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1 OPENING PRAYER AND STATEMENTS OF 
ACKNOWLEDGEMENT 

 

2 APOLOGIES AND REQUESTS FOR LEAVE OF ABSENCE 

 

3 PRIOR NOTIFICATION OF CONFLICT OF INTEREST 

 

4 CONFIRMATION OF MINUTES 

Confirmation of the Minutes of the Ordinary Meeting of Council held on 28 May 2019 
and the Special Meeting of Council held on 4 June 2019.  
 

5 PRESENTATIONS 

 

6 PETITIONS  

 

7 PUBLIC QUESTION TIME 

 

8 ADMISSION OF URGENT BUSINESS 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.1 Page 4 

9 PLANNING PERMIT APPLICATIONS 

9.1 Planning Application PLA19/0038 at Westfield Doncaster 619 Doncaster 
Road, Doncaster, to amend Planning Permit PLN18/0772 to make 
alterations to the awning and finishes of Level 2 and reconfiguration of 
the Level 4 car parking area 

File Number: IN19/361 

Responsible Director: Director City Planning and Community  

Applicant: Contour Consultants Australia Pty Ltd 

Planning Controls: Activity Centre Zone, Schedule 1; Development Plan Overlay, 
Schedule 4; Development Contributions Plan Overlay, 
Schedule 1; Parking Overlay, Schedule 1 

Ward: Koonung 

Attachments: 1 Decision Plans ⇩   
2 Legislative Requirements ⇩    

 

EXECUTIVE SUMMARY 

Purpose 

1. This report provides Council with an assessment of the application to amend 
Planning Permit PLN18/0772, submitted for land at Westfield Doncaster, 619 
Doncaster Road, Doncaster. The report recommends approval of the proposal, 
subject to amendments that will be addressed by way of permit conditions.  The 
application is being reported to Council as it is an amendment to a Major 
Application. 

Proposal 

2. The proposed amendment mainly involves the creation of two new food kiosks 
within the Level 4 dining precinct and the reconfiguration of the adjacent car park. 
The proposal complies with the car parking requirements of the Manningham 
Planning Scheme providing surplus car parking on the site.  However, as a result 
of the proposed car park reconfiguration a further reduction of one car parking 
space is required.  

3. Minor external alterations to the building are also proposed, including the 
reduction of the awning facing the intersection of Doncaster and Williamsons 
Roads. 

Advertising 

4. Amendment C104 to the Manningham Planning Scheme was gazetted on 23 
May 2019, which approved the Westfield Doncaster Development Plan and 
introduced the Development Plan Overlay, Schedule 4 on the site. 

5. Pursuant to the Development Plan Overlay, an application under any provision of 
this planning scheme is exempt from the notice requirements of the Planning and 
Environment Act 1987 if a development plan has been prepared to the 
satisfaction of the Responsible Authority.  
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Key issues in considering the application  

6. The key issues for Council in considering the proposal relate to: 

 Design and built form; 

 Car parking; 

 Landscaping plan. 

Assessment 

7. The amendment results in minor external changes to the building that will not 
make a discernible difference to the streetscape. The overall car parking 
provision also continues to comply with the required rate under the Parking 
Overlay, Schedule 1. 

Conclusion 

8. It is recommended that the application be supported, subject to conditions. 

 

1. RECOMMENDATION 

That Council: 

A. Issue an Amended Planning Permit PLN18/0772 in relation to Planning 
Application PLA19/0038 at Westfield Doncaster 619 Doncaster Road, 
Doncaster for buildings and works for alterations and additions to the 
existing shopping centre, subject to the following conditions 
(amendments/changes to the permit underlined) – 

1. Before the use and development starts, amended plans drawn to 
scale and dimensioned, must be submitted to the satisfaction of and 
approved by the Responsible Authority. When approved the plans will 
then form part of the permit. The plans must be generally in 
accordance with the decision plans (prepared by Scentre Group, 
Project No. D3121, Revision E dated 31 May 2019), but modified to 
show the following: 

1.1 Dimensions of the Level 2 upgraded pathways adjacent to the 
lift, including delineation of the landscape area along the 
existing screening; 

1.2 Details of the materials and finish of the Level 2 upgraded 
pathways adjacent to the lift, in accordance with the Doncaster 
Hill Strategy; 

1.3 Dimensions and materials of the lift and lift well; 

1.4 Dimensions and maximum height of the Level 2 awning; 

1.5 Dimensions and maximum height of the Level 4 additions; and 

1.6 A notation to indicate that the pedestrian spaces adjacent to the 
vehicle access-ways (shown in a grey hatch) are provided with 
appropriate measures to provide separation between 
pedestrians and vehicle traffic, to the satisfaction of the 
Responsible Authority.  

 Endorsed Plans 

2. The development, including the location of buildings, services, 
engineering works, fences and landscaping as shown on the 
approved plans must not be altered without the written consent of the 
Responsible Authority. 
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 Construction Management Plan 

3. Not less than two months before the development starts, a 
Construction Management Plan (CMP) must be submitted via email 
and approved by the Responsible Authority. When approved the plan 
will form part of the permit.  The Construction Management Plan is to 
be prepared in accordance with the template within Council’s CMP 
Guidelines.  The CMP must address: 

3.1 Element A1: Public Safety, Amenity and Site Security; 

3.2 Element A2: Operating Hours, Noise and Vibration Controls; 

3.3 Element A3: Air Quality and Dust Management; 

3.4 Element A4: Stormwater and Sediment Control and Tree 
Protection (also as per the specific requirements of this permit); 

3.5 Element A5: Waste Minimisation and Litter Prevention; and 

3.6 Element A6: Traffic and Parking Management to ensure that the 
traffic conditions and amenity of the area will not be adversely 
affected, including (but not limited to) the parking of trade 
persons’ vehicles. 

Council’s Works Code of Practice and Construction Management Plan 
Guideline are available on Council’s website. 

 Management Plan Compliance 

4. The Management Plan approved under Condition 3 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. 

 Stormwater 

5. 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. A 
connection to Council maintained assets must not be constructed 
unless a Miscellaneous Works Permit is first obtained from the 
Responsible Authority. 

 Drainage 

6. Landscaped and paved areas associated with this approved 
development must be graded and drained so as to prevent ponding to 
the satisfaction of the Responsible Authority. 

 Landscape Plan 

7. Before the commencement of landscaping works, an amended 
landscaping plan must be submitted to the Responsible Authority for 
approval. The plan must be generally in accordance with the approved 
site layout plan and the concept landscape plan decision plan 
prepared by Scentre Group, Project No. D3121, Revision A dated 14 
November 2018, but modified to show: 

7.1 Species, locations, quantities, approximate height and spread of 
proposed planting, including adjacent to the Level 2 lift 
entrance; 
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7.2 Details of soil preparation and mulch depth for garden beds; 

7.3 Sectional details of shrub planting method and the canopy tree 
planting method which includes support staking and the use of 
durable ties; 

7.4 A detailed materials and finishes schedule of all hardstand 
areas, including Doncaster Hill boulevard treatment at Level 2; 
and 

7.5 All canopy trees and screen planting to be at least 1.5 metres in 
height at the time of planting. 

 Landscape Bond 

8. Before the release of the approved plan 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 discharged after a period of 13 weeks from the 
completion of all works, provided the landscaped areas are being 
maintained to the satisfaction of the Responsible Authority.  

Completion and Maintenance 

9. Buildings, paved areas, drainage, fencing/walls, car parking areas, 
line-marking, painted directional signage, lighting and landscaped 
areas associated with the approved development must be maintained 
to the satisfaction of the Responsible Authority. 

10. Once the permitted development has commenced it must be 
continued and completed to the satisfaction of the Responsible 
Authority. 

11. The landscaping as shown on the approved landscaping plan must be 
maintained by replacing any dead, diseased, dying or damaged plants 
as soon as practicable and not using the areas set aside for 
landscaping for any other purpose, to the satisfaction of the 
Responsible Authority. 

 Car parking  

12. The areas set aside for the parking of vehicles, together with the 
aisles and access lanes as delineated on the endorsed plans must: 

12.1 Be completed and line-marked to the satisfaction of the 
Responsible Authority prior to the commencement of the 
development hereby permitted; 

12.2 Be used for no other purpose and maintained at all times to the 
satisfaction of the Responsible Authority; and 

12.3 Be drained and sealed with an all-weather seal coat where 
appropriate. 

13. The pick-up, drop-off and general car parking areas must be clearly 
lined marked and signed and must not be used for any other purpose, 
to the satisfaction of the Responsible Authority.  

14. All pedestrian spaces within the Level 4 car park must be provided 
with appropriate measures to ensure separation between pedestrians 
and vehicle traffic to the satisfaction of the Responsible Authority.  
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 Development Contribution 

15. Prior to the completion of the development, a Development 
Contribution as agreed by the Responsible 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.  

Permit Expiry 

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

16.1 The development is not started within two (2) years of the date of 
this permit; and 

16.2 The development is not completed within four (4) years of the 
date of this permit. 

The Responsible Authority may extend the periods referred to if a request 
is made in writing by the owner or occupier either before the permit expires 
or in accordance with Section 69 of the Planning & Environment Act 1987. 

 

2. BACKGROUND 

2.1 Planning Permit PLN18/0772 was issued on 28 February 2019, for buildings and 
works for alterations and additions to the existing shopping centre. This permit 
allowed for the upgrade of the Level 4 dining precinct and external changes to 
Level 2 subject to conditions.  

2.2 This application to amend Planning Permit PLN18/0772 was submitted to Council 
on 7 May 2019.  

2.3 Amendment C104 to the Manningham Planning Scheme was gazetted on 23 
May 2019. This amendment replaced the Incorporated Plan Overlay, Schedule 1 
on the site with the Development Plan Overlay, Schedule 4 through the approval 
of the Westfield Doncaster Development Plan.  

2.4 As part of Amendment C104, revised car parking rates have also been 
introduced to the Parking Overlay, Schedule 1 that applies to the site. In 
particular, it now includes a rate of 4.17 spaces to each 100 square metre of 
leasable floor area based on a whole-of-centre shop assessment for Precinct 4A 
(Westfield Doncaster).  

2.5 An amendment to the application was submitted on 3 June 2019. The amended 
plans replaced the short term delivery/pick up spaces with standard spaces and 
the provision of 7 new additional car parking spaces. In addition, the amendment 
requested changes to the wording of condition 7 of the permit to allow for a 
landscaping plan to be submitted before the commencement of landscaping 
works instead of before the start of the development.  

2.6 Under the Development Plan Overlay, an application under any provision of this 
planning scheme is exempt from the notice requirements of the Planning and 
Environment Act 1987 if a development plan has been prepared to the 
satisfaction of the Responsible Authority. 
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2.7 The statutory time for considering a planning application is 60 days, which will fall 
on 2 August 2019. 

2.8 The land is subject to the following Covenants as listed on title for Lot 1 on Plan 
of Subdivision 626413J: C604297, C616676, D044405, D190291, D221208, 
D522117, D606377 and D647724. 

2.9 The Covenants state: 

“...that they will not erect or cause to be erected on the said land any dwelling or 
dwellings unless such dwellings are enclosed by walls of brick or brick veneer...” 

2.10 As the proposal does not relate to a dwelling, the Covenants will not be 
breached.   

2.11 The land is not affected by a Section 173 Agreement. 
 

3. THE SITE AND SURROUNDS 

3.1 Westfield Doncaster shopping centre is located on the north-east corner of 
Doncaster Road and Williamsons Road.  It is a major regional shopping centre 
with more than 120,000 square metres of retail floor area, including a range of 
shops, department stores, supermarkets, food and drink premises and cinemas 
with associated car parking (currently 5,338 spaces) and a bus interchange 
located on the Williamsons Road frontage.  

3.2 The shopping centre underwent a major expansion in 2008 and continues to 
evolve via minor internal alterations.  Most recently, a five level car park has been 
constructed on the eastern (rear) side of the shopping centre, extending between 
Grosvenor Street to the north and Goodson Street to the south. The approval of 
the development plan under Amendment C104 to the Manningham Planning 
Scheme will result in a further expansion in floor area for the centre.  

3.3 Vehicle access to the centre is via two signalised intersections on both Doncaster 
Road and Williamsons Road, and via a single entry only access point from 
Goodson Street on the eastern side of the site. 
 

4. THE PROPOSAL 

4.1 The proposal is outlined on the plans and concept landscape plans prepared by 
Scentre Group, Project No. D3121, Revision E, dated 31 May 2019.  Refer to 
Attachment 1. 

4.2 The following documents were provided in support of the application: 

 Planning assessment, prepared by Contour Consultants dated 18 April 
2019; 

 Traffic and car parking demand assessment, prepared by GTA Consultants 
dated 5 June 2019. 

4.3 It is proposed to amend the ground level (Level 2) awning and associated 
finishes and the Level 4 dining precinct within the south-western corner of the site 
that faces the intersection of Doncaster Road and Williamsons Road.  

4.4 The key amendments to the proposal include: 

 Reduction in the length of the external awning at the ground floor level 
(Level 2) from 24.5 metres to 7.1 metres, so it is generally limited to 
sheltering the lift entry; 
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 The retention of the existing concrete rather than providing a new floor 
finish to the area adjacent to the lift at ground floor level (Level 2);  

 The creation of two new food kiosks within the Level 4 dining precinct with 
associated outdoor seating areas; 

 The replacement of the “kids play” area with a sculpture garden within the 
Level 4 dining precinct; 

 The reconfiguration of the car park area adjacent to the Level 4 dining 
precinct, resulting in a further loss of one car parking space. 

4.5 It should be noted that inaccurate information was provided by the applicant in 
support of the original application. This inaccuracy overstated the floor area of the 
centre resulting in an increase in the number of spaces being required.  The 
amended application has corrected this anomaly and accurately reflects the 
centre’s floor area.  

4.6 It is also proposed to amend Condition 7 of the Planning Permit. This condition 
currently requires the following: 

Before the development starts, an amended landscaping plan must be submitted 
to the Responsible Authority for approval… 

It is proposed to amend this condition to require the amended landscaping plan 
to be submitted before the commencement of landscaping works. This will enable 
construction works to commence whilst the landscaping details are finalised. 
 

5. LEGISLATIVE REQUIREMENTS 

5.1 Refer to Attachment 2. 

5.2 A permit is required under the following Clauses of the Manningham Planning 
Scheme:  

 Clause 37.08-2 (Activity Centre Zone, Schedule 1), to construct a building 
and carry out works.  
 

6. REFERRALS 

6.1 There are no applicable external authorities or relevant internal units that required 
referral.  

6.2 Council’s Infrastructure Services Unit has not raised any concerns with the 
proposed amendment. The number of car parking spaces is adequate for the 
additional restaurant areas and the layout of the car park is satisfactory.  
 

7. CONSULTATION / NOTIFICATION 

7.1 Under the Development Plan Overlay, an application under any provision of this 
planning scheme is exempt from the notice requirements of the Planning and 
Environment Act 1987 if a development plan has been prepared to the 
satisfaction of the Responsible Authority. 
 

8. ASSESSMENT 

8.1 The proposal has been assessed against the relevant state and local planning 
policies, the zone and overlay and the relevant particular provisions and general 
provisions of the Scheme.  
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8.2 The assessment is made under the following headings: 

 Design and built form; 

 Car parking; 

 Landscaping plan 

Design and built form 

8.3 The proposed reduction in the size of the awning will not result in a discernible 
change to the appearance of the building and will continue to serve the purpose 
of providing identification and shelter to the lift entry.  

8.4 The proposed retention of the existing concrete rather than providing a new floor 
finish at ground level will not result in any additional impacts as it merely involves 
the retention of the existing conditions. 

8.5 A comparison of the original approved proposal and the proposed changes to the 
ground level (Level 2) is provided as follows: 

 

Figure 1 above: The original approved proposal showing the awning length of 
24.5 metres and a new floor finish adjacent to the lift and indicated in yellow. 
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Figure 2 above: The proposed amendment showing a reduced awning length of 
7.1 metres and the retention of the existing finish on the ground level.  

8.6 There are also minor alterations to the northern and eastern interfaces of the 
Level 4, mainly associated with the addition of the two kiosks and slight changes 
to the size and shape of outdoor seating areas. These changes are minor in 
nature and will not cause additional detriment to any persons.  

8.7 A comparison of the original approved proposal and the proposed amendment to 
Level 4 is provided as follows: 

 

Figure 3 above: The original approved proposal. 
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Figure 4 above: The proposed amendment showing two additional kiosks and 
changes to outdoor seating areas.  

 Car parking 

8.8 The proposal complies with the car parking requirements of the Manningham 
Planning Scheme by providing surplus car parking to what is required. This is 
detailed in the table below:  

 Existing conditions Approval under 
Planning Permit 
PLN18/0772 

Proposal under this 
amendment 

Retail leasable 
floor area 

123,549m2 124,088m2 123,770m2 

Car parking spaces 
provided 

5,338 spaces 5,316 spaces 5,315 spaces  

Car parking spaces 
required 

5,151 spaces 5,174 spaces 5,161 spaces 

Car parking rate 
provided 

4.32 spaces per 
100m2 

4.28 spaces per 
100m2 

4.29 spaces per 
100m2 

Surplus of car 
parking spaces to 
the requirement 

187 spaces 142 spaces 154 spaces 
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8.9 Since the approval of the original application, Amendment C104 to the 
Manningham Planning Scheme introduced a car parking rate of 4.17 spaces per 
100 square metres of leasable floor area for Westfield Doncaster into the Parking 
Overlay, Schedule 1.  

8.10 The intention of this amendment is to provide a single car parking rate for the 
entire retail component of the shopping centre, in order to allow for a holistic 
assessment of the mixture of retail premises and overall car parking demand of 
the centre. 

8.11 The overall car parking rate of 4.29 spaces per 100m2 of leasable floor area 
exceeds the requirement in the Parking Overlay of 4.17 spaces per100m2 of 
leasable floor area, with an overall surplus of 154 spaces for the entire shopping 
centre provided. 

8.12 A sound rationalisation is also provided in the submitted car parking demand 
assessment, which contends that the peak demand for the restaurants will be in 
the evening, when the centre and the surrounding road network is off peak. 
Therefore, the number of spaces available in the centre can reasonably cater for 
the car parking demand associated with the upgraded facilities and expanded 
dining area. 

8.13 The revised configuration of the Level 4 car park will result in the provision of five 
additional disability parks being provided closer to the centre’s entrance on this 
level whilst still maintaining nine parent parks.  One emergency park in the 
location where the changes are proposed is proposed to be removed.  This is not 
seen as a matter of concern, with sufficient space existing for emergency 
vehicles to park, should an emergency arise.  As additional pedestrian areas 
directly adjacent to vehicle access-ways are being proposed, a permit condition 
will require a notation to ensure these areas are provided with appropriate safety 
measures to separate pedestrian and vehicular traffic. 

 Landscaping plan 

8.14 The proposed amendment to Condition 7 of the Planning Permit is considered 
acceptable, as it will allow for a more detailed landscaping plan to be developed 
during construction given the scale of the proposed works. 

9. CONCLUSION 

9.1 It is recommended that the amended application be supported, subject to 
conditions. 

10. DECLARATION OF CONFLICT OF INTEREST 

10.1 No officers involved in the preparation of this report have any direct or indirect 
conflict of interest in this matter. 
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9.2 Planning Application PLN18/0212 at 155 Tindals Road, Donvale for the 
construction of a multipurpose hall and sports hall associated with the 
existing education centre and including vegetation removal (Donvale 
Christian College). 

File Number: IN19/363 

Responsible Director: Director City Planning and Community  

Applicant: Donvale Christian College/Ethos Urban 

Planning Controls: Special Use Zone (SUZ3), Environmental Significance 
Overlay Schedule 3 (ESO3), Bushfire Management Overlay 
(BMO) 

Ward: Mullum Mullum 

Attachments: 1 Locality Map ⇩   
2 Decision Plans ⇩   
3 Legislative Requirements ⇩    

 

EXECUTIVE SUMMARY 

Purpose 

1. This report provides Council with an assessment of Planning Permit Application 
PLN18/0212 submitted for a multipurpose hall and sports hall building at Donvale 
Christian College (155 Tindals Road, Donvale). The report recommends approval 
of the proposal subject to permit conditions. 

2. The application is being reported to Council as it is a major application with a 
development cost of more than $5 million. 

Proposal 

3. The permit application is for a multi-level and multi-purpose building located 
centrally within the school grounds. At lower ground level, the building comprises 
of a multipurpose hall, drama area, foyer/gallery space, storage facilities, kitchen 
and amenities.  The multipurpose hall is able to be converted between a theatre 
space (via retractable seating) and a sports hall.  The school will use this space 
for school assemblies, performances and various sports.  The lower ground 
mezzanine level will provide for a gymnasium area/sports science room, staff 
room, storage and amenities. At ground floor level, two indoor courts are 
proposed along with associated storage, change rooms and amenities. 

4. Material provided with the application indicates that the Lower Ground Level 
multi-purpose hall may be made available for community groups after school 
hours including weekends and school holidays. 

5. To facilitate construction of the hall, some existing and decommissioned school 
buildings will be demolished and vegetation removed.  The proposal also 
includes minor modifications to the existing car park increasing capacity by 1 car 
space and the provision of a new car parking area adjacent to the proposed 
building providing an additional 8 car spaces – total 9 new spaces. 

6. There will be no increase to existing staff numbers on the premises which is 
currently 58 primary school and 89 secondary school staff members. The 
proposal does not include any increase to student numbers.  
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Advertising 

7. Notice of the application was given over a two week period which concluded on 
31 October 2018.  No objections were received. 

Key issues in considering the application  

8. The site is included in a Special Use Zone 3 which allows for the expansion of 
Donvale Christian College in accordance with an approved Masterplan dated 
September 2013.  The proposed building is located within the designated 
‘building envelope’ approved in the Masterplan. 

9. The proposal is considered to meet the decision guidelines contained in 
Schedule 3 of the Special Use Zone and is considered to be generally in 
accordance with the approved Masterplan.   It is recommended that the approved 
be approved subject to conditions.  

 

1. 1. RECOMMENDATION 

That Council: 

A. issue a planning permit in relation to Planning Application PLN18/0212 at 
155 Tindals Road Donvale for the construction of a multi-purpose hall and 
sports hall, associated with the existing Education Centre and including 
vegetation removal. 

Endorsed Plans 
 
1. The development as shown on the approved plans must not be modified 

for any reason without the written consent of the Responsible Authority. 
 

Sustainability Management Plan 
 
2. Not less than 3 months before the development starts two copies of an 

updated version of the Sustainability Management Plan (SMP), prepared 
by Brand Architects., dated August 2018 and revision addendum dated 
01/03/2019, must be submitted to and approved by the Responsible 
Authority. When approved the Plan will form part of the permit. The plan 
must show: 

2.1 Rainwater tank connection to toilets, laundry, outdoor cleaning and 
 irrigation (as proposed in report) on the application drawings.  

2.2 Stormwater calculations and additional notes on architectural and 
landscape plans that indicate the various stormwater treatment (e.g. 
rainwater tank, rain gardens) locations, size and area of impervious 
surfaces being directed to them. 

2.3 The use of low VOC paints, flooring, sealants and adhesives and E1 
 or E0 grade engineered wood products (e.g. MDF, plywood). 

2.4 The option of installing solar photovoltaic system in future with the 
provision of electrical connection points to roof. 

2.5 The layout and number of bicycle parking. 
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 Construction Management Plan 
 

3. Not less than 3 months before the development starts, two copies of a 
Construction Management Plan (CMP) must be submitted to and 
approved by the Responsible Authority. When approved the plan will form 
part of the permit.  The Construction Management Plan is to be prepared 
in accordance with the template within Council’s Construction 
Management Plan Guidelines.  The CMP must address: 

 

 Element A1: Public Safety, Amenity and Site Security 

 Element A2: Operating Hours, Noise and Vibration Controls 

 Element A3: Air Quality and Dust Management 

 Element A4: Stormwater and Sediment Control and Tree Protection 

 Element A5: Waste Minimisation and Litter Prevention 

 Element A6: Traffic and Parking Management 

 
4. The Management Plans approved under Conditions 2 and 3 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. 

 
  Tree Protection and Management 
 

5. Prior to the works commencing (this includes any demolition, excavations, 
tree removal, delivery of building/construction materials and/or temporary 
buildings), a vegetation protection fence must be erected around all 
vegetation to be retained on site. This fence must be erected at a 
minimum distance of two metres from retained vegetation. All individual 
trees to be retained must have a Tree Protection Zone (TPZ) defined (at a 
radius of 12 × the diameter of a tree to a maximum of 15 metres but no 
less than two metres from the base of the trunk of tree) and must comply 
with AS4970-2009 ‘Protection of trees on development sites’. The fence 
must be constructed of orange para-webbing or similar robust material 
approved by the Responsible Authority and erected to a height of 1.2 
metres above ground level. Signage must be installed on the fence clearly 
stating ‘Vegetation Protection Zone – No Entry’. It must be maintained in 
good condition until the completion of the construction works on the site, 
to the satisfaction of the Responsible Authority. 

