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VicSmart?	  YES  NO

Specify class of VicSmart application:

Application No.:	 Date Lodged:	 /	 /

Application for a Planning Permit
If you need help to complete this form, read MORE INFORMATION at the back of this form.

Any material submitted with this application, including plans and personal information, will be made
available for public viewing, including electronically, and copies may be made for interested parties for
the purpose of enabling consideration and review as part of a planning process under the Planning
and Environment Act 1987. If you have any concerns, please contact Council’s planning department.

Questions marked with an asterisk (*) must be completed.

If the space provided on the form is insufficient, attach a separate sheet.

Click for further information.i

Formal Land Description *
Complete either A or B.

This information can be found on 
the certificate of title.

If this application relates to more than one 
address, attach a separate sheet setting out 
any additional property details.

The Land i

Address of the land. Complete the Street Address and one of the Formal Land Descriptions.

Postcode:Suburb/Locality:

Street Address *
St. No.:Unit No.: St. Name:

Lot No.: No.:A

OR

B Crown Allotment No.: Section No.:

Parish/Township Name:

Lodged Plan	 Title Plan	 Plan of Subdivision
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Application Type
Is this a VicSmart application?*

   No	 Yes
If yes, please specify which  
VicSmart class or classes:....................................................................................................................................

Classes of VicSmart application are listed in zones, overlays , particular provisions and 
the schedule to Clause 59.15

Has there been a  
pre-application meeting 
with a Council planning 
officer?

	 No	 Yes If ‘Yes’, with whom?:

Date:	 day / month / year

Pre-application Meeting

Heritage Adviser

Dec 2025

18 James Street

Port Fairy 3284

1 952461N
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For what use, development  
or other matter do you  
require a permit? *

i

The Proposal
You must give full details of your proposal and attach the information required to assess the application. 
Insufficient or unclear information will delay your application.

Provide additional information about the proposal, including: plans and elevations; any information required by the 
planning scheme, requested by Council or outlined in a Council planning permit checklist; and if required, a description 
of the likely effect of the proposal.

Estimated cost of any 
development for which the 
permit is required *

i

Cost $ You may be required to verify this estimate. 
Insert ‘0’ if no development is proposed.

If the application is for land within metropolitan Melbourne (as defined in section 3 of the Planning and Environment Act 1987) 
and the estimated cost of the development exceeds $1 million (adjusted annually by CPI) the Metropolitan Planning Levy must 
be paid to the State Revenue Office and a current levy certificate must be submitted with the application.  
Visit www.sro.vic.gov.au for information.

Describe how the land is 
used and developed now *
For example, vacant, three 
dwellings, medical centre with two 
practitioners, licensed restaurant 
with 80 seats, grazing.

Existing Conditions i

Provide a plan of the existing conditions. Photos are also helpful.

Title Information i

Encumbrances on title *

Provide a full, current copy of the title for each individual parcel of land forming the subject site.  
The title includes: the covering ‘register search statement’, the title diagram and the associated title documents, known 
as ‘instruments’, for example, restrictive covenants.

Does the proposal breach, in any way, an encumbrance on title such as a restrictrive covenant, 
section 173 agreement or other obligation such as an easement or building envelope?

Yes (If ‘yes’ contact Council for advice on how to proceed before continuing with this 
application.)

No

Not applicable (no such encumbrance applies).
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Partial demolition, extension and external alteration of 
dwelling, and construction of outbuilding. Refer to planning report.

320,000

Single dwelling
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1. PROPOSAL  
 

It is proposed to remove non-contributory later added elements from the façade of the 

existing late Georgian stone dwelling, to remove the existing garage, to construct a 

detached extension and a replacement garage to the rear.  

The new extension will not be a “dwelling” and will be used in conjunction with the existing 

dwelling which will be left without food preparation facilities, with the extension linked to 

the existing house via a partially covered walkway and courtyard.  

