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1 Apologies And Requests For Leaves Of Absence

2 Declarations Of Conflict Of Interest

3 Confirmation Of Minutes

Confirmation of Minutes of the Mid Month Meetings of Council held on 
Monday 9 September 2024 and Monday 16 September 2024.
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4 Officer Reports

4.1 1-2/391 Forest Road, The Basin
 
Final Report Destination: Council
Paper Type: For Decision
Author: Principal Planner, Nancy Neil
Manager: Acting Manager City Planning & Building, Katherine Walker
Executive: Director City Liveability, Matt Kelleher

SUMMARY 
This report considers Planning Application P/2023/6567 for the construction of an office and 
retail building with basement car parking at 1-2/391 Forest Road, The Basin.

The recommended decision in this report has been determined by the Officer Responsible not to 
contravene the provisions of the Local Government Act 2020 or the Election Period Policy with 
respect to major decisions or inappropriate decisions.

RECOMMENDATION (SUMMARY)
That Council issue a Notice of Decision to Grant a Planning Permit for the construction of an 
office and retail building with basement car parking at 1-2/391 Forest Road, The Basin, subject 
to the conditions detailed in the full recommendation in section 10 below.

1.  DISCUSSION 
A new application P/2023/6567 has been lodged with Council for the construction of an office and 
retail building with basement car parking at 1-2/391 Forest Road, The Basin.

It is considered the development will provide an appropriate balance between maximising 
commercial activity while protecting key views to the Dandenong Ranges from within The Basin 
Village Neighbourhood Activity Centre. 

The development generally complies with the Commercial 1 Zone, Environmental Significance 
Overlay - Schedule 3 (ESO3), and Bushfire Management Overlay (BMO).

Subject to conditions, the development will generally comply with the Design and Development 
Overlay – Schedule 11 (DDO11).

On balance it is considered that the proposal responds to the Planning Policy Framework. It is 
recommended that a Notice of Decision to Grant a Planning Permit be issued.

The application is being reported to Council for decision as, pursuant to Council’s Instrument of 
Delegation (S6), the site is located within the Dandenong Foothills Policy Area and more than 10 
separate property objections have been received.
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2.  ENGAGEMENT 
The application was advertised by way of two (2) signs on the site and notices were sent to 
adjoining property owners and occupiers. In total 25 objections were received. 

The application was referred internally to Council’s Traffic Engineer, Stormwater Engineer, 
Landscape Officer, Arborist, Parks Services, ESD Officer, City Futures, Building, Waste, Assets, and 
to Hansen Partnership for urban design advice. The application was also referred externally to the 
CFA and Department of Transport and Planning. No major concerns were raised with the 
application. Any conditions from referral authorities have been included in the Conditions within 
the Recommendations.

3.  SOCIAL IMPLICATIONS
There are no significant social implications associated with the proposed development. A thorough 
assessment of the application against all relevant considerations of the Knox Planning Scheme can 
be found at Section 5 of the Officer’s Report at Attachment 1.

4.  CLIMATE CHANGE CONSIDERATIONS
Implementation of the recommendation is considered to have no direct implications or has no 
direct impacts upon Council’s Net Zero 2030 target, the Community Net Zero 2040, exposure to 
climate risks or climate change adaptation. 

In response to the Community Net Zero 2040 target and exposure to climate risks or climate 
change adaptation, the Knox Planning Scheme does not currently require developments to achieve 
net zero emissions, nor has the development has been designed to achieve this.

5.  ENVIRONMENTAL IMPLICATIONS
There are no significant environmental impacts or amenity issues associated with the proposed 
use/development.  A thorough assessment of the application against environmental and amenity 
considerations can be found at Section 5 of the Officer’s Report at Attachment 1.

6.  FINANCIAL AND RESOURCE IMPLICATIONS 
There are no financial or economic implications associated with the proposed use/development 
for Council.

7.  RISKS 
Analyse the major risks associated with the proposal and explain how these risks will be treated 
(i.e. accept, transfer, avoid, manage as per Council’s Risk Management Framework) 

8.  KNOX COMMUNITY AND COUNCIL PLAN 2021-2025

Neighbourhoods, Housing & Infrastructure
Strategy 2.1 - Plan for and support diverse housing to meet changing community needs.
Strategy 2.2 - Create, enhance and maintain places and spaces for people to live, work, play and 
connect.
Strategy 2.3 - Provide, maintain and advocate for accessible and sustainable ways to move around 
Knox. 
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9.  CONFLICT OF INTEREST
The officers contributing to and responsible for this report have no conflicts of interest requiring 
disclosure under Chapter 5 of the Governance Rules of Knox City Council.  

10.  RECOMMENDATION 
That Council issue a Notice of Decision to Grant a Planning Permit for the construction of an 
office and retail building with basement car parking at 1-2/391 Forest Road, The Basin, subject 
to the following conditions:

Amended Development Plans

1. Prior to the commencement of the development approved under this Permit, amended 
development plans to the satisfaction of the Responsible Authority must be submitted to 
and approved by the Responsible Authority.  The development plans must be approved prior 
to other plans required by this permit. When approved, the plans will be endorsed and will 
then form part of the permit.  The plans must be drawn to scale with dimensions.  The plans 
must be generally in accordance with the plans submitted with the application but modified 
to show:

1.1 Modifications to the building to ensure the development complies with the overall 
building height and internal ceiling height requirements of the Design and 
Development Overlay – Schedule 11 (DDO11) by reducing the overall building height 
in accordance with the ‘without prejudice’ plans included as Attachment 3 (Plans 
prepared by AP Studio dated 6/9/24, REV D).

1.2 All car parking spaces must be designed in accordance with Diagram 1 of the Knox 
Planning Scheme, Clause 52.06 in relation to clearances around the parking spaces. 
Should the Charging Point create a vertical obstruction, it may be relocated to the 
rear of the space and be no longer than 1.75m in length (as shown at parking space 
13). 

1.3 The accessible car parking spaces must be at least 2.4m wide with an adjacent shared 
area 2.4m wide. Accessible parking spaces are to be located as close as possible to 
entrances, line marked and signed in accordance with AS2890.6. 

1.4 Accessway grades must not be steeper than 1:10 within 5 metres of the frontage for 
at least a width of 2.75m (on the exit side of the accessway). 

1.5 A dividing line or similar is installed with traffic direction arrows to designate the side 
of the accessway for exiting drivers. 

1.6 A warning system (together with an appropriately marked stopping/waiting area) 
must be installed on both floors of the car park that reduce instances where vehicles 
traveling in opposite directions occurs on the ramp. 

1.7 Any gates or similar device controlling vehicular access to the car park must be 
located at a minimum of 6m inside the property to allow vehicles to store clear of the 
footpath and the Conyers Street carriageway.

1.8 An annoation on the plans stating “The drainage pit in the crossover must be 
modified with a heavy-duty trafficable lid/grated pit to Knox City Council standards 
and approved by Council’s Stormwater and Asset Preservation teams.”
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1.9 An annotation on the plans stating “Low clearance signs must be installed where 
vehicles first encounter an overhead obstruction where the clearance is less than 
3m.”

1.10 An amended Waste Management Plan in accordance with Condition 12.

1.11 Tree Protection Fencing and Tree Protection Zones for vegetation retained on 
neighbouring properties and Council street trees to be retained to be drawn on the 
Development, Drainage and Landscape Plans in accordance with Conditions 16-23.

1.12 All levels to be to AHD (Australian Height Datum).

To the satisfaction of the Responsible Authority.

