the 11 blocks, only 4 remain as original
detached hoses being No's 1, 5, 13 and 17 {latter being subject
to MDH application). The rest of the this slde of the street has
been redeveloped for some form of medium density
housing, or subdivision and redevelopment under VicCode 1,
as In the case of No. 15 which is comprised of two large
detached houses of Neo-Georgian style.

This bullding In particular stands out as a most dominant
element, and dwarfs the detached houses on elther side
presenting a particular challenge to their possible
redevelopment. For example, both of these dwellings (which,
uniike the east side are not bungalow style but of more
‘moderty Influencel have setbacks of 11-16 metres.

i

- with the 3 metre wide nature strips Introducing:the garden E
_theme that Is the strongest characteristic of these streets. - .

This compares t0 the 6 metre setback of the new front dwelling
at No.15 (not including portico wnich encroaches even closer). s
vertical and massive preportions stand out in stark contrast to all
other buildings in the streets, inciuding older style flats at the
southern end of the street.

On the whole, the oider style unit developrments have blended
well Into the street. This is because they mostly have generous
setbacks, are low scale and benefit from substantial landscaping
and trees. For example the two storey flats at No. 7 have an open
appearance with an abundance of grassed area and landscaping
at the front.

Ironically, it Is one of the other more recent developments (No.
SA} approved under the VicCode 2 regime that Is a less
harmonlous developmient; it has an allen hard edge fence to the
street, double driveways and little landscaping. Its open space
proviston Is minimal. it is located at the termination of a key
vista along Dene Avenue.

Landscape themes

Two important distinguishing features {from the rest of the
precinct) of Hedgeley Avenue, which Is also shared by Ferncroft,
Clenbrook and Tollington Avenues s the larger module of block
size {typlcally 60 ft X 200 ft} and the wider street carrlageway.
While the actual road pavement remains falrly constant at -
approximately 7 metres, the additional width is made up by ‘wider-~
nature strips. This has a subitle, but fundamental influénce of the
appearance of these streets which are more ‘spacious’ Iookl

Desplte the varlous unit developments, on the whole these have

resisted a hard edge to the street, and the open, informa! garden -
spaces run up the footpath. The detached houses exemplify this

style having open Informal gardens, mostly without any fencing
element at all at the frontage. This feature combined with the

street trees contributes in no small way to the garden character
of Hedgeley Avenue, )

The scope of the setbacks, particularly on the east side of the
street has provided the opportunity for large trees to be an
element of front gardens, in addition to the street trees,

Medlum Density Housing

This has been largely discussed above. The age of some of the
unit developments (stemming form the 1960°s} Is such that they
have had an opportunity to meld into the fabric of the street,
with varying degrees of success. The predominant form of the
units Is single storey villa units with good opportunities for front
and side landscape. Thelr age reveals fundamental differences to
contemporary units; they tend to be smaller {2 bedroom), have
narrower driveways (often with a single garage) greater setbacks
(7-8) metres and generally more gpen space at the frontage as
result.

Highlights ahd other comments

Highllghts are the wide, open garden character of the street and
the intact bungalows on the east side of the street. The most
Jarring element In the street [s the Neo-Ceorglan development at
Na. 15.

Hedgeigy Deng Precinct: Urban Character and Landscape Study - Street Analysis . i
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Dene Avenue

General Locatlon

Dene Avenue is located at the eastern end of the precinct and
forms a relatively short street (approximately 190 metres)
between the Darling Roads/Malvern Road Intersection and
Hedgeley Avenue. Commerclal uses punctuate the
intersection with Darling Road/Malvern Road further iimiting
the residential extent of the street.

Block slzes

Block sizes are varied In that some subdivision has obviously
taken place and because the western end blocks {south side)
are foreshortened by lots with a frontage to Hedgeley Avenue.
However thaose blocks that do front the middie section of the
street are long (approximately 60 metres! although as noted,
frontages vary from 20 metres {similar to Hedgeley Avenue! to
10-11 metres where it Is assumed original blocks have been
. Subdivided. -

Street trees and road character

width 7 metres, nature strips 2 metres and footpaths 1.5
retres (approximately). Bluestone kerbr and channel with
asphalt footpaths, Street trees are mostly mature Platanus
sp (Plane trees),

Bulit form

The analysls of the bullt form of Dene Avenue Is influenced by
Its main road Interface at the eastern end with assoclated
commercial uses and car parks which extend into the street,
At the eastern end, MDH_predominates, Incluciing 2 blocks of
walk up flats (2 storey) and a further 2 iots developed with
single storay villa units of probable 1970’s ¢rigins. The
original large block slzes are noted as catalysts to this
development.

The western end of the street {south side) contains single
storey bungalows of generic ‘East Malvern’ style with
setbacks of 8-10 metres. The opposite (north) side of the
street contains one large bungalow and the sideage of
another house fronting Hedgeley Avenue,

Despite the high proportion of MDH in the street, the
dominant walk up flats are located towards the eastern
{commercial) end, beyond which .a single storey impression
predominates for most of Dene Avenue. '

Total width of road reservation is 15 metres; effective road .

Landscape themes

A strong garden character exists at the middle to western end of
the street in the vicinity of Hedgeley Avenue, augmented by the
mature Plane trees. Some hard edge fencing is noted, although
the best references of landscape occur at the western end where
open and Informal gardens predominate.

Medlum Denslty Housing

See Bulit forrm above. Of 14 (ots, 5 are developed with MDH and a
further 2 lots subject to MDH appiication. The high density of the
walk up flats (8 units each) inflates the refative proportion of MDH
such that a total of 20 MDH dwelling_units exist in the street
compare to 9 singte dwellings.

Highlights and other comments
Highlights are the wide, open garden character and Intact

bungalows of the western end of the street. Negatives are the
walk up fiats at the eastern end and hard edge fence treatments. -

Hedgeley Dene Precinct; Urban Character and Landscape Study - Slreet Analysis v



Ferncroft Avenue

General locatlon

Ferncroft Avenue extends in an north-scuth direction for
approximately 410 metres between Wattletree Road and a
substantial ROW that runs parallel to Brunel Street. The
topegraphy of the road is notable In that it falls in both
directions towards the approximate mid polnt of its length
where |t Intersects with Hedgeley Dene Gardens.

Block slzes

Block slzes are generally very large, although some side
boundary lengths are truncated by the shape of the Gardens
which traverses the street, or because of subdivision and
boundary allgnments that appear to have occurred. Typically
lot frontages are 20 metres with depths falrly consistent at 60
metres {reflecting the generlc depth of 200 ft described
above), offering site areas of some 41,200 5q m.

Street trees and road character

Total width of road reservation Is 17 metres; effective road
wldth 7.5 metres, nature strips 3 metres and footpath 1.5
metres {approximately). Bluestone kerb and channet with
asphalt footpaths. Street trees are mostly mature
Lephosternon confertus {Brush box).

Bullt form

Together with Glenbrook Avenue, Ferncroft Avenue

- epltomises the essential garden character of the precinct
based upon its Immedlate and open relationship with the
Hedgeley Dene Gardens, large blocks and bullding setbacks,
expansive and open front gardens with Informal landscape,
and wide street nature strips. Whilst many of the bulidings
ara outstanding examptes of the grand bungalow style, the
inevitable conciusion is that the garden character is the most
Important theme of the street, to which the bufldings form a
backdrop.

" This point Is well made by the Stonnington aerial photograph
which confirms that many large trees are positioned both In
the front and rear gardens of blocks In the street.

Building setbacks In the street are generally large (up to 20
metres). Original bungalows In the street range in street
setback from 8 metres to a more typical range of 10-13
metres and there are many situations where a variety of
setbacks occur between sbutting lots that where probably
developed at the same time. However, the considerable
depths of these setbacks Is such that this s not readily
discernible from the street given the great amount of
frontage trees and landscaping.

Cetached dwellings are generally of single storey format
although many of the original bungalows have attic style
second storey elements.

Where MDH has occurred a general two storey format has
been applied but with setbacks of 6-8 metres to which the
development of canopy landscaping has softened the fmpact
of the buildings.

Landscape themes

As noted above, both private and public domain landscape
contribute greatly to the predominant garden character of the
street. The expansive street and Nature strips are augmented by
informal and apen gardens of a very high standard. Most front
setbacks are open in character and relatively few [ots have ‘hard
edge’ fencing which is an inappropriate theme and detracted
from the streetscape where it has occurred. The ‘flow’ between
private and public garden is subtle and hard tc distingulish,
which further adds to the ambiance, Undulating topography
adds further to the landscape interest.

Medlum Density Houslng

Ferncroft Avenue appears to have been subject to MDH
redevelopment during the 1960's and 70's and contalins some
examples of relatively high intensity. For example, the MDH at
7,10, 28 and 29 have ail been double storey and at a density of
1:130-1:200, and contributed 36 dwelling units. The setbacks of
these bufidings and the development of sultable landscape has
assisted in softening their Impact, pius some level of buiiding
artlculation and Interest beyond, far example, the flats seen in
other parts of the precinct (eg. Dene Avenue).

nghllghts and other comments

Highlights are the wide, open garden character formed by lntact e
bungalows -and expansive landscape themes of the street’and.

private gardens Including large trees. The interface of the street
with Hedgeley Dene Gardens Is another key attribute. Negatives
are where hard edge fences have occurred and the Imposing
scale of some MOH {flat) buiidings.

Hedgeley Dene Precinct: Urban Character and [ andscape Study - Street Analysis 4
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Glenbrook Avenue

General locatlon

Glenbrook Avenue runs paralle! to Ferncroft Avenue, located
further to the west. It commences at Wattletree Roag and
terminates at Brunel Street, a length of approximately 455
metres. Simllar to Ferncroft Avenue, the topegraphy of the
road falis in both directlons towards its intersection with
Hedgeley Dene Gardens that occurs some 280 metres south
of Wattietree Road.

Block slzes

Block slzes are generally very large, with typical lot frontages
in excess of 20 metres with depths fairly consistent at 61
metres {200 ft), offering site areas usually in excess of 1,200 5q
m.

Street trees and road character

Total width of road reservation is 19 metres; effective road
width 7.5 metres, nature strips 4 metres and footpath 1.5
metres (approximately). Bluestone kerb and channel with
asphalt footpaths.: Street trees are mostly Celtus sp
{Hackberry} of some 4-5 metres helght and estimated to be
only 4-5 years of maturity. A traffic [sland and diversion
facllity is installed In proximity to the Intersection with
Hedgeley Dene Gardens.

Bullt form

Together with Ferncroft Avenue, Glenbrook Avenue
epltomises the essential garden character of the precinct
hased upon Its immedlate and open relationship with the
Hedgeley Dene Gardens, large blocks and bullding setbacks,
expansive and open front gardens with informal [andscape,
and wide street nature strips. Whilst many of the buitdings
are outstanding examples of the grand bungalow style, the
Inevitable conclusion [s that the garden character is the most
important theme of the street, to which the buildings form a
backdrop

Thls point Is well made by the Stonnington aerlal photograph
which confirms that many large trees are positioned both In
the front and rear gardens of blocks in the street.

In terms of original bullt form, Glenbrook Avenue is the most
pristing street of the precinct, particularly in the area starting
at {ts intersectlon with the Gardens and extending north to
Wattletree Road. No MDH has occurred In this section of the
street to date, although some new detached houses have
been erected. A particularly sensitive site was redevelopedin
the {ate 1980's at the north west corner of the Gardens
intersection. While the style of the house shows little
‘Bungalow’ Influence, its low, single storey format and
significant tandscape setback to the northern periphery of
the Gardens 5-10 metres) has ensured a sultable interface to
the park without the dwelling being an intrusive elerment.

Building setbacks in the street are generally iarge and typically
in excess of 10 metres. Orlginal bungalows in the street range
In street setback from 10-15. Similar to Ferncroft Avenue, the
considerable depths of these setbacks Is such that this is not
readily discernible from the street given the great amount of
frontage trees and landscaping. There are some exceptions,
created by newer detached houses where setbacks are less
than this.

Their relative impression is affected by the bulk and articulation
Of the building together with visible hard standing area and
{andscape theme. In this context the new timber dwelling at No.6
reflects thg neighbourhood character more successfully than the
Neo-Georglan dwelling at No. 17, which despite a 9 metre setback
is still a bulky building not employing the gable ends and
rusticated characteristics of the original bungalows.

Detached dwellings are generally of double storey format
although many of the original bungalows have attic style second
storey elements. As in Ferncroft Avenue, the topoaraphy of the
street tends to make houses on the west side of the street more
imposing.

Landscape themes

As noted above, both private and publlc domain {andscape
contribute greatly to the predominant garden character of the
street. The expansive street and nature strips are augmented by
informal and open gardens of a very high standard. Most front
setbacks are open in character and few lots have ‘hard edge’

. fencing. The "flow" between private and public garden s subtle

and hard to distinguish, which further, adds to the amblance.
Undulating topography adds further to the landscape‘Interest. :
The more original built form of Glenbrook Avenue piac&s thls @ ‘_' '
the most outstandlng street In the precinct. - % e

Medlum Densltv Housing

A pocket of MDH has occurred at the southern end of the street
in the form of a block of 6, two storey flats of 1960°s origin, and a
single storey villa unlt development adjacent to the south
comprised of 4 units. The bulky nature of the flats bullding is
softened to the street by a large, 13 metre setback and mature
trees and plantings in this space. From the Gardens, the
landscape on the Intervening site helps to screen, at this stage,
an aspect to the flats, The single storey units have 2 low profile,
but an inadequate setback in the context of the street.

Highlights and other comments

Highlights are the wide, open garden character formed by Intact
bungatows and expansive landscape themes of the street and
private gardens Including large trees. The Interface of the street
with Hedgeley Dene Cardens is another key attribute. The area at
the southern end of the street (Brunel Street end) Is of lesser
value in terms of landscape and built form.

HedEe.fey Dene Precinct: Urban Character and Landscape Study - Sireet Analysis vi



Tollington Avenue

General locatlon

Tollington Avenue runs parallel to Ferncroft and Clenbrock
Avenues, ang makes a trio of streets that connect from
Wattletree Road to Hedgeley Dene Gardens. Tollington
Avenue is a true 'no through' road (le. there is connecting
road or lane at its southern leg as is the case for Ferncroft
and Clenbrook) that terminates at the formal, lake area of
Hedgeley Dene Gardens. its overall length is approximately
310 metres. As a convenlent parking area for visitors to the
Gardens, the southern end of the street can be characterised
by a high level of on street parking, particularly on weekends.

Block sizes

The block sizes in Tofilngton Avenue reflect the overall
dimensions of Ferncroft and Glenbrook Avenue, being
generally large, with typical lot frontages in excess of 20
metres with depths fairly consistent at 61 metres (200 £),
offerlng site areas usually in excess of 1,200 sgm.

Street trees and road character

Total width of road reservation’Is 19 metres; effective road
width 7 metres, nature strips 3.5-4 metres and footpath 1.5
metres (approximately). Bluestone kerb and channel with
concrete footpaths and crossovers. Street trees are
comprised of alternate plantings of Melia azedarach (White
cedar) and Melaleuca Styphelioides (Swamp Paperbark).
Unfortunately, the combination was not a success in terms
of street plantings, with particular regard to the necessary
pruning practice of the melaleuca to clear power fines. As a
result, these trees In particular suffer from a loss of attraction
due the severe depletion of the dense upper canopy.

Bullt form

Tollington Avenue, similar to Hedgeley Avenue has been
subject to extensive redevelopment In the post war period
resulting In a slgnificant change to the original built form
evident from rempant bungalows. Morecver, some of this
development appears to have recently taken place, or Is
currently In progress. This has had a great impact on the
built form of the street.

In particular, the presentation of buildings to the street is
naticeably different to the parallef streets to the east; unit
developments have tended to encroach to 5-6 metres (and
even less No.3) compared te the 10-15 (and up to 20) of the
original dwellings. In addition, even the older villa units
present a stark impression to the street, with hard standing
areas and shallow landscaping evident.

The MDH has tended to be single storey (possibly reflecting
the demographic market for this type of dwelling), with the
exception of a two storey MDH at No. 10, which however
benefits greatly from the retention of a mature tree at the
frontage.

Similar 1o tre other streets, remnant bungalows have 3 single
storey with attic built form with gable ends and rusticated
appearance forming their character

The concentration of redevelopment has mostly occurred at the
northern end of the street and the scuthern, and more sensitive
end retains a strong presence of original bungalows. In
particular, the lots adjacent to the Gardens retain bungatow style
dwellings set in mature and extensive garden settings.

Landscape themes

The presence of MDH, at relatively small setbacks to the street
have devalued the landscape ang garden quality of Tollington
Avenue compared to Hedgeley, Ferncroft and Clenbrook Avenues.
Further, the inappropriate street trees and pruning practice has
limited the street canopy and ambiance compared to the
aforementioned streets. Nevertheless, the street retains an open
landscape form due to the wide nature strips and general
absence of hard edge fencing. Bungalows at he southern end
retain a high landscape value at the sensitive Interface to the park.