 

6. Except with the written consent of the Responsible Authority, within the 
area of vegetation to be retained and any Tree Protection Zone (TPZ) 
associated with the permitted use and/or development, the following is 
prohibited: 

 vehicular or pedestrian access 

 trenching or soil excavation 

 storage or dumping of any soils, materials, equipment, vehicles, 
machinery or waste products 
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 entry and exit pits for underground services 

 any other actions or activities that may result in adverse impacts to 
retained native vegetation. 

 
7. All construction and maintenance equipment, earth moving equipment 

and associated machinery must be made free of soil, seed and plant 
material before being taken to the works site and again before being 
removed from the works site to the satisfaction of the Responsible 
Authority. This is to help prevent the spread of noxious weeds listed under 
the Catchment and Land Protection Act 1994.  

8. Any damage or disturbance to trees’ root zones within the Tree Protection 
Zone (TPZ) must be reported to Council. A TPZ is 12 x the diameter of 
the tree taken at breast height. No digging or excavation can be 
undertaken within the TPZ as this may affect the future viability of the 
tree. Damaged tree root zones may deem the tree unviable and offsets 
may be required. 

 Fauna Protection and Management 

9. A suitably qualified zoologist/wildlife handler with current animal handling 
permits/licences must inspect trees prior to removal to appropriately 
manage fauna identification, impact avoidance and relocation/rehousing 
should it be required. 

 
10. Any qualified zoologist/wildlife handler undertaking supervision must have 

appropriate permits carried on their person during works on-site. 

Offsets for Native Vegetation Removal (Environmental Significance Overlay 
Schedule 2 and Schedule 3) 

11. Prior to the removal of any vegetation, an Offset and Landscape Plan 
must be submitted to the satisfaction of the Responsible Authority. The 
Plan must include details of: 

a) replacement planting consistent with the requirements of the ESO3 to 
offset the permitted loss of vegetation. This must include the number of 
trees, shrubs and other plants, species mix, and density included in a 
Schedule of Works. The Plan must show a minimum of 53 replacement 
indigenous canopy trees (i.e. Eucalyptus naturally occurring in the relevant 
EVC appropriate to replanting site location). The balance (301 plants) 
must be indigenous species but can comprise trees, shrubs, grasses, 
climbers and ground covers.  

b) where the required number and configuration of replacement plants 
cannot be achieved on the subject property, the permit holder must 
provide details of what replacement planting cannot be achieved and 
develop an appropriate alternative plan in consultation with Council to the 
satisfaction of the Responsible Authority. 

c) methods of managing and restoring the existing vegetation to be retained 
included in a Schedule of Works 

d) methods of interim protection for newly established vegetation 

e) methods of protection for established vegetation where relevant 

f) persons responsible for implementing and monitoring the landscape plan 
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Landscaping Works 

12. Before the use of the building starts, landscaping works 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  

13. 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.   

 
14. The whole of the land including landscaped and paved areas must be 

graded and drained to the satisfaction of the responsible authority, to 
prevent ponding and to minimise overland flows onto adjoining properties. 

Sewer  

15. The building must not be used before it is connected to mains sewer to 
the satisfaction of the Responsible Authority. 

Driveway and Car Parking Areas 

16. The external driveway system and parking spaces, as shown on the plan 
approved pursuant to Condition 2 of this Permit, must be formed to the 
depicted levels and must be constructed, surfaced, drained and line 
marked to the satisfaction of the Responsible Authority. 

 
17. Parking areas and access lanes must be kept available for these 

purposes at all  times and must be maintained to the satisfaction of the 
Responsible Authority. 

General  

18. All security alarms or similar devices installed on the land must be of a 
silent type to the satisfaction of the Responsible Authority. 

 
19. External lighting must be designed so to limit loss of amenity to residents 

of adjoining properties to the satisfaction of the Responsible Authority. 

 
20. All roof-top plant must be installed in appropriately screened areas, unless 

otherwise agreed to in writing with the Responsible Authority. 

 
21. All noise emanating from any mechanical plant must comply with the 

relevant  State noise control legislation so as to minimise noise impacts 
on residents of the  subject building and adjacent properties to the 
satisfaction of the Responsible Authority. 
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Use Conditions 

22. The building approved under this permit must not be used outside the 
following hours, except with the prior written consent of the Responsible 
Authority: 

 Monday to Friday during school terms: 8.00am to 11.00pm. 

 Monday to Friday outside school terms: 8.00am to 10.00pm 

 Saturday, Sunday and any Public Holidays: 8.00am to10pm. 

23. The building approved under this permit must not be used by more than 
200 persons (including spectators/audience) after 6pm, unless the use 
and/or activities are directly associated with the operations of the Donvale 
Christian Collage.   

Testing of noise emissions if required 

24. At the request of the Responsible Authority, the owner and/or occupier 
must, within 30 days, supply an assessment by a qualified acoustic 
consultant of noise levels emitted from the site with readings taken at 
times and locations specified by the Responsible Authority.   

 
The cost of the assessment is to be borne by the owner or occupier.  If 
necessary, additional noise control features must be installed in 
consultation with an acoustic engineer, or activities and noise sources on 
the premises regulated at the direction of and to the satisfaction of the 
Responsible Authority.   
 
The frequency of this request will be at the discretion of the Responsible 
Authority. 

DELWP Conditions 

25. Before works start, the permit holder must advise all persons undertaking 
the vegetation removal or works on site of all relevant permit conditions 
and associated statutory requirements or approvals. 

 
26. The total area of native vegetation permitted to be removed is 0.312 

hectares, comprised of: 

(a) 4 patches of native vegetation with a total area of 0.063 hectares 
containing no large trees, 

(b) 1 scattered tree, 

(c) 9 small scattered trees. 

27. To offset the permitted clearing in accordance with Guidelines for the 
removal,  destruction or lopping of native vegetation (DELWP 2017), the 
permit holder must secure an offset of: 
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(a) 0.061 general habitat units, 

(b) Located within the Port Phillip and Westernport Catchment 
Management Authority boundary or Manningham City Council 
municipal area,  

(c) With a minimum strategic score of at least 0.176, and 

(d) Protection of 1 large tree. 

28. Before any native vegetation is removed, evidence that the offset required 
by this permit has been secured must be provided to the satisfaction of 
the responsible Authority. This evidence must be: 

(a) And established first party offset site including a security agreement 
signed by both parties, and a  management plan detailing the 10 
year management actions and ongoing management of the site, 
and/or 

(b) Credit extract(s) allocated to the permit from the Native Vegetation 
Credit Register. 

29. A copy of the offset evidence will be endorsed by the Responsible 
Authority and  form part of the permit. Within 30 days of endorsement of 
the offset evidence, a copy of the endorsed offset evidence must be Port 
Phillip Region office. 

30. Where the offset includes a first party offset(s), the permit holder must 
provide an annual offset site report to the Responsible Authority, for a 
period of 10  consecutive years. After the tenth year, the landowner 
must provide a report at the reasonable request of a statutory authority. 

31. Within 6 months of the conclusion of the permitted clearing of native 
vegetation under this permit, the offset requirements can be reconciled 
with the written  agreement of the Responsible; Authority and the 
Department of Environment, Land, Water and Planning 

Country Fire Authority 

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

33. The south and east elevations of the building must be designed and 
constructed to a minimum of Bushfire Attack Level of 19 (BAL-19). All 
other portions of the  building must be constructed to a minimum of 
Bushfire Attack Level of 29 (BAL- 29. 

34. The Landscape Concept Stage 2: Sports Hall plan prepared by Land 
design  Partnership, drawing No.17-2292 TP01 rev.D must be endorsed 
to form part of  the permit and must not be altered unless otherwise 
agreed in writing by the CFA and Responsible Authority. 

35. The Defendable Space Requirements shown on the plan must be 
implemented and maintained as specified, to the satisfaction of the 
Responsible Authority. 
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36. Management of the existing gully shown on the plan must be 
implemented and maintained as specified, to the satisfaction of the 
Responsible Authority. 

AusNet 
 

37. No part of any buildings associated with the development including eaves, 
awnings, canopies, shelters and the like as well as outbuildings is 
permitted on AusNet Transmission Group’s easement. 

38. Vehicles and equipment exceeding 3 metres maximum operating height 
are not permitted on the easement without prior written approval from 
AusNet Transmission Group. 

39. Any lighting poles erected on the easement must not exceed 3 meters in 
height and must be designed so as to allow lanterns to be lowered to 
ground level for servicing. Higher poles may be permitted subject tot 
available conductor to ground clearances at this site. Power to lighting 
poles must be installed underground. 

40. Any trees and shrubs planted on the AusNet transmission’s Group 
easement must not exceed 3 metres maximum mature growth height. A 
20 metre tree clear area is required around towers. 

41. The storage of combustible or flammable materials, including that within 
waste bins is not permitted on the easement. 

42. Natural ground surface levels on the easement must not be altered by the 
stockpiling of excavated material or by landscaping without prior written 
approval from AusNet Transmission Group.  

43. Any services traversing the easement must be installed underground and 
no services are permitted within 20 meters of towers. 

44. Scaffolding is not permitted on the easement. 

45. the use of construction equipment including cranes that have the ability to 
extend into the easement are not permitted. 

46. Details of all future works within the easement must be submitted to 
AusNet Transmission Group and approved in writing prior to the 
commencement of work on site. 

Time Limit 

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

47.1. The development is not started within two (2) years of the date of 
 the issue of this permit; and 
 
47.2 The development is not completed within four (4) years of the date 
 of this permit. 
 
The Responsible Authority may extend these periods referred to if a 
request is made in writing by the owner or occupier either before the 
permit expires or in accordance with Section 69 of the Planning and 
Environment Act 1987. 
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2. THE SITE AND SURROUNDS 

2.1 Donvale Christian College provides primary and secondary school facilities to 
around 1300 students from their Tindals Road campus. The campus has an area 
of approximately 12 hectares, with a frontage of approximately 470 metres to 
Tindals Road.  

2.2 The land is developed with various school buildings, sporting ovals and car 
parking areas located in the southern portion of the site.   

 

2.3 The land is zoned Special Use Zone (Schedule 3 - Donvale Christian College).  
The zone references an approved Masterplan (September 2013) that oversees 
the future development of the land. The Masterplan is an incorporated document 
in the Manningham Planning Scheme. 

2.4 The Masterplan identifies the location of new buildings and works either within 
the cluster of the existing school building envelope or in set locations outside 
between the power line easement on the western side of the site and a drainage 
easement that traverses the site south of the dam.  
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2.5 The Masterplan sets maximum student numbers (enrolments) at future dates, 
and minimum car parking requirements. In 2020, the maximum number of 
students on site is 1300, with a minimum of 250 car parking spaces.  This 
increases to 1500 students, with a minimum of 315 car parking space by 2030. 
The proposal is consistent with these requirements with 317 spaces currently 
being provided and no increase in student numbers. 

2.6 A Property Management Plan has also been prepared for the land to ensure that 
environmental values are protected and improved. This plan is not incorporated 
into the planning scheme, and may be amended at any time with the consent of 
Council. 

2.7 There have been various previous planning permits issued for development on 
the land, including a new administration building and refurbishment of existing 
buildings in recent times.  A new application (PLN19/0086) has also been 
received for a Year 9 campus off-site on land at 58-64 Hall Road Warrandyte 
South. 

2.8 The site of the new school building (multipurpose hall and sports hall) occupies 
land approximately 160m from Tindals Road and approximately 120m from the 
western boundary. Currently on the land are several school buildings that have 
been decommissioned and will be demolished.  

2.9 The land in this area falls approximately 12m (from RL86 near the existing car 
parking south-west of the building, to RL74 on the northern side of the building 
along and internal driveway). 
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2.10 There are native trees scattered throughout the area of the new building, 
including groupings of native trees between existing buildings on site and around 
the periphery of buildings. 

2.11 The school has the following direct abuttals: 

Direction Address Description 

West  Mullum Mullum Creek Linear Park is approximately 
120m west of the proposed building.  The park is 
zoned Public Park and Recreation Zone and 
contains significant areas of native vegetation.  The 
creek itself is a further 180m away. 

North - East 171 Tindals Road 
Donvale  

177-179 Tindals 
road Donvale  

 

This 1.89 hectare parcel of land is cleared and 
vacant.   
 
This 2.4 hectares parcel of land is developed with 
the On Luck Chinese aged care facility. It is 
positioned on a ridgeline setback approximately 
200m from the proposed development.  Both 
parcels are within a Rural Conservation Zone. 

North No. 5 and No. 6 
Pambara Court 
Donvale  Court  

These lots each have an area of approximately 2 
hectares and are developed with dwellings and 
outbuildings. The dwellings are approximately 
300m from the proposed development.  The land is 
in a Rural Conservation Zone. 

South - East 

(Opposite 
side of 
Tindals 
Road) 

No’s. 128, 136, 
142, 146, 150 
and 158 Tindals 
Road Donvale 
(LDRZ) 

These lots each have an area of approximately 
4000m2 and are developed with dwellings and 
outbuildings. The land is in a Low Density 
Residential Zone.  

Each lot has scattered stands of vegetation across 
their properties, including across their Tindals Road 
frontages. 
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3. BACKGROUND  

3.1 The application was received on 10 April 2018.  It included additional sports 
courts on the rooftop which were illuminated and partly covered by shade sails. 

3.2 As part of the assessment of the application, further information was requested 
from the applicant. The correspondence expressed concerns with the rooftop 
facilities (due to amenity issues, increased height, external lighting and intensity 
of use), and requested more information in relation to the use of the building by 
external parties outside school hours. 

3.3 Further information was provided in August 2018, including information regarding 
the use of the building by external parties outside of school hours by Best Hooper 
Lawyers.  The application was advertised (pursuant to the Environmental 
Significance Overlay 3) in October 2018.  No objections were received. 

3.4 The application was amended (under Section 57A of the Planning and 
Environment Act 1987) on 8 January 2019 after Officers again raised concerns 
with the rooftop playing courts. The courts were removed from the proposal and 
one additional tree was added for removal. 

4. THE PROPOSAL 

4.1 The application proposes a multi-level and multi-purpose building located 
centrally within the school grounds.  

4.2 At lower ground level, the building comprises of a multipurpose hall, drama area, 
foyer/gallery space, storage facilities, kitchen and amenities.  The multipurpose 
hall is able to be converted between a theatre space (via retractable seating) and 
a sports hall.  The school will use this space for school assemblies, performances 
and various sports.   

4.3 The multipurpose hall at Lower Ground Level provides for fully retractable style 
seating (404 seats) over a line marked court sports area.  When set up in a 
theatre style, the plans suggest that the hall can accommodate up to 764 chairs.   

4.4 The lower ground mezzanine level will provide for a gymnasium area/sports 
science room, staff room, storage and amenities.  

4.5 At ground floor level, two indoor courts are proposed along with associated 
storage, change rooms and amenities. 

4.6 The building is located 160m from Tindals Road, over sloping land. The slope 
means the building is benched into the site and is around 9.45m high when 
viewed from the south (Tindals Road) and 19.5m high when viewed from the 
north.  The slope provides for independent entries to the multipurpose hall, sports 
hall and gym via new paths and stairs at each level.  

4.7 The existing car park is being extended and 9 additional car spaces are proposed 
adjacent to the new building.  A lift is also incorporated into the design for 
accessibility. 
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4.8 The building has been designed with a contemporary façade treatment, featuring 
a muted colour scheme in keeping with other buildings within the campus. 
Building materials include insulated metal cladding, alucabond, blockwork and 
concrete.  The roof is Colorbond and contains a variety of solar panels. The 
colour scheme of the development is predominantly grey and beige, with red and 
blue highlighting.  
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Vegetation Removal 

4.9 The proposed development requires the removal of 13 trees within the proposed 
building envelope.  There are also 5 trees that may be lost for access and 
construction.  It is intended to retain these trees (at least for as long as possible), 
but because construction will encroach significantly into the tree protection zone, 
they will be considered ‘lost’ under the planning controls. 

4.10 Of the 13 trees located within the building envelope, the Applicant’s arborist has 
indicated:  
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 4 trees are of high protection value (trees numbered 73, 137, 138 and 
183). Tree 183 is located immediately adjacent to a high construction 

traffic zone, at the north‐west corner of the site where construction 
vehicles will be approaching from the west.  

 6 trees are of moderate protection value (trees numbered 134, 194, 195, 
208, 209 and 210). 

 3 trees are of no protection value (trees numbered 77, 135 and 136).  

4.11 Of the five trees considered ‘lost’ due to access and construction limitations, the 
Applicants arborist has indicated: 

 3 trees are of high protection value (trees numbered 130, 132 and 185)  

 2 trees are of moderate protection value (trees numbered 131 and 184). 

4.12 The trees to be removed are all native and indigenous species, with the 
predominant species being Eucalyptus polyanthemos (Red Box). Many of the 
indigenous species are considered by the arborist to be planted species based 
on their location within garden beds surrounding the existing portable buildings. 
There are however some large trees (such as Tree 144) considered to be 
remnant to the local area due to their size. 

4.13 The location of the proposed building has been selected based on the least 
amount of impact on the existing vegetation. The Biodiversity Assessment 
prepared by Brett lane and Associates dated August 2018, has concluded that 
the vegetation removal comprises 0.063 hectares of patch native vegetation 
(including one large scattered tree). 

4.14 If appropriate, offsets will be required as a permit condition, and as these are 
unlikely to be achieved within the site, suitable offsets will need to be secured 
from a third party through an accredited offset broker. The conditions required by 
Department of Environment, Land, Water and Planning reflect these offsets. 

4.15 The proposed development will include a number of new landscaped areas 
immediately surrounding the building. This includes a deck and synthetic turf area 
to the east of the development, and landscaped gardens along the northern, 
western and southern boundaries of the development.  

4.16 The landscape plan has been prepared in consultation with the CFA to address 
vegetation management requirements.  

Functions of the building 

4.17 The applicant has indicated that the primary function of the building will be to 
provide new facilities for existing students. The development will not increase 
student or staff numbers at the campus.  

4.18 There will be some specific ‘out of school hours’ use of the facility by both 
students and third parties.  These parties already use the school’s facilities after 
hours, and will simply be transferring their activities to the new sports centre.  
These include: 
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 Dunkers Basketball Team after hours on weekdays and on weekends for 
matches. It has been suggested that the team comprises 95% students of 
Donvale Christian College. It is estimated that approximately 30 persons at 
any one time would be involved.  

 Ignite Netball Team after hours on weekdays, and on weekends for matches. 
It has been suggested that the team comprises approximately 95% students 
from Donvale Christian College. It is estimated that approximately 30 persons 
would be involved at any one time.  

 Dance classes after hours on weekdays. These classes comprise 100% 
students from Donvale Christian College. It is estimated that a maximum of 
50 persons at any one time would be involved. They may also utilise the 
facility between 3:30pm and 11pm Monday to Friday.  

4.19 The application contemplates that the multipurpose hall at Lower Ground Level 
could be offered to community groups (and other schools) for hire between 8am 
and 10pm on weekends, and between 8am and 11pm outside of school terms.  
Patron numbers would be limited to 200 people. 

4.20 To support this aspect of the proposal, the school has provided advice from Best 
Hooper Lawyers indicating that such uses are consistent with the existing use of 
the college as an Education Centre ie: the use of the facilities by a third party are 
not a separate use that would require further planning permission.   

Submission of Documents 

4.21 The following reports were provided in support of the application: 

 Town Planning report prepared by Ethos Urban, dated 12 October 2018; 

 Parking and traffic review prepared by MD Cubed P/L dated March 2018 
with addendum dated August 2018.  

 Sustainable Management Plan prepared by Brand Architects., dated 
August 2018 and revision addendum  dated 01/03/2019; 

 Arboricultural Development Impact Report prepared by Arbor Survey 
(revised) dated 26 February 2019; 

 Biodiversity Assessment prepared by Brett Lane and Associates dated 
August 2018 

5. LEGISLATIVE REQUIREMENTS 

5.1 Refer to Attachment (Planning & Environment Act 1987, Manningham Planning 
Scheme, other relevant legislation policy). 

5.2 A planning permit is required for the following: 

 Clause 37.01 Special Use Zone (Schedule 3) -all buildings and works 
associated with the Education Centre. 

 Clause 42.01 Environmental Significance Overlay Schedule 3 – all 
buildings and works including vegetation removal. 

 Clause 44.06 Bushfire Management Overlay – a permit is required for 
buildings and works associated with an Education centre. 

 Clause 52.17 Native Vegetation - the removal of native vegetation. 

 Clause 52.06 – Car Parking. 
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6. REFERRALS 

External 

6.1 The CFA provided correspondence dated 30 May 2019, outlining no objection to 
the proposal subject to conditions.  These include that the south and east 
elevations of the building are designed and constructed to Bushfire Attack Level 
of 19 (BAL-19), with all other portions of the building constructed to minimum 
Bushfire Attack Level of 29 (BAL-29).  Conditions also relate to the 
implementation of defendable space around the building and landscaping.   

6.2 The Department of Environment, Land, Water and Environment provided 
correspondence dated 20 December 2018, outlining no objection to the 
vegetation removal subject to conditions requiring State vegetation offsets.  

6.3 AusNet Services provided correspondence dated 22 October 2018, outlining no 
objection subject to conditions including no buildings or works (including 
vegetation) on the easement and that any services traversing the easement be 
installed underground and not within 20m of the transmission towers. 

Internal 

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

Service Unit Comments  

Infrastructure 
Services Unit   

No objections were raised in relation to the proposed construction 
subject to conditions requiring all drainage to be connected to the 
point of discharge.  It was suggested batter slopes should not be 
steeper than 1:3 without rocks or low retaining walls to provide 
additional stability. 
 

It was noted the building was located outside areas impacted by 
overland flows. 
 

It was noted the additional nine car parking spaces were designed 
in manner that met Clause 52.06.  

Integrated 
Planning Unit, 
Sustainability  

The application can achieve best practice ESD standards subject to 
some modest changes and the submission of additional 
information.  These alterations relate to: 

 water tank connection, 

 stormwater calculations,  

 materials used in internal fit out, 

 solar energy  

 bicycle facilities. 

Environment  Council’s Environmental team has identified that the vegetation 
removal has been minimised and no objection is given to its 
removal subject to conditions requiring offsets, site management 
and vegetation protection. 

Heath  The building must be connected to sewer.  A Certificate of 
Registration must be obtained before any sale of food from the 
building is permitted. 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.2 Page 56 

7. CONSULTATION / NOTIFICATION 

7.1 The application was advertised pursuant to the Environmental Significance 
Overlay 3 applying to the site.  A sign was placed on the frontage of the site and 
letters sent to surrounding properties. No objections were received. 

7.2 Following receipt of the Section 57A amendment, the application was not 
readvertised as the illuminated rooftop playing courts and associated access 
ramp were removed and there were only minor changes to the building footprint 
and removal of an additional tree. 

8. ASSESSMENT 

8.1 The site is within a unique semi-rural setting and considering the overall size 
of the school campus, any development on this site is constrained by 
topography, waterways, vegetation and easements. The area designated for 
development is also constrained by the locational requirements of the 
Donvale Christian College Masterplan. 

8.2 The assessment criteria for this application is limited to the construction 
aspects of the building in relation to decision criteria in the Special Use Zone, 
including environmental issues, and design and siting.  Consideration also 
needs to be given to the Environmental Significance Overlay, bushfire 
protection under the Bushfire Management Overlay and Clause 52.06 – Car 
Parking. 

8.3 From a macro perspective, the use and location of the building is consistent 
with the Masterplan for the Donvale Christian College.  The building provides 
improved facilities for students of the School within the identified and 
approved building envelope plan.  The new building replaces existing 
decommissioned classrooms.  

8.4 The legal advice provided by the applicant provides comfort that the 
proposed building is consistent with the present land use occurring on the 
site (an Education Centre), irrespective of whether it will be occasionally 
used by community groups outside of school hours.  

8.5 As part of its consideration, Council, as responsible authority, must consider 
amenity impacts from activities within the building and apply relevant 
conditions to limit its use if it determines it will cause unreasonable detriment.  
This is irrespective of who is using the building, or at what times.  This 
consideration is discussed under the heading Design and Siting. 

Environmental issues (including vegetation removal) 

8.6 The relevant decision guidelines of the Special Use Zone Schedule 3 require 
an assessment of the environmental impacts of the building and works on 
the biodiversity of the land, and the protection and enhancement of the 
natural environment within the school grounds (including riparian buffers 
within the gully and along the waterways, and windrows and vegetation 
through the site and along ridgelines).  
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8.7 The decision criteria in Environmental Significance Overlay Schedule 3 build 
on this further.  They include objectives to avoid the removal of Victorian 
native vegetation, provide appropriate offsets, protect nearby and adjacent 
Biosites and avoid fragmentation of flora and fauna habitat. 

8.8 The chosen location for the proposed building is within already disturbed 
land within the cluster of buildings identified as the preferred building 
envelope under the Masterplan.  The location is setback more than 120m 
from the western boundary which adjoins the Mullum Mullum Creek Linear 
Park.  At this setback, no interference with the environmental qualities of the 
linear park is expected. 