The extension will add an additional 76.24 sqm to the existing 145.30 sqm house, and be 

constructed of spotted gum hardwood cladding with aluminium windows under a slightly 

pitched roof Colorbond roof covering in “Woodland Grey”. The extension will have a 

maximum height of 4.1m.   

The exterior of the existing dwelling will have the render removed to expose the original 

stonework which will be repointed, with the roof covering replaced in Zincalume sheeting 

with matching gutters and simple timber veranda posts.   

The new shed will be accessed from Union Street to the rear, will have dimensions of 10m x 

7m at a height of 3.79m and will be finished also in “Woodland Grey” Colorbond.  
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2. SITE ANALYSIS  

The subject site is situated close to the town centre one block from the main shopping 

streets of Bank and Sackville Streets.  The site has an area of approximately 1012 sqm, is 

generally flat containing an existing late Georgian stone dwelling of masonry construction 

under a corrugated iron roof covering and finished with pebbledash render. There are later 

additions to the dwelling to the rear. 

There is a driveway to the side and an informal vehicle crossover leading to a dilapidated 

detached blockwork garage under a flat roof. There is a concrete footpath along both sides 

of James Street with no kerb and channel drainage. There is a generous rear garden with 

lawn, vegetable gardens and selection of trees and shrubs. The rear garden has vehicular 

access from Union Street.  

The property has a low masonry front fence with close boarded and corrugated iron fencing 

to the side and rear boundaries. 

The prevailing character is of detached single storied dwellings on abutting allotments and 

along James Street on generous allotments behind wide grassed nature strips. There are no 

easements shown on title. 

Aeriel photo 
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Subject dwelling frontage to James Street
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               Rear garden looking east 
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Rear access from Union Street 

 

Abutting rear garages  
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Streetscape looking south 

 

Streetscape looking north 

 

 

3. RESTRICTIONS ON TITLE  

None 
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4. PLANNING CONTROLS  

Zone 

The site is located in the Neighbourhood Residential Zone Schedule 1 (NRZ1).  

 

Overlays 

Design Development Overlay Schedule 2 (DDO2) 

 

Heritage Overlay Schedule 57 (HO57) 
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Other  

The site is designated as being within a site of Aboriginal Heritage Significance. 

Permit requirements 

 A permit is not required for proposed works in the NRZ1 as the site exceeds 300 

sqm. 

 A permit is required for buildings and works under the HO57 pursuant to Clause 

43.01-1. The dwelling Mayrene is situated in the James Street heritage Precinct and 

is “significant” to the precinct as listed in the statement of significance of the 

precinct.   

 A permit is required for buildings and works under the DDO2 pursuant to Clause 

43.02-2.  

A cultural heritage management plan is not required as a single dwelling (works associated 

with) is an exempt activity under the Aboriginal Heritage Regulations 2018. 

5. PLANNING ASSESSMENT 

Clause 43.01 

HERITAGE OVERLAY 

Purpose 

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

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

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

places. 

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

To conserve specified heritage places by allowing a use that would otherwise be prohibited if 

this will demonstrably assist with the conservation of the significance of the heritage place. 

In assessing an application the responsible authority must consider as appropriate: 

Clause 43.01-8 

Decision guidelines 

Before deciding on an application, in addition to the decision guidelines in Clause 65, the 

responsible authority must consider, as appropriate: 

 The Municipal Planning Strategy and the Planning Policy Framework. 

 The significance of the heritage place and whether the proposal will adversely affect 

the natural or cultural significance of the place. 
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 Any applicable statement of significance (whether or not specified in the schedule to 

this overlay), heritage study and any applicable conservation policy. 

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

 Whether the location, bulk, form or appearance of the proposed building will 

adversely affect the significance of the heritage place. 

 Whether the location, bulk, form and appearance of the proposed building is in 

keeping with the character and appearance of adjacent buildings and the heritage 

place. 

 Whether the demolition, removal or external alteration will adversely affect the 

significance of the heritage place. 