Medium Dénsltv Housing

See aiso Bullt form above. MDH development has become akey -

element of the street. Of the 25 lots fronting the street, 9 are

developed for MDH, comprising a total of 43 dwelling units’
compared to 15 single dwellings. Relative to some other streets,
densltles are lower, being In the range of 1:200-1:427 with the
average around 1:250-350. The character of Tollington Avenue
has therefore undergone a significant change in the post war
period, and Is polsed to become dominated by MDH.

Highlights and other comments

Highlights are the existing original bungafows that display the
characteristic open garden character and large trees. The
southern end of the street still retalns thls character. The
predominance of MDH has not melded Into the fabric of the
street as well as other streets, despite Its general single storey
and villa unit style. It could be argued that this is due to the
predominance of unlt developments, and their general lesser
setbacks and landscaping compared to other examples, Street
tree species do not greatly enhance the landscape.

Hedgeley Dene Precinct: Urban Character and Landscape Study - Street Analysis vil
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Kardella Street

Ceneral locatlon

Kardella Street is a relatively short street (approximately 260
metres! that runs in a east-west direction connecting Burke
Road with the formal lake area of Hedgeley Dene Gardens. In
this context it performs an important connecting role for
pedestrians access between Central park and Hedgeley Dene
Gardens. It Is a no through road although a ROW separates
its terminatlon from the Gardens. This narrow, bluestone
ROW Is however difficult to manoeuvre Into, and Its southern
leg does not connect to the maln street system. To the
north, the ROW connects to the terminations of the northern,
parallel streets belng Nyora, Knox and Davies Streets. As a
result of unit development In the street, and its attraction as
& parking area for visltors to the Gardens, a reiatively high
tevel of on street parking is a characteristic of the street.

Block slzes

Block sizes In Kardella Street are more typical of Brunel street,
and the streets located to the north (Nyora, Knox and Davies).
Frontages range between 15-18 metres (50-60 ft). Block
depths are typlcal at 41 metres, giving average site areas
between 600-730sgm.

Street trees and road character

Total width of road reservation Is 45 metres; effective road
width 7 metres, nature strips 2 metres and footpath 1.5
metres (approximately). 8luestone kerb and channel with
asphalt footpaths and concrete crossovers. Street trees are
comprised of alternate plantings of Prunus cerusifera
(Flowering plum) and Melaleuca styphelioldes (Swamp
paperbark), This combination of street trees was another very
popular comblnation in the 1970's {see Tollington Avenue

- above) and can be seen across many Me&bourne suburbs
" where street plantings occurred at this time. Unfortunately,

the combination was not a success In terms of street
plartings, with partlcular régard to the necessary pruning
practice of the melaleuca to ciear power lines. As a result,
these trees in particular suffer from a loss of attraction due
the severe depletion of the dense upper cahopy.

Bulit form

The entry to Kardelia Street from Burke Road is flagged by one
of the largest flat buildings In the precinct, containing 10
units {denslty 1:106). However, in the context of its maln road
locatlon and reasonable building articulation its Impact is
quickly lost in the main urban fabric of Kardefla Street which
Is predominantly single storey and comprised of a mix of
detached houses and MDH, the latter helng all single storey
villa units.

The original character of the street is cornprised of more
bungalow and Edwardian style dwellings of mostly single
storey format or with attic two storey elements.

There Is a consistency of front setbacks ranging between 6-8
metres on average (extremes 5-14m).

Landscape themes o

On the whole the street has an cpen landscape theme with few
hard ecge fence elements. Equally, the narrower nature strips
and inappropriate street trees limit the public domain landscape
quality. Further, the generally lesser front setbacks (6-8 metres)
have not been extensively planted with (arge size trees, with more
iow scale and shrub type landscaping the predominant theme.

Medium Denslty Housing

Compared to sirmilar streets in the precinct {le similar lot sizes,
street dimensions etc), Kardella Street has a higher percentage of
MDH. Of 23 lots, 7 are developed for MDH (ie. 30% of available lots}
consisting of 18 dwelling units (not incuding Burke Road flats).
Densities range from 1:250 to 1:470, with most in the range of
1:350.

Highlights and other comments

Highlights are the existing original bungalows, generally low scale
of buildings, consistent setbacks and open garden character. -

Some MDH dispiays a predominance of access lanes and garage ... L

areas that Is not in character with the original urban fabric.Street -
tree spedes do not greatlv enhance the Eandscape

Hedgeley Dene Precinct: Urban Character and Landscape Study - Street Analysis _ vitl




Nyora Street

Ceneral location

Nyora Street is one of three parallel streets north of Kardella
Street that run in an east-west cirection between Burke Road
(opposite Central Park) to & narrow blugstone ROW. To this
extent they are effectively ‘no through' roads and therefore
enjoy a more peaceful atmosphere than Kardella Street, being
generally free from circulating vehicles and pedestrian
movements between Hedgeley Dene Gardens and Central
Park. Each of the three paralle! roads north of Kardella iNyora,
Knox and Davles) have approximate lengths of 260 metres.

Block sizes

Block sizes In Nyora Street are similar to Kardeila Street and
Brunel Street, with frontages ranglng between 12, 15 and 18
metres {40, 50 & 60 ft). In terms of the overall precinct, the
cansistent arrangement of 12 metre (40 ft) wide blocks in the
centre sectlon of the street [s quite unusual. Block depths are
typical at 40 and 41 metres {(south and north sides
respectively), giving average site areas between 480-750 sq m.
along the street. Blocks on the south skde of Nyora Street

abut a narrow ROW that separates the rear of the Kardella -

Street blocks. Blocks on the north slde of the street enjoy a

unique Interface to a planting of mature oak trees that run =

along the southern alignment of Knox Street (see below).
Street trees and road character

Total width of road reservation is 15 metres; effective road
width 7 metres, nature strips 2 metres and footpath 1.5
metres {approximately). Bluestone kerb and channel with
concrete footpaths and crossovers, Street trees are newly
planted declduous trees (approximately 2 metres height), the
specles could not be determined at the tirme of survey.

Bulit form

The entrance to Nyara Street from Burke Road is also flagged
by MDH, but of a less imposing nature, being single storey
and of ahlgh standard of articufation and presentation. The
main street Is comprised of an almost homogeneous
collection of detached houses of Bungalow and Edwardfan
style as well as more recent redevelopment, Bullding styles
of original elements are falrly simple.

Setbacks are generally between 6-8 metres except at the
¢astern end where these encroach to 5 metres by cottages on
the narrower blocks.

Buiiding helght Is generally single storey although some two
storey bulldings have been erected, notably the flats at No. 8-
10.

Landscape themes

Quality of street landscape is disadvantaged at present by the
immature deciduous street trees, but will improve with time. An
open landscape is presented with low or permeable fence
elements. Informat garden settings predorninate with shrubs
and lower plantings without many large trees in the private
domairt. Garden efements tend to recede’ where the frontage is
used for garages and vehicle access ways.

Medium Denslty Housing

The western end of the street is defined by MOH at Burke Road,
and for the first few blocks of both sides of the street, Including
a 1930's pair of maisonettes (2 storey). The only other MDH is
comprised of a two storey ‘walk up’ block at No.8 but which is
welf screened by vegetation.

Highlights and other comments
Highlights are existing original bungalows, generally compatible - -
scale of bulldings, consistent setbacks and open street character.

Hedgeley Dene Prgcinct: Urban Character and Landscaps Study 2 Street Analysis ' X
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Knox Street

Generali location

Knox Street is the middle of three parallel streets north of
Kardella Street that run in an east-west direction between
Burke Road (opposite Central Park} to a narrow bluestone
ROW. To this extent they are effectively no through' roads
and therefore enjoy a more peaceful atmosphere than
Kardella Street, being generally free from circulating vehicles
and pedestrian movements between Hedgeley Dene Gardens
and Central Park which s a characteristic of Kardella Street.
Each of the three parallef roads north of Xardella (Nyora, Knox
and Davles) have approximate lengths of 260 metres,

Block sizes

Knox Street does not have any blocks on the southern side of
the road (see below), this area being occupied by the rear of

- lots located on the north side of Nyora Street. Except for the
eastern most lot (No. 271, block frontages on the north side
of Knox Street are conslstent at 15 metres (50 ft) with depths
of approximately 40 metres glving overall lot areas of
approximately 600 sg m.

Street trees and road character

Knox Street has a unique character formed by a row of
mature oak trees than run along its southern alignment. In
fact, there are no blocks with a Knox Street address on the
southern side of the road, this area being occupled by the
rear of blocks located on the north side of Nyora Strest. The
oak trees are formed In a relatively narrow reservation
(approximately 5 metres) that Is defined by a simple, white
painted post and rall fence of approximately 1 metre helight.
There Is no foatpath of the southern allgnment. Total width
of road reservation Is 16 metres lincluding 5 metre southern
alignment buffer); effective road width 7 metres, nature strip
2 metres and footpath 1.5 metre (approximately). Bluestone
ketb and channel with asphalt footpath and concrete
crossovers. Street trees on the northern footpath are mature
Prunus of approximately 4-5 metres height.

Bullt form

The general presentation of Knox Street, including its built
form Is greatly influenced by Its unusual and most attractive
planting of mature oak trees on the south side of the street.
Bullding stock Is comgprised of original Bungalows and
Edwardian dwellings together with newer detached buitdings.
Some of the latter have a hard edge and inappropriate
massing to the street, with little opportunity for landscape
themes. Access for cars and garage elements force
landscape to recede or be restricted to formal cottage style
which Is not generally a nelghbourhood character.

Setbacks in tne street vary form 5-8 metres with most being in
the 6-8 metre range Building height is predominantly ‘lofty’
single storey with some two storey contemporary houses
evident

Landscape themes

The street has a lush and tranquil Iandscape impression mostly
due to the oak plantings and grassed nature bed. [n fact, not
many of the dwellings contribute greatly in terms of large tree
landscape in the frontage area, these mostly being informal areas
of shrubs and garden beds.

Medium Denslty Housing

The entrance to Knox is defined on the southern side by a two
storey town house development comprised of 5 two storey
units, with a main frontage (and access) to Burke Road. The
relationship to Knox Is softened by the oak tree reservation,
There are no other MDH present n thestreet. .~ :

Highlights and other comments

Highlights are oak tree reservation and street trees which lend a
great landscape quality to the street. The scale of bulldings Is
generally compatible, with consistent setbacks and open street
character.

Hedgeley Dene Precinct: Urban Character and Landscape Study - Street Analysis . X
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Davies Street

General location

Davies Street is the most northern of three parallel streets
north of Kardella Street that run in an east-west direction
between Burke Road (oppesite Central Park) to a narrow
bluestone ROW. To this extent they are effectively 'no
through' roads and therefore enjoy a more peaceful
atmaosphere than Kardella Street, being generally free from
circulating vehicles and pedestrian movements between
Hedgeley Dene Gardens and Central Park. Each of the three
parallet roads north of Kardella (Nyora, Knox and Davies! have
approximate lengths of 260 metres,

Block sizes

Except for the eastern most lots (No.s 27 & 26), block
frontages on the both sldes of Davies Street are consistent at
15 metres (50 ft) with depths on the south side of 43 metres,
and on the north side of 41.5 metres glving overall lot areas
of approximately 620-650 sq m. Blocks on the north side of
Davles Street abut a narrow ROW that separates the rear of
blocks fronting Wattletree Road. -

Street trees and road character

Total width of road reservation Is 15 metres; effective road
width 7 metres, nature strips 2 metres and footpath 1.5
metres {approximately). Bluestone kerb and channel with
concrete footpaths. Street trees are mature (approximately 30
years) Liquidamber styracifiua (Liquidamber) up to 15 metres
height.

" Bulit form

The entrance to Davies Street [s flagged by the commercial
bulldings formed along Burke Road beyond which the built
form Is a homogeneous residential precinct comprised
almost excluslvely of detached houses. The predominant
built form iIs character Is derived form original Bungalows
and Edwardian dwellings with newer detached houses also
evident. As in many of the other streets, the presentation of
new development to the street tends to be dominated by
driveways, garages and hard standing areas, reflecting the
changlng prioritles of convenient living based on motor
vehlcle transport. In these circumstances landscape themes
tend to recede to lesser elements of street presentation.

Setbacks In the street are varied but generally simllar to Knox
and-Nyora at 6-8 metres with some exceptions of greater
(13m), and lesser {Sm) setbacks.

Bullding helght Is predominantly single storey with some
two storey contemporary dwellings.

Landscape themes

Davies Street has a streng landscape theme derived from the
mature Liquidambers Private domain garden areas are generally
open or with permeable fence elements, although some hard
edge or higher fencing does exist towards the eastern end of the
site.

Medlum Denslty Housing

A dual occupancy type dwelling is located at the rear of an
original building at No. 20. Otherwlse, MDH has not had any
infiuence on the development and presentatlon of the street.

Highlights and other comments

Davies Street is a tranquil and high amenity street with a high
level of visual appeal derived form the strong landscape theme of

the mature street trees and generally high standard of dwelllng o

siting and presentation, .-
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5.2 Summary of Issues/Findings

in the context of the overall precincl, the following general findings concerning the buill form charaster of
the precinct are set out {Note - a separate and detailed analysis of the Hedgeley Dene Gardens is provided
at Section 6, but by necessily is also made mention of in the context of built form). 1t is appropriate fo
consider the detailed street descriptions in the preceding section in order to appreciate the summary
comments below:

+  The focus of the precinct is upon Hedgeley Dene Gardens which offer a unique opea space, landscape
and recreation resource. The nature of its narrow width (as little as 50 metres) and orientation at

odds with the street pattern are but some of the unusual and attractive aspects of the space. (See
Section 6).

+  Generally, the precinct has a very strong landscape and garden theme derived from Hedgeley Dene
Gardens, street trees and private garden spaces. The areas surrounding the Gardens in themselves
play a pivotal role both in immediate proximity, and in a precinct context, fo the landscape value of
the Gardens. The Garden edges and its intersection and interface with local sireets is paramount.
The general setting to the gardens, including the sireets in the general precinct all play a role in
contributing to the essential garden character, almost as an mtroductory element, It is important

therefore that this coniext be addressed by new development even in streels wathout an :mmedlate -_'_fl

abuttal (see Sub Precinct B below).

» The lot sizes, street design, built form and garden character of the precmct offer two dlfferent but'_"

complementary character sub areas:

- Sub-Precinct A - The areas where the 60 X 200 ft lot size is the predominant land biock module.
Hedgeley, Ferncroft, Glenbrook and Tollington Avenues are noted as comprised of the large lot
sizes, large setbacks and grander original bungaiow style. These street have wider nafure
strips and a more spacious feel. It is also these streets that have the immediate, and most
delicate relationship to the Gardens.

- Sub-Precinct B - The area comprised of generally smaller lot sizes, narrower nature strips and
generally lesser setbacks. With some exceptions, original built form is not as large and
landscape themes not as strong as the above Streets. This sub precinct applies to Brunel,
Kardella, Nyora, Knox and Davies Streets.

This distinction is illustrated in the following diagram which summarises the main buill form elements
of the precinct.

« Throughout the precinct, generally well setback and open front gardens are a neighbourhood
character that is of high value. Between Sub- Precinct A and B there is obviously a difference in -
emphasis in this regard; in Precinct A the generally very large setbacks and expansive open private
gardens are such that the built form almost recedes from view, with the distinction between private

and public domain landscape blurred at times. Sub-Precinct B is more ‘generic’ in terms of East
Malvern.

+  While predominantly single storey or attic style, there is a variety of building heights evident, with
two storey forms represented in all streete {o some extent (at the frontage).

Hedgeley Dene Precinct; Urban Character and Landscape Study g
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Built form that has not conformed lo dominant setbacks has generally been to the defriment {o the
streetscape and neighbourhood character. This is not simply because the buildings are more
prominent (although this is an issue) but more importanily it has eroded the capacity for open, and

significant landscaping that is the fundamental key stone of neighbourhood character in both sub
areas of the Hedgeley Dene Precinct.

Two storey development at the rear of sites is not a neighbourhood characteristic. Where this has
occurred (see in particular 15 Hedgeley Avenue, 56 Brunel Street) it has been to the detriment of the
surrounding properties and the view from the street.

Development along side boundaries is not a derivative characteristic, other than for original garage
elements, and then generally along one side of the block only.

fn some streets MDH and new detached houses have conlributed to devaluing neighbourhood
character (see Sub Precinct B) particularly where they have become grouped in a row. For example,
the cumulative affect of reduced front setbacks, hard edge fencing and emphasis on driveways and
garages can be seen in the section between 37-41 Brunel Street comprised of two detached houses
and one MDH. This collection has lost the fundamental open character and tandscape emphasis of
the rest of Brune! Streel. The point is made that whether detached houses or MOH, individual -
buildings may borrow from the ambiance of their environs, but in a group can fundamentally alter the__
original character, sometimes to the general loss of the strest. : -
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6. Hedgeley Dene Gardens (Prepared by Jenny Lee - Landscape Architect)

6.1 Introduction

Hedgeley Dene Gardens is a narrow spine of open space in East Malvern linking Central Park in the
south west with the Gardiner's Creek Valley parklands in the north east. As a small neighbourhood
park of 3.5 hectares, it is a reminder of the pleasure gardens established early this century by local
councils for their residents.