8.9 The disturbed land, which is neither located on a ridge or within a gully, has 
somewhat degraded environmental value. Although there are eighteen trees 
to be removed, these are generally located between the decommissioned 
buildings are were planted by the School.  Appropriate offsets will be 
required by condition of approval.   

8.10 Significant vegetation to the west and north of the proposed building, 
including within the gully, is of higher environmental quality and is being 
retained. This vegetation will continue to be maintained in accordance with 
the approved Property Management Plan, a land management plan that is 
being implemented by the school. 

8.11 The proposal includes the landscaping around the building with native 
species which offers positive environmental outcomes.  The proposed 
landscaping has been approved by the CFA.   

8.12 Overall, the siting of the proposal protects the Mullum Mullum Creek biosite 
and avoids fragmentation of habitat corridors in the riparian buffer system 
along the waterways and gully north of the building. 

Design and Siting Issues 

8.13 The relevant decision guidelines of the Special Use Zone Schedule 3 
requires consideration of the need to minimise any adverse impacts of siting, 
design, height, bulk, colours and materials to be seen from vantage points 
including landscape features, major roads and vistas. The Zone also requires 
consideration of amenity impacts, which also require consideration under 
Clause 65 of the Manningham Planning Scheme. 

8.14 The ESO3 requires building design and siting to be in keeping with the 
bushland character of the area, and an assessment of whether the external 
building finishes and colours are non-reflective and blend with the natural 
environment. 

8.15 Firstly, the proposed building is within the approved area delineated on the 
Masterplan for the school to redevelop within.  This is a positive aspect, 
however, sports and halls are sizable buildings, and the proposed building 
will be the largest building on the campus by a significant margin.  
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8.16 Overall, the siting of the site, and its construction on a hillside, serves to 
reduce its visual prominence.  It is well setback from any boundary, including 
Tindals Road, and it will not be observed without other buildings and 
landscaping around it.  This will provide framing and a built form transition 
which wouldn’t occur if it were surrounded by open paddocks.  

8.17 The siting, using disturbed areas containing decommissioned classrooms 
minimises vegetation removal, but also reduces the spread of earthworks 
across the site.  

8.18 Although it is constructed on reasonably steep topography, the building is 
benched into the slope, which not only reduces its scale, but provides for 
multiple pedestrian access points.   

8.19 The building will not be visible from the south and east along Tindals Road, 
where it is viewed around 9.45m in height.  The building will not be seen as 
other buildings and vegetation will block sightlines.  The building will not be 
viewed from the west, as native vegetation along the Mullum Mullum Creek 
will obscure it.  The building may be marginally visible from the east, but this 
is from within the school grounds and in the context of other buildings 
present (see image below).  The building is not visible from the north 
(Pambara Court properties) due to a higher ridgeline extending across the 
school ground between the rear of the properties and the proposed building. 

 

 

View of the development from within the school groups to the east, from Block F (above) 
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8.20 The only vantage point from which the building may be observed is from a 
north-easterly direction, by the On-Luck Chinese aged care facility. The year 
9 building in the foreground is expected to obscure much of this view, and 
the building will sit in the context surrounded by other buildings and 
vegetation.  Over a distance of 200m, the scale of the building will diminish.  
The view to the building is modest and not unreasonable and sits 
comfortably in its context. 
 

 

View of the development from On-Luck Chinese Aged Care Facility (above) 

8.21 The proposed building materials, finishes and colour scheme are non-
reflective and comprise predominantly grey and beige tones which are 
consistent with and will blend with the bushland character of the area. 

8.22 In terms of amenity impacts, the setbacks to the building ensure no 
unreasonable detriment will occur to the surrounding neighbourhood through 
activities within the building. This would be particularly true through school 
hours when around 1300 students are already on site. 

8.23 During hours when the school is not operating, it would be prudent to restrict 
the activities in the building in the manner indicated by the applicant (hours 
and patron numbers) ‘to the satisfaction of the Responsible Authority’.  Given 
the setbacks of the building from any sensitive residential uses (over 190m 
away), the limitations on patrons and hours offered by the applicant are 
considered acceptable. 
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Car parking  

8.24 Clause 52.06 (Car Parking) outlines a statutory parking requirement of 1 
space per employee for a Primary School, and 1.2 space per employee for a 
Secondary School.  The application outlines that there is no increase in 
employee or student numbers at the school following the construction of the 
facility and therefore the proposal does not generate additional car parking 
needs.   

8.25 Furthermore, the existing number of car parks (317) far exceeds the statutory 
requirements in the Manningham Planning Scheme, that being 58.34 car 
spaces for primary school staff and 107 car spaces for secondary school 
staff (total 165 spaces).  The parking provision also exceeds the required 
number of car spaces under the approved Masterplan being 315 spaces by 
2030.   

8.26 The proposal includes the construction of nine additional car parking spaces 
that are an extension to an existing car parking area south-west of the 
proposed building.  There is no in principle objection to this aspect of the 
proposal.  The nine additional spaces are designed in accordance with the 
design requirements outlined in Clause 52.06-9.  Council’s Traffic Engineers 
have assessed the layout and have raised no concerns.  The additional car 
parking is appropriately sited and designed with paths leading to the entry of 
the new building.   

8.27 The application proposes no change to the access arrangements onto 
Tindals Road.  

Bushfire Protection  

8.28 In relation to bushfire protection measures to be implemented as part of this 
development, the CFA has reviewed the Bushfire Management Statement 
submitted as part of the application. 

8.29 The CFA has is no objection subject to the mandatory condition and 
conditions requiring minimum construction standards and the endorsement 
of a Landscape Concept Plan, partially to manage weed removal within the 
gully to the north of the proposed building. 

8.30 The CFA is satisfied that the existing water supply and access arrangements 
satisfy their requirements. 

9. DECLARATION OF CONFLICT OF INTEREST 

9.1 No officers involved in the preparation of this report have any direct or indirect 
conflict of interest in this matter. 
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9.3 Planning Application PLN18/0671 at Tullamore Doncaster 463-535 
Doncaster Road Doncaster for construction of a part six-storey and part 
seven-storey residential apartment building with basement car parking 
(over two basement levels) and associated removal of vegetation 
 

File Number: IN19/374 

Responsible Director: Director City Planning and Community  

Applicant: Mirvac Doncaster Pty Ltd C/- Contour Consultants Ltd 

Planning Controls: Residential Growth Zone Schedule 1 (RGZ1), Environmental 
Significance Overlay Schedule 5 (ESO5) and Development 
Plan Overlay Schedule 3 (DPO3) 

Ward: Koonung 

Attachments: 1 Locality Map ⇩   
2 Decision Plans ⇩   
3 Legislative Requirements ⇩    

 

EXECUTIVE SUMMARY  

Purpose 

1. This report provides Council with an assessment of the planning permit application 
submitted for land within the Tullamore Estate at 463-535 Doncaster Road, 
Doncaster and recommends approval of the submitted proposal, subject to 
conditions.  The application is being reported to Council given that it is a Major 
Application (with more than 15 dwellings and a development cost of more than $5 
million). 

 
Proposal 

2. It is proposed to construct a part six-storey and part-seven storey residential 
apartment building consisting of two adjoining modules and containing a total of 
102 dwellings, comprised of 24 one-bedroom dwellings, 51 two-bedrooms 
dwellings, 27 three-bedroom dwellings and car parking over two basement levels.  

3. The building modules are visually separate and linked by a glazed three level 
structure containing the buildings main foyer ‘atrium’.  

4. The subject land currently has an area of 12,395m2 and will at a later time be 
subdivided from the “High Density Stage” area of the Eastern Golf Course 
Development Plan to a lot size of 6935m2.  The proposed building within this future 
subdivided lot will have a site coverage of 51.5% and a site permeability of 67%.  
The future lot is depicted on the site plans and leaves a further future development 
site to the east. 

5. The development comprises one full basement level of car parking, a partial 
basement car park/ground floor level and residential levels above, up to Level 5.  
Vehicular access is from the internal road system of the estate. 

6. The number of car spaces within the basements comply with the car parking 
requirements of Clause 52.06 – Car Parking.  The proposal provides a surplus of 
15 car spaces.   
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7. Though within the Principal Public Transport Network Area, the proposal only 
provides 10 of the required 20 visitor spaces required by the Eastern Golf Course 
Development Plan. 

8. While there is no maximum building height for this area of the Residential Growth 
Zone Schedule 1 (RGZ1), the built form presents to Doncaster Road partially as 
six-storeys (to the West Module), whereas the Development Plan specifies that 
development of the high density lots should present at five-storeys to Doncaster 
Road. 

9. A permit is required for the proposed removal of two native trees under the 
Environmental Significance Overlay Schedule 5 (ESO5), which were not identified 
to be “removed” as identified in Appendix 2.4 of “Flora and Fauna Assessment and 
Biodiversity Offset Analysis, 463-535 Doncaster Road, Doncaster, Victoria” 
prepared by Ecology and Heritage Partners (April 2014). 

Notification 

10. Under the Development Plan Overlay, an application under any provision of the 
Manningham Planning Scheme is exempt from the notice requirements of the 
Planning and Environment Act 1987, if a proposal is generally in accordance with 
the development plan, as is the case with this application. 

Key issues in considering the application  

11. The key issues for Council in considering the proposal relate to:  

 Planning Policy Frameworks  

 The Eastern Golf Course Development Plan (DP) 

 Building Layout and Design  

 Urban Design and Design Detail 

 Landscape Design 

 Apartment developments Particular Provision (Clause 58) 

 Car parking, access and bicycle facilities and 

 Vegetation Removal.  

Assessment 

12. The development of the land for the residential apartment building is generally 
consistent with policy objectives for urban consolidation and substantial change. 

13. The development of the land for the high density residential apartment building is 
consistent with the relevant objectives of State-wide and local planning policies of 
the Manningham Planning Scheme (the Scheme), including the requirements of the 
Residential Growth Zone Schedule 1 (RGZ1) and supporting policy relating to the 
Eastern Golf Course Key Development Site.  

14. The proposal presents at a scale that adequately complements other high density 
developments (both approved and constructed) in the area and the lower-scale 
residential character to the south outside of the Doncaster Hill Activity Centre.  The 
presentation also provides a favourable visual variation to the built form heights, as 
viewed along the Doncaster Road frontage of the Tullamore Estate.  The sixth level 
is to the Western module, is centrally located within the Higher Density Lots of the 
Development Plan with the maximum building height 1.95m above the maximum 
relative level (RL height) of the “Phoenix” apartments (currently nearing completion 
to the west). 
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15. As required by the Development Plan, a generous landscape link (over 36m in 
width) is provided between the existing “Phoenix” apartment building and the 
proposed building, being a combination of setbacks on both sites.  This landscaped 
separation is enhanced by the siting of the proposed building which angles away 
from the link and provides ample separation of proposed works from the Bunya 
Heritage Pine located immediately to the west of the development site (visible from 
Doncaster Road).  This spacing will also achieve the envisaged vista down to the 
retained “Heritage Stables” building to the north.  

16. During the assessment process, a conceptual pedestrian link to the west of the 
proposed building has been developed, so as to improve pedestrian links into the 
site for residents, neighbours and visitors and giving a more direct connection 
between Doncaster Road and the “Heritage Stables” building (proposed café 
conversion).  This will encourage physical activity by improved ease of pedestrian 
access into and through the Tullamore Estate site, in accordance with the 
Development Plan. 

17. The vegetation removal is generally in accordance with the Eastern Golf Course 
Development Plan, as most trees remaining on the site are listed to be “removed” 
as identified in Appendix 2.4 of “Flora and Fauna Assessment and Biodiversity 
Offset Analysis” (April 2014).  The proposal includes an assessment of all 
remaining trees on the site, including the two native trees proposed for removal and 
establishes that Tree 223 (of the Arborist Report prepared by Galbraith and 
Associates Tree Consultants and Contractors dated 28 November 2018) could be 
retained, with minor modifications to the pedestrian path and some retaining walls 
to avoid impacts on the Tree Protection Zone.   

18. Though the proposal is within 400 metres of a Principal Public Transport Network 
Area and does not normally require the provision of visitor car spaces, the 
approved Development plan requires the provision of 20 visitor spaces.  With 10 
spaces being provided adjacent to the building, a condition will require that an 
additional 10 spaces be provided onsite to ensure compliance with the 
Development Plan is achieved. 

Conclusion 

19. The relevant planning controls seek a high density residential development for the 
subject site.  The proposed development generally complies with the various 
requirements of the RGZ1, the Design and Development Overlay Schedule 3 
(DDO3), the Environmental Significance Overlay Schedule 5 (ESO5), the Eastern 
Golf Course Development Plan and the Apartment Development provisions of 
Clause 58, as they relate to siting, internal amenity, building presentation, access, 
car parking and landscaping.   

20. This report concludes that the proposal complies with the relevant planning policy 
in the Scheme and should be supported, subject to conditions requiring modest 
design changes around the building, additional details and the submission of 
management plans for approval prior to the commencement of works.  

21. It is recommended that the application be supported, subject to conditions.  
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1. RECOMMENDATION 

That Council: 

A. Issue a PLANNING PERMIT in relation to Planning Application PLN18/0671 
within the Tullamore Estate at 463-535 Doncaster Road, Doncaster for the 
construction of a part six-storey and part seven-storey residential 
apartment building with basement car parking (over two basement levels) 
and associated removal of vegetation under the following Permit 
Conditions:  

Amended Plans 

1. Before the development starts, amended plans drawn to scale and 
dimensioned, must be submitted to the satisfaction of the Responsible 
Authority 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 decision plans 
(prepared by Mirvac Design - Architects Planners Interior designers 
and dated 11 April 2019) but modified to show the following: 

Car Parking 

1.1. A car parking and storage allocation schedule or suitable 
notations indicating that each dwelling will be provided the 
number of residential car parking spaces and external storage 
areas, in accordance with the Manningham Planning Scheme, as 
relevant; 

1.2. The provision of 10 additional visitor spaces onsite; 

1.3. A convex mirror to be installed on the north side of the ramp 
adjacent to the bicycle parking area, as recommended by the 
Transport Impact Assessment (prepared by GTA Consultants and 
dated 5 December 2018) and as shown on GTA drawing V154600-
AT01-04 (attached in Appendix A of the report);  

1.4. A notation that where storage areas are immediately adjacent to 
car parking spaces within the basement, that these storage areas 
will be allocated to the owners of these car parking space; 

Building 

1.5. The internal floor to ceiling dimension of each level, indicated on 
the elevation plans to minimum of 2.7m in height, to the 
satisfaction of the Responsible Authority; 

1.6. Location of all services, AC units, solar hot water and details of 
any basement ventilation, including the location of any flue, 
mechanical intake or outlet; 

Trees and Landscaping 

1.7. Retention of Tree 223 of the Arborist Report prepared by Galbraith 
and Associates Tree Consultants and Contractors dated 28 
November 2018; 
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1.8. The pedestrian path in accordance with the Shared Path Concept 
Plan (prepared by Tract Consultants for Mirvac and dated 15 April 
2019), but modified to avoid impacts on Tree 223 in accordance 
with the Australian Standard (AS 4970-2009) and modify retaining 
walls where necessary, to the satisfaction of the Responsible 
Authority; 

1.9. Modification of the retaining walls to the west of the site, to 
ensure they are less than 1.0m in height and comply with 
Condition 1.7; 

1.10. A lighting plan for around the building, particularly related to 
creating safe, well-lit spaces around the building; 

1.11. Design details of any signage within the Doncaster Road frontage; 

1.12. Elevational details of how all fire service, gas installations and 
electrical cabinets/podiums will be presented/located, so as to 
minimise visual impacts to the streetscape and be suitably 
integrated into the detailed design of the building; 

Materials and Finishes 

1.13. Details of the protective finish ‘AcraTex Performance Coating’ or 
alike low maintenance alternative for the white painted masonry 
external building material, to be included on the materials 
schedule of the plan, to the satisfaction of the Responsible 
Authority; 

1.14. Details of the screening to the 1.8m high rooftop services; 

1.15. Details of the fences to the ground floor courtyards, to be a 
maximum of 1.8m in height and to have a minimum of 50% 
transparency; 

1.16. Details of any safety railing/fencing required to the top of the 3.0m 
high retaining wall to the southern side of the accessway a safety 
railing / fence will be required to the top of this wall ; 

1.17. Details of all paving finishes, terraces, stairs and ramps; and  

1.18. A notation that the external materials and building will be required 
to be maintained to a high quality, to the satisfaction of the 
Responsible Authority, at the cost of the Owners Corporation, in 
accordance with Condition 49 of this Permit; 

Other 

1.19. A notation for a carriageway easement in favour of Manningham 
City Council to align with the pedestrian pathway as required by 
Condition 1.7, 1.10 and 47 of this Permit, unless otherwise agreed 
in writing to the satisfaction of the Responsible Authority; 

1.20. Any modifications, notations and/or relevant requirements as 
recommended by the Acoustic Report and Wind Assessment as 
required by Condition 3 and 4 of this Permit. 
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1.21. Any modifications, notations and/or relevant requirements as set 
out in the Sustainability Management Plan (SMP) and Waste 
Management Plan (WMP) endorsed under Conditions 6 and 7 of 
this permit. 

Endorsed Plans 

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

Acoustic Report 

3. Concurrent with the submission of plans for endorsement under 
Condition 1, an Acoustic Report prepared by a suitably qualified 
consultant must be submitted to and approved by the responsible 
authority.  The report must specify glazing or any other works or 
treatments (for example, specification of seals around windows) which 
are required to ensure suitable acoustic amenity standards are 
achieved for all apartments fronting Doncaster Road.  The acoustic 
report is to be prepared in accordance with the requirements and 
Standard D16 of Clause 58.04-3 of the Manningham Planning Scheme. 

When approved, the report will be endorsed and will then form part of 
the permit.  Any recommendations made in the report are to be shown 
or notated on the plans submitted for endorsement. 

Wind Assessment  

4. Concurrent with the submission of plans for endorsement under 
Condition 1, a Wind Assessment prepared by a suitably qualified 
consultant must be submitted to and approved by the responsible 
authority.  The report must consider any suitable treatments which do 
not significantly alter the visual appearance of the building which 
would improve the amenity of any outdoor balcony areas and the 
Communal Area at Level 5. 

When approved, the report will be endorsed and will then form part of 
the permit. Any recommendations made in the report are to be shown 
or notated on the plans submitted for endorsement. 

Construction Management Plan (CMP) 

5. Not less than 3 months before the development starts, two copies of a 
Construction Management Plan (CMP) must be submitted to and 
approved by the Responsible Authority. The Construction Management 
Plan must be prepared using Council’s CMP Template to address the 
following elements referenced in Council’s Construction Management 
Plan Guidelines: 

5.1. Element A1: Public Safety, Amenity and Site Security 

5.2. Element A2: Operating Hours, Noise and Vibration Controls 

5.3. Element A3: Air Quality and Dust Management 
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5.4. Element A4: Stormwater and Sediment Control and Tree Protection 

5.5. Element A5: Waste Minimisation and Litter Prevention 

5.6. Element A6: Traffic and Parking Management. 

Council’s CMP Template forms part of the Guidelines. When approved 
the plan will form part of the permit. 

Council’s Works Code of Practice (June 2016) and Construction 
Management Plan Guideline (June 2016) are available on Council’s 
website or by contracting the Statutory Planning Unit on 9840 9470. 

Sustainability Management Plan  

6. Not less than 3 months before the development starts, an amended 
Sustainability Management Plan (SMP) must be submitted to the 
satisfaction of the Responsible Authority and approved by the 
Responsible Authority. When approved the Plan will form part of the 
planning permit. The plan must be generally in accordance with the 
decision plan (Sustainable Management Plan prepared by Umo Lai 
dated 17 April 2019) but modified to show the following: 

6.1. An updated BESS Report which is not the ‘Draft’ version. 

Waste Management Plan 

7. Not less than 3 months before the development starts, an amended 
Waste Management Plan 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 be generally in accordance with 
the submitted draft Waste Management Plan prepared by WasteTech, 
dated 5 December 2018, but modified to: 

7.1. Include that a tug device may be required to assist in the 
manoeuvring of bins from the bin rooms to the bin collection 
points; 

7.2. Note that the developer must ensure that the private waste 
contractor can access the development and the private waste 
contractor bins; and 

7.3. Note that no private waste contractor bins can be left outside the 
property boundary for any reason. 

Management Plan Compliance 

8. The Management Plans approved under Conditions 5, 6 and 7 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. 

9. Prior to the occupation of the approved dwellings, a report from the 
author of the SMP report (as 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 
the sustainable design features/initiatives specified in the SMP have 
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been implemented in accordance with the approved Plan. 

Landscaping 

10. Before the development starts, a detailed Landscape Plan must be 
prepared by a landscape architect showing species, locations, 
approximate height and spread of proposed planting, and must be 
submitted to the satisfaction of the Responsible Authority for approval.  
The plan must be generally in accordance with the Landscape Concept 
Plans (prepared by Tract dated 6 October 2016) but modified to have 
regard to the approved Eastern Golf Course Development Plan dated 
September 2015, and include (but not be limited to) the following:  

10.1. The provision of the pedestrian path in accordance with the 
Shared Path Concept Plan (prepared by Tract Consultants for 
Mirvac and dated 15 April 2019), with details on plan to show: 

10.1.1. The path modified to avoid impacts on Tree 223 in 
accordance with the Australian Standard (AS 4970-2009), 
including modified retaining walls where necessary; 

10.1.2. The path to be a minimum width of 1.5m, with stainless 
steel handrails adjacent to steps as a minimum and where 
appropriate, continuous handrails to the eastern side, to 
the satisfaction of the Responsible Authority; 

10.1.3. Directional signage at each end of the pedestrian link 
consistent with Manningham’s Outdoor Signage Strategy 
2011, or as otherwise agreed and to the satisfaction of the 
Responsible Authority; 

10.1.4. Details of path materials and construction. 

10.2. Details of the retaining walls locations and construction, modified 
as required by conditions of this permit,  

10.3. Details of the community food garden in accordance with the 
approved Sustainable Management Plan approved under 
Condition 6 of this Permit; 

10.4. Planting schedule revised to remove weedy species such as 
Agapanthus ‘Snowball’; 

10.5. The canopy trees along Doncaster Road to be advanced 
plantings; 

10.6. Methods of interim protection for newly established vegetation; 

10.7. Details of an in-ground, automatic watering system linked to the 
rainwater tanks and installed to service garden areas; 

10.8. Methods of interim protection for newly established vegetation; 

10.9. The location and details of Tree Protection Fencing (TPF) during 
construction. 

11. All indigenous plants used during or after the development (including 
for landscaping, screening, revegetating, etc.) must be of local 
provenance sourced from an approved indigenous nursery.  Details of 
the plant supplier must be included in the Landscape Plan and 
evidence of source must be provided prior to commencement of 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.3 Page 94 

planting. 

12. Before the occupation of the approved dwellings, landscaped areas 
must be fully planted and mulched or grassed generally in accordance 
with the approved plan and to the satisfaction of the Responsible 
Authority.  

13. No vegetation, apart from that shown on the approved plan as 
vegetation to be removed may be felled, destroyed or lopped without 
the prior written consent of the Responsible Authority. 

Landscape Bond 

14. Before the release of the approved plans under Condition 1 of this 
permit, 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 discharged after a period of 13 weeks from the completion 
of all works over the entire site, provided the landscaped areas are 
being maintained to the satisfaction of the Responsible Authority. 

Drainage 

15. Stormwater must not be discharged from the site 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. A 
connection to Council maintained assets must not be constructed 
unless a Miscellaneous Works Permit is first obtained from the 
Responsible Authority. 

16. The whole of the land, including landscaped and paved areas must be 
graded and drained to the satisfaction of the responsible authority, to 
prevent ponding and to minimise overland flows onto adjoining 
properties. 

Access and car parking 

17. The external driveway system and parking spaces, as shown on the 
endorsed plans must be formed to the depicted levels and must be 
constructed, surfaced, drained and appropriately line marked to the 
satisfaction of the Responsible Authority. 

18. Before the occupation of the building, all car parking spaces as shown 
in the approved car parking schedule required under Condition 1 of this 
permit, must be line-marked, numbered, signposted and lit to the 
satisfaction of the Responsible Authority. An advisory sign must be 
erected adjacent to each basement car park opening providing details 
of the building address and any visitor car parking spaces available 
inside the building, to the satisfaction of the Responsible Authority. 

19. All visitor car parking spaces must be clearly marked and must not be 
used for any other purpose to the satisfaction of the Responsible 
Authority. 
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20. Driveway gradients and transitions as shown on the endorsed plans 
must be generally achieved through the driveway construction process 
to the satisfaction of the Responsible Authority. 

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

22. The development must be provided with external lighting capable of 
illuminating access to each car parking space, outdoor service areas, 
pedestrian walkways and the building entry. Lighting must be located, 
directed, shielded and of limited intensity so that no nuisance or loss of 
amenity is caused to any person within and beyond the site, to the 
satisfaction of the Responsible Authority 

23. Any security door/grille to the basement openings must maintain 
sufficient clearance when fully open to enable the convenient passage 
of rubbish collection vehicles which are required to enter the basement 
and such clearance must also be maintained in respect of sub-floor 
service installations throughout areas in which the rubbish truck is 
required to travel to the satisfaction of the Responsible Authority.  