Other Plans

2. Prior to the commencement of the development and issue of a Building Permit for the 
development approved under this Permit, the following plans and computations must be 
submitted to the Responsible Authority as a complete set.  When approved, the plans will be 
endorsed and will then form part of the permit.  Construction must be in accordance with 
these plans. The plans must comprise the following:

2.1 Drainage plans in accordance with Condition 3.

2.2 A Car Parking Management Plan in accordance with Condition 29.

2.3 A Construction and Traffic Management Plan in accordance with Condition 30.

To the satisfaction of the Responsible Authority.

Drainage Plans

3. Prior to the commencement of the development approved under this Permit, drainage plans 
and computations must be submitted to and approved by the Responsible Authority.  
Construction of the drainage must be in accordance with these plans.  The plans must show 
the following:

3.1 All stormwater drainage discharge from the site connected to a legal point of 
discharge.

3.2 The internal drains of the dwellings to be independent of each other.

3.3 An on-site detention system designed by a suitably qualified Civil Engineering 
Consultant to ensure no net increase in stormwater discharge from the proposed 
development.

3.4 The on-site detention system to be installed in a suitable location for easy access and 
maintenance.

3.5 A suitable overland flow path for the entire site to the satisfaction of the Responsible 
Authority.  Details of the overland flow path are to be included on the plans.

3.6 Any Environmental Sustainable Design initiatives shown on the Development Plans 
approved pursuant to Condition 1 of this permit.

3.7 Location of fencing in accordance with the Development Plans approved pursuant to 
Condition 1 of this permit.

3.8 All levels to be to AHD (Australian Height Datum).

To the satisfaction of the Responsible Authority.
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General

4. All development must be in accordance with the endorsed plans.

5. The layout of buildings and works as shown on the endorsed plans must not be altered 
without the written consent of the Responsible Authority.

6. Once the development has started it must be continued and completed to the satisfaction of 
the Responsible Authority.

7. All walls on the boundaries of adjoining properties must be cleaned and finished to the 
satisfaction of the Responsible Authority.

Head, Transport for Victoria

8. Prior to commencement of the use, all disused or redundant vehicle crossings must be 
removed, and the area reinstated kerb and channel to the satisfaction of and at no cost to 
the Head, Transport for Victoria.

9. Prior to commencement of the use, the crossover and driveway are to be constructed to the 
satisfaction of the Head, Transport for Victoria and the Responsible Authority and at no cost 
to the Head, Transport for Victoria. 

10. All vehicles must enter and exit the site in a forward direction at all times.

Sustainable Design Assessment

11. Prior to the occupation of the development, the development must be constructed in 
accordance with the Sustainable Design Assessment.

Waste Management Plan

12. Prior to the commencement of the development approved under this Permit, a Waste 
Collection and Management Plan must be submitted to and approved by the Responsible 
Authority, demonstrating how waste collection will be undertaken on site, including the 
operation of the garbage and recyclables storage area. Garbage and recyclables storage and 
collection must be undertaken in accordance with the approved plan/documentation, and 
must be undertaken by a private contractor, to the satisfaction of the Responsible Authority. 
Council will not collect waste from the proposed development.

Bushfire Management Plan

13. Before the development starts, the Bushfire Management Plan BMP prepared by Eco Vision, 
drawing 03A024, Dated 09/07/2024 Ver 1.2 must be endorsed by the Responsible Authority. 
Once endorsed the plan must not be altered unless agreed to in writing by CFA and the 
Responsible Authority.

14. The bushfire protection measures forming part of this permit or shown on the endorsed 
plans, including those relating to construction standards, defendable space, water supply 
and access, must be maintained to the satisfaction of the responsible authority on a 
continuing basis. This condition continues to have force and effect after the development 
authorised by this permit has been completed.



2024-10-14 - Mid Month Meeting Of Council  

9 of 258

Street Tree Removal

15. Prior to the commencement of the development approved under this Permit, all costs 
associated with the removal of the street tree/s (amenity value, tree and stump removal and 
planting and maintaining a new tree) must be paid to Council by the owner/developer. The 
removal and replacement of the street tree/s must be undertaken by Council.

Tree Protection

16. All works, including excavation, within the critical root zone areas of the tree/s to be 
retained and other critical root zones on the land must be undertaken under the supervision 
of a qualified Arborist to ensure that there is no unreasonable damage to the root system of 
trees to be retained and/or protected, to the satisfaction of the Responsible Authority.   
Before the development starts, the owner must submit to the Responsible Authority details 
of the name of the Arborist who will supervise the works and the tasks to be undertaken by 
the Arborist, to the satisfaction of the Responsible Authority.

17. Prior to any works commencing on the site (including demolition and tree removal), all trees 
and vegetation to be retained including other critical root zones must be fenced off to create 
a protection zone.  The protection zone must extend around the trees canopy drip-line 
unless an alternative tree protection zone has been approved by the responsible authority.  

18. The tree protection fence is to be chain link or wire mesh, comprise either wooden or steel 
posts set into the ground or on concrete pads, and be a minimum height of 1.8 metres. 
Signage is to be affixed to the fence advising that the area is a tree protection zone and a no-
go development area.

19. The tree protection fence and signage is to be maintained throughout the construction 
period and removed at the completion of all works.

20. No temporary removal of the tree protection fence, or encroachment into the protection 
zone is permitted without the written consent of the responsible authority.

21. Prior to erecting the tree protection fence around the tree protection zone, all unwanted 
vegetation and weed species must be removed from within the zone, and the ground within 
the protection zone must be covered with a layer of well composted organic mulch 
(maximum 100mm depth).  The area is to be watered at least fortnightly throughout the 
construction period.

22. The following activities are prohibited from the tree protection area, without the written 
consent of the responsible authority:

22.1 Construction activities.

22.2 Dumping and/or storage of materials, goods and/or soil.

22.3 Trenching or excavation.

22.4 Lopping branches, nailing or affixing signs, service lines, lights etc. to the trees.

23. Prior to any works commencing on site, the Responsible Authority must be contacted to 
inspect the Tree Protection fencing.
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Car Parking & Accessways 

24. Before the dwellings are occupied, driveways and car parking areas must be:

24.1 Fully constructed in accordance with plans submitted to and approved by the 
Responsible Authority.  The plans must show existing and proposed levels of 
driveways and car parking areas, together with drainage layout, invert levels, 
surfacing and vehicular crossing proposal.

24.2 Properly formed to such levels that they can be used in accordance with the plans. 

24.3 Constructed to the absolute minimum standard of 125 mm depth of reinforced 
concrete or other approved hardstanding sealed surface.  

24.4 Line-marked to indicate each car space and all access lanes to the satisfaction of the 
Responsible Authority.

To the satisfaction of the Responsible Authority.

25. Parking areas and driveways must be kept available and maintained for these purposes at all 
times to the satisfaction of the Responsible Authority.

26. Before the development is occupied vehicular crossing(s) must be constructed to align with 
approved driveways to the satisfaction of the Responsible Authority.  All redundant 
crossing(s), crossing opening(s) or parts thereof must be removed and replaced with 
footpath, naturestrip and kerb and channel to the satisfaction of the Responsible Authority.

Lighting

27. Accessway and car parking lighting shall be provided to the satisfaction of the Responsible 
Authority in accordance with AS1158.

28. Outdoor lighting must be designed, baffled and located to the satisfaction of the Responsible 
Authority to prevent adverse effects on adjoining land.

Car Parking Management Plan

29. Prior to the commencement of the development approved under this Permit, a Car Parking 
Management Plan prepared by a qualified traffic consultant must be submitted to the 
satisfaction of the Responsible Authority. The plan must address at least the following:

29.1 Allocation of car parking between different users, including visitors.

29.2 Signage for parking spaces.

29.3 Linemarking of parking spaces.

29.4 An operational manual that details staff policies for car parking, procedures for the 
management of special parking spaces (e.g. ambulance, delivery) and complaints 
handling precedures. 