Enclosed by the housing subdivision that created them, the Gardens are a local treasure. The only
indication of their existence is revealed from the streets that bisect and connect them - Kardella Street,
Tollington Street, Glenbrook Avenue, Ferncroft Avenue and Malvern Road. These shared boundaries of
park and street and park and private house are integral components of the Gardens’ overall landscape
character. Increased pressure for new development within the precinct, and more particularly adjacent
lo the Gardens, is therefore a critical issue affecting their future management, maintenance and
development.

6.2 Historical Development

The following historical background is in bari taken from the report ‘Hedgeley Dene Gardens'MaIvern_
Landscape Conservation Study prepared by Rebecca Vdovic and Celia Leg (1994).

The land now developed as Hedgeley Dene Gardens was set aside as a drainage easement on the plan of

- suhdivision for the Hedgeley Dene housing estate and purchased by the City of Malvern in 1911 as an

ornamental garden for public resort. Prior to this it formed part of a farm then latter a golf course
fandscape. (Vdovic and Lee, 1994, pp5-6) Some of the mature pines, poplars and Sugar gums in the park
and the adjoining properties probably date from this period. The lake certainly developed from what was
once a series of ponds that would have been part of the farm dam.

Preliminary landscape works on the Gardens commenced in 1918/19 with the formation of an island (in
the former pond} and the planting of Turkey oaks. ls development as an ornamental park did not get
underway until 1924 when a plan was prepared by the then Curator, R.L Reeves. This followed a failed
attempt by the Councif to lease the land to the Glen tris Valiey Recreation Club for the development of
tennis courts, bowling greens, croguet lawns and club house’ (Vdovic & Lee, 1994, p8).

The area of parkland north of Malvern Road (Stanley Street Reserve) was purchased by the Gouncil in
1821-1922 apparently for the purpose of creating an adequate entrance to Glen Iris Park from Malvern
Road (Vdovic & Lee, 1994, p. 10). This park contains a number of rare oak trees, but has not been
assessed as it lies outside the precinct boundaries.

Work on the Gardens occurred in stages commencing with the lake sestion that lies between Kardella
Street and Glenbrook Avenue. This was followed by the Malvern Road to Ferncroft Avenue section with
completion of the Ferncroft Avenue to Glenbrook Avenue section occurring in 1933.

Hedgeley Dene Precincl; Urban Character and Landscape Study 1



The pian developed by Reeves followed the landscape tradition exemplified by Wiltiam Guiifoyle at
Mefbourne's Royal Botanic Gardens in the late nineteenth century. Developed around a naturally formed
lake complete with island beds, a series of lawns bordered by curved garden beds and a lineal path
system, it successfully unites both formal and naturalist elements. Dense boundary plantings and an
overhead canopy created by mature trees act 1o enclose the park, screening views to the adjoining
houses, yet uniting their garden plants into the overall scheme.

Reeves' death in 1933 resulted in the appointment of a new Curator whose speciality and preoccupation
was florat dispiays. Under these circumstances, the Gardens no longer received the same horticultural
attention and improvement. The Depression years and World War 2 also took their toll and by the
1970s, the Gardens were in a state of decline with the lake having become a dump for rubbish (Vdovic &
Lee, 1994, p.11). During this period, many of the original minor landscape elements appear lo have been
replaced including the rustic timber bridges.

In 1978 a reclamation pian for the Gardens was began and in 1980 it won (in its class) the State Garden
Competition. The 1978 reclamation saw the resurfacing of paths, installation of a drinking fountain and
the ‘London’ lamps along the path.

6.3 Existing Landscape Character .

The existing landscape character of Hedgeley Dene Gardens owes much to its topography being sited on o

what was once a small stream valley running down to Gardiner's Creek. In cross section, the Garden
follows a central, gentle depression that commences at the lake.

The Garden is linear in form and quite narrow. A straight path extends and exaggerates the apparent
length and connects the three sections, If also draws the eye away from the edges and the adjoining
residential properties. Sinucus, organically formed garden beds twist and furn to further blur these
irregular boundaries disguising its narrowness and providing a sense of privacy and enclosure.

These sinuous forms become more exaggerated at the western end where curving paths and densely
planted garden beds meander around 1o enclose the lake. The lake itself appears as a mini oasis
complete with palms and other exotica including Pampass grass and Papyrus.

Mature trees, some remnants of the previous farm landscape, provide a luxurious overhead canopy and
shade, and are planted in informal groupings or as single specimens in lawns. In cerfain locations, a
symmetrical arrangement of the one tree species complements and reinforces the formal effect of the
major path axis.

Diversity in plant form is also a major component of the park's character. Whilst the overall form of the
planting is soft and rounded, punctuation marks are provided by columnar trees such as the Lombardy
poplars and ltalian cypress. The under planting style is predominantly informal, relying on contrasts in
texture and form to provide interest and variety rather than flower colour as annual displiays.

Hedgeley Dene Precinct: Urban Character and Landscape Study 12
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Reinforcing and merging with the Gardens' plantings are those within the private gardens of the adjoining
properties. This is particularty critical in relation to the corner properties where the narrow, staggered
frontages of the park visually draw these private plantings into the park domain. The rear gardens of
those properties further removed also provide an important role where medium sized (in some instances
very large) trees help to obscure views of buildings and offer distant north-south views critical in the iwo
narrower sections.

This relationship between the Garden and the neighbouring residential development is a critical
component of the Gardens’ landscape character. Historically, this area consisted of large allotments (by
today’s standards) developed with single storey or double storey attic style Californian bungalows and
early modern villas. Generous setbacks allowed the development of large informal gardens which
softened and framed the houses as rustic elements within a landscape setting.

In addition fo its role as a green oasis, the Garden is also an important recreational facility for the local
population. To a degree the design and form of the park dictates the type and pattern of usage; the
narrower, more linear sections are predominantly used for walking and cycling. The more picturesque
and enclosed area around the lake is used for picnics, reading and-sitting and the .broader lawn areas at
the Glenbrook Avenue and Malvern Road ends are used for more informal bail games. it is also important
at the regional level as a cyclist and pedestrlan flink between Central Park and the Gardmel’s Creek '
Parklands: : T e

6.4 Significance Of The Gardens

The Gardens are relatively mtact in terms of their ongmal Iayout and overall plantmg ‘compositions: T .
major landscape element of the lake survives complete with rockwork edge details’ and-the waterfaﬂ*',. L
feature. The path system is also essentially intact, including a ‘handsome sst of biuestone steps. Other LR
landscape elements and structures, most notably the timber bridges, have however been: repiaeed as . s
required and throughout different periods. As a result a disparate collection of minor park elements Y
including seats, signs, drinking fountains, bins and bollfards is now evadent S

Many of the original trees remain, some from the earlier farm and golf course plénting's"and include -~
Populus deffoides, P. alba, P. nigra alica, Pinus canariensis, Cuppressus macrocarpa, Salix babylonica, =

Eucalyptus botryoides, Phoenix canariensis, Ulmus parvifolia, Quercus sp.,and Grevillea robusta. As

living organisms trees have a limited life span. Many of the most admired trees are between 70 - 110
years old could be expected to be entering a period of decline and the end of their aesthetic value Some .
trees have already died, but have not been replaced. - SR

The garden bed planting has also declined over the years and many of the ongma! Iower Ievel ptants and :
shrubs have been lost. The once densely planted garden beds are now extensively lhmned parltcularly mj
the sections of the Gardens stretching from Glenbrook Avenue to Malvern Road. - S

~ According fo the Land'seape Conservation Study (1994), the Gardens are considered to be h'isferleelly" e

significant primarily because of its aesthetic'value. In this instance, a high level of design sophistication - L
has produced a quality open space in a what is a fairly narrow area. The level of |ntactness including
survival of earlier tree plantings and landscape elements are also considered significant. - '
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To aid in establishing significance, the study made a comparative analysis with other linear parks
— developed at a similar time - Cruickshank Park, Yarraville (1941) and Ardrie Park, East Malvern (1917).
The former retains little of its original plantings and whilst the latter is considerably intact, both were
not considered to have the same degree of design sophistication evident at Hedgeley Dene Gardens,

Comparisons can also be made with other municipal parks developed primarily for passive recreation in
the early part of this century. They include:

+ Footscray Park (1911)
* Maronoa Gardens (1904/1922)
— + Kings Domain (1934}

All thres parks retain much of their earlier detail, including lakes, rockery work, palhs garden beds and

— associated planting. Footscray Park is listed on the Victorian Heritage Register and is of state e
. significance for reasons of its setting, fine hotanical coflection including a number of rare species, remnant
substantial rockeries and rock structures and a number of social reasons.

o ‘ Hedgeley Dene Gardens whilst on a much smaller scale, exhibits similar charactenstrcs and themes
~ The sophisticated layout, ornamental lake, rockwork and garden bed pianting being most importal

Gardens are therefore considered to-be:of historic, aesthetic and social significance at the local ‘leve
- Further conservation analysis, pamcu!arly in terms of lhe exrstmg plantmgs, would be requrred gfo
. any greater Ievel of srgnlflcance ceuld be attnbuted - S

6 5 Landscape Characfer & Issues Analysrs

The Garden plan is a combination of natural and formaf elements in a design Iard out in three sectlons
each of which is defined by its intersection with a public street. The landscape character of these
sections and the issues impacting on the future planning tend to also differ.

6.5.1 Kardella Street to Glenbrook Avenue Secﬁon

‘F _g General Description
) This was the first section of the park to be developed and was historically the location of the farm pond
| - ltis also the section of the park where the layout is at its'most rusticated. Built around a naturalrstrc
o lake setting, it comprises a sinuous pathway system around large shrub beds ontaining groupmgs of i

. mature trees. - A mixture of woodland plantings including Canary Island pines, Pittosporums and poplars
B are developed around the southern houndary whilst more exotic plantings of Weeping willows, Canary

_ Island palms exist closer to the lake. Within this area there are three main settrngs the Kardella Stree
7 entrance, the lake area and the ‘dell on Glenbrook Avenue. L
: ! . )
Mam Aftributes

4 .

rl. 3 . The Kardella Street entrance consists of a central pathway, flanked bya Iarge Chmese elm and a
* cedar, that forks to create-pathways along either side of the fake. ‘Lawn areas are backed hy

r‘“‘-! large densely planted garden beds that frame the street entrance and screen the adjommg
[ .

Kardella Street propertres

bz
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Main Issues

- garden of the property with its flowering trees and shrubs -magnohas plttosporums

the Gardens. The small setback does however mean that no trees could be planted m ‘the rear

The centrally located lake is developed with several islands and surrounded by meandering paths.
The southern side consists of a series of paths amongst substantial garden beds, somewhat wild
and naturalistic in their form and reminiscent of forest ramblings. This is the most densely
populated section of the park and is the preferred setting for informal picnics, quiet reading and

contemplation. The lake edges also provide opportunities for feeding the birds, yabbying, tadpoling
and other water based observation pursuits.

The ‘dell’, a bow! shaped grassed depression is located at the Glenbrook Avenue end. Paths,
trees and garden beds are generally restricied to the boundary edges. This area is generally used

for more active recreation including informal ball games, children's games and other exercise
routines.

The southern edge of the Gardens forms the rear boundary with residential properties that front
Brunel Street. Development is predominantly single storey and well setback. The larger and
more densely planted garden beds in this area combine with plantings in the rear gardens to

successfuily screen any buildings from the main park area QObtrusions appear only lo those
walking on the path paraliel to the lane.

The house and garden at 29 Tollington St have an important relationship with the Gardens.
Although highly visible, the building has a sense of belonging in place. achieved through sensmﬁ
design, use of materials and |ntegrahon of the garden The rear. garden of this property
contains a number of large trees including.oaks-and a Sriky oalc However rlls the:

provrde the most important contnbutron

The Gardens also rely on tree and shrub plantings in i the private gardens of the propemes' :
Tollington Avenue and 21 Glenbrook Avenue. The low fence along part of the side boundary
Tollington Avenue extends the landscape zone of the park and the view out: - Large remnan|
- an oak and Lombardy popular in the front.garden of 21 Glenbrook Avenue are also srgnlf cant_

New development in Kardella Street has been of a single storey nature and has therefore had a S
minimal impact on the Garden character.

To date there has been minimal MDH development. A dual occupancy development at 41, BruneI |
Street consists of a double storey dwelling set some 3 m.from the rear boundary with thc park.
The impact on the park has been minimised by the nature. of the shrub bed planhng in; this. area;

garden and obviously this house relies on the trees within the pubhc domam to create 4 pleasant :
outlook and protection from the summer sun.’ : -

Also of recent constriction is the house at 21 Glenbrook Avenue whrch has been handled rn a farrly;_
sensitive manner, particularly in relation fo building height and the provision of generous setbacks

from the park boundary. The use of a flat roof forrn and the hlgh front and side return fences are
less successful. : : :

Hedgeley Dene Precinct: Urban Character and Landscape Study - o L 7 S ; 15 e
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_Main Ah‘ribufes & Characfen'sﬁcs

~+  Plantings are restricted to the side boundarues Mature trees are also Iocated near the edges

Hedgefey Deng Precinct: Urban Character and Landscape Stue'y

«  An opportunity exists to increase the depth of the landscape buffer zone by incorporating the lane
along the southern boundary into the shrub bed planting as suggested in the ‘Landscape
Conservation Study.

+  The width of the garden beds in the del! area are quite narrow and in one section the path abuts
the fence relying on a climber and the overgrown nature of the private garden at 23 Glenbrook
Avenue to provide a sense of enclosure and protection.

. Not only does this property provide much needed greenery at this point in the park but it also
helps to screen a 3 storey 1960s block of flats at 25 Glenbrook Avenue, the rear of which is
partially visible from within the park.

+  The disused gardener‘s-area within the park adjacent to 25 Glenbrook Avenue provides an
opportunity to return this area to the park and to provide a well needed landscape buffer.in this
location.

. Redevelopment of 23 Glenbrook Avenue, which may arise given the apparent poor condition of thev
existing dwelling could have a serious impact-on the landscape quality of the park if adequate -
setbacks and Iandscaptng are not prowded :

6.5.2 Glenbrook Avenue to Ferncroﬂ Avenue Sechon |

General Description

This is the narrowest sectlen of the park and at 780m in length, it is s also the shorlest. The garden o
character is fairly formal, derived from its elongated plan form and the straight atignment of the main. path*ﬁ., _
and period light fixtures. Garden beds generally fotlow the botundary, curving to obscure the irregular -
edges and to provide a sense of enclosure at the interface with the street. This also serves to soften -
the harder fandscape elements of the street and to further blur the distinction between public and
private plantings pamcularly when viewed from a dlslance

- Beds widen out at the boundary with the streefs to provide a sense of enclosure and a general
softening of the harder streetscape eiements : :

«  The view of adjacent rescdentxal propemes is generally ooseured The stra:ght path and planted
- boundaries direct the eye ahead and lowards the distant view of general foliage cover and tree
~ forms. That some of these trees may be in private gardens is xrre]evant ,
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. Skilfut shaping of garden beds and piacement of trees. Trees with a more erect form have been
sited adjacent to edges boundaries whilst those with a broader spreading canopy are clustered
around the street boundaries. This tends to further channel the view forward towards the street
rather than sideways towards private properties,

. Low hedges along the Glenbrook Avenue boundary extend the domestic boundaries across the
park further reinforcing its overall feel and character as that of a large estate garden.

. Three of the four properties that abut this section of the park retain the original buildings and
gardens. This provides an opporfunity to view the park surrounded by its original setting thereby
aiding its historical and social interpretation.

. Buildings abutting the Gardens are generally single storey or two storey attic style with a
favourable orientation towards the park. They are of a low, simple horizontal forms employing
rustic materials and appear well connected to their ‘natural’ surrounds.

. Generous front setbacks and in some instances side setbacks, developed with well established
and complementary style gardens, are ‘borrowed’ and incorporated into the Garden for views and
softening. The presence of low (sometimes permeable) fences that wrap around into the park
further extends the landscape Zone. :

+  The house and garden of the propertles at 20 Glenbrook Avenue and 13 Ferncroft Avenue have an

- important relationship with the Gardens. That at 20 Glenbrook is perhaps more sngmf icant.: Wh#ls
the building is not of outstanding architectural or historic interest, its general form, orientation, . :
generous setbacks and remnant plantings of Lombardy poplars, combine to create a ptcturesque
sefting that seems to it with the overall Garden character. The garden at 13 Ferncroft Avenue
is purported to have been designed by Edna Walling.

. Long distant views to large trees including poplars, conifers and Sugar gums in the rear gardens of L
adjacent properties extend the apparent influence of the park and assist with the provision of
enclosure.

