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1. Introduction
Claire Scott Planning, as a sub-consultant to Context Pty Ltd,
undertook a preliminary analysis of the neighbourhood character of
Jubilee Park at the end of 2016, culminating in the preparation of
the Jubilee Park Heritage and Neighbourhood Character Study Scoping Report
in March 2017.
Subsequently, the study team has been engaged by Maroondah City
Council to undertake Stage 2 of the work. This report comprises
the neighbourhood character components, including a detailed
character assessment and final recommendations.
The key neighbourhood character objectives for the project are:
•

To undertake a detailed assessment of the groups of
properties as identified in the Stage 1 scoping report to
determine their significance and appropriateness for
inclusion in a Neighbourhood Character Overlay (NCO)
within the Maroondah Planning Scheme.

•

To recommend appropriate planning controls and content
based on the assessments.

•

To draft revised wording to the MSS and the LPPF with
the view to more contemporary neighbourhood character
controls.

•

To prepare supporting guidance material for the
management of any neighbourhood character interest
within the study area.

•

To engage at key milestones with the Jubilee Resident
group.

•

To reflect on the implications and opportunities arising
from the VC110 and modify the above objectives
accordingly.
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Study area
The study area boundary for this stage of the project remains the
same as for the Scoping Study (refer Figure 1).
This is an area of approximately 220 properties immediately to the
south of the Ringwood Major Activity Centre. These properties
formed part of the historic ‘Ringwood Station Estate’, ‘Ringwood
Township Estate’, and ‘Bestpart Estate’ subdivisions and include
James Street, Kendall Street, Ellison Street, Haig Street, Caroline
Street, Henry Street, Thomas Street (south) and Emerald Street
(west).

Figure 1. Jubilee Park study area (shown in blue), with the existing
HO areas (shown in pink).
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2. Background
Scoping Study recommendations

Community concerns

The recommendations of the Jubilee Park Heritage and Neighbourhood

The initial Scoping Study and this more detailed character

Character Study Scoping Report (Scoping Study) in relation to

assessment is a direct response by the Council to the concerns of

neighbourhood character were:

local residents regarding the loss of older housing stock and the

1. Neighbourhood Character Overlay
It is recommended that the following sites be assessed in detail with a view to
providing justification for the application of the Neighbourhood Character

erosion of neighbourhood character. The community’s concerns
can be summarised as:
•

bungalows, interwar and post war timber dwellings;

Overlay:
•

Part of Precinct 1 (southern part of James Street): 19, 20, 21, 23,

•

34 Kendall Street should also be included in the detailed assessment

•

•

application of the NCO would recognise the context of the properties of heritage

visually dominant development built too close to the
street; and,

character significance of this section of James Street, and to support the
application of the Heritage Overlay to numbers 18 and 22 James Street. The

the loss of the traditional typology of single, low scale
homes surrounded by established gardens;

for completeness.
This recommendation is made in recognition of the potential neighbourhood

“insensitive” redevelopment of sites with multiple
dwellings of incompatible bulk and materials;

24, 25, 26, 27, 28, 28A and 29 James Street.
•

the loss of historic and older style homes including

•

the loss of established canopy trees and the sense of
spaciousness around dwellings.

significance and would complete the precinct, which is important for both its
heritage and neighbourhood character values.
•

Part of Precinct 2 (northern side of Ellison Street): 3, 5, 7, 9, 11,
13, 15 and 17 Ellison Street.

This recommendation is made in recognition of the potential significance, and
consistent and intact neighbourhood character of the northern side of Ellison
Street, and to support the application of the Heritage Overlay to the southern
side. It recognises the importance of the whole street and streetscape, which is
important for both its heritage and neighbourhood character values.
It is also recommended that if any of the potential heritage precincts identified in
the Scoping Study, or the two places of potential individual heritage significance
in James Street, do not meet the threshold of local significance then they should
also be assessed in detail with a view to providing justification for the application
of the NCO.
2. Policy Update
It is recommended that the neighbourhood character of the study area is
acknowledged and more closely managed through the updating of the Local
Planning Policy Framework, including the Municipal Strategic Statement and
the Residential Neighbourhood Character Policy 22.02.
This should include the designation of a new Character Area (e.g. Character
Area 17A Jubilee Park) and the drafting of an additional, detailed
Neighbourhood Character Area Brochure for that Area (the exact boundaries of
which should be determined by future, more detailed, assessment work).
The policy update should also include the rectification of any small anomalies
relating to the neighbourhood character of Jubilee Park in the Maroondah
Planning Scheme.
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2. Background continued…
Amendment VC110

Current planning scheme provisions

Since the initial Scoping Study, the new provisions of Amendment

A full analysis of the Maroondah Planning Scheme in relation to

VC110 have been incorporated into Victoria’s planning schemes.

neighbourhood character content and provisions was undertaken as

The amendment implemented the Government’s response to the

part of the Scoping Study. A summary of the analysis and

recommendations of the Managing Residential Development

implications for the implementation of stronger neighbourhood

Advisory Committee.

character provisions through Stage 2 follows.

Amendment VC110 made a number of changes to the suite of

State Planning Policy Framework

residential zones, with the intention of improving housing capacity
and choice, while protecting the openness and neighbourhood
character of established residential areas across Victoria.

The State Planning Policy Framework (SPPF) highlights the State
Government’s commitment to the development of activity centres
across metropolitan Melbourne, and the prioritisation of delivering a

Key changes to the residential zones of most relevance to Jubilee

diverse range of housing within and close to them. While residential

Park include:

neighbourhoods closest to activity centres, such as Jubilee Park, are

•

revising the purposes of the Residential Growth Zone
(RGZ), General Residential Zone (GRZ) and
Neighbourhood Residential Zone (NRZ);

•

often the most historic (as they were developed first), and are
therefore considered by residents to have a high neighbourhood
character value, there is no specific reference to such scenarios in
the SPPF. As such, it is often up to Council Officers or VCAT

specifying that a schedule to the NRZ must contain

Tribunal Members to weigh up the competing priorities and decide

neighbourhood, heritage, environment, or landscape

which policy position takes precedence. The clarification of

character objectives, and that a schedule to the GRZ may

Council’s position in relation to the neighbourhood character (and

contain neighbourhood character objectives;

heritage values) of Jubilee Park through additional provisions in the
planning scheme will make these decisions easier and justifiable.

