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Heritage and Character Controls 

As there are no local heritage provisions and the applicable heritage controls those of Clause 15.03, Heritage 

Conservation, and the Purpose and Decisions Guidelines provided at Clause 43.01, Heritage Overlay as follows: 

Clause 15.03-1S 

Strategies 

Identify, assess and document places of natural and cultural heritage significance as a basis for their 
inclusion in the planning scheme.  

Provide for the protection of natural heritage sites and man-made resources.  

Provide for the conservation and enhancement of those places that are of aesthetic, archaeological, 
architectural, cultural, scientific or social significance.  

Encourage appropriate development that respects places with identified heritage values.  

Retain those elements that contribute to the importance of the heritage place.  

Encourage the conservation and restoration of contributory elements of a heritage place.  

Ensure an appropriate setting and context for heritage places is maintained or enhanced.  

Support adaptive reuse of heritage buildings where their use has become redundant.  

Consider whether it is appropriate to require the restoration or reconstruction of a heritage building in 
a Heritage Overlay that has been unlawfully or unintentionally demolished in order to retain or 
interpret the cultural heritage significance of the building, streetscape or area. 

 

Clause 43.01 

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. 

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.  
▪ 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.  
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▪ 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.  

▪ Whether the proposed subdivision will adversely affect the significance of the heritage place.  
▪ Whether the proposed subdivision may result in development which will adversely affect the 

significance, character or appearance of the heritage place.  
▪ Whether the proposed sign will adversely affect the significance, character or appearance of the 

heritage place.  
▪ Whether the lopping or development will adversely affect the health, appearance or significance 

of the tree.  
▪ Whether the location, style, size, colour and materials of the proposed solar energy system will 

adversely affect the significance, character or appearance of the heritage place. 

Character Controls 

Whilst there are no local heritage provisions the Hepburn planning scheme provides local Neighbourhood 

Character Controls, including for the local area essentially overlaying the area of potential development within 

the Railway Heritage Precinct. This area is Character Area 11 shown below. 

 

Figure 9   Extract of the Neighbour Character Precinct Map  
 
Clause 22.013 applies particularly to the Neighbourhood Character Precinct Eleven: 

Statement of neighbourhood character 

Current character statement 

The precinct is distinct for its flat topography and predominantly post-war to recent housing stock with 
a number of older heritage listed buildings. The consistently large dwelling setbacks and low front 
fences add to the spaciousness of the area. The area forms the link between the open pastoral 
landscape beyond and the formal avenue planting of The Avenue of Honour at the entrance to the 
town which extends to Malmsbury along the Midland Highway. In contrast to this spacious context, 
the intersection of the highway with the local streets is partially delineated by historic buildings built 
to the boundary. 
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Key existing characteristics 

The following elements contribute to the current character: 

▪ Architectural styles are mixed with many post war (1950s and 60s) and some 1980s dwellings. 
▪ Building materials are mixed. 
▪ Front setbacks are generally 3-4 or 5-7 metres and 3-4 metres on both side setbacks. 
▪ Front fences are low-average otherwise open style. 
▪ Private gardens are generally low level otherwise mixed styles. 
▪ Roads are sealed with no kerbs. 
▪ Large verges have predominantly no footpaths. 
▪ Large exotic avenue of street trees on both sides of the road. 
▪ Topography is flat with a light slope. 
▪ There are some partial views to Wombat Hill and to the north to the surrounding pastoral 

landscape. 
 

Preferred neighbourhood character statement 

The spaciousness of the dwelling settings will be maintained and the definition of the entrance way to 
the town will be strengthened by: 

▪ Encouraging the development of buildings to better define the highway intersection, and provide a 
sense of entrance to the town. 

▪ Encouraging low front fences. 
▪ Maintaining and enhancing the avenue planting. 

 

Objectives 

▪ To maintain and strengthen the garden settings of the dwellings. 
▪ To maintain the rhythm of dwelling spacing. 
▪ To use materials and finishes that harmonise with the surrounding Daylesford Township setting. 
▪ To maintain the openness of the streetscape. 

 

Policy 

 Exercising discretion 

Where a permit is required for development it is policy to: 

▪ Encourage landscaping that includes exotic and native trees. 
▪ Retain large, established native trees and understorey and provide new native trees where 
▪ possible. 
▪ Use timber or other non-masonry cladding materials where possible, or earthy toned building 
▪ materials and finishes, in streetscapes where weatherboard predominates. 

Proposal 

It is proposed to subdivide the land to provide housing lots for future development. 

Conclusion 

It is my assessment that the subject property whist in part covered by the Heritage Overlay has been include 

without evident appropriate justification and is not land that exhibits elements or characteristics that have 

been demonstrated to contribute to the heritage significance of the Railway Precinct Heritage Overlay.   It 

cannot be overlooked that when the Railway Precinct was recognized as a heritage place in 1985 that subject 

land was excluded from the mapped area.  The notation that intermittent and partial view of open fields and 

farmhouse that may be obtained from Raglan Street looking to the north does not constitute clear justification, 
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demonstration, or explanation of what views are important to the heritage significance of the Railway Precinct 

or how the limited views are important. Inspection shows that views are indeed limited and are not 

distinguished or differentiated from may other views not considered to be of any heritage value worthy of 

consideration for heritage protections. 

The views of the subject land to the north of Raglan Street and the Midland Highway are effectively screened 

by the mature conifers along the frontage as viewed from rising ground to the south within the area of the 

former Railway and up Wombat Hill such that no open view of the subject property is available.  

The recent zoning of the land as general residential land clearly provides for the subdivision of the subject land 

and development of houses that will replace the current open fields.   

Given the historical development along Raglan Street the particular existence of open pasture on the subject 

land views over this pasture cannot, in my assessment, be construed to be feature or item that contributes to 

heritage significance of the Railway Precinct, HO698 such that the general residential zoning of the land can 

be shown to have been in error.  

Accordingly, it is my assessment that the proposed subdivision is acceptable with regards to the heritage 

provisions of the Hepburn Planning Scheme. 

 

 

John Briggs 

John Briggs Architects Pty Ltd 

 



Heritage Impact Statement  9 Raglan Street, Daylesford 
 

11 
__________________________________________________________________________________________________________ 
JBA John Briggs Architect and Conservation Consultant                     331A Bay Street Port Melbourne 3207 Phone 9681 9924  

 



Heritage Impact Statement  9 Raglan Street, Daylesford 
 

12 
__________________________________________________________________________________________________________ 
JBA John Briggs Architect and Conservation Consultant                     331A Bay Street Port Melbourne 3207 Phone 9681 9924  

 



Heritage Impact Statement  9 Raglan Street, Daylesford 
 

13 
__________________________________________________________________________________________________________ 
JBA John Briggs Architect and Conservation Consultant                     331A Bay Street Port Melbourne 3207 Phone 9681 9924  

 