29.5 The car parking management plan must be implemented to the satisfaction of the 
Responsible Authority. No alterations may be made without the prior written 
approval of the Responsible Authority.
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Construction and Traffic Management Plan

30. Prior to the commencement of the development approved under this Permit, a Construction 
and Traffic Management Plan (CMP) to the satisfaction of the Responsible Authority, must 
be submitted to and approved by the responsible authority. When approved, the plan will be 
endorsed as evidence of its approval and will then form part of the permit and must 
thereafter be complied with. The CMP must specify and deal with, but is not limited to, the 
following:

30.1 A detailed schedule of works including a full project timing;

30.2 A traffic management plan for the site, including when or whether any access points 
would be required to be blocked, an outline of requests to occupy public footpaths or 
roads, or anticipated disruptions to local services; and preferred routes for trucks 
delivering to the site. The traffic management measures must minimise disruption to 
the operation of Forest Road and Conyers Street during construction (especially for 
deliveries).

30.3 The location for the parking of all construction vehicles and construction worker 
vehicles during construction;

30.4 A fully detailed plan indicating where construction hoardings would be located;

30.5 A waste management plan including the containment of waste on site, disposal of 
waste, stormwater treatment and on-site facilities for vehicle washing;

30.6 Containment of dust, dirt and mud within the site and method and frequency of 
clean up procedures in the event of build-up of matter outside the site;

30.7 Site security;

30.8 Public safety measures;

30.9 Construction times, noise and vibration controls;

30.10 Restoration of any Council assets removed and/or damaged during construction;

30.11 Protection works necessary to road and other infrastructure (limited to an area 
reasonably proximate to the site);

30.12 Remediation of any damage to road and other infrastructure (limited to an areas 
reasonably proximate to the site);

30.13 An emergency contact that is available for 24 hours a day. 

30.14 All contractors associated with the construction of the development must be made 
aware of the requirements of the Construction Management Plan.
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31. During the construction, the following must occur to the satisfaction of the Responsible 
Authority:

31.1 Any stormwater discharges into the stormwater drainage system is to comply with 
EPA guidelines;

31.2 Stormwater drainage system protection measures must be installed as required to 
ensure that no solid waste, sediment, sand, soil, clay or stones from the premises 
enter the stormwater drainage system;

31.3 Vehicle borne material must not accumulate on the roads abutting the site;

31.4 The cleaning of machinery and equipment must take place on site and not on 
adjacent footpaths, roads or parks;

31.5 All litter (including items such as cement bags, food packaging and plastic strapping) 
must be disposed of responsibly; and

31.6 All site operations must comply with the EPA Publication 1254 (including all revisions 
or replacement guidelines).

Fencing

32. All costs associated with the provision of the fencing are to be borne by the 
owner/developer under this permit.

33. Prior to the occupancy of the development all fencing must be in a good condition to the 
satisfaction of the Responsible Authority.

Amenity During Construction

34. Upon commencement and until conclusion of the development, the developer must ensure 
that the development does not adversely affect the amenity of the area in any way, 
including:

34.1 the appearance of building, works or materials on the land

34.2 parking of motor vehicles

34.3 transporting of materials or goods to or from the site

34.4 hours of operation

34.5 stockpiling of top soil or fill materials

34.6 air borne dust emanating from the site

34.7 noise

34.8 rubbish and litter

34.9 sediment runoff

34.10 vibration

Should the development cause undue detriment to the amenity of the area then immediate 
remedial measures must be undertaken to address the issue as directed by, and to the 
satisfaction of, the Responsible Authority.
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Stormwater

35. Stormwater runoff from all buildings and hardstanding surfaces must be properly collected 
and discharged in a complete and effective system of drains within the property and must 
not cause or create a nuisance to abutting properties.

External Materials 

36. The external materials of the development hereby permitted (including the roof) must be 
non-reflective and finished in subdued tones and/or colours to the satisfaction of the 
Responsible Authority.

Maintenance

37. All buildings and works must be maintained in good order and appearance to the satisfaction 
of the Responsible Authority.

Permit Expiry

38. This permit will expire if one of the following circumstances applies:

38.1 The development is not started within two years of the date of this permit.

38.2 The development is not completed within four years of the date of this permit.

Pursuant to Section 69 of the Planning & Environment Act 1987, the Responsible Authority 
may extend:

• The commencement date referred to if a request is made in writing before the permit 
expires or within six (6) months afterwards.

• The completion date referred to if a request is made in writing within 12 months after 
the permit expires and the development started lawfully before the permit expired.  

NOTES

Drainage Notes (to be read in conjunction with the above drainage conditions):

• Applicant shall engage a certified Engineering Consultant to analyse the site’s existing 
drainage to determine type and size of the Onsite Detention (OSD) system. This shall be 
designed in accordance with the Knox City Council (Responsible Authority) Stormwater 
Drainage Guidelines, (copy available on Council’s website), and approved drainage design 
methods specified in the current edition of Australian Rainfall and Runoff. It should be 
located preferably in a common area to the dwellings, and be easily accessible for 
maintenance.

• The total Permissible Site Discharge for the property including all dwellings is 3.5L/s to 
the existing Council drainage system for a 20 year ARI event.

• Applicant is to direct all stormwater to the south-west corner of the property as this 
represents the Legal Point of Discharge (LPD) for the property. Applicant is to verify this 
on site. Connect all stormwater discharge from the site to the LPD via an Onsite 
Detention (OSD) system. The internal drains for the dwellings are to be independent of 
each other.
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• The Applicant is required to use Australian Height Datum (AHD) to present levels in all 
future plans. Applicant must ensure that levels on the plan are accurate.

• Drainage works in the Road reserve or in the Council easement will require a road 
opening permit.

• Drainage system designed so as to avoid impact on any vegetation shown on the 
endorsed plans as being retained.

• Water Sensitive Urban Design (WSUD) should be addressed as part of this development, 
e.g. water storage tanks, swale drains, etc.

Other Notes:

• A building permit must be obtained before development is commenced.

• Buildings are not allowed to be built over Council easements.

• To arrange an inspection of the Tree Protection fencing please contact Council Landscape 
Team on 9298 8125.

• Indigenous plants can be purchased through approved indigenous nurseries, as listed in 
the Knox City Council 'Preferred Local Replacement Plants' Information Sheet.

• The Lophostemon confertus street tree can be removed upon receipt of $8,749.34.  Total 
cost for street tree removal includes; amenity value (using the City of Melbourne- 
Amenity Value Formula), cost of tree & stump removal and planting and maintaining a 
new tree for 2 years, in accordance with Council’s Green Streets Policy.  For details 
regarding the cost and/or the timing of the removal and replacement of the street tree/s, 
please contact Council’s Active Open Space Team on (03) 9298 8425.

• Internal public lighting shall be provided to the satisfaction of the relevant authority and 
in accordance with AS1158.  This would generally be low height or bollard type lighting to 
avoid spill-over into adjacent properties.  It may be sensor activated, to avoid all night 
running costs.  

• Raised concrete slabs on the existing footpath fronting the site should be grounded.

• All litter and rubbish associated with the construction must be contained on site at all 
times.

• The proposed development requires roadworks within the road reserve. Separate 
approval under the Road Management Act 2004 for this activity may be required from 
the Head, Transport for Victoria. Please contact the Department of Transport and 
Planning prior to commencing any works.

11.  CONFIDENTIALITY 
There is no content in this report that meets the definition of confidential information from the 
Local Government Act 2020. 