•

•

•

specifying that a schedule to the RGZ must contain
design objectives;

Municipal Strategic Statement

removing the ‘number of dwellings on a lot’ requirement

The Maroondah Municipal Strategic Statement (MSS) includes the

in the NRZ;

Strategic Framework Plan for the municipality at Clause 21.02 and
highlights the Ringwood Activity Centre and areas of “apartment style

inserting a new ‘minimum garden area’ requirement in the

housing” adjacent to the Maroondah Highway, immediately to the

NRZ and the GRZ e.g. on a lot size greater than 650

north of the study area.

square metres, 35% of the lot must be set aside as a
garden area (the same % requirements apply to both

Clause 21.06 Built Form and Urban Design, outlines policy in

zones); and,

relation to the quality and attractiveness of the built environment,
and recognises the value of neighbourhood character in achieving

•

introducing revised default mandatory maximum building
heights in the NRZ (increased to 9 metres & two storeys)
and GRZ (increased to 11 metres & three storeys).

high quality urban places:
•

“Ensure new residential development contributes to achieving the
preferred neighbourhood character of the neighbourhood area.”

The ability to trigger a permit relating to lot size, vary the maximum
building height and vary the requirements of Clause 54 and 55

The Maroondah Neighbourhood Character Study (2004) is a reference

through a schedule to the zone, were retained in both the NRZ and

document to the clause.

the GRZ.

Clause 21.07 of the MSS perhaps best illustrates the competing

It should be noted that in removing the ‘number of dwellings on a

objectives at play in neighbourhoods such as the Jubilee Park study

lot’ clause in the NRZ, Amendment VC110 results in the NRZ and

area, providing directives for both neighbourhood character and

the GRZ having very similar provisions. The key points of

housing in activity centres:

difference are in the purposes of the zones, and the default
maximum mandatory building height.
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2. Background continued…
And:

applies if a planning permit application is required, which is not the
•

“To encourage the development of additional dwellings within the
Ringwood Metropolitan Activity Centre…”

Local policy

case for the development of a single dwelling, or dwelling extension.
In addition, the background work to this policy was prepared over
12 years ago, and does not specifically address how neighbourhood
character objectives are to be balanced with competing residential

Underpinned by the Maroondah Neighbourhood Character Study, which

objectives, following the designation of Ringwood as a Metropolitan

was prepared in 2004, is the Residential Neighbourhood Character

Activity Centre.

policy at Clause 22.02 of the planning scheme, which applies to the
majority of residential areas within the municipality.

Further, the Jubilee Park study area is just a small part of one of the

The policy supports the objectives in the MSS relating to the

policy guidance is not specific to the unique neighbourhood

enhancement of the preferred neighbourhood character of

characteristics of some of the higher value streets, such as Kendall

Maroondah. It includes a series of compatible objectives, and

(south), Ellison and Haig Streets.

specific policy statements (some with dimensions) relating to
environmental considerations, the number of dwellings, cross over
widths and other street integration requirements, landscaping, front
fences and site services.
Detailed preferred neighbourhood character objectives are also
provided for each of the 23 Neighbourhood Character Areas across
Maroondah. The study area is located within Neighbourhood Area
17, Jubilee Park, which is one of the largest precincts identified by
the Neighbourhood Character Study. The objectives for achieving
the preferred future character within the whole Neighbourhood
Area 17 are:
•

“Ensuring well articulated building forms that relate to the
streetscape.

•

Ensuring complementary, low scale building forms in older areas.

•

Encouraging the use of compatible building materials, particularly in
exclusively weatherboard areas.

•

Ensuring building setbacks allow space between dwellings for
vegetation.

•

Ensuring the retention of existing vegetation, particularly canopy
trees.

•

Ensuring the front setbacks are not dominated by car parking
structures and driveways.

•

Encouraging low front fence treatments.”

largest neighbourhood character areas in Maroondah. As such, the

The importance of the Ringwood Activity Centre is also outlined in
the LPPF, which again highlights the neighbourhood character v’s
provision of housing tensions that arise in any decision making close
to activity centres.
Again, a strengthening of Council’s position in relation to the
heritage and neighbourhood character values of Jubilee Park will aid
decision making for Council Officers, Councillors and Tribunal
Members going forward.
Zoning
With the exception of Ringwood Primary School and parkland, the
study area is zoned General Residential (GRZ1).
As explained, the purpose and provisions of the GRZ have changed
due to Amendment VC110, since the Scoping Study was
undertaken.
The purpose of the GRZ is “to encourage a diversity of housing types and
housing growth particularly in locations offering good access to services and
transport”, which encouraging development that “respects the
neighbourhood character of the area.”
A schedule to the GRZ may now contain neighbourhood character
objectives to be achieved for the area.
The zone now contains a ‘minimum garden area’ requirement
(regardless of whether a planning permit is required), stipulating that
a minimum of 30% of the lot must be set aside as a ground level
garden area on lots between 501 and 650 square metres, and 35% on

The Maroondah Neighbourhood Character Study is listed as a policy

lots above 650 square metres.

reference, and also includes ‘neighbourhood character brochures’
for each of the neighbourhood areas, including a preferred

A mandatory maximum building height of 11 metres and 3 storeys is

neighbourhood character statement and design guidelines.

now included in the GRZ. This can be varied in the schedule to the
zone. The requirements of Clauses 54 and 55 can also still be varied