»  Recreational activities are focussed on walking and cycling activities. This is a space that people

wander through rather than sit and relax in. One seat near the noﬂhern boundary provides a
- point for relaxation and contemplation.

Main Issues

- Garden beds are restricted to the boundaries with the adjoining residential properties . an.d' ae- o
generally narrow, ranging from 2m - 3m for most of their length broadenlng to 8m ~ 10m at the _-_ T T
street interface. e

»" Most beds are in need of major replanting and rewtahsahon parhcularly around the base of mature S
- trees. _ L

-« Paling fences are fairly visible and obtrusive, sometimes with graffiti.

Hﬁdge(ey Dene Precinct: Urban Character and Landscape Study - | . A
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. Given drainage issues, the ground away from the path is very wet during the winter months
discouraging the use of the lawn areas.

. Windows wilhin dwellings are small and unobtrusive. There is not therefore a feeling of being
watched which may be more apparent if larger sites are redeveloped for Medium Density Housing
(or other large structures) resulting in a wall of windows and balconies facing the park.

*  The gardens of a number of properties contain large and medium sized trees and complementary
lower fevel shrub planting creating a tiered or banked effect important to the overall character of
the Gardens.

*  The close proximity of existing mature park trees to the boundary means that redevelopment of
private properties within their root-zone and particularly within their drip line may jeopardise their
fongevity, vigour and general aesthetic appearance,

6.5.3 Ferncroft Avenue to Malvern Road Section

General Descripfion & Characteristics

This is the most irregular shaped section of the Garden. -The tlght form and strong vista along-the -
straight, almost centrally focated path of the previous section is: repeated.  Garden beds curve
obscure the park edges and to frame’ the streets. . However, the park space broadens out: at
Malvern Road and Hedgeley Avenue’ ‘intersection and is-more exposed, particularly: o traﬁ' ¢ nois
number of seats are located within this area and provide a place to sit. The broader area is’ also used f I
informal ball games and general play activities, S

Main Attributes

»  larger, more sinuous borders are used to disguise the more irregular boundaries with the
adjacent properties. The same design techniques are employed, in terms of position of trees and
planting, to control views and to extend the vista.

= This is probably the least enclosed section of the park and generally buildings are sited closer to
the park boundaries.

*  Three of the four properties that abut this section of the park retain the original buildings and - o
- gardens. This provides an apportunity to view the park surrounded by its original setting thereby -. ..
aiding its historical and social interpretation. The overall character of the Ferncroft Avenue end is L
considered more important owing to the sense of enclosure and the ‘borrowed’ nature of the e

landscape.

«  The house and garden of the property at 18 Ferncroft Avenue is of particular significance. The ..~ = .= .77
building exhibits the parlicular philosophy of the bungalow swle building appearing to be of the -
garth. Generous setbacks developed with an established garden and no apparent fence brings
both the garden and the house into the pubhc domain. The garden is purported to have been
designed by Edna Walllng
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. The staggered junction between this section and the next draws in views of the gardens of
neighbouring properties and not just those that share a boundary with the park. The size and
character of these gardens plays an important role in extending the long distant views.

* The broader lawn area at the Malvern Road end provides for more active recreational activities
such as informat ball games.

Main Issves

. More redevelopment has occurred in this section and there is greater feeling of intrusion from
unsympathetic development and from traffic noise.

*  The two storey flats at 12 Ferncroft and 15 Hedgeley Avenue have smaller than the typical
setbacks with minimal garden area and littie provision for the planting of medium sized trees. The
generally unsympathetic architectural treatment in particular height and bulk issues, flat roof,
brick colour, and large areas of glazing has reduced the visual amenity of this section of the park.

»  There is an issue of overlooking from more recent dual occupancy and older medium dens:ty
development.

L

. Most beds are in need of major replanting and rewtahsatlon pamcularly around the bas of
trees. There is greater scope to widen garden beds i in thls area, . _

. Paling fences are fairly visible and obtrusive.

«  The Garden shares a boundary with more properties and there is therefore a greater risk for
redevelopment to result in a loss of character if not sympathetica!iy sited and designed '

»  The pfanting of medium sized evergreen trees within the park is required to soften and screen
unsympathetic development.

6.6 Recommendations - Public Domain

If Hedgeley Dene Gardens are to retain their special character a number of actions are required that ,
impact on both the public and private domain. Actions that affect the publlc domaln apply to the Gardens o
and the street that abut them. Lo

6.6.1 Hedgeley Dene Gardens

Prepare a Masterplan for the Gardens that will guide their management mamtenance and future
development, This wili ensure that the integrity of the original design is maintained and enhianced and .-
that changes affecting the private realm can be planned for. The Masterplan should be guided by the -
significance and historic integrity of the Gardens, using the Landscape Conservatlon Study (1994) asa
basis. It should as a matter of priority address the following issues: _

Hedgeley Dene Precinct: Urban Character and {andscape Study o - - gl }':-"ﬁ e
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General Layout

. investigate the opportunity of incorporating the apparently disused gardener’s store as part of the
shrub bed planting of the Gardens. The area should be appropriately designed and planted to
reflect the Garden’s character,

. Investigate widening the boundary shrub beds to provide further screen planting, particularly in the
Glenbrook Avenue to Malvern Road section and adjacent to the flats at 12 Ferncroit Avenue.

. Investigate incorporation of the fane along southern boundary into the park developing this area as
part of the shrub bed planting as suggested in the ‘Landscape Conservation Study' (1994).

Trees & Shrub Bed Planting

. A fong term tree management program should be instituted to maintain health and an age
variation {o avoid thé possibility of a majority of trees dying within a short period.

. The garden beds should be built up with climbers, shrubs and ground edvers lo preserve the -~ - i
' garden like character of the deS|gn Thls effect should ensure that eX|st|ng palmg fences are .
o ‘screened from vnew S : \ A

. The present style of tree plantlng sho d’be :mamtamed wnh mos

- garden beds flanking the fath. ‘New tres: plantmg within. the beuhdary;tplantmg
section from Glenbrook Avenue to Malvern Road. New feature free plantmg shou!d- also be

considered with a view to providing furiher enclosure at the Malvern Road end o

6.6.2 Street Trees

Undertake new street tree planting in Kardella Street and Tollington Street. New planting and -~ - -
selection of species should reflect the character of the Gardens and aim to strengthen the
entrances. Single species planting should therefore be adopted, and should be of a suitable scale
to enhance the overall streetscape.

6.7 Recommendation - Adjaceni Development

The principles cutlined below have been derived from on-site assessment of the Gardens and the adjacent - . . -
properties. They apply to those properties indicated on Proposed landscape controls drawing. The
purpose of these principles is to ensure thal any new development abuttlng or vrsm]e from the Gardens
appropriate to their character and setting. :

The main elements that are con3|dered lo have a critical impact on the Garden in terms of the adjommg ,
properties include: _ _ st
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+ Retention of “special” buildings

« Siting - front, side, rear setbacks and orientation of buildings
* Building height and bulk

*+ Rooflines

«  Materials

+ Fences

+ Landscaping and retention of existing vegetation

6.7.1 Retention of Special Buildings

Original buildings that remain from the period of construction of the Gardens, particularly where they
abut a street park boundary, are important to the overall characler of the Gardens and 1o its
understanding in a heritage sense. The Proposed landscape controls drawing indicates those sites
which are considered to have an important relationship with the Gardens for the following reasons:

«  the building relates to the period of construction of the Gardens ie 1920's to 1930s;

'+ the building combines rustic materials eg stone, stucco, terracotta rock work slate, efc in
keeping with the character of the Gardens, 5

«  the privale garden has a number of mature trees and an mformaf style con3|stent
character of the gardens; ' :

+  alow and/or permeable fence exists along the front setback area creating a flow of lhe garden and
blurring the boundaries of private and public plantings;

+  the shrub bed planting within the park may be minimal at this point and the garden rel‘res on the
private garden to provide ils sense of enclosure.

Principles

. Original buildings that have a strong relationship with the park should remain as the dominant
characteristic.

6.7.2 Siting

Existing Situation

Block sizes are relatively large and most dweliings have substantial front setbacks ranging from 8m to ‘f’.f-.j'

15m. Generous side setbacks are also evident and range fiom 3m to 10m. Owing to the large size of -

the blocks, the space hetween the backs of dwellings is also very generous. -This has. meant that man'y,‘rf', ;_'-.: " o
rear gardens contain large trees and houses are siled within a garden setting. This is.the most critical - 7

factor in terms of the park character.. The park refains a feefing of depth despite its narrow W|dth by -
extensively borrowing from the private gardens that surround the dweiling.

Hedgelgy Dene Precinct: Urban Character and Landscape Study - SR 21
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Orientation of the dwellings afso defines the park characler. it is common on corner allotments with the
park to see dwellings that have their main frontage facing the park. For example, the dwelling at 18
Ferncroft has its main entrance and richer architectural detailing occurring on the elevation that faces
the park. Because of their overall garden setting these dwellings are also oriented towards their own

eslablished garden. The size of this garden usually means that although sited {o face the park, the
dwelling is not visvally intrusive.

Newer developments have reduced setbacks and these have in some instances had an adverse impact on

the character of the park not only in terms of their architecture but primarily because they have a fairly

minimal landscaping. Some retain their orienfation towards the park, but the lack of a private garden
restlts in an intrusion into the park.

Principles
. New development should emulaie the existin_g landscape setting of a building within a garden.

«  Provide adequate setbacks to facilitate the retention of existing trees and vegetation and 1o
permit the planting and healthy growth of medium sized trees.

. Retain long distant views to mature trees in the rear gardens of adjacem and further removed
properties.

«  Provide adequate setbacks to protect the health and vigour of existing mature frees within
Hedgeley Dene Gardens,

Guidelines
Front Setbacks

New developments on corner allotments {ie park and street), should adopt the front setback of the
original building. New developments on adjacent aliotments should conform to the standard sethacks
found in the street and the setbacks of buildings on neighbouring sites in particular, If the setback of
buildings on adjacent properties are different, the setback of the new development should be an average
of the two adjacent setbacks. A new development that breaks the established front selback of the
street shouid not be used to establish an average setback. In this instance, the average setback of
original building should be adopted.

Side and Rear Setbacks

New developments that share a side or rear boundary with the park should comply with the following:

» Single storey de\)eiopments 3m from the park boundary
« Two sitorey development - 6m from the park boundary
(refer diagram)

Where a single storey development incorporates a two storey element, the larger setback requirement
ie. 6m is to be met.

Hedgeley Dene Precinct: Urban Character and Landscape Study . 2



Building Spacing

~Where more than one dwelling is proposed on an aliotment with a sideage to the park, an area of 3m
between each building is to be provided. This ensures thal landscaping between each dwelling can be
accommodated and allows views through to mature trees on adjacent properties.

6.7.3 Building Height and Bulk
Existing Situation

Buildings in the park domain are generally single storey, with two storey buildings being of an attic form.
More recent developments break this ruie in that they comprise 2 storey wall heights. The most
notable example is the flats at 10 Ferncroft Avenue. Whilst only a part of the rear boundary of this site
abuts the park, its impact is fairly brutal primarily because of its height, lack of setback, large box like
design and choice of materials. 1t would be extremely unfortunate if any similar buildings were alfowed in
the future.

Older style buildings typically present low, broad surfaces of an horizontal form. More recent
developments are more vertical and bulky in their form. For example the development at 15 Hedgeley
Avenue. Whilst this site does not abut the park, it is highly visible. Issues relate to its two storey wall
format, large single span roofs, reduced setbacks and inadequate area for landscape screening
particularly in the form of medium sized {rees.

Articulation of the building elevations is also an important component impacting on the park character.
Older style buildings have informally, rather than symmetrically composed arrangement of elements such
.’ as windows, verandahs, chimneys, etc.. -Typically window openings are square to horizontal rectangles
with-vertical divisions and are:generally small in relation to wall surface areas. Balconies are also not .~ -
- evident.” Thus, despife the park’s abuttal by private dwellings that overlook and face it, park users are
T “able to retain a feeling of detachment and secldsion. : The location of large expanses of glazing and
" balconies close to the park boundaries would severely infringe on the parK's attractiveness in this regard.

Pririciples

»  New buildings should not overwhelm the landscape setting, but should allow the park to maintain
its dominance.

s »  The butkiness of new buildings shouid be broken down by the articulation of walls, roofs, windows
F“j and other elements.

Ei . Windows and balconies in elevations facing the park should not dominate nor appear lo privatise
B the park.

%’C‘-“-i Guidelines
—
= + New development should be a maximum of two storeys, preferably in the form of an attic storey.
B . New MDH development on sites that share a long boundary to the park should comprise a mix of

|- single and two storey form. The two storey form should not dominae.

( H Hedgeley Dene Precincl: Urban Character and L andscape Study ' 7 23
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. No balconies o project within €m of the doundary 1o the park.

6.7.4 Rooflines
Existing Situation

Roofs are generally not an obvious feature within the garden domain as they are often obscured by public
and private plantings. The majority of roofs are traditionat gable and hip with a pitch greater than 257,
Some flat roofs are evident typically on older MDH developments and are generally inappropriate. The
flat roof of the dweliing at 21 Glenbrook whilst inconsistent, is not an obtrusive element because the
building is of a low slung design and has a generous setback from the park boundary.

Another important aspect is that the roofs of the typical Californian Bungalow building (older buildings)
are fairly broad with large prominent gable ends and overhanging eaves, typically incorporating a
triangular element. Roof spans are also small by modern standards. Together, these elements resuit in
a building that tends to hug the ground.

The main roofing materiais evident are terra cotta tiles, concrete tiles and slate. Corrugaled iron is not

_a commonly used material within the park-domain.

Principles

*  Roofs should have simple fines, either gable or hip. Broad, triangular formats should be
encouraged. Sections of flat or skillion roofs may be appropriate on single storey elements.

. Natural textured materials in muted, earthy colours should continue to dominate particutarly on
corner site locations,

Guidelines
= The main roof pitch should not be less than 25° and not exceed 45°.

Roofs on new MDH developments should be multi faceted, low slung form. Large single direction
spans over the whole building are not appropriate.

+  Flat roofs and mansard roofs are not appropriate as a main roof format

. Corrugated iron or colorbond roofs are not appropriate.

Hedgeley Deng Precinct: Urban Character and Landscape Study _ - .24
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6.7.5 Materials, Colours & Finishes
Existing Situation

Most of the older buildings visible from within the park domain comprise a mix of rustic materials
including red or clinker brick, timber weatherboards, rough cast ard timber shingles. This combination of
materials is typical of the Californian Bungalow house common in the period 1910-1930. The use of
smooth cement render is less prevalent and occurs on remnant Early Modern houses (1930-1340).

These materials comprise those which would have been prevalent during the period the Gardens were
being developed.

More recent buildings constructed since the 1960s employ medern face brick colourations or painted
brick. The dwelling at 21 Glenhrook Avenue is constructed of natural stone.

The choice of colour has an important role to play. For example the muted colour of the bricks employed
in the dual occupancy at 19 Hedgeley Avenue are fairly unobtrusive. Whilst the pink bricks used in the
flats at 12 Ferncroft Avenue do not blend with the earthy, natural tones prevalent in the garden. The
more recent development at 15 Hedgeley Avenue employs a similar brick colour and is more obfrusive for
this reason.

Principles -

*  New developrﬁents that abut the park bdundary or are visible frdm within the Gardens should -~ *~ © "

employ a contemporary mix of materials that reflects the natural elements within the gardens. .
»  Wall materials should be earthy in tone and texture.
Guidelines

. QOrange, pink or cream bricks are discouraged over large wall areas. Stark or very brightly painted
surfaces are discouraged over large areas.

6.7.6 Fences
Existing Situafion

The front fences of most corner allotments are low and generatly less than 1m in height. This is typical of
fences for the period of construction. Fences are constructed of rustic materials including, clinker brick,
natural stone, tea tree pickets, woven wirg and timber. It is also common to see this fence height wrap
around into the park for at least the distance of the front sethack. Where this occurs, the use of woven
wire for the fence material is also common. Very low stone and timber fences are also evident. What
this tends to do is to blur the boundaries between the private front and side gardens and the park,
extending the park vegetation and the view. The use of rustic materials also tends to appear as a
landscape element of the Gardens rather than a foreign element. Only two corner properties (1774
Malvern Road and 23 Glenbrook Avenue) have a high timber paling fences for the full length of their
boundary with the park.

Hedgeley Dene Precinct; Urban Characler and Landscape Study ' ' 25




Principles

. Fence heights and materials have an important effsct on the overall character of the garden
interface.

Maintain the open character created by fow front and side ferges.
. Maintain the rustic nature of fences as a landscape element of the park.

Guidelines

»  On corner alfotments, front fences should not exceed 1m in height. This height should extend
along the side boundary with the park to the depth of the front setback.

The style of the front and side fence should complement thal of the dwelling.

«  Appropriate materiais include brick {matching the dwelling), natural sione (not bluestone pitcher),
woven wire, contemporary wire, timber pickets with timber capping board. Metal pickets are not
appropriate.

