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8. PLANNING PERMIT APPLICATIONS

8.1 Planning Application PL12/022747 for 659-669 Doncaster 
Road, 4-6 Tower Street and 1A-5 Council Street, Doncaster – 
Construction of three multi-storey buildings comprising 385 
apartments, retail premises, trade supplies and restricted 
retail premises (Bunnings) and associated basement car 
parking  

Responsible Director: Director Planning & Environment 
File No. PL12/022747 

Neither the responsible Director, Manager or the Officer authoring this report have a 
conflict of interest in this matter. 

Land:  Lot 1, TP213306, Lot 8 Lot 9 and Lot 
10 LP5384, Lot 8 and Lot 9 LP7349, 
and PC370480 

Zone Activity Centre Zone 1 and 
Development Contributions Plan 
Overlay 

Applicant:  SJB Planning on behalf of Bunnings 
Properties Pty Ltd 

Ward:  Koonung 
Melway Reference:  47E1 
Time to consider:  4 May 2013 

SUMMARY 

It is proposed to develop land at 659-669 Doncaster Road, including all land west of 
Council Street, east of Tower Street and north of the properties on southern side of 
Berkeley Street (total area of 11700sqm) in three stages with a Bunnings store and 
apartment tower comprising stage 1, and two residential apartment towers with retail 
at ground level in stages 2 and 3.   

Stage 1 will comprise a multi-level Bunnings store positioned front and centre along 
Doncaster Road with a floor area of 10,532sqm.  Above the store in a residential 
apartments tower rising 6 levels are 124 dwellings. Three levels of basement car 
parking will provide a total of 538 spaces for the development.  Stages 2 and 3 
occur on either side of the Bunnings store with buildings aligned to Tower Street (in 
Stage 2) and Council Street (in Stage 3).  Stage 2 provides a further 1266sqm of 
retail space at ground level and 127 apartments in a building rising 8 levels. 190 
basement car parking spaces are provided in the stage also.  Stage 3 provides a 
further 332sqm of retail space at ground level and 134 apartments in a building 
rising 9 levels. 159 basement car parking spaces are also provided. 

Roadworks proposed as part of stage 1 include the widening of Council Street with 
an additional exit lane at Doncaster Road, and additional deceleration and turning 
lanes on Doncaster Road.    

ATTACHMENT 1
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This is an amended application due to advice from VicRoads, Public Transport 
Victoria (PTV) and Council Officers indicating that the original application would be 
refused on traffic, safety and amenity grounds.  The applicant has responded by 
reducing the size of the Bunnings store, increasing road mitigation measures and 
redesigning the rear interface of the site where Bunnings has its loading and service 
area located adjacent to residential development on Berkeley Street. 
 
VicRoads and PTV have lifted their objection to the application subject to conditions. 
 
The original application was advertised and attracted 10 objections from both 
owners and occupiers of surrounding and nearby land.  Four of the original objectors 
have made a further submission to the amended application. The grounds of 
objection mainly relate to the scale of the building, its design, amenity impacts and 
traffic impacts.   
 
The report concludes that the proposal complies with the Manningham Planning 
Scheme, including the requirements of the Activity Centre Zone 1 and the 
supporting policy relating to Doncaster Hill Principal Activity Centre, which seeks an 
intensive and well-designed development outcome for the site.  The amended 
application proposes road mitigation measures commensurate with the expected 
increase in traffic and servicing vehicles.  It also overcomes design issues at the 
rear of the site which generated unreasonable amenity impacts by enclosing the 
service driveway and loading areas with the building. 
   
This report recommends approving the development subject to conditions. 

1. BACKGROUND 

1.1. The site is located on the northern side of Doncaster Road and comprises all 
of the land bounded by Council Street, Tower Street and the rear of properties 
on the southern side of Berkeley Street.  The land includes the Seven Eleven 
store.  The land is 1.17ha (11,700sqm) 

1.2. The site is approximately rectangular in shape. It has frontages to:  

• Doncaster Road of approximately 115 metres;  

• Tower Street of approximately 100 metres; and  

• Council Street of approximately 100 metres.  

1.3. There is a slight fall in levels towards the western side of the site and a 
steeper fall (of approximately 7 metres) to the northern boundary. 

1.4. The only direct abuttals the site has is with properties to the north.  These 
properties are on the southern side of Berkley Street and consist of (from east 
to west):  

• The side boundary of one two-storey unit forming part of a dual occupancy (7 
Council Street); 

• The rear yard of two traditional residential homes (3 and 5 Berkeley Street); 

• A construction site (7-11 Berkeley Street). Under construction are 57 
apartments in a five storey building (by SPEC properties); and, 

• The rear yard of a traditional residential house (13 Berkeley Street).  This land 
holds a permit to construct a four-storey office and apartment complex. 
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1.5. East of the site on the opposite side of Council Street is the Doncaster Primary 
School and former Shire Hall (a heritage building housing the Doncaster 
Templestowe Artists' Society).  The primary school has its administration 
centre and some classrooms immediately opposite the site in a landscaped 
setting. 

1.6. West of the site on the opposite side of Tower Street is Westfield Doncaster 
and a three-storey office building at 651 Doncaster Road. 

1.7. On the opposite side of Doncaster Road is two-storey office development and 
part of a vacant site where 273 apartments in a twelve storey building have 
been approved (the Englehart site). 

1.8. Doncaster Road is dual carriageway in front of the site with three lanes in 
either direction.  No parking is allowed.  The road is zoned Road Zone 1.  A 
peak hour bus lane commences operation on the inside lane east of the 
intersection of Doncaster Road and Council Street. 

1.9. Council Street is a collector road with a trafficable lane in either direction.  It 
meets Doncaster Road at one of many signalised intersection on Doncaster 
Road as it passes through Doncaster Hill.  Council Street has angled kerbside 
parking predominately for the primary school on its eastern side.  A children’s 
crossing and speed hump is located adjacent to the application site (approx. 
60m north of Doncaster Road). 

1.10. Tower Street (comprising part Road and part easement) essentially forms an 
entry and exit to Westfield Doncaster.  Immediately adjacent to the application 
site is a two way service road that links back to the main entry/exit.  The entry 
features two lanes in and the exit features three right hand turning lanes and 
two left hand turning lanes.  A flyover lane from an upper level car park forms 
part of the exit arrangements approx. 50m from Doncaster Road.   
 
Planning History 

1.11. Planning Permit PL07/018716 issued on 28/10/09 allowed the construction of 
a seven-storey building incorporating 113 one and two bedroom apartments, 
with basement car parking and use of the building for the purposes of a shop 
and retail premises (including motor vehicle sales, trade supplies and food and 
drink premises).  This development included a new access (left in and left out) 
onto Doncaster Road.  The permit expired in November 2011. 

1.12. The first proposal was presented for review at pre-application stage to the 
Sustainable Design Taskforce on 16 February 2012, and for information to 
Strategic Briefing Session (SBS) on 7 October 2012 and 19 March 2013. 

1.13. The amended application was submitted on 6 March 2013.  

2. PROPOSAL 

2.1. The following paragraphs describe the amended application.  The original 
application was similar, but proposed a larger Bunnings store, reduced 
setbacks particularly to the northern rear boundary and fewer road mitigation 
works.   

2.2. It is proposed to develop the site in three stages.  Stage 1 will cover approx. 
60% of the land with frontage to Doncaster Road.  Stage 2 will cover approx. 
20% of the land with frontage to Tower Street and a small frontage to 
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Doncaster Road.  Stage 3 will cover approx. 20% of the land with frontage to 
Council Street and a small frontage to Doncaster Road. 

2.3. Stage 1 (Central Tower) incorporates: 

•  A 10,500 sqm Bunnings store (trade supplies and restricted retail 
premises) facing Doncaster Road at street level and one level below 
street level. 

•  124 one and two bedroom dwellings in a six level tower above the 
Bunnings.  The tower is setback a minimum of 15.7 m from Doncaster 
Road behind a 10m high podium that incorporates the façade of 
Bunnings (at ground level) and 4 apartments (at first floor).  The tower 
has a maximum building height of 25m viewed from Doncaster Road 
and 28m internal to the site.  

•  Three levels of basement car parking services the development, 
including 2 levels solely dedicated to Bunnings customers (401 spaces 
in total) and 1 level where barriers separate the Bunnings car parking 
from a residential component (137 spaces including visitor parking). 

•  Construction of a 7.5m wide internal driveway setback 4.5m from the 
rear of the site that provides ingress to the car parking areas 
associated with this stage from Council Street and egress from the car 
parking areas associated with this stage to Council Street and Tower 
Street, as well as, access to Bunnings trade supply area and Bunnings 
loading area.   
The roadway is at the Lower Ground Level of Bunnings due to the fall 
of the land over the site.  The roadway is enclosed under the Bunnings 
nursery above (which is at Doncaster Road ground level) and a 
concrete wall along the northern façade. 

The new crossover to Council Street is approx. 11m wide and splayed 
to allow a fixed wheel 12m long trucks access (no articulated vehicles 
will access Bunnings).  The crossover to Tower Street provides exit 
only and is approximately 7m wide. 

•  Entry to the residential and Bunnings car park via a single width ramp 
from a new deceleration lane constructed eastbound on Doncaster 
Road (left in movement only).  The deceleration lane continues past 
the car park entry to Council Street providing Council Street a 
dedicated left turn lane (currently provided by the inside lane which is 
also a bus lane a peak times). 

•  Roadworks at the corner of Council Street and Doncaster Road 
(including within the application site) that sees Council Street widened 
to include 3 lanes exiting onto Doncaster Road and the extension of 
the right hand turning lane on Doncaster Road turning into Council 
Street. 

•  The rooftop of Bunnings (except for the tower and a screened area of 
plant) converted to a communal open space area for the apartments in 
this stage and future stages. 

•  Pedestrian access to the residential tower via a residential lobby on the 
east side of the Bunnings Doncaster Road frontage. 
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•  The garden nursery area of the Bunnings extended over the roadway 
below and setback 4.5m from the rear boundary.  The nursery area is 
covered by shade sails.  It sits around 5.5m above the ground at the 
rear boundary. 

•  Stage 2 and Stage 3 areas of the site will be landscaped for passive 
use.  

•  The architectural treatment of the building is contemporary in style.  
Bunnings will not be the traditional green box.  Bunnings will feature 
glazing at ground level with views through a void over the travelators 
and the level below.   
The two upper levels of the three storey podium features vertically 
aligned metal louvered fins with varying degrees of transparency.  The 
transparency increases adjacent to the apartments to gain light into 
south-facing windows, and is cut out completely in front of a 
mezzanine office.  The backing to the fins is red glass, rendered 
concrete or void.  A large Bunnings logo (hammer within a circle) is cut 
out of the fins to expose the red glass background.  The only other sign 
is a relatively discrete Bunnings panel sign above the pedestrian entry.  

The architectural treatment of the tower is highlighted by horizontally 
aligned metal balstrades which reinforce the horizontal scale of the 
building across the site’s frontage.  Grey pre-cast textured concrete 
and windows form the backdrop.   

The sides of Stage 1 will feature a textured concrete finish.  They will 
remain exposed until stages 2 and 3 are constructed.  The wall will 
vary in height between 8m and 12m due to the fall over the site. 

•  Landscaping will occur adjacent to Doncaster Road to achieve 
Council’s boulevard treatment, on the vacant land associated with 
stages 2 and 3 and in a strip along the rear northern boundary that is 
4.5m wide.   

2.4. Stage 2 (West Tower) incorporates: 

•  A retail premises of 1,266 sqm facing Tower Street (and a small part of 
Doncaster Road) that is at street level at Doncaster Road and partly 
above street level in the northern half of the site. 

•  127 one, two and three bedroom dwellings in seven level tower above 
the retail premises. 

•  Four levels of basement car parking (190 spaces in total), including 1 
level for the retail premises (43 spaces) and three levels for the 
residential component (146 spaces including visitor parking).  Ingress 
and egress of the parking area is via the service road on Tower Street. 

•  A loading bay for the retail premises is located off the internal driveway 
constructed in Stage 1 at the northern end of the building. 

•  Pedestrian access to the residential tower is via a residential lobby 
facing Tower Street. 

•  The architectural treatment of the building largely matches Stage 1 and 
comprises a podium that wraps around the Tower Street / Doncaster 
Road intersection.  The podium features dark bricks and dark coloured 
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balcony balastrades that match the dark grey coloured fins used on the 
Bunnings façade.   

At the street level are windows of the retail premises near Doncaster 
Road, however, the fall of the land means car parking becomes 
exposed further north.  The car parking is hidden by horizontal metal 
louvers. 

The tower is setback 15m from Doncaster Road, 4.5m from Tower 
Street (balconies at 3.7m) and 4.8m from the rear northern boundary 
(balconies at 3.7m).  The tower features similar horizontal balcony 
banding along Tower Street for six levels as used in Stage 1 (along 
Doncaster Road).  As this is the west-facing façade, aluminium 
louvered fins have been added to the balconies to provide shading.  
The top level of the tower (seventh) is recessed and has a lightweight 
metal cladding finish.  The level ends 37m south of the rear boundary 
keeping it just below the maximum building height (29m) outlined in the 
planning controls. 

2.5. Stage 3 (East Tower) incorporates: 

•  A retail premises of 332sqm (NLA) at street level at the north-west 
corner of Doncaster Road and Council Street. 

•  134 one and two bedroom dwellings in eight levels. 

•  Four levels of basement car parking (159 spaces in total), which is 
dedicated to the residential component of the stage. 

•  Ingress and egress to parking is provided via the internal driveway at 
the rear of the site constructed in Stage 1.   

•  Pedestrian access to the residential tower is via a residential lobby 
facing Council Street. 

•  The architectural treatment of the building largely matches Stage 1 and 
Stage 2 and comprises a podium the wraps around the Council Street / 
Doncaster Road intersection.  The podium features dark bricks and 
dark coloured balcony balastrades that match the dark grey coloured 
fins on the Bunnings façade.   

At the street level are windows associated with the retail premises near 
Doncaster Road.  Where they end, there is a vehicle crossover, 
pedestrian entry to the building and then 5 residential frontages with 
direct access from Council Street.    

The tower is setback 16m from Doncaster Road, 4.5m from Council 
Street (balconies at 3.2m) and 4.5m from the rear northern boundary 
(balconies at 3.5m).  The tower features similar horizontal balcony 
banding along most of the Council Street façade as used in Stage 1 
and Stage 2 (along Doncaster Road and Tower Street).  However, 
more of this façade is striped back to the podium treatments where the 
building steps lower with the fall of the land adjacent to the northern 
rear boundary.     

The top level of the tower (seventh) is recessed and has a lightweight 
metal cladding finish.  The level ends 55m south of the rear boundary 
keeping it just below the maximum building height (29m) outlined in the 
planning controls. 
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2.6. Submitted with the application are a range of reports dealing with such matters 
as Traffic and Car Parking, Waste Management, Sustainability and 
Landscaping.  Bunnings have also provided written information in relation to 
the operations of their store.   Various information from these reports is 
referenced through this report where relevant. 

3. PRIORITY/TIMING 

3.1. The statutory time for considering a planning application is 60 days. Allowing 
for the time taken to advertise the application, the statutory time lapsed on 4 
May 2013.  

4. RELEVANT LEGISLATION  

4.1. The Planning and Environment Act 1987 is the relevant legislation governing 
planning in Victoria. The Act identifies subordinate legislation in the form of 
Planning Schemes to guide future land use and development. 

4.2. Section 60 of the Act outlines what matters a Responsible Authority must 
consider in the determination of an application. The Responsible Authority is 
required to consider: 

•  the relevant planning scheme; and 

•  the objectives of planning in Victoria; and 

•  all objections and other submissions which it has received and which 
have not been withdrawn; and 

•  any decision and comments of a referral authority which it has 
received; and 

•  any significant effects which the responsible authority considers the 
use or development may have on the environment or which the 
responsible authority considers the environment may have on the use 
or development. 

4.3. Section 61(4) of the Act makes specific reference to covenants, however, this 
is not relevant because none of the lots are burdened by a covenant.  

5. MANNANGHAM PLANNING SCHEME 

5.1. The site is located in Activity Centre Zone – Schedule 1 (ACZ1) and is 
covered by a corresponding Development Contributions Plan Overlay - 
Schedule 1 (DCPO1), which outlines development contributions for various 
infrastructure works within Doncaster Hill, and Parking Overlay, which 
implements the Doncaster Hill Parking Precinct Plan. 

Activity Centre Zone 

5.2. In the ACZ1, a dwelling is a section 1 use – no planning permit required.  A 
retail premises, trade supplies and restricted retail premises (Bunnings) is a 
section 2 use – permit required.  There are limitations to these section 2 uses, 
including that they occur in conjunction with one or more other uses and that 
they occur at ground level.  A planning permit is required for buildings and 
works under the ACZ1 (Clause 37.08-5).   

5.3. The relevant purposes of the Activity Centre Zone are: 
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•   To implement the State Planning Policy Framework and the Local 
Planning Policy Framework, including the Municipal Strategic 
Statement and local planning policies. 

•  To encourage a mixture of uses and the intensive development of the 
activity centre: 

6.  As a focus for business, shopping, working, housing, leisure, 
transport and community facilities. 

7.  To support sustainable urban outcomes that maximise the use 
of infrastructure and public transport. 

•  To deliver a diversity of housing at higher densities to make optimum 
use of the facilities and services. 

•  To create through good urban design an attractive, pleasant, walkable, 
safe and stimulating environment. 

•  To facilitate use and development of land in accordance with the 
Development Framework for the activity centre. 

7.1. Schedule 1, relevant to Doncaster Hill Principal Activity Centre outlines the 
following objectives: 

Land use and development objectives to be achieved 

•  To advance Doncaster Hill as a sustainable and vibrant mixed-use 
activity centre with a strong sense of place and civic identity. 

•  To develop the centre as a focus for contemporary high density 
residential development incorporating a mix of complementary retail, 
social, commercial and entertainment uses. 

•  To ensure the activity centre enhances the social, environmental, 
economic and cultural elements of the municipality and region, 
advancing Doncaster Hill as a destination in Melbourne’s East. 

 Land use 

•  To provide for a vibrant range of mixed uses that support the strategic 
role of the Doncaster Hill Principal Activity Centre. 

•  To provide for a high level of activity that attracts people, provides a 
focal point for the community, creates an attractive and safe urban 
environment, increasing opportunities for social interaction. 

•  To ensure mixed use development comprises flexible floor spaces for 
a range of uses. 

•  To substantially increase the provision, intensity and diversity of 
housing (especially affordable housing), that allows for all sectors of 
the community to live in the centre. 

•  To provide for high-density residential development on individual sites 
in conjunction with a diversity of other uses including a mix of retail, 
commercial, social, community and entertainment uses. 

•  To encourage commercial and small-scale retail uses at the lower level 
of buildings, with high-density apartment style residential development 
on upper levels. 
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 Built form 

•  To create treed boulevards framed by podiums, consistent front 
setbacks and a high quality landscape along Doncaster, Williamsons 
and Tram Roads. 

•  To encourage innovative, contemporary architecture that provides a 
distinctive sense of identity for the Doncaster Hill Principal Activity 
Centre. 

•  To emphasise the existing dramatic landform of Doncaster Hill through 
built form that steps down the hill. 

•  To ensure an appropriate transition in height both within the activity 
centre and to surrounding neighbourhoods. 

•  To encourage built form that capitalises on key views and vistas 
including to the middle-ground and distant features including 
Dandenongs, the Kinglake Ranges and the central Melbourne skyline. 

•  To encourage the provision of urban art within built form or in adjacent 
public areas. 

•  To encourage the built form at gateway locations identified in the 
Framework Plan to be designed to act as markers with distinguishing 
architectural or urban design treatments. 

 Environmental sustainability 

•  To ensure Australian Best Practice environmentally sustainable design 
is met in relation to building energy management, water sensitive 
urban design, construction materials, indoor environment quality, 
waste management and transport. 

 Public realm 

•  To encourage active street frontages and pedestrian generating 
activities to be located along main roads. 

•  To ensure public spaces are minimally impacted by overshadowing, 
including preserving solar access in mid-winter to the key boulevards 
of Doncaster Road and Williamsons Road. 

•  To facilitate the enjoyment of public urban spaces/plazas, 
streetscapes, pedestrian and bicycle paths by ensuring that these 
areas are not excessively overshadowed or affected by wind 
tunnelling. 

•  To encourage artwork in suitable locations to contribute to creating a 
distinctive sense of identity. 

 Open space and landscaping 

•  To achieve development that provides accessible, safe, attractive and 
functional private and public open space opportunities, which are well 
connected and integrated within a permeable urban environment. 

•  To create a healthy and consistently landscaped environment that is 
dominated by native and indigenous planting. 
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•  To maximise opportunities for landscaping in the public and private 
realm. 

•  To ensure each precinct has ready access to well designed public 
open space. 

 Transport and access 

•  To achieve development of circulation networks that focus on providing 
strong linkages within the Doncaster Hill Principal Activity Centre, and 
enhance public transport, pedestrian and bicycle users’ amenity. 

•  To provide for well-defined vehicular, bicycle and pedestrian access 
both within and external to all precincts, with strong pedestrian 
crossing points to be established between the north and south sides of 
Doncaster Road. 