The LPPF highlights the commitment of Council to preserving and

through a schedule.

enhancing the neighbourhood character of all residential areas in
Maroondah, and is further supplemented by more detailed
‘brochures’ including design guidelines. However, the policy only

Jubilee Park St 2. Neighbourhood Character
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2. Background continued…
The schedule to the GRZ1 in the Maroondah Planning Scheme
does not require a permit for the construction or extension of one
dwelling on a lot between 300 and 500 square metres. And no

Following VC110 and the finalisation of the residential zones
provisions, consideration now needs to be given to the most
appropriate zone for Jubilee Park i.e. GRZ or NRZ (and schedule),
and whether an overlay i.e. the NCO should apply.

application requirements or decision guidelines are specified.
However, specific requirements are included for side and rear
setbacks (greater setbacks required), private open space dimensions
(greater dimensions of 80 square metres required), and the height of
front fences (lower fence height of 0.9 metres in normal residential
streets required). No requirements are specified in relation to street
setbacks, site coverage, permeability, landscaping, walls on
boundaries, or maximum building height.
Overlays
The Significant Landscape Overlay (SLO4) covers the entire
study area and is in place for the protection of canopy trees.
This overly recognises that continuous canopy vegetation together
with the undulating topography contribute to the distinctive leafy
character and scenic beauty of Maroondah.
A permit is required to remove a tree of 5 metres (or more) in
height and with a trunk circumference of 0.5 metres at a height of
one metre love the ground. Exemptions include dead vegetation, or
a tree within 3 metres of an existing dwelling.
The SLO4 does not require a permit for buildings and works.
The Heritage Overlay (HO) covers four properties in Ellison
Street (HO98) and the majority of Ringwood Primary School
buildings and grounds (HO27).
A permit is required for subdivision, demolition and to construct a
building or carry out works.
Zones and overlays provide the planning permit ‘trigger’ and
subsequent requirements for applications, but as the majority of lots
(if not all lots) within the Jubilee Park study area are over 300 square
metres (and indeed 500 square metres), a permit is not required for a
single dwelling or extension to a dwelling. Further, as the NCO
does not apply to any part of the study area, a planning permit
application cannot be triggered under the current provisions, on the
basis of neighbourhood character value.
However, the variations to the side setback and front fence
requirements of Rescode in Schedule 1 to the GRZ do impact
neighbourhood character and can be enforced through the Building
Permit Application process. The protection of canopy trees through
the requirement of a permit for their removal under the SLO also
has positive neighbourhood character outcomes.

Jubilee Park St 2. Neighbourhood Character
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2. Background continued…
Other reference documents
Key reference documents were reviewed in detail as part of the

leafy character, with low front fences affording views into well-landscaped front

Scoping Study. Following is a summarized and updated version of

gardens. Recognition of the neighbourhood’s benefits will increase, resulting in

this work.

opportunities for renewal and a greater variety of housing in areas close to the

The Places We Live – Maroondah Housing Strategy 2016
The Maroondah Housing Strategy was adopted by Council on 27 June
2016, and therefore reflects current aspirations and Council policy
regarding the provision of housing across the municipality. The
undertaking of the Jubilee Park assessment is noted as a ‘priority
action’ in the housing strategy:
“3.1b Review neighbourhood character elements, including heritage, of the Jubilee
Park area. “

Ringwood Activity Centre.”
The key issues in relation to the Neighbourhood Character Study, which
have implications for this work are the outdated nature of the study
(particularly in relation to the Activity Centre, and its interface with
older streets with historic and highly valued built form), and the lack
of detail in relation to the streets within this much more focused
study area. It is understood that this is soon to be rectified, with a
review of the Character Study planned for this financial year.
The other key issue is that the recommendations of the

The housing strategy highlights that Maroondah is no longer simply

Neighbourhood Character Study have been implemented largely through

a suburban community. It contains one of nine designated

local policy, which only applies when a planning permit application

Metropolitan Activity Centres (Ringwood), and being located at a

is required. Other objectives that are included in the Character Study

major transport interchange, the MAC has a major role to play in

have been implemented through other means however, i.e. the

housing supply in outer eastern Melbourne. As such, development

protection of canopy trees is achieved through the use of the SLO

pressure will continue to be felt in established neighbourhoods that

in the Planning Scheme, and side setback requirements and the

are located near activity centres, and redevelopment will continue to

height of front fences is now included in the schedule to the GRZ1.

be logically supported in such locations.
Unfortunately, (with the exception of the requirement for one
However, the housing strategy also acknowledges that Maroondah

crossover), the design guidelines that form part of the

can only grow and prosper if those highly valued qualities - livability,

Neighbourhood Area brochures are only included in the Planning

landscape, character and environmental attributes - are not

Scheme as a reference document (and even then, are not specifically

compromised. But unless these qualities are specifically defined and

referred to at Clause 22.02-4).

protected in neighbourhoods of high value (through the planning
scheme), it will continue to be difficult to prioritise these qualities
above redevelopment and residential transformation.

Reference documents have only a limited role in decision-making as
they are not part of the planning scheme. They do not have the
status of incorporated documents, which carry the same weight as

Maroondah Neighbourhood Character Study 2004

other parts of the planning scheme.

The Maroondah Neighbourhood Character Study was prepared in 2004
and comprises a background report, and a series of neighbourhood
character ‘brochures’ for each of the 24 Neighbourhood Areas
identified across the municipality. The study has been incorporated
into the Maroondah Planning Scheme in the form of a local policy,
with the study itself (including the brochures) as policy reference
documents.
The study area forms a very small part of one of the largest
Neighbourhood Areas (17 Jubilee Park), and the preferred future
character statement is:
“The Jubilee Park Neighbourhood Area will retain its substantial tree canopy
and established garden character, with many large canopy trees and vegetation in
the spaces between buildings. Away from the Activity Centre, in the older areas
of the neighbourhood, buildings will remain low scale, contributing to a sense of
openness in the streets. Streetscapes throughout the area will retain a green and

Jubilee Park St 2. Neighbourhood Character
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2. Background continued…
VCAT decisions
As part of the Scoping Study, three VCAT decisions were reviewed

“... if the dwelling were to front the right of way it may be consistent with the

relating to residential planning permit applications for properties at

neighbourhood character that emerges in the future.”