. Elsewhere 1.8m high timber paling fences are appropriale. -

6.7.7 Landscaping & Retention of Existing Vegefqﬁb_n

Existing Situation

The front, side and rear garden forms an integral part of the park landscape zone. Many of the houses

that abut the park or with a garden visible from the park have farge established gardens that provide a

backdrop of vegetation fo the Gardens. In general terms private gardens exhibit the following
characteristics:

« acurved or straight path from the gate to the front door often located to one side;
. small areas of hard paving and larger areas of lawn and garden beds;

. natural stone and concrete paths;

«  curved garden beds;

. fawn areas with central cut outs;

»  the common use of a mixture of deciduous and evergreen shrubs;

. lawns planted with specimen trees - commonly large and medium sized trees are used including
Sugar gums, Conifers, Silky Oak, Jacaranda, Siiver birch, Lombardy poplars;

. the common use of plants with an informal form.

Hedgeley Dene Precinct: Urban Character and tandscape Study 26
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Tennis courts are also evident and where these occur they are generally buffered by good boundary
planting.

Principles

. Retain the informal garden quaities and the dominance of medium to large sized evergreen and
deciduous trees.

. New dwellings should be softened with appropriate plantings of trees and shrubs that complement

the character of the Gardens.
. Planting within front gardens should contribute to the garden like character of the streel.
. Planting along side boundaries should atlempt to screen fences and lo soften driveway areas.
Guidelines
«  Retain all significant trees with a calliper dimension of 450mm at 1500mm above the ground.
» Al MDH development proposals should be accompanied by a landscape plan prepared by a ﬁ_ualifjed_.- '-:

Landscape Architect. The plan‘.s;'_l_]‘ould indicate the location and species of all existing trees and
“large shrubs. T n -

Some Recommended Species

Many of the large trees currently planted are not appropriate for smaller gardens. These include
Poplars, Sugar gums and farge Conifers. The following table provides an abbreviated list of {rees
suggested as appropriate for use in smaller spaces.

Small Sized Trees Medium Sized Trees
Agonis flexuosa Betula pendula
Lagerstroemia indica Eucalyptus scoparia

Malus toensis *Jacaranda mimosifolia

Malus floribunda Pyrus calleryana

Prunus cerrasifera

Trees in medium density developments should be planted at advanced size not less than 3m in height.

(Note that the comments and recommendations of this section of the Report are discussed in terms of
planning mechanisms in Section 8: Implementation of Landscape Assessment of Hedgeley Dene Gardens)

Hedgeley Dene Precinct: Urban Character and Landscape Study 7



Medium Density Housing
7.1 Introduction

The purpose of this part of the report is to assess MDH in the context of the overall precinet, and
comment upon any impact it has made. From this it is proposed to identify opportunities and constraints
offered by the precinct that may be addressed in the future. (Note that in the Section 5 - Built Form
Analysis, a street by street appraisal of MDH and its charactenistics is made).

7.2 Extent of MDH

One of the main aims of the general properly data base was to establish the extent to which MDH had
accurred across the precinct, together with basic statistics upon its setback and height. This, together
with field trips and the examination of proposals refused, or in process atiows analysis to made as 1o any
positive or negative aspects to neighbourhood character that can be atiributed to MDH.

The following schedule summarises all of the properties that have some form of MDH by address, number
of dwelling units, density, setback, height and estimated era of construction. [n itself, the table tells only
part of the story in that the broad parameters do not reveal any -impact upon local street neighbourhoods
- these can only be gauged by physical inspection, but it does form a useful empirical basis to draw some
precinct wide conclusions. These, together with comments on-particular positive and negative aspects of

MDH ‘on the ground’ helps to establish those parameters which are assisting, or hindering the mesting of -

MDH standards that enhance or detract from the local neighbourhood character.

In terms of broad aggregales, the following table summarises this information:

Street Lots Single dwelling lots  MDH lots MDH units
Brunel Street 109 97 12 33
Davies Street 25 24 1 2
Dene Avenue 15 10 5 28
Ferncroft Avenue 32 25 7 48
Glenbrook Avenue 30 28 2 11
Hedgeley Avenue 20 13 7 32
Kardella Street 23 16 7 18
Knox Street 13 13 0 0
Nyora Street 29 25 4 10
Tollington Avenue 26 14 9 43
Total 322 268 | 54 223

Heo‘gﬁ'ey Dene Precinct: Urban Character and Landscape Study 28 .



Number
3
22
34
40
41
56
60
73
82
83
107
109
8g
98
108
110
20

12
14
20

10
26

Street
Brune| Street
Brune| Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street

Burke Road
Bufke Reoad
Burke Road
Burke Road
Davies Street
Dene Avenue
Dene Avenue
Dene Avenue
Dene Avenue
Dene Avenue
Ferncroft Avenue
Fefncroft Avenue
Ferncroft Avenue

Ferncroft Avenue

Type
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density

No. of Dwellings
2
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Density

1:313
1:213
1:328
1:325
1:313
1:272
1:315
1:315
1:196
1:313
1:315
1:347
1:203
1:105
1:367
1:220.
1:328
1:160
1:353
1:219
1:328
4:164
1:423
1:157

11128
1:286. .

setback
7 metres
7.5 metres
4 metres
7.5 metres
8 metres
6 metres
7 metres
4 metres
7 metres
7 metres
5 metres
5 metres
10 metres
5 metres
6 meftres
4 metres
7 metres
6 metres
5 & 7.5 metres
7 metres
7 metres
6 metres
7 metres
8 metres
5 metres

6 metres

Helght
Single Storey
Single Storey
Single Storey
Single Storey
Double Storey
Double Storey

5ingle Storey

Single/Double Storey

Single Storey

Single/Double Storey

Double Storey
Single Storey
Double Storey
Single Storey
Single Storey
Double Storey
Single Storey
Double Storey
Single Storey
Single Storey
Single Storey

Couble Storey

Single/Double Storey

Double Storey

Double Storey

Single /Double Storey

Era
1990's
1970's
1990's
19805
19905
1990's
1980°s
19905
1960°s
1980°'5/1990's
1980
1980's
1990
Bunualow
1980°s
1980's
1980% 1990'%
19605
1930's & 1980's
1970°s
1970's
19705
1980's/ 1990's
1960's - 1970's
1970's
197@'s
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No. of Dweliings Density Setback Helght Era

Number Street Type
28 Ferncroft Avenue Medium Density 1:160 6 metres Double Storey 19705
29 Ferncroft Avenue Medium Density 7 1:201 " B metres Single & Double Storey 1970's
31 Ferncroft Avenue Medium Density 4 1:320 7 metres Double Storey 1980°s
25 Glenbrook Avenue Medium Density 6 1:163 13 metres Doubie Storey 1970's
27 Glenbrook Avenue Medium Density 5 12279 6 metres Single Storey 1970's
3 Hedgeley Avenue Medium Density 4 1:320 6 metres Single Storey 1970's
5 Hedgeley Avenue Medium Density (a) 4 1:259 5 metres Single Starey 1990's
7 Hedgeley Avenue Medium Density 10 1:159 6 metres Double Storey 1950's  1960's
2 Hedgeley Avenue Medium Density 6 1:310 7 metres Single Storey 1970's
11 Hedgeley Avenue Medium Density 4 1:305 7 metres Double Storey 1970's  Altered
15 Hedgeley Avenue Medium Density 2 1:164 6 metres Double Storey 1990's
19 Hedgeley Avenue Medium Density 2 1:529 9 metres Single Storey/Attic 19705
1 Kardefla Street Medium Density 3 1:253 6 metres Single Storey 1960'5/1970's
2 Kardella Street Medium Density 3 1:256 7 metres Single Storey 1970's
6 Kardella Street Medium Density 2 1473 6 metres Single Storey 1980's
9 Kardella Street Medium Density 2 1:380 6 metres Single Storey 1980's
10 Kardella Street Medium Density 2 1:384 7 metres Single Storey 1980’5
17 Kardella Street Medium Density 2 1:316 5 metres Single Storey 1990's
21 Kardella Street Medium Density 4 1:316 " 5 metres Single Storey 1990's
1800 Malvern Road Medium Density 6 1:203: | 6 metres Single Storey 1960's
1 Nyora Street Medium Density 2 1:375 Under Construct, Single Storey 1990°s
2 Nyora Street Medium Density (a} 2 1:307. 7.5 metres Double Storey 1930
2 Nyora Street Medium Density 2 1425 5 metres single Storey 1990's
8 Nyora Street Medium Density 4 96, 8 metres Double Storey 1970’s
1 - Tollington Avenue Medium Density 6 8 metres Single Storey 1960's
2 Tollington Avenue Medium Density 5 5 metres Single Storey 1970's
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Number

3
6
9
10
12
14
21
392
404
406

b

" Street
Tollington Avenue
Tollington Avenue
Toliington Avenue
Tollington Avenue
Tollington Avenue
Toliington Avenue
Tollington Avenue

Wattletree Road
Wattletree Road
Wattletree Road

o)

Type
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
Medium Density
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pensity

1:320
1:200
1:320
1:320
1:427
1:256
1:320
1:456

1311
1:452

Setback
10 metres
6 metres
9 metres
6 metres
6 metres
6 metres
9 metres
7 metres
7-metres

55 metres

Helght
Single Storey
Single Storey
Single Storey
Double Storey
Single Storey
Single Storey
Singie Storey
Single Storey
Single Starey

Singie Storey

Era
19805
1960°5/1970°s
1970's
19905
1970's
1960'5/1970's
1970'5
19705
18970's
1990
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The Table should be read in conjunclion the summary of MDH included for each street in Section 5 and the
following diagram whick locates the various MDH throughout the precinct.

In terms of the ‘general statistics’ the following overall findings are noted:

* Two streets in particular, Hedgeley Avenue and Tollington Avenue have high concentrations of MDH
that has been developed through the 1960's to present. In both cases the development has occurred
in concentrated pockets (ie west side Hedgeley, northern end Tollington).  Kardella Street also has a
high proportion of MDH as does the eastern end of Dene Avenue.

«  Brunel, Nyora, Knox and Davies Street have a much lesser proportion of MDH.

+  Glenbrook Avenue, other than an isolated pocket of older MDH at the southern end, does not have a
significant presence of MDH.

+ Ferncroft Avenue has experienced pockets of MDH throughout the street generally of an older style
but high level of intensity.

* In terms of the overall distinction of dwelling types, of the total number of dwelling units,
approximately 46% of dwellings are in the form of MDH, and 54% as detached dweilings. This
compares fo the Stonnington average for 1936 of 39% of dwellings being comprised of detached
houses. While the precinct average is tower than this, an imporiant qualification must be made in
terms of the latter statistic which includes the areas of Prahran, Windsor, Armadale and Toorak that
contain a high proportion of more intense flats and other forms of MDH. It could be argued therefore
that the precinct statistics are above the average for East Malvern as a whole, which generally has a
lesser physical presence of MDH in general.

7.3 Qualitative [ssues

The above ‘statistics’ only go part of the way in assessing the impact of MDH, and again, reference is
made to the descriptions contained in the street by streel analyses in terms of the overall impact MDH
has had on particular streets, Notwithstanding this, the raw data above does point to some streets
where the absolute concentration of MDH has inevitably affected the appearance of the street.

In order to move towards Lhe issue of the current application of the GDG and its raft of Techniques in the

precinct, it is necessary to make some assessment of the gualitative aspects of MDH that has occurred,
or sought to be implemenied.

At the broadest leve! four types of MDH are evident:

»  Otder walk up’ flats, mostly of generic 1960's format. Typically, these are comprised of a large double
storey building with associated single garages and car ports. They are comprised of up to 10 single
dwelling units with balconies usually the only form of private open space. While the buildings have
quite massive and bulky appearances, older building regulations reguired that they have relatively
large setbacks to the street (typical 7 metres). As a consequence of this, some have substantial
tree plantings and associated landscaping that fulfils a vital screening role. Where this has not
occurred, the stark and imposing nature of the buildings remains an eyesore in the street. Densities
are usually high, ranging from 1:130-1:200, with a mode value of 1:160.-

¥
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In addition, they tended to have only a single vehicular crossover/access point.
This form of MOH predominates in Hedgeley, Dene and Ferncroft Avente.
Villa unit type developments of the 1960's and 70's. Typically these are attached, single storey

dwelling units developed along the block. They are usually comprised of two bedrooms and a single
garage.

Private open space is provided lo each unit, together with a generally high level of public domain
garden al the frontage and side boundaries. For example, landscape buffers of al least 1 melre alorg
driveways is a common element of these developments. Because of the generally smaller dwelling
size (90-130sq m) and single garages, site coverage is generally less than 50% yet densities are
comparable to' modern regulations at 1:250-1:350. Again, because of the only single garages, hard
standing areas tend also fo be a less dominant feature than more contemporary MDH.

Front setbacks tended to conform to the 6-7 metre range. Frontage areas are often of an open
landscape type, and whilst associated with the front unit, in these terms could not be considered as
‘private’ open spaces. As a consequence, they often inlegrate reasonable successfully with
predominant informal garden areas of nearby detached dwelling stock. As a lesser point, they usually
have a very high standard of garden maintenance and presentation.

Dual occupancies of 1980's io 90's era. These were usually developed on an ‘as of right basis' as
provided between 1985-1993. ‘The opportunity for dual occupancies to he developed without the
requirement for a town planning permit was a feature of the then Clause 13M of the Melbourme
Metropolifan Planning Scheme (MMPS). This clause specified criteria to be met for a dual occupancy
to be ‘as of right, which if not complied with, required the lodging and assessment of a town pianning
application. Surprisingly, dual occupancy took some time to get underway as a deveiepment trend,
and on the whole is not a well represented form of development in the precinct (except Brunef
Street), unlike some other areas of suburban Melbourne that became greatly developed in this form,
with varying degrees of professionalism and appeal.

In terms of the ‘as of right’ parameters that most frequently pushed an application into the ‘permit
required” stage were the requirements for;

- One dwelling must be less than 100 sq m {ie. 11 ‘squares’).
- Other setback requirements did not allow at all for ‘as of right’ building on boundaries, even for
garages and car porls.

Markel forces and high land values in East Malvern tended to encourage developers to create both
dwellings as more than 100 sq m, and efficiency in building layout, at least for garages meant that

some building on boundaries was typically the requirements for which a town planning permit was
usually required.
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Other notable characteristics of the dual occupancy provisicns were:

- Front setback to meet, but not encroach beyond, lesser of existing adjoining dwellings.
- If separale units, building at rear to be single storey.

- setbacks of 1.2m, followed by formulae proportional to height.

- Open space to be 50 sq m.

- Site coverage to not exceed 60%.

- Minimum 1 car space per unit.

As a result of the setback, open space and dwelling area provisions, the 60% sile coverage was
rarely approached and this feature is a characteristic of the dual occupancies in the precinct (Brunel,
Kardella and Ferncroft Avenue). To no small extent, in the Hedgeley Dene precinct, this has assisted
in their integration into the urban fabric, notwithstanding that some of the designs are
‘contemporary’ in character {ie. they do not generally reflect any ‘bungalow’ characteristics).

MDH approved under VicCode 2 and the GDG. The introduction of Vic Code 2 coincided with the
removal of the dual occupancy provisions. All MDH became subject to planning permission, but the
parameters of intensity were relaxed to allow higher densities and lesser setbacks and open space
areas than the dual occupancy controls.

MDH approvals under this regime have generally been more disappointing in the precinct than the

-villa units and dual occupancies. Nole in particular is made of the example cited at 68 Brunel Street

(see built form analysis by street) which represents the very worst of this type of development in
terms of its failure to integrate with neighbourhood character.

Whilst there is danger of over simplifying this change, the net result was that sites that were
formally 2 unit or 3 unit sites, became within the range of 3 and 4 unit sites respectively. Gains were
made in lesser setback requirements (front, side and rear) and reduced open space areas, whilst the
market demand for larger dwelling areas could also be mel. This coupted with another market
demand for dual, garage car parking facilities had the effect of increasing hard standing areas, while
reducing open space areas at the frontage and for private use. Site coverage of 60% was
approached (and exceeded) and became a real development parameter, unlike the dual occupancy
controls for which other controls tended to not make this 3 major consideration.

Limited applications have been implemenled or approved under the GDG, but numerous applications
are in progress. For this reason it is not appropriate to provide a critigue of these, except where a
clear decision (ie. permit, or refusal by AAT} has been made.

The great step forward by the GDG is the site analysis phase, intended to ensure new development
respects, acknowledges and improves neighbourhood character. In the early phase of the use of the
GDG this approach was not equally embraced, with ‘post design’ justification a problem that the
State Government has sought to overcome by a requirement (under Amendment SR4) that extensive
evaluation and information be supplied and endorsed by councils before an application proceeds.
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As delatled in the Section 4.2.3 of this report, the Cily of Stonnington preempted this change in the
form of its Direction for GDG applications which reaffirmed the need for meaningful site analysis that
provides a real nexus’ between sile and neighbourhood conditions and the submitted proposal, to the

extent that is is ‘transparert’ to plarners and the communily why a proposal represents ‘good
design’.