•  To encourage the integration of car parking areas into buildings and 
the unique sloping landform, including providing under-croft and 
basement as opposed to open-lot parking. 

 

Development Contributions Plan Overlay 

7.2. Pursuant to the DCPO1, a permit granted must include a condition that gives 
effect to the contribution and levies imposed by the schedule.  The condition 
has been included in the recommendation (see Condition 10.) 

 Parking Overlay 

7.3. The Overlay operates in conjunction with the permit triggers in Clause 52.06 – 
Car Parking of the Scheme, and sets car parking requirements for the 
proposed development consistent with the Doncaster Hill Parking Precinct 
Plan at the following rates: 

•  One or two bedroom dwelling -  1.1 car spaces per apartment; 

•  Three bedroom dwelling - 2.1 car spaces per apartment.  

•  Restricted retail premises - 1.5 spaces per 100sqm of floorspace. 

•  Shop - 4 car spaces per 100sqm of floorspace. 
 
State Planning Policy Framework 

7.4. Clause 11.01-1 (Activity Centres) includes the objective to build up activity 
centres as a focus for high-quality development, activity and living for the 
whole community by developing a network of activity centres.  

7.5. Clause 11.01-2 (Activity Centre Planning) includes the objective to encourage 
the concentration of major retail, residential, commercial, administrative, 
entertainment and cultural developments into activity centres which provide a 
variety of land uses and are highly accessible to the community. Strategies 
towards achieving this are identified as follows: 

•  Encourage a diversity of housing types at higher densities in and 
around activity centres. 

•  Reduce the number of private motorised trips by concentrating 
activities that generate high numbers of (non-freight) trips in highly 
accessible activity centres. 
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•  Improve access by walking, cycling and public transport to services 
and facilities for local and regional populations. 

•  Broaden the mix of uses in activity centres to include a range of 
services over longer hours appropriate to the type of centre and needs 
of the population served. 

•  Provide a focus for business, shopping, working, leisure and 
community facilities. 

•  Encourage economic activity and business synergies. 

7.6. It is a requirement of this Clause, as well as other Clauses within the SPPF, to 
have regard to, as relevant, the following policy documents: 

•  Design Guidelines for Higher Density Residential Development 
(Department of Sustainability and Environment, 2004) 

•  Activity Centre Design Guidelines (Department of Sustainability and 
Environment, 2005) 

•  Safer Design Guidelines for Victoria (Crime Prevention Victoria and 
Department of Sustainability and Environment, 2005)  

 As relevant, an assessment against the abovementioned policy documents 
 will be carried out at Section 6 of this report.  

7.7. Clause 15.01-1 (Urban Design) seeks to create urban environments that are 
safe, functional and provide good quality environments with a sense of place 
and cultural identity.  Strategies towards achieving this are identified as 
follows: 

•   Promote good urban design to make the environment more liveable 
and attractive. 

•   Ensure new development or redevelopment contributes to community 
and cultural life by improving safety, diversity and choice, the quality of 
living and working environments, accessibility and inclusiveness and 
environmental sustainability. 

•   Require development to respond to its context in terms of urban 
character, cultural heritage, natural features, surrounding landscape 
and climate.  

•   Ensure transport corridors integrate land use planning, urban design 
and transport planning and are developed and managed with particular 
attention to urban design aspects. 

•   Encourage retention of existing vegetation or revegetation as part of 
subdivision and development proposals. 

7.8. Clause 15.01-2 (Urban Design Principle) outlines design criteria that 
contribute positively to local urban character and enhance the public realm 
while minimising detrimental impact on neighbouring properties.  These 
include considering context, the public realm, safety, light and shade, 
architectural and landcape quality and energy efficiency. 

7.9. Clause 15.01-4 (Design for Safety) seeks to improve community safety and 
encourage neighbourhood design that makes people feel safe.  The strategy 
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identified to achieve this objective is to ensure the design of buildings, public 
spaces and the mix of activities contribute to safety and perceptions of safety. 

7.10. Clause 15.01-5 (Cultural Identity and Neighbourhood Character) seeks to 
recognise and protect cultural identity, neighbourhood character and sense of 
place.  The clause emphasises the importance of neighbourhood character 
and the identity of neighbourhoods and their sense of place.  Strategies 
towards achieving this are identified as follows: 

•   Ensure development responds and contributes to existing sense of 
place and cultural identity. 

•   Ensure development recognises distinctive urban forms and layout and 
their relationship to landscape and vegetation. 

•   Ensure development responds to its context and reinforces special 
characteristics of local environment and place. 

7.11. Clause 15.02-1 (Energy and Resource Efficiency) seeks to encourage land 
use and development that is consistent with the efficient use of energy and the 
minimisation of greenhouse gas emissions.   

7.12. Clause 16.01-1 (Integrated Housing) seeks to promote a housing market that 
meets community needs.  Strategies towards achieving this are identified as 
follows: 

•   Increase the supply of housing in existing urban areas by facilitating 
increased housing yield in appropriate locations. 

•  Ensure housing developments are integrated with infrastructure and 
services, whether they are located in existing suburbs, growth areas or 
regional towns. 

7.13. Clause 16.01-2 (Location of Residential Development) seeks to locate new 
housing in or close to activity centres and employment corridors and at other 
strategic redevelopment sites that offer good access to services and transport.  
Strategies towards achieving this are identified as follows: 

•   Increase the proportion of housing in Metropolitan Melbourne to be 
developed within the established urban area, particularly at activity 
centres, employment corridors and at other strategic sites, and reduce 
the share of new dwellings in greenfield and dispersed development 
areas. 

•   In Metropolitan Melbourne, locate more intense housing development 
in and around Activity centres, in areas close to train stations and on 
large redevelopment sites. 

•   Encourage higher density housing development on sites that are well 
located in relation to activity centres, employment corridors and public 
transport. 

•   Facilitate residential development that is cost-effective in infrastructure 
provision and use, energy efficient, incorporates water efficient design 
principles and encourages public transport use. 

7.14. Clause 16.01-4 (Housing Diversity) seeks to provide for a range of housing 
types to meet increasingly diverse needs.  Strategies towards achieving this 
are identified as follows:  
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•   Ensure housing stock matches changing demand by widening housing 
choice, particularly in the middle and outer suburbs. 

•   Support opportunities for a wide range of income groups to choose 
housing in well serviced locations. 

7.15. Clause 17.01-1 (Business) seeks to encourage development which meet the 
communities’ needs for retail, entertainment, office and other commercial 
services and provides net community benefit in relation to accessibility, 
efficient infrastructure use and the aggregation and sustainability of 
commercial facilities. Strategies towards achieving this are identified as 
follows:  

•  Locate commercial facilities in existing or planned activity centres. 

•  Provide new convenience shopping facilities to provide for the needs of 
the local population in new residential areas and within, or immediately 
adjacent to, existing commercial centres. 

 
Municipal Strategic Statement (Clause 21) 

7.16. Clause 21.03 (Key Influences) identifies that future housing need and 
residential amenity are critical land-use issues. The MSS acknowledges that 
there is a general trend towards smaller household size as a result of an aging 
population and smaller family structure which will lead to an imbalance 
between the housing needs of the population and the actual housing stock 
that is available. 

7.17. This increasing pressure for re-development raises issues about how these 
changes affect the character and amenity of our local neighbourhoods. In 
meeting future housing needs, the challenge is to provide for residential 
redevelopment in appropriate locations, to reduce pressure for development in 
more sensitive areas, and in a manner that respects the residential character 
and amenity valued by existing residents. 

7.18. Clause 21.09 (Activity Centre and Commercial Areas) outlines that principal, 
major and identified neighbourhood activity centres will be the focus of 
increased residential growth and development. In particular, Doncaster Hill 
Principal Activity Centre will: 

•  Challenges mainstream community planning and building design to 
achieve desired environmental outcomes. 

•  Provides more local jobs to reduce journey to work trips. 

•  Provides housing where residents may walk to facilities and services. 

•  Encourages reduced levels of car ownership and increased public 
transport usage. 

7.19. The vision for Doncaster Hill Principal Activity Centre is outlined in Council’s 
Doncaster Hill Strategy (2002) and includes: 

•  To implement the objectives of Melbourne 2030 in respect of Principal 
Activity Centres as a focus for retail, social, commercial, entertainment, 
civic and residential uses. 

•  To integrate ecologically sustainable development principles and 
techniques into every facet of the design, construction and 
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operation/occupancy stages of new development to raise the 
aspirations of all users, appropriate for a city looking towards a long-
term, responsible and sustainable future. 

•  To ensure that built form outcomes demonstrate the use of 
contemporary architecture combined with innovative urban design and 
building techniques that incorporate ecologically sustainable design 
principles. 

•  To emphasise the existing dramatic landform of Doncaster Hill through 
built form that steps down the hill. 

•  To encourage high density, high rise residential development. 

•  To provide a greater diversity of dwelling types. 

•  To alleviate pressure for more intense residential development in 
established urban areas. 

•  To reduce travel demand and change travel behaviour.  

•  To promote the development of sustainable transport options. 

•  To meet the future infrastructure requirements of Doncaster Hill in a 
comprehensive, timely and equitable way. 

•  To develop an integrated mixed-use precinct for Doncaster Hill Activity 
Centre which provides for an appropriate mix of uses and functions on 
a location specific level, including the provision of: 

8. mixed uses within buildings, particularly along boulevard 
locations 

9. small scale retail opportunities at ground floor level in 
conjunction with other mixed use developments 

10. additional commercial/office floor space 

11. flexible floor spaces within buildings to ensure life cycle 
adaptability. 

11.1. Within Doncaster Hill Principal Activity Centre there are various precincts 
delineated in accordance with their topographic orientation and aspect on 
Doncaster Hill, their relationship to main roads, and their present and future 
uses.  The application site, together with land to the north in Berkeley Street 
and Goodson Street is within Precinct 3. 

11.2. The vision for Precinct 3 is: 

•  In light of its strategic location between Precincts 1 (Civic Centre) and 
4 (Westfield Doncaster), the future fabric in Precinct 3 will be highly 
permeable, including well-defined public spaces with linking pathways 
and with development addressing rear laneways and well designed 
public plaza(s). Precinct 3 will be well connected to high-density mixed-
use development along Doncaster Road and Doncaster Shoppingtown 
Doncaster. Development will step down the hill and should fully exploit 
the northerly aspect and commanding views to the northern ranges. 

11.3. The ACZ1 also provides further objectives for Precinct 3.  These include: 
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•  To encourage a greater mix of uses including residential and 
commercial uses in the precinct. 

•  To encourage an enhanced pedestrian environment within the 
precinct. 

•  To ensure development steps down the hill to maximise the northerly 
aspect and commanding views to the northern ranges. 

•  To encourage the provision of a pedestrian and bicycle network to 
Westfield Doncaster and the civic and education precinct.  

11.4. Clause 21.10 (Ecologically Sustainable Development) highlights Council’s 
commitment to ESD and outlines a number of ESD principles to which regard 
must be given. These include building energy management, water sensitive 
design, external environmental amenity, waste management, quality of public 
and private realm and transport. 

11.5. In relation to sustainability, the ACZ1 requires applicants to submit a 
Sustainability Management Plan that demonstrates the application of 
Australian best practice rating tools and design principles, use of emerging 
technology, and a commitment to ‘beyond compliance’ throughout the 
construction period and subsequent operation of the development.  
 
Local Planning Policy 

11.6. Clause 22.08 (Safety through urban design) is relevant to this application and 
seeks to provide and maintain a safer physical environment for those who live 
in, work in or visit the City of Manningham.  The policy seeks attractive, vibrant 
and walkable public spaces where crime, graffiti and vandalism in minimised. 

11.7. Clause 22.09 (Access for disabled people) is relevant to this applicant and 
seeks to ensure that people with a disability have the same level of access to 
buildings, services and facilities as any other person. 
 
Particular Provisions 

11.8. Clause 52.05 (Advertising Signs) is relevant to the signage component of this 
application.  The clause provides decision criteria which seek to retain quality 
visual amenity and limit signage clutter.  

11.9. Clause 52.06 (Car Parking) is relevant to this application.  A permit is required 
to reduce the car parking rates outlined in the Parking Overlay.  However, in 
this instance no reduction is sought.  Clause 52.06-7 outlines various design 
standards for parking areas that should be achieved. 

11.10. Clause 52.07 (Loading and Unloading of Vehicles) outlines various 
requirements in relation to providing retail tenancies loading facilities. 

11.11. Clause 52.29 (Land Adjacent to a Road Zone) is relevant to this 
application.  The clause provides VicRoads a statutory opportunity to condition 
or reject an application that create or alters access to main roads pursuant to 
Section 55 of the Planning and Environment Act 1987.  In this instance there 
is a new entry off Doncaster Road into the Bunnings car park and roadworks 
that alter Doncaster Road and the intersection of Doncaster Road and Council 
Street. 

11.12. Clause 52.34 (Bicycle Facilities) is relevant to this application.  The 
statutory bicycle parking requirements for apartments (in developments of four 
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or more storeys) are 1 bicycle space per 5 dwellings (for residents) and 1 
bicycle per 10 dwellings (for visitors).  The commercial component generates 
are requirement of 1 bicycle space per 300sqm of floor area (for employees) 
and 1 bicycle space per 500sqm (for visitors).  Shower and change facilities 
are also required for Bunnings pursuant to this cause.  

11.13. Clause 52.35 (Urban Contex Report) is relevant to this application and 
requires the submission of an urban context report and design response that 
outlines how the development Derives from and responds to the urban context 
report.  These documents have been provided with the application. 

11.14. Clause 52.36 (Integrated Public Transport Planning) is relevant to this 
application.  The clause provides Public Transport Victoria (PTV) a statutory 
opportunity to condition or reject major development applications based on 
their impacts on the operation of public transport.  

11.15. Clause 65 (Decision Guidelines) outlines that before deciding on an 
application, the responsible authority must consider, as appropriate: 

•   The State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local 
planning policies. 

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

•   The orderly planning of the area. 

•   The effect on the amenity of the area. 

12. REFERRALS  
 
VicRoads 

12.1. VicRoads is a statutory referral authority pursuant to Clause 52.21 of the 
planning scheme.  They have considered the amended application and raised 
no objection subject to the inclusion of 9 conditions on any permit granted.  
Under Section 61(2) of the Planning and Environment Act 1987, the 
responsible authority must include these conditions on any permit granted. 

12.2. The conditions relate to the road mitigation measures being undertaken on 
Doncaster Road and relate to the following matters (inter alia): 

•  Lengthening the right turn lane on the eastern approach of Doncaster 
Road into Council Street from 120m (as proposed) to 170m. 

•   Relocating existing street lighting, signal pedestals and the bus stop to 
VicRoads satisfaction. 

•  Limiting landscaping within the boulevard treatment to achieve road 
safety requirements including within 40m of the new entry into Bunning 
on Doncaster Road to preserve sight lines to pedestrians (and vice 
versa). 

 
 
Public Transport Victoria (PTV) 

12.3. PTV is a statutory referral authority pursuant to Clause 52.21 of the planning 
scheme.  They have considered the amended application and raised no 
objection subject to the inclusion of 3 conditions on any permit granted.  Under 



COUNCIL MINUTES 28 MAY 2013 

 

 PAGE 1449 Item No: 8.1

Section 61(2) of the Planning and Environment Act 1987, the responsible 
authority must include these conditions on any permit granted. 

12.4. The conditions relate to retaining the existing bus stop in front of the site by 
relocating it further to the west to the satisfaction of PTV, and this introduction 
of bus priority signals at the remodelled Doncaster Road and Council Street 
intersection. 
 
Internal Referrals  

12.5. The application was referred to a number of Service Units within Council and 
the following table summarises their responses: 
 

Service Unit Comments  

Engineering and 
Technical 
(Drainage) 
 

• Point of discharge (drainage) is available for the 
site. 

• Provide an on-site stormwater detention system. 

• All areas are to be drained to the point of 
discharge. 

• Build over easement consent required. 
Engineering and 
Technical 
(Traffic) 

Following significant concerns raised with the initial 
development, the unit have revised there comments to: 

• Additional detail needs to be provided in relation to 
the impact on existing car parking spaces in 
Council Street opposite the proposed internal 
driveway.  Two spaces maybe impacted, and 
potentially removed, to protect safety and provide 
for increased traffic movements (more detailed 
plans are required under Condition 24).  

• The SIDRA analysis indicates that the queue 
length for traffic turning right from Council Street to 
Doncaster Road is 75m during the predicted 
Saturday peak.  The new and extended turning 
lanes in Council Street need to cater for this (this is 
already recommended, also see Condition 1.5). 

• The width of the proposed splitter island where the 
internal driveway intersects with Council Street 
should be 2m wide to allow pedestrians enough 
space to prop and stage the crossing (see 
Condition 1.7).  

• There are no measures that prevent large trucks 
from exiting the site via Council Street.  The 
proposed intersection of the internal driveway and 
Council Street is not designed for such vehicles 
(large trucks do not have the capacity to undertake 
a u-turn on site to exit via Council Street.  All trucks 
will exit the development via Tower Street). 

• Congestion within the development at the access 
to Stage 3 car parking. 

• The relocation of the school crossing and speed 
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Service Unit Comments  
hump is not defined.  The relocation could have 
further implications on car parking in Council Street 
(see Condition 1.6). 

 
Engineering and 
Technical 
(Infrastructure) 
 

• As part of the development a “Vehicle Crossing 
Permit” is required.  Redundant vehicle crossovers 
shall be removed and the footpath, nature strip 
and kerbing reinstated to the satisfaction of the 
Responsible Authority (see Condition 18). 

 
Engineering and 
Technical  
(Waste Services) 
 

• The Waste Management Plan (WMP) requires 
clarification and further information (see Condition 
10). 

• Due to there being many different issues 
pertaining to the 6 different collection areas, the 
WMP should be amended to separately discuss all 
aspects of waste management pertaining to each 
separate collection area.  

• Details must be provided on: 
• chutes, carousels, drop-off areas and 

compaction facilities 
• access to bin rooms, chutes and drop-off areas 
• access to hard waste. 

• Developers must ensure that it is as easy to 
dispose of each type of recyclable materials as it is 
garbage. 

• The drawings must include: 
• generic residential and commercial floor 

showing garbage and recycling drop-off points 
• bin rooms including any chutes, carousels, 

compactors and bins 
• bin presentation location (street or on-site) with 

bin alignment shown. 

• Sweep path diagrams illustrating the collection 
vehicles to be used as well as height clearance 
requirements need to be addressed and submitted 
for approval by the Responsible Authority. 

 
Economic and 
Environmental 
Planning 
(Doncaster Hill 
Unit) 

• This development proposal by Bunnings clearly 
demonstrates that the face of Doncaster Hill is one 
that is dynamic and ever-evolving.   The 
application also demonstrates that a ‘chain’ such 
as Bunnings can adapt a business model to meet 
key objectives of the Doncaster Hill Strategy, 
Schedule 1 to the Doncaster Hill Principal Activity 
Centre and other relevant provisions.   

• Set on a prominent site within Precinct 3, with a 
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Service Unit Comments  
main road street frontage along Doncaster Road, 
the proposal optimises development opportunities 
of the land with the combined parcels.  

• However, the Bunnings model is largely a car-
based retail offering and is somewhat contrary to 
Doncaster Hill Strategy that encourages 
consideration of a retail offering that supports 
pedestrians walking and/or taking public transport.  
In response to this, it is noted the development 
makes a particular effort to provide an activated 
street frontage and additional pedestrian 
accessibility through stages 2 and 3. There are 
some further opportunities that can be realised 
including a review of the activation of the main 
road street frontage to Doncaster Road (see 
consideration of Doncaster Hill Vision at paragraph 
8.3). 

• It is considered that this application in its current 
form meets the key objectives outlined in the ACZ1 
and in achieving the overall vision for Doncaster 
Hill.  The design proposal responds appropriately 
to the site constraints and as a focal building on 
the north-western end of the Doncaster Hill 
Principal Activity Centre boundary.   

 

Economic and 
Environmental 
Planning (Urban 
Design) 

Boulevard and podium:  

• When compared with the original proposal, the 
length of the atrium void has been reduced (to 
roughly 50% of the Bunnings building street 
frontage), and the store entry lobby has been 
enlarged. Both of these changes are positive. 
However, the resubmitted package still does not 
provide a strong argument for the ‘void’ atrium 
adjacent to the boulevard as an ‘activated 
frontage’, though. Suspended artwork / lighting will 
assist in creating a more interesting entranceway 
for shoppers, but the escalator void visually 
separates the activity occurring in the building from 
the boulevard.       

• The podium height is below the 12m height 
encouraged in the Activity Centre Zone, however, 
the intent of the zone has been captured with the 
podium design proposed. Angled vertical louvers 
and coloured glasing along the façade of the 
podium create adequate visual interest. The 
Bunnings logo is tastefully incorporated into the 
detail of the vertical screening. 

• The application proposes a series of raised planter 
boxes and coordinated seating along the frontage 
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Service Unit Comments  
of the proposed development, which is broadly 
consistent with the established boulevard 
standard. 