ATTACHMENTS
1. Attachment 1 - Officer Report - 1-2 391 Forest Road, The Basin [4.1.1 - 13 pages]
2. Attachment 2 - Council Attachments - 1-2 391 Forest Road, The Basin [4.1.2 - 14 pages]
3. Attachment 3 - 1-2 391 Forest Road,The Basin - Without Prejudice Plans [4.1.3 - 11 pages]



Attachment 1

Planning Application P/2023/6567 for the construction of an office and 
retail building with basement car parking at 1-2/391 Forest Road, The 
Basin
1. Summary:
Subject Site: 1-2/391 Forest Road, THE BASIN  VIC  3154

Proposed Development: Buildings and works for the construction of an office and retail building with 
basement car parking

Existing Land Use: Retail

Site Area: 774m2

Planning Scheme Controls: Commercial 1 Zone, Environmental Significance Overlay – Schedule 3 (ESO3), Design 
and Development Overlay Schedule 11 (DDO11), and Bushfire Management Overlay 
(BMO)

Application Received: 21 December 2023

Number of Objections: 25

PCC Meeting: Not applicable 

Ward: Chandler

2. Purpose
The purpose of this report is to provide Councillors with the Council Planning Officer’s assessment of Planning Permit 
Application P/2023/6567 to assist in deciding on the application.  It should be read in conjunction with the other 
attachments.

3. Background
3.1 Subject Site and Surrounds

The location of the subject site and surrounds is shown in Attachment 2.

• The subject site (the site) comprises 1/391 and 2/391 Forest Road, The Basin.
• The site is located on the north-west corner of Forest Road and Conyers Street. The site is currently occupied 

by two retail premises with frontage to Forest Road and a dwelling located to the rear which has frontage to 
Conyers Street. The site forms part of a local strip of commercial properties within The Basin. 

• Vehicle access is provided to the site from Forest Road. There is limited vegetation throughout the site.
• The site has a frontage of 21.02m and a maximum length of 40.23m for a total site area of approximately 

774m2. 
• The subject site forms part of The Basin Village Neighbourhood Activity Centre. 
• No Covenants are registered on the copy of title.
• The site does not contain any easements.
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3.2 The Proposal

The proposal seeks permission for the construction of an office and retail building with basement car parking.  Refer 
to attached plans at Attachment 2.  Details of the proposal are as follows: 

• All existing buildings will be removed (planning permit not required for demolition).
• The development comprises of the following:

o Two level car parking – basement comprising 13 spaces, plant room under the ramp. Ground level 
parking comprises 8 spaces, a waste room, and bike parking. 

o Three (3) shops at ground floor level orientated to Forest Road. All three shops range from 43.7m2 – 
53m2 in size. Total floor area is 147.01m2.

o First floor office (437m2 net leasable space) with entrance from the lobby provided along Forest 
Road. The office contains shared spaces (amenities, lunch/meeting room and kitchen) with a 80m2 
balcony facing Forest Road and a second balcony of 28m2 facing the rear of the site.

o A 3m wide canopy which extends along the full frontage of Forest Road.
o A new crossover is proposed at the western end of the site from Conyers Street which will require 

the removal of a street tree.
o Maximum overall height of 9.45m (including a parapet).
o Materials, colours and finishes comprise smooth concrete render – dark grey, face brick, timber 

cladding, steel cladding, and aluminum framed windows.
o No vegetation requiring a planning permit is proposed to be removed.

4. Consultation
4.1 Advertising

The application was advertised by way of two (2) signs on the site and notices were sent to adjoining property 
owners and occupiers. In total 25 objections were received and are summarised below.

The building will not be used as its intended purpose (i.e the office space on the first-floor level will be used to host 
weddings).

• As discussed below, the site is located within the Commercial 1 Zone. A permit is not required to use the 
building as an office or retail premises. However, should the permit holder wish to host functions in the 
future, then this would trigger a planning permit and would be considered under a separate planning 
application. If such a use occurred in breach of the scheme, investigation and potential enforcement action 
would be required.

The traffic report does not accurately reflect traffic demands of the area taking into consideration the traffic 
impacts from the place of worship on the adjoining property.

• The application is accompanied by a Traffic Report prepared by O’Brien Traffic. O’Brien Traffic is a specialist 
traffic engineering consultancy that has extensive experience with preparing traffic reports for planning 
applications. The traffic report has been reviewed by Council’s Traffic and Transport team who have not 
raised any issue with the accuracy of information contained within the traffic report. 

The number of car parking spaces proposed is inadequate.

• Car parking has been provided at ratios consistent with Clause 52.06 (Car Parking) of the Knox Planning 
Scheme. Car parking provision is adequately catered for in the proposed design as noted in Section 4.3 of this 
report. Further, Council’s Traffic and Transport team have not raised concerns with reference to the street 
network’s ability to cater for the proposed development.
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The development does not adequately respond to the design guidelines of the DDO11.

• It is considered the application generally complies with the design guidelines of the DDO11 (subject to 
conditions). Refer to Section 5 for a discussion against the DDO11.

The height of the building will dominate and impact the foothills backdrop / Proposed building is out of character 
with the surrounding area.

• The site is located within a Commercial 1 Zone and is affected by the Design and Development Overlay – 
Schedule 11 (DDO11) which relates to The Basin Neighbourhood Activity Centre. Therefore, there is an 
expectation that two storey buildings with a height of 8.5m (excluding design features) will be proposed and 
it is acknowledged that this will be a change for The Basin.

The development will overlook a playgroup and kindergarten.

• The Basin Children and Family Centre is located on the south-west corner of Forest Road and Conyers Street. 
The subject site is a commercial zoned property and is not subject to the requirement of Standard B22 
(Overlooking) of ResCode. Even if the site were subject to a ResCode assessment, the site is located more 
than 9m from the Child and Family Centre and is separated by Conyers Street so no overlooking would be 
identified.

The development is contrary to the strategies within Knox Green Areas & Rural Strategy (GARS) – A plan for Knox 
Green Wedge land and Green Corridors (Adopted by Council on 18 December 2023).

• The study areas of the GARS relates to land outside the urban growth boundary. The site is located within 
the urban growth boundary, and therefore, is not applicable to the findings of GARS. The GARS also does not 
yet form part of the Knox Planning Scheme.

Noise pollution.

• It is not anticipated that the building will result in noise pollution that is inconsistent with the nature of the 
Commercial 1 Zone.

4.2 Referrals

The application was referred to external authorities and internal departments for advice. The following is a summary 
of relevant advice:

CFA: No objection, subject to conditions which will be included in any permit to issue.

Head, Transport for Victoria: No objection, subject to conditions which will be included in any permit to issue.

Traffic Engineer: The car parking spaces provided are satisfactory and meets Clause 52.06, as discussed below. No 
issues are raised with the traffic report prepared by O’Brien Traffic.

A Construction and Traffic Management Plan (CTMP) and Parking Management Plan should form part of any permit 
to issue.

Standard conditions to be included on any permit issued.

Stormwater: Standard conditions to be included on any permit issued.

Landscape: There are limited landscape opportunities with this proposal. The only available space for planting is in 
the north-west corner of the site (could accommodate 1 small canopy tree although likely to be overshadowed by 
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existing neighbouring tree/s) but is likely contrary to requirements of Bushfire Management Plan – Defendable 
Space.

Arborist: Proposed development will not detrimentally affect neighbouring trees. Tree protection fencing required 
for trees to be retained. A permit is not required to remove vegetation on site.

ESD Officer: The Sustainable Design Assessment (SDA) and supporting documents submitted with the application is 
satisfactory.

Waste: An updated Waste Management Plan is required. This will form part of any permit to issue.

Assets: A road opening permit is required for the proposed crossover.

City Futures: No objection to the application. 

Parks Services: Tree 3 (Lophostemon confertus) is within the area required for a proposed crossover and cannot be 
retained within this design. The tree can be removed at a cost to the permit holder of $8,749.34.  Tree protection 
fencing required for remaining street trees.
Building: A required accessible path is required from the accessible carpark to principal pedestrian entrance 
(including steps/ramps). There appears to be a step up in from the shop front entry. Relevant Building Surveyor to 
assess compliance. The design must allow for the provision of ramps in accordance with Section 10 of AS1428.1-
2009.
Urban Design: Supportive of the proposal from an urban design perspective and consider it to result in a compliant 
and appropriate built form addition to The Basin Village.