14 James Street, 28 James Street and 31 Haig Street. A summary of
the cases, and the implications for this work are outlined below.
Fenwick v Maroondah (2007) VCAT 1092 - 14 James Street
In the case of 14 James Street (2007), the decision of the
Responsible Authority was set aside and a permit was granted for
the construction of two double storey dwellings and removal of
vegetation.
The Tribunal member described James Street as being characterised
by dwellings of different styles and forms, with a number of
examples of new development close to the subject site. The tensions
between the competing character and residential policy objectives
was noted, for e.g.
“... on the one hand you have the neighbourhood character policy seeking a
preferred outcome for residential land and on the other hand policies... which seek
a greater intensity of residential development close to activity centres and transport
facilities.”
And in this case, the Tribunal Member found that the residential
development objectives took precedence:

And dismissed any concerns relating to the visual and amenity
impacts of the future two storey development:
“Double storey dwellings are an accepted form of development in a suburban
environment.”
Archestral Designs v Maroondah (2005) VCAT 2273 - 31
Haig Street
In the case of 31 Haig Street, the Responsible Authority’s decision
was again set aside and a permit for two dwellings (one additional
two storey dwelling) was issued. The Council had refused the
application on the basis that the new double storey dwelling would
not be in keeping with existing or preferred neighbourhood
character of the surrounding area.
With some minor changes to address amenity concerns, and the
requirement of a landscaping plan, the Tribunal Member found that:
“... from a neighbourhood character perspective the proposal would not impact on
the Haig Street streetscape or neighbourhood character...”
And further:

“… I consider on balance the preferred character area outcomes articulated in

“... that this development is a reasonable medium density housing proposal in

Clause 22.03, are in this location, subservient to the policy objectives of greater

this section of Ringwood.”

diversity of housing, intensity and variety as set out in Clause 21.08.”
In reviewing these decisions, of particular note is the fact that in all
And of particular relevance to this study, is the following:
“This does not mean that this area is a free for all. What it does mean is that a
more robust or flexible approach needs to be taken in assessing character
outcomes in areas that are so close to the Ringwood Activity Centre and public
transport facilities.”
Avery v Maroondah (2010) VCAT 56 - 28 James Street

three cases Council’s decisions were set aside and permits granted.
In all decisions, the Tribunal Member either prioritised the provision
of higher density housing near activity centres above neighbourhood
character (as explicitly stated in Fenwick v Maroondah), or ruled
that preferred neighbourhood character would not be adversely
affected.
This will remain the case unless Council proceeds with

In the case of 28 James Street, the decision of the Responsible

implementing particular protection mechanisms for specific areas of

Authority was set aside and a permit was granted for the subdivision

neighbourhood character value, thus clarifying the policy position

of the subject site into two lots (facilitating the subsequent

and elevating their status as areas to be protected.

development of the rear lot for a two storey dwelling that did not
require a planning permit).
The key issue in this case was vehicular access to the rear property,
and the Tribunal Member ruled that this should occur via the right
of way to the south (which links James and Kendall Streets at their
southern end). This decision was based on the fact that ‘gun barrel’
driveways (which would have been required had the property been
accessed from James Street) are inconsistent with Council’s
Neighbourhood Character Policy at 22.03. The Tribunal Member
also stated that:

Jubilee Park St 2. Neighbourhood Character
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3. Jubilee Park Character Assessm ent
What is neighbourhood character?
Neighbourhood character is shaped by the way buildings, vegetation
and topography, both in public and private areas, relate to each
other. It is the way these distinctive components of an area’s
character combine to produce a particular visual ‘sense of place’ that
makes one neighbourhood different from another. Some elements
may be more important than others in creating this special character.
The following character elements were surveyed as part of the
Scoping Study, and have been re-visited and confirmed as part of
this stage, in order to define the existing neighbourhood character of
the area:
•

Context/location/topography

•

Landscape character/vegetation

•

Street/block alignment

•

Street characteristics/street trees

•

Front and side setbacks/front gardens/front fences

•

Architectural style(s)/building materials

•

Building height and form/roof form

•

Other notable neighbourhood features

Jubilee Park St 2. Neighbourhood Character
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3. Jubilee Park Character Assessm ent
continued…
The Jubilee Park study area was divided into three ‘sub precincts’ as
part of the Scoping Study, for the purpose of determining and
assessing neighbourhood character. The determination of these
precincts was based on historic subdivision patterns, topography
and built form characteristics, and are illustrated in Figure 2.
While the division of the study area allowed a more detailed
assessment, precincts or parts of precincts may be combined in the
final recommendations, due to similar characteristics and/or
management requirements.