• The development, in its current configuration, does 
not provide or make future provision for an 
elevated pedestrian link over Tower Street. The 
applicant should be encouraged to make contact 
with Westfield to discuss the opportunity for a 
future pedestrian bridge, and that the development 
be designed to allow for the construction of this at 
a future stage.   

• The re-submitted plans notionally show a bus 
shelter within the boulevard. There is opportunity 
for the materiality of the shelter to relate strongly to 
the building podium with louver elements and 
coloured glazing. Greater detail is required from 
the applicant for this element (see Condition 1.25). 

Residential interface 

• The resubmitted plans show an increased building 
and loading bay setback from the northern 
boundary and interface with the approved 
apartment development at 7- 11 Berkeley Street. 
This is a positive change to the proposed 
development and will assist in protecting the 
amenity of the neighbouring these properties to the 
north. The Bunnings ‘box’ and lower levels of the 
two future residential tower stages still present a 
very large blank wall to the residential properties to 
the north, more should be done to breakup the 
expanse of this façade (see discussion at 
paragraph 8.76).   

Residential towers 

• The re-submitted plans show the deletion of the 
generously wide and well-highlighted residential 
tower entries to Doncaster Road and the 
replacement of these with smaller, narrower 
entryways (see Condition 1.10). 

• The facades of the residential towers are varied 
and exciting and communicate the high 
architectural quality envisaged in the strategy.  

• The amenity of first level apartments sitting below 
the level of the roof terrace immediately adjacent 
to the exterior side of Bunnings is poor. Access to 
natural light is extremely limited, particularly for 
east-facing apartments in the west apartment 
tower which are a whole level below the roof 
terrace (see discussion at paragraph 8.93). 

• The external stairways should either be pushed 
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Service Unit Comments  
back in to the site to obscure them from Doncaster 
Road views or be internalized (see Condition 
1.13). 

Development staging and site configuration: 

• Prior to the construction of Stages 2 and 3, the 
blank east and west facades of the retail ‘box’ 
(Stage 1) will be highly visible and exposed. While 
some effort has been made to improve the 
presentation of these large sections of vertical 
concrete wall with tonal changes, this is not 
sufficient.   

• Not enough information is provided to adequately 
understand how the balance of the site will be 
treated prior to the construction of Stages 2 and 3; 
namely pedestrian connections, any temporary 
roadway and sacrificial landscaping (see Condition 
11.2).  

• The western and eastern elevations of Stage 1 do 
not show an adequate amount of the building 
stepping (see Condition 1.14).  

• Consideration should be given to shifting the entire 
major retail floorplate westward to the Tower Street 
boundary and the creation of one large parcel 
facing Council Street for the residential 
component. The west-facing interface with 
Westfield and the Tower Street traffic volumes are 
not particularly amenable as a residential 
proposition (This advice was supplied 2 March 
2012 following the Taskforce meeting). 

Heritage interface 

• While some effort has been made to ‘pull back’ the 
built form from the Doncaster Road / Council 
Street corner to maintain a viewlines to the Old 
Shire Hall, the development height and stepping 
on this eastern section should be modified to 
reduce the effects of overshadowing on the small 
public plaza space located on the frontage of the 
Old Shire Hall.  

• The treatment of the eastern façade of the eastern 
residential tower and the Council Street section of 
footpath and landscaping proposed on its frontage, 
should reflect, make reference to, or assist in 
highlighting the Old Shire Hall heritage building. 
This could be achieved through the selection of 
building materials, such as the use of glazed and 
reflective architectural elements, and the 
incorporation of paving, landscape and building 
mounted, heritage-themed public art elements. 
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Service Unit Comments  

Strategic Projects 
(Sustainability) 

• The applicant must submit further details on the 
sustainability measured to be used in the 
development via an amended Sustainability 
Management Plan (SMP).  The current SMP 
provides a number of acceptable initiatives, but 
without providing certainty.  The plans should be 
amended to reflect the ESD measures proposed.  
The applicant also needs to advise whether an 
official or unofficial green star rating will be 
pursued (see Condition 3). 

13. CONSULTATION 

13.1. The original application was advertised in August 2012 through three large 
signs displayed on site and mail notice sent to surrounding and nearby owners 
and occupiers.  Ten objections were received.  The objectors were advised of 
the amended application and five further submissions have been received.  
The affected properties are outlined below: 

 
Affected Properties  

Northern Property Boundary: 

- 7 Council Street (rear dwelling of former 1 Berkeley Street) 

- 3 Berkeley Street 

- 5 Berkeley Street 

- SPEC Properties, developer of 7-11 Berkley Street 

Others: 

- Doncaster Primary School 

- Westfield Limited  

- 1 and 2 Berkeley Street, Doncaster 

- 5 Virginia Court, Bulleen 

- A ratepayer with a PO Box address in North Balwyn 

13.2. A letter of support has also been received from Hudson Bond Real Estate who 
recently moved into The Pinnacle development. 

13.3. The properties to the rear of the site have raised the following issues:  

•  Loss of privacy. 

•  Noise from vehicles, loudspeakers, deliveries and the open air trade 
area to the rear of the Bunnings development. 

•  Trading hours between 7am and 9pm seven days, as well as, wider 
product delivery hours are unreasonable. 

•  The 4.5m rear boundary setback (under the ACZ1 zone) for the 
provision of landscaping is not provided. 
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•  Visual bulk as a result of the Bunnings loading area wall and the 
elevated nursery area (with shade sails).   

•  Items falling from the elevated nursery area. 

•  Spec Properties acknowledged support for the general nature of the 
application, however, maintained reservations with the interface 
treatment proposed. 

•  Several of the individual property owners requested a fence higher 
than 1.7m.  One also requested double glazing be installed in their 
home. 

•  An individual property owner suggested a one or two storey building 
would be more appropriate in maintaining the quiet, peaceful life for 
existing residents. 

•  Residents raised issue with Bunnings traffic conflicting with the primary 
school. 

13.4. The amended application seeks to address most of the above amenity based 
concerns through setting back and enclosing the rear internal driveway which 
is used for customers, staff, residents and deliveries.   The concrete wall that 
encloses the driveway and the nursery of Bunnings above will protect 
neighbours from noise and loss of privacy.  The wall will prevent items falling 
from the Bunnings nursery. The mix of textured concrete and creeper growing 
on the wall, which is setback 4.5m behind a landscaped buffer, provides a 
reasonable southern outlook for the neighbouring properties.   

13.5. A condition will ensure that Bunnings uses no external sound amplification 
equipment or loudspeakers (see Condition 40).  

13.6. Responding to the amended application, one objector has requested the 
pedestrian path within the 4.5m setback be removed, raised odour issues with 
the nursery (fertilisers etc) and requested the development go ahead in one 
stage to minimise ongoing disruptions.  Conditions will require the pedestrian 
path be removed as it is provided with no passive surveillance (see 
discussions at paragraph 8.20 and Condition 1.2).  

13.7. In relation to odour from fertilisers, officers note that Dynamic Lifter and other 
fertilisers are currently stocked in-store in other Bunnings, as well as outdoors.  
Move away from the particular aisle and the smell dissipates quickly.  The 
proposed nursery is surrounded by buildings and high walls that should 
prevent wind picking up the odours and circulating them widely.  

13.8. Doncaster Primary School noted that it is more than just a school, as it 
provides for a significant number of community organisations that use the 
school on evenings and weekends.  As a school it has 500 enrolments from 
390 families, 52 staff and up to 50 volunteers on a daily basis.  The school 
provides before and after school care commencing at 7am until 6.30pm school 
days, and an after school sport programs that commence at 8.15am and 
concludes at 4.30pm. 

13.9. The school objects to the proposal on the basis of the apparent absence of 
attention to risk management, safety to the children and traffic management 
around the school (including access, parking and attendance for school 
functions).   
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13.10. In particular, a significant number of children, parents and visitors use 
the main entrance and crossing leading into the main entrance which is 
opposite the proposal in Council Street.  The increase in traffic movements 
and traffic management will make access difficult and unsafe.  Parking in 
Council Street will become prohibitive. 

13.11. The school indicated that they have agreed in principle to some 
proposals to ease traffic congestion and improve safety and risk management 
with the applicant.  However, the proposals had not been finalised. 

13.12. The applicant has outlined reasonable measures to ensure the impacts 
on the school activities are minimised.  Direct measures includes relocating 
the pedestrian crossing used by students further north on Council Street to 
move pedestrian movements away from the portion of Council Street that is to 
be used by customers, residents and the delivery vehicles servicing the 
development (see Condition 1.6 and Condition 22).  This has specific benefits 
as most of the students crossing here walk north into the surrounding housing 
area anyway.  The existing signalised intersection of Doncaster Road and 
Council already provides a safe crossing point of Council Street and 
Doncaster Road towards the southern boundary of the school.   

13.13. Bunnings have also indicated that their deliveries will be restricted and 
not occur during school drop off and collection times (see Condition 37).  The 
vehicles delivering to Bunnings will be medium ridged vehicles and not large 
articulated trucks (see Condition 36). 

13.14. The school will also benefit from the construction of a third departure 
lane in Council Street.  This lane is necessary to accommodate peak traffic on 
Friday evenings and on weekends due to the commercial nature of the 
development.  The lane will provide a secondary benefit of alleviating 
congestion around the school during the current parent drop off and pick up 
times.  

13.15. In a submission to the amended application the school raised an issue 
that no safety barriers were proposed where Council Street was being 
widened in front of the school gates reducing safety.  The school also 
suggested barriers may also need to form part of the new road crossing 
depending on its design.  In response, the applicant has indicated they would 
not be adverse to a condition that raises the potential need for barriers when 
undertaking road mitigation works or relocating the pedestrian crossing, and 
that barriers are only not shown because to date detail planning for the 
roadworks has not yet commenced (see Condition 1.7).  

13.16. Westfield Limited raised issue with the access arrangements 
principally using Tower Street, noting this intersection has very little capacity 
to absorb increased volumes due to capacity restrictions created by the 
nearby intersection of Doncaster Road and Frederick Street. They indicated 
that measures should be taken to increase the capacity of this intersection 
before the development occurs. 

13.17. The application site has legal frontage to Tower Street and the design 
acknowledges the existing capacity issues at the Doncaster Road and Tower 
Street intersection by encouraging vehicle access to Stage 1 and Stage 3 via 
alternative roads (entry from Doncaster Road and exit via a Council Street 
where roadworks are proposed).  Access to the commercial and residential 
component of Stage 2 is via Tower Street exclusively.  The traffic report 
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indicates that more than 85% of vehicle using the Tower Street and Doncaster 
Road intersection during peak times will be departing Westfield and there 
remains reasonable capacity at this intersection in the context of it already 
being congested.  Further, it is also impossible to increase the capacity of the 
Tower Street component of the intersection without major implications on 
Doncaster Road. 

13.18. The residents not directly adjacent to the site have raised issue with 
the commercial nature of the proposal (Bunnings) in the context of the 
Doncaster Hill vision, the delivery route, school safety and industrial noise 
levels. 

14. ASSESSMENT 

14.1. The main planning controls that command assessment through the report are: 

•  The Activity Centre Zone Schedule 1 – Doncaster Hill (ACZ1).  

•  Clause 52.06 and the Parking Overlay in relation to car parking. 

•  Clause 52.29 in relation to vehicle access from Doncaster Road. 

•  Policy at Clause 21.09 in relation to Doncaster Hill Principal Activity 
Centre. 

•  Design Guidelines for Higher Density Residential Development 
(Department of Sustainability and Environment, 2004).  

14.2. Unfortunately, the above controls raise common issues and therefore a 
straight consideration of each would not lead to coherent assessment.  To 
overcome this, this report considers the proposal under the following 
headings: 

•  The Doncaster Hill Vision including Precinct 3 Objectives 

•  Specific ACZ1 requirements 

•  Architectural quality 

•  Offsite amenity impacts 

•  Internal amenity and servicing 

•  Car parking 

•  Traffic 

•  Landscaping  

•  Staging 

The Doncaster Hill Vision, including Precinct 3 Obj ectives  

14.3. The site falls within Precinct 3 of the Doncaster Hill Strategy, together with 
adjacent land at the rear of the site in Berkeley and Goodson Streets.  The 
objectives for the precinct outlined in the ACZ1 are: 

•  To encourage a greater mix of uses including residential and 
commercial uses in the precinct. 

•  To encourage an enhanced pedestrian environment within the 
precinct. 
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•  To ensure development steps down the hill to maximise the northerly 
aspect and commanding views to the northern ranges. 

•  To encourage the provision of a pedestrian and bicycle network to 
Westfield Doncaster and the civic and education precinct (ACZ1). 

14.4. The vision for the precinct outlined in policy at Clause 21.09 of the Scheme 
signals a highly permeable urban fabric with public plazas and laneways as an 
appropriate response of breaking what is a large site into manageable building 
units. The laneways would connect buildings and plazas and facilitate 
increased pedestrian movements between adjacent precincts including 
Westfield Doncaster (in Precinct 4) and Council’s Civic Centre (in Precinct 1).   

14.5. The Doncaster Hill Strategy 2002 (DHS2002) outlines that the precinct will 
provide around 653 new dwellings and around 4000sqm of office/retail 
floorspace. 

14.6. In relation to the objective seeking a greater mix of uses, the appropriateness 
of the various uses that require planning permission (in this instance 2 x Retail 
Premises and 1 x Bunnings store (Trade Supplies and Restricted Retail 
Premises)) are dependent on the scale at which they occur and the 
development they occur within.  These are issues that are considered under 
the various heading in the assessments below and found to be acceptable.   

14.7. It is acknowledged that Bunnings is traditionally a largely car based retailer, 
which is somewhat contrary to the objectives of the DHS2002 that support 
sustainability outcomes including increased walkability and public transport 
usage within Doncaster Hill.   This is most evident through the provision of 401 
car parking spaces in its basement, whereby the statutory requirement under 
the planning scheme for a restricted retail use of this size is only 157 spaces.   

14.8. However, this is not to say that the Bunnings proposal should be rejected 
because it is traditionally a car based retailer entering a pedestrian focused 
Activity Centre.  The more critical considerations in relation to this are: 

•  the impact of the development and traffic generation on pedestrian 
permeability and the quality of the pedestrian realm;  

•  the impact of the traffic generation on the current bus services and 
future improvements to public transport within Doncaster Hill; and,  

•  the impact of the traffic generation on residential amenity so as not to  
jeopardise future development opportunities on near by sites. 

Further, it overlooks Bunnings ability to tailor their retail offerings to reflect the 
sites context in an Activity Centre and reflect local consumer needs.   

14.9. These traffic issues are considered throughout the report under the various 
heading in the assessments below.  However, to touch on each briefly now, 
the report concludes that the Bunnings component will enhance the pedestrian 
realm in front of its site which enables the walkability objectives of Doncaster 
Hill Strategy 2002 (DHS2002) to be achieved by other developments including 
the residential component of the this development.  Walking between Council 
and Westfield in front of the proposed Bunnings, with its windows, activation, 
street furniture and trees will be a far more superior to the current experience. 

14.10. Further, some staff and customers of Bunnings will walk and/or catch 
public transport, particularly those who live and/or work within Doncaster Hill 
or shoppers travelling between Westfield and Bunnings. 
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14.11. VicRoads, PTV and Council Engineer’s referrals all suggest that the 
increased traffic volumes generated from the proposal will not cause 
increased congestion, safety concerns or unreasonable bus delays due to the 
mitigation works proposed to be undertaken within Stage 1.  These include an 
additional turning lane outbound on Docaster Road, an additional turn lane in 
Council Street at the Doncaster Road intersection and a longer turn lane on 
Doncaster Road inbound at Council Street. 

14.12. The extent of these mitigation works (required by VicRoads) highlights 
the tensions between the road authorities’ ambitions to maintain the volume of 
traffic and speed through the precinct and the contrary vision for Doncaster 
Hill which advocates for improved pedestrian facilities and amenity, a 
boulevard kerbside treatment, reduced road speeds and fewer through-traffic 
movements.  VicRoads are a statutory referral authority meaning Council must 
include their conditions on any approval.  Officers will continue to advocate 
and negotiate with VicRoads in relation to minimising mitigation measures 
where they are contrary to the planning policy position.     

14.13. In relation to the third dot point, there should be minimal traffic impacts 
that jeopardise future development opportunities following the mitigation works 
being undertaken.  

14.14. At a broad level, the Activity Centre Zone generally promotes a mix of 
land-uses within sites and across precincts, particularly at ground level where 
commercial uses contribute to activating the pedestrian realm. Similar to a 
host of other development in Doncaster Hill, the commercial uses proposed at 
ground level in this development will provide for this.  

14.15. The number of residential apartments aligns strongly with Council’s 
anticipated outcomes (653 outlined in the DHS, 2002).  The application site is 
around 30% of the precinct’s total area and allows buildings approximately 
twice as high as the remainder of the precinct.  As such, the site should be 
providing well over half of the anticipated number of residential apartments.  
The development provides 59% of the anticipated residential apartments for 
the precinct.   

14.16. The provision of commercial floorspace exceeds the anticipated 
amount, but it does so due to the Bunnings floorspace provided in Stage 1 that 
occupies around 10,500sqm.  Bunnings is a very specific type of retailer that 
requires a large floor area among other unique requirements.  None of the 
precincts within Doncaster Hill anticipated the commercial floorspace 
necessary for a Bunnings store.  

14.17. The large floor area that is required for Bunnings prevents the highly 
permeable urban fabric outlined in Council’s vision for the precinct (at Clause 
21.09).  However, the opportunities that are lost through having a large 
building on the site are limited and generally outweighed by positive outcomes 
that benefit the community and are consistent with the broader vision for 
Doncaster Hill including more local employment (more than 200 positions on-
going according to the Bunnings Press Release), an increase mix of uses and 
significant activation of the pedestrian realm along a vital ‘linking’ portion of 
Doncaster Road.   

14.18. The proposal will see Doncaster Road transformed to the required 
boulevard, and activated with the pedestrian entrances to Bunnings, two retail 
premises and a residential entrance (i.e. four entrances, on average 30m 
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apart).  The Bunnings interface comprises a large window through to the void 
between floor levels that will provide transparency, increased passive 
surveillance and visual interest to the pedestrian realm.  It is acknowledged 
that the window does not provide for the same level of ‘activation’ than a 
traditional shop front and doorway, however, windows have been used in 
other development in Doncaster Hill (such as the library) to provide visual 
interest.  The outcome is acceptable and a condition will be used to ensure it 
remains transparent (not covered by promotional material or film) and views 
through to the store are maintained.  Bicycle hoops and seating are proposed 
to occupy parts of the pedestrian realm.  Seating is built into the widow façade 
of Bunnings.   

14.19. The provision of a high quality public realm interface with Doncaster 
Road will help achieve the precinct objective relating to a pedestrian 
connection between Precinct 4 (Westfield Doncaster) and Precinct 1 (the civic 
and education precinct).  Doncaster Road is already the key pedestrian route 
through Doncaster Hill.  Retaining a limited number of connections will funnel 
pedestrians into this space.  The space will receive a particular boost from 
shopper travelling between the commercial components of this development 
and Westfield Doncaster.    

14.20. The amended application shows a second pedestrian link between 
Tower Street and Council Street through the rear of the site within the 4.5m 
landscape setback.  This link was not proposed in the original application, but 
the applicant was encouraged to provide a secondary path of travel whilst the 
driveway remained open.   However, the driveway is now fully enclosed.  The 
pathway does not achieve a level of safety required under Safer Design 
Guidelines for Victoria (Crime Prevention Victoria and Department of 
Sustainability and Environment, 2005) as it is provided no passive surveillance 
between a boundary fence and a 9m high concrete wall. A condition will 
required this pathway be removed (see Condition 1.2).      

14.21. A pedestrian link in this location is also unlikely to function well given it 
will be adjacent to the service area of Bunnings and will end at the vehicle 
ramp associated with the exit of the multi-level car park at Westfield.  
Doncaster Road, Berkeley Street and Goodson Street offer better connections 
between Westfield and the civic and education precinct.  

14.22. The public realm of Council Street and Tower Street are also 
enhanced through additional activation in stages 2 and 3 of the proposal, with 
Council Street having a residential interface including the main residential 
entry and 5 apartments with direct access from the street.   The residential 
interface within Council Street will reinforce that this is a local side-street 
rather than a main thoroughfare.  Tower Street will have a commercial 
interface, consistent with its standing as a collector road for Westfield 
Doncaster. 

14.23. The final precinct objective relates to stepping development down the 
hill to the north, which will be achieved and is discussed further under the 
heading Architectural Quality below.  

14.24. Ultimately, the development (including Bunnings) should be seen as 
offering an appropriate and alternative development outcome to that first 
envisaged for the sites. 

Specific ACZ1 Requirements 
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14.25. Section 5 of this report has outlined the purposes and objectives of the 
ACZ1, including the specific visions for Precinct 3 of the Doncaster Hill 
Principal Activity Centre where the site is located.  However, the ACZ1 is 
much more prescriptive than simply listing policy ambitions.  The ACZ1 sets a 
number of mandatory and preferred maximums/minimums for buildings within 
the Activity Centre.  These mainly relate to the scale of the development, such 
as height.  The requirements establish a three dimensional building envelope 
for each site.  A permit may be issued where a maximum or minimum is 
preferred (not mandatory) and has not been met.  