24. Automatic basement door opening systems must be installed and 
maintained, so as to facilitate secure access to the allocated parking 
areas by residents, visitors and a rubbish collection contractor, all to 
the satisfaction of the Responsible Authority. 

Site Services and Amenity 

25. All on-site services, including water, electricity (excluding an electrical 
substation), gas, sewerage and telephone, must be installed 
underground and located to the satisfaction of the Responsible 
Authority. 

26. All upper level service pipes (excluding stormwater downpipes) must 
be concealed and screened respectively to the satisfaction of the 
Responsible Authority. 

27. All hot water systems (excluding associated solar panels) must be 
installed within the subject building, unless otherwise agreed in writing 
with the Responsible Authority. 

28. All roof-top plant (including air conditioning units, basement exhaust 
ducts, solar panels or hot water systems) which is visible to immediate 
neighbours or from the street must be installed in appropriately 
screened areas to minimise their general visual impacts, unless 
otherwise agreed in writing with the Responsible Authority. 

29. Any reverse cycle air-conditioning unit erected on the walls or roof of 
the approved building must be so located, as to not adversely affect the 
amenity of the area by way of appearance/visual prominence to the 
satisfaction of the Responsible Authority.  Where the Responsible 
Authority identifies a concern about visual appearance, appropriately 
designed/finished screening must be installed and maintained to the 
satisfaction of the Responsible Authority. 
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30. Any clothes-drying rack or line system located on a balcony / terrace 
must be lower than the height of the balustrade and must not be visible 
from outside the site, to the satisfaction of the Responsible Authority. 

31. In the event of gas being supplied to the approved dwellings, the owner 
must liaise with the relevant service authority to determine an 
appropriately discrete location for the placement of gas meters to the 
satisfaction of the Responsible Authority. Where no such placement is 
possible, meters must be “banked” and provided with a neatly 
designed, durable screen surround (in stained timber, or dark coloured, 
perforated metal sheeting, for instance) to the satisfaction of the 
Responsible Authority. 

32. A centralised TV antenna must be installed and connections made to 
each dwelling to the satisfaction of the Responsible Authority.  

33. No individual dish antennae may be installed on the overall building to 
the satisfaction of the Responsible Authority. 

34. Communal lighting, including access-way and entry paths lighting and 
any other lighting around the building, must be connected to 
reticulated mains electricity and be operated by a time switch or a 
daylight sensor to the satisfaction of the Responsible Authority. 

35. All security alarms or similar devices installed on the land must be of a 
silent type to the satisfaction of the Responsible Authority. 

36. All noise emanating from any mechanical plant must comply with the 
relevant State noise control legislation and in particular, any basement 
exhaust duct/unit must be positioned, so as to minimise noise impacts 
on residents of the subject building and adjacent properties to the 
satisfaction of the Responsible Authority. 

37. Garbage and recycling storage areas must be maintained in a neat and 
tidy condition to the satisfaction of the Responsible Authority. 

38. All retaining walls must be constructed and finished in a professional 
manner to ensure a neat presentation and longevity to the satisfaction 
of the Responsible Authority. 

39. If required by the relevant fire authority, external fire services must be 
enclosed in a neatly constructed, durable cabinet finished to 
complement the overall development, or in the event that enclosure is 
not allowed, associated installations must be located, finished and 
landscaped to minimise visual impacts from the public footpath in front 
of the site to the satisfaction of the Responsible Authority. 

Advertising Signs 

40. Except in accordance with rules adopted by any future Owners’ 
Corporation, no “For Sale” or “For Rent/Lease” signs relating to 
completed dwellings within the approved development may be 
displayed along the Doncaster Road frontage to the satisfaction of the 
Responsible Authority.  
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Vegetation Protection 

41. The owner must ensure that contractors/tradespersons who install 
services or work near the vegetation to be retained are made aware of 
the need to preserve the vegetation and to minimise impacts through 
appropriate work practices. 

42. Before works start, native vegetation protection fencing must be 
erected around vegetation and/or scattered trees to be retained on site. 
This fencing must be erected around the Tree Protection Zone (TPZ) of 
the trees to be retained, unless otherwise agreed in writing, by the 
Responsible Authority. 

43. The protection fencing must be constructed to the satisfaction of the 
responsible authority. The protection fencing must remain in place at 
least until all works are completed to the satisfaction of the responsible 
authority. Except with the written consent of the responsible authority, 
within this area: 

43.1. No vehicular or pedestrian access, trenching or soil excavation is 
to occur; 

43.2. No storage or dumping of tools, equipment or waste is to occur; 

43.3. No entry and exit pits for underground services are to be 
constructed. 

44. A suitably qualified wildlife handler is to be present when felling trees. 

Vegetation Offsets 

45. Before any native vegetation is removed, evidence that an offset has 
been secured must be provided to the satisfaction of the responsible 
authority. This offset must meet the offset requirements set out in this 
permit and be in accordance with the requirements of Permitted 
clearing of native vegetation – Biodiversity assessment guidelines and 
the Native vegetation gain scoring manual. Offset evidence can be 
either: 

45.1. A security agreement, to the required standard, for the offset site 
or sites, including a 10 year offset management plan, which is to 
include the ongoing management regime in perpetuity. Every 
year, for ten years, after the responsible authority has approved 
the offset management plan, the applicant must provide 
notification to the responsible authority of the management 
actions undertaken towards the implementation of the offset 
management plan. An offset site condition statement, including 
photographs must be included in this notification; 

45.2. A credit register extract from the Native Vegetation Credit 
Register; or  

45.3. Evidence of existing credit register extract to which the offset is 
to be deducted. 
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Pedestrian Pathway 

46. The construction and installation of the pedestrian path, signage and 
all costs associated, as required by Condition 1.7 and 1.10 of this 
Permit, must be borne by the permit holder with no cost to the 
Responsible Authority. 

47. Prior to the occupation of the development or the subdivision of the 
land, a carriageway easement must be created in favour of 
Manningham City Council: 

47.1. To align with the pedestrian pathway connecting Doncaster Road 
to Stables Circuit (to the western side of the building), as required 
by Condition 1.7 and 1.10 of this Permit; 

47.2. Inclusive of up to one metre either side of the final path alignment 
(easement approximately 3.5m in width).  

To the satisfaction of the Responsible Authority unless otherwise 
agreed in writing by the Responsible Authority.  

48. The pedestrian path connecting Doncaster Road to Stables Circuit (to 
the western side of the building, is to be maintained in accordance with 
the approved plans, to provide unobstructed public access through 
this portion of the site, to the satisfaction of the Responsible Authority. 

Maintenance  

49. Buildings, external surfaces, paved areas, fencing, external lighting, 
sight screens, drainage and landscaping must be maintained to a high 
quality, to the satisfaction of the Responsible Authority. 

Transport for Victoria   

50. The permit holder must take all reasonable steps to ensure that 
disruption to bus operation 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 eight (8) weeks prior by telephoning 1800 800 
007 or emailing bus.stop.relocations@ptv.vic.gov.au. 

51. The existing bus stop and associated infrastructure on Doncaster Road 
must not be altered without the prior consent of Public Transport 
Victoria. Any alterations including temporary works or damage during 
construction must be rectified to the satisfaction of Public Transport 
Victoria and at the cost of the permit holder. 

Section 173 Agreement (VicRoads Consent) 

52. Unless otherwise agreed in writing by the Responsible Authority, prior 
to endorsement of Condition 1 Plans, consent must be provided by 
VicRoads for the proposed modifications to the Batter, in accordance 
with the requirements of Section 173 Agreement AN144689Q 
(25/09/2018), to the satisfaction of the Responsible Authority. 
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Expiry 

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

53.1. The development is not started within two (2) years of the date of 
the issue of this permit; and 

53.2. The development is not completed within four (4) years of the date 
of this permit. 

The Responsible Authority may extend these times if a request is made 
in writing by the owner or occupier either before the permit expires or 
in accordance with Section 69 of the Planning and Environment Act 
1987. 

 

2. BACKGROUND 

2.1 Application for a planning permit PLN18/0671 was lodged with Council on 11 
October 2018.  

2.2 Further information was requested by Council on 4 November 2018. 

2.3 Presentation was made to the Sustainable Design Taskforce on 13 December 
2018. 

2.4 Further information was received by Council on 31 January 2019. 

2.5 A further request for information was made on 22 February 2019. 

2.6 Further and final information was received by Council on 18 April 2019. 

2.7 Under the Development Plan Overlay, an application under any provision of this 
planning scheme is exempt from the notice requirements of the Planning and 
Environment Act 1987 if a development plan has been prepared to the 
satisfaction of the Responsible Authority. 

2.8 The statutory time for considering a planning application is 60 days, which falls 
on 15 July 2019. 

2.9 Three separate Section 173 Agreements are registered on the title of the property 
(AL849013P 29/04/2015, AM749778C 05/05/2016 and AN144689Q 03/10/2016).   

2.10 The Section 173 Agreements have requirements regarding a land management 
plan, public open space, areas adjacent to existing residential properties and the 
batter that supports the road reserve of Doncaster Road. 

2.11 The requirements of two of the Section 173 Agreements will not be affected by 
this proposal (AL849013P 29/04/2015 and AM749778C 05/05/2016). 

2.12 Section 173 Agreement AN144689Q 03/10/2016 relating to the Batter that 
supports the road reserve of Doncaster Road will be affected.  As the proposed 
development fronts the batter and road reserve area impacted by the Agreement, 
the proposal was referred to VicRoads for comment, as the agreement requires 
that consent is provided by VicRoads, as well as Council in relation to 
modifications of this Batter.    
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3. THE SITE AND SURROUNDS 

3.1 The subject site forms part of the larger Tullamore Estate (Lot S4 on plan of 
subdivision SP807637C) and is located to the east of the intersection of 
Doncaster Road and the newly created Heritage Boulevard and to the east of the 
“Phoenix” apartment building which is nearing completion (Lot A on plan of 
subdivision 731534J). 

 

 

 

 

 

 

 

            

           

   
             
 
 
 
 
 
 
 
 

            Figure 1. Location of Stages 1 to 5 of the Tullamore estate 

3.2 The site forms a part of land identified in the Eastern Golf Course Development 
Plan, endorsed by Council in September 2014, as the “Higher Density Stage”. 
The “Higher Density Stage” has abuttals to Doncaster Road (south), Heritage 
Boulevard (west) and Stables Circuit (north), Stage 1 subdivision (north) and 
existing residential lots and dwellings fronting Doncaster Road (east). 

3.3 The “Higher Density Stage” super lot has been subdivided as a result of the first 
Tullamore apartment building (“Phoenix” apartments).  The remaining area on 
which the proposed building is to be constructed is currently 12,395sqm, with a 
frontage of 237m to Doncaster Road, a maximum depth of approximately 52m 
and a frontage of approximately 54m to Stables Circuit.   

3.4 The application and plans depict the indicative future subdivision line for the 
subject development, resulting in a future lot area of 6935sqm over which the 
development is to occur. 
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Figure 2. Aerial view of the subject site within the southern portion of the Tullamore estate 

3.5 The nominated site area slopes from the south-east corner down towards the 
north-west, with a moderate fall of approximately 5-6m over approximately 48m. 

3.6 The site is located on Doncaster Road within the Tullamore Estate, less than 
700m west of the Westfield Doncaster (a Regional Activity Centre) and 
approximately 780m east of the Eastern Freeway and adjacent “Park and Ride” 
providing bus access to the CBD.   

 

           Figure 3. Aerial view of the Tullamore estate 

3.7 Vehicle access to the proposed building is via the signalised Heritage Boulevard 
intersection with Doncaster Road for the estate and via Members Drive and 
Stables Circuit for the proposed building.  

4. THE PROPOSAL 

4.1 The proposal is outlined on the plans prepared by Mirvac Design - Architects 
Planners Interior designers, Project Job No. 3.E.09, dated 11 April 2019, together 
with perspectives dated 13 November 2018, and landscape concept plans 
prepared by Tract, dated 15 April 2019.  Refer to Attachment 1. 
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4.2 The following plans are provided in support of the application: 

 Feature survey Plan prepared by Bosco Jonson dated 22 August 2018; 

 Development plans (Amended) and perspectives prepared by Mirvac 
Design - Architects Planners Interior designers and dated 11 April 2019; 

 Apartment Development Guidelines Diagram Plans prepared by Mirvac 
Design - Architects Planners Interior designers and dated 3 December 
2018 (associated with Clause 58 Assessment prepared by Contour Town 
Planners and dated 3 October 2018); 

 Shared Path Concept Plan prepared by Tract Consultants for Mirvac and 
dated 15 April 2019; and 

 Landscape Concept Plans prepared by Tract Consultants for Mirvac and 
dated 12 September 2018; 

4.3 The following reports are provided in support of the application: 

 Town Planning report prepared by Contour Town Planners dated 2 October 
2018; 

 Clause 58 Assessment - Better Apartment Design Standards prepared by 
Contour Town Planners and dated 3 October 2018; 

 Waste Management Plan prepared by WasteTech Services and dated 22 
November 2018; 

 Transport Impact Assessment prepared by GTA Consultants and dated 5 
December 2018; 

 Sustainable Management Plan prepared by Umo Lai dated 17 April 2019; 

 Construction Management Plan prepared by Mirvac and dated 14 March 
2019; 

 Biodiversity Offset Implications Report prepared by Ecology and Heritage 
Partners and dated September 2018; 

 Arborist Report prepared by Galbraith and Associates Tree Consultants 
and Contractors dated 28 November 2018; and 

 Stormwater Management Plan prepared by and dated 7 September 2018. 

4.4 The application is for the construction of part six-storey and part-seven storey 
residential apartment building, with associated basement car parking and 
associated vegetation removal. A summary of the proposal is as follows: 

4.5 Built form: 

 The site is located on the southern edge of the Tullamore Estate, to the 
north of the Doncaster Road frontage and to the south-east of the heritage 
building (Stables) and directly to the east of the Tullamore Development 
Apartment A (“Phoenix” apartments) which are nearing completion. 

 Car parking is provided over two basement levels - a lower basement level 
and one partial basement and partial lower ground floor (northern side of 
the building) 
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 A total of 102 dwellings is proposed with mix of apartment sizes including: 

o 24 one-bedroom apartments;   

o 51 two-bedroom apartments; 

o 27 three-bedroom apartments. 

4.6 Height  

 The West Building module presents as five-storeys to Doncaster Road and 
six-storeys to the north (the north is ‘internal’ to the Tullamore Estate). The 
East Building module presents as six-storeys to Doncaster Road and 
seven-storeys to the north. 

 The maximum building height is 21.5m (in the north-west corner of the 
western module).  This excludes 1.8m high roof top services, lift overrun 
and associated screening. 

4.7 Materials and Finishes 

 The materials and finishes include: 

o Brick finish (light grey) 

o Painted masonry (white) walls and some balcony rails (with ‘AcraTex 

Performance Coating’); 

o Grey glazed railings with a black powdercoat frame; 

o Grey glazing to dwelling windows; 

o Timber look soffit lining (top level external ceiling); 

o Painted palisade fence (not detailed in schedule); 

o Planter boxes to each balcony area with cascading greenery/plants 

over some balcony areas. 

4.8 A summary of the development is also provided as follows: 

Element Details  

Building Details 
 Total Site Area –site coverage (Lot S4 on plan of 

subdivision SP807637C) 12,395sqm 

 Site area of proposed future subdivided lot - 6935sqm 

 Building site coverage (future lot) – 3578sqm / 51.5% 

 Impervious site coverage (future lot)  – 4637sqm / 67% 

Dwellings 
 A total of 102 dwellings with mix of apartment sizes 

including: 

o 24 one-bedroom apartments; 

o 51 two-bedroom apartments; 

o 27 three-bedroom apartments; and 

o A total of 102 apartments. 
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Building Height 
 21.5m (and 1.8m high rooftop services and screening) 

Basements 
 Basement level 2 (full basement level): 

o 102 residents car parking spaces; 

o 86 storage cage/room areas; 

 Basement level 1/ground floor: 

o 42 resident car parking spaces; 

o 20 bicycle parking spaces; 

o 15 storage cage/room areas. 

Car parking 
 

 Residential requirement: 
24: 1 Beds – 24 car spaces required 
51: 2 Beds – 51 car spaces required 
27: 3 Beds – 54 car spaces required 
Total required – 129 car spaces 

 

 Total provided – 144 residential car spaces (within 
basements) 

 Surplus of 15 residential car spaces  
 

Visitor Spaces 10 car parking spaces including one disability spaces 
(external to building and basements) 

Setbacks  Doncaster Road (southern boundary): 

o West Building: 

o 7.34m to the southern corner built form; 

o 5.26m to the southernmost balcony. 

o East Building: 

o 15.96m to the built form; 

o 13.9m to the balcony. 

 Stables Circuit (northern boundary): 

o West Building: 

o 9.97m to the northern corner built form; 

o 5.26m to the northernmost balcony. 

o East Building: 

o 7.6m to the built form; 

o 5.63m to the balcony. 

 Western Boundary (to Phoenix Apartment site): 

o 9.86m to the built form; 

o 8.96m to the balcony. 

 Eastern Boundary (eastern edge of Tullamore site): 

o Over 90m 

Dwelling Density 
 One dwelling per 68m2 of the future lot area 
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Design layout 

4.9 The building is designed as two modules being described as the East and West 
modules. The modules are visually separated and by a glazed three level link 
containing the building’s main foyer ‘atrium’. 

4.10 The Lower Basement level is a full basement.  In response to the slope of the 
site, the Basement and Lower Ground floor level includes dwellings at ground 
level along the northern elevation and a partial basement to the southern side.  
Level 1 includes ground level dwellings facing Doncaster Road and first level 
north facing apartments. 

4.11 Dwellings are located to the north and south of central corridors running east and 
west.  The design of the two modules allows improved orientation and amenity to 
apartments at the ends.  

Vehicular Access and Car parking 

4.12 Vehicular access is from Stables Circuit, via a driveway to the southern end of 
the eastern side of the building. 

4.13 The first Basement Level 1 is partially basement (southern side of the building) 
and partially ground floor level (northern side of the building).  This 
basement/ground provides access down to the main (lower) Basement Level 2.  
A total of 144 residents’ car parking spaces and 20 residents’ bicycle parking 
spaces is provided within the basements. 

4.14 Ten visitor car spaces are provided external to the building, on either side of the 
access-way into the site (including one disability space). 

4.15 Seven additional bicycle hoops providing 14 bicycle spaces are also provided 
external to the building. 

4.16 Waste collection is provided from the eastern end of the Basement 1/Ground 
Floor Level, via a separate roller door to the north of the main basement vehicle 
entrance.   

4.17 Residential storage enclosures are provided at each car park level, either directly 
adjacent to car spaces, in separate compounds or at the end of car parking rows. 

Pedestrian access and layout 

4.18 Four external points of entry are available to pedestrians; a main foyer entrance 
from Doncaster Road (from the south), a main foyer entrance from Stables Circuit 
(from the north) and a less formal entrance at either end of the building to the 
ground floor level apartments (east and west of the buildings).  

4.19 The entrances lead to the main foyer where there are further security doors to 
access each lift lobby area for the East and West module.  The entrances at the 
ends of the building also lead to either East or West module lift lobbies. 

4.20 Three lifts are provided for the building, one for the East module and two for the 
West module.  
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4.21 The application includes a Conceptual Pedestrian Link to the west of the building 
(prepared by Tract and dated 15/04/19) to provide a pedestrian access path 
around the building, from Doncaster Road to the Tullamore Estate (north to 
south).  The concept plan was prepared and submitted subsequent to 
discussions with Council’s Open Space and Landscape Officers and Planning 
Officers to encourage and improve pedestrian access links into the site for 
residents, neighbours and visitors, including access to the “Heritage Stables” 
building, in accordance with the Development Plan. 

Landscaping 

4.22 Landscape Concept Plans prepared by Tract Consultants and dated 12 
September 2018, detail proposed canopy trees and landscaping within the 
frontage to Doncaster Road to achieve a boulevard treatment and additional 
canopy trees and landscaping are provided along the Stables Circuit frontage 
and to the west of the building.   

4.23 The Landscape design includes a communal kitchen garden and pergola seating 
area to the north-west of the building and open lawn areas surrounded by 
landscaping and inclusive of seating, to the north and north-east of the building. 

4.24 Planter boxes are proposed to the majority of balconies, with cascading 
greenery/plants envisaged over some.  The landscape design also details the 
rooftop planting area which is part of the communal area to Level 5 
(Conservatory). 

Vegetation Removal  

4.25 A permit is not required for removal of native vegetation on the site which are 
listed to be “removed” as identified in Appendix 2.4 of “Flora and Fauna 
Assessment and Biodiversity Offset Analysis, 463-535 Doncaster Road, 
Doncaster, Victoria” by Ecology and Heritage Partners and dated April 2014 
(FFABOA Report). 

4.26 Two native trees on the site were not identified in the FFABOA Report and 
require a Planning Permit for removal under the ESO3.  The two trees are 
identified as Trees 223 and 232 with the Arborist Report prepared by Galbraith 
and Associates Tree Consultants and Contractors, dated 28 November 2018. 

4.27 The Arborist Report prepared by Galbraith and Associates Tree Consultants and 
Contractors dated 28 November 2018, provides an assessment of the trees on 
site, the proposed removals and finds specifically: 

 Of 61 trees shown in subject site area (as identified by the Biodiversity 
Offset Implications Report prepared by Ecology and Heritage Partners and 
dated September 2018), 32 are no longer present. 

 The remaining 29 trees are a mixture of indigenous, Victorian native and 
Australian native species (mainly eucalypts and wattles); 

 Almost all are less than 30 years old (or less) except for Trees 59, 250 and 
260 which are approximately 50 years old; 

 The trees are very likely planted. In general, their condition is fair. No tree is 
of high significance or has a high worth for retention.  

 Trees 223 and 232 are both healthy Yellow Box (Eucalyptus melliodora) 
approximately 25 years old and of non-local provenance: 
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o Tree 223 has branch attachments with bark inclusions which over 

time and without remedial work will result in the tree being prone to 
branch failures.  Tree 223 should be able to be retained according to 
the current plan because the nearest work, a retaining wall, is outside 
its TPZ (Australian Standard).  The plans do not indicate retention of 
this tree.   

o Tree 232 has a deep, split-prone main stem bifurcation at 

approximately 5 metres above ground and has little worth for 
retention. Tree 232 cannot be retained as it is located within the 
building footprint of the proposed apartments. 

4.28 The submitted Biodiversity Offset Implications Report prepared by Ecology and 
Heritage Partners and dated September 2018, calculates the proposed offsets for 
the vegetation impacts and removals of the two trees on site. 

Design detail 

4.29 The proposed building has a contemporary architectural design, featuring an 
elegant, uncluttered presentation with a strong emphasis on glazing and 
complementary curved elements to corners and a “floating” roof.  Curvilinear 
balconies wrap around the northern and southern elevations and are a key visual 
feature to most elevations. 

4.30 The balconies exhibit an elongated linear form that provide visual continuity along 
the primary elevations and are finished with alternating painted masonry (white) 
and grey glazed balustrades (with a black powder-coat frame).  The mixed 
treatment of balconies creates visual interest and forms a signature design 
element.  The base and ground floor of the building are constructed of a grey 
brick with vertical palisade fencing to the ground level courtyards. 

4.31 The top level features a roof form which soars out over the balconies below and 
is finished with a timber look lining soffit. 
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Figure 4. Perspective looking south-east from Stables Circuit. 

5. LEGISLATIVE REQUIREMENTS 

5.1 Refer to Attachment (2) (Planning & Environment Act 1987, Manningham 
Planning Scheme, other relevant legislation policy) 

5.2 A Planning Permit is required under the following Clauses of the Manningham 
Planning Scheme: 

 Clause 22.17 – Eastern Golf Course Key Redevelopment Site Policy 

 Clause 32.07-5 - Residential Growth Zone, Schedule 1 (EASTERN GOLF 
COURSE SITE 463 – 535 DONCASTER ROAD, DONCASTER): 

o To construct a residential building.  

An apartment development of five or more storeys, excluding a 
basement, must meet the requirements of Clause 58. 

 Clause 42.01 Environmental Significance Overlay, Schedule 5 
(ENVIRONMENTALLY SIGNIFICANT URBAN AREAS): 

o A permit is only required to remove, destroy or lop Victorian native 

vegetation. 

 Clause 52.17 – Native Vegetation 

o A permit is required to remove, destroy or lop native vegetation. 

 Eastern Golf Course Development Plan. 
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6. REFERRALS 

VicRoads Referral 

6.1 A permit is not required under Clause 52.29 of the Manningham Planning 
Scheme as the proposal does not involve modification or creation of access to a 
road in the Road Zone Category 1, however the 173 Agreement AN144689Q 
03/10/2016, relates to the batter that supports the road reserve of Doncaster 
Road.  Given the batter will be affected as the proposed development, consent is 
required by VicRoads as well as Council in relation to the modifications of this 
batter supporting the footpath. 