Examples implemented under the GDG in the precinct have generally been single storey (Wattietree
Road, Tollington Avenue). The extent to which the new site analysis phase will influence outcomes is
therefore yel to be seen. As noted above however, council has a number of applications current in
the precinct, the lodgement of which predates this control, and for which further site analysis is not

possible given that this would represent a ‘post design’ amendment to the assessment and response
of the proposal to local conditions.

These comments are further developed in Seclion 8; Precinct Variation to the Good Design Guide.
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8. Implementation of Landscape Assessment of Hedgeley Dene Gardens

The landscape sludy of Hedgeley Dene Gardens has revealed that there are key built form and landscape

elements of the Gardens that require special altention fo protect and enhance their amenily, character and
historical context,

8.1 Masterplan

Some of these recommendations will require ihe assessment and possible action by the City of
Stonnington to ensure the Gardens cortinue to provide an outstanding landscape and recreational
resource that serves the local and regional communify. The most significant of these is the preparation of
a new Masterplan for the Gardens with associated works and improvements (see Section 6.6).

8.2 Built Form Recommendations {Overlay Control)

The key recommendations of the landscape assessment of the Hedgeley Dene Gardens that concern buiit
form, setbacks, materials and the like will need fo be imptemented through a separate planning
mechanism. The very specific nature of the recommendations, and the restricted area to which they

would apply (ie Gardens and periphery) does not render a variation to the GDG as a suitable vehicle for
their implementation.

An important component of the mode! planning scheme deveioped by the State Government, the Victoria
Planning Provisions (VPP) is the inclusion of an extensive range of ‘overlay’ type controfs that are able to
be applied on top of the zoning that may apply to an area. An overlay would be the most appropriate
means to implement the landscape recommendations in that:

« It could apply to a defined geographic area being the Hedgeley Dene Gardens and recommended
periphery lots in private ownership.

»  The overlay could control all types of development and building, both detached and MDH housing.
Note that the landscape assessment has not made a distinction between the potential for both
forms of housing to have an adverse impact on the Gardens.

»  An overfay can provide a control over demolition, not so much in the context of identified buildings of
individual architectural or heritage value, but fo enable the unigue built form and landscape

relationship many originat buildings have with the Gardens to be assessed in the context of new
development.

The overlay can include a schedule of requirements and guidelines concerning both specific and
qualitative measures recommended for inclusion. As set out in Section 6 these include siting (front

side and rear boundaries), building height and bulk {including building spacing), rooflines, materials,
fences and garden landscape.
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Of the range of overlays provided in the Generic VPP model the most appropriale are probably the
Heritage Cverlay (HO, Clause 43.01} or Design ard Development Overlay (DDO, Clause 43.02). Both offer
the opporiunity for detailed schedules to relate 1o new buildings, however the Heritage Overlay includes 3
generic demolition control. The latter could be also be included in the Design Development Overlay by
means of a schedule. The choice is open for discussion as in some respecls the single purpose of the DDO
reflects the objective of the recommendations being;

To identify areas which are affected by specific requirements refating to the design and built form of
new devefopment,

The inclusion of suitable demolition conirols to the DDO would represent an appropriate mechanism
provided under the VPP. The Heritage Overlay includes a greater range of detaifed controls in respect of
painting, minor alterations, removing of vegetation and the iike.

The issue of the most appropriate Overlay (ie HO or DDO) could be further discussed with the
Department of Infrastructure and Council.
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a 9. Precinct Variation to the Good Design Guide

9.1 Context of Change

Despite the new regime cof more rigorous site analysis now required, enough evidence of MDH exists in
the precinct, from a range of time periods to draw some imporant conclusions upon what has worked, or
been less successful in integrating into the neighbourhood. It is acknowledged that this assessment must
— " be also halanced against new detached houses and rencvations that have also occurred. In this context it
f must be recognised that neighbourhood character is not fixed," and can expect to evoive with time (and in
many cases without requiring planning permit}. It could be argued that this is heallhy change o an urban

environment that is not proposed as a museum piece or entirely comprised of a type of historic
architectural style worthy of absolute protection.

What does seem reasonable however, and which finds agreement in the GDG, is that at least as far as
MDH is concerned, this should seek o (o achieve two objectives:

P + developmeni should be designed to provide good guality living environments; and
1o respect, acknowledge and improve neighbourhood character.

The first objective is beyond the scope and objéctive of the report, but in respect of the second, there are
a number of simple changes to the implementation of the GDG at a local leve! that would seek to further

this objective, and to which there is a substantial body of evidence to suggest that this is entirely
reasonable in the precinct, :

9.2 General approach

o In considering a Local Variation to the GDG it is observed that many councils have sought to propose a
{; 5 wide range of Technique variations. While this approach may seem tempting, the results can be overly

‘ prescriptive, and ultimately a departure from the infent of the document. This approach has not been
= taken in regard lo the Hedgeley Dene precinct.

Rather, form the benefit of a detailed analysis of a defined area, it is proposed to address those

- Techniques, that almost universally, will {(or have been demonstrated) to have an adverse impact on
' neighbourhood character.

" By this approach, the Local Variation should seek to assist and direct developers in preparing MDH
E( proposals in the area. In some cases the application of a variation may affect the approach taken, and the
possible yield of sites, and it is important therefore that these issues be clearly documented and justified.

. 9.3 Gardens

Note that proposed planning controfs for the Hedgeley Dene Gardens spine are proposed as a separate,
P area specific control based upon an overlay type control as discussed al Section 8. It is not appropriate
therefore to include these as a variation to the GDG which may apply to the precinct as a whole.
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9.4 Specific Issues

MDH development in the precinct has been unequai in its impact, older style walk up flats together with
developments approved under more contemporary codes {VicCode 2) have had the most adverse impact
on neighbourhood character compared fo 1970's and 80's villa units and dual occupancies.

While it is not necessary to dwell upon the walk up flais (as this type of developmeat would generally not
be permissible in the precinct), it is possible to reflect upon those parameters of newer developments, as
contemplated by the GDG that may contribute to problems with meeting the neighbourhood character.
In addressing these issues, a Local Variation to the GDG may make a positive contribution and give
greater certainly to the assessment of proposals. Such an initiative would benefit both developers and
residents.

In this context, it is only necessary to address those Techniques of the GDG that, as a matter of first
principal will almost always not be suitable in the precinct:

* Inadequate front setbacks that do not provide an opportunity for an open garden characler.
*  Excessive sile coverage including driveway areas and multiple car access points.

*  Excessive building bulk at the rear of sites where plainly, this is not a -neighbourhood character.
Exceptions to this could occur where some sites have a rear abuttal to a ROW or another street.

»  Building walls upon boundaries, especially where this occurs across the entire width of a block, or
occurs as excessive lengths at the rear parts of sites. Again, an exceptions to this could occur
where some sites have a rear abuttal to a ROW or another street.

Each of these issues is further discussed below.

2.5 Front Setbacks

Technique E6.T1 of the GDG covers front setbacks. It embodies the capacity for generally lesser setbacks
than those of neighbouring properties. [n relation to the precinct, this approach will almost always be
inappropriate as significant and open front garden areas are a fundamental neighbourhood characteristic.
It is noted that the general setbacks of the precinct are in excess of 4.5 metres and range to 15 metres
and more in some streets.

The relevant requirements of the GDG Technique are:

setback allowed to 4m where adjacent is setback 4.5m or more;
setback allowed to 5m where adjacent is setback 7m or more;
setback allowed to 6m where adjacent is setback Sm or more.

The concept of always allowing a lesser setback is inappropriate in the precinct. Two types of examples
are noted:
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- Where the adjacent burldings both have selbacks well in axcess of § meires as is common in
Ferncroft and Glenbrock Avenue. The ‘deemed to comply’ setback of 6 metres, in this instance would

resuit in 2 jarring and incongruous appearance to the street thal could not possibly make a positive
contribution. {Applies to sub precinct A.)

- Where the adjacent buildings both have setbacks 7-9 meires as is common in sub precinct 8. The

‘deemed to comply sethack of 5 metres, cannot generally present the open garden appearance that
(s characteristic of the precinct.

Both situations can be supported by examples. The situations -are generally aggravated by two other
characteristics being sheer and bulky building mass, and fragmented frontages dominated by driveway and
garage elements that further prevent characteristic landscape ihemes.

By contrast, older flats, dual occupancies and villa units tended to have equat or average front setbacks.

Recommendation - That a revised Local Technigue apply to require an ‘average’ setback to apply base on
adjoining properties. Where this would result in a setback of 10 metres or more, a lesser selback of 9
metres can apply. This variation not to apply to ‘main streets' {ie Wattletree Road, Burke Road, Malvern

Road) except at the corners with local sireets where a transition to the dominant local street sef back
must occur.

9.6 Site Coverage

Technique £6.T6 of the GDG concerns site coverage and specifies a general maximum of 60%, except
within 7 km of Melbourne where 80% of the site may be built on (site coverage is the area covered by
buildings and garages expressed as a percentage of the overall site area).

ft has been noted above that older style MDH (including villa units and dual occupancies) rarely
approached this level of site coverage (they are typically 50%), due to a variety of reasons including
generally smaller dwelling size, single garages and greater setbacks. It is reiterated that this form of
tlevelopment has generally melded into the neighbourhood character than more recenl examples (VicCode
2 and GDG) where the maximum site coverage has been approached (and exceeded) and fo this extent,
has obviously been a real development parameter for the designers.

In terms of changes to MDH, this has been accompanied by generally lesser setbacks, larger dwelling
sizes, greater driveway areas and double garages. In particular, the hard standing area of more

contemporary developments is in contrast to the greater landscape, both in the private and public areas,
of older and more harmonious developments.

The net result has been a less open appearance, both at the front, side and rear areas of sites, including
greater buildings on boundaries, sometimes on both side boundaries.

To take this point further, some MDH (and applications) have site coverage figures of just less than 60%,
but when account is taken of driveways, and paved areas (both communal and private open spaces) the
area allowed for actual soft landscape is less than 15% of the site. This is not consistent with the

neighbourhood character and points to a problem with the generic Technique of site coverage in the GDG
in terms of the local precinct.
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By contrast, site coverage of detached dweliings in the precincl vares. and can he less than 20% in sub

precinct A, and is typically 30% in sub precinct B. However, the amount of landscape provided as a
proportion is much higher than the MDH proposals.

The essence of the problem therefore is twofold:

Given the current trend for large dwelling footprints, multiple drives and double garages, excessive
amounts of sites are being consumed by hard standing areas.

* As a consequence, minimal {ie less than 15% in some cases) of lotat site areas are being made
available for fandscape.

tt is proposed therefore to introduce a lesser site coverage as a local variation, together with a maximum
drive area fo restrict gun barrel and excessive drive areas and encourage single vehicle access. This
qualification has been developed having regard to the reasonable penetration of a 3 metre wide drive and
manoeuvre space into a site. Where this has exceeded 20% of site area, the general appearance has
tended to be dominated by hard standing driveway areas.

Recommendation - That a revised Local Technigue apply to require a maximum site coverage of 50%,
qualified by a maximum sife area for hard standing driveways (not including private open spaces) as 15%.

9.7 Rear Two Storey development

Technique E6.T4 of the GDG concerns heights and side and rear setbacks, and deals with these by
formulae, excepting that buildings may be buill on boundaries under Technique £6.73.

The Technique does not make any specific consideration of two storey development at the rear of sites,
and this can be freely contemplated under the GDG. Experience in the precinct however, suggests that
where two storey development has occurred at the rear of sites, especially where these abut other rear

garden areas, the effect has been oppressive, overwhelming and not in keeping with neighbourhood
character (see 56 Brunel Street, 15 Hedgeley Avenue).

It has been noted above that older style MDH (including villa units and dual occupancies) typically did not
embrace two storey development at the rear of sites, and while this may have implications for site yield,
the evidence available suggests thal this style of development is rarely, if ever suitable in the precinct.

Possible exceptions may be where some sites are separated by the network of ROWs, particularly where
the site is located in proximity lo a street interface, effectively giving a double frontage.

Recommendation - 7hat a revised Local Technique apply to discourage two storey development at the rear

of sites (ie rear 50%). Two storey ‘attic’ style development may be appropriate, particularly in
circumstances where the rear of the site abuts a ROW or another sireet.
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9.8 Building on boundaries

Technique £6.73 of the GDG cenlemplates that single storey buildings may occur on lot boundaries for up
to 50% of length of the adjacent boundary. The Technique is not qualified by the extent this may occur on
all boundaries {ie. can occur on both [2] side ard rear boundaries).

Building on boundaries is not a neighbourhood characteristic, except for limited lengths at the front pari of
a site typically allowing for garage elements, and then only along one houndary. The Stonnington aerial
photograph confirms that very little building has occurred at the rear, or side of boundaries towards the
rear of sites.

Building on boundaries at the rear of sites tends to be al odds with the garden and landscape themes that
predominale at these parts of the sites, notwithstanding that they may be refalively low elements (ie. 3
m). They present a stark contrast to the more rustic and permeable elements of side and rear
boundaries and do not complement the open and landscape garden character of this part of sites.

Note is made of the very long side boundaries of many precinct lots (ie. greater than 60 metres} in the
conlext of the GDG Technique.

Again, an exception may exist where the rear of sites abuts one of the ROWs of the precinct, where a
garage building on the rear boundary can be an efficient and practical way to provide vehicle access.

The capacity for multiple boundaries of a site to be developed, by up to 50% with buildings on boundaries is
unsuitable for the precinct and requires another variation.

Recommendation - Thaf a revised Local Technique apply to require a maximum length of buildings on side
boundaries of 25%, and only allowed to occur in the first 50% of the side boundary length (from the
frontage), and only on one side boundary. Where the rear of a site abuts a ROW, 50% of the boundary
may be developed by buiidings. .

9.9 Compliance with Minister’s Direction
It is reiterated that the formulation of a local variation to the GDG is guided by Ministerial Direction No 8
under which specified requirements must be met to vary the techniques of the GDG. These are
summarised at Section 4.1.3 above and repeated below with a brief response:
« There is a soundly based strategic policy for the municipality.

See Stonnington MSS - Residential Policy.

» The identification of specific areas of the municipality that warrant special treatment.

A small, and recognised precinct has been identified and evaluated in detail.
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Display that the Guide creales confiict or unduly constrains deveionment, idenlifying provisions of the
GDG that creale conflict and demenstrate how this conflict resultsiie. examples)

See previous sections of report.

* The variations will achieve the planning authority's policy objeclives by seiling out the technigues
proposed to replace those identified as creating problems, and explaining how they will now be
consistent with the planning authority’s strategic policy and meet its objectives.

See above.

* The variation are consistent with the Guide objectives and criteria by demonstrating how each location
variation to techniques will meet the relevant element objectives and criterfa of the Guide.

Seg above.
+ The changes have bgen discussed with the community, through a public consultation process.
A local community.group has been involved (’n a consultative process.
It is considered that sufficient research has taken place, and evidence produced to justify a Local Variation
of the GDG for the Hedgeley Dene Precinct. Based on the findings of the report and the above

recommendations, Council may need to produce a submission to the Dol that specifically addresses the
parameters of the Minister's Direction No. 8.

Hedgeley Dene Precinct: Urban Character and Landscape Study 40



10. Summary and Recommendations

The study of the Hedgeley Dene Precinct has reveaied that while the area contains a diversity of building form
(including a variety of MDH of different eras, infensity and presentation), there are key buiit form and landscape
elements of the precinct that require special attention to protect and enhance the reighbourhood character.

Foremost of these is the unique qualities of the Hedgeley Dene Gardens as sat out in Section 6.
Recommendations include both those that will require the introduction of additional plarning controls as well as
other malters io be considered by the City of Stonnington (see 10.3 below),

In terms of the rest of the precinct, key parameters were discussed in the context of a possible Local
Variation to the Techniques of GDG as they would apply to the precinct. The introduction of these controls,
together with rigorous interpretation of the qualitative aspects of the GDG (ie. Element Objeclives) would
assist in addressing problems and issues identified.

10.1 Overlay for Hedgeley Dene Gardens

The recommendations of the landscape and buift form assessment point to the need for apprepriate controls
over the Gardens and periphery to address a range of issues arising from new development:

»  Apply Design and.Development Overlay (or Heritage Overlay) to the Gardens spine and periphery blocks.
»  The controls and schedule of the Overlay should ensure:

- Demolition control for identified buildings and landscape relating to significant and sensitive
relationships to the Gardens.

- Setbacks related to the provision of reasonable plantings in the private domain of peripheral fots (3
metre single storey, 6 metre double storey - see Section 6) and to maintain appropriate visual
relationships.

- Include guidelines, as set out in Section 6 for siting (front side and rear boundaries), building height
and bulk {including building spacing), rooflines, materials, fences and garden landscape.