Figure 2. Illustration of ‘sub precincts’ for the character assessment
as part of the Scoping Study.
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3. Jubilee Park Character Assessm ent
continued…
James Street & Kendall Street (Precinct 1)
Precinct 1 is centred on James and Kendall Streets, which formed
part of the historic ‘Ringwood Station Estate’ subdivision. The
streets are oriented north-south, and run off Station Street to the
north, terminating at a narrow right of way linking the two streets at
their southern ends. Facing Station Street, properties have been
consolidated and redeveloped, including a large site, which is the
RSL Club. Properties at the eastern edge of the precinct, which face
Wantirna Road, comprise a mix of residential and commercial uses,
including a number of medical consulting suites. The precinct also
includes four properties in Greenwood Avenue.
Neighbourhood Character Description (Precinct 1)
The topography of James and Kendall Streets slopes away from
Station Street, dips, and rises again gently towards the southern end
of the streets. The precinct is subdivided in a grid pattern, with
blocks oriented square to the streets, with lot sizes of around 500600 square metres.
The streetscape is characterised by concrete kerb and channeling, a
grassy nature strip with mixed street trees, and a footpath adjacent
to the front boundary of residential properties. Front boundaries are
mostly defined by low fencing in a mixture of styles and materials,
and front gardens are grassy and planted with a variety of low
species, and some canopy trees. Of special note are two large
Norfolk Island Pine trees, located at 7 James Street.
At the northern ends of James and Kendall Streets, closest to
Ringwood Station and the activity centre, properties have been
redeveloped with newer homes and units, and the character is very
mixed. There are also three vacant lots, including 13-15 and 18
Kendall Street. The neighbourhood character of the southern ends
of both streets is much more consistent, particularly 17-35 and 2032 Kendall Street.
Front setbacks are consistent, and generally between 6 to 8 metres,
and dwellings are set back from both side boundaries. A small
number of car parking structures are located on the boundary, to the
rear of properties. A number of original dwellings, including
bungalows, inter war and post war homes still exist, and are
predominantly of timber construction with pitched (and some
gabled), tiled roofs. Dwellings are almost exclusively single storey.

Jubilee Park St 2. Neighbourhood Character
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3. Jubilee Park Character Assessm ent
continued…
Ellison Street & Haig Street (Precinct 2)
Precinct 2 comprises Ellison and Haig Streets, which formed part of
the historic ‘Ringwood Township Estate’ subdivision, on land that
was formerly an orchard owned by Count von Horn. The streets
run in an east-west direction off Wantirna Road, with Ellison Street
terminating at the Maroondah Federation Estate, and Haig Street
intersecting Greenwood Avenue at its eastern end. Properties facing
Wantirna Road at the western end of the precinct are largely outside
the study area and have been redeveloped, or converted to other
uses.
Neighbourhood Character Description (Precinct 2)
The topography of Ellison and Haig Streets is flat, and a traditional
gridded subdivision pattern means that the rectangular blocks of
around 600-700 square metres are aligned to face the street.
The streetscape has an open and spacious feel, characterised by
concrete kerb and channeling, wide grassy nature strips, concrete
footpaths and consistent low fencing, of mixed materials, at the
front boundaries of the properties (and in a couple of instances, no
front fences). Street trees are of mixed species, and front gardens are
grassy and generally planted with low vegetation.
The precinct contains a number of intact bungalow style dwellings
(particularly Ellison Street, including nos. 6-12 which are currently
protected by the HO) and interwar homes. The existence of many
intact older dwellings, with minimal demolition and infill, achieves a
consistency in character.
In a couple of cases, the use of timber for new homes of similar
form (including a two storey dwelling at the rear of 5 Ellison Street)
has resulted in minimal impact on the character of the streetscape.
Generally, dwellings are set back approximately 5 to 7 metres from
front boundaries, and are also set back from both side boundaries,
with some car parking structures located adjacent to the side
boundary at the rear of properties. Built form is mostly single storey
and low scale, with some examples of first floor additions.
Timber is the predominant building material, with tiled pitched
and/or gabled roof forms; however, there are some examples of
brick dwellings. Many of the historic bungalow homes feature
decorative front porches with brick piers and rendered columns, and
other features such as leadlight bay windows and timber shingles on
gable ends.

Jubilee Park St 2. Neighbourhood Character

14

3. Jubilee Park Character Assessm ent
continued…
Caroline Street, Henry Street, Thomas Street (south) and
Emerald Street (west) (Precinct 3)
Precinct 3 includes Caroline and Henry Streets, which were part of
the historic ‘Bestpart Estate’ subdivision by Arthur V. Greenwood.
The streets, which were named after Greenwood’s parents, are
oriented east west, and are terminated by Greenwood Avenue to the
west, and Thomas Street to the east. The southern section of
Thomas Street is also included within this precinct, together with
the small, westernmost section of Emerald Street. It is important to
note that Caroline and Henry Streets are covered by a single
dwelling covenant on the titles to the properties.
Neighbourhood Character Description (Precinct 3)
The traditional subdivision pattern of gridded streets in this precinct
contrasts with the topography, which slopes gently down to the
south. Blocks are approximately 600-700 square metres in area, and
properties on the southern side of Henry Street back onto the
Ringwood Croquet Club and its 1950s clubhouse, which form part
of the Jubilee Park recreation reserve.
The streetscapes are characterised by concrete kerb and channeling,
grassy nature strips with a variety of street trees, and a footpath
adjacent to the front boundary of properties. Front fences vary
considerably within this precinct, and comprise a mix of low styles,
with some examples of high fencing, and no fencing. Front gardens
are well vegetated throughout, with some containing large canopy
trees.
The predominant architectural style within this precinct is simple
post war timber dwellings, with tile roofing. There are also some
examples of post war brick or rendered homes, and a number of
new dwellings, with some constructed in faux heritage styles. No. 5
Caroline Street is of particular note as an older bungalow style
dwelling with timber shingled gable roof ends, which is well
maintained.
Dwellings are set back between approximately 7 to 10 metres from
the front boundary, and are set back from both side boundaries,
with the exception of a number of car parking structures, which are
generally located towards the rear of sites. Built form is generally
single storey, with a number of examples of first floor additions.

Jubilee Park St 2. Neighbourhood Character
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3. Jubilee Park Character Assessm ent
continued…

diversity of housing adjacent to the Ringwood Activity Centre and

Threats to character

transport interchange.