14.26. The following assessment identifies and considers these mandatory 
and preferred requirements from the ACZ1: 

Building Height – Requirement Met 

14.27. This is a mandatory maximum requirement.  The maximum building 
height for this site is 29m with an allowance of another 5.8m for a design 
element.  Each apartment building has a component of roof that approaches 
29m in height in several locations, however never exceeds the height. The 
requirement relating to maximum building height in the ACZ1 is therefore 
achieved.  No allowance for a design element is being sought. 

14.28. The screen surrounding the plant on top of the building complies with 
the requirements of the ACZ1 which make allowances for plant rooms, plant, 
screens and lift-overruns above the maximum building height if certain 
parameters are met.  In this instance the parameters are achieved and it is not 
considered that the screening will be highly visible as it is a recessed element 
on top of the roof.   

Building Setback – Requirement Met  

14.29. The front setback is a mandatory minimum requirement.  The minimum 
front setback is 5m to a podium element and 15 to the front tower edge.   

14.30. The building has been setback a minimum of 5m from the front 
boundary to provide for the 5m wide boulevard treatment in front of the site.  
The front setback mostly exceeds 8m due to the uneven alignment of the site 
boundary.  The tower element is setback 15m in accordance with the control.  
The setback will allow for the boulevard treatment, and for the boulevard 
treatments to vested as public land (see Condition 1.22) 

14.31. The side and rear boundary setbacks are preferred minimum 
requirement (i.e. they can be varied by a permit).  The minimum setback from 
the side boundaries (Tower Street and Council Street) are 4.5m and the 
minimum setback from a rear boundary is 4.5m.  It is noted minor building 
elements such as balconies, sunshades and screens may be constructed 
within the setback areas specified provided they are designed and located to 
the satisfaction of the responsible authority.    

14.32. To Tower Street and Council Street, Stages 2 and 3 buildings are 
generally setback from the boundary the required distance of 4.5m.  The 
facades include some minor encroachments of balconies and car park 
screening, although in other areas the setbacks are slightly greater as subtle 
articulation and design interest is included in the buildings.  The setbacks 
adjacent to Council Street in Stage 3 are mainly used as open space areas for 
ground level apartments, which is a great outcome that reinforces the 
residential status of Council Street as a local road. 
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14.33. There is one area of significant encroachment into the required side 
boundary setback in Stage 3 where the subject land will be given over to the 
widening of Council Street towards the Doncaster Road intersection.  Here the 
building is located almost adjacent to the new property boundary.  However, 
visually, this will only be recognisable immediately adjacent to the intersection 
where the trafficable lanes multiply from two to four.  In more distant views, the 
setback appears coherent with remainder of the building and the compliant 
setback.  

14.34. The required rear boundary setback is achieved in most parts also.  
The residential towers in Stages 2 and 3 are setback the required 4.5m, 
although with projecting balconies.  This is a common occurrence that has 
been approved on various other site provided overlooking issues are 
addressed (refer to the Amenity Impacts discussion in this assessment) and 
where the majority of the balcony area sits within the building and therefore 
accord with the required setback.  This occurs here, where generally less than 
a third of each balcony encroaches into the preferred rear setback.   

14.35. In the amended application Bunnings, including its nursery and loading 
area, accords with the 4.5m setback requirement.  This was not the case in 
the previous application.  The 4.5m setback form this boundary ensures 
separation between future buildings and provides for a strong landscaping 
buffer at the rear of the site as promoted by the Doncaster Hill Strategy. 

 Overshadowing Doncaster Road and land outside of the activity centre – 
 Requirement met with conditions  

14.36. This is a preferred minimum requirement (i.e. can be varied with a 
permit), that development on the north side of Doncaster Road must not 
overshadow more than 1.2m beyond the back of kerb on the southern side of 
Doncaster Road between 11.30am and 1.30pm on 22 June.  

14.37. The original proposal was designed in such a way that prevented this 
shadowing as the top level of the Stage 1 apartment buildings was setback 
slightly further from Doncaster Road than the tower below (at 18.5m).  
However, this has appeared to have been missed in the amended application 
where the top level is now setback 17.8m in line with the floors below.  A 
condition will require a greater setback of the top level and plans to show that 
the extent of shade as shown on previous cross-section plans (TP3.13.3) is 
maintained (see Condition 1.11). 

14.38. The development will shade no land outside of the activity centre. 

 Boulevard Treatment – Requirement Met 

14.39. The Boulevard Treatment consists of a number of elements that seek 
to transform the pedestrian realm along Doncaster Road including sufficient 
setbacks to allow pavements and landscaping improvements, and a consistent 
‘human’ scale of buildings adjacent to the street frontage.  The proposal is 
setback a great a distance than the minimum necessary (generally 8m 
compared to 5m) to provide for the ‘boulevard treatment’ in front of the 
development including the necessary tree planting and pedestrian pavement. 

14.40. The height of the proposal’s podium is slightly below the 12m height 
encouraged in the ACZ1 at 10m.  The undulating topography of Doncaster Hill 
means podiums will not always be viewed as the same height, and various 
heights +/- 2m have been approved across the precinct.  The podium at The 
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Pinnacle development is one such example that varies in height.  The 
Doncaster Hill Strategy 2002 seeks: 

•  The scale (of development) at street level must be consistent.  A 
podium of at least three levels should be provided along Doncaster 
Boulevard frontage.  

14.41. The proposal provides a podium that is of a consistent scale and that 
is three storeys in height across the Doncaster Road frontage. 
 
Architectural Quality  

14.42. The development will have a significant and positive impact on 
Doncaster Road, Council Street and Tower Street.  The buildings in each 
stage present a legible and coherent presentation that is generally dynamic 
and visually stimulating.  The prominent architectural expression includes 
façades that balance horizontal and vertical massing through strong balcony 
elements and changes in materials of construction.   

14.43. Importantly, the high quality façades are viewed as an integrated 
component that wrap around the corners of the development site.  This 
development has no ‘back end’, or even ‘side end’, that is highly exposed to 
the public realm.  From Berkeley Street, the rear of the development will be 
screened by development occurring on the south side of Berkeley Street. 

14.44. The overall architectural quality of the building fulfils the broad vision 
for Doncaster Hill: 

•   To encourage innovative, contemporary architecture that provides a 
distinctive sense of identity for the DHPAC (objective ACZ1) 

•  To ensure that built form outcomes demonstrate the use of 
contemporary architecture combined with innovative urban design and 
building techniques that incorporate ecologically sustainable design 
principles. (vision DHS,2002) 

 Tower treatments 

14.45. The height and scale of the apartment buildings that sit above the 
commercial podium are similar to the height and scale of other developments 
approved on Doncaster Hill including The Pinnacle and the proposed 
Englehart development opposite on Doncaster Road.  The towers may be 
viewed as being attached from the Doncaster Road approach, but read as 
separate and more refined elements once viewed closer.  The residential 
towers are separated from each other by 11m and 7m. 

14.46. The building in Stage 3 steps lower by two levels at the northern 
interface to achieve the following precinct objective: 

•  To ensure development steps down the hill to maximise the northerly 
aspect and commanding views to the northern ranges (ACZ1). 

14.47. This stepping will be viewed primarily from Council Street, north of the 
activity centre (refer to perspective drawing TP.26).  It provides a softer visual 
transition from the height of development allowed on the site (29m), to the 
lower maximum building height allowed on the sites to the north (14.5m).  The 
building without this transition (as it was first proposed) appeared particularly 
boxy and overbearing.  
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14.48. More modest stepping occurs on the top level of the residential towers 
in Stage 2 and 3, where the top level take on a lighter appearance with metal 
exterior cladding.  This is a proven architectural design technique that helps 
ground buildings and reduces visual bulk at the upper levels.  The prominent 
and heavy architectural expression of the buildings only rises 23m above 
natural ground level adjacent to Doncaster Road which is considerably less 
than the 34.8m maximum height that could be achieved including the design 
element.  

14.49. The only locations where the prominent architectural expression is 
viewed to the full height of 29m is at the rear of Stage 2, which is hidden from 
the public realm largely by Westfield Doncaster.  

14.50. A couple of subtle design changes will be required to the façade of the 
development in Stage 1 by condition including the removal of the heavy 
banding at the top of the building that matches the balcony balustrade 
elements of the lower floors (see Condition 1.12).  This was introduced in the 
amended application as the pervious proposal included a lighter design 
element on the top floor. 

14.51. Conditions will also require the internalisation of the external stairs on 
the western elevation, as well as a break introduced in the balcony façade on 
the eastern elevation (see Condition 1.13 and Condition 1.14 respectively).  
These conditions seek to improve the visual presentation of the tower element 
given the building is likely to viewed in isolation for a relatively long period 
before Stages 2 and 3 are constructed. 

 Podium Treatments 

14.52. The architectural treatment of the podium complements the tower 
elements of the development.  The podium is visually bold.  It retains a 
consistent height and introduces a strong horizontal element that reduces the 
verticality of the development further.   

14.53. The podium comprises three slightly different treatments that divide the 
frontage into the various uses occurring in the building (outlined below).  This 
occurs in a coherent manner, although it was more clearly depicted in the 
original application plans.  In the amended application it is unclear as to the 
extent of glazing and concrete panels, as the plan showing this detail has 
been omitted.  A condition will require a clear podium elevation including 
better distinction of materials (see Condition 1.1).   

14.54. Generally though, dark coloured feature brickwork is used at the 
Doncaster Road corners of the building to help reinforce the notion that Stage 
2 and Stage 3 are ‘bookends’.  This feature brickwork wraps around each 
corner and helps identify the locations of the retail tenancies.   

14.55. In the middle of the Doncaster Road frontage is the podium 
presentation of Bunnings which comprises vertically aligned grey coloured 
metal fins that vary in transparency allowing views to natural concrete, 
transparent glass and red glass facade in the background.  In sections the fins 
are peeled back completely, including at ground level, to allow the background 
material to dominate.  At night, internal lighting will illuminate the glass 
background façade and spill through the spacing between the fins.  This is a 
high quality façade that is very different to the typical Bunnings store. 
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14.56. The third treatment is a lighter element and separates the façade of 
Bunnings from the dark brickwork of the facades in stages 2 and 3.  It 
comprises a textured concrete wall with plants cascading from planter boxes 
on Bunnings roof top.  This highlights the residential entry of Stage 1.  

 Pedestrian interface 

14.57. The residential entries of the three residential towers are visually 
apparent and generally well designed, although the quality of the entry in 
Stage 1 has declined from the original proposal as indicated in the urban 
design referral.   

14.58. The single entry on the east side of the Bunnings store is identified by 
a green wall that cascades from the three level podium, different colour 
footpath paving, planter boxes and seating.  However, the entry’s presentation 
is narrower than previously proposed and there is no longer a transition area 
or waiting area that provides and receives passive surveillance from 
Doncaster Road.   The entry is in essence a long corridor.  The bicycle 
storage room adjacent to the entry (which is a fabulous addition to the plans 
due to being easily accessible) is too narrow to function.   There is scope for 
the entry to be amended to have a wider and stronger presence to Doncaster 
Road and this will form a condition (see Condition 1.10).   

14.59. The residential entries in Stage 2 and Stage 3 from Tower Street and 
Council Street respectively incorporate wider foyer areas than Stage 1 and are 
of a high standard.  They are identified not by a green wall, but by a void in the 
building and changes to the materials of construction.  These entries provide 
much shorter corridors to the lifts as the residential towers do not need to be 
setback behind a podium. 

14.60. The pedestrian realm in Council Street also benefits from having a 
direct residential interface at street level, with windows, balconies, separate 
entries and open space of apartments adjacent to the footpath.  This gives it a 
softer residential interface that reinforces Council Street as a residential side-
street and not a main thoroughfare. 

14.61. Adjacent to the footpath in Doncaster Road and Tower Street are 
commercial frontages.  This report has already detailed that the interface 
incorporate glazing that provide transparency, surveillance and visual interest 
over the pedestrian realm.  Bunnings incorporates a large window with built in 
seating in front of a void area between its floor levels.  The retail tenancies 
provide wide canopies above the footpath for weather protection. 

 Signage 

14.62. The proposed signs are limited to the large Bunnings hammer logo 
cut-in and integrated into the design of the podium treatment, as well as a 
relatively small illuminated panel sign above the pedestrian entry.  The signs 
are well located, high quality and achieve the four decision criteria in the ACZ1 
(integrated within the podium, sized to complement the scale of the building, 
limited in number, and avoids visual clutter).  A condition will require additional 
information in relation to the precise size of the business identification sign 
above the entry (see Condition 1.1). 
 
Amenity Impacts 
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14.63. The Design Guidelines for Higher Density Residential Development 
(Department of Sustainability and Environment, 2004) provide design criteria 
for assessing amenity impacts from the residential component of the 
development.  The most critical issues are protecting neighbours from 
overlooking, minimising visual bulk and limiting shade. 

14.64. The Guidelines seek ‘equitable access’ in relation to outlook and 
sunlight (objective 2.6) and suggest new development be designed to achieve 
Clause 55 requirements in relation to overlooking and overshadowing 
secluded private open space. 

14.65. The ACZ1 provides some guidance in assessing the amenity impacts 
of the commercial component of the development (including Bunnings).  

Overshadowing 

14.66. The site is favourably positioned with a street interface to the south, 
east and west and therefore overshadowing is limited to these interfaces and 
not the residential interface to the north.   

14.67. The shadow diagrams provided with the application indicate that there 
is no shade cast beyond Tower Street in the morning (after 9am) at the 
equinox.  Some shade is cast beyond Council Street in the afternoon, but this 
is limited to after 3pm at the equinox.  This shade will not extend over any of 
the key outdoor play areas or buildings of the school until well after school 
hours.  The development will eventually shade the former Shire Hall, but not 
until the late afternoon and evening.  The green space in front of the Shire Hall 
is already largely shaded at this time. 

Residential Overlooking  

14.68. In relation to overlooking, the guidelines (Objective 2.9) require Council 
to consider residential overlooking within a 9m radius of habitable room 
windows and balconies (the same as Clause 55).  The only residential 
interface the site has is to the northern boundary. 

14.69. Adjacent to the north boundary the walls and windows of the buildings 
in Stage 2 and 3 are setback 4.5m.   Balconies associated with Stage 2 of the 
development are setback 3.7m and balconies of Stage 3 of the development 
are setback 3.8m.  The plans make reference to privacy screening but this is 
not shown on the elevations.   

14.70. The residential component of Stage 1 produces no overlooking issues 
as the building is setback more than 40m from the northern boundary. 

14.71. The adjacent properties also fall within the ACZ1 and therefore are 
subject to increased development potential (development is already underway 
on the 3 of the 7 properties).  To achieve an equitable outcome in these 
circumstances, it is generally accepted that a sharing of space to resolve 
overlooking issues may occur, i.e. a setback of 4.5m from the common 
boundary on both sides will produce the required 9m separation.  It is noted 
4.5m is also the preferred rear boundary setback in the ACZ1. 

14.72. The proposed development subject to a condition requiring screens to 
be shown on elevation, accords with these longer term aspirations.  It is 
considered reasonable for the outer edge of the balconies to sit within the 
4.5m setback provided the majority of the balcony area sits outside the 4.5m 
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setback and they include some screening measures where they are within 
4.5m (see Condition 1.15).    

14.73. This said, the current residents adjacent to the development who have 
raised issue with lose of privacy can rightly expect some protection, 
particularly in the short to medium term before they develop their parcels of 
land and at the lower levels of the development where the views from the 
apartments are most direct.  A condition requires screening to be introduced at 
levels 1 to 4 of Stage 2 and Stage 3 buildings to ensure direct overlooking is 
avoided in accordance with the Design Guidelines for Higher Density 
Residential Development (Department of Sustainability and Environment, 
2004) (see Condition 1.15). 

 Visual Bulk (residential component)  

14.74. The setback and the design of the tower elements of the development 
generally guard against visual bulk. The setback of the residential towers 
(4.5m) achieve the ACZ1 requirements (4.5m) and sit behind landscaping 
planting adjacent to the internal driveway at the rear of the site.  The balconies 
which project slightly into the setback (as indicated above) help break up the 
façade and provide design interest.  

14.75. A conscious effort has also been made to reduce the bulk of the north 
elevation of Stage 3 through the removal of apartments on levels 5 and 6 at 
the northern end so there is a step down to a lower building height (from 29m 
to 22.5m) adjacent to the boundary.  This lower height provides greater 
transition to future development proposed north of the site where the ACZ1 
sets a maximum building height to 14.5m. 

 Visual Bulk (Bunnings and service road) 

14.76. The neighbour’s southern outlook will be towards a textured concrete 
wall with a height of around 8.5m.  The wall encloses the service driveway 
associated with the development and Bunnings loading area.   The wall is 
setback 4.5m from the boundary (behind landscaping) and designed with an 
invasive creeper (climbing fig) to grow on its outside.   The visual bulk 
associated with the high wall is mitigated through its texture, colour and 
several openings through to the Bunning nursery.  These aspects are 
sufficient to help break up its mass.  

Noise including from Bunnings  

14.77. The internal driveway at the rear of the site that services the 
development (customers, residents and deliveries) has been setback and 
enclosed in the amended application.   Previously, the driveway was setback 
around 1.5m from the rear boundary and open to the sky.   

14.78. Enclosing the driveway within a concrete structure will protect the 
neighbours from vehicle noise associated with the development including 
noise generated from Bunnings loading/unloading operations and trade area 
at the rear of the store. It is noted the trade area is fully enclosed similar to 
Bunnings Hawthorn, and is not a full service outdoor trade area such most 
Bunnings including Nunawading. 

14.79. The concrete wall that encloses the driveway also extends upwards to 
surround the Bunnings nursery.  The wall, which is around 4m in height 
around the nursery, prevents noise from customers impacting on neighbours.  
The wall is the same height as the wall around the similar sized nursery area 
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of Bunnings Hawthorn, which also backs onto residential land and apartments 
although with a lesser setback.  A condition will require transparent material 
such a toughened glass or plastic within three ‘openings’ in the wall (see 
Condition1.16).  The openings are a desired addition that will help break up 
the visual mass of the wall when viewed from the adjacent residential 
properties. 

14.80. In relation to resident noise, it is noted that a permit is not required to 
use land for more than one dwelling and accordingly noise considerations are 
limited to large plant and the like.  Residential noise associated with an 
apartment is considered normal and reasonable in an urban setting.  Air 
conditioning units and basement exhaust fans etc are not specifically shown 
on the building’s roof, although an area for plant and equipment surrounded by 
a visual screen is shown.  A condition will require details of basement 
ventilation be shown (see Condition 1.19).    

Wind  

14.81. A wind impact assessment report concludes that the buildings will 
generate no discernable impacts to the walking comfort of pedestrians around 
the site or within the roof garden area.  
 
Internal Amenity and Servicing  

Dwelling variety  

14.82. The residential component of the development provides for a range of 
apartments in terms of size and orientation in accordance with the vision for 
Doncaster Hill:  

• To provide greater diversity of dwelling types (vision in DHS, 2002) 

14.83. The variety includes bedroom numbers (single and two bedroom 
apartments are proposed) and open space provision (balconies, ground floor 
terraces and roof terraces all of varying sizes between 8sqm and 60sqm).   

14.84. The apartment buildings appear to be aimed at the more affordable 
end of the market spectrum.  This is illustrated by the provision of mostly 
modest sized one-bedroom apartments (generally sized between 43sqm and 
48sqm), modest balcony areas and relatively modest lobby areas.  However, 
this is not to say the development is lacking, or provides poor amenity.   

14.85. The proposal is consistent with the following objectives of the 
Doncaster Hill Strategy and the Manningham Planning Scheme:  

•  To substantially increase the provision, intensity and diversity of 
housing (especially affordable housing), that allows for all sectors of 
the community to live in the centre (vision in DHS, 2002) 

•  Support opportunities for a wide range of income groups to choose 
housing in well serviced locations (Clause 16.01-4) 

14.86. The location of the building is exceptional in regards to commercial 
and community services being adjacent to Westfield Doncaster and its 
transport interchange.  Clause 21.09 seeks to: 

•  Provide housing where residents may walk to facilities and services 
(Clause 21.09) 
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14.87. The development is also opposite Doncaster Primary School and a 
short walk from Council’s Civic Centre and MC2 library and community 
building. 

14.88. Residential amenity throughout the building is high.  The precinct 
objectives in the ACZ1 highlight the substantial views that can be captured 
from the site particularly to the northern ranges.  The residential buildings are 
positioned to maximise quality long distance outlooks towards the Melbourne 
CBD (west), Kinglake (north) and The Dandenongs (east), or provide views 
over the landscaped roofed area of Bunnings.   

14.89. The apartments are provided reasonable balconies and roof areas that 
all exceed the 8sqm recommended in the Design Guidelines for Higher 
Density Residential Development (Department of Sustainability and 
Environment, 2004).  The apartments and balconies are provided a high level 
of privacy, natural light and are generally shaded as part of the design detail.  

14.90. Additional to the private balconies, all apartments have access to the 
communal open space area on the roof of Bunnings (detailed below). 