6.2 VicRoads have advised that they are not able to provide full consent until further 
geotechnical and design information is provided for assessment.  They have 
advised as follows: - they have directed that: 

 In a planning application perspective, Mirvac has to satisfy requirements of 
the 173 Agreement, that will require that the proposed works in relation to 
the temporary batter must be to the satisfaction of VicRoads 

 Independent of the above VicRoads has to be notified by the relevant 
Building Surveyor by issuing a Form 3 notice under the Building Act. Mirvac 
will expedite this process to get VicRoads approval. Work that impact on 
the road will also require a Consent under the Road Management Act 2004. 
In responding to the Form3 Notice VicRoads will also advise the team that 
process NRIW applications. The process is explained in VicRoads website 
under Non Road Infrastructure Works and Protection Work Notices. 

6.3 Subsequently, a condition will require that prior to endorsement of Condition 1 
Plans, consent must be provided by VicRoads for the proposed modifications to 
the batter, in accordance with the requirements of Section 173 Agreement 
AN144689Q (25/09/2018), unless otherwise agreed in writing, and to the 
satisfaction of the Responsible Authority. 

Transport for Victoria Referral 

6.4 As the proposal comprises 60 or more dwellings, it is a statutory requirement to 
refer the application to Transport for Victoria as a determining referral authority. 

6.5 Transport for Victoria has no objection subject to conditions on any permit issued 
requiring the permit holder take all reasonable steps to ensure that disruption to 
bus operation along Doncaster Road is minimised during construction.  

Internal 

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

Service Unit Comments  

Engineering & Technical 
Services Unit – Drainage 

 No objection subject to standard drainage conditions and 
stormwater connection to the point of discharge. 
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Service Unit Comments  

Engineering & 
Technical Services Unit 
– Vehicle Crossing 

 No objection.  

Engineering & 
Technical Services Unit 
– Access and Driveway 

 No objection. 

Engineering & 
Technical Services Unit 
– Traffic and Car 
Parking 

 No objection as the number of car parking spaces 
provided is satisfactory and there are no traffic issues 
in the context of the traffic and the surrounding street 
network. 

Engineering & 
Technical Services Unit 
– Car Parking Layout 

 No objection. 

Engineering & 
Technical Services Unit 
– Construction 
Management 

 No objection subject to a requirement for the provision 
of a Construction Management Plan. 

Engineering & 
Technical Services Unit 
– Waste 

 No objection subject to conditions for on-site private 
waste collection  

Engineering & 
Technical Services Unit 
– Easements 

 There are no easements located on the land or in the 
vicinity of the proposal.  

Engineering & 
Technical Services Unit 
– Flooding 

 No objection as the site is not subject to inundation. 

City Strategy Unit – 
Sustainability  

 No objection subject to standard conditions and 
improved details regarding the size and location of the 
rainwater tank. 

City Strategy Unit – 
Landscape and Urban 
Design 

 No objections subject to conditions 

 

7. CONSULTATION / NOTIFICATION 

7.1 Pursuant to Clause 43.04-2 of the Scheme, an application under any provision of 
the Scheme which is generally in accordance with the development plan is 
exempt from the notice (advertising) requirements of Section 52(1)(a), (b) and 
(d), the decision requirements of Section 64(1), (2) and (3) and the review 
(appeal) rights of Section 82(1) of the Act. 
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7.2 The proposal is considered to be generally in accordance with the Development 
Plan and therefore is exempt from the notice provisions of the planning scheme. 

8. ASSESSMENT 

8.1 The proposal has been assessed against the relevant state and local planning 
policies, the zone, overlay, Eastern Golf Course Development Plan and the 
relevant particular provisions and general provisions of the Scheme.  

8.2 The following assessment is made under the headings: 

 Planning Policy Frameworks; 

 Eastern Golf Course Development Plan; 

 Building Layout and Design; 

 Urban Design and Design Detail; 

 Landscape Design; 

 Apartment Developments (including internal and external amenity); 

 Car parking, access and bicycle facilities; and 

 Vegetation Removal. 

Planning Policy Frameworks 

8.3 Key objectives of the PPF and LPPF identify that future housing need and 
residential amenity are critical land-use issues that will challenge Manningham’s 
future growth and sustainable development and 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. 

8.4 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 re-
development 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. 

8.5 Residential Policy outlines that infill residential development and redevelopment 
of key strategic sites that consolidate the role of established urban areas and 
reduce developmental pressure in the areas with environmental values will be 
encouraged. 

8.6 It recognises that whilst single detached dwellings will continue to represent the 
largest proportion of Manningham’s housing stock, there will be a need for a 
greater mix of housing in the form of medium and higher density residential 
developments. Higher density housing will be encouraged in close proximity to 
activity centres and along major roads and transport routes. 

8.7 Council’s planning preference is for higher density, apartment style 
developments, as outlined at Clause 21.05 of the Scheme. The policy 
encourages urban consolidation (and apartment buildings) in this specific location 
due to its capacity to support change given the site’s main road location and 
proximity to services, such as public transport. The policy is also guided by the 
elements contained within the DDO3, the associated Eastern Golf Course 
Development Plan, and in conjunction with an assessment against Clause 58 – 
Apartment Developments. 
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8.8 Through various policy statements within the Planning Scheme, in particular 
through the adoption of the DDO3 and the Eastern Golf Course Development 
Plan over this key strategic site, a planning mechanism exists that will in time 
alter the existing neighbourhood character along the frontage to the Tullamore 
Estate and this part of Doncaster Road. The ultimate built form is contemplated 
as providing substantial change that has a more intense and less suburban 
outcome. 

Eastern Golf Course Development Plan 

8.9 The primary consideration for this application is policy background and land use. 
The parameters for use and development on the site (and the wider Tullamore 
Estate) are established in the Eastern Golf Course Development Plan which is 
the principle assessment tool for the current, and any future planning applications 
at the site, together with Clause 58 - Apartment Developments. 

8.10 Any development application on this site must first be considered to be “generally 
in accordance” with the approved Development Plan. The approved Development 
Plan describes built form and design outcomes and objectives, and the 
requirement that an application be generally in accordance with the Development 
Plan therefore builds in a certain degree of flexibility to allow the proposal to be 
refined during the ongoing design and development phases. The determining 
factor in terms of whether the proposal is generally in accordance with the 
Development Plan, is therefore how the proposed built form, design and 
particulars of development respond to the objectives. 

8.11 Relevant to this proposal, the Development Plan identifies potential higher 
density residential areas adjacent to Doncaster Road as being suitable for more 
intensive apartment-style living. It seeks to maximise vistas to culturally-historic 
precincts, and key areas of open space, providing clear and direct links for 
pedestrians, cyclists and vehicles. Public amenity and recreation are emphasised 
by providing areas of retained native bushland, natural gullies, barbeque facilities 
and open landscaped areas. Sign-posted walking trails and bike paths further 
encourage community exploration (internal and external to the site), and 
appreciation of the site’s natural characteristics. 

8.12 This proposal relates to a part six-storey, part seven-storey residential apartment 
building above 2 basement levels and essentially the development of a portion of 
the site (identified as Higher Density) fronting Doncaster Road, to the east of the 
Heritage Boulevard site entrance and east of the Heritage Bunya Pine and 
“Heritage Stables” building. The residential apartment building proposal includes 
a total of 102 dwellings (24 one-bedroom apartments, 51 two-bedroom 
apartments and 27 three-bedroom apartments). 

8.13 The Eastern Golf Course Development Plan sets out a number of Doncaster 
Road Location Specific Design Principals, Urban Design Objectives and 
Principals (Section 3.8.3) including Design Objectives and Principals relating to 
Built Form, Car parking and Access, Landscaping and Fencing.  A full 
assessment against the relevant design objectives and principals is found at 
Paragraph 8.38 of this Report. 

8.14 As demonstrated within the Eastern Golf Course Development Plan Assessment 
Table (Paragraph 8.38 of this Report), the proposed residential use and mix 
constitutes higher density residential accommodation and the number and mix of 
dwellings is considered to be in accordance with the Development Schedule in 
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the Development Plan.  Further discussion on the most relevant building and 
design aspects of the development are also addressed in this report.   

Building Layout and Design  

8.15 The two main entrances to the central atrium (from Doncaster Road and from 
Stables Circuit) will be highly identifiable by the paths, landscaping and foyer 
entrances that are defined by extensive glazing. The east and west entrances are 
less formal entrances likely to be primarily used by residents of the building.   

8.16 The building offers a suitable mix of one and two bedroom apartments with varied 
balcony designs, sizes and orientation. The size and layout of apartments also 
varies considerably which is seen as a positive outcome to address amenity 
considerations, as required by Clause 58. The apartment layouts are designed to 
maximise opportunities for good ventilation and sunlight penetration, where 
practicable.  

8.17 The proposed open plan living areas will offer versatility and suitably sized 
bedroom. The design proposal has maximised exposure to natural light to all 
rooms, rather than just living areas and provides expansive balcony areas around 
most apartment edges. 

Building Height 

8.18 The Residential Growth Zone has a discretionary building height of 13.5 metres. 
Schedule 1 to the Residential Growth Zone (RGZ1) specifies a 11 metre 
maximum building height where land is further than 70 metres from the 
Doncaster Road boundary of the site.  Given the land is within 70m of the 
Doncaster Road boundary, this height requirement is not applicable. 

8.19 The Development Plan objectives include ‘A scale of highest density residential 
development which has a presentation to the Doncaster Road frontage of 
between two and five storeys in height’. The proposed building will present 
generally as five storeys to Doncaster Road for the East module and proposes a 
six storey presentation to Doncaster Road for the smaller West module.  Given 
the proposed form and the location of this West module central adjacent to the 
“Phoenix” apartments (being 5 storeys) and the proposed East module (being 5 
storeys when viewed from Doncaster Road); the proposed six storey West 
module is considered to provide a favourable visual variation in the built form.   

 

Figure 5 – Doncaster Road Streetscape/Southern Elevation of existing Phoenix Building and Proposed 

Tullamore Building B. 
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8.20 It is noted that the maximum building height of the West module, presenting as 
six storeys to Doncaster Road, is 1.95mm higher than the relative (RL) maximum 
building height of the “Phoenix” apartments and 1.65m higher than the maximum 
rooftop services height RL.  It is considered from Doncaster Road that the 
development transitions down from west to east and is an appropriate design 
response. 

8.21 The building design takes advantage of the significant slope on the land and 
presents the ground level as part basement, part ground level, resulting in the 
building presenting as six and seven storeys to the north elevation (internal to the 
Tullamore Estate). 

8.22 The slope has also been appropriately used by locating the accessway and 
basement entry where they are not visible to Doncaster Road or Stables Circuit. 
This design response appropriately responds to the design principals approved in 
the Development Plan. 

Urban Design and Design Detail 

8.23 The Scheme (Clause 15.01-1 and 15.01-2 Urban Design and Principals) policy 
directs the creation of good quality urban environments that are safe, functional 
while providing a sense of place and cultural identity.  Design outcomes that 
contribute positively to local urban character, enhance the public realm whilst 
minimising detrimental impact on neighbouring properties are also sought.  

8.24 Clause 21.05-4 (Built form and Neighbourhood Character) of the Scheme 
requires residential development to be designed and landscaped to make a 
positive contribution to the streetscape and local character, is designed to provide 
a high level of internal amenity for residents and includes articulation and 
sufficient setbacks to avoid any potential amenity impacts. 

8.25 The Development Plan details a number of Urban Design and Built Form 
objectives, which also include encouraging development that is contemporary in 
design, spacing between developments, articulated built-form, and a range of 
visually interesting building materials and façade treatments, including cascading 
plants to all levels. 

8.26 The architectural design is considered to be well conceived and of a 
commendable high standard.  By providing the two adjoining but visually 
separate modules and curvilinear design detail to the external balcony and roof 
forms, the overall design successfully addresses the potential issue of visual 
monotony associated with such a lengthy building.  The design compliments the 
adjoining “Phoenix” apartments in colour pallet and some use of grey brickwork at 
the lower levels while creating an individual “identity” through use of curvilinear 
detailing (as opposed to the square set detailing of the “Phoenix” apartments. 

8.27 Overall the development will make a positive architectural contribution to this key 
and prominent frontage to Tullamore Estate and Doncaster Road and its location 
on the western edge of the Doncaster Hill Principal Activity Centre. 

8.28 The “retro” inspired roof canopy is seen as an interesting design inclusion which 
will also contribute significantly to the specific character of this building.  In this 
manner, the overall design will stand well apart from the relatively conservative 
design of the building to the west.  
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8.29 In terms of materials and finish, the proposal offers an appropriately modern 
design outcome for the site. It adopts interesting design techniques to create 
visual interest and adopts a coherent palette of colour, material selection and 
finishes to provide an attractive presentation to all elevations. These elements 
emphasise the curvilinear design aspects.  The generous depth to balconies is 
also a good design outcome which will create colour tone differentiation through 
shadowing.  

8.30 Concerns regarding the on-going maintenance of the proposed painted render, 
particularly with cascading plants, have been reduced by further advice regarding 
the species selection to reduce maintenance issues and the use of a “Acratex 
Performance Coating” which is designed to have superior resistance to staining 
and cracking.  Given particular details have not provided on the materials 
schedule or plans, details will be required through a permit condition. 

8.31 The submitted Material Schedule is also lacking detail for some of the proposed 
materials and finishes in relation to fencing and rooftop services screening.  A 
proposed condition will require this information. 

Landscape Design  

8.32 The setbacks from boundaries allow suitable spacing for generous landscaping 
and canopy trees around the site, to “soften” the lower levels and compliment the 
overall development. 

8.33 The landscaping treatment suitably responds to the guidelines of the 
Development Plan and assists in “breaking up” the length of continuous built 
form. 

8.34 Extensive communal and landscape spaces are provided at ground level 
including a kitchen garden and pergola seating area in the north-western corner 
of the site and open landscaped and grassed areas with seating to the north and 
north-east of the site.  A communal kitchen entertaining and terrace area is also 
provided on level 5, the ‘Conservatory’. 

8.35 A wide landscape link is provided between the proposed building and the 
“Phoenix” apartments to the west. This link is enhanced by the proposed siting of 
the building and the long term preservation of a Bunya Bunya pine. 

8.36 The conceptual pedestrian link to the west of the building (prepared by Tract and 
dated 15/04/19), from Doncaster Road to the Tullamore Estate will encourage 
and improve access and pedestrian links into the site for residents, neighbours 
and visitors, including to the heritage stables building and will encourage physical 
activity by improved ease of pedestrian links and access, in accordance with the 
Development Plan. 

8.37 The path will be required by conditions to be included on the development plans 
but to be modified to avoid impacts on Tree 223 (in accordance with the 
Australian Standard for Trees on Development Sites) and provide more details, 
as recommended by Council’s Landscape and Urban Design team.  

8.38 An assessment against the relevant design objectives and principals of the 
Eastern Golf Course Development Plan is found below: 
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POLICY / OBJECTIVE RESPONSE - OBJECTIVE  

Section 3.8.3 – Location Specific Design Principals (Page 26 of Development Plan) 
The Staging and residential Density Plan highlights the area within the Eastern Golf Course (EGC) 
designated for higher density residential development interfacing with Doncaster Road.  Located to the 
East of the main vehicle entry to EGC from Doncaster Road, the higher density sites will incorporate 
the following urban design principles: 

• A scale of highest density residential 
development which has a presentation 
to the Doncaster Road frontage of 
between two and five stories in height. 

The proposed building will generally present as five 
storeys to Doncaster Road for the East module and 
proposes a sixth storey presentation to Doncaster Road 
for the smaller West module.  

Whilst the sixth level is a minor variation from the 
Development Plan objectives, the presentation is 
considered to provide favourable visual articulation 
stepping the building down the site to the larger East 
module of five stories fronting Doncaster Road.   

The variation to the smaller West module can be 
considered as a design element, and is marginally 
higher (1.95 metres) than the adjacent Phoenix 
Apartments and assists with providing variation in the 
built form along the extensive Doncaster Road frontage. 

• A visual landscape link from Doncaster 
Road through to the retained heritage 
stables building. 

A generous visual landscape link is provided to the 
western side of the building over to the “Phoenix” 
apartments.  This wide corridor will ensure the 
preservation of the Bunya Bunya Heritage Pine located 
near the Doncaster Road frontage, and allows 
views/connection through to the retained heritage 
stables building.  This landscape link is enhanced by the 
siting of the proposed building which angles away 
creating a width of 36m at one point. 

By way of conditions, a pedestrian link (path with 
intermittent stairs) will be included within the 
landscaping, to encourage access to and from the 
Tullamore estate, including the heritage stables building 
and other parks and services.    

• Consideration of public transport pick up 
and drop off locations pertaining to 
pedestrian access locations from EGC 
to Doncaster Road. 

Bus routes are located adjacent to the site and Public 
Transport Victoria have advised of no objection to the 
proposal, subject to standard construction and protection 
conditions.   

Section 3.8 Doncaster Road Entry 
Feature 

 

• A signalised intersection will be 
constructed at the Doncaster Road 
primary entrance to EGC.  This provides 
an opportunity for a landscaping entry 
feature that provides a high quality and 
visually appropriate entry marker o the 
site.  The entry feature will reflect the 
overall character of the site, while 
establishing the identity of the 
development for passing motorists, 
cyclists and pedestrians on Doncaster  
Road. 

The proposal has no direct relationship with the 
signalised intersection into the estate or the related 
landscaping/design elements that have been established 
here. 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.3 Page 117 

3.8.3 Doncaster Road Urban Design 
Objectives and principles 

 

• To encourage development that is 
contemporary in design, includes an 
articulated built-form, and incorporates 
a range of visually interesting building 
materials and façade treatments 

The architectural design and form is contemporary and 
provides for visual articulation as discussed in the main 
body of the report. 

 

• To ensure new development is well 
articulated and upper storey elements 
are not unduly bulky or visually intrusive 

Ample articulation and visual interest is provided by 
varied balcony projections with curvilinear design detail, 
separation of the building modules and the integration of 
a glazed vertical foyer  

The design of the projecting upper storey roof canopy is 
seen as an architectural expression which “caps” and 
complements the overall built form. 

Overall the well-conceived design elements contribute to 
a presentation which will sit comfortably in this location. 

• To encourage spacing between 
developments to minimise a continuous 
building line when viewed from 
Doncaster Road 

The proposed spacing of over 36m from the nearby 
”Phoenix” apartments and the variation in alignment of 
the building provides adequate spacing between 
buildings when viewed from Doncaster Road..   

In addition, the placement of the open car park on the 
eastern side of the building provides a substantial 
separation to the eastern boundary of the development 
site, thus providing a good basis for separation for any 
future development. 

• To provide sufficient spacing between 
developments to provide for view 
corridors from Doncaster Road into the 
site 

The spacing of over 36m on the western side will 
provide an ample gap and view corridor from Doncaster 
Road into the site. 

• To encourage landscaping around 
buildings which enhance separation 
between buildings and soften built form 

Landscaping is proposed around the building and will 
suitably soften the built form and provide separation 
between the “Phoenix” apartments to the west and 
future development to the east.  

• To ensure the design and siting of 
dwellings have regard to the future 
development opportunities and future 
amenity of adjoining properties 

It is considered that the design and siting have had 
regard to the future development of a potential 
apartment building to the east.   

Plans also indicate a potential future vehicle access 
connection to the east side of the proposed access from 
Stables Circuit. 

• To ensure the design of basement and 
undercroft car parks complement the 
design of the building, eliminates 
unsightly projections of basement walls 
above natural ground level, and are 
sited to allow for effective screen 
planting. 

The design suitably responds to the slope of the land by 
providing a main lower basement level and a partial 
basement/partial lower level, which ensures there are no 
excessive projections of basement walls above natural 
ground level.   

 

• To create a boulevard effect along 
Doncaster Road by planting trees within 
the front setback that are consistent 
with, and complement the street tree 
landscape 

 

 

The landscape plan includes trees along the Doncaster 
Road frontage to create a boulevard character.    
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• To provide suitable pedestrian access 
locations from Doncaster Road. 

A formal pedestrian access is provided to the main entry 
to Doncaster Road.   Minor access paths serve side 
entries, but these only connect with Stables Circuit. 

The submitted proposal offers no path connection from 
Doncaster Road through to Stable Circuit which is a 
shortcoming. 

There is ample opportunity to create and provide a 
pedestrian link from Doncaster Road along the western 
interface of the building. A concept plan (prepared by 
Tract and dated 15/04/19) is considered generally 
suitable but will need to be modified to provide more 
details, avoid Tree 223 in accordance with the Australian 
Standard.  This has been conditioned accordingly.  

Importantly, the pedestrian access will improve 
connectivity into the Tullamore Estate.  Conditions will 
be required to ensure on-going public access. 

Built Form  

• Provide a minimum 5 metre built-form 
setback to create a consistent built 
edge, and incorporate tree planting and 
landscaping to achieve a boulevard 
character 

The front setback will be varied along Doncaster Road, 
with the southern corner of the West module provided 
with a 5.26m setback, increasing to 9.3m.  The East 
module will have a predominant setback of 9.34m.  
These setbacks satisfy the requirement and provide 
sufficient spacing to achieve the required boulevard 
character.   

• Provide visual interest through 
articulation, glazing, and variation in 
materials and textures 

There is visual interest provided to the building to varied 
materials, articulation, architectural features and glazing.   

• Minimise buildings on boundaries to 
create spacing between developments 

There are no buildings proposed on the boundaries and 
spacing between existing and future buildings is 
considered appropriate. 

• Ensure that buildings are stepped down 
at the rear of sites (where appropriate), 
to provide a transition to the scale of the 
adjoining residential area 

The scale of the building is suitable and given there is no 
adjoining residential development, stepping of the built 
form is not considered necessary.   

The proposed building will be setback over 21m from the 
closest residential lots to the north. 

• Ensure buildings are designed to 
suitably integrate with the gradient of 
the land 

The building has been suitably designed to respond and 
take advantage of the slope. 

• Avoid reliance on below-ground light 
courts for any habitable rooms  

There are no below ground light courts proposed.   

• Ensure that the upper levels provide 
adequate articulation to reduce the 
appearance of visual bulk and minimise 
continuous sheer-wall presentation 

There is adequate articulation and visual interest as 
previously discussed. 

• Integrate porticos and other design 
features within the overall design of the 
building, and not include imposing 
design features such as double storey 
porticos 

The overall architectural presentation is of a high 
standard and there are no “jarring” design elements. 
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• Be designed and sited to address slope 
constraints, including minimising views 
of basement projections and / or 
minimising the height of finished floor 
levels, and providing appropriate 
retaining wall presentation 

The slope of the land has been used to advantage by 
suitably locating the access-way and basement entries 
where they are not visible to Doncaster Road.  The 
slope has also been appropriately used by designing the 
lower ground level as a partial basement and partial 
ground level.  

Retaining wall presentations are generally suitable 
however, conditions will require changes to the retaining 
wall arrangement to the west of the building, to enable 
the pedestrian access path and retention of Tree 223.  

• Be designed to minimise overlooking, 
and avoid excessive application of 
screen devices 

Given the generous level of separation to housing to the 
north and west, there will be no adverse overlooking 
impacts. 

Balconies are suitably protected from internal views by 
walls separating balconies.  

• Ensure design solutions respect the 
principle of equitable access at the main 
entry of any building for people of all 
mobilities 

The building will be accessible for people of all mobilities 
via the north and south main foyer entries and to all lifts, 
including from the basement. 

• Ensure that projections of basement car 
parking above natural level do not result 
in excessive building height as viewed 
by neighbouring properties 

The design of the lower ground floor and partial 
basement level is considered an appropriate design 
response given the fall of the land..   

• Ensure basement or undercroft car 
parks are not visually obtrusive when 
viewed from the front of the site 

Due to the slope and proposed landscaping, the 
basement entry will not be visible from the frontage of 
Doncaster Road and will not be obtrusive or prominent 
from Stables Circuit or from within the site.  

• Ensure that building walls, including 
basements, are sited a sufficient 
distance from site boundaries to enable 
the planting of effective screen planting, 
including canopy trees, in larger spaces 

The building (including basements) are suitably setback 
from boundaries and the spacing for landscaping around 
the site is generous and will enable canopy trees to 
flourish. 

• Ensure that service equipment, building 
services, lift over-runs and roof mounted 
equipment including screen devices, is 
integrated into the built form or 
otherwise screened to minimise the 
aesthetic impacts on the streetscape, 
and avoids unreasonable amenity 
impacts on surrounding properties and 
open spaces. 

Screening is proposed to the roof services at a height of 
1.8m and appears to be horizontal panel however, the 
material is not detailed. Conditions will require details of 
the screens including colours and materials.  

Car parking and Access  

• Provide vehicular access to residential 
buildings from within the site, with no 
direct vehicle access to Doncaster Road 

The proposed vehicle access from Stables Circuit and is 
to the satisfaction of Council’s Engineering (Traffic) Unit.  

• Ensure that access gradients of 
basement car parks are designed 
appropriately to provide for safe and 
convenient access for vehicles and 
servicing requirements. 