The threats to the character of Jubilee Park have been determined

However, the southern end of James Street is of local

from site surveys and professional judgment, together with

neighbourhood character significance due to the consistency and

consideration of the local community’s concerns. Threats to

intactness of the original timber bungalow and inter war homes,

character are important to consider and articulate, as together with

together with their uniform scale, setbacks and garden settings. As

all the other material collected, they logically lead to conclusions

such, the recommendation included in the Scoping Study for

regarding the best measures for the management and protection of

additional planning scheme policy and controls is confirmed (nos.

neighbourhood character.
The threats to the neighbourhood character of Jubilee Park are:
•

Loss of historic homes, including bungalows inter war and
post war dwellings

19-29 and 20 + 24-28A). This will clarify Council’s position on this
discreet precinct, and protect the special character of this older,
highly valued streetscape.
The southern end of Kendall Street contains an intact group of
1930s timber bungalows and is also notable for its cohesive

•

Loss of older weatherboard homes

architectural and streetscape character. This section of Kendall

•

A loss of the predominance of timber as the main

significance. As such, while the NCO will not be recommended as

Street (nos. 17-35 and 20-32) has been identified as having heritage
construction material
•

Visually dominant ‘heavy’ first floor additions to original
post war homes

•

Visually dominant development built close to the street,
particularly of masonry construction in streets where
timber is the predominant building material

the HO is the more appropriate overlay in this case, other planning
scheme provisions and policy should still be strengthened.
A small number of properties at the western end of Ellison and
Haig Streets, and certainly those facing Wantirna Road (mostly
outside the study area) have been redeveloped and are of little or no
neighbourhood character significance.
However, the northern side of Ellison Street is of local

•

Loss of low scale nature of streetscapes

•

Loss of consistent front setbacks

•

An excess of hard surfacing within front gardens

•

Carports or garages constructed within the front

significance of this section of the street. An additional consideration

boundary, or in line with the front facade of dwellings

is the existence of a number of highly valued heritage homes

neighbourhood character significance due to the existence of older
style homes and their cohesiveness in scale, roof form and siting.
The spaciousness around the dwellings together with the landscaped
garden settings, strengthens the neighbourhood character

opposite, on the southern side of Ellison Street. Together, they
•

Loss of garden settings, and sense of space around

result in a very highly valued and consistent streetscape.

dwellings, when viewed from the street
As such, the recommendation for additional planning scheme
•

Loss of established canopy trees

•

High and/or solid front fences

Character conclusions
The original neighbourhood character of the northern part of James
and Kendall Streets has been somewhat eroded by demolition and

controls and policy as outlined in the Scoping Study is confirmed
(nos. 3-17 Ellison Street). The southern side of the street is already
partly covered by the Heritage Overlay, and this is proposed to be
extended to the remaining significant properties. As such, the NCO
is not recommended on the southern side, however other planning
scheme provisions and policy should still be improved.

redevelopment, which is logical given the proximity of the precinct

The neighbourhood character of Caroline, Henry, Thomas and

to the Ringwood Activity Centre. This is further evidenced (and

Emerald Streets is predominantly defined by simple, timber post-

supported) by recent VCAT decisions. Similarly, the character of the

war houses in a variety of garden settings. However, a number of

properties facing Wantirna Road has been altered by other uses and,

dwellings in this precinct have been altered or extended, and

in some cases, associated car parking and signage.

together with the mix of styles and materials, this gives the overall

It is appropriate that these areas remain in the General Residential
Zone and continue to be renovated and redeveloped, providing a

impression of varied streetscapes, and a less consistent
neighbourhood character. As such, the NCO is not recommended,
but a strengthening of neighbourhood character policy is still
appropriate.

Jubilee Park St 2. Neighbourhood Character
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3. Jubilee Park Character Assessm ent
continued…
Summary
In summary, the key elements that define the highly valued
neighbourhood character of Jubilee Park, but specifically the
southern ends of James and Kendall Streets, and the almost full
extents of Ellison and Haig Streets are the built form and spacious
garden settings, when viewed from the public domain. This
includes the existence of low scale, older style homes (including
dwellings of heritage significance), the predominance of timber as a
building material, well established landscaping, consistent front and
side boundary setbacks and low front fences, appropriate to the
architectural style of the houses. These highly valued
neighbourhood character elements are rare within the Municipality,
with the only other comparative example being the 1920s timber
bungalows of the Alto Avenue precinct (NCO1).
In making a final decision on the most appropriate suite of planning
scheme tools to protect and manage this character, the following
considerations are most important:
•

The ability to protect homes of heritage value is provided
by the Heritage Overlay, which includes a demolition
control for that purpose. The Neighbourhood Character
Overlay (NCO) should not be recommended on sites
where the Heritage Overlay is proposed.

•

The ability to ensure that new single dwellings, extensions
to dwellings and outbuildings are appropriate to the
neighbourhood character of the area (including the use of
compatible materials) requires a permit trigger, such as the
NCO. The NCO also allows the character of the area to
be fully articulated through the statement of
neighbourhood character in a schedule.

•

The ability to ensure that the height of dwellings is
appropriate to the area is provided through residential
zoning provisions, either the default mandatory
maximum, or through a schedule to the zone.

•

Elements such as the siting of dwellings (front and side
setbacks) are able to be managed through a schedule to
the residential zone.

•

The maximum height of front fences can also be
stipulated in a residential zone schedule.

•

Neighbourhood character objectives must be provided
through a schedule to the NCO and/or a schedule to the
residential zone (GRZ or NRZ).