Privacy and Light 

14.91. In terms of privacy, the east facing balconies and windows in the Stage 
1 tower are separated from the development in Stage 3 by 11m.   This 
exceeds the recommended 9m viewing arc which prevents unreasonable 
overlooking.   The separation between Stage 1 and Stage 2 is between 6 and 
8m, although balcony spaces are not aligned opposite each other.  The 
separation in this location is acceptable.  

14.92. There is one instance on each level at the internal corner of the 
apartment building in Stage 1 where balconies and windows in different 
apartments are separated from each other by less than 2m.  This is less than 
ideal, but it only occurs on six occasions in total.  A condition will require some 
additional screening to provide additional privacy where this occurs (see 
Condition 1.15.3).   

14.93. In terms of natural light, there are no bedrooms that are reliant on 
‘borrowed light’, due mainly to the relatively narrow footprints of the towers.  A 
modest number of apartments are provided studies and kitchens that are semi 
enclosed or not immediately adjacent to a window, which is considered 
acceptable in a development of this scale as it adds further variations and 
options for purchases. 

14.94. There are several apartments at Level 1 of Stages 2 and 3 that have a 
direct outlook towards the external side wall of Stage 1 (the side wall of 
Bunnings).  The outcome is not ideal given the quality of the outlook (onto a 
3m high wall) and the apartments will receive less natural light.  However, the 
applicant has sought to maximise light entering these units by offsetting the 
balconies above (maximising the size of the lightcourt).  The balconies are 
also oversize and/or well proportioned being able to extend right to the 
property boundary (i.e. they are much wider than the typical balcony width of 
1.8m).   

14.95. The scenario is limited to 17 apartments of the 385 apartments in total.  
Given the low number and the lack of alternative options the scenario can be 
seen as providing added variety.   

Internal noise   
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14.96. There is a need for Council to advocate for noise attenuation 
measures for apartments adjacent to Doncaster Road and adjacent to the 
Bunnings nursery.  This would be resolved via a standard condition asking for 
an acoustic report.  It is noted the Sustainability Management Plan indicates 
double glazing will be used for all residential apartments which should provide 
the adequate protection from noise (see Condition 1.29) . 

Communal facilities  

14.97. The apartments are serviced by a minimum of two lifts in each building 
and 1.5m wide corridors that, although long, are generally easy to navigate.  
Natural light will illuminate many of the corridors and provides an outlook for 
those waiting for lifts.  Each level has access to waste and recycling chutes.    

14.98. The apartments in all three stages share a sizable area of communal 
open space on top of the roof of Bunnings that comprises deck areas, lawn 
and landscaping.  A veggie patch is also proposed.  

14.99. A sizable residents lounge, outdoor room and gym space is provided in 
Stage 3 for the exclusive use of residents in this building.  This space is 
provided at ground level adjacent to the 6m high side wall of Bunnings.  Given 
this space receives very little natural light, the space appears unsuitable for 
any other purpose. It is envisaged that these spaces may be booked through 
the body corporate.  The room is reasonably located near the building’s entry, 
if for example residents who run a business from their apartments wanted to 
hold a client meeting or the like.  It may also be used for body corporate 
meetings.  The application does not seek permission for this room to be used 
by the general public.  

Storage 

14.100. An area of storage is shown on the plans for the majority of apartments 
in the preferred cupboard arrangement, which is preferable as it leaves 
storage items more secure and without smelling of car fumes.  The cupboards 
are located on each level of the apartment building in Stage 1, mostly in the 
car parking area in the apartment building of Stage 2 and mostly at ground 
level in the apartment building of Stage 3. 

14.101. However, the number of storage cupboards, in Stage 2 currently fall 
well short of the number of apartments.  A condition will require additional 
storage in this stage, although due to lack of space it is likely to be provided by 
way of above-bonnet cages (see Condition 1.17). 

Bicycle Parking 

14.102. Bicycle parking for Stage 1 comprises 73 spaces at the lower 
basement, 43 spaces within the room adjacent to the residential lobby which 
has been identified as being unsuitable because of its width and 17 visitor 
spaces in front of Bunnings within the boulevard treatment.  In Stage 2, 26 
spaces are shown in the residential car park, 9 spaces are shown in the retail 
car park, 7 visitor spaces are shown in front of the residential lobby and 2 
spaces are shown in front of the retail component within the boulevard 
treatment.  Stage 3 has 25 spaces in the upper level basement for residents 
and 11 spaces shown in front of the retail component within the boulevard 
treatment. 

14.103. The provision of 213 bicycle parking space in total easily exceeds the 
statutory requirements (179 in total). 
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14.104. The traffic report submitted with the application indicates the Bunnings 
store will provide four showers and associated change rooms for staff.  The 
provision of such facilities would accord with the statutory requirements.  A 
condition will require these facilities to be shown on plan (see Condition 1.19). 

Waste and Recycling   

14.105. The Waste Management Plan (WMP) provided with the application 
indicates residential waste and recycling will be stored in dedicated waste 
rooms in the basement of each stage.  Each residential level has access to 
waste and recycling chutes. Bunnings will manage their storage and collection 
of waste from the storage and loading area adjacent to the internal driveway to 
the rear of the site.  The large retail tenancy in Stage 2 will manage their 
storage and collection of waste room from their dedicated loading area off 
internal driveway also. The collection of waste is to occur from within the 
basements, three times a week.   

14.106. Council’s Waste Engineer has requested greater detail regarding the 
management and collection regime, suggesting all six collection regimes be 
analysed in a report individually as the parameters and issues vary for each.  
This should be advocated by Council and would be resolved via a standard 
condition following an ordinary approvals process.  Ideally, waste collection 
should be limited to once a week given noise and parking disruptions caused 
by the collection.  Plans must also demonstrate that the design of basements 
provide the necessary clearance and turning areas required for collection (see 
Condition 8). 

Building Services 

14.107. The plans show major equipment such as substations and fire water 
storage tanks located in the basement levels.  Throughout the basement there 
are also service rooms for meters and fire pumps etc.  Rooms for services and 
meters are also shown through the residential levels and entries of the 
proposal.  The standard condition ensuring building services are integrated 
into the development is included in the recommendation (see Condition 1.27). 

Sustainability  

14.108. A Sustainability Management Plan (SMP) has been provided that 
outlines how the building may achieve the sustainability objectives of the 
ACZ1 in the areas of Building Energy Management,  Water Sensitive Urban 
Design, Indoor Environment Quality, Waste Management, Quality of Private 
and Public Realm, Transport, and Demolition and Construction.  The report 
commits to achieving a 4 star ‘Best Practice’ rating under the Green Star Mulit-
unit Residential and Green Star Retail guidelines, although does not indicate 
whether an official rating will be pursued. 

14.109. The sustainably measures proposed in the building outlined in the 
SMP are separated into two areas, the commercial component and the 
residential component.  Both components will be connected to the third pipe 
recycled water when available.   

14.110. The SMP suggests the commercial component (Bunnings store) will 
minimise energy use primarily through superior thermal building envelope, 
reductions in energy use from solar pre-heated hot water, high efficiency 
HVAC systems and efficient lighting including the provision of skylights to 
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naturally illuminate the upper level during daylight hours.  Rain water will be 
captured for the fire system.   

14.111. The residential component will minimise energy use through superior 
thermal building envelope (including double glazing), reductions in energy use 
from high efficiency hot water (central gas system with solar pre-heats), 
efficient appliances and efficient lighting.  The hot water system will be 
serviced by a 280,000 litre rainwater tank. 

14.112. There are also a number of passive design features included in the 
building that will help achieve sustainability targets such as minimising south-
facing apartments, shading windows with balconies above (including west-
facing windows) and good access to natural light and ventilation.  

14.113. Overall and subject to additional details, there are no aspects 
preventing the building from achieving the ‘beyond compliance’ target outlined 
in the ACZ1 (see Condition 3). 
 
Car Parking 

14.114. According to the applicant’s car parking analysis, Clause 52.06 of the 
Manningham Planning Scheme and the Parking Overlay requires the 
development be provided with 643 spaces in accordance with the Parking 
Precinct Plan for Doncaster Hill, including 293 spaces associated with Stage 1 
(157 for Bunnings based on it being restricted retail), 190 spaces associated 
with Stage 2 and 160 spaces associated with Stage 3.  The development 
proposes an overall provision of 887 parking spaces, which far exceeds the 
statutory requirement.   

14.115. Independent car parking is provided to each stage, and within each 
stage residential and commercial car parking is well separated.  It is noted the 
provision of commercial car parking is slightly short in Stage 2 and Stage 3 (17 
spaces in total), however the oversupply associated with Bunnings in Stage 1 
(more than 240 spaces) more than makes up for this shortfall.  Resident visitor 
parking is provided in accordance with the Parking Precinct Plan.    

14.116. Bunnings have used a formula based on their floor area and sales 
projections to determine they require around 400 car parking spaces during 
peak operations.  As indicated previously, this far exceeds the 157 spaces 
required based on the floor area being restricted retail.  It also demonstrates 
that despite Bunnings forming part of a vibrant and pedestrian focused activity 
centre, a Bunnings in this location is expected to attract significant vehicle 
movements at peak times compared to other traditional restricted retail uses.      

14.117. Clause 52.06 also provides guidance in terms of car parking design.  
The dimension of aisles and spaces generally accord with the requirements.  
Neither the applicant’s traffic report nor Council’s Engineers have raised any 
specific issues with the design. 

14.118. The resident visitor parking is well located and easily accessible at the 
entry of each respective car park.  Space is allocated in the basement for 
pedestrians to wait for lifts safely.   

14.119. As indicated previously, the basements levels are mechanically 
ventilated and include numerous enclosed rooms for plant and equipment 
including a substation, fire pumps and fan rooms.  Waste collection areas are 
also provided in the basement (an issue addressed above). 
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14.120. There has been a change from the original application in relation to 
residential parking in Stage 1.  In the original application residential parking 
was accessed via express ramps that bypassed the commercial car parking of 
Bunnings.   These ramps have been removed, in part to reduce car parking to 
three basement levels rather than four levels.  The change may have a 
positive effect in terms of traffic management and sustainability as it is likely to 
deter residents from using their vehicles (for short trips etc) when they need to 
negotiate ramps, car parking aisles and exits already congested by Bunnings 
customers. 
 
Traffic 

Doncaster Road  

14.121. VicRoads originally expressed concerns with the impacts of the 
development on the Doncaster Road, sighting unreasonable travel delays and 
safety concerns through the precinct with the original proposal.   

14.122. The amended application proposed additional road mitigation works 
and a reduced Bunnings store size (smaller by around 9%).  VicRoads have 
indicated they withdraw their objection and now consent to the development 
subject to conditions being included on any permit granted.  PTV have also 
provided conditions relation to bus operations (see Conditions 48 to 59).  

14.123. Changes to Doncaster Road, either proposed or required by 
conditioned, will see: 

• Widening of the roadway to the north to provide a left turn deceleration land to 
Council Street.  This will require some private land to be given up to “Road” 
on title, and the existing bus stop to be relocated.   

• The lengthening of the right turn lane on the eastern approach of Doncaster 
Road into Council Street to 170m. 

• Bus priority signals at the Council Street intersection. 

• A ‘shelter’ added to the relocated bus stop. 

• Relocated street lighting to the standard Doncaster Hill design.  

• Doncaster Hill boulevard landscape treatment.  

14.124. VicRoads have raised a potential issue with the pedestrian path along 
Doncaster Road which the plans show remaining as part of the application site 
and not included in the part of land which would be transferred to the Roads 
Corporation for the proposed road widening.   VicRoads’ fourth condition 
(Condition 51) requires all footpaths and nature strips (i.e. the boulevard 
treatment) be vested in the Roads Corporation.  A condition will require the 
plans show notations that accord with this requirement (see Condition 1.24).  
Officers support the requirement as it ensures the boulevard treatment is 
provided in public ownership and can be maintained without difficulty.  

14.125. Further to the issue that is raised in paragraph 8.12 relating to the 
tensions between VicRoad’s statutory referral requirements for Doncaster 
Road and the planning policy vision outlined in the Doncaster Hill Strategy.  
Officers will continue to question the need for such a long turn lane into 
Council Street inbound (See Condition 48.1 that requires a 170m long lane) 
when the applicant’s own traffic report suggests that only 75m of vehicles 
queuing is anticipated during peak operations.  Other questionable 
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requirements in referral include what appears to be additional control on the 
type of vegetation that can be planted in the Boulevard (see Condition 49). 
VicRoads have already given consent to this landscape outcomes on other 
sites and when the control was original prepared and considered through a 
panel process. 

Local Traffic Impacts 

14.126. The primary vehicle access to the development is via Council Street 
and the internal driveway to the rear of the site.  During Saturday peak 
periods, vehicle movements on Council Street are anticipated to increase by 
approximately 572 vehicles per hour (237 vehicles entering and 335 vehicles 
exiting).  At other times, including during school drop-off and collection times, 
the increases will be far more modest.  The main generator of traffic in the 
development is Bunnings, and its retail peak (Friday evening and weekends) 
will not coincide with the School peak.  Other peaks include the residential 
commute associated with the apartments, which also occurs just outside 
traditional school hours. 

14.127. To cater for the increased traffic in Council Street, it will be widened to 
include an additional exit lane at Doncaster Road and a wider entry lane.  The 
exit lanes to Doncaster Road will be lengthened to 75m.  A supervised 
crossing area and speed hump is currently located within this distance and will 
need to be relocated, preferably beyond the north boundary of the application 
site away from traffic generated by the proposal.    

14.128. The applicant and the school are in negotiations in relation to the best 
location for the crossing following the development.   A condition requires the 
crossing be reconstruction elsewhere at the cost of the permit applicant and 
prior to development commencing.  It will be located and constructed to the 
satisfaction of Council and with input from the Primary School. A condition will 
also flag the potential need for barriers along the eastern side of Council 
Street to make the footpath area adjacent to the road widening safer  (see 
Conditions 1.6 and 1.7).   

14.129. Council’s Traffic Engineers originally raised some significant concerns 
with the design and functioning of the intersection of Council Street and the 
internal driveway that services the development at the rear of the site.  This 
intersection has been widened considerably to cater for movements of a 
12.5m long rigid delivery vehicle entering the site in the amended application 
with the introduction of the splitter island to aid pedestrians crossing.  The 
Engineer’s outstanding concern is that the splitter island is not of sufficient 
width (2m) to enable safe pedestrian crossings (see Condition 1.8).  

14.130. Council’s Engineers have also raised issues with vehicles queuing and 
banking back in the car park at peak times. This is an internal management 
issue that will be controlled by signs and linemarking.  Condition 19 requires 
the car parks to be properly constructed and linemarked before the building is 
occupied. 

14.131. Council’s Engineers have raised no concerns with the Tower Street 
access arrangements for Stage 2.   

Loading and Unloading facilities 

14.132. A loading and unloading area for Bunnings is provided midway along 
the internal driveway to the rear of the site, adjacent to an internal storeroom 
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and goods lift.   The loading area is 7.5m wide and over 25m in length.  
Delivery trucks will enter via Council Street and depart using Tower Street.  
The applicant has advised that Bunnings will only be serviced using heavy 
ridged vehicles (12.5m in length) outside of school pick-up and drop-off times  
(see Condition 36 and 37).   

14.133. The space allocated to Bunnings for unloading is significantly greater 
than the 116sqm required under Clause 52.07 of the Manningham Planning 
Scheme and, unlike the original application, now appears to be designed for 
two trucks to unload at one time. 

14.134. The unloading area is fully enclosed within the internal driveway and 
therefore loading and unloading operations are unlikely to directly impact 
adjoining neighbours.    

14.135. On the upper basement level (level 2), Bunnings customers are 
provide a ‘large item pick up zone’ in an area that is reasonably convenient to 
a lift.  This maybe an alternative to collecting larger items from the trade 
supply area.  It is noted basement level 2 has additional height clearance to 
make collection of large items easier.  

14.136. The retail tenancy proposed in stage 2 is provided a loading area with 
direct access from the internal driveway.  This space is around 12sqm and 
requires a truck to park within the 7.5m wide internal driveway.  The 
arrangement is not a dedicated ‘bay’ in accordance with the loading area 
requirements of Clause 52.07.  However, the loading area should function 
appropriately based on the tenancies size and expected use.  
 
Landscaping 

14.137. Indicative landscaping plans have been submitted with the application.  
They show a variety of plantings along the street interface of the site, as well 
as landscaping to the rear of the site and in the communal area above 
Bunnings. 

14.138. The plans show the necessary canopy planting along Doncaster Road 
required to achieve the boulevard (plane trees and ornamental pears), as well 
as some seating and mini plaza areas for artwork or the like. Canopy trees are 
also proposed to be planted along Council Street and in the small private 
areas of the apartments at ground level.  Landscaping in the verge adjacent to 
Tower Street will be strengthened.  To the rear of the site screen planting is 
shown in the 4.5m building setback.  

14.139. The podium features appropriate landscaping that should provide for 
mostly passive uses by future residents of the development.      

14.140. Condition 11 requires a landscape plan be approved before 
development starts. 
 
 
 
Staging 

14.141. The development is proposed to be constructed in three stages.  Each 
stage is independent, except that each residential apartment complex will 
share the rooftop above Bunnings as communal open space. 
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14.142. The applicant has provided little information on the reasons and timing 
behind the staging, other than to indicate that the sale of 350+ apartments on 
the market at any one time is not feasible.  Therefore, if Stage 1 is completed 
it could be some time before Stage 2 and Stage 3 is constructed.   

14.143. Stage 1 comprises the Bunnings store together with 124 residential 
apartments and 538 car parking space.  To each side of Bunnings are parcels 
of land 22m wide.  This is an ideal width for an apartment building if the design 
is to change as it provides for a typical floor-plate design utilising reasonably 
narrow apartments on either side of a central corridor, and for car parking 
either side of a central aisle (as the current plans shown).   

14.144. Plans provided with the application show the two parcels of land will be 
landscaped following the completion of Stage 1 and used for passive 
recreation space.  This interim use cannot change except with planning 
permission (either under this permit or a new planning permit). 

14.145.  The side elevations of the Bunnings store in Stage 1 are not 
particularly attractive, comprising two tone concrete panel walls.  However, 
with targeted canopy tree plantings beside the walls and some additional and 
temporary architectural treatments (such as the horizontal timber battens 
added similar to those used on the east facing façade of Westfield) the 
elevations will be reasonable (see Condition 1.30). 

14.146. A condition will also require a break be incorporated in the balcony 
design of the east elevation of the tower in Stage 1 (see Condition 1.14).  This 
elevation will eventually be screened, but until Stage 3 is constructed the 
façade features little articulation.  

14.147. The land comprising Stage 3 is likely to be used to minimise the 
construction impact of Stage 1 and Stage 2 on the community, should it be 
approved.  This will be controlled through a Construction Management Plan 
required by a condition (see Condition 5).   The final stage will not have the 
benefit of vacant land during construction so a comprehensive management 
plan will be paramount. 

15. CONCLUSION 

15.1. It is recommended Council issue a Notice of Decision to Grant a Permit as the 
proposal is acceptable subject to changes that can be implemented through 
conditions. 

15.2. The construction of a well designed and visually interesting mixed use 
development comprising Bunnings, two retail tenancies and over 350 
apartments will make a positive contribution to Doncaster Hill, fill a current 
unutilised site and activate the main boulevard through the centre. 

15.3. The proposal arrives at an acceptable balance between observing the amenity 
of adjoining and nearby properties, with its attention to the internal amenity of 
future occupants.  

15.4. The development will enable an increase in housing density and diversity in a 
location that has good access to services being opposite Westfield Doncaster 
and along several Smart Bus routes.   

 
RECOMMENDATION   
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(A) That having considered all objections A NOTICE OF DECISION TO GRANT A 
PERMIT be issued in relation to Planning Application No No. PL12/022747 for the 
use of land for a trade supplies and restricted retail premise, and retail premises, the 
construction of three multi-storey buildings (in three stages) comprising apartments 
and the above uses with associated basement car parking, alterations to a Road 
Zone 1 including new access and display of business identification signage in 
accordance with the endorsed plans at No. 659-669 Doncaster Road, 4-6 Tower 
Street and 1A-5 Council Street containing the following conditions 

Amended Plans 

1. Before the development starts, two copies of amended plans drawn to scale 
and dimensioned, must be submitted to and approved by the Responsible 
Authority.  When approved the plans will be endorsed and will then form part 
of the permit. The plans must be generally in accordance with the plans 
submitted with the application (prepared by Hayball Pty Ltd, dated 21 Feb 
2012) but modified to show: 

1.1. An additional plan (similar to Plan 3.14 of Hayball’s April 2012 Plan Set) 
detailing the materials used in the façade of the building fronting 
Doncaster Road and the dimensions of all proposed business 
identification signs.  (In the current elevations, it is difficult to distinguish 
between areas of glazing from concrete, and this is to be corrected.  The 
red glazing behind the aluminum fins and glazed wall to the atrium 
similar to the April 2012 Plan Set is to be shown.) 

1.2. The pedestrian pathway within the landscaping buffer at rear of site 
removed.   

1.3. Chain wire fencing (or similar) added to prevent unauthorized access to 
the landscape buffer area at the rear of the site. 

1.4. A notation that the Boulevard Treatment is to be provided in accordance 
with Part D of Council’s Doncaster Hill Strategy (2002) in front of the site 
and adjacent to Doncaster Road, where possible. 