10.2 Variation to Good Design Guide
Section 9 recommended that some key parameters and Techniques of GDG could be the subject of a local
precinct variation, in accordance with the Minister’s Guidelines, that wouid seek to address identified problems

with MDH in the applying of the standard Techniques of the GDG (see Section 9 for detail):

. Front setbacks - New formulae to reflect ‘average’ rather than GDG formulae, to maintain landscape and
garden themes.

«  Site coverage - reduce to 50% site coverage, with maximum 15% for driveways.

*  Height restriction at rear of properties (single storey except for proximity to another street or ROW).
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Building on boundaries - Apply alternative Technique, allowing 25% along froni part i50%) of one lot
boundary (possible exception for rear boundary tc ROW).

10.3 Other Recommendations
The fandscape analysis of the Gardens and precinct has pointed to socme complementary recommendations:
*  Survey and include si'gnificant trees on Register for protection under Local Law.

. Prepare a new Masterplan for Hedgeley Dene Gardens and tmplement recommended works {Note
possible further investigation of heritage value of Gardens - p14).

10.4 Implementation
«  Refer Report to existing Hedgeley Dene Group for comment.

«  Reporl to be considered by Council for possible adoption of Recommendations 10,1 and 10.2 as Council
policy.

»  Refer to Dol (Overlay and possible Local Variation to GDG) for comment and feedback.

» Consider preparation of Local Variation to GDG for Recommendation 10.1, including a submission
specifically addressing the matters of Ministerial Direction No. 8. {Consideration could also be given as to
the most effective means of furthering this process, for example either as a change to the Stonnington
VPP Planning Scheme af Panel phase, or a separate exercise).

»  Prepare Planning Scheme Amendment for Overlay and schedule.
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Street

Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brune!
Brunel
Brunel

Brunel

Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street.
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Stréet
Street
Street

Street

Type
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

No. of Dwellings

Setback

8 metres
7 metres
6 metres
7 metres
6 metres
6.5 metres
7 metres
6 metres
© metres
7 metres
7 metres
8.5 metres
8 metres
6 metres
7 metres
7.5 metres
7 metres

6.5 metres

7 metres

6.5 metres
8 metres
6 metres
6 metres
6 metres
6 metres

6 metres

Helght
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey/Attic
Single Storey
Single Storey
Single Storey/ Attic
Single Storey/Attic
Single Storey
Single Storey
Single Storey
Single Storey
Double Storey
Double Storey
Double Storey
Single/Double Storey
Single Storey/Attic
Single Storey
Single Storey
Single Storey

Bungalow
1990's
Bungalow
Bungalow
199Q’s
Bungalow
Edwardian
Bungalow
Bungalow - Altered
Bungalow - Altered
1930’'s
1930's
Bungalow - Altered
1990's
Edwardian
Bungalow
1980's
Bungalow
1990’'s
1990’s
1990's
1970's
Bungalow - Altered
Bungalow
1970Q's

Edwardian
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Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brune!
Brunel
Brunel!
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel

Brunel!

Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street

Street

Type
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Singte Dwelling

Medium Density

- Single Dwelling

Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

t]J

No. of Dwellings
1

’—;*77}:
Lo

i
2

)

}

Setback

5 metres
10 metres
4 metres
4 metres
6 metres
5 metres
4 metres
5 metres
4 metres
6.5 metres
4 metres
6 metres
4 metres
8 metres
7 metres
7 metres
5 metres
5 metres
5 metres
6 metres
8 metres
4 metres
5 metres
5 metres
6 metres

4 metres

IR

J

Helght

Double Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey/Attic
Single Storey
Single Storey
Double Storey
Single/Double Storey
Single Storey
Single Storey/Attic
Double Storey
Single Storey.
Single/Double Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
| Single Storey
Single Storey
Double Storey

Double Storey

1990’'s
Bungalow - Altered
Bungalow
Bungalow
1960°s/1970's
Bungalow
Bungalow - Altered
Bungafow
Bungalow
1970°s
1990°s
Bungalow
Bungalow - Altered
1980's
1930°s1940°s
1980's/1990's
Bungalow
Bungalow
Bungalow
1970's
Victorian
Victorian
Bungalow
Bungalow
1990's

Bungalow
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105
107
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4
6
8
10
12
14
16
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20
22
24
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28
30
32
34
36
38
40
42
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Street

Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel
Brunel

Brunel

Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street

Street

,.,;,ﬁ_] | },] !

Type
Single Dwelling
Medium Density
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling

L

No. of Dwellings

1
2
2

1 {permit)

1
1
1

L)

i

Setback
6 metres
S metres
5 metres
metres
metres
metres

metres

5

8

6

6

7 metres
6 metres

7 metres

6 metres

6 metres

7.5 metres
7 metres

7.5 metres
7 metres

7.5 metres
8 metres

7 metres

7 metres

4 metres

8 metres

8 metres

7.5 metres

8.5 metres

6.5 metres

Height

Single Storey
Double Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
SSingle Storey
Single Storey
Double Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single ‘Storey
Single Storey
Single Starey

Single Storey/Attic

Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey

Era

Bungalow
1980°s
1980’s

Bungalow

Bungalow

Edwardian
Edwardian
Edwardian
Edwardian
1990's

Bungalow

Bungalow

Bungalow

Bungalow
1970°s
1970’s
1980's
1930's

Edwardian
Bungalow
1990's
Bungalow
Buncalow - Altered
1980's
1950's
1950's?
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46
48
50
52
54
56
60
62
64
66
68
70
72
74
76
78
80
82
84
86
88
20
92
94
96
98

RER

Street

Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brune! Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street
Brunel Street

Brunel Street

Type

Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

No. of Dwellings

w o =

—

Setback

11 metres
9 metres
12 metres
8 metres
8 metres
6 metres
7 metres
9 metres
9 metres
11 metres
13 metres
10 metres
8.5 metres
9 metres
9 metres
11 metres
9 metres
7 metres
30 + metres
10 metres
9 metres
9 metres
8 metres
9 metres
7 metres

8 metres

Helght

Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Double Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
TENNIS COURT
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey

Era

Bungalow
1980's
1950°s

1940's/1950’s

Bungalow
1990’s
1980°s

Bungalow

Bungalow - Aitered

Bungalow
1980’s
Bungalow
Bungalow
Bungalow
Bungalow
Bungalow
Bungalow
19607s
Bungalow
Bungafow
Bungalow
Bungalow
Bungalow
1980°s

Bungalow
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Orientation Number Street Type No. of Dwellings Sethack Helght Era
) 100 Brunel Street Single Dwelling 1 7 metres Single Storey Bungalow - Altered
S 102 Brunel Street Single Dwelling 1 7 metres Single Storey Bungalow - Altered
S 104 Brunel Street Single Dwelling 1 8 metres Single Storey/Attic Bungalow - Altered
S 106 Brunel Street Single Dwelling 1 7.5 metres Single Storey Bungalow
) 108 Brunel Street Single Dwelling 1 8 metres Single Storey Bungalow
E 88 Burke Road Medium Density 6 10 metres Double Storey 1990’'s
E 20 Burke Road Single Dwelling 1 6 metres Single Storey Bungalow
E 92 Burke Road Single Dwelling 1 6 metres Single Storey Bungalow
E 24 Burke Road Single Dwelling 1 13 metres Single Storey Bungalow
E 96 Burke Road Single Dwelling 1 12 metres Single Storey Bungalow
E 98 Burke Road Medium density 10 5 metres Single Storey Bungalow
E 100 Burke Read Single Dwelling ] 8 metres Single Storey/Attic Bunyalow
E 102 Burke Road Single Dwelling 1 7 metres Single Storey Edwardian
E 104 Burke Road Single Dwelling 1 8 metres Single Storey Edwardian
E 106 Burke Road Single Dwelling 1 8 metres Single Storey Edwardian
E 108 Burke Road Medium Density 3 6 metres Single Storey 1980's
E 110 Burke Road Medium Density 5 4 metres Double Storey 1980’s
E. 112 Burke Road Single Dwelling 1 12 metres Single Storey/Attic Bungalow
E 114 Burke Road Single Dwelling 1 10 metres Single Storey/Attic Bungalow
E 116 Burke Road Commercial - 10 metres Single Storey Bungalow
E 118 Burke Road Single Dwelling 1 10 metres Single Storey/Attic Bungalow
N 1 Davies Street Single Dwelling 1 8 metres Single Storey Edwardian
N 3 Davies Street Single Dwelling 1 7 metres Single Storey Edwardian
N 5 Davies Street Single Dwelling 1 8 metres Double Storey 1980's/1990°s
N 7 Davies Street Single Dwelling 1 8 metres Single Storey Edwardian
N 9 Davies Street Single Dwelling 1 9 metres Single Storey Edwardian
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Orientation Number Street Type

No. of Dwellings Setback Height Era
N 1 Davies Street Single Dwelling 1 8.5 metres Single Storey Bungatow
N 13 Davies Street Single Dwelling 8 metres Single Storey Bungalow
N 15 Davies Street Single Dwelling 8 metres Single Storey Edwardian
N 17 Davies Street Single Dwelling 7 metres Single Storey Edwardian
N 19 Davies Street Single Dwelling 6 metres Single Storey Vic/Edwardian?
N 21 Davies Street Single Dwelling 6 metres Single Storey Edwardian
N 23 Davies Street Single Dwelling 8 metres Double Storey Edwardian - Altered
N 25 Davies Street Single Dwelling B metres Single Storey Bungalow
) 2 Davies Street Single Dwelling 5 metres Single Storey Edwardian - Altered
$ 4 Davies Street Single Dwelling 7 metres Single Storey 1960's
S 6 Davies Street Single Dwelling 7.5 metres Single Storey 1960's
5 8 Davies Street Single Dwelling 7 metres Double Storey 1980's/1990's
S 10 Davies Street Single Dwelling 1 6 metres Single Storey Bungalow
S 12 Davies Street Single Dwelling 1 6 metres Single Storey Bungalow
S 14 Davies Street Single Dwelling 1 6 metres Single Storey Bungalow
_S 16 Davies Street Single Dwelling 1 7 metres Single Storey Bungalow
S 18 Davies Street Single Dwelling 1 13 metres Single Storey Edwardian - Atftered
S 20 Davies Street Medium density 2 7 metres Single Storey 1980’s- 1990's
) 22 Davies Street Single Dwelling 1 7 metres Single Storey Bungalow
S 24 Davies Street Single Dwelling 1 7 metres Single Storey 1980's
N 1 Dene Avenue Single Dwelling 1 o 8 metres Single Storey Bungalow
N 1 Dene Avenue Single Dwelling (a) 1 5 metres Single Storey 1970’s
N 3 Dene Avenue Medium Density 8 & metres Doubie Storey 1960’s
N 5 Dene Avenue Medium Density 2 5 & 7.5 metres Single Storey 1930's & 1980’s
S 2 Dene Avenue Single Dwelling 1° { 10 metres Single Storey Bungalow
S 4 Dene Avenue Single Dwelling 1 10 metres Single Storey Bungalow



Orlentation Number

m m m m MM M m mMm m M MM M m m M mMm mMm N BV VW VB B L B . .Ww

6
8
10
10
12
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18
20

10
12
14
18
20
22
24
26
28
30
32
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36

Street

Dene Avenue
Dene Avenue
Dene Avenue
Dene Avenue
Dene Avenue
Dene Avenue
Dene Avenue
Déne Avenue
Dene Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue

Ferncroft Avenue

Type
Single Dwelling
Single Dwelling

Single Dwelling {a)
Single Dwelling
Medium Density
Medium Density
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Pwelling
Medium Density
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

No. of Dwellings

1
1
1 (application)
1 {application}
) .
4
1

1 (application?)
T -
1
1

Setback

8 metres
8 metres
9 metres
9 metres
7 metres
7 metres
15 metres
15 metres
6 metres
6 metres
6 metres
7 metres
B metres
5 metres
11 metres
11 metres
13 metres
15 metres
6 metres
6 metres
6 metres
7 metres
9 metres
9 metres

14 metres

Height

Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey/Attic
Double Storey
Single Storey
Single Storey/Attic
Single/Double Storey
Single Storey
Double Storey
Single Storey/Attic
Single Storey
Single Storey
GARDEN (No.22)
Single Storey
Single Storey
Single /Double Storey
Double Storey
Double Storey
Single Storey
Single Storey

. Single Storey

Era

Bungalow
Bungalow
Bungaiow
Bungalow
1970's
1970's
1930's
1930's
1970's
Bungyalow
Bungalow - Altered
1980's/ 1990’s
Bungalow
1970's
Bungalow - Altered

Bungalow

Bungalow

1970's
Bungalow
1970’s
1970's
1980's
1930’S - Altered
Bungalow

Bungalow
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Street

Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue
Ferncroft Avenue

Glenbrook Avenue

Glenbrook Avenue

Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrock Avenue
Glenbrook Avenue

Glenbroock Avenue

o

LI

Type
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Singlte Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Medium Density

Single Dwelling (a)
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

-

No. of Dwellings

1
1

11

1
1

1 (application)
.

7
4 .

1
1 (application)

b

)

Setback

11 metres
10 metres
7 metres
8 metres
8 metres
21 metres
15 metres
13 metres
12 metres
13 metres
7 metres
12 metres
16 metres
8 metres
7 metres
8 metres
6 metres
14 metres
6 metres
9 metres
10 metres
10 metres
8 metres
9 metres
8 metres

13 metres

Height

Single Storey
Single Storey
Single Storey
Double Storey
Single Storey
Double Storey
Single Storey
Double Storey

Single Storey/Attic

Single Storey
Double Storey
Single Storey

Double Storey

Single & Double Storey

Double Storey
Single Storey
Double Storey
Single Storey/Attic
Single Storey/Attic
Single Storey
Single Storey
Single Storey
Single Storey/Attic
Single Storey
Single Storey
Single Storey

D

Era

Bungalow
Bungalow
1970°s
1960’s - 1970's
Bungalow
Bungalow
Bungalow
1980's
Bungalow - Altered
Bungalow
1980'5/1990's
Bungalow
Bungalow - Altered
1970's
1980
194057
1840's/1950’s7
1970's
1990's
1930’s
Bungalow
1930's
Bungalow - Altered
Bungalow

Bungalow

Bungalow
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Street

Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrock Avenue
Glenbrock Avenue
Glenb.rook Avenue
Glenbrock Avenue
Glenbrock Avenue
Glenbfook Avenue
Glenbrook Avenue
Glenbrook Avenue
Glenbrook Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue

Type
Single Dwelling
Single Dweling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Pwelling
Single Dwelling
Single Dwelling
Singte Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Medium Density
Single Dwelling
Single Dwélling (a)
Single Dwelling (b)
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

o)
j

i i

No. of bwellings

1

n. ;=

—

)

Setback

12 metres
13 metres
8 metres
12 metres
13 metres
15 metres
11 metres
10 metres
17 metres
22 metres
18 metres
18 metres
8 metres
11 metres
8 metres
16 metres
13 metres
6 metres
12 metres
8 metres
8 metres
7 metres
11 metres
10 metres

10 metres

11.5 metres

]

Height

Single Storey
Single Storey
Single Storey
Single Storey/Attic
Single Storey
Single Storey/Attic
Single Storey/Attic
Single Storey/Attic
Double Storey
Double Storey
Single Storey/Attic
Single Storey/Attic

Double Storey

Single/Double Storey

Single Storey
Single Storey
Double Storey
Single Storey
Single Storey/Attic
Double Storey
Double Sterey
Single Storey
Single Storey/Attic
Single Storey/Attic
Single Storey

Single Storey

Era

Bungatow
Bungalow
1970’s
Edwardian
Bungalow
Bungalow
Bungalow
Bungalow
1930's - Altered
1980's
Bungalow
Bungalow
1930’
Edwardian
1980's
Edwardian/Bungalow
1970
1970
Bungalow
1930’s
1930's
Bungalow
bungalow
Bungaiow
Bungalow

Bungaiow
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Street

Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Hedgeley Avenue
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street
Kardella Street

Kardella Street

Type
Single Dwelling
Single Dwelling
Single Dwelling

Medium Density

Medium Density {a)

Single Dwelling
Medium Density
Medium Density
Medium Density
Single Dwelling
Medium Density
Single Dwelling
Medium Density
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Medium Density
Mediurn Density

Single Dwelling

No. of Dwellings

1
2
1 {application)
2
3
1

- w &

Sethack

10 metres
& metres
12 metres
6 metres
5 metres
16 metres
6 metres
7 metres
7 mefres
16 metres
6 metres
12 metres
9 metres
6 metres
7 metres
8 metres
9 metres
6 metres
6 metres
6 metres
7 metres
5 metres
7 metres
5 metres
7 metres

7 metres

Helght

Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Double Storey
Single Storey
Double Storey
Single Storey
Double Storey

Single Storey

Single Storey/Attic

Single Storey
Single Storey
Single Storey
Single Storey

Single Storey

Single Storey/Attic

Single Storey/Attic

Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey

)