 Whether the proposed works will adversely affect the significance, character or 

appearance of the heritage place. 
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ASSESSMENT 

The proposed works to the dwelling are restorative which improve the integrity and 

interpretation of the Georgian building. The demolition component is of non-contributory 

elements. 

The rear extension  to extend the dwelling is single storied at the rear well setback from the 

retained dwelling via narrow link to incorporate but also to differentiate between the 

original dwelling and proposed addition. The extension has a modest height of 4.1m which 

does not overwhelm to existing dwelling or the wider heritage precinct. The change in 

building height from the original to the proposed is graduated and set back by means of the 

link section.  

The restoration of the original masonry of the dwelling is more in keeping with the style of 

the house from the Georgian era and will protect the friable stonework. 

 

 

The new shed is unobtrusive and well setback from the frontage. 

The Statement of Significance excerpt outlines that the significance of the property is its 

contribution to the makeup of the precinct which is not diminished by the extension or 

outbuildings as they clearly read as new works and do not confuse or overwhelm the 

existing fabric. 
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Preapplication heritage advise was sought prior to lodgement of the application with the 

proposal designed in line with the heritage advisers advice below. 
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Clause 43.02 

DESIGN AND DEVELOPMENT OVERLAY 

Purpose 

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

To identify areas which are affected by specific requirements relating to the design and built 

form of new development. 

Decision guidelines 

In assessing an application the responsible authority must consider as appropriate: 

 The statement of significance and the objectives contained in the schedule to the 

overlay and whether the buildings and works will adversely affect that significance or 

the objectives. 

 Whether the proposal meets any requirements specified in the overlay or the 

schedule to the overlay. 

 For an application in a Salinity Management Overlay, any comments from the 

relevant referral authority. 

 For an application in a Neighbourhood Character Overlay, the relevant objectives, 

standards and decision guidelines of Clause 54. 

 Any relevant decision guideline specified in the overlay and the schedule to the 

overlay. 

Clause 43.02-6 

Decision guidelines 

Before deciding on an application, in addition to the decision guidelines in Clause 65, the 

responsible authority must consider, as appropriate: 

 The Municipal Planning Strategy and the Planning Policy Framework. 

 The design objectives of the relevant schedule to this overlay. 

 The provisions of any relevant policies and urban design guidelines. 

 Whether the bulk, location and appearance of any proposed buildings and works will 

be in keeping with the character and appearance of adjacent buildings, the 

streetscape or the area. 

 Whether the design, form, layout, proportion and scale of any proposed buildings 

and works is compatible with the period, style, form, proportion, and scale of any 

identified heritage places surrounding the site. 

 Whether any proposed landscaping or removal of vegetation will be in keeping with 

the character and appearance of adjacent buildings, the streetscape or the area. 
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 The layout and appearance of areas set aside for car parking, access and egress, 

loading and unloading and the location of any proposed off street car parking 

 Whether subdivision will result in development which is not in keeping with the 

character and appearance of adjacent buildings, the streetscape or the area. 

 Any other matters specified in a schedule to this overlay. 

 
SCHEDULE 2 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT OVERLAY 

PORT FAIRY TOWN CENTRE RESIDENTIAL PRECINCT 

Design objectives 

To deliver high quality and contemporary design responses that support the integration of 

new development with Port Fairy's historic character.  

To encourage small building footprints that respond to heritage and infrastructure 

constraints and provide for housing diversity. 

To retain the landscape qualities of the precinct and minimise the detrimental visual impact 

of car parking and outbuildings. 

Buildings and works 

A permit is required to construct a fence unless: 

 The fence is forward of the front façade of the building and does not exceed 1.2 

metres in height and is at least 50 per cent permeable. 

 The fence is behind the front façade of the building and does not exceed 2 metres in 

height. 