1.5. An additional plan showing the extent of proposed roadworks on Council 
Street and Doncaster Road in accordance with the recommendations 
outlined in the conclusions of the Traffic Group Traffic Engineering 
Assessment (dated 5 March 2013) and VicRoads conditions of this 
permit. 

1.6. A plan notation that the existing speed hump and pedestrian crossing in 
Council Street is to be relocated north of the application site at the 
developers cost and with no net loss in the availability of car parking to 
the primary school to the satisfaction of the responsible authority.  

1.7. A plan notation that a safety barrier is to be erected on the eastern side 
of Council Street in the vicinity of the existing pedestrian entry of the 
primary school to prevent inadvertent access onto Council Street 
following its widening.  

1.8. A splitter island at the entry/exit of the internal driveway to Council Street 
widened to 2m. 

1.9. Shower and change room facilities for the trade supplies and restricted 
retail premise staff as per the requirements of Clause 52.34 of the 
Manningham Planning Scheme. 
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1.10. The residential pedestrian entry to the apartments in Stage 1 redesigned 
to have a wider frontage and a stronger presence to Doncaster Road.   
The entry is to include a transition/waiting area that receives and 
provides direct passive surveillance to/from Doncaster Road (similar to 
the April 2012 Plan Set) and a functional bicycle storage room.  The 
current bicycle storage room is too narrow.  

1.11. The setback of the upper level of the apartment building in Stage 1 
increased to 18.5m, or an alternative design outcome, so that the extent 
of shade cast by the building does not exceed the extent shown on 
TP3.13.3 of the April 2012 Plan Set. 

1.12. The design of the upper level of the apartment building in Stage 1 
revised so it is lighter in appearance by removing the heavy banding 
element leaving it similar to the design shown in the April 2012 Plan Set. 

1.13. The stairs on the western elevation of the apartment building in Stage 1 
internalised. 

1.14. A break introduced into the rows of balconies on the east elevation of 
the apartment building in Stage 1 to provide relief and a vertical element 
in the facade.  Ideally, the section of balcony in front of the bedrooms 
directly east of the internal stairwell should be removed to achieve this. 

1.15. Screening introduced and/or clearly detailed on the plans in the following 
locations: 

1.15.1. On the north-facing balconies within Stage 2 and Stage 3, Level 
1 to Level 4. 

1.15.2. On the balconies that overlook the trade supplies and restricted 
retail premise nursery area in Stage 2 and Stage 3, Level 1 and 
Level 2.  

1.15.3. On the eastern side of the north-facing balcony of the 
apartment adjacent to the internal corner of the building in 
Stage 1 (the apartment immediately west of the storage rooms). 

1.15.4. The bedroom window on the western façade of each level in the 
apartment building in Stage 1 

The screen devices must achieve the standards at Clause 55.04-6. 

1.16. Glass or a transparent material to fill the openings on the north-facing 
wall of the nursery area within the trade supplies and restricted retail 
premise. 

1.17. The number of storage areas in Stage 2 increased so there is one per 
apartment.  Should above bonnet cages be used specifications of size of 
the cages and the clearance above ground is to be shown. 

1.18. Specifications of the typical storage cupboards in the basement 
including their internal capacity. 

1.19. Details of basement ventilation, including the location and design 
treatment of any mechanical intake or outlet required. 

1.20. A gate or barrier that allows the entry to the car parking area in Stage 1 
from Doncaster Road to close.  
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1.21. A plan notation that a clear sight distance of pedestrians for exiting 
vehicles as per Clause 3.2.4 of AS 2890.1 will be provided at all exits. 

1.22. A plan notation outlining interim measures as part of Stage 1 that protect 
adjacent residents to the north from the noise associated with vehicles 
accessing the development whilst sections of the internal driveway 
remain open.  A 2.6m high solid paling fence along the sections of the 
internal driveway in Stage 2 and Stage 3 would satisfy this requirement. 

1.23. Fixtures such as seating and/or public artwork that is to be installed in 
front of the building. 

1.24. A notation that is consistent with the VicRoads requirements indicating 
that the footpath and naturestrip in front of the development is to be 
vested in the Roads Corporation. 

1.25. Details of the bus shelter that is shown associated with the relocated bus 
stop. 

1.26. Minimum sustainability features applicable to the development from the 
approved Sustainability Management Plan including the location and 
capacity of rainwater tanks, the uses for captured rainwater, and the 
solar hot water systems on the roof plans including notes for the solar 
fraction of the system and boosting types. 

1.27. A plan notation to indicate that all fire service and electrical cabinets 
(including substations) will be integrated into the architectural design, so 
as not to present as visually dominating elements. 

1.28. A plan notation that a communal notice board will be erected within or 
nearby the lobby for use by residents of the building.   

1.29. A report from a qualified person investigating whether specific acoustic 
measures are required in apartments adjacent to Doncaster Road to 
combat noise from traffic and the apartments adjacent to the trade 
supplies and restricted retail premise nursery area.  The report is to use 
Australian Standards as benchmarks.  Any recommended measures are 
to be incorporated into the plans. 

1.30. The east and west elevations of the trade supplies and restricted retail 
premises in Stage 1 amended to include temporary architectural 
treatments (such as the horizontal timber battens) to provide additional 
visual interest. 

1.31. A plan notation that signage will be erected at the vehicle entry and exit 
of the internal driveway, and at the vehicle entry from Doncaster Road, 
that restricts pedestrian access to these areas. 

 Endorsed Plan 

2. The layout of the site, the size of buildings and works, the staging and the 
description of the uses on the approved plans must not be modified for any 
reason without the written consent of the Responsible Authority. 

Sustainability Management Plan 

3. Before the development commences an amended SMP that outlines proposed 
sustainable design initiatives for the modified proposal must be submitted to 
and approved by the Responsible Authority.  Upon approval the SMP will be 
endorsed as part of the planning permit and the development must incorporate 
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the sustainable design initiatives outlined in the endorsed SMP to the 
satisfaction of the Responsible Authority.  The amended SMP must be 
generally in accordance with SMP prepared by Sustainable Development 
Consultants Pty Ltd dated April 2012 but modified to show measures 
outcomes that provide certainty and indicate whether an official or unofficial 
green star rating will be pursued.  

4. Prior to the occupation of any building approved under this permit, a report 
from the author of the SMP report, approved pursuant to this permit, or 
similarly qualified person or company, must be submitted to the satisfaction of 
the Responsible Authority. The report must confirm that all measures specified 
in the SMP have been implemented in accordance with the approved Plan. 

Construction Management Plan 

5. Before each stage of the development starts, two copies of a Construction 
Management Plan must be submitted to and approved by the Responsible 
Authority.  When approved the plan will form part of the permit. The plan must 
address, but not be limited to, the following: 

5.1. A liaison officer for contact by residents and the responsible authority in 
the event of relevant queries or problems experienced; 

5.2. Hours of construction; 

5.3. Delivery and unloading points and expected frequency; 

5.4. On-site facilities for vehicle washing; 

5.5. Parking facilities/locations for construction workers; 

5.6. Other measures to minimise the impact of construction vehicles arriving 
at and  departing from the land; 

5.7. Methods to contain dust, dirt and mud within the site, and the method 
and frequency of clean up procedures; 

5.8. The measures for prevention of the unintended movement of building 
waste and other hazardous materials and pollutants on or off the site, 
whether by air, water or other means; 

5.9. An outline of requests to occupy public footpaths or roads, and 
anticipated disruptions to local services; 

5.10. The measures to minimise the amount of waste construction materials, 
including details how the commitment to reduce or reuse 50% of 
construction waste going to  landfill outlined in the SMP is achieved; 

5.11. The measures to minimise noise and other amenity impacts from 
mechanical equipment/construction activities, especially outside of 
daytime hours; and  

5.12. Adequate environmental awareness training for all on-site contractors 
and sub-contractors. 

5.13. Land in Stage 3 used to minimise the construction impact of Stage 1 and 
Stage 2.  

6. All works including earthworks, demolition and construction activity associated 
with the approved development is to be limited to the following hours, unless 
with the prior written consent of the Responsible Authority: 



COUNCIL MINUTES 28 MAY 2013 

 

 PAGE 1481 Item No: 8.1

6.1. Monday to Friday:  7:00am to 7:00pm 

6.2. Saturday:   9:00am to 5:00pm 

6.3. Sunday and Public Holidays: No construction 

7. No trucks or heavy construction vehicles associated with earthworks, 
demolition or construction works are permitted to use Council Street north of 
the application site to the satisfaction of the Responsible Authority. 

Waste Management Plan 

8. Before the development starts, two copies of an amended Waste 
Management Plan (WMP) must be submitted and approved to the satisfaction 
of the Responsible Authority. When approved the plan will form part of the 
permit. The plan must detail how best practice standards are achieved based 
on the Manningham City Council – Waste Collection for Residential 
Developments in Manningham – Guidelines for Developers, and be consistent 
with the submitted plan but amended to detail:  

8.1. Specific waste management practices pertaining to each separate 
collection area in the development;  

8.2. Chutes, carousels, drop-off areas and compaction facilities; 

8.3. Access to bin rooms, chutes and drop-off areas; 

8.4. Hard waste collection; 

8.5. Collection locations and routines including times and frequency; 

8.6. The methods used to educate residents of waste collection system 
including the recycling component and hard waste; and, 

8.7. Sweep path diagrams illustrating the collection vehicles to be used as 
well as height clearance requirements need to be addressed and 
submitted for approval by the Responsible Authority. 

Management Plans 

9. The Management Plans approved under Conditions 3, 5 and 8 of this permit 
must be implemented and complied with at all times to the satisfaction of the 
Responsible Authority unless with the further written approval of the 
Responsible Authority 

Development Contributions 

10. Before the completion of each stage of the development, a Development 
Contribution as agreed by the Responsibility Authority in accordance with 
Clause 45.06, Development Contributions Plan Overlay Schedule 1 – 
Doncaster Hill Development Contributions Plan must be paid to the 
Responsible Authority. 

Landscaping 

11. Before the development starts, a landscaping plan must be prepared by a 
landscape architect showing species, locations, approximate height and 
spread of proposed planting, and must be submitted to the Responsible 
Authority for approval.  The plan must be generally in accordance with the 
landscape plan by Tract Consultants dated 19 February 2013, but expanded 
to show: 
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11.1. The boulevard treatment and any permanent fixtures in front of the 
building on Doncaster Road (as per Part D Doncaster Hill Strategy 
2002). 

11.2. Details of interim landscaping and surface treatments over land in Stage 
2 and Stage 3 of the development. 

11.3. An in-ground, automatic watering system linked to the rainwater tanks in 
the basement. 

12. Before the release of the approved plans for the development, a $10,000 cash 
bond or bank guarantee must be lodged with the Responsible Authority to 
ensure the completion and maintenance of landscaped areas and such bond 
or bank guarantee will only be refunded or discharges after a period of 13 
weeks from the completion of all landscaping works, provided the landscaped 
areas are being maintained to the satisfaction of the Responsible Authority. 

13. Before the occupation of any building in each stage, landscaping works 
(including interim landscaping) as shown on the approved plans must be 
completed to the satisfaction of the Responsible Authority and then 
maintained to the satisfaction of the Responsible Authority. 

Drainage 

14. The owner must provide on site stormwater detention storage or other suitable 
system (which may include but is not limited to the re-use of stormwater using 
rainwater tanks), to limit the Permissible Site Discharge (PSD) to that 
applicable to the site coverage of 35 percent of hard surface or the pre 
existing hard surface if it is greater than 35 percent. The PSD must meet the 
following requirements: 

14.1. Be designed for a 1 in 5 year storm; and 

14.2. Storage must be designed for 1 in 10 year storm. 

15. Before the development starts, a construction plan for the system required by 
Condition No. 14 of this permit must be submitted to and approved by the 
Responsible Authority. The system must be maintained by the Owner 
thereafter in accordance with the approved construction plan to the 
satisfaction of the Responsible Authority. 

16. Stormwater must not be discharged from the subject land other than by means 
of drainage to the legal point of discharge. The drainage system within the 
development must be designed and constructed to the requirements and 
satisfaction of the relevant Building Surveyor.  

Vehicle Crossovers 

17. Any new crossover or modifications to an existing vehicle crossover must be 
constructed in accordance with Council’s standard details.  No such works are 
permitted to commence unless a ‘Vehicle Crossing Permit’ is first obtained 
from the Responsible Authority.  

18. Before the completion of Stage 1, the developer must remove all disused or 
redundant vehicle crossovers in Doncaster Road and Council Street and re-
instate kerb, channel and naturestrip in the affected areas to the satisfaction of 
the Responsible Authority. 

Car Parking 
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19. Before the occupation of the buildings in each stage, all basement parking 
spaces must be properly formed, line-marked, numbered and signposted to 
provide allocation to the commercial uses and/or each dwelling and visitors to 
the satisfaction of the Responsible Authority. 

20. Car spaces, access lanes and driveways shown on the endorsed plans must 
not be used for any other purpose and may only be used by occupants of or 
visitors to the buildings to the satisfaction of the Responsible Authority. 

21. Access to the car parking area in Stage 1 outside of the operating hours of the 
trade supplies and restricted retail premises is to be limited to pass holders 
only from the internal driveway at the rear of the site.  The gate at the 
Doncaster Road entry is to close.   

Roadworks 

22. All proposed Council road mitigation works shown on the endorsed plans are 
to be completed before the occupation of any building in Stage 1.  These 
include adding and extending the turn lanes in Council Street, relocating the 
speed hump and pedestrian crossing in Council Street, erecting security 
barriers where necessary and any modifications to the existing angled car 
parking spaces in Council Street as a result of the proposal.  

23. All new or replacement street fixtures including street lighting, bollards and 
bicycle racks are to constructed using the approved themed infrastructure for 
Doncaster Hill to the satisfaction of the Responsible Authority. 

24. Before any roadworks associated with the development start, detailed 
construction plans must be submitted to and approved by the Responsible 
Authority. When approved, the plans will then form part of the permit. All works 
constructed or carried out must be in accordance with the approved plans. 
The plans must be drawn to scale with dimensions and two copies must be 
provided. The plans must include: 

24.1. fully sealed pavement with kerb and channel and vehicular crossings 
where appropriate; 

24.2. footpaths and/or pedestrian/bicycle paths; 

24.3. surface and underground drains; 

24.4. underground conduits for water, gas, electricity and telephone; 

24.5. appropriate intersection and traffication measures; 

24.6. appropriate street lighting and signage; 

24.7. high stability permanent survey marks; 

24.8. vehicle crossings; 

25. Before any roadworks associated with the development commence, a plan-
checking fee equal to 0.75% of the cost of construction of the development 
works, and a supervision fee equal to 2.5% of the cost of construction of the 
development works must be paid to the Responsible Authority. 

26. Before the occupation of any building in Stage 1 of the development, a 
maintenance deposit equal to 5% of the cost of construction of the 
development roadworks must be lodged with the Responsible Authority and 
retained thereafter for a minimum of three months. 

Completion 
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27. All privacy screens and obscure glazing as required in accordance with the 
approved plans must be installed prior to occupation of each stage of the 
development to the satisfaction of the Responsible Authority and maintained 
thereafter to the satisfaction of the Responsible Authority. 

28. All plant and equipment that is not installed within the building must otherwise 
be installed in the area of plant and equipment on the roof of the building, 
unless otherwise agreed in writing with the Responsible Authority. 

29. No air-conditioning units are to be installed on any balcony or façade so that 
they are visible from outside the site. 

30. Any clothes-drying rack or line system located on a balcony must be lower 
than the balustrade of the balcony and must not be visible from off the site to 
the satisfaction of the Responsible Authority. 

31. An intercom and an automatic basement door opening system (connected to 
each dwelling) must be installed, so as to facilitate convenient 24 hour access 
to the basement car park by visitors, to the satisfaction of the Responsible 
Authority. 

32. A centralised TV antenna system must be installed and connections made to 
each dwelling to the satisfaction of the Responsible Authority. No individual 
dish antennas may be installed on balconies, terraces or walls to the 
satisfaction of the Responsible Authority. 

33. All services, including water, electricity, gas, sewerage and telephone, must 
be installed underground and located to the satisfaction of the Responsible 
Authority. 

34. Buildings, paved areas, drainage and landscaping must be maintained to the 
satisfaction of the Responsible Authority. 

35. The shop front and glass facades of the retail tenancies on ground level facing 
Doncaster Road including the glazing through to the travelator and atrium of 
the trade supplies and restricted retail premises, are not to be covered by 
posters, film or signage that reduces the transparency of the interface to the 
satisfaction of the responsible authority. 

Loading and Unloading Operations 

36. All commercial deliveries to the site may only be carried out between the 
hours of 7:00am to 9:00pm and by using medium ridged vehicles (maximum 
size) to the satisfaction of the Responsible Authority.      

37. Delivery access to the loading area of the Trade Supplies and Restricted 
Retail Preemies is restricted during school pickup and collection times 
between 8.45am - 9.15am and 3.15pm - 3.45pm to the satisfaction of the 
Responsible Authority.  

38. All unloading or loading activities (including by retail customers) must be 
carried out wholly within the land to the satisfaction of the Responsible 
Authority. 

Amenity of Area  

39. The use and development be managed so that the amenity of the area is not 
detrimentally affected, to the satisfaction of the Responsible Authority, through 
the:  

39.1. Transport of materials, goods or commodities to or from the land; 



COUNCIL MINUTES 28 MAY 2013 

 

 PAGE 1485 Item No: 8.1

39.2. Storage of goods and wastes; 

39.3. Appearance of any building, works or materials; 

39.4. Emission of noise, light, vibration, odour & dust. 

40. No external sound amplification equipment or loudspeakers are to be used for 
the purpose of announcement, broadcast, playing of music or similar purpose 
to the satisfaction of the Responsible Authority.  

41. All noise emanating from any mechanical plant (air conditioners, refrigeration 
plant, etc.) must comply with the State Environment Protection Policy N-1 and 
in the event of the Responsible Authority receiving justifiable complaints 
regarding noise from such sources, the onus will be on the owner of the 
development site to prove compliance with the relevant policy to the 
satisfaction of the Responsible Authority. 

42. External lighting must be designed so to limit loss of amenity to residents of 
adjoining properties to the satisfaction of the Responsible Authority.   Any 
communal lighting must be connected to reticulated mains electricity and be 
operated by a time switch, movement sensors or a daylight sensor to the 
satisfaction of the Responsible Authority. 

43. All security alarms or similar devices installed on the land must be of a silent 
type and be connected to a registered security service. 

Business Identification Signs 

44. The location, size, structure and details of the signs shown on the approved 
plans, must not be altered without the written consent of the Responsible 
Authority. 

45. The approved sings must be constructed and maintained in good condition to 
the satisfaction of the Responsible Authority. 

46. The approved signs must not contain flashing or intermittent light. 

47. The permission under the permit relating to the display of signs expires fifteen 
years after its issue date.   

VicRoads conditions 

48. Before the development starts and any plans endorsed by the Responsible 
Authority, a Functional Layout Plan, generally in accordance with the “Concept 
Road Improvement Plan” in Appendix A of Traffix Report  Reference 
13420R8123#2, for the proposed upgrade of Doncaster Road/Council Street 
intersection must be submitted to VicRoads for approval.  The Functional 
Layout Plan must include the followings: 

48.1. A lengthening of the right turn lane on the eastern approach of 
Doncaster Road into Council Street to 170metres; 

48.2. Widening of Council Street to facilitate the inclusion of a third departure 
lane and lengthening of the departure lanes; 

48.3. Widening of Doncaster Road (to the north) to provide for a left turn 
deceleration lane to Council Street; 

48.4. Revised landscaping along the Doncaster Road reserve as shown on 
the VicRoads approved landscaping plan; 

48.5. Relocated locations of street lighting poles and signal pedestals; 
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48.6. Relocated location of the existing bus stop. 

49. Before the development starts and any plans endorsed by the Responsible 
Authority, a revised landscape plan must be submitted to VicRoads for 
approval.  The landscape plan must show the following: 

49.1. Any new tree along Doncaster Road will have a clearance of 4.2 metres 
and 3 metres to the edge of the through traffic lanes and the edge of the 
left turn deceleration lane on Doncaster Road respectively; 

49.2. A minimum of 40 metres of approach sight distance shall be maintained 
between driver’s line of sight for vehicles within the deceleration lane 
and pedestrian at Bunnings’ Doncaster Road driveway access.  