Bungalow
Bungalow
Bungalow
1970's
1990's
Bungalow
1950's - 1960's
1970's
1970's - Altered
1950's
1990's
Inter War
1970's
1960's/1970's
Bungalow
Bungalow
Bungalow
1980°s
Edwardian
Bungalow
Bungalow
1990’'s
Bungalow
1990’s
1970's

Bungalow
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1762
1766
1770

Street

Kardella
Kardella
Kardella
Kardella
Kardella
Kardella
Kardella
Kardella
Kardella
Kardella

Street
Street
Street
Street
Street
Street
Street
Street
Street

Street

Knox Street

Knox Street

Knox Street

Knox Street

Knox Street

Knox Street

Knox Street

Knox

Street

Knox Street

Knox Street

Knox Street

Knox Street

Knox Street

Malvern Road
Malvern Road

Malvern Road

Type
Medium Density
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Singte Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Singte Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Singte Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

Single
Single
Single

Dwelling
Dwelling

Dwelling

{ ]_3

No. of Dwellings

2
1

Setback

6 metres
14 metres
7 metres
6 metres
7 metres
metres
metres
metres
metres
metres
metres
metres
metres
metres
metres
metres
metres

metres

B e e T = 2 e e T+ e L - " I R X

metres
7 metres
9 metres
8 metres
6 metres
8 metres
14 metres

& metres

i

Helght

Single Storey
Single Storey
Single Storey
Single Storey
Double Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Double Storey
Single Storey
Double Storey
Single Storey
Double Storey
Single Storey
Single Storey
Single Storey

Single Storey/Attic

Single Storey

Single Storey/Attic

Single Storey
Single Storey
Single Storey

Era

1980's
1280°s
1980’s
1980's
Bungalow Altered
1930’
1930's
1930's
Bungalow
Bungalow
1980°s
Bungalow
1990's
Edwardian
1980's
Bungaiow
1980’
Bungalow
Bungalow
Edwardian
1980°s
Bungalow
1980's
Bungalow
Bungalow

Bungalow
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1774
1782
1788
1790
1792
1794
1796
1800
1802
1804

1806

1808
1
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oh

[

L
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Street

Malvern
Malvern
Malvern
Malvern
Malvern
Malvern
Malvern
Malvern
Malvern
Malvern
Malvern

Malvern

Road
Road
Road
Road
Road
Road
Road
Road
Road
Road
Road
Road

Nyora Street

Nyora
Nyora
Nyora
Nyora
Nyora
Nyora
Nycra
Nyora
Nyora
Nyora
Nyora
Nyora
Nyora

Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street
Street

Street

Type

Single
Single
Single
Single
Single
Single

Dwelling
Dwelling
Dwelling
Dwelling
Dwelling

Dweliing

Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

Medium Density

Single
Single
Single
Single
Single
Single
Single
Single
Single
Single
Single
Single
Single

Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dwelling
Dweliing

N

No. of Dwellings

1

ok

Setbhack

5 metres
10 metres
6 metres
9 metres
8 metres
metres
metres
metres
metres
metres

metres

NN M 0 ™

metres
Under Construct.

5 metres

w

metres
metres
metres
metres
metres
metres
metres
metres
metres

metres
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metres

5 metres

Height

Single Storey
Single Storey
Double Storey

Single Storey

Single
Single
Single
Single
Single
Single
Single
Single
Single

Storey
Storey
Storey
Storey
Storey
Storey
Storey
Storey

Storey

Single Storey/Attic
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
Single Storey
SSingle Storey
Single Storey
Single Storey

Single Storey/Attic
Single Storey
Single Storey

Era

1930’'s
Bungalow
1940's - 1950's?
Bungalow
Bungalow
Bungalow
1930's
1960's
1930's
1930°s
1930's
1930's
1990's
Edwardian
Bungalow
1980's
Bungalow
Bungalow
Edwardian
Edwardian
1980’s
1970's
Bungalow
1990’s
Edwardian

Bungalow
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Orientation Number Street Type No. of Dwellings Sethack Helght Era
N 29 Nyora Street Single Dwelling 1 5 metres Single Storey Bungalow
S 2 Nyora Street Medium Density 2 i 5 metres Single Storey 1990y
S 2 Nyora Street Medium Density (a) 2 7.5 metres Double Storey 1930's
S 4 Nyora Street Single Dwelling 1 7 metres Single Storey Bungalow
S 6 Nyora Street Single Dwelling 1 7 metres Single Storey/Attic Bungalow
S 8 Nyora Street Medium Density 4 8 metres Double Storey 1970’s
) “ 10 Nyora Street Single Dwelling i 8 metres Single Storey Bungalow
S 12 Nyora Street Single Dwelling 1 8 metres Single Storey Bungalow
S 14 Nyora Street Single Dwelling 1 6 metres Single Storey Bungalow
S 16 . Nyora Street Single Dwelling 1 6 metres Single Storey/Attic Bungalow
5 18 Nyora Street Single Dwelling .1 8 metres Single Storey Bungalow
S 20 Nyora Street Single Dwelling 1 B metres Single Storey Bungalow
S 22 Nyora Street Single Dwelling 1 8 metres Single Storey 1970's
S 24 Nyara Street Single Dwelling 1 6 metres Single Storey Edwardian
s 26 Nyora Street Single Dwelling 1 6 metres Single Storey 1960's/1970's
E 2 Tollington Avenue Medium Density 5 5 metres Single Storey 1970’s
E 4 Tollington Avenue Single Dwelling 1 11 metres Single Storey/Attic Bungatow
E 6 Tollington Avenue Medium Density 8 6 metres Single Storey 1960's/1970’s
E 10 Tollington Avenue Medium density 4 6 metres Double Storey 1990's
E 12 Tollington Avenue Medium Density 3 6 metres Single Storey 1970's
E 14 Tollington Avenue Medium Density 5 6 metres Single Storey 1960's/1970's
E 16 Tollington Avenue Single Dwelling 1 6 metres Double Storey 1990's
E 18 Tollington Avenue Single Dwelling 1 10 metres Single Storey Bungalow
E 20 Tollington Avenue Single Dwelling 1 15 metres Single Storey 1930's7?
E 24 Tollington Avenue Single Dwelling 1 10 metres Single Storey Bungalow
w 1 Tollington Avenue Medium Density 6 8 metres Single Storey 1960's
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Orientation Number Street Type No. of Dwellings Setback Helght Era
W 3 Tollington Avenue Medium Density 4 10 metres Single Storey 1980's
W 5 Tollington Avenue. Single Dwelling 1 10 metres Single Storey/Attic Bungalow
w 7 Tollington Avenue Single Dwelling 1 10 metres Single Storey/Attic Bungalow
W 2 Tollington Avenue Medium Density 4 9 metres Single Storey 1970°s
W 1 Tollington Avenue NURSING HOME - 9 metres Single Storey/Attic Bungalow
W 13 Tollington Avenue Single Dwelling 1 (application) 12 metres Single Storey Bungalow
w 15 Tollington Avenue Single Dwelling 1 16 metres Single Storey/Attic Bungalow
W 17 Tollington Avenue Single Dwelling 1 7 metres Double Storey 1990's
w 19 Tollington Avenue Single Dwelling 1 20 metres Single Storey Edwardian
W 21 Tallington Avenue Medium Density 4 9 metres Single Storey 1970°s
w 23 Tollington Avenue Single Dwelling 1 19 metres UNDER CONSTRUCTION 1990's
W 25 Tollington Avenue Single Dwelling 1 15 metres Single Storey/Attic Bungalow
W 27 Tollingten Avenue Single Dwelling 1 14 metres Single Storey 1830’s
W 29 Tollington Avenue Single Dwelling 1 13 metres Single Storey/Attic Bungalow
) 364 Wattletree Road Single Dwelling 1 6 metres Single Storey Bungalow
S 366 Wattletree Road Single Dwelling 1 9 metres Single Storey Bungalow
3 368 Wattletree Road Singie Dwelling 1 7 metres Single Storey Bungalow
S 370 Wattletree Road Single Dwelling 1 5 metres Single Storey Bungalow - Altered
S 372 Wattletree Road Single Dwelling 1 6 metres Single Storey Bungalow
S 374 Wattletree Road Single Dwelling 1 & metres Single Storey ~ Bungalow
S 376 Wattletree Road Single Dwelling 1 6 metres Single Storey Bungalow
S 378 Wattletree Road Single Dwelling 1 14 metres Single Storey Bungalow
S 380 Wattletree Road Single Dwelling 1 7.5 metres Single Storey/Attic Bungatow
5 382 Wattletree Road Single Dwelling 1. 6.5 metres Single Storey 1930's
S 384 Wattietree Road Single Dwelling 1 & metres Single Storey/Attic Bungalow
S 386 Wattletree Road Single Dwelling 1 6 metres Single Storey Bungalow
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Ch

388
390
392
398
400
402
404
406
408
410
412
414
416
418
420
422
424

Street

Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Watttetree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road
Wattletree Road

Wattletree Road

Type

Single Dwelling
Single Dwelling
Medium Density
Single Dwelling
Single Dwelling
Single Dwelling
Medium Density
Medium Density
Single Dwelling
Nursing Home
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling
Single Dwelling

b b
No. of Dwellings
1
1 (application)
2
1

o)

Setback

6 metres
6 metres
7 metres
6 metres
7 metres
12 metres
7 metres
5.5 metres
13 metres
12 metres
16 metres
15 metres
13 metres
12 metres
7 metres
& metres

7 metres

]

Helght

Single Storey
Single Storey
Single Storey
Single Storey
Single Storey/Attic
Double Storey
Single Storey
Single Storey
Single Storey/Attic
Single Storey
Single Storey
Double Storey
Single Storey
Single Storey
Single Storey/Attic
Single Storey/Attic

Single Storey

Era

Bungalow
Bungalow
1970's
Bungalow
Bungalow
Edwardian
1970's
1990's
Bungalow
Edwardian
1930's
Bungalow
Bungalow
Bungalow
Bungalow
Bungalow

Bungalow
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3.1

3.2
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Infrastructure

Planning and Environment Act 19§~

Section 122y a!
DIRECTION NO. 8

LOCAL VARIATIONS TO
TECHNIQUES OF THE GOOD DESIGN
GUIDE FOR MEDIUM-DENSITY HOUSING

REVISION NO 2, APRIL 1998

'In preparing an amendment to vary the techniques of The Good Design Guide for

PURPOSE

The purpose of this Direction is to direct planning authorities in preparing
amendments to vary the techniques of The Good Design Guide for Medium-Density
Housing Revision No 2, Department of Infrastructure, April 1998.

APPLICATION

This Direction applies to the whole of Victoria. 7

REQUIREMENTS TO BE MET- . ST

Medium-Density Housing Revision No 2, Department of Infrastructure, April 1998,
a planning authority must show that:

There is a soundly based strategic policy for the municipality which:

« Describes the strategic context of the municipality in which the application for
local variation is made.

+ Identifies, maps and describes the locations which need a non-standard approach.

+ Shows the role of these areas in the municipal housing strategy or other
municipality-wide strategy for meeting the community’s future housing needs.

One or more parts of the municipality warrant special treatment by:

« Describing in each case the specific iocational, architectural, environmental,

topographic, servicing, social or other feature or constraint which requires a
special planning response.

+ Giving details of the findings of any heritage, environmental, sccial, engineering

or other study or analysis which supports the claim for special consideration.

« Explaining the policies and/or works which the planning authority has put in

place so far to protect, improve or develop the special qualities or characteristics
of such areas.
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3.6
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The Guide creates conflict or unduly constrains development by

+ ldeniifying the provisions in the Guide which create conflict with the special
characteristics of the area(s), or which unduly constrain development.

» Demonstrating how and why in each case. using specific examples from the area
concerned or a similar one, to illustrate the argument.

The variations will achieve the planning authority's policy objectives by setting out
the techniques proposed to replace those identified as creating problems, and

explaining how they will now be consistent with the planning authority’s strategic
policy and meet its objectives.

The wvariations are consistent with the Guide objectives and criteria by
demonstrating how each local variation to techniques witl meet the relevant element
objectives and criteria of the Guide.

The changes have been canvassed with the community by:

« Conducting a public consultation process and using the input from it to further
support the planning authority’s case (if desired).

+ Preparing and exhibiting a planning scheme amendment to introduce the

technique(s) proposed and considering any resulting submissions through a panel
process where required.

In preparing an amendment to vary the techniques of The Good Design Guide for
Medium-Density Housing Revision No 2, Department of Infrastructure, April 1998,
a planning authority must write the amendment in accordance with the language and
format of the Guide, for consistency and ease of use.

Planning scheme amendments must be written in accordance with the sample
amendment attached.

Local variations to techniques must include a map identifying the area where they
apply and identifying whether they replace or add to the techniques in The Guide.

A copy of local variations to techniques must be incorporated in the planning
scheme.

A copy of the local variation to techniques incorporated in the planning scheme
must be inserted in the correct place in the Guide.

Planning authorities should be aware that:

« Local variations can vary the techniques towards either higher or lower density
outcomes, provided that those outcomes will achieve the

« long-term housing needs of the municipality.
« Al steps of all relevant rasks required by this Direction are to be completed.

o Local variations should be area-specific. Proposals which purport to justify the
need for a local variation across the entire municipality are unlikely to be
viewed favourably.

. If a proposal raises issues across a municipal boundary, they must be addressed
with the adjoining municipality.
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« Proposed local variations must wse the language and format of The Guide Jor

consistency and ease of use.

ROBERT MACLELLAN
MINISTER FOR PLANNING AND LOCAL GOVERNMENT

Date: 9 July 1998

Amendments to this Direction

Introduced 25 July 1995

Amended 17 Cctober 1997
Amended 9 July 1998
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Planning and Environment Act 1987

Secton 1242y al

DIRECTION NO.8

LOCAL VARIATIONS TO TECHNIQUES OF
THE GOOD DESIGN GUIDE FOR MEDIUM-
DENSITY HOUSING REVISION NO 2

EXPLANATORY STATEMENT

The Good Design Guide for Medium-Density Housing aims to encourage quality
medium-density housing by establishing a framework and process for good design.

The Guide groups all aspects of medium-density housing into eleven design
elements. Each element contains:

Objectives which are statements which define the intention of each element and
indicate the desired outcomes to be achieved in developments.

Criteria which provide a basis for judging whether the objectives have been met.
Some elements contain:

+ Design suggestions which supplement some criteria with ideas about how the
criteria, or certain aspects of them, might be addressed.

+ Techniques which are assumed to achieve the objectives and criteria of a
design eclement unless it can be demonstrated to the satisfaction of the
responsibie authority in a particular case that either:

- An alternative will satisfy the relevant objectives and criteria.

- Compliance with the technique will not satisfy the relevant objectives and
criteria.

Local variations to replace or add to the techniques in The Guide (including those
elements which do not inciude techniques) are permitted, provided that they:

« Occur in a strategic context.
« Are justifiable on sound criteria.
Local variations may be appropriate;

« To vary densities in particular areas to achieve better strategic outcomes.

"« To reinforce the particular existing character of an area.

« To change the existing character of an area (eg. encouraging the conversion of an
industrial area to residential),

» To limit site coverage in areas with particular environmental constraints.



Local variations have exactly the same siatus as the technigues they replace. In
other words. where circumstances justiny it. they may be departed from in the same
way as an ordinary technique may be departed from.



SAMPLE AMENDMENT

Planning and Environment Act 1987
GUMNUT PLANNING SCHEME
AMENDMENT No. C....

The planning authority for this amendment is the City of Gumnut.

The Gumnut Planning Scheme is amended as follows:

1 Insert the following policy in the Local Planning Policy Framework:

LOCAL POLICY
LOCAL VARIATION No. .... to The GOOD DESIGN GUIDE for
MEDIUM-DENSITY HOUSING

This policy applies to land shown on the attached plan.

(insert a plan)

Policy basis

The Gumnut Housing Strategy provides the basis for future housing in the City.
The Strategy identifies key nodal points around and within which increased housing
densities are encouraged. In other areas, medium density housing is permitted
subject to a permit, in accordance with The Good Design Guide for Medium-
Density Housing.

Areas of special character or significance have also been identified in the Gumnut
Urban Character Study which may require mechanisms to achieve appropriate
development outcomes.

The area around the Gumnut Lake offers significant native and exotic vegetation, a
fow intensity of development and an informal road network. The area also provides
significant habitat for avifauna. These values are identified in the Municipal
Strategic Statement and it is the intention to retain the unique character of the
precincet.

The mechanism is a Local Variation to The Good Design Guide for Medivm-
Density Housing.

Reference: Gumnut Housing Strategy 1996, Gumnut Urban Character Study 1997
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Objectives

To maintain the existing character of the area. and (0 ensure thar new residential
development acknowledges the key values of the precinct.

Policy

It is policy that:

The Good Design Guide for Medium-Density Housing. Local Variation to
Techniques No. 1 is substituted for Techniques E6.T1 and E6.T2 of Element 6 of
The Good Design Guide for Medium-Density Housing.

2 Insert in the appropriate section of Clause 81, Incorporated Documents:
The Good Design Guide for Medium-Density Housing, Local Variation to

Techniques No. ...