The following buildings and works requirements apply to an application to construct a 

building or construct or carry out works: 

A permit cannot be granted to construct a building or construct or carry out works which are 

not in accordance with any built form requirements expressed with the term ‘must’. 

A permit may be granted to vary a built form requirement expressed with the term ‘should’.  

Site Coverage and Permeability 

The combined site coverage of buildings and impermeable surfaces should respect the 

pattern of building and open space characteristic of the area. 
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ASSESSMENT  

The site coverage of all buildings is 329.74 sqm which is approximately 32.5% of the 1,012 

sqm site which is consistent or better than the prevailing site coverages.  

 

Building Massing 

Buildings should be articulated so that the overall bulk and mass of the building does not 

compromise the characteristic scale and streetscape rhythm of the precinct. 

ASSESSMENT 

The extension and outbuildings are not at odds with scale and character of the street or its 

rhythm as evidenced by the site coverage and building heights. 

Building Height 

Building height, other than in Wishart Street, should not exceed 7 metres. 

In Wishart Street, building heights should not exceed 5 metres and façade heights should not 

exceed 3 metres. 

If the land is in a Floodway Overlay, or Land Subject to Inundation Overlay or is liable to 

inundation, the maximum building height specified in this schedule is the vertical distance 

from the minimum floor level determined by the relevant drainage authority or floodplain 

management authority to the roof or parapet at any point. 

ASSESSMENT 

The maximum building height is of all new buildings is less than is 5m.  
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MUNICIPAL PLANNING STRATEGY 

Clause 02.03-5 

Built environment and heritage 

Built environment 

Development occurring in coastal areas and between settlements and on highly visible sites 

has potential to affect landscape character. Larger, more ‘imposing’ dwellings, that are 

designed to maximise coastal views, often protrude above existing vegetation and natural 

landforms.  

There is increasing pressure for substantial tourism development in coastal and non-urban 

locations. Other tourism-related development pressures relate to signs, car parking and 

viewing platforms.  

Heritage 

The Shire contains an outstanding collection of heritage places that are recognised as a 

significant asset and give it a distinctive character.  

The Shire has been occupied by three Aboriginal clans and played a key role in local 

indigenous history, leaving many significant cultural heritage places, including the Budj Bim 

World Heritage Area, Tower Hill and areas along the coast and river valleys. Distinctive 

volcanic cultural landscapes contribute to the richness of the Shire’s heritage. There is a need 

to appropriately protect these heritage places and landscapes.  

Port Fairy has benefitted from heritage protection for several decades, having been the 

subject of one of the earliest heritage studies undertaken in Victoria in 1976. In addition, 

heritage protection has been applied to heritage precincts and significant places in Mortlake. 

There are places of heritage significance in locations other than Port Fairy and Mortlake that 

need to be protected from inappropriate development. 

The Avenue of Honour on the eastern approach to Mortlake is historically and aesthetically 

significant to Victoria as a memorial to World War 1 and 2 veterans and is listed on the 

Victorian Heritage Register.  

Strategic directions 

 Contain township development within defined boundaries and manage development 

on the fringes of townships to enhance the landscape setting.  

 Retain the openness of the rural landscape between townships by limiting 

development. 

 Provide for the reasonable sharing of views of significant landscape features, 

including views of the ocean, coastal shoreline, estuaries, wetlands and notable 

cultural features.  

 Protect and enhance the Shire's heritage places and precincts.  
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 Protect and enhance Aboriginal cultural heritage sites and significant cultural 

landscapes, including the World Heritage listed Budj Bim Cultural Landscape and 

Tower Hill. 

 Ensure that commercial signs are located away from entrances and exits to 

townships. 

 Ensure that signs within the commercial cores of Port Fairy and Koroit respect and 

enhance the towns' heritage character. 

 Protect and enhance landscaping, including street trees, on all major approach 

routes, access roads and local streets. 

 Protect all mature Norfolk Island Pines in Port Fairy from removal and lopping, and 

where such species is to be removed, encourage relocation of the tree. 