50. Before the development starts, amended plans must be submitted to and 
approved by VicRoads.  When approved by VicRoads, the plans must be 
endorsed by the Responsible Authority and will then form part of the permit.  
The plans must be drawn to scale with dimensions and two copies must be 
provided.  The plans must be generally in accordance with the submitted 
drawings (Drawings TP.01 to TP.012, Project No. 1672 prepared by Hayball 
Pty Ltd, dated February 2013), but modified to show: 

50.1. All roadworks as depicted on the approved Functional Layout Plan 
(From VicRoads Condition 47) for the upgrade of Doncaster Road and 
Council Street intersection; 

50.2. Landscaping along Doncaster Road reserve as shown in the VicRoads 
approved landscaping plan; 

50.3. The road reserve boundary shall be revised to allow for sufficient 
setback between the proposed kerb line and property boundary, based 
on the approved Functional Layout Plan for the upgrade of Doncaster 
Road and Council Street intersection; 

50.4. The proposed basement layout shall be located wholly within the private 
property as a result of Condition 49.3. 

51. Where the roadworks, including footpath and nature strip, lie within private 
property, a widening of the road reserve will be required, at no cost to 
VicRoads.  The developer must engage a licensed surveyor to prepare a Plan 
of Subdivision showing the affected land labeled “Road”, which is to be vested 
in the Roads Corporation upon certification the Plan of Subdivision, without 
any encumbrances.  Subsequent to the registration of the plan, the subdivider 
must ensure that the original Certificate of Title that issues in the name of 
Roads Corporation, are posted to: VicRoads – Property Services Department, 
60 Denmark Steet KEW, 3101. 

52. Provision must be made for a new controller and associated hardware for the 
intersection of Doncaster Road and Council Street, to allow for the inclusion of 
bonus left turn movements to and from Council Street and potentially a bus 
priority signal phase (subject to Public Transport Victoria’s approval), to the 
satisfaction of VicRoads. 

53. The Doncaster Road access must remain open during the operating hours of 
the trade supplies and restricted retail premises. 

54. Prior to the use of any retail and or trade supplies premises or certificates of 
occupancy is issued for any building hereby removed, all roadworks generally 
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in accordance with the approved Functional Layout Plan must be completed at 
no cost to and to the satisfaction of VicRoads and the Responsible Authority. 

55. The preparation of the detailed engineering design and the construction and 
completion of all work must be undertaken in a manner consistent with current 
VicRoads’ policy, procedures and standards and at no cost to VicRoads.  In 
order to meet VicRoads; requirements for these takes the applicant will be 
required to comply with the requirements documented and “standard 
Requirements – Developer Funded Projects” and any other requirements 
considered necessary depending on the nature of the work. 

56. No work must be commenced in, on or over the road reserve without having 
first obtaining all necessary approvals under the Road Management Act 2004, 
the Road Safety Act 1986, and any other relevant Act or regulations created 
under those Acts. 

PTV Conditions 

57. Before the development starts, or other time agreed in writing with the 
Responsible Authority, amended plans to the satisfaction of the responsible 
authority and Public Transport Victoria must be submitted to and approved by 
the Responsible Authority.  When approved the plans will be endorsed and will 
then form part of the permit. The plans must be drawn to scale with 
dimensions and three copies must be provided.  The plans must be generally 
in accordance with the plans submitted with the application but modified to 
show: 

57.1. Details of the relocated bus stop on Doncaster Road including bus 
shelter, line marking and all associated infrastructure Disability 
Discrimination Act (DDA) compliant; 

57.2. Access path and paved surfaces in line with the entrance and exit points 
of the bus with a minimum width of 1.2 metres; and, 

57.3. Provision for a queue jump facility in the left turn slip lane including a “B” 
signal priority light at the intersection of Council Street with Doncaster 
Road. 

58. Before the occupation of the development the bus stop, shelter relocation, bus 
queue jump and “B” light as shown on the endorsed plans, must be 
constructed at a cost born b the permit holder to the satisfaction of Public 
Transport Victoria and deemed compliant with the Disability Discrimination Act 
– Disability Standards for Accessible Public Transport 2002. 

59. The permit holder must take all reasonable steps to ensure that disruption to 
bus operations along Doncaster Road is kept to a minimum during the 
construction of the development.  Foreseen disruptions to bus operations and 
mitigation measures must be communicated to Public Transport Victoria 
fourteen days (14) prior. 

Expiry 

60. This permit will expire if any one of the following circumstances apply: 

60.1. The development associated with Stage 1 is not started within two (2) 
years of the date of the issue of this permit;  

60.2. The development associated with Stage 1 is not completed within four 
(4) years of the date of this permit; 
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60.3. The use associated with Stage 1 is not commenced within four (4) years 
of the date of this permit; 

60.4. The development associated with Stages 2 and 3 is not started within six 
(6) years of the date of the permit. 

60.5. The development associated with Stages 2 and 3 is not completed 
within eight (8) years of the date of the permit. 

The Responsible Authority may extend these times if a request is made in 
writing before the permit expires or within three months afterwards. 

 
 
ALTERNATIVE RECOMMENDATION 
 
That having considered all objections A NOTICE OF D ECISION TO GRANT A PERMIT 
be issued in relation to Planning Application No No . PL12/022747 for the use of land 
for a trade supplies and restricted retail premise,  and retail premises, the construction 
of three multi-storey buildings (in three stages) c omprising apartments and the above 
uses with associated basement car parking, alterati ons to a Road Zone 1 including 
new access and display of business identification s ignage in accordance with the 
endorsed plans at No. 659-669 Doncaster Road, 4-6 T ower Street and 1A-5 Council 
Street containing the following conditions:  

Amended Plans 

1. Before the development starts, two copies of ame nded plans drawn to 
scale and dimensioned, must be submitted to and app roved by the 
Responsible Authority.  When approved the plans wil l be endorsed and 
will then form part of the permit. The plans must b e generally in 
accordance with the plans submitted with the applic ation (prepared by 
Hayball Pty Ltd, dated 21 Feb 2012) but modified to  show: 

1.1. An additional plan (similar to Plan 3.14 of Ha yball’s April 2012 Plan 
Set) detailing the materials used in the façade of the building 
fronting Doncaster Road and the dimensions of all p roposed 
business identification signs.  (In the current ele vations, it is 
difficult to distinguish between areas of glazing f rom concrete, and 
this is to be corrected.  The red glazing behind th e aluminum fins 
and glazed wall to the atrium similar to the April 2012 Plan Set is to 
be shown.) 

1.2. The pedestrian pathway within the landscaping buffer at rear of site 
removed.   

1.3. Chain wire fencing (or similar) added to preve nt unauthorized 
access to the landscape buffer area at the rear of the site. 

1.4. A notation that the Boulevard Treatment is to be provided in 
accordance with Part D of Council’s Doncaster Hill Strategy (2002) 
in front of the site and adjacent to Doncaster Road , where possible. 

1.5. An additional plan showing the extent of propo sed roadworks on 
Council Street and Doncaster Road in accordance wit h the 
recommendations outlined in the conclusions of the Traffic Group 
Traffic Engineering Assessment (dated 5 March 2013)  and 
VicRoads conditions of this permit. 
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1.6. A plan notation that the existing speed hump a nd pedestrian 
crossing in Council Street is to be relocated north  of the 
application site at the developers cost and with no  net loss in the 
availability of car parking to the primary school t o the satisfaction 
of the responsible authority.  

1.7. A plan notation that a safety barrier is to be  erected on the eastern 
side of Council Street in the vicinity of the exist ing pedestrian entry 
of the primary school to prevent inadvertent access  onto Council 
Street following its widening.  

1.8. A splitter island at the entry/exit of the int ernal driveway to Council 
Street widened to 2m. 

1.9. Shower and change room facilities for the trad e supplies and 
restricted retail premise  staff as per the requirements of Clause 
52.34 of the Manningham Planning Scheme. 

1.10. The residential pedestrian entry to the apart ments in Stage 1 
redesigned to have a wider frontage and a stronger presence to 
Doncaster Road.   The entry is to include a transit ion/waiting area 
that receives and provides direct passive surveilla nce to/from 
Doncaster Road (similar to the April 2012 Plan Set)  and a functional 
bicycle storage room.  The current bicycle storage room is too 
narrow.  

1.11. The setback of the upper level of the apartme nt building in Stage 1 
increased to 18.5m, or an alternative design outcom e, so that the 
extent of shade cast by the building does not excee d the extent 
shown on TP3.13.3 of the April 2012 Plan Set. 

1.12. The design of the upper level of the apartmen t building in Stage 1 
revised so it is lighter in appearance by removing the heavy 
banding element leaving it similar to the design sh own in the April 
2012 Plan Set. 

1.13. The stairs on the western elevation of the ap artment building in 
Stage 1 internalised. 

1.14. A break introduced into the rows of balconies  on the east elevation 
of the apartment building in Stage 1 to provide rel ief and a vertical 
element in the facade.  Ideally, the section of bal cony in front of the 
bedrooms directly east of the internal stairwell sh ould be removed 
to achieve this. 

1.15. Screening introduced and/or clearly detailed on the plans in the 
following locations: 

1.15.1. On the north-facing balconies within Stage 2 and Stage 3, 
Level 1 to Level 4. 

1.15.2. On the balconies that overlook the trade su pplies and 
restricted retail premise  nursery area in Stage 2 and Stage 
3, Level 1 and Level 2.  

1.15.3. On the eastern side of the north-facing bal cony of the 
apartment adjacent to the internal corner of the bu ilding in 
Stage 1 (the apartment immediately west of the stor age 
rooms). 
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1.15.4. The bedroom window on the western façade of  each level 
in the apartment building in Stage 1 

The screen devices must achieve the standards at Cl ause 55.04-6. 

1.16. Glass or a transparent material to fill the o penings on the north-
facing wall of the nursery area within the trade su pplies and 
restricted retail premise. 

1.17. The number of storage areas in Stage 2 increa sed so there is one 
per apartment.  Should above bonnet cages be used s pecifications 
of size of the cages and the clearance above ground  is to be 
shown. 

1.18. Specifications of the typical storage cupboar ds in the basement 
including their internal capacity. 

1.19. Details of basement ventilation, including th e location and design 
treatment of any mechanical intake or outlet requir ed. 

1.20. A gate or barrier that allows the entry to th e car parking area in 
Stage 1 from Doncaster Road to close.  

1.21. A plan notation that a clear sight distance o f pedestrians for exiting 
vehicles as per Clause 3.2.4 of AS 2890.1 will be p rovided at all 
exits. 

1.22. A plan notation outlining interim measures as  part of Stage 1 that 
protect adjacent residents to the north from the no ise associated 
with vehicles accessing the development whilst sect ions of the 
internal driveway remain open.  A 2.6m high solid p aling fence 
along the sections of the internal driveway in Stag e 2 and Stage 3 
would satisfy this requirement. 

1.23. Fixtures such as seating and/or public artwor k that is to be 
installed in front of the building. 

1.24. A notation that is consistent with the VicRoa ds requirements 
indicating that the footpath and naturestrip in fro nt of the 
development is to be vested in the Roads Corporatio n. 

1.25. Details of the bus shelter that is shown asso ciated with the 
relocated bus stop. 

1.26. Minimum sustainability features applicable to  the development 
from the approved Sustainability Management Plan in cluding the 
location and capacity of rainwater tanks, the uses for captured 
rainwater, and the solar hot water systems on the r oof plans 
including notes for the solar fraction of the syste m and boosting 
types. 

1.27. A plan notation to indicate that all fire ser vice and electrical 
cabinets (including substations) will be integrated  into the 
architectural design, so as not to present as visua lly dominating 
elements. 

1.28. A plan notation that a communal notice board will be erected within 
or nearby the lobby for use by residents of the bui lding.   

1.29. A report from a qualified person investigatin g whether specific 
acoustic measures are required in apartments adjace nt to 
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Doncaster Road to combat noise from traffic and the  apartments 
adjacent to the trade supplies and restricted retai l premise  nursery 
area.  The report is to use Australian Standards as  benchmarks.  
Any recommended measures are to be incorporated int o the plans. 

1.30. The east and west elevations of the trade sup plies and restricted 
retail premises in Stage 1 amended to include tempo rary 
architectural treatments (such as the horizontal ti mber battens) to 
provide additional visual interest. 

1.31. A plan notation that signage will be erected at the vehicle entry and 
exit of the internal driveway, and at the vehicle e ntry from 
Doncaster Road, that restricts pedestrian access to  these areas. 

 Endorsed Plan 

2. The layout of the site, the size of buildings an d works, the staging and 
the description of the uses on the approved plans m ust not be modified 
for any reason without the written consent of the R esponsible Authority. 

Sustainability Management Plan 

3. Before the development commences an amended SMP that outlines 
proposed sustainable design initiatives for the mod ified proposal must 
be submitted to and approved by the Responsible Aut hority.  Upon 
approval the SMP will be endorsed as part of the pl anning permit and the 
development must incorporate the sustainable design  initiatives outlined 
in the endorsed SMP to the satisfaction of the Resp onsible Authority.  
The amended SMP must be generally in accordance wit h SMP prepared 
by Sustainable Development Consultants Pty Ltd date d April 2012 but 
modified to show measures outcomes that provide cer tainty and indicate 
whether an official or unofficial green star rating  will be pursued.  

4. Prior to the occupation of any building approved  under this permit, a 
report from the author of the SMP report, approved pursuant to this 
permit, or similarly qualified person or company, m ust be submitted to 
the satisfaction of the Responsible Authority. The report must confirm 
that all measures specified in the SMP have been im plemented in 
accordance with the approved Plan. 

Construction Management Plan 

5. Before each stage of the development starts, two  copies of a 
Construction Management Plan must be submitted to a nd approved by 
the Responsible Authority.  When approved the plan will form part of the 
permit. The plan must address, but not be limited t o, the following: 

5.1. A liaison officer for contact by residents and  the responsible 
authority in the event of relevant queries or probl ems experienced; 

5.2. Hours of construction; 

5.3. Delivery and unloading points and expected fre quency; 

5.4. On-site facilities for vehicle washing; 

5.5. Parking facilities/locations for construction workers; 

5.6. Other measures to minimise the impact of const ruction vehicles 
arriving at and  departing from the land; 
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5.7. Methods to contain dust, dirt and mud within t he site, and the 
method and frequency of clean up procedures; 

5.8. The measures for prevention of the unintended movement of 
building waste and other hazardous materials and po llutants on or 
off the site, whether by air, water or other means;  

5.9. An outline of requests to occupy public footpa ths or roads, and 
anticipated disruptions to local services; 

5.10. The measures to minimise the amount of waste construction 
materials, including details how the commitment to reduce or reuse 
50% of construction waste going to  landfill outlin ed in the SMP is 
achieved; 

5.11. The measures to minimise noise and other amen ity impacts from 
mechanical equipment/construction activities, espec ially outside of 
daytime hours; and  

5.12. Adequate environmental awareness training for  all on-site 
contractors and sub-contractors. 

5.13. Land in Stage 3 used to minimise the construc tion impact of Stage 
1 and Stage 2.  

6. All works including earthworks, demolition and c onstruction activity 
associated with the approved development is to be l imited to the 
following hours, unless with the prior written cons ent of the Responsible 
Authority: 

6.1. Monday to Friday:  7:00am to 7:00pm 

6.2. Saturday:   9:00am to 5:00pm 

6.3. Sunday and Public Holidays: No construction 

7. No trucks or heavy construction vehicles associa ted with earthworks, 
demolition or construction works are permitted to u se Council Street 
north of the application site to the satisfaction o f the Responsible 
Authority. 

Waste Management Plan 

8. Before the development starts, two copies of an amended Waste 
Management Plan (WMP) must be submitted and approve d to the 
satisfaction of the Responsible Authority. When app roved the plan will 
form part of the permit. The plan must detail how b est practice standards 
are achieved based on the Manningham City Council –  Waste Collection 
for Residential Developments in Manningham – Guidel ines for 
Developers, and be consistent with the submitted pl an but amended to 
detail:  

8.1. Specific waste management practices pertaining  to each separate 
collection area in the development;  

8.2. Chutes, carousels, drop-off areas and compacti on facilities; 

8.3. Access to bin rooms, chutes and drop-off areas ; 

8.4. Hard waste collection; 

8.5. Collection locations and routines including ti mes and frequency; 
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8.6. The methods used to educate residents of waste  collection system 
including the recycling component and hard waste; a nd, 

8.7. Sweep path diagrams illustrating the collectio n vehicles to be used 
as well as height clearance requirements need to be  addressed and 
submitted for approval by the Responsible Authority . 

Management Plans 

9. The Management Plans approved under Conditions 3 , 5 and 8 of this 
permit must be implemented and complied with at all  times to the 
satisfaction of the Responsible Authority unless wi th the further written 
approval of the Responsible Authority 

Development Contributions 

10. Before the completion of each stage of the deve lopment, a Development 
Contribution as agreed by the Responsibility Author ity in accordance 
with Clause 45.06, Development Contributions Plan O verlay Schedule 1 – 
Doncaster Hill Development Contributions Plan must be paid to the 
Responsible Authority. 

Landscaping 

11. Before the development starts, a landscaping pl an must be prepared by 
a landscape architect showing species, locations, a pproximate height 
and spread of proposed planting, and must be submit ted to the 
Responsible Authority for approval.  The plan must be generally in 
accordance with the landscape plan by Tract Consult ants dated 19 
February 2013, but expanded to show: 

11.1. The boulevard treatment and any permanent fix tures in front of the 
building on Doncaster Road (as per Part D Doncaster  Hill Strategy 
2002). 

11.2. Details of interim landscaping and surface tr eatments over land in 
Stage 2 and Stage 3 of the development. 

11.3. An in-ground, automatic watering system linke d to the rainwater 
tanks in the basement. 

12. Before the release of the approved plans for th e development, a $10,000 
cash bond or bank guarantee must be lodged with the  Responsible 
Authority to ensure the completion and maintenance of landscaped 
areas and such bond or bank guarantee will only be refunded or 
discharges after a period of 13 weeks from the comp letion of all 
landscaping works, provided the landscaped areas ar e being maintained 
to the satisfaction of the Responsible Authority. 

13. Before the occupation of any building in each s tage, landscaping works 
(including interim landscaping) as shown on the app roved plans must be 
completed to the satisfaction of the Responsible Au thority and then 
maintained to the satisfaction of the Responsible A uthority. 

Drainage 

14. The owner must provide on site stormwater deten tion storage or other 
suitable system (which may include but is not limit ed to the re-use of 
stormwater using rainwater tanks), to limit the Per missible Site 
Discharge (PSD) to that applicable to the site cove rage of 35 percent of 
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hard surface or the pre existing hard surface if it  is greater than 35 
percent. The PSD must meet the following requiremen ts: 

14.1. Be designed for a 1 in 5 year storm; and 

14.2. Storage must be designed for 1 in 10 year sto rm. 

15. Before the development starts, a construction p lan for the system 
required by Condition No. 14 of this permit must be  submitted to and 
approved by the Responsible Authority. The system m ust be maintained 
by the Owner thereafter in accordance with the appr oved construction 
plan to the satisfaction of the Responsible Authori ty. 

16. Stormwater must not be discharged from the subj ect land other than by 
means of drainage to the legal point of discharge. The drainage system 
within the development must be designed and constru cted to the 
requirements and satisfaction of the relevant Build ing Surveyor.  

Vehicle Crossovers 

17. Any new crossover or modifications to an existi ng vehicle crossover 
must be constructed in accordance with Council’s st andard details.  No 
such works are permitted to commence unless a ‘Vehi cle Crossing 
Permit’ is first obtained from the Responsible Auth ority.  

18. Before the completion of Stage 1, the developer  must remove all disused 
or redundant vehicle crossovers in Doncaster Road a nd Council Street 
and re-instate kerb, channel and naturestrip in the  affected areas to the 
satisfaction of the Responsible Authority. 

Car Parking 

19. Before the occupation of the buildings in each stage, all basement 
parking spaces must be properly formed, line-marked , numbered and 
signposted to provide allocation to the commercial uses and/or each 
dwelling and visitors to the satisfaction of the Re sponsible Authority. 

20. Car spaces, access lanes and driveways shown on  the endorsed plans 
must not be used for any other purpose and may only  be used by 
occupants of or visitors to the buildings to the sa tisfaction of the 
Responsible Authority. 

21. Access to the car parking area in Stage 1 outsi de of the operating hours 
of the trade supplies and restricted retail premise s is to be limited to 
pass holders only from the internal driveway at the  rear of the site.  The 
gate at the Doncaster Road entry is to close.   

Roadworks 

22. All proposed Council road mitigation works show n on the endorsed 
plans are to be completed before the occupation of any building in Stage 
1.  These include adding and extending the turn lan es in Council Street, 
relocating the speed hump and pedestrian crossing i n Council Street, 
erecting security barriers where necessary and any modifications to the 
existing angled car parking spaces in Council Stree t as a result of the 
proposal.  

23. All new or replacement street fixtures includin g street lighting, bollards 
and bicycle racks are to constructed using the appr oved themed 
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infrastructure for Doncaster Hill to the satisfacti on of the Responsible 
Authority. 

24. Before any roadworks associated with the develo pment start, detailed 
construction plans must be submitted to and approve d by the 
Responsible Authority. When approved, the plans wil l then form part of 
the permit. All works constructed or carried out mu st be in accordance 
with the approved plans. The plans must be drawn to  scale with 
dimensions and two copies must be provided. The pla ns must include: 

24.1. fully sealed pavement with kerb and channel a nd vehicular 
crossings where appropriate; 

24.2. footpaths and/or pedestrian/bicycle paths; 

24.3. surface and underground drains; 

24.4. underground conduits for water, gas, electric ity and telephone; 

24.5. appropriate intersection and traffication mea sures; 

24.6. appropriate street lighting and signage; 

24.7. high stability permanent survey marks; 

24.8. vehicle crossings; 

25. Before any roadworks associated with the develo pment commence, a 
plan-checking fee equal to 0.75% of the cost of con struction of the 
development works, and a supervision fee equal to 2 .5% of the cost of 
construction of the development works must be paid to the Responsible 
Authority. 