5. Discussion
This section considers the proposed development considering the provisions of the Knox Planning Scheme including 
State and Local Planning Policies, any other relevant policies and objectives.

5.1 Zoning and Overlays

5.1.1 Zone

The site is located within the Commercial 1 Zone. A permit is not required for the use of the site for office and shop 
(no maximum leasable floor area is specified in the schedule).

A permit is required to construct a building or construct or carry out works. 

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

o The movement of pedestrians and cyclists, and vehicles providing for supplies, waste removal, emergency 
services and public transport.

o The provision of car parking.

o The streetscape, including the conservation of buildings, the design of verandahs, access from the street 
front, protecting active frontages to pedestrian areas, the treatment of the fronts and backs of buildings and 
their appurtenances, illumination of buildings or their immediate spaces and the landscaping of land 
adjoining a road.

o The storage of rubbish and materials for recycling.
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o Defining the responsibility for the maintenance of buildings, landscaping and paved areas.

o The availability of and connection to services.

• The proposed development satisfactorily addresses the decision guidelines through a comprehensive design 
that prioritises the movement of pedestrians, cyclists, and vehicles, facilitating access for supplies, waste 
removal, and emergency services. The provision of car parking exceeds the requirements of Clause 52.06. The 
streetscape is enhanced with an active frontage including a verandah along Forest Road, promoting 
pedestrian engagement. Rubbish and recycling materials are stored internally within the basement. The 
development will also connect to existing services.

5.1.2 Overlays

The site is affected by the Environmental Significance Overlay – Schedule 3 (ESO3), Design and Development Overlay 
– Schedule 11 (DDO11), and the Bushfire Management Overlay (BMO). A response to each overlay is below:

Environmental Significance Overlay – Schedule 3

The ESO3 seeks to protect or improve the condition and viability of remnant indigenous vegetation, and aquatic 
systems.

A permit is required to construct a building or construct or carry out works that will result in excavation or filling 
within the Tree Protection Zone (TPZ) of any indigenous vegetation (other than grass) that would otherwise require a 
permit for its removal, destruction or lopping under this overlay. The radius of the TPZ is calculated for each tree by 
multiplying its trunk diameter by 12. The measurement of the trunk diameter is at 1.4 metres above ground.

• A permit is triggered under this overlay as the development includes excavation within T5  Eucalyptus obliqua 
and T12 Eucalyptus cephalocarpa, both of which are indigenous and protected by the ESO3.

• The level of excavation is considered acceptable and conditions of any permit to issue will require tree 
protection measures to be implemented on site to ensure the adequate protection of these trees.

A permit is also required to remove indigenous vegetation protected under the ESO3. 

• The application does not seek to remove indigenous vegetation protected under the ESO3.

Design and Development Overlay – Schedule 11

The objectives of the DDO11 focus on enhancing views of the Dandenong Ranges from The Basin and Alchester 
Village Neighbourhood Activity Centres while preserving the area’s character. Key goals include promoting 
commercial development, encouraging innovative architecture, improving public spaces, ensuring accessibility, and 
protecting residential amenity. Additionally, the plan supports the adaptive reuse of buildings, allows housing above 
commercial spaces, and requires signage that complements the visual landscape.

A permit is required for the proposed buildings and works.

The following buildings and works requirements apply to an application to construct a building or construct or carry 
out works:

Building Height

A building’s height and number of storeys must not exceed the maximum heights specified in Maps 1 and 2 to this 
Schedule, except for the following allowances:
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o that part of a building that is an architectural feature(s) that serves a decorative purpose; or

o a pitched roof form, provided viewlines to the Dandenong Ranges and the Foothills from Key Public Realm 
Viewlines specified in Maps 1 and 2 to this Schedule are maintained.

A permit cannot be granted to construct a building which is not in accordance with this requirement.

• The heights specified in Map 1 state that the site is subject to a maximum height of 8.5m (two storey). The 
plans show the building to be 8.4m in height with an additional 1.05m for a parapet and architectural 
feature. Whilst architectural features are allowed to exceed the maximum building height, it is considered 
that a parapet is not an appropriate architectural feature to justify a variation to the height requirements.

• In response to this, the applicant has submitted ‘without prejudice’ plans to address this issue. These plans 
can be viewed at Attachment 3. A summary of the changes is below:

➢ The overall height of the building has been reduced other than for the roof profiles where indicated. 
The overall reduction in height has been achieved by dropping the ceiling height of the ground floor 
car parks (without impacting clearance areas).

➢ On the southern elevation, it is noted that the articulated roof form (which is different from a parapet 
wall) has been reduced to 800mm and is the only articulated roof form and architectural feature that 
sits above the allowable 8.5m. 

• It is considered that the ‘without prejudice’ plans are acceptable and meet the height requirements of the 
DDO11 and a condition of any permit to issue will require the height of the building to comply with the 
requirements of the DDO11.

Buildings must have:

o minimum ground level internal ceiling heights of 3.6 metres, from finished floor level (FFL) to finished ceiling 
level (FCL); and

o minimum internal ceiling heights of 2.7 metres, from FFL to FCL in levels above ground level.

• The advertised plans and ‘without prejudice’ plans both comply with the minimum ceiling height 
requirements of the DDO11.

The Basin Neighbourhood Activity Centre

o Setbacks must be in accordance with Map 1 to this Schedule.  Balconies may protrude into upper level 
setbacks if they are designed to provide for active surveillance of the street.

o Second storeys should be recessed from the street, and incorporate balconies and habitable room windows 
within these upper setbacks to encourage passive surveillance of the public realm.

o New vehicle access points must be located away from street frontages to ensure an uninterrupted and hard 
edged built form, particularly where buildings front onto Forest Road. 

• The development generally adopts setbacks in accordance with Map 1 to the DDO11, as discussed:

➢ Zero front setback at ground floor to Forest Road and Conyers Street is provided. A staggered setback 
to Conyers Street is provided and ranges from zero to 2.47m.

➢ A 500mm setback to first floor at Conyers Street is provided in part with the setback increasing to 3m 
at the western end.

2024-10-14 - Mid Month Meeting Of Council Attachment 4.1.1

20 of 258



Attachment 1

7

➢ First floor setback to Forest Road is 6m with an open balcony provided within the setback.

➢ First floor setback to the rear varies from 1m-5.7m (excluding the terrace). It is noted that there is no 
direct residential interface to the rear of the site as the site abuts the Hindu Temple. The first-floor 
setback is considered to be appropriate for the following reasons:

▪ The site has no direct residential interface and will not have any adverse impacts on 
residential amenity.

▪ The land to the rear is occupied by a Place of Worship, land to the north is within the 
commercial zone and can reasonably expect it will be redeveloped in a similar manner.

▪ The rear setback is angled and articulated.

➢ Despite the above, it is important to acknowledge the DDO11 was informed by the following 
background documents: Part 1 The Basin Background Report, May 2016 and Part 2 The Basin Built 
Form Guidelines, May 2016. The purpose of these documents is to provide clear direction on built 
form outcomes for future development in The Basin.  The guidelines encourage rear loading and car 
parking to the rear of properties along Forest Road and protect the amenity of residences to the 
west. 

➢ Whilst the vision of the area is clear in the guidelines, the built form outcomes encouraged by the 
background documents have not translated into the DDO11 in the Knox Planning Scheme. Therefore, 
they do not have statutory effect. Firstly, the DDO11 does not require a 6m setback at ground floor 
level to the rear of the site to provide vehicle access. The DDO11 only stipulates a minimum setback 
at the first-floor level. Given there is no requirement for this setback at ground level, it is not possible 
or realistic to allow for vehicle access to the rear, nor will it be possible for adjoining sites to gain 
access from Conyers Street. In terms of the upper level, it is considered that it does not need to be 
setback 6m as there are no issues from a vehicle clearance perspective.