 Retain the overall low scale and simple forms of residential development across Port 

Fairy. 

 Protect and enhance Port Fairy’s attractive built form character to support tourism 

and economic development. 

 

ASSESSMENT  

The property is significant to the heritage precinct. The proposed works are small scale and 

do not impact the significance of the precinct. The new garage is modest in bulk and height 

and well setback from the frontage will be finished in subtle muted tones to Council’s 

satisfaction.   

Clause 16.01-1S 

Housing supply 

Objective 

To facilitate well-located, integrated and diverse housing that meets community needs. 

Strategies 

Ensure that an appropriate quantity, quality and type of housing is provided, including aged 

care facilities and other housing suitable for older people, supported accommodation for 

people with disability, rooming houses, student accommodation and social housing. 

Increase the proportion of housing in designated locations in established urban areas 

(including under-utilised urban land) and reduce the share of new dwellings in greenfield, 

fringe and dispersed development areas. 

Encourage higher density housing development on sites that are well located in relation to 

jobs, services and public transport. 
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Identify opportunities for increased residential densities to help consolidate urban areas. 

Facilitate diverse housing that offers choice and meets changing household needs by 

widening housing diversity through a mix of housing types. 

Encourage the development of well-designed housing that: 

 Provides a high level of internal and external amenity.  

 Incorporates universal design and adaptable internal dwelling design.  

Support opportunities for a range of income groups to choose housing in well-serviced 

locations. 

Plan for growth areas to provide for a mix of housing types through a variety of lot sizes, 

including higher housing densities in and around activity centres. 

ASSESSMENT 

The works add to the liveability and practicality of the dwelling by increasing the floor area 

within a site with sufficient capacity to do so.  

Clause 65.01 

APPROVAL OF AN APPLICATION OR PLAN 

Before deciding on an application or approval of a plan, the responsible authority must 

consider, as appropriate: 

 The matters set out in section 60 of the Act. 

 Any significant effects the environment, including the contamination of land, may 

have on the use or development.  

 The Municipal Planning Strategy and the Planning Policy Framework. 

 The purpose of the zone, overlay or other provision. 

 Any matter required to be considered in the zone, overlay or other provision. 

 The orderly planning of the area. 

 The effect on the environment, human health and amenity of the area. 

 The proximity of the land to any public land. 

 Factors likely to cause or contribute to land degradation, salinity or reduce water 

quality. 

 Whether the proposed development is designed to maintain or improve the quality of 

stormwater within and exiting the site. 

 The extent and character of native vegetation and the likelihood of its destruction. 
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 Whether native vegetation is to be or can be protected, planted or allowed to 

regenerate. 

 The degree of flood, erosion or fire hazard associated with the location of the land 

and the use, development or management of the land so as to minimise any such 

hazard. 

 The adequacy of loading and unloading facilities and any associated amenity, traffic 

flow and road safety impacts. 

 The impact the use or development will have on the current and future development 

and operation of the transport system. 

This clause does not apply to a VicSmart application. 

ASSESSMENT 

The proposal meets the decision guidelines of Clause 65 in that it is a modest single storied 

extension with replacement garage designed to fit with the prevailing character and site 

constraints. There is no vegetation for removal and existing infrastructure in place. The 

existing transport infrastructure is not adversely affected with the proposal representing 

orderly planning. 

 

6. CONCLUSION  

On balance the proposed extension, garage and external alterations represent subtle 

changes to increase the practicality of the dwelling and improve its integrity in how it reads 

in the streetscape by removing elements which detract from its original form. The external 

alterations are in keeping with the prevailing character of the dwelling and its neighbours.   

The extension and new shed are low in height and do not overwhelm being barely visible 

from the public realm and in keeping with the style and character of the original dwelling 

and that of the heritage precinct. 

The outcome is believed to be responsive and appropriate for its setting and as such hoped 

to be supported by Council. 