26. Before the occupation of any building in Stage 1 of the development, a 
maintenance deposit equal to 5% of the cost of cons truction of the 
development roadworks must be lodged with the Respo nsible Authority 
and retained thereafter for a minimum of three mont hs. 

Completion 

27. All privacy screens and obscure glazing as requ ired in accordance with 
the approved plans must be installed prior to occup ation of each stage 
of the development to the satisfaction of the Respo nsible Authority and 
maintained thereafter to the satisfaction of the Re sponsible Authority. 

28. All plant and equipment that is not installed w ithin the building must 
otherwise be installed in the area of plant and equ ipment on the roof of 
the building, unless otherwise agreed in writing wi th the Responsible 
Authority. 

29. No air-conditioning units are to be installed o n any balcony or façade so 
that they are visible from outside the site. 

30. Any clothes-drying rack or line system located on a balcony must be 
lower than the balustrade of the balcony and must n ot be visible from off 
the site to the satisfaction of the Responsible Aut hority. 

31. An intercom and an automatic basement door open ing system 
(connected to each dwelling) must be installed, so as to facilitate 
convenient 24 hour access to the basement car park by visitors, to the 
satisfaction of the Responsible Authority. 
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32. A centralised TV antenna system must be install ed and connections 
made to each dwelling to the satisfaction of the Re sponsible Authority. 
No individual dish antennas may be installed on bal conies, terraces or 
walls to the satisfaction of the Responsible Author ity. 

33. All services, including water, electricity, gas , sewerage and telephone, 
must be installed underground and located to the sa tisfaction of the 
Responsible Authority. 

34. Buildings, paved areas, drainage and landscapin g must be maintained to 
the satisfaction of the Responsible Authority. 

35. The shop front and glass facades of the retail tenancies on ground level 
facing Doncaster Road including the glazing through  to the travelator 
and atrium of the trade supplies and restricted ret ail premises, are not to 
be covered by posters, film or signage that reduces  the transparency of 
the interface to the satisfaction of the responsibl e authority. 

Loading and Unloading Operations 

36. All commercial deliveries to the site may only be carried out between the 
hours of 7:00am to 9:00pm and by using medium ridge d vehicles 
(maximum size) to the satisfaction of the Responsib le Authority.      

37. Delivery access to the loading area of the Trad e Supplies and Restricted 
Retail Preemies is restricted during school pickup and collection times 
between 8.45am - 9.15am and 3.15pm - 3.45pm to the satisfaction of the 
Responsible Authority.  

38. All unloading or loading activities (including by retail customers) must 
be carried out wholly within the land to the satisf action of the 
Responsible Authority. 

Amenity of Area  

39. The use and development be managed so that the amenity of the area is 
not detrimentally affected, to the satisfaction of the Responsible 
Authority, through the:  

39.1. Transport of materials, goods or commodities to or from the land; 

39.2. Storage of goods and wastes; 

39.3. Appearance of any building, works or material s; 

39.4. Emission of noise, light, vibration, odour & dust. 

40. No external sound amplification equipment or lo udspeakers are to be 
used for the purpose of announcement, broadcast, pl aying of music or 
similar purpose to the satisfaction of the Responsi ble Authority.  

41. All noise emanating from any mechanical plant ( air conditioners, 
refrigeration plant, etc.) must comply with the Sta te Environment 
Protection Policy N-1 and in the event of the Respo nsible Authority 
receiving justifiable complaints regarding noise fr om such sources, the 
onus will be on the owner of the development site t o prove compliance 
with the relevant policy to the satisfaction of the  Responsible Authority. 

42. External lighting must be designed so to limit loss of amenity to 
residents of adjoining properties to the satisfacti on of the Responsible 
Authority.   Any communal lighting must be connecte d to reticulated 
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mains electricity and be operated by a time switch,  movement sensors 
or a daylight sensor to the satisfaction of the Res ponsible Authority. 

43. All security alarms or similar devices installe d on the land must be of a 
silent type and be connected to a registered securi ty service. 

Business Identification Signs 

44. The location, size, structure and details of th e signs shown on the 
approved plans, must not be altered without the wri tten consent of the 
Responsible Authority. 

45. The approved sings must be constructed and main tained in good 
condition to the satisfaction of the Responsible Au thority. 

46. The approved signs must not contain flashing or  intermittent light. 

47. The permission under the permit relating to the  display of signs expires 
fifteen years after its issue date.   

VicRoads conditions 

48. Before the development starts and any plans end orsed by the 
Responsible Authority, a Functional Layout Plan, ge nerally in 
accordance with the “Concept Road Improvement Plan”  in Appendix A 
of Traffix Report  Reference 13420R8123#2, for the proposed upgrade of 
Doncaster Road/Council Street intersection must be submitted to 
VicRoads for approval.  The Functional Layout Plan must include the 
followings: 

48.1. A lengthening of the right turn lane on the e astern approach of 
Doncaster Road into Council Street to 170metres; 

48.2. Widening of Council Street to facilitate the inclusion of a third 
departure lane and lengthening of the departure lan es; 

48.3. Widening of Doncaster Road (to the north) to provide for a left turn 
deceleration lane to Council Street; 

48.4. Revised landscaping along the Doncaster Road reserve as shown 
on the VicRoads approved landscaping plan; 

48.5. Relocated locations of street lighting poles and signal pedestals; 

48.6. Relocated location of the existing bus stop. 

49. Before the development starts and any plans end orsed by the 
Responsible Authority, a revised landscape plan mus t be submitted to 
VicRoads for approval.  The landscape plan must sho w the following: 

49.1. Any new tree along Doncaster Road will have a dequate safety 
clearance to the edge of the through traffic lane a nd the edge of the 
left turn deceleration;  

49.2. Adequate approach sight distance shall be mai ntained between 
driver’s line of sight for vehicles within the dece leration lane and 
pedestrian at Bunnings’ Doncaster Road driveway acc ess; and,  

49.3. Planting in the vicinity of the intersection of Doncaster Road / 
Council Street will not obstruct driver / pedestria n sight lines.  

50. Before the development starts, amended plans mu st be submitted to and 
approved by VicRoads.  When approved by VicRoads, t he plans must be 
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endorsed by the Responsible Authority and will then  form part of the 
permit.  The plans must be drawn to scale with dime nsions and two 
copies must be provided.  The plans must be general ly in accordance 
with the submitted drawings (Drawings TP.01 to TP.0 12, Project No. 1672 
prepared by Hayball Pty Ltd, dated February 2013), but modified to show: 

50.1. All roadworks as depicted on the approved Fun ctional Layout Plan 
(From VicRoads Condition 47) for the upgrade of Don caster Road 
and Council Street intersection; 

50.2. Landscaping along Doncaster Road reserve as s hown in the 
VicRoads approved landscaping plan; 

50.3. The road reserve boundary shall be revised to  allow for sufficient 
setback between the proposed kerb line and property  boundary, 
based on the approved Functional Layout Plan for th e upgrade of 
Doncaster Road and Council Street intersection; 

50.4. The proposed basement layout shall be located  wholly within the 
private property as a result of Condition 49.3. 

51. Where the roadworks, including footpath and nat ure strip, lie within 
private property, a widening of the road reserve wi ll be required, at no 
cost to VicRoads.  The developer must engage a lice nsed surveyor to 
prepare a Plan of Subdivision showing the affected land labeled “Road”, 
which is to be vested in the Roads Corporation upon  certification the 
Plan of Subdivision, without any encumbrances.  Sub sequent to the 
registration of the plan, the subdivider must ensur e that the original 
Certificate of Title that issues in the name of Roa ds Corporation, are 
posted to: VicRoads – Property Services Department,  60 Denmark Steet 
KEW, 3101. 

52. Provision must be made for a new controller and  associated hardware 
for the intersection of Doncaster Road and Council Street, to allow for 
the inclusion of bonus left turn movements to and f rom Council Street 
and potentially a bus priority signal phase (subjec t to Public Transport 
Victoria’s approval), to the satisfaction of VicRoa ds. 

53. The Doncaster Road access must remain open duri ng the operating 
hours of the trade supplies and restricted retail p remises. 

54. Prior to the use of any retail and or trade sup plies premises or 
certificates of occupancy is issued for any buildin g hereby removed, all 
roadworks generally in accordance with the approved  Functional Layout 
Plan must be completed at no cost to and to the sat isfaction of VicRoads 
and the Responsible Authority. 

55. The preparation of the detailed engineering des ign and the construction 
and completion of all work must be undertaken in a manner consistent 
with current VicRoads’ policy, procedures and stand ards and at no cost 
to VicRoads.  In order to meet VicRoads; requiremen ts for these takes 
the applicant will be required to comply with the r equirements 
documented and “standard Requirements – Developer F unded Projects” 
and any other requirements considered necessary dep ending on the 
nature of the work. 

56. No work must be commenced in, on or over the ro ad reserve without 
having first obtaining all necessary approvals unde r the Road 
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Management Act 2004, the Road Safety Act 1986, and any other relevant 
Act or regulations created under those Acts. 

PTV Conditions 

57. Before the development starts, or other time ag reed in writing with the 
Responsible Authority, amended plans to the satisfa ction of the 
responsible authority and Public Transport Victoria  must be submitted to 
and approved by the Responsible Authority.  When ap proved the plans 
will be endorsed and will then form part of the per mit. The plans must be 
drawn to scale with dimensions and three copies mus t be provided.  The 
plans must be generally in accordance with the plan s submitted with the 
application but modified to show: 

57.1. Details of the relocated bus stop on Doncaste r Road including bus 
shelter, line marking and all associated infrastruc ture Disability 
Discrimination Act (DDA) compliant; 

57.2. Access path and paved surfaces in line with t he entrance and exit 
points of the bus with a minimum width of 1.2 metre s; and, 

57.3. Provision for a queue jump facility in the le ft turn slip lane 
including a “B” signal priority light at the inters ection of Council 
Street with Doncaster Road. 

58. Before the occupation of the development the bu s stop, shelter 
relocation, bus queue jump and “B” light as shown o n the endorsed 
plans, must be constructed at a cost born b the per mit holder to the 
satisfaction of Public Transport Victoria and deeme d compliant with the 
Disability Discrimination Act – Disability Standard s for Accessible Public 
Transport 2002. 

59. The permit holder must take all reasonable step s to ensure that 
disruption to bus operations along Doncaster Road i s kept to a minimum 
during the construction of the development.  Forese en disruptions to 
bus operations and mitigation measures must be comm unicated to 
Public Transport Victoria fourteen days (14) prior.  

Expiry 

60. This permit will expire if any one of the follo wing circumstances apply: 

60.1. The development associated with Stage 1 is no t started within two 
(2) years of the date of the issue of this permit;  

60.2. The development associated with Stage 1 is no t completed within 
four (4) years of the date of this permit; 

60.3. The use associated with Stage 1 is not commen ced within four (4) 
years of the date of this permit; 

60.4. The development associated with Stages 2 and 3 is not started 
within six (6) years of the date of the permit. 

60.5. The development associated with Stages 2 and 3 is not completed 
within eight (8) years of the date of the permit. 

The Responsible Authority may extend these times if  a request is made 
in writing before the permit expires or within thre e months afterwards. 
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MOVED:   O’BRIEN 
SECONDED:   GALBALLY 
 
That the Alternative Recommendation be adopted. 

CARRIED 
 
 
“Refer Attachments” 
 
 

* * * * * 
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The development will be staged to allow Bunnings the
ability to construct its store as soon as practical. The
residential tower and podium landscape above
Bunnings will also be completed in the first stage.

The existing 7 Eleven store will remain operational
during stage 1 of the development.

So that the Stage 1 works appear as a coherent part of
the urban fabric, a number of additional temporary and
permanent elements will also be completed.
Specificially they are:

The full length of the Doncaster Road and Tower St
frontages will be completed in line with the Doncaster
Hill Urban Design Guidelines. This includes Doncaster
Road ingress, North/South internal driveway, Tower St
egress and Council St ingress and egress.

Vehicular access from Tower St and landscape
treatment to North boundary will be completed to allow
for the full functional operation of both Bunnings and the
residential apartments above Bunnings.

Temporary landscape will be provided to the East
lots including perimeter shrubs, medium height shrubs
adjacent to the building walls and lawn. Refer to
landscape architects design.

Existing 7 Eleven development to remain until
expiration of the lease.

Refer to Traffic functional layouts.
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659-669 Doncaster Road, Doncaster Development Summary

2015 10 28

Residential Summary Area Summary (m2) Parking Summary

1 Bedroom 2 Bedroom 3 bedroom Total NSA GFA NLA Commercial Residential Visitor Total

(Residential) (Commercial)

Building Stage 1

Level B3 101 9 110

Level B2 182 182

Level B1 168 168

Level Ground Retail 5556 5287

Level 1 Retail 5501 4933 excludes nursery

Level 3 15 12 27 1854 2273

Level 4 15 12 27 1866 2273

Level 5 15 12 27 1866 2273

Level 6 12 6 18 1232 1544 Provided 350 101 9 460

Building Stage 1 Total 57 42 99 6729 19420 10220 Required 153 99 10 262

58% 42%

Residential Summary Area Summary (m2) Parking Summary

1 Bedroom 2 Bedroom 3 bedroom Total NSA GFA NLA Commercial Residential Visitor Total

(Residential) (Commercial)

Building Stage 2A

Level B3 56 56

Level B2 39 39

Level B1 2 1 3 188 303 3 9 12

Level Ground 6 0 6 452 872

Level Mid Ground 8 4 12 750 1029

Level 1 5 6 11 770 1157

Level 2 5 6 11 770 1157

Level 3 7 6 13 912 1131

Level 4 7 6 13 912 1131

Level 5 7 6 13 912 1131

Level 6 2 2 4 283 385

Building Stage 2A Total 49 37 86 6462 8296 Provided 0 98 9 107

57% 43% Required 0 86 9 95

Residential Summary Area Summary (m2) Parking Summary (Spaces Provided)

1 Bedroom 2 Bedroom 3 bedroom Total NSA GFA NLA Commercial Residential Visitor Total

(Residential) (Commercial)

Building Stage 2B

Level B3 30 30

Level B2 49 49

Level B1 25 4 8 37

Level Ground 2 0 2 106 911 520

Level Mid Ground 7 4 11 732 1085

Level 1 7 4 11 730 1082

Level 2 7 3 10 670 880

Level 3 4 6 10 835 921

Level 4 4 6 10 845 978

Level 5 4 6 10 845 978

Level 6 4 6 10 845 978

Level 7 3 2 5 394 493

Building Stage 2B Total 42 37 79 5905 8306 520 Provided 25 83 8 116

53% 47% Required 25 79 8 112

GRAND TOTALS 148 116 264 19096 10740 Provided 375 282 26 683

Required 178 264 26 469

Parking Requirement Summary

Bunnings Residential Visitor Retail Total

rate:  1.5 1 br rate  1 Rate: 0.1 rate:  4.0

per 100 m2 2 br rate  1 per 100 m2

NLA 3 br rate  1 NLA

Building Stage 1 153 99 9.9 0 262

Building Stage 2A 0 86 9 0 95

Building Stage 2B 0 79 8 25 112

Subtotal 153 264 26 25 469

AREA DEFINITIONS:

GFA: The total floor area of a building, measured from the outside of external walls or the centre of party walls, 

and includes all roofed areas.

Net Leasable  Area (NLA): per Property Council of Australia definition

Net Saleable Area (NSA): per Property Council of Australia definition



C/T
Vol 11032

Fol 617

CP 370480 E

08 Sept 2015

CERTIFICATION   BY  SURVEYOR

see Plan of Survey

659-669 Doncaster Rd, Doncaster, 3108.
see Plan of Survey

A.H.D.

Bourke   /  Bulleen
Part of Unwins Crown Special Survey

Last Plan Ref:

Address :
Title Details :

Level Datum :

County  /  Parish :
Crown Desc. :

PLAN   OF   SURVEY
TITLE DETAILS  &  CROWN DESC.

11-082Survey Ref :

Peter Rickard & Assoc Pty Ltd
Consulting Land Surveyors

63 Kooyongkoot Road  Hawthorn  3122
Ph. : 03 9819 1400    0418 881400
e. :   peterrickard@ozemail.com.au

single storey brickdwelling

brick
garage

drivew
ay

( recently constructed )

four storey
concrete units

double
storey brick

dwelling

single
storey
brick

dwelling

double
storey
brick

dwelling

double
storey
brick

dwelling

7 Berkeley Street,Doncaster, 3108.

13 Berkeley Street,Doncaster, 3108.

5 Berkeley Street,Doncaster, 3108. 3 Berkeley Street,Doncaster, 3108.

1 Berkeley Street,Doncaster, 3108.

open space open space

open space

7 
C

ou
nc

il 
St

re
et

,
D

on
ca

st
er

, 3
10

8.

garage
under

garage
under

single
storey

mailto:peterrickard@ozemail.com.au


C/T
Vol 11032

Fol 617

CP 370480 E

08 Sept 2015

CERTIFICATION   BY  SURVEYOR

see Plan of Survey

659-669 Doncaster Rd, Doncaster, 3108.
see Plan of Survey

A.H.D.

Bourke   /  Bulleen
Part of Unwins Crown Special Survey

Last Plan Ref:

Address :
Title Details :

Level Datum :

County  /  Parish :
Crown Desc. :

PLAN   OF   SURVEY
TITLE DETAILS  &  CROWN DESC.

11-082Survey Ref :

Peter Rickard & Assoc Pty Ltd
Consulting Land Surveyors

63 Kooyongkoot Road  Hawthorn  3122
Ph. : 03 9819 1400    0418 881400
e. :   peterrickard@ozemail.com.au

single storey brickdwelling

brick
garage

drivew
ay

( recently constructed )

four storey
concrete units

double
storey brick

dwelling

single
storey
brick

dwelling

double
storey
brick

dwelling

double
storey
brick

dwelling

7 Berkeley Street,Doncaster, 3108.

13 Berkeley Street,Doncaster, 3108.

5 Berkeley Street,Doncaster, 3108. 3 Berkeley Street,Doncaster, 3108.

1 Berkeley Street,Doncaster, 3108.

open space open space

open space

7 
C

ou
nc

il 
St

re
et

,
D

on
ca

st
er

, 3
10

8.

garage
under

garage
under

single
storey

mailto:peterrickard@ozemail.com.au

	Attachment 3 - Advertised Plans 659-667 Doncaster Road Doncaster.pdf
	Sheets
	A100 - COVER SHEET

	Sheets
	A101 - PERSPECTIVE RENDER SOUTH-WEST

	Sheets
	A102 - 3D VIEW

	Sheets
	A103 - 3D VIEW

	Sheets
	A104 - DONCASTER RD ELEVATION

	Sheets
	A105 - TOWER ST ELEVATION

	Sheets
	A106 - COUNCIL ST ELEVATION

	Sheets
	A107 - NORTH ELEVATION

	Sheets
	A109 - BASEMENT B3 - CAR PARK FLOOR PLAN

	Sheets
	A110 - BASEMENT B2 - CAR PARK FLOOR PLAN

	Sheets
	A111 - BASEMENT B1 - CAR PARK FLOOR PLAN

	Sheets
	A112 - BUNNINGS GROUND FLOOR PLAN

	Sheets
	A112.B - BUNNINGS GROUND FLOOR PLAN - WHITE

	Sheets
	A113 - RESIDENTIAL - MID GROUND FLOOR PLAN

	Sheets
	A114 - BUNNINGS LEVEL 1 FLOOR PLAN

	Sheets
	A115 - RESIDENTIAL - LEVEL 2  FLOOR PLAN

	Sheets
	A116 - RESIDENTIAL FLOOR PLANS - PODIUM LEVEL 3

	Sheets
	A117 - RESIDENTIAL FLOOR PLANS - LEVEL 4 & 5

	Sheets
	A118 - RESIDENTIAL FLOOR PLANS - LEVEL 6

	Sheets
	A119 - RESIDENTIAL FLOOR PLANS - LEVEL 7

	Sheets
	A120 - ROOF PLAN

	Sheets
	A121 - TYPICAL APARTMENT

	Sheets
	A121.B - APARTMENT LOBBY

	Sheets
	A122 - STAGING PLAN

	Sheets
	A124 - NORTH SECTION

	Sheets
	A134 - SECTION 1

	Sheets
	A135 - SECTION 2

	Sheets
	A136 - SECTION 3

	Sheets
	A137 - SECTION 4

	Sheets
	A138 - SECTION 5

	Sheets
	A139 - SECTION 6

	Sheets
	A140 - SECTION 7

	Sheets
	A141 - SECTION 8

	Sheets
	A142 - SECTION 9

	Sheets
	A143 - SECTION 10

	Sheets
	A144 - PERSPECTIVE RENDER 2 NORTH-WEST

	Sheets
	A145 - PERSPECTIVE RENDER 3 CORNER OF BERKELEY ST & COUNCIL ST

	Sheets
	A146 - PERSPECTIVE RENDER 4 NORTH-EAST

	Sheets
	A147 - PERSPECTIVE RENDER 5 SOUTH-EAST