The proposed vehicle access and basement car parking 
is to the satisfaction of Council’s Engineering (Traffic) 
Unit.   
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Landscaping  

• Provide opportunities for planting to side 
boundaries in areas that assist in 
breaking up the length of continuous 
built form and / or soften the 
appearance of the built form  

The setbacks from boundaries allow suitable spacing for 
generous landscaping and canopy trees around the site, 
to soften and compliment the building.  

• Provide planting within the building 
setback that includes a row of avenue 
trees. 

The proposal includes suitable avenue trees along 
Doncaster Road and Stables Circuit to the north of the 
building. 

Fencing  

• Ensure that front fences facing 
Doncaster Road are 50 per cent 
transparent, have a maximum height of 
1.8 metres, and that there is a setback 
of a minimum of 1.0 metre from the front 
title boundary (unless abutting a tree 
reserve), which is to be set aside for a 
continuous landscape treatment. 

 

Fencing is proposed to the courtyards of the ground 
level apartments (presenting to Doncaster Road). The 
fencing is black painted vertical bar fencing (nominated 
to be Palisade) with a brick base.  Maximum heights are 
not indicated and all fences are setback significantly 
more than 1.0m from any title boundary and landscaping 
is provided to front these courtyards.  Conditions will 
require that the fences are a maximum of 1.8m in height, 
with 50% transparency.   

Given the 3.0m high retaining wall to the southern side 
of the access-way, a safety railing / fence will be 
required to the top of this wall.  Conditions will also 
require this fence to be detailed to be a maximum of 
1.8m in height and to have a minimum of 50% 
transparency.  

3.11 Access and Circulation  

• The EGC Development Plan provides 
for a residential outcome based upon 
ease of pedestrian access throughout 
the site, and integration with the existing 
local community.  

• Vehicle access and circulation supports 
this pedestrian network, and provides 
suitable connectivity within the existing 
street network 

The pedestrian link conceptually proposed on the 
Doncaster Road Access Plan (prepared by Tract and 
dated 15/04/19) and urban spaces around the building 
will suitably integrate and encourage movement through 
and around the site. 

The vehicle entry and the final pedestrian path 
arrangement provide suitable connectivity. 

• The EGC Development Plan seeks to 
encourage physical activity through the 
site for future and surrounding 
residents.  

• This is achieved through the provision 
of open spaces and linkages which 
encourage physical activity and social 
interaction for all age groups. 

The conceptual pedestrian link from Doncaster Road to 
the Tullamore Estate will encourage and improve access 
and pedestrian links into the site for residents, 
neighbours and visitors, encouraging physical activity by 
improved ease of pedestrian links and access. 

3.11.6 Car Parking (Page 34)  

• High Density – (Higher Density area) 

• One (1) visitor space per five (5) 
dwellings 

With only 10 of the 20 visitor spaces being provided, a 
condition has been included to require the provision of 
an additional 10 spaces. 
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Apartment Developments Particular Provision (Clause 58) 

8.39 Pursuant to Clause 58 (Apartment Developments), a development must meet all 
of the objectives of this clause and should meet all of the standards. 

8.40 A full assessment against the objectives of Clause 58 is provided in the Clause 
58 Assessment Table found at Paragraph 8.45 of this report.  An assessment of 
many of the relevant Design Principals, Design and Urban Design Objectives 
relating to Built Form, Car Parking, Access and Landscaping are discussed under 
the main assessment headings.  Additional discussion is as below where 
appropriate or non-compliances are identified within the assessment: 

8.41 Storage 

 Each apartment will be provided with a minimum 4sqm of storage within the 
basement and internal storage within each dwelling which exceeds the 
minimum requirement of Standard D20 of Clause 58.05-4. 

 The basement storage areas are currently unallocated and are located 
either adjacent to car spaces or within separate storage compound areas. 

 Conditions will require plan details and notations to ensure that storage 
areas adjacent to car spaces are allocated accordingly. 

8.42 Site Services 

 The fire booster, gas and water services are located facing Stables Circuit.  
Design details have not been provided.  A condition of the permit will 
require design details to be provided to the satisfaction of the Responsible 
Authority. 

8.43 Room Depth 

 All apartments meet the maximum 9m room depth except for the following: 

o Ap. 1.04 has a maximum depth of 9.33m, however, enjoys a 

northern orientation, a minimum width of 4.0m and overall 
apartment width of 13m; 

o Ap. 1.13 has a maximum depth of 9.285m a minimum width of 

4.0m and overall apartment width of 13m. 

 In both of these apartments the kitchen is the area furthest space from a 
natural daylight source.  These apartments exceed the 9 metre maximum 
by 330mm and 285mm accordingly.  This is considered a marginal non-
compliance and overall these apartments provide for a high standard of 
internal and external amenity.  

 Floor to ceiling heights need to be clearly shown on the plans.  This can be 
conditioned accordingly. 

8.44 Natural Ventilation 

 36% of the dwellings achieve the cross ventilation standards of Standard 
B27, falling short of the 40% requirement. 

 Given the site requires an east-west orientation, it is difficult to provide 
compliance to the dwellings centrally located within the larger East module. 
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 Dwellings which are not provided with full compliance with this standard are 
provided with generous proportions in regards to the overall width of the 
dwellings and all habitable rooms and bedrooms have large openable 
windows or doors to generous balcony areas. 

 Given the optimal amenity provided by other design factors, the reduction 
of the standard is considered appropriate in this instance. 

 A wind assessment was not included with the submission.  Considering the 
open nature of the site location, conditions will require a wind assessment 
to assess and where appropriate recommend wind ameliorate impacts by 
potential screening, landscaping or suitable features which do not impact 
the overall design and visual outcome of the building. 

8.45 An assessment against the objectives of Clause 58 (Apartment Developments) is 
provided in the table below: 

Objective Satisfied/Not Satisfied 

58.02-1 – Urban context  

 To ensure that the design 
responds to the existing urban 
context or contributes to the 
preferred future development 
of the area.  

 To ensure that development 
responds to the features of the 
site and the surrounding area. 

 

Satisfied  
The proposed apartment development  positively 
responds to the urban context and the preferred future 
development of the area, as detailed within the 
Development Plan.  Furthermore, it is considered that the 
proposal reponds to surrounding and adjoing site 
conditions. 

58.02-2 – Residential policy 

 To ensure that residential 
development is provided in 
accordance with any policy for 
housing in the Municipal 
Planning Strategy and the 
Planning Policy Framework.  

 To support higher density 
residential development where 
development can take 
advantage of public and 
community infrastructure and 
services. 

Satisfied   
The application was accompanied by a written statement 
demonstrating how the development is in accordance with 
Municipal Planning Strategy and the Planning Policy 
Framework. 
 
The site fronts Doncaster Road, is proximate to Westfield 
Doncaster, the Eastern Freeway, is identified as High 
Density lots within the Development Plan, and therefore 
appropriately supports higher density residential 
development to take advantage of existing nearby public 
and community infrastructure and services, as well as the 
public and community infrastructure and services within 
the Tullamore Estate. 

58.02-3 – Dwelling diversity 

 To encourage a range of 
dwelling sizes and types in 
developments of ten or more 
dwellings. 

 

Satisfied   
The proposal includes a suitable mix of one, two and three 
bedroom dwellings with a range of floor areas to provide 
diversity.  

58.02-4 – Infrastructure 

 To ensure development is 
provided with appropriate utility 
services and infrastructure. 

 To ensure development does 
not unreasonably overload the 
capacity of utility services and 
infrastructure. 

 

Satisfied   
The site has access to all services and will be provided 
with a third pipe for recycled water.  
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Objective Satisfied/Not Satisfied 

58.02-5 – Integration with the 
street 

 To integrate the layout of 
development with the street. 

 Provide adequate vehicle and 
pedestrian links that maintain 
or enhance local accessibility. 

 Complement existing 
adjoining/surrounding open 
space. 

Satisfied with Condition 
Vehicle access is suitably provided from Stables Circiut to 
the north. 
 
Four pedestrian entry points are provided to the building, 
from each side of the building and particularly to the two 
road frontages.   
 
Given the unique arranagement of the two road frontages 
(north and south) and the centralised location of the 
building within the High Density Lots of the Tullamore 
Estate with surrounding and nearby open space areas, 
the developmeent should also provide a pedestrian 
access external to and around the building.   
 
A suitable pedestrian path will be required around the 
building to enhance access, walkability, street integration 
and permeability into the public parks, walking tracks, 
future café and other future services within the Tullamore 
Estate.  In conjunction with officer input, the applicant has 
developed a concept path layout to the west of the 
proposed budiling.  
 
Conditions will require this path to be included on the 
development plans, as discussed in the Assessment 
Section of this application and as advised by the Open 
Space and Landcape Planner in the Referrals Section of 
this report. 
  

58.03-1 – Energy efficiency  

 To achieve and protect energy 
efficient dwellings and 
buildings.  

 To ensure the orientation and 
layout of development reduce 
fossil fuel energy use and 
make appropriate use of 
daylight and solar energy.  

 To ensure dwellings achieve 
adequate thermal efficiency. 

Satisfied   
Given the orientation and configuration of the site, the 
proposal provides a reasonable overall response and 
works to improve and take advantage of the energy 
efficiency opportunities in respect of the southern 
apartments.   
 

58.03-2 – Communal open 
space 

 To ensure that communal open 
space is accessible, practical, 
attractive, easily maintained 
and integrated with the layout 
of the development. 

Satisfied  
Ample communal open space areas are provided at the 
ground level around the building and at Levels 5 of the 
East module, significantly exceeding the requirement of 
250m2. 
 
These have been described previously. 
 

58.03-3 – Solar access to 
communal outdoor open space 

 To allow solar access into 
communal outdoor open 
space. 

Satisfied   
The kitchen garden with pergola area is optimally located 
to the north-west corner of the building and will receive 
sunlight for most of the day.  
 
The Conservatory is also located to the north-west corner 
of the East module and will receive more than two hours 
of sunlight per day, even at the winter solstice.  
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Objective Satisfied/Not Satisfied 

Other open landscaped areas with seating to the north 
and north-east of the building will also receive ample 
sunlight.   

58.03-4 – Safety 

 To ensure the layout of 
development provides for the 
safety and security of residents 
and property. 

Satisfied   
Multiple pedestrian entries are available to access the 
apartments.  The main foyer will have secured access and 
the lift lobby for each module will be secured through a 
second point, providing a safe arrangement.  
 
The basement car park levels will have a security door at 
the entrance and the development has been designed to 
not have visitor car access into the basements. 

58.03-5 – Landscaping 

 To encourage development 
that respects the landscape 
character of the 
neighbourhood. 

 To encourage development 
that maintains and enhances 
habitat for plants and animals 
in locations of habitat 
importance. 

 To provide appropriate 
landscaping. 

 To encourage the retention of 
mature vegetation on the site. 

 To promote climate responsive 
landscape design and water 
management in developments 
that support thermal comfort 
and reduces the urban heat 
island effect. 

Satisfied with conditions  
The proposed landscaping across the site is an 
appropriate design response and meets the 
requirements/objectives of the Development Plan, subject 
to conditions discussed within the Assessment Section of 
the report.   
 
Ample spacing is provided for canopy tree development.  
Substantial areas of landscaping are also proposed within 
upper level and cascading planting within balcony planter 
boxes will soften the building. 
 
Modification of the western retaining walls is required to 
facilitate the pedestrian path demonstrated by the 
Doncaster Road Access Plan (prepared by Tract 
Consultants and dated 15/4/19).  Associated conditions 
will ensure the walls are less than 1.0m in height and that 
any impacts to Tree 144 are in accordance with the 
Australian Standard for trees on Development Sites.  

58.03-6 – Access 

 To ensure the number and 
design of vehicle crossovers 
respects the urban context. 

Satisfied   
One 6.5m wide vehicle crossover is proposed to access 
the development from Stables Circuit. 
 
The design and location of the access are satisfactory in 
the local context. 
 

58.03-7 – Parking location 

 To provide convenient parking 
for resident and visitor 
vehicles. 

 To protect residents from 
vehicle noise within 
developments. 

Satisfied   
Lifts and stairs will provide suitable and equitable access 
into the building from the two basement levels for 
residents. 
 
Residents are therefore protected from vehicle noise 
within the development. 
Visitor spaces are external and setback from the building.  

58.03-8 – Integrated water and 
stormwater management 

 To encourage the use of 
alternative water sources such 
as rainwater, stormwater and 
recycled water.  

 To facilitate stormwater 
collection, utilisation and 
infiltration within the 
development.  

Satisfied with conditions  
A rainwater tank is located underground but in the 
frontage to Stables Circuit.  It is not clear how far below 
ground the water tank is located and some plans indicate 
a modified location and size.   
 
Conditions will require it to be located to ensure 
proposed landscaping and trees do not impact the tank or 
relocated below the basement.  Size should also be 
nominated.  
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Objective Satisfied/Not Satisfied 

 To encourage development 
that reduces the impact of 
stormwater run-off on the 
drainage system and filters 
sediment and waste from 
stormwater prior to discharge 
from the site. 

 
The proposal includes connection to the mandated 
recycled water third pipe, given Tullamore is within the 
‘Mandated Recycled Water Area’. 
 
The submitted Sustainability Management Plan 
demonstrates a STORM rating of 100%. 
 

58.04-1 – Building setback 

 To ensure the setback of a 
building from a boundary 
appropriately responds to the 
existing urban context or 
contributes to the preferred 
future development of the area. 

 To allow adequate daylight into 
new dwellings. 

 To limit views into habitable 
room windows and private 
open space of new and 
existing dwellings. 

 To provide a reasonable 
outlook from new dwellings. 

 To ensure the building 
setbacks provide appropriate 
internal amenity to meet the 
needs of residents. 

 

Satisfied   
The front setback exceeds the minimum 5.0m Doncaster 
Road setback requirement of the Development Plan and 
all other setbacks are considered an appropriate response 
to the site context. 
 
The setbacks are as follows:    

 Doncaster Road (southern boundary): 

o West module: 

o 7.34m to the southern corner built form; 

o 5.26m to the southernmost balcony. 

o East module: 

o 15.96m to the built form; 

o 13.9m to the balcony. 

 Stables Circuit (northern boundary): 

o West module: 

o 9.97m to the northern corner built form; 

o 5.26m to the northernmost balcony. 

o East module: 

o 7.6m to the built form; 

o 5.63m to the balcony. 

 Western Boundary (to “Phoenix” apartments site): 

o 9.86m to the built form; 

o 8.96m to the balcony. 

 Western Boundary (western edge of Tullamore site): 

o 30.29m. 

58.04-2 – Internal views 

 To limit views into the private 
open space and habitable 
room windows of dwellings 
within a development. 

Satisfied  
Balconies are designed to limit internal views, either by 
being isolated or suitably screened by integrated walls. 
 
All windows and balconies prevent overlooking of more 
than 50% of the private open space of a lower level or 
adjoining apartments. 
 

58.04-3 – Noise impacts 

 To contain noise sources in 
developments that may affect 

Satisfied with condition 
There are no unusual noise sources within the 
development that may affect existing dwellings.  
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Objective Satisfied/Not Satisfied 

existing dwellings. 

 To protect residents from 
external and internal noise 
sources. 

 
Plant and services are located within the roof and 
basements and will meet EPA Guidelines. 
 
The submission suggests that acoustic attenuation 
measures could be incorporated through conditions 
requiring an acoustic assessment and details to be 
included in response, if approval is granted. Conditions 
will therefore address this aspect 
 

58.05-1 – Accessibility 

 To ensure the design of 
dwellings meets the needs of 
people with limited mobility. 

Satisfied  
A total of 52 dwellings (51%) meet the accessibility 
requirements for door opening widths, entrance paths and 
access to an adaptable bathroom. 
 
Standard D17 specifies that 50% dwellings should meet 
these accessibility requirements – therefore the Standard 
is satisfied. 

58.05-2 – Building entry and 
circulation  

 To provide each dwelling and 
building with its own sense of 
identity.  

 To ensure the internal layout of 
buildings provide for the safe, 
functional and efficient 
movement of residents.  

 To ensure internal communal 
areas provide adequate access 
to daylight and natural 
ventilation. 

Satisfied  
The two main building entrances (north and south) provide 
shelter and are easily identifiable, safe and functional.  
The two additional entrances to the east and west improve 
efficiency of movement for residents, and also provide 
some daylight to the main corridors at this level. 
 
The main foyer area and corridors have appropriate 
sightlines and opportunity for natural ventilation.  Daylight 
be a feature of the foyer due to the extent of glazing. 
 
Lifts and stairwells are well located to provide equitable 
access. 
 

58.05-3 – Private open space  

 To provide adequate private 
open space for the reasonable 
recreation and service needs of 
residents. 

Satisfied 
All apartments meet or exceed the private open space 
requirements. 
 
All ground floor apartments are provided with 
courtyard/balcony areas of 25sqm or more and a 
minimum dimension of more than 3.0m. 
 
All upper level 3 bedroom apartments are provided with 
balconies with more than 12sqm and a minimum 
dimension of more than 2.4m. 
 
All upper level 1 and 2 bedroom apartments are provided 
with balconies with a minimum of 8sqm and a minimum 
dimension of more than 2m and all have additional area 
exceeding this or with a lesser dimension.  
 
All private open space and balcony areas are therefore 
provided with suitable space to ensure reasonable 
recreation, functionality and service needs for future 
residents.  
 
Air conditioning units are generally located on the roof or 
within the basement service areas. 
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Objective Satisfied/Not Satisfied 

58.05-4 – Storage 

 To provide adequate storage 
facilities for each dwelling. 

Satisfied with condition  
Each apartment will be provided with a minimum 4sqm of 
storage within the basement and internal storage within 
each dwelling which exceeds the minimum requirement of 
Standard D20 of Clause 58.05-4.   
 
The basement storage areas are currently unallocated 
and are located either adjacent to car spaces or within 
separate storage compound areas.   
 
Conditions will require plan details and notations to ensure 
that storage areas adjacent to car spaces are allocated to 
apartments with ownership of those car spaces and will 
also require a schedule of car space allocation and 
storage allocation prior to occupation of the building.  
 

58.06-1 – Common property 

 To ensure that communal open 
space, car parking, access 
areas and site facilities are 
practical, attractive and easily 
maintained. 

 To avoid future management 
difficulties in areas of common 
ownership. 

Satisfied  
The car parking areas, paths, landscape areas, 
lobby/corridors are practically designed and can be 
suitably maintained by a future Owners’ Corporation.  
 
 

58.06-2 – Site Services 

 To ensure that site services 
can be installed and easily 
maintained. 

 To ensure that site facilities are 
accessible, adequate and 
attractive. 

Satisfied with condition 
Appropriate site services are provided to the rooftop and 
basement areas. A number of service rooms are located 
adjacent to the Basement 1 level and to the rear of the 
corridors servicing the north-facing ground level 
apartments.   
 
A mail room is located securely and adjacent to the main 
foyer area. 
 
The fire booster, gas and water services are  located to 
the Stables Circuit frontage, given details are not 
provided, conditions will require they adequately integrate 
with the development, including height, design, materials 
and finishes.  
 
As previously described, further details will be obtained in 
respect of the rainwater tank. 

58.06-3 – Waste and recycling  

 To ensure dwellings are 
designed to encourage waste 
recycling.  

 To ensure that waste and 
recycling facilities are 
accessible, adequate and 
attractive.  

 To ensure that waste and 
recycling facilities are designed 
and managed to minimise 
impacts on residential amenity, 
health and the public realm. 

Satisfied with condition  
The submitted waste management plan details that waste 
will be appropriately managed and collected on-site.   
 
A specific condition relating to this aspect will be included. 

58.07-1 – Functional layout Satisfied  
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Objective Satisfied/Not Satisfied 

 To ensure dwellings provide 
functional areas that meet the 
needs of residents. 

All bedrooms and living areas meet the minimum 
dimensions and areas required, as demonstrated by ADG 
Diagrams. 
 

58.07-2 – Room depth 

 To allow adequate daylight into 
single aspect habitable rooms. 

Satisfied by condition 
All apartments meet the maximum 9m room depth except 
for the following: 

 Ap. 1.04 has a maximum depth of 9.33m, 
however, enjoys a northern orientation, a 
minimum width of 4.0m and overall apartment 
width of 13m.   

 Ap. 1.13 has a maximum depth of 9.285m a 
minimum width of 4.0m and overall apartment 
width of 13m. 

 
In both of these apartments the kitchen is the area furthest 
from the daylight, the 2.7m high ceiling height is met and 
the daylight, outdoor living space and amenity advantages 
to the rest of these apartments generally exceed the 
requirements.  

58.07-3 – Windows 

 To allow adequate daylight into 
new habitable room windows. 

Satisfied  
All habitable rooms are provided with at least one window 
in an external wall of the building. 
 
It is noted that some bedrooms are provided with a nook 
to the external window.  These windows meet the 
Standard required dimensions and will receive adequate 
daylight. 
  

58.07-4 – Natural ventilation 

 To encourage natural 
ventilation of dwellings.  

 To allow occupants to 
effectively manage natural 
ventilation of dwellings. 

 Wind exposure of the site. 

Objective Satisfied with condition  
36% of the dwellings achieve the cross ventilation 
standards of Standard B27, falling short of the 40% 
requirement.   
 
Given the site requires an east-west orientation, it is 
difficult to provide compliance to the dwellings centrally 
located to the larger East module in particular.   
 
Most of the dwellings which are not provided with full 
compliance with this standard are provided with generous 
proportions in regards to the overall width of the dwellings 
and all habitable rooms and bedrooms with have large 
openable windows or doors to the generous balcony 
areas.   
 
Given the optimal amenity provided by other design 
factors, the reduction of the standard is considered 
appropriate in this instance. 
 
A wind assessment was not included with the submission.  
Considering the open nature of the site location, 
conditions will require a wind assessment to assess and 
where appropriate recommend wind ameliorate impacts 
by potential screening, landscaping or suitable features 
which do not impact the overall design and visual outcome 
of the building.  
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Car parking, access and traffic 

8.46 The car parking requirement of Clause 52.06 in relation to the number of spaces 
provided, is summarised in the table below: 

Purpose Scheme car 
parking 
requirement  

Car parking provided 

24 One-Bedroom 
Dwellings 

51 Two-bedroom 
Dwellings 

27 Three-bedroom 
Dwellings 

102 Dwellings 

129 spaces 144 spaces 

(15 spaces surplus) 

Required visitor spaces  20 spaces 10 visitor spaces (including one disability 
space) 

Total 119 spaces 154 spaces 

8.47 The Scheme requires a total of 144 car parking spaces for the proposed 
residential development.  The number of car parking spaces within the basement 
exceeds this requirement by 15 car parking spaces and these spaces are 
proposed to be allocated to apartments as additional residents spaces.  

8.48 The Development Plan objectives for high density development includes a visitor 
car parking provision of 1 space per 5 dwellings, therefore attributing a provision 
of 20 visitor car spaces for the proposed development.   

8.49 10 external visitor car parking spaces are provided in response to this 
requirement of the Development Plan along with the surplus of 15 residential car 
spaces (within the basements).  The applicant’s traffic consultant presents that 
these spaces are expected to cater for the anticipated demand and notes a 
number of on-street visitor spaces are provided throughout the Tullamore Estate 
site (as presented in the letter titled ‘Stage 1 Parking Analysis’ prepared by 
Cardno, dated 25 May 2015). 

8.50 Though 10 visitor spaces are being provided, it is considered appropriate that the 
minimum visitor parking requirements of the Development Plan be satisfied that 
that 10 additional spaces be provided onsite. 

8.51 An assessment against the car parking design standards at Clause 52.06-9 is 
provided in the table below: 

Design Standard Assessment 

1 – Accessways  Accessway sightlines at the site’s internal frontage comply with 
Design Standard 1 of Clause 52.06-9 and are satisfactory. 

 The driveway(s) is at least 3m wide and complies with Design 
Standard 1: Accessways of Clause 52.06-9 and are 
satisfactory.   
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Design Standard Assessment 

 The internal radius of the driveway at the change of direction 
allows sufficient room for vehicles to turn and exit the site in a 
forward direction and complies with Design Standard 1: 
Accessways of Clause 52.06-9 and is satisfactory. 

 A minimum 2.1m of headroom clearance beneath overhead 
obstructions is provided which complies with Design Standard 
1: Accessways of Clause 52.06-9 and is satisfactory.  

 All vehicles are able to exit the site in a forward direction.  
 

2 – Car Parking 
Spaces 

 Car parking spaces are provided in accordance with the 
requirements.   

 

3 – Gradients  Driveway gradients comply with Design Standard 3: Gradients 
of Clause 52.06-9 and are satisfactory.  

 

4 – Mechanical 
Parking 

 No mechanical parking is proposed.  

5 – Urban Design  The development utilises the existing access road 
infrastructure of Stables Circuit which is appropriate.   

 The visitor car parking area and the entrance to the basement 
are suitably designed and will not be dominant elements.  

 

6 – Safety  Access to the basement residential car parking is secured by a 
gate.   

 Pedestrian access from the site frontages is clearly separated 
from the roadways.   

 

7 – Landscaping  Landscaping is well placed along either side of the driveway.   
 

8.52 Council’s Engineering and Technical Services Unit has raised no concern in 
relation to the expected volume of traffic generated by the proposed development 
as assessed in the submitted traffic report.    