➢ In addition, the guidelines speak to protecting the amenity of residences, but this is not applicable for 
this application as the site adjoins an existing Place of Worship to the west.

Building Design 

o The parts of a building which directly adjoin a residential interface must comply with Standards B21 and B22 
of Clause 55.

o Buildings must be of a high architectural standard, incorporating responses such as:

o Articulating the building form and façades by using different colours and materials, avoiding sheer 
walls, and through the use of window openings and setbacks.

o Using high quality materials.

o Buildings on corner sites must be designed to emphasise the corner location and address both street 
frontages.

o Buildings must provide for a high level of internal amenity, including the provision of a high level of natural 
light to habitable rooms and providing appropriate forms of shading.

o Building facades on wider lots must be broken up to reinforce the existing pattern of fine-grain shop fronts 
by incorporating measures such as:
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o providing vertical articulation that reflects the existing fine grain pattern of existing shop fronts 
which are 5 to 7 metres wide; and

o dividing roof forms on larger buildings into distinct sections reflective of the roof proportions of 
existing buildings.

o The design of roofs must protect Key Public Realm Viewlines specified in Maps 1 and 2 to this Schedule.

o Buildings must provide for activated north facing facades and north facing customer service or habitable 
room areas.

o Buildings must incorporate best practice Environmentally Sustainable Design (ESD) principle, such as 
designing for passive solar design, incorporation of green walls and roofs where possible and feasible, and 
the use of sustainable materials.

o Residential entries must be distinguished from retail and commercial entries.

o Services and roof top plant must be incorporated into the design of a building and be screened from public 
view.

• The site does not directly adjoin a residential interface, therefore an assessment against Standard B21 and 
B22 is not required.

• It is considered the building is of high architectural standard using high quality materials and finishes.
• The design of the facade generally reflects the fine grain pattern of existing shop fronts.
• The proposed building incorporates ESD principles, such as a high efficiency hot water system, 15kW solar 

photovoltaic system, rainwater harvesting for toilet flushing and irrigation, efficient lighting and mechanical 
services. 

• The roof has been designed to protect Key Public Realm Viewlines in Maps 1 and 2 to schedule. 

Public Realm

o Buildings on the western side of Forest Road, The Basin NAC, and buildings in Alchester Village NAC which front 
onto a key pedestrian frontage area identified in Map 2 must:

o Have a continuous and active building edge to the frontage, with zero ground level setbacks.

o Use clear glazing and avoid reflective, tinted or obscured window coverings.

o Avoid blank walls and provide visual interest and interaction at street level.

o If on a corner site, emphasise the corner through facade articulation and roof form.

o Avoid views of carparking, waste, storage, loading or service areas from the frontage.

o Limit any residential frontage at ground floor level to a maximum of 2 metres.

o Developments must provide universally accessible pedestrian access points which are clearly visible and 
identifiable from the street, integrated into the main entrance of the building, and are provided within the 
property boundary.

o Buildings must incorporate verandahs and other forms of continuous weather protection along footpaths.

• The proposed development addresses both street frontages. The façade and presentation to both street 
frontages is articulated and the entrances to the retail tenancies are clearly identifiable. The corner tenancy 
‘wraps’ around to emphasise the corner location of the site.
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• Vehicle access is also appropriately located from Conyers Street and towards the rear of the site and at a low 
point, enabling efficient access into and underneath the building.

• The building incorporates a verandah to provide weather protection along the Forest Road frontage.

Colours and Materials 

o Buildings must incorporate a mix of contemporary and traditional materials, textures and finishes including 
timber, render, glazing, stone, brick, and iron roofing. 

o External building walls must be finished in muted tones, finishes and colours that reflect the landscape 
setting of the Foothills, and must avoid the excessive use of colours that contrast strongly with the dominant 
colours of the Dandenong Ranges and Foothills. 

o Roofs must be coloured in dark, muted tones and be of low reflectivity. 

o External walls that are vulnerable to graffiti must incorporate vertical landscaping or other deterrent 
measures integrated into the design of the building. 

• The architectural expression comprises a brick base with a combination of light weight cladding at upper 
levels of smooth concrete render, timber and steel all in muted tones.

Car Parking

o Car parking areas must:

o Incorporate paving treatments to indicate pedestrian priority.

o Provide contiguous pedestrian routes which are suitable for all levels of mobility.

o Minimise the number of driveway crossovers and provide clear pedestrian access routes to reduce 
pedestrian/vehicle conflicts. 

o Be screened from view of the street and integrated into the design of the development.

• The development proposes a zero-lot frontage to Forest Road so pedestrian access is prioritised through 
glazing. 

• Vehicle access is appropriately located from Conyers Street and towards the rear of the site and at a low 
point, enabling efficient access into and underneath the building.

Landscaping 

o Landscaping must be well integrated with the design of the development.

o Landscaping must complement vegetation of the adjoining public realm and Foothills landscape.

o Development must be designed to ensure retention of existing significant vegetation on or adjoining the 
property. 

• The development ensures the retention of existing significant vegetation on the adjoining property.

Bushfire Management Overlay 

The purpose of the BMO is to ensure that the development of land prioritises the protection of human life and 
strengthens community resilience to bushfire; to identify areas where the bushfire hazard warrants bushfire 
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protection measures to be implemented; and to ensure development is only permitted where the risk to life and 
property from bushfire can be reduced to an acceptable level.

A permit is required to construct a building or construct or carry out works associated with an office and retail 
premise. 

• The application is accompanied by a Bushfire Management Statement and Bushfire Management Plan 
prepared by Eco Vision Australia which was referred to the CFA under Section 55 of the Planning and 
Environment Act (1987).

• CFA does not object to the proposal, subject to conditions which will form part of any permit to issue.

5.2 Policy Consideration: State and Local Planning Policy Framework

State and local policy requires Council to integrate the range of policies relevant to the issues to be determined, and 
balance conflicting objectives in favour of net community benefit and sustainable development.  The key themes for 
the assessment of the application include Economic Development, Environmental and Landscape Values, 
Sustainability, Transport and Urban Design.

5.2.1 Economic Development

Municipal Strategic Statement: Council’s MSS aims to foster a vibrant economy that meets the needs of its growing 
and diverse population through strategic investment, infrastructure improvements, and support for local business. 

Clause 21.07 Economic Development: This policy establishes a network of viable activity centres that provide access 
to a wide range of goods and services commensurate. 

It is policy to support appropriate, well-designed development which respects landscape setting, environmental 
sensitivities and local character; support a broad range of convenience retail and community facilities commensurate 
with the scale of the centre.

• The proposal is a well-designed development that respects the landscape setting and will support the local 
economy. 

• The site is located within a commercial strip and has no sensitive residential interfaces.

5.2.2 Environmental and Landscape Values

Clause 21.03 Environmental and Landscape Values: To protect and strengthen treed character and landscape value; 
to retain and enhance native vegetation; to protect and enhance the natural values of Sites of Biological Significance.

• The proposal does not seek to remove any protected vegetation. 

Clause 21.04-1 Bushfire: To ensure that new development responds to bushfire risk to life and property.

• The proposed development implements appropriate bushfire protection measures to reduce any risk of 
bushfire to an acceptable level.

Clause 21.10 Local Areas – Dandenong Foothills: To maintain and improve the continuous closed tree canopy of the 
Foothills; To protect and enhance the aesthetic, environmental and metropolitan landscape significance of the 
Dandenong Foothills; To protect the rural environments of The Basin and the Lysterfield Valley and Lysterfield Hills.