Jubilee Park St 2. Neighbourhood Character
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4. Discussion & proposed
recom m endations

with the application of the HO and the NCO, and would satisfy

Introduction

In the northern areas of James and Kendall Streets, and for

The Victoria Planning Provisions (VPPs) provides a suite of tools
ranging from broad strategic objectives to detailed, nondiscretionary measures for the protection and management of
neighbourhood character. One of the key issues facing a local
Council is selecting the right provisions to give effect to its desired
neighbourhood character outcomes.

community concerns and expectations.

properties fronting Wantirna Road, it is considered that the
retention of the GRZ is appropriate.
The Neighbourhood Character Overlay
The Neighbourhood Character Overlay (NCO) is most
appropriately used where an area, relative to the rest of the
municipality, requires a specific approach to neighbourhood

The determination of existing positive neighbourhood character

character, and should only be applied following a detailed character

traits, along with an analysis of the threats to that character, and

assessment and community consultation. The NCO is most often

consideration of what the community values most about their local

used in areas where the built form character is consistent and highly

area, should all be deliberated before arriving at a decision.

valued, but a Heritage Overlay cannot be justified, or is not

GRZ or NRZ?
As outlined in Chapter 2 of this report, due to the changes to the
residential zones that were implemented through VC110, the
differences between the provisions of the NRZ and the GRZ are
now minimal. Further, it is possible to vary the same zone
provisions for both, through a schedule.

appropriate. A schedule to the NCO must contain a statement of
the key features of the neighbourhood character, and the
neighbourhood character objectives to be achieved.
Due to the identification of highly valued built form characteristics
(including materials and siting), and the preference to assess the
development of single dwellings, extensions to dwellings and other
buildings and works in these areas i.e. James Street (south), Kendall

In deciding which residential zone is most appropriate for Jubilee

Street (south) and Ellison and Haig Streets, as flagged in the Scoping

Park, or for different areas of Jubilee Park, the purposes of the

Study, the NCO is recommended where the HO will not be applied.

zones and the mandatory maximum building height are the key

(The use of the HO and the NCO together should be avoided.)

factors.

This recommendation is made in recognition of the local

The default mandatory maximum building height under the GRZ is

neighbourhood character significance of these areas of Jubilee Park,

11 metres and 3 storeys, as opposed to the NRZ, which is 9 metres

and to ensure that future development is more compatible with, and

and 2 storeys.

further strengthens, these qualities. The NCO is also recommended
to support the application of the HO to adjacent and nearby

One of the key neighbourhood character elements, and one which is

individual and group listings. The application of the NCO will

highly valued by the community, is the low scale nature of the older

provide a context and complete precinct for the sites of heritage

style homes. This is particularly important in streetscapes that also

significance, and recognises the importance of whole streets, in

contain buildings of heritage value i.e. James Street (south), Kendall

terms of neighbourhood character significance.

Street (south), and Ellison and Haig Streets. In response to the
older (and in some cases, historic) low scale built form that

Under the NCO, a permit is required for buildings and works,

characterizes these streets, the most appropriate maximum building

demolition and tree removal. A schedule to the NCO can also be

height is considered to be 9 metres, as opposed to 11 metres. And

used to vary most standards in Clauses 54 and 55, except for those

while the GRZ could be chosen, and the height varied through the

specified at Clause 43.05-3 (but not the Rescode objectives and

schedule, the application of the zone that already has these

decision guidelines). Additional local neighbourhood character

provisions in place is the most sensible action.

decision guidelines can also be introduced.

Also due to the simple, low scale nature of built form in Caroline,

Local policy

Henry, Thomas and Emerald Streets and Greenwood Avenue
(within the study area), the application of the NRZ is considered
most appropriate and justifiable. While garden settings and
architectural styles are less consistent, built form is uniformly single
storey. There are also a small number of individual HO properties
within this precinct.
The purposes of the NRZ are more appropriate to these areas of
Jubilee Park, and the decision to apply this zone would marry well

Jubilee Park St 2. Neighbourhood Character

While specific zoning provisions and overlay controls are proposed
for a discreet area of Jubilee Park, the neighbourhood character of
the whole precinct should be recognized and appropriately defined
as a separate Neighbourhood Area.
Local policy 22.02 should be updated with additional design
response statements to reflect this. However, in light of the
upcoming review of the Neighbourhood Character Study, Council should
first consider a thorough review and re-write of the whole policy.
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4. Discussion & proposed
recom m endations continued…
Character objectives & design responses
The following neighbourhood character objectives and design
responses should form the basis of decision making through the
NRZ and the NCO. That is, they should be incorporated into the

Building design
Objectives
To ensure that new development is sustainable and designed in direct response to
its site, location and neighbourhood character context.

NRZ schedule and the NCO schedule as objectives and decision

To complement and strengthen the historic and predominant use of timber

guidelines.

throughout the area.

Heritage fabric

To ensure that all dwellings, their settings and front fences make a positive

Objectives
To ensure that the visual evidence of residential history is retained throughout the

contribution to the public domain and pedestrian environment.
Design responses

Jubilee Park precinct.

•

predominant building type, use timber as the main

To encourage the retention of older weatherboard dwellings that contribute to the

construction material or incorporate timber or another

valued neighbourhood character of the area.

non-masonry material that is complementary to the

Design responses
•

Retain significant heritage dwellings and detailing.

•

Discourage the demolition of older dwellings that are not

character of the streetscape.
•

dwellings predominate.
•

Clearly distinguish new development, including additions

detailing.

the use of contemporary but sympathetic architecture.
Avoid architectural mimicry

•

Retain the three dimensional form of heritage buildings
when viewed from the public realm, and avoid ‘facadism’.

Building form
Objectives
To ensure that new dwellings are an appropriate scale in relation to their bulk
and height, relative to the scale of surrounding dwellings and the character of the
street.
To ensure well articulated dwellings that address the streetscape.
To ensure low scale building forms, consistent with the neighbourhood character
of the area.
Design responses
•

Respect the predominant building height and roof forms
on adjacent properties and elsewhere in the street.

•

Articulate and recess upper storey building elements.

•

(Mandatory maximum building height is addressed
through the schedule to the NRZ.)

Jubilee Park St 2. Neighbourhood Character

Articulate the form of new dwellings and their elevations
through the considered composition of openings and

to existing dwellings, from the original built form through

•

Avoid the exclusive use of ‘heavy’ materials such as
masonry and render in streets where weatherboard

covered by the Heritage Overlay, where possible.
•

In streets where weatherboard dwellings are the

•

Provide well designed entries to dwellings that maximize
opportunities for visibility to and from the streetscape.