Bicycle Facilities 

8.53 This clause applies to developments for a residential building of four or more 
storeys. For this proposal 30 bicycle spaces are required inclusive of 20 resident 
bicycle spaces and 10 resident visitor spaces.  The proposal provides 20 resident 
bicycle spaces within a basement bicycle parking area and 14 bicycle spaces 
external to the building (7 bicycle hoops which can contain 2 bicycles), thus 
exceeding the requirement by 4 bicycle spaces.  

8.54 The Transport Impact Assessment prepared by GTA Consultants and dated 5 
December 2018 recommends that a convex mirror be installed on the north side 
of the ramp adjacent to the bicycle parking area (as shown on GTA drawing 
V154600-AT01-04 attached in Appendix A of the report) to improve sight distance 
for cyclists exiting the bicycle store area.  This is required by a condition.  

 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.3 Page 131 

Vegetation Removal  

8.55 The vegetation removal is generally in accordance with the Eastern Golf Course 
Development Plan, as most trees remaining on the site are listed to be “removed” 
as identified in Appendix 2.4 of “Flora and Fauna Assessment and Biodiversity 
Offset Analysis” (April 2014).  There are two native trees on the site which are not 
listed in this report and therefore require a Planning Permit for removal. 

8.56 The Arborist Report (prepared by Galbraith and Associates Tree Consultants and 
Contractors dated 28 November 2018) includes an assessment of all remaining 
trees on the site, including the two native trees proposed for removal.  The 
assessment establishes that of the 29 remaining trees on the site, only 1 tree is 
able to be reasonably retained (Tree 223).  

8.57 The Arborist Report finds that Tree 223 (south-west corner) should be able to be 
retained according to the current plan given the built form is generally removed 
from the TPZ of this tree.  Given the plans do not indicate retention of this tree, 
conditions will require it is retained and the western pedestrian path and retaining 
walls to be redesigned, so as to consider the impacts on this tree.  

8.58 It is noted that the other tree detailed by the Arborist Report (Tree 232) is located 
wholly within the proposed building footprint.  The tree also has a deep, split-
prone main stem bifurcation and is assessed as having little worth for retention. It 
is therefore acknowledged that this tree cannot be reasonably retained. 

8.59 The submitted Biodiversity Offset Implications Report prepared by Ecology and 
Heritage Partners and dated September 2018 calculates the proposed offsets for 
the vegetation impacts and removals as a whole for the Tullamore Estate.  
Conditions will require offsets to be modified to consider the approved removal of 
Tree 232 and the retention of Tree 223. 

9. DECLARATION OF CONFLICT OF INTEREST 

9.1 No officers involved in the preparation of this report have any direct or indirect 
conflict of interest in this matter. 
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9.4 Planning Application PLN18/0615 at 124 to 128 Manningham Road, 
Bulleen for the use and development of a four-storey building comprising 
childcare and medical centre uses, plus 16 dwellings and associated 
basement and sub-basement car parking, and altered access to a road in 
a Road Zone, Category 1 

File Number: IN19/388 

Responsible Director: Director City Planning and Community  

Applicant: ANH Development Pty. Ltd. C/- Apex Town Planning 

Planning Controls: Residential Growth Zone Schedule 2 and Design and 
Development Overlay, Schedule 8-1 

Ward: Koonung 

Attachments: 1 Decision Plans ⇩   
2 Legislative Requirements ⇩    

 

EXECUTIVE SUMMARY 

Purpose 

1. This report provides Council with an assessment of the planning permit 
application submitted for 124-128 Manningham Road, Bulleen and recommends 
its approval, subject to amendments to be addressed by way of permit conditions.  
The application is being reported to Council as it is a Major Application (with more 
than 15 dwellings and a development cost of more than $5 million). 

Proposal 

2. The proposal is for the development of the land for a three to four storey mixed-
use building for the purpose of 16 apartments, as well as a childcare centre and 
medical centre use.  The medical centre is to be at ground level and the childcare 
centre is to be at the second floor level with an associated roof-top play area 
directly above.  The dwellings are largely concentrated at the first level, but also 
dispersed across the ground and second levels.  The residential component is 
separated from the non-residential uses by way of independent building entry, lift 
core and corridor access. 

3. The childcare centre proposes a capacity for 92 children (16 to 18 staff) and 
operating hours between 6.30am to 6.30pm Monday to Friday. The medical 
centre is proposed to operate between 9.00am to 6.00pm Monday to Friday, and 
9.00am to 5.00pm Saturdays. Three health service providers are proposed within 
the medical centre.  

4. Parking is provided across two basement levels and includes a total of 49 car 
spaces, which exceeds the statutory rates by 2 spaces.  The required parking 
allocation for each use is achieved, being 18 car spaces for residents, 20 car 
spaces for the childcare and 9 car spaces for the medical centre.  The 2 excess 
car spaces will be unallocated to enable shared use in response to peak user 
demands (between resident visitors and staff).  
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5. The site comprises three residential allotments with a total area of 1760sqm.  
Building site coverage is 60% and permeability is 27%.  The building is largely 
three storeys in form, though four-storey elements result due to land slope. The 
maximum building height is 11.8 metres which includes a lift overrun associated 
with the roof-top play area access.  

Advertising 

6. Notice of the application was given for a three week period which concluded on 
22 May 2019. 

7. One objection has been received to-date.  The objection received from the owner 
of 2 Nirvana Crescent expresses concerns relating to the increased traffic and 
parking pressures associated with the use upon Nirvana Crescent, visual bulk 
and general amenity impacts, loss of vegetation and property devaluation.  

 

Key issues in considering the application  

8. The key issues for Council in considering the proposal relate to: 

 Planning Policy Frameworks; 

 Use and location; 

 Design and built form; 

 Two or more dwellings on a lot and residential buildings; 

 Car parking and traffic; and 

 Objector concerns. 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Page 174 

Assessment 

9. The development of the land for a higher density mixed use building is consistent 
with the overarching principles for urban consolidation in designated areas that 
are well serviced by existing infrastructure.  Overall, the proposal meets the 
policy objectives of the Manningham Planning Scheme (the Scheme), including 
the requirements of the Residential Growth Zone, Schedule 1 (RGZ1), Design 
and Development Overlay, Schedule 8 (DDO8) and supporting policy relating to 
non-residential uses within residential areas (Clause 22.05). 

10. Clause 22.05 specifically encourages the integration of non-residential uses as 
part of higher density development within the growth zone, to avoid the 
underutilisation of land.  This has been achieved, with the inclusion of the 
childcare and medical centre uses in addition to the 16 dwellings.  This offers the 
local community greater access to health and community based facilities, and 
even a “live-work” opportunity for the residents of the building itself.  By virtue of 
the site’s main road frontage and its proximity to the Bulleen Plaza Shopping 
Centre and St. Clements Primary School, the criteria for locating such facilities is 
specifically achieved. The “clustering” of the two non-residential uses in this 
accessible location further fosters walkable access and multi-purpose vehicular 
trips.  

11. The built form is attractively designed to retain a residential appearance in 
respect of its suburban setting, and cleverly employs a flexible floor plan which 
could quite easily be adapted to suit other uses, should commercial viability not 
be sustained. Residential amenity, both internally and externally is given due 
consideration, with particularly large setbacks provided toward the more sensitive 
residential interface to the rear.  Limitations to the operational management will 
also further protect amenity.  

12. Car parking is provided in excess of statutory rates, and offers the ability to 
“share” spaces in response to user demands. The parking associated with the 
non-residential uses also benefits the residential component, allowing their 
visitors unrestricted use of these car spaces outside of the controlled operating 
hours, which is when peak visiting hours are generally expected. 

13. The overall design is considered to be of high architectural merit and is consistent 
with the desired built form outcomes for this particular main roads precinct, 
requiring only minor modifications by way of condition.  

Conclusion 

14. This report concludes that the proposal complies with the relevant planning policy 
in the Scheme and particularly with Local Policy at Clause 22.05 – Non-
residential uses in residential areas, meeting the essential locational criteria and 
offering uses that provide a beneficial community service role.  The proposal has 
been assessed against the merits of policy and planning scheme requirements 
and is supported for the reasons outlined in the detailed assessment, subject to 
conditions requiring modest design changes and the implementation of 
operational management plans.  

15. It is recommended that the application be supported, subject to conditions. 
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 RECOMMENDATION 

That Council: 

A.  Having considered all objections issue a NOTICE OF DECISION TO GRANT A 
PERMIT in relation to Planning Application PLN18/0615 at 124-128 
Manningham Road, Bulleen for the use and development of a four-storey 
building comprising childcare and medical centre uses, plus 16 dwellings 
and associated basement and sub-basement car parking, and to create or 
alter access to a road in a Road Zone, Category 1, subject to the following 
conditions - 

Amended plans 

1.  Before the development starts, amended plans drawn to scale and 
dimensioned, must be submitted via email and approved by the Responsible 
Authority. When approved, the plans will then form part of the permit. The 
plans must be generally in accordance with the decision plans prepared by 
Peddle Thorp Architects, Project No. 36-0234, dated June 2019, but modified 
to show the following:  

 Childcare centre  

1.1. Greater detailing of the room layout (including permanent cots/beds, 
bag locker areas, storage areas, change areas, door swings etc.) with 
an accurate calculation of the unencumbered floor space provided per 
room; 

1.2. The location of any glazed elements required to facilitate supervision 
within the rooms and rooftop play area; 

1.3. The western boundary setback of the third level bathrooms/stairwell 
servicing the rooftop play area to demonstrate compliance with Clause 
55.04-1 (Side and rear setbacks) of the Manningham Planning Scheme;  

Medical centre  

1.4. Internal connection between in the corridor/lift access and reception 
  area;  

Dwellings 

1.5. The boxed elements to the side or rear facing balconies to provide 
sufficient openings to accord with Clause 55.05-3 (Daylight to new 
windows) of the Manningham Planning Scheme. This could be 
achieved by way of materiality changes or providing openings into the 
side or top of the boxed elements, to the satisfaction of the 
Responsible Authority;  

1.6. The balconies of Apartment 207 and 208 reduced by a minimum 
250mm in width to increase daylight access to the windows directly 
beneath; 

1.7. The window of the inset bedrooms in Apartments 202, 208 and 208 
maximised in width, and a highlight window added to the internally 
east/west facing bedroom walls of Apartments 103, 104, 207 and 208; 

1.8. The apartments layouts to achieve compliance with Clause 55.07-7 
(Accessibility) and Clause 55.07-12 (Functional Layout) of the 
Manningham Planning Scheme, to the satisfaction of the Responsible 
Authority. Minimum circulation areas are to be excluded from the 
updated living room area calculations; 
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General  

1.9. Inclusion of a raised planter to separate the paved building entry area 
from the pedestrian ramp and adjacent courtyard; 

1.10. Detailing as to whether boundary fencing is existing or proposed. Any 
replacement fencing should be to a height no lesser than what exists; 

1.11. A review of the ability to provide natural light to corridors through 
inclusion of skylight etc... 

1.12. Longitudinal sections of the basement raps (as taken from the centre for 
the roadway) with full detailing of ramp gradients; 

1.13. The location and general sizing of lighting bollards to highlight the 
pedestrian ramp and entry doors; 

Materials and site services 

1.14. A separate sheet with a full schedule of materials and finishes with colour 
samples of all external walls, roofs, fascias, window frames, paving 
(including terraces, balconies, roof terraces, stairs), fencing, privacy 
screens, roof top plant screens and retaining walls, and including the 
following: 

1.14.1. A warmer tint added to the grey material palette, to be generally as 
reflective of the colour scheme shown in TP204; 

1.14.2. Hard standing within the front setback area to be of a feature 
material/paver (not plain concrete); 

1.14.3. Timber materials further detailed. If a reconstituted product is 
proposed, specifications of the make, style and colouring must be 
submitted to demonstrate a high quality appearance, to the 
satisfaction of the Responsible Authority;  

1.14.4. The pedestrian ramp balustrade to demonstrate suitable 
transparency; 

Other Conditions 

1.15. A schedule listing all sustainability features and commitments, including 
any plan changes as per the Sustainability Management Plan required by 
Condition 4;  

1.16. A list of all construction methods required to be implemented in 
accordance with the Acoustic report required at Condition 6; and 

1.17. Any plan changes as per the reports required by Conditions 5, 6 and 9. 
 

  Endorsed Plans 

2. The use and development as shown on the approved plans must not be altered 
without the written consent of the Responsible Authority. 
 

Construction Management Plan 

3. Not less than 28 days before the development starts, two copies of a 
Construction Management Plan (CMP) must be submitted to and approved by 
the Responsible Authority. The Construction Management Plan must be 
prepared using Council’s CMP Template to address the following elements 
referenced in Council’s Construction Management Plan Guidelines: 
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3.1. Element A1: Public Safety, Amenity and Site Security; 

3.2. Element A2: Operating Hours, Noise and Vibration Controls; 

3.3. Element A3: Air Quality and Dust Management; 

3.4. Element A4: Stormwater and Sediment Control and Tree Protection; 

3.5. Element A5: Waste Minimisation and Litter Prevention; 

3.6. Element A6: Traffic and Parking Management. 

Council’s Works Code of Practice and Construction Management Plan 
Guideline are available on Council’s website. 

Sustainability Management Plan 

4. Prior to the commencement of the development, an amended Sustainability 
Management Plan (SMP) must be submitted to and approved by the 
Responsible Authority. When approved the Plan will form part of the permit. 
The recommendations of the Plan must be incorporated into the design and 
layout of the development and must be implemented to the satisfaction of the 
Responsible Authority before the occupation of any dwelling.  The plan must be 
generally in accordance with the report prepared by Waterman Group, dated 30 
May 2018, though updated to reflect any conditional changes and the following: 

4.1. Management 4.1 Building Users Guide: Commitment to producing a 
Building User’s Guide in BESS assessment to be reflected in report; 

4.2. Water 1.1 Water Efficient Fixtures: Report to clarify developer 
commitment to providing dishwashers and washing machines as part of 
the building fit-out if included within the BESS assessment beyond 
default; 

4.3. Water Rainwater Reuse: Report states that no rainwater tanks proposed 
in the Water Section but in Stormwater section and plans show tanks. 
Clarify in report and confirm connection to toilets and irrigation; 

4.4. Water 4.1 Building Systems Water Use Reduction: Provide further 
information on the proposed strategy to reduce potable water usage to 
claim this credit; 

4.5. Energy 1.1 Thermal Performance Rating (Non-Residential): The manner 
in which BESS assessment achieves a 100% reduction in energy used 
for heating and cooling to be detailed in report. Commitment to 
achieving at least a 10% improvement on National Construction Code 
minimum energy efficiency requirements is expected; 

4.6. Energy 3.7 Internal Lighting (Non-Residential): Clear commitment to a 
maximum illumination power density (W/m2) in at least 90% of the 
relevant building class at least 20% lower than required by Table J6.2a of 
the NCC 2016 BCA Volume 1 Section J (Class 2 to 9) required to claim 
credit; 

4.7. Energy 4.2 Renewable energy systems – Solar: The 24.6kWp solar 
photovoltaic system shown on plan to be accounted for in BESS 
assessment and report; 

4.8. IEQ 1.4 Daylight access – Non-residential: Calculations (modelling or 
hand calculations) to be included in report to demonstrate how the 
spaces are predicted to perform in relation to daylight benchmarks 
outlined in BESS (https://bess.net.au/tool-notes/); 

https://bess.net.au/tool-notes/
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4.9. Transport 1.4 Bicycle Parking - Non-Residential: Provide notations on 
drawings to demonstrate that this commitment is being delivered; 

4.10. Transport 1.5 Bicycle Parking - Non-Residential Visitor; Provide 
notations on drawings to demonstrate that this commitment is being 
delivered; 

4.11. Transport 2.3 Motorbikes / Mopeds: Indicate on plans the layout of 
motorbike spaces; 

4.12. BESS Assessment: Formally published and updated to ensure minimum 
scores are achieved 

Waste Management Plan 

5. Not less than 3 months before the development starts, a Waste Management 
Plan must be submitted to and approved to the satisfaction of the Responsible 
Authority. When approved, the plan will form part of the permit. The plan must 
be generally in accordance with the submitted Waste Management Plan (WMP) 
prepared by Frater, dated 12 December 2018, but updated to include any 
changes required by Condition 1, as relevant. 

Acoustic Report and Noise Management Plan 

6. Prior to the commencement of the development, an amended Acoustic Report 
must be submitted to and approved by the Responsible Authority.  The plan 
must be generally in accordance with the acoustic report prepared by Cogent 
Acoustics Pty Ltd, dated 16 February 2018 but be modified to reflect any 
changes or conditions required by this permit, and include an assessment of 
the balcony areas adjacent to the child care rooms, with any requirements or 
recommendations to reduce associated noise levels, as relevant.  

7. Prior to the commencement of the approved childcare use, a Noise 
Management Plan must be submitted to and approved by the Responsible 
Authority.  When approved, the plan will then form part of the permit and all 
measures must be implemented to the satisfaction of the Responsible 
Authority. Such plan must detail the management and supervision techniques 
to ensure that excessive noise is not generated by external play activities, 
incorporating the recommendations of the approved Acoustic report under this 
permit.  

Car Parking Management Plan 

8. Prior to the commencement of the approved uses, a Car Parking Management 
Plan must be submitted to and approved by the Responsible Authority.  When 
approved, the plan will then form part of the permit and all measures 
implemented to the satisfaction of the Responsible Authority.  The plan must be 
generally in accordance with the plans and described use, and include the 
following: 

8.1. The details of the childcare and medical centre operators, including 
general staffing arrangements; 

8.2. Measures to avoid staff arrivals and childcare drop-off/patient peak 
demands coinciding; 

8.3. The allocation of excess car spaces to childcare staff during operating 
hours; 
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8.4. The allocation of all childcare and medical centre parking to resident 
visitors outside of their respective operating hours; 

8.5. Measures to maximise the supply of car spaces available for both 
childcare drop-off and patients within the upper level basement during 
operating hours (ie. whether a shared use or marked allocation of 
designated parking areas is best); 

8.6. Any required signposting to accord with the recommendations above; 
and 

8.7. Measures to prevent staff and regular users of the facility from parking in 
nearby residential streets. 

Unless otherwise agreed with the consent of the Responsible Authority, an 
updated plan must be submitted for review and approval within 6 months of the 
approved uses commencing, or where the nominated operational arrangements 
change.  Such plan must implement any changes deemed necessary by the use 
operators or Responsible Authority to ensure on-site parking is adequately 
managed. 

Tree Protection Management Plan  

9. Prior to the commencement of the development, an updated Arboricultural 
Assessment and Tree Protection Plan (generally in accordance with the report 
prepared by All Trees Consulting Services Pty Ltd, dated 7 November 2018) 
must be submitted to review the potential to retain Trees 9, 11 and 13 on site.  A 
tree protection site plan must also be submitted that details the location of all 
fencing required to be erected around any retained trees, and a schedule of all 
protection measures to be implemented during construction, to the satisfaction 
of the Responsible Authority. When approved, the plan will then form part of 
the permit. 

Management Plan Compliance 

10. The Management Plans approved under Conditions 4, 5,  7, 8 and 9 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. 

11. Before the occupancy of the development, a report from the author of the 
Sustainability Management Plan approved pursuant to this permit, or similar 
qualified person or company, must be submitted to the Responsible Authority.  
The report must be to the satisfaction of the Responsible Authority and must 
confirm that all measures / commitments in the Sustainability Management Plan 
approved under Condition 4 of this permit, and the third pipe requirements, 
have been implemented in accordance with the approved plans and the 
planning permit. 

Landscape plan 

12. Before the development starts, an amended landscaping plan must be 
submitted to the Responsible Authority for approval. The plan must be 
generally in accordance with the approved site layout plan and the decision 
plan prepared by Urbis, Project No. ND1883, dated April 2019, but modified to 
show: 

12.1. Any changes as required by Condition 1 or any other condition; 
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12.2. Species, locations, quantities, approximate height and spread of 
proposed planting; 

12.3. Details of soil preparation and mulch depth for garden beds; 

12.4. Sectional details of shrub planting method and the canopy tree planting 
method which includes support staking and the use of durable ties; 

12.5. Detailing of any proposed roof planting and the general layout of play 
area spaces; 

12.6. Low maintenance and drought-resistant street perimeter planting within 
common property areas; 

12.7. Any planting within the easement to be of shallow-rooted, non-invasive 
species; and 

12.8. Planting within 2 metres along the frontage from the edge of the 
driveway and 2.5 metres along the driveway from the frontage to be no 
greater than 0.9 metres in height at maturity. 

Landscape Bond 

13. Before the release of the approved plan 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 discharged after a period of 13 weeks 
from the completion of all works, provided the landscaped areas are being 
maintained to the satisfaction of the Responsible Authority. 

Childcare Centre use  

14. Except with the prior written consent of the Responsible Authority, the 
childcare centre use may only operate between the hours of 6.30am to 6.30pm 
Monday to Friday. 

15. Except with the prior written consent of the Responsible Authority, the number 
of children who may be cared for at centre at any one time must not exceed the 
amount permissible by the unencumbered space per room, or 92, whichever is 
the lesser. 

16. Except with the prior written consent of the Responsible Authority, not more 
than 2 staff members in excess of the minimum staffing required for the 
number of children being cared for at the centre may be present at any one 
time.  

17. All children’s’ play equipment must be maintained and kept in a safe condition 
to the satisfaction of the Responsible Authority. 

18. The external play areas must be kept in a neat and tidy condition to the 
satisfaction of the Responsible Authority.  

Medical centre use 

19. Except with the prior written consent of the Responsible Authority and except 
in the case of an emergency, the medical centre may only operate between the 
hours of 9.00am to 6.00pm Monday to Friday and 9.00am to 5.00pm Saturdays.  

20. Except with the prior written consent of the Responsible Authority, not more 
than 3 persons providing health services may work at the medical centre at any 
one time, and in the event of a roster system being applied, such roster must 
ensure that no overlap of consultation periods occurs.  
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21. Except with the prior written consent of the Responsible Authority, not more 
than 2 support/administrative staff may work at the medical centre at any one 
time, in conjunction with the 3 persons providing health services.  

22. Patient consultations must be scheduled via appointments to avoid overlapping 
consultation periods (per person providing health services), to the satisfaction 
of the Responsible Authority, and must not include any ancillary pathology 
services within the medical centre.  

23. Any infectious or potentially infectious wastes (as defined by the EPA) must be 
disposed of in accordance with Environmental Protection Authority (EPA) 
requirements, to the satisfaction of the Responsible Authority. 

Completion and Maintenance 

 
24. Before the occupation of the approved dwellings, landscaped areas must be 

fully planted and mulched or grassed generally in accordance with the 
approved plan and to the satisfaction of the Responsible Authority.  

25. Privacy screens and obscure glazing as required in accordance with the 
approved plans must be installed prior to occupation of the building to the 
satisfaction of the Responsible Authority and maintained thereafter to the 
satisfaction of the Responsible Authority. The use of obscure film or spray 
fixed to transparent windows is not considered to be ‘obscure glazing’ or an 
appropriate response to screen overlooking.  

26. Driveway gradients and transitions as shown on the plan approved under 
Condition 1 of this permit must be generally achieved through the driveway 
construction process to the satisfaction of the Responsible Authority.  

27. Buildings, paved areas, fencing, external lighting, sight screens, drainage and 
landscaping (including planting within integrated balcony planters) must be 
maintained to the satisfaction of the Responsible Authority. 

28. An in-ground drip-feed watering system must be installed in the main 
landscaped areas to the satisfaction of the Responsible Authority. 

Stormwater – On-site detention (OSD) 

29. The owner must provide on-site storm water 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: 

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

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

Construction Plan (OSD) 

30. Before the development starts, a construction plan for the system required by 
Condition 29 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. 
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Drainage 

31. 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. A connection to Council 
maintained assets must not be constructed unless a Miscellaneous Works 
Permit is first obtained from the Responsible Authority. 

32. The whole of the land, including landscaped and paved areas must be graded 
and drained to the satisfaction of the Responsible Authority, to prevent 
ponding and to minimise overland flows onto adjoining properties. 

33. Before the development is completed, the owner must construct outfall 
drainage works between the site and the nominated pit in Lincoln Drive in 
accordance with a certified engineering construction plan (designed for a 1 in 5 
year storm) approved by the Responsible Authority.  Before the works start: 

33.1. A supervision fee equal to 2.5% of the cost of construction of the 
drainage works must be paid to the Responsible Authority; 

33.2. A plan-checking fee equal to 0.75% of the cost of construction of the 
drainage works must be paid to the Responsible Authority; 

33.3. A maintenance deposit equal to 5% of the cost of construction of the 
drainage works must be lodged with the Responsible Authority and 
retained thereafter for a minimum of three months; and 

33.4. A schedule of costs for the construction of drainage works must be 
submitted to the Responsible Authority.  

Driveway and Car Parking Areas 

34. Not less than 49 car spaces must be available on site at all times, with parking  
allocations to accord with the endorsed plan or approved car parking 
management plan, to the satisfaction of the Responsible Authority. 