• The proposed development will not project above the existing established tree canopy.
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• The proposal will not result in the loss of protected vegetation on the site and will ensure neighbouring 
vegetation is protected. 

5.2.3 Sustainability 

Clause 15.02 Sustainable Development: Ensure that land use and development is consistent with the efficient use of 
energy and the minimisation of greenhouse gas emissions.

Clause 22.04 Environmentally Sustainable Development: This new policy introduced into Knox Planning Scheme 
under Amendment C150 requires applicants to address Environmentally Sustainable Development (ESD) principles 
including energy performance, water resources, indoor environmental quality, stormwater, waste management, 
transport and urban ecology, by applying these principles within the proposed development.  

• The Sustainable Design Assessment submitted with the application is acceptable.

5.2.4 Transport

Clause 18 Transport – Ensure that access is provided to all available modes of transport: Bus route 755 operates 
along Forest Road, with a bus stop available on the opposite side of Forest Road.

5.2.5 Urban Design 

Clause 15 Built Environment and Heritage – Encourages high quality architecture and urban design outcomes that 
reflects the particular characteristics, aspirations and cultural identity of the community; enhances liveability, 
diversity, amenity and safety of the public realm; and promotes attractiveness of towns and cities within broader 
strategic contexts. 

Clause 21.05 Built Environment and Heritage – To create high quality, well-designed places that respect and 
strengthen the local context and landscape qualities of Knox; to create places that are accessible and adaptable to 
changing community needs.

• The proposal appropriately responds to built form controls, in comprising a stepped, 2 storey massing 
arrangement that responds to the fall in typography down from Forest Road, towards the rear of the site to 
the west. The site planning arrangement is sound, with the proposal comprising ground floor retail tenancies 
to Forest Road, with the corner tenancy also ‘wrapping’ the corner and provided glazing to Conyers Street. 
Vehicle access is also appropriately located from Conyers Street and towards the rear of the site and at a low 
point, enabling efficient access into and underneath the building.

5.3 Particular Provisions

Clause 52.06 Car Parking: Prior to a new use commencing or a new building being occupied the car parking spaces 
required under Clause 52.06-5 must be provided on the land or as approved under Clause 52.06-3 to the satisfaction 
of the responsible authority.

Clause 52.06-5 specifies a ratio of two car spaces to each three or more bedroom dwelling (with studies or studios 
that are separate rooms counted as a bedrooms) and one visitor space to every five dwellings for developments of 
five or more dwellings. A permit may be granted to reduce or to waive the number of car spaces required by the 
table.
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Clause 52.06-8 details the design standards for car parking.  The provision of car parking should meet the design 
requirements of this Clause.  An assessment of the design standards, including any areas of non-compliance are 
considered below: 

• Car parking provision: The proposal requires five (5) car parking spaces for the retail tenancies and 15 car 
parking spaces for the office floor area, equating to a total car parking requirement of 20 spaces. The 
proposal provides 21 spaces, therefore there is a surplus of one (1) space. The proposal satisfies the car 
parking provision.

• Car parking design: Generally complies, subject to the following conditions that will be included in any permit 
to issue:

o All car parking spaces must be designed in accordance with Diagram 1 of the Knox Planning Scheme, 
Clause 52.06 in relation to clearances around the parking spaces. Should the Charging Point create a 
vertical obstruction, it may be relocated to the rear of the space and be no longer than 1.75m in 
length (as shown at parking space 13). 

o The accessible car parking spaces must be at least 2.4m wide with an adjacent shared area 2.4m 
wide. Accessible parking spaces are to be located as close as possible to entrances, line marked and 
signed in accordance with AS2890.6. 

o A Parking Management Plan is to be developed to indicate the management of available parking 
within the site including the allocation of specific parking spaces for individual uses. 

o Accessway grades must not be steeper than 1:10 within 5 metres of the frontage for at least a width 
of 2.75m (on the exit side of the accessway). A dividing line or similar is installed with traffic direction 
arrows to designate the side of the accessway for exiting drivers. 

o A warning system (together with an appropriately marked stopping/waiting area) must be installed 
on both floors of the car park that reduce instances where vehicles traveling in opposite directions 
occurs on the ramp. 

o Any gates or similar device controlling vehicular access to the car park must be located at a minimum 
of 6m inside the property to allow vehicles to store clear of the footpath and the Conyers Street 
carriageway.

o The drainage pit in the crossover must be modified with a heavy-duty trafficable lid/grated pit to 
Knox City Council standards and approved by Council’s Stormwater and Asset Preservation teams.

o Low clearance signs must be installed where vehicles first encounter an overhead obstruction where 
the clearance is less than 3m. 

o Prior to the commencement of construction or any works on the site (including demolition and 
material removal), the applicant must submit for approval to the responsible authority (including the 
Traffic and Transport team for traffic related issues) a Construction Management Plan. 

Clause 53.02 Bushfire Planning: To ensure that the development of land prioritises the protection of human life and 
strengthens community resilience to bushfire; to ensure that the location, design and construction of development 
appropriately responds to the bushfire hazard; to ensure development is only permitted where the risk to life, 
property and community infrastructure from bushfire can be reduced to an acceptable level; and to specify location, 
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design and construction measures for a single dwelling that reduces the bushfire risk to life and property to an 
acceptable level.

It is considered that the approved measures have been incorporated into the application, as discussed:

• A BAL 12.5 is applicable to the site based on the results of the Bushfire Management Statement. Defendable 
space distances are applied on a mix of excludable and low threat vegetation. Classifiable grassland 
vegetation is located in grassed paddocks 150m+ to the north with the expectation that fire contact will be 
limited from this location. This is consistent with current CFA guidelines. In addition, the site has access to fire 
hydrant for fire fighting purposes located in front of the proposed building. The Basin CFA fire station is also 
located within close proximity of the site.

5.5 General Decision Guidelines

Clause 65 of the Knox Planning Scheme and Section 60 of the Planning and Environment Act 1987 set out decision 
guidelines/matters which the responsible authority must consider when deciding any planning application.

• The decision guidelines of Clause 65 of the Knox Planning Scheme and Section 60 of the Planning and 
Environment Act (1987) have been appropriately considered.

6. Conclusion
Clause 71.02-3 of the Knox Planning Scheme requires Council to balance relative policy objectives when making 
decisions to ensure resulting development is sustainable and achieves a net community gain. In this context, the 
proposal is considered appropriate given the following:

• Subject to conditions of any permit issued, the development is consistent with State Policy, Clause 21.03 
(Environmental and Landscape Values), Clause 21.04-1 (Bushfire), Clause 21.05 (Built Environment and 
Heritage), Clause 22.04 (Environmentally Sustainable Development), Clause 21.07 (Economic Development), 
Clause 21.10 (Dandenong Foothills), Clause 22.04 (Environmental Sustainable Development) of the Knox 
Planning Scheme.

• The proposal complies with the Commercial 1 Zone.
• The application does not seek to remove indigenous vegetation protected under the ESO3. In addition, the 

development will not detrimentally impact upon indigenous vegetation located on the adjoining property.
• The development is compliant with the requirements of the DDO11 (subject to conditions).
• The development complies with the requirements of the Bushfire Management Overlay. 
• The development provides sufficient on-site car parking.
• The application proposes an appropriate development within The Basin Neighbourhood Activity Centre.
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Aerial Photography - AAM (Flown January 2023 - unless otherwise 

stated) 

Melbourne Water Drainage Information - Melbourne Water 

 

1. This publication contains information generated from Victorian Government (Copyright -  State Government Victoria, Department of Energy, Environment and Climate Action) and Knox City Council datasets. This material may be of assistance 

to you but the State of Victoria and Knox City Council does not guarantee that the publication is without flaw of any kind or is wholly appropriate for your particular purposes and therefore disclaims all liability for error, loss or damage which may 

arise from reliance upon it. Symbology represents indicative locations only. All persons accessing this information should make appropriate enquiries to assess the currency of the data. 