Siting
Objectives
To maintain the consistent siting of dwellings, allowing for a generous and well
vegetated front garden.
To ensure that the space between dwellings is maintained and that side setbacks
allow for the planting of vegetation.
To maintain a sense of spaciousness around dwellings, when viewed from the
street.
Design responses
•

New development should be sited and designed to
address the street.

•

New dwellings should be sited to ensure that the front
setback is no less than the average of the adjacent two
dwellings.

•

(Side and rear setbacks are addressed through the
schedule to the NRZ.)
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Character objectives & design responses
continued…
Front boundary treatments
Objectives
To maintain and enhance the spacious garden settings of dwellings.
To enhance the security of properties, and ensure views into the front gardens of
dwellings.
Design responses
•

Retain existing canopy trees, and provide for the planting
of new vegetation and canopy trees wherever possible.

•

Avoid the excessive use of paving and other impervious
surfaces in front gardens.

•

Provide a low front fence that allows views through or
over the fence into the front garden.

•

Provide a front fence that is appropriate to the era of the
dwelling.

Access and car parking
Objectives
To ensure that car parking structures and driveways do not adversely affect the
character or visual amenity of the streetscape.
To ensure that front setbacks are not dominated by garages, carports or vehicular
access.
Design responses
•

Provide only one vehicular crossover per frontage.

•

Ensure that the front elevation of new dwellings is not
dominated by garaging.

•

Locate garages, carports and car parking areas behind the
front façade of dwellings.

Jubilee Park St 2. Neighbourhood Character
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5. Final recom m endations
The final recommendations to protect and manage the

dwelling with a minimum area of 60 square metres, a minimum
dimension of 5 metres and convenient access from a living room.

neighbourhood character significance of Jubilee Park are as follows:

Private open space (B28)

Neighbourhood Residential Zone

An area of 80 square metres, with one part of the private open space

Rezone the majority of the study area from the General Residential
Zone to the Neighbourhood Residential Zone, specifically:

to consist of secluded private open space at the side or rear of the
dwelling or residential building with a minimum area of 60 square
metres, a minimum dimension of 5 metres and convenient access

•

18-28A James Street

from a living room.

•

19-29 James Street

(The new minimum garden area requirement will result in 30-35%

•

20-34 Kendall Street

•

21-35 Kendall Street

•

3-17 Ellison Street

•

4-18 Ellison Street

•

3-32A Haig Street

•

2-34 Haig Street

•

1-31 Caroline Street

•

2-36 Caroline Street

•

1-33 Henry Street

•

2-38 Henry Street

•

37-57 Thomas Street

•

1-9 Emerald Street

•

2-10 Emerald Street + 62A Ford Street

•

28-30B Greenwood Avenue

of land on lots in Jubilee Park being set aside. Where private open
space requirements such as those set out above are included in a
schedule, the most restrictive will apply.)
Front fence height (A20 and B32)
0.9 metres

Include a Schedule to the Neighbourhood Residential Zone for
these properties, containing the following requirements (the
setbacks and private open space variations already apply to the
precinct):
Side setbacks (A10 and B18)
1.2 metres, plus 0.3 metres for every metre of height over 3.6 metres
up to 6.9 metres, plus 1 metre for every metre of height over 6.9
metres.
Rear setbacks (A10 and B18)
5 metres, plus 0.3 metres for every metre of height over 3.6 metres
up tot 6.9 metres, plus 1 metre for every metre of height over 6.9

Neighbourhood character objectives
Include the objectives prepared as part of this study (refer p. 18-19
of this report) in the schedule to the NRZ.
Decision guidelines
Include the design response statements prepared as part of this
study (refer p. 18-19) as decision guidelines in the schedule to the
NRZ.
Neighbourhood Character Overlay
Apply the Neighbourhood Character Overlay to the properties
located at the southern end of James Street, the northern side of
Ellison Street and to one property on Kendall Street, specifically:
•

20 + 24-28A James Street

•

19-29 James Street

•

34 Kendall Street

•

3-17 Ellison Street

Include a Schedule to the Neighbourhood Character Overlay,
containing the following:
Statement of neighbourhood character
Utilise the neighbourhood character descriptions and conclusions
prepared as part of this study (refer p. 12-17) for the statement of
neighbourhood character when preparing the amendment
documentation.

metres.

Neighbourhood character objectives

Private open space (A17)

Include the objectives prepared as part of this study (refer p. 18-19

An area of 80 square metres, with one part of the private open space

of this report) in the schedule to the NCO, bearing in mind that the

to consist of secluded private open space at the side or rear of the

Jubilee Park St 2. Neighbourhood Character
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5. Final recom m endations continued…
NCO will not apply to properties covered by the HO, and therefore
some objectives will require deletion and/or amendment.
Permit requirements
A permit is required to:
•

Construct or extend an outbuilding normal to a dwelling.

•

Construct an outdoor swimming pool associated with a
dwelling.

•

Demolish or remove a dwelling.

Decision guidelines
Include the design response statements prepared as part of this
study (refer p. 18-19) as decision guidelines in the schedule to the
NCO. Give consideration to the properties to be covered by the
NCO as opposed to the HO and delete/amend the design response
statements as necessary.
Policy Reference
Jubilee Park Heritage and Neighbourhood Character Study Stage 2, Context
& Claire Scott Planning (2017)
Local policy
Redefine a new Neighbourhood Area for Jubilee Park as part of the
review of the Neighbourhood Character Study, comprising the properties
that are recommended to be zoned Neighbourhood Residential
Zone.
Rename the remaining Neighbourhood Area 17 as part of the
review of the Neighbourhood Character Study.
Update local policy 22.02 Residential Neighbourhood Character to
reflect the above recommendations, but only after a full review of
local policy structure and content as part of the Neighbourhood
Character Study review.
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