2. Planning information should be used only as a means of preliminary investigation. For accurate planning overlay information please obtain a Planning Certificate from the Department of Transport and Planning. 

3. Drainage and flood extent information has been provided to Council on a yearly basis by Melbourne Water or by external consultants and is for indicative purposes only. Where the latest Melbourne Water drainage and flood extent mapping is 

critical, please contact Melbourne Water directly. 
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ATTACHMENT 2 
 

Address 1-2/391 Forest Road, THE 
BASIN 

Application 

Number 

P/2023/6567 

Description Buildings and works for the 
construction of an office and 
retail building with basement 
car parking 

Ward Chandler 
 

LEGEND: 
 

 
 
 
 
 
 
 
 

 
 
 

 
 

Scale: 1:3000  
 

DISCLAIMER: 
 
Roads, Title Boundaries and Planning Scheme Information - State of 

Victoria, Knox City Council 

Aerial Photography - AAM (Flown January 2023 - unless otherwise 

stated) 

Melbourne Water Drainage Information - Melbourne Water 

 

1. This publication contains information generated from Victorian Government (Copyright -  State Government Victoria, Department of Energy, Environment and Climate Action) and Knox City Council datasets. This material may be of assistance 

to you but the State of Victoria and Knox City Council does not guarantee that the publication is without flaw of any kind or is wholly appropriate for your particular purposes and therefore disclaims all liability for error, loss or damage which may 

arise from reliance upon it. Symbology represents indicative locations only. All persons accessing this information should make appropriate enquiries to assess the currency of the data. 

2. Planning information should be used only as a means of preliminary investigation. For accurate planning overlay information please obtain a Planning Certificate from the Department of Transport and Planning. 

3. Drainage and flood extent information has been provided to Council on a yearly basis by Melbourne Water or by external consultants and is for indicative purposes only. Where the latest Melbourne Water drainage and flood extent mapping is 

critical, please contact Melbourne Water directly. 
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4.2 2023-24 Annual Report

Final Report Destination: Mid Month
Paper Type: For Decision
Author: Corporate Planning and Reporting Officer, Rod Beecham
Manager: Manager Strategy Transformation, Liesl Westberry
Executive: Director Customer and Performance, Greg Curcio

SUMMARY
Knox City Council’s 2023-24 Annual Report is presented to Council for consideration, in accordance 
with the Local Government Act 2020 (Vic).

The recommended decision in this report has been determined by the Officer Responsible not to 
contravene the provisions of the Local Government Act 2020 or the Election Period Policy with 
respect to major decisions or inappropriate decisions.
 
RECOMMENDATION
That Council resolve to:
1. Consider and endorse the 2023-24 Annual Report in accordance with Sections 98 and 99 of 

the Local Government Act 2020 (Vic), and
2. Note that the 2023-24 Annual Report will be made available via Council’s website.

  1.  DISCUSSION 
The 2023-24 Annual Report provides an opportunity to report to the Knox community on Council 
services, initiatives and performance.  It supports public transparency to Council’s operations and 
shares the wins made and challenges faced during the year.

The preparation of the Annual Report 2023-24 has included the collation and review of Council’s 
financial and performance information.  On 9 September 2024, Council approved, in principle, the 
year-end financial statements and the performance statement in advance of the Auditor-General's 
consideration.  The report from the Auditor-General on the financial statements and performance 
statement was received on 19 September 2024 and found no indication of any material issues with 
the financial statements or the performance statement.

The Annual Report has been prepared in accordance with Section 98 of the Local Government Act 
2020 (Vic) (the Act) requires Council to prepare an Annual Report containing:

a) A report of operations of Council;
b) An audited performance statement;
c) Audited financial statements;
d) A copy of the auditor’s report on the performance statement;
e) A copy of the auditor’s report on the financial statements under Part 3 of the Audit Act 

1994 (Vic); and
f) Any other matters prescribed by the regulations.

Section 100 of the Act requires the Mayor to report on the implementation of the Council Plan by 
presenting the Annual Report at a Council meeting open to the public.
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Following presentation of the Annual Report, the document will be available to the community in 
electronic format via the Knox City Council website, with hard copies available upon request.

The structure of the report is as follows:

Introduction
This includes major achievements of 2023-24, Chief Executive Officer message, Council’s vision 
and values, and information about Council, Councillors and the organisation.

Performance Overview
This section describes Knox’s planning framework and key services, and documents Council’s 
performance by key direction against the Council Plan 2021-25.

The service performance indicators of the Local Government Performance Reporting Framework 
(LGPRF) are also included in this section.  The financial performance and sustainability indicators 
are included in the performance statement.

Governance and Statutory Information
This section captures annual statutory reporting requirements, Councillor Meeting attendance, 
documents available for inspection, audit operations and the Governance and Management 
Checklist.

Performance Statement
This is the statement prepared under Sections 98 and 99 of the Act and reports on the LGPRF.  The 
regulations require an explanation of any material variations for all relevant indicators.  
Materiality thresholds have been set at +/- 10%.

Financial Statements
This section contains the financial statements, as well as a guide to assist readers in understanding 
their nature and content.  These statements have received an unqualified report from the 
Victorian Auditor-General's Office.

2.  ENGAGEMENT
Under section 100 of the Act, for the purposes of Section 18(1)(d), the Mayor must report on the 
implementation of the Council Plan by presenting the Annual Report at a Council Meeting open to 
the public.

3.  SOCIAL IMPLICATIONS 
Information about Council’s achievements and aspirations for the community and social impacts
are contained in the Annual Report 2023-24.

4.  CLIMATE CHANGE CONSIDERATIONS 
The Annual Report is considered to have no direct implications or has no direct impacts upon
Council’s Net Zero 2030 target, the Community Net Zero 2040, exposure to climate risks or climate 
change adaptation.
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5.  ENVIRONMENTAL IMPLICATIONS 
Information about Council’s achievements and aspirations for the environment are contained in 
the 2023-24 Annual Report. Producing the report in a primarily electronic format saves paper 
resources and printing costs.

6.  FINANCIAL AND RESOURCE IMPLICATIONS 
An overview of Council’s financial performance is presented in the 2023-24 Annual Report.  The 
Annual Report contains a guide on how to understand the detailed financial report, including 
audited financial and standard statements.

7.  RISKS 
Council has well established processes to ensure the Annual Report is prepared accurately and on 
time, mitigating the key risk of legislative non-compliance.

These processes include a range of controls, including external audit reviews, to ensure the Annual 
Report is an accurate, transparent and comprehensive overview of council’s performance over the 
previous financial year. 

An accessible and detailed Annual Report provides the community insight into how public 
resources have been managed and how effectively Council has delivered on its commitments; 
mitigating risks to Council's reputation by fostering transparency and accountability which builds 
trust between the council and its stakeholders.

8.  KNOX COMMUNITY AND COUNCIL PLAN 2021-2025

Civic Engagement & Integrity
Strategy 5.3 - Ensure our processes are transparent and decisions are accountable. 

9.  CONFLICT OF INTEREST
The officers contributing to and responsible for this report have no conflicts of interest requiring 
disclosure under Chapter 5 of the Governance Rules of Knox City Council. 

10.  STATEMENT OF COMPATIBILITY 
There are no legislative obligations under the Human Rights Charter, Child Safe Standards or the 
Gender Equity Act that are incompatible with the recommendation in this report. 

11.  CONFIDENTIALITY 
There is no content in this report that meets the definition of confidential information from the 
Local Government Act 2020.

ATTACHMENTS
1. Attachment 1 - Knox City Council Annual Report 2023-24 - FINAL [4.2.1 - 202 pages]
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