35. Directional signage at the basement entry must be provided to advise of the 
location of medical centre patient and childcare centre drop-off parking within 
the basement, to the satisfaction of the Responsible Authority.  Such signage 
should be visible to the roadway but not exceed 0.3 square metres in area. 

36. Any shared/unallocated car parking spaces must be maintained in future 
Common Property, to the satisfaction of the Responsible Authority. 

37. The upper level basement must remain open and accessible during childcare 
centre and medical centre operating hours, to the satisfaction of the 
Responsible Authority.  The automatic basement door opening systems must 
facilitate secure access to the allocated parking areas for residents, visitors 
and rubbish collection contractors outside of these times. 

38. Parking within the lower basement level must be restricted to residents and 
nominated staff by way of security doors or signage, to the satisfaction of the 
Responsible Authority.  

39. Before the approved use or occupation of the approved development 
commences, the area set aside for the parking of vehicles and access lanes as 
shown on the approved plan must be: 

39.1. Constructed and formed to approved levels; 

39.2. surfaced with an all-weather-seal coat; 
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39.3. drained; 

39.4. line marked to indicate each car space;  

39.5. marked to show the direction of traffic along access lanes and 
driveways;  

39.6. marked to show a car space for a person with a disability designed to 
the relevant Australian Standard; and 

39.7. Signposted as relevant, to the satisfaction of the Responsible Authority.  

40. The loading and unloading of goods from vehicles must only be carried out on 
the land. 

41. Prior to occupation of the approved dwellings or commencement of approved 
uses, the proposed vehicular crossover must be constructed in accordance 
with the plans endorsed under Condition 1 of this permit to the satisfaction of 
the Responsible Authority. 

Amenity 

42. All security alarms or similar devices installed on the land must be of a silent 
type to the satisfaction of the Responsible Authority. 

43. External lighting must be designed so as to limit loss of amenity to residents of 
adjoining properties to the satisfaction of the Responsible Authority.  

44. 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. 

General Services  

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

46. All service pipes must be concealed and screened respectively to the 
satisfaction of the Responsible Authority. 

47. 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. 

48. 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, roofs or walls to the 
satisfaction of the Responsible Authority. 

49. Any reverse cycle air-conditioning unit, hot water boosters or other service 
plant or equipment erected on the walls of the approved building must be 
appropriately designed and finished with screening if necessary to minimise 
general visual impacts from off the site to the satisfaction of the Responsible 
Authority.  

50. All roof-top plant and services (including any hot water systems, but excluding 
solar panels) must be installed in appropriately screened areas (away from the 
outer edges of the roof section upon which they are installed) unless otherwise 
agreed in writing with the Responsible Authority. 
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Services on Balconies and Terraces 

51. Any air-conditioning unit installed on a balcony or terrace must stand at floor 
level and be positioned to minimise general visual impacts from off the site, 
and unless otherwise agreed in writing with the Responsible Authority, no air-
conditioning unit may be erected on an external wall to the satisfaction of the 
Responsible Authority. 

52. Any clothes-drying rack or line system located on a balcony or terrace must be 
lower than the balustrade of the balcony or terrace to minimise general visual 
impact from off the site to the satisfaction of the Responsible Authority. 

Fencing and Retaining Walls 

53. Prior to the occupation of the approved dwellings, all fencing (whether new or 
retained) must be erected in good condition and be fit for screening purpose in 
accordance with the plans endorsed under Condition 1 of this permit to the 
satisfaction of the Responsible Authority. Any proposed fencing is to be 
constructed at the cost of the developer. 

54. All retaining walls must be constructed and finished in a professional manner 
to ensure a neat presentation and longevity to the satisfaction of the 
Responsible Authority.  

Construction Management  

55. The owner must use appropriate site management practices to prevent the 
transfer of mud, dust, sand or slurry from the site into drains or onto nearby 
roads. In the event that a road or drain is affected, the owner must upon 
direction of the Responsible Authority take the necessary steps to clean the 
affected portion of road or drain to the satisfaction of the Responsible Authority 

VicRoads Condition  

56. Prior to the commencement of the use of the development hereby approved, all 
disused or redundant vehicle crossings must be removed, and the area 
reinstated to the satisfaction of the Responsible Authority and at no cost to 
VicRoads. 

Expiry 

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

57.1. The development is not started within two (2) years of the date of this 
permit; and 

57.2. The development is not completed within four (4) years of the date of 
this permit; and 

57.3. The uses are not commenced within two (2) years of the completion of 
the development. 

The Responsible Authority may extend these times if a request is made in writing 
by the owner or occupier either before the permit expires or in accordance with 
Section 69 of the Planning and Environment Act 1987. 
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1. BACKGROUND 

1.1 Two pre-application requests were made prior to the lodgement of this 
application.  The first was for a multi-level childcare centre and the second for a 
mixed use development generally reflective of this proposal.  This application was 
presented to Sustainable Design Taskforce in June 2018, and was well received, 
though with suggested improvements relating to built-form and highlighting the 
need consider the car parking layout with respect to the three uses.  

1.2 The application was submitted to Council on 21 September 2018 and a request 
for further information was sent on 18 October 2018. A Section 50 amendment 
was lodged with the submission of further information on 18 April 2019, generally 
providing for architectural improvements and increased setbacks in response to 
concerns raised by officers. 

1.3 Notice of the application was given over a three-week period which concluded on 
22 May 2018.  On 12 June 2019, a Section 57A was lodged to correct and modify 
the allocation of car spaces as shown on the plans (noticed at the assessment 
stage) and improve access arrangements.  Given this did not result in any 
change to the car parking numbers overall, the re-advertising of this plan 
substitution was not warranted.  

1.4 The statutory time for considering a planning application is 60 days, which falls 
on 11 August 2019. 

2. THE SITE AND SURROUNDS 

The Site 

2.1 The site comprises three relatively standard residential allotments (all 557.42sqm 
in area) which are each developed with one to two-storey homes of typical 1960’s 
construction, and set amongst light to moderately vegetated gardens.  

2.2 In total, the three allotments provide a combined frontage width of 45.72 metres, 
a depth of 45.72 metres and an overall site area of 1,672.25sqm.  

2.3 The land has a 3 metre cross-fall to the east, with the same degree of slope from 
front to rear. In total, there is a notable 6 metre fall from the north-west to south-
east corners of the site. A 1.83 metre wide drainage and sewerage easement is 
adjacent to the rear boundary.  

The Surrounds 

2.4 The site and the adjoining properties to the east and west and directly opposite 
are subject to the same planning controls (GRZ2 and DDO8-1). Those to the rear 
are within the General Residential Zone, Schedule 1. 

2.5 The site has direct abuttals with the following properties: 

Direction Address Description 

East 
(RGZ2) 

130 Manningham 
Road  

This property is located on the south-west corner of 
Manningham Road and Lincoln Drive. The lot is occupied by 
a two level brick dwelling (single storey with under-croft 
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garage) which occupies a high proportion of the lot.  The 
dwelling runs along the length of the shared boundary at a 
setback of 1.2 metres.  The setback area between the 
dwelling and shared boundary provides a service yard, with 
the 7.5 metre front setback are utilised as private open space 
behind a high solid front fence.  

Planning Permit PL16/026739 was issued in May 2017 for 
the construction of three 2-3 storey townhouses. Plans have 
been endorsed and a successive subdivisional permit issued, 
however construction is yet to commence. The approved 
townhouses are sited relatively close to the shared boundary 
(1-2m) with a landscape buffer along the common boundary. 
Approved upper level habitable room windows facing toward 
the subject site are to be screened, as are the roof-top 
terraces above two of the townhouses.  

West 

(RGZ2) 

2A and 2B 
Nirvana Crescent  

These properties contain two single storey dwellings which 
are a product of an older multi-unit development. No. 2A 
fronts Manningham Road with a 5 metre setback, and adjoins 
the northern half of the site’s western boundary. To the 
shared boundary, the dwelling is setback approximately 1.8 
metres and has four windows along its eastern elevation. A 
small courtyard is located to the south of the dwelling, 
however the front setback area to the north of the dwelling is 
secluded behind a high front fence and used as the primary 
open space. 

No. 2B is to the rear of this dwelling and adjoins the southern 
half of the site’s western boundary. The dwelling is setback 
between 2.4 metres and 5.5 metres from the common 
boundary. The intervening area is used as private open 
space and incorporates a covered patio to the north-west of 
the dwelling.  

South 
(GRZ1) 

1 Lincoln Drive 

 

 

 

 

 

2 Nirvana 
Crescent 

This property shares its northern (side) boundary with the 
majority of the site’s rear boundary. It is developed with a two 
level brick dwelling with an under-croft garage fronting 
Lincoln Dive. The side of the dwelling is setback 1.2 metres 
from the shared boundary. There is an even amount of 
habitable and non-habitable room windows upon the northern 
elevation.  A covered patio to the north-west of the dwelling 
leads out to further open space areas to the rear and south of 
the dwelling. 

This property shares approximately one-third of its northern 
(side) boundary with the site’s rear boundary.  The shared 
boundary length is approximately 13 metres and the area 
adjoining is the rear private open space associated with the 
single dwelling located further to the west, fronting Nirvana 
Crescent. There are three mature trees in proximity to the site 
which are identified as a Hawthorn tree, Japanese Maple and 
Crab Apple. 
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2.6 The character of the broader neighbourhood is in transition. This particular section of 
Manningham Road still retains a number of single homes, however this character is 
anticipated to change as land gradually redevelops in accordance with the desired 
future character of the DDO8.  The recently constructed apartment style development 
at No. 116 Manningham Road is an example of the emerging character.  A recent 
approval has also been issued for No. 118-120 Manningham Road (on the western 
corner of Nirvana Crescent) for a four-storey apartment building.  

2.7 Land to the rear of the site (fronting either Nirvana Crescent or Lincoln Drive) falls 
within a General Residential zoning (GRZ1).  Whilst predominantly characterised by 
single homes, there has been a steady transition toward increased housing densities in 
the form of two to three units or townhouses, particularly within Nirvana Crescent. This 
form of development is expected to increase in accordance with the incremental level 
of change anticipated. 

2.8 Manningham Road is a VicRoads declared arterial road running in an east-west 
alignment with three lanes of traffic in each direction.  A central median is provided, 
with openings opposite Pleasant Road and Lincoln Drive to the west and east of the 
site respectively.  Parking is restricted on both sides of the road by “clearways” 
operational between 6:30am-9:30am and 4:00pm – 6:00pm. Outside of clearway 
periods, it is uncommon for vehicles to utilise kerb-side parking given the main road 
nature and 70km/h speed limit. 

2.9 The site is serviced by numerous bus routes (including a Smart bus) operating along 
Manningham Road, connecting activity centres and residential areas within the 
municipality to Melbourne’s Central Activity District.  Bulleen Plaza Activity Centre is 
within a 290 metre walking distance and provides a supermarket and other specialty 
shops and food outlets.  Other facilities include St. Clements and Bulleen Heights 
Primary Schools and the Morris William Reserve within a 550 metre radius.  

3. THE PROPOSAL 

3.1 The proposal is outlined on the plans prepared by Peddle Thorp Architects, 
Project No. 36-0234, dated June 2019 and a landscape plan prepared by Urbis, 
Project No. ND1883, dated April 2019.  Refer to Attachment 1. 

3.2 The following reports were provided in support of the application: 

 Town Planning report prepared by Apex Town Planning, dated September 
2019 (amended April 2019); 

 Traffic Impact Assessment prepared by Traffix Group, Job No. G22026R-
03A Revision 03, dated 15 April 2019; 

 Acoustic report prepared by Renzo Tonin, dated 9 November 2018;  

 Waste Management Plan prepared by Frater dated 12 December 2018; 

 Sustainable Management Plan prepared by SBE, dated 28 November 
2018; and 

 Arboricultural Impact Assessment and Tree Protection Management Plan 
prepared by All Trees Consulting Services Pty Ltd, dated 7 November 
2018. 
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Development summary 

3.3 A summary of the development is provided as follows: 

  

Land Size: 
 
Site Coverage: 
 
Permeability: 

1,672m2 

 
60% 
 
27% 

Maximum 
Building Height: 

11.8m including lift overrun  
(10 metres on average) 
 

Dwellings 

 

1 bedroom: 
2 bedroom: 

3 bedroom: 

 

Dwelling Density: 

16 total 
 
2 
12 
2 

One per 
111.5m2 

Minimum wall 
setback to:  
 
Manningham 
Road 
(Balconies encroach 2m 
into setback at ground 
to second levels) 

 
 
Southern boundary 
(Balconies encroach 
2.55m into ground 
setback, between 1.5-
2.55m into first level 
setback and 2m into 
second level setback) 

 
Eastern boundary  
(Balconies encroach 
1.2m into ground 
setback and 2.6m into 
second level setback) 

 
 
 
Western boundary 
(no balcony 
encroachments) 

Floor Level: 
 
 
Basements:           
Ground:                
First:                     
Second:             
Third:                 
Rooftop play area: 

 
Basements:       
Ground:             
First:                  
Second:            
Third:  
Rooftop play area: 
 
Basements:  
Ground:             
First:                  
Second:             
Third:                
Rooftop play area: 

 
Basement:      
Ground:          
First:               
Second:          
Third: 
Rooftop play area:          

Distance: 
 
 
3.6m 
7.33m 
7.33m 
7.33m 
14.9m 
7.33m 

 
3.85m 
6.1m 
6.1m 
7.12m 
13.6m 
7.2m 

 
1.12m 
1.73m 
3.0 m 
6.37m 
20.0m     
7.5m 

 
1.05m 
4.35m 
2.65m 
3.75m 
4.42m 
3.95m 

Medical Centre  

Floor area: 
Health Service 
Providers: 

 
266sqm 
 

3 

Childcare  

No. of children: 

 
Room 1 ( 56m2)  

Room 2 (57 m2) 

Room 3 (57m2) 

Room 4 (72 m2) 

Room 5 (72 m2) 

Staff required: 

(1:4 ratio for 48 
children between 0-3 
years and 1:11 for 44 
children between 3-5 
years) 

 
92 children 

16 

16 

16 

22 

22 

16 
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Use 

Childcare 

3.4 The childcare centre use proposes operating hours of 6.30am to 6.30pm Monday 
to Friday.  There are five rooms which can accommodate a maximum of 92 
children, with 16 staff required to service the centre at full capacity.  The planning 
report indicates that a maximum of 17-18 staff may be expected at peak times 
(accounting for any additional administrative staff etc). 

Medical Centre 

3.5 The Medical Centre is proposed to accommodate 3 health service providers 
between the hours of 9:00am to 6:00pm Monday to Friday and 9:00am to 5:00pm 
Saturdays.  Additional administration staff will be employed as necessary. 

 

Car parking 

Dwellings: 

 2   x 1 bedroom: 

 12 x 2 bedroom: 

 2   x 3 bedroom: 

 Resident visitors: 

Total resident parking: 

 

Childcare: 

 0.22 per 92 children 

 

Medical Centre: 

  3.5 per 100smqm LFA (266-or 
257.99sqm) 

 

Unallocated 

 2 spaces 

No. of car spaces 
required: 
 

 2 

 12  

 4 

 0 (PPTN) 

18 spaces 

 

 20 spaces 

 

 

 9 

 

No. of car spaces provided on-
site: 
 

 2 

 12 

 4 

 **shared provision 

18  spaces 

 

 20 spaces 

 

 

 9 spaces 

 

 

** 2 excess spaces for shared 
use by childcare staff during 
operating hours and visitors at 
other times. Visitors will also 
have use of all other childcare 
and medical spaces outside of 
use hours. 

Total car parking: 47 spaces required 49 spaces provided 
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Design layout 

3.6 The ground floor level accommodates the medical centre component and four of 
the residential dwellings, in addition to the main street entrance to the building.  
The medical centre has a reception area adjacent to the main building entry, with 
three consulting rooms located to the west of this transitionary area.  The 
consulting rooms are essentially underground and are provided natural light 
access through highlight windows along the western elevation. The remaining 
floor area is occupied by the four dwellings and their associated terraces oriented 
to the north, east and south.  

3.7 The first floor is purely residential and contains a further 10 apartments and their 
respective balconies which are spaced across each elevation.  

3.8 The second floor level accommodates five childcare rooms, in addition to a 
reception area, office, kitchen and shared bathrooms.  Two apartments sleeve 
the eastern side of this floor level. The apartments and each of the children’s’ 
rooms are provided with a balcony. 

3.9 The majority of the second floor level roof space accommodates a rooftop play 
area for the children.  Two small building cores provide for lift and stair 
connections to the rooftop and bathroom facilities.  A pergola structure extends 
between these two building cores to provide a covered play area, however is 
otherwise open to the sky, with 1.7 metre high feature mesh balustrades securing 
the perimeter. 

Pedestrian and vehicle access and layout 

3.10 Two levels of basement car parking service the development, accessed via a 
new crossover at the eastern end of the frontage. The first basement provides 22 
car spaces, 16 of which are allocated to childcare centre parking and 6 to the 
medical centre.  The second basement level provides 27 spaces, including all 18 
required resident spaces, 3 for medical staff and 4 to childcare centre staff. The 2 
excess spaces are unallocated, though intended for use by childcare centre staff 
during operating hours, and for resident visitors outside of these hours.  

3.11 The main entrance is serviced by stairs and ramp access from the frontage.  
There three individual uses are providing with independent entries, with an 
internal “splitting” of the corridors to separate the residential and non-residential 
uses and their individual lift cores. The medical centre and child uses share a lift 
connection between the basement and their respective floor levels, and the 
dwellings are separately serviced and secured from general access. This 
arrangement is repeated through each level.  

3.12 A total of 19 bicycle spaces are provided across the two basement levels and 
within the frontage setback. A shared bin storage enclosure is at the first 
basement level, servicing all three use components.  
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Landscaping 

3.13 All existing vegetation will be removed.  The proposed garden areas will exhibit a 
layered landscape theme consisting of canopy trees along the perimeter of the 
site, in addition to understorey planting and ground covers.  Five canopy trees 
capable of reaching more than 8 metres in height (Crepe Myrtles and Capital 
Pears) are proposed along the site frontage, in addition to other smaller trees and 
shrubs.  A variety of trees is proposed along the rear boundary, and includes a 
hedge-like cluster of Lilly-Pillies in addition to feature native bottlebrushes, all 
providing evergreen foliage.  A similar variety of planting is proposed along the 
side boundaries, positioned in response to any adjacent vegetation on 
neighbouring properties.  

Design Detail 

3.14 The non-residential uses are not accentuated in the overall architectural styling, 
but rather integrated to present a uniform and attractive “residential” appearance. 
The medical centre component is benched into the site frontage, with the boxed 
elements enclosing the residential balconies being the predominant feature of the 
main facade.  The balconies and rooftop play spaces associated with the 
childcare centre are differentiated with the use of a feature mesh balustrades, 
though are positioned to integrate with, and appear as extensions of the 
residential balconies.  Permanent shading structures are used upon the rooftop 
(in place of shade sails). 

3.15 External walls are predominantly in a cement composite cladding which 
incorporates a patterned or tiled look in varying shades of grey. Accents include 
timber soffits within the boxed framing features, metal louvres and patterned 
mesh screen designs in lighter and darker colours shades. Whilst no front fence 
is proposed, the mesh screening (to match the childcare balustrades) is utilised 
for the pedestrian ramp rails and service cabinets.  

 

4. LEGISLATIVE REQUIREMENTS 

4.1 Refer to Attachment 2. 

4.2 A permit is required under the following Clauses of the Manningham Planning 
Scheme: 

Clause 32.07 Residential Growth Zone, Schedule 2: 

 Clause 32.07-2 for use of the land for a childcare centre and a medical 
centre (where the Leasable Floor Area (LFA) exceeds 205sqm); 
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 Clause 32.07-5 to construct two or more dwellings on a lot; 

 Clause 32.07-8 to construct a building or construct or carry out works for a 
use in Section 2; 

Clause 43.02 Design and Development Overlay, Schedule 8:  

 To construct a building or construct or carry out works, including a front 
fence. 

Clause 52.29 Land Adjacent to a Road Zone Category 1 or a Public Acquisition 
Overlay for a Category 1 Road: 

 To create or alter access to a road in a Road Zone, Category 1.  

5. REFERRALS 

External 

5.1 As the proposal involves the creation of a new accessway (and removal of 
redundant crossovers), the application was referred to VicRoads as a 
determining referral authority. 

5.2 VicRoads has not objected to the proposal, subject to the inclusion of one 
condition of approval. 

Internal 

5.3 The application was referred to a number of service teams within Council.  The 
following table summarises the responses:- 

Service Unit Comments  

Infrastructure Services Unit 
– Drainage 

 No objection subject to conditions for the provision of on-
site storm water detention and outfall drainage construction 
between the site and pit in Lincoln Drive.  

Infrastructure Services Unit 
– Vehicle Crossing 

 The new crossover – as per VicRoads requirements 

 Condition to require redundant crossovers to be removed 
and nature-strip and kerbs reinstated. 

Infrastructure Services Unit 
– Access and Driveway 

 No objection – Design Standards met.   

 Conditions to require driveway gradient approval prior to 
the endorsement of plans and swept paths for B85 and 
waste vehicles on site plans. 

Infrastructure Services Unit 
– Traffic and Car Parking 

 The number of car parking spaces is in accordance with 
Clause 52.06-5.  
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Service Unit Comments  

 Condition to require signage for resident parking and staff 
parking within the lower basement.   

 The car spaces in the upper basement can be used by all 
patrons, visitors included. 

Infrastructure Services Unit 
– Car Parking Layout 

 The car park layout is satisfactory.   

Infrastructure Services Unit 
– Construction 
Management 

 No objection subject to a requirement for the provision of a 
construction management plan. 

Infrastructure Services Unit 
– Waste 

 No objection subject to conditions for on-site private waste 
collection based on an approved waste management plan. 

Infrastructure Services Unit 
– Easements 

 No objection. 

Infrastructure Services Unit 
– Flooding 

 The site is not subject to inundation from Council’s 
drainage system. 

Integrated Planning Unit – 
Sustainability  

 No objection subject to conditions requiring amendments to 
the assessment in order to meet Council’s current 
expectations for Environmentally Sustainable Design (ESD) 
standards.  

Children’s’ Services  Plan detailing required to demonstrate sufficient 
unencumbered space for the allocated number of children 
per room (accounting for door swings, bag lockers, storage, 
cots, nappy change, etc.). Supervision of rooftop area and 
consider visibility. (Conditions required) 

Health   The proposed child care centre must apply and obtain a 
Food Act Registration with Council’s Health Unit prior to 
any fit out and commencement of trade. (Permit Note 
required) 

6. NOTIFICATION 

6.1 Notice of the application was given over a three-week period which concluded on 
22 May 2019, by sending letters to nearby property owners and occupiers and 
displaying a large sign upon the frontage. 
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6.2 One objection has been received to date from the following property: 

 2 Haldane Court, Doncaster East (owners of 2 Nirvana Crescent); 

6.3 The main grounds of the objection can be summarised into the following  
categories: 

 Traffic and car parking (traffic congestion and insufficient parking); 

 Off-site amenity impacts (lack of privacy, overshadowing, noise, loss of 
views); 

 Scale and bulk; 

 Loss of vegetation; and 

 Property devaluation. 

6.4 A response to the grounds of objection is included in the assessment section of 
this report. 

7. ASSESSMENT 

Planning Policy Framework 

7.1 Policy emphasises the need for a mix of well-designed developments, with higher 
densities particularly encouraged in and around activity centres and along main 
roads, being areas best serviced by transport and infrastructure.  At a higher 
level, the site’s main road location and proximity to a neighbourhood activity 
centre supports the concept of the “20 minute neighbourhood”, as does the 
mixed use nature of the building.   

7.2 Increasing housing densities in proximity to activity centres serves to provide the 
population with access to vital facilities, and in turn ensures that our local activity 
centres maintain long-term viability.  This is further reinforced by the site’s 
location within the Principal Public Transport Network Area and through Clause 
18.02-2R which seeks to increase the diversity and density of development within 
the identified network areas. 

7.3 In addition to providing for increased housing supply and diversity in choice, the 
incorporated childcare and medical centre uses provide two new community 
based facilities to service local area, as supported by the purpose of the zone. 
This is also consistent with Clause 21.09 Activity Centres and Commercial 
Development, which encourages complimentary community services in proximity 
to Neighbourhood Activity Centres, in this case being the Bulleen Plaza Activity 
Centre located less than 300 metres away.  More specifically, the proposal meets 
the criteria of Clause 22.05 Non-Residential Uses in a Residential Areas for the 
reasons detailed in the latter assessment, and noting that the integration of non-
residential into higher density developments is specifically encouraged.   

7.4 Clause 21.05 Residential nominates the site within Precinct 2 which is an area 
nominated for a substantial level of change. In pursuit of the urban consolidation 
principles established by the State-wide visions mentioned above, ‘apartment’ 
style developments are specifically encouraged.  The proposal achieves this 
through the consolidation of land to provide for a larger multi-storey building.  In 
determining the appropriateness of the built form, the design objectives and 
policy requirements of the DDO8 provide guidance.   
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7.5 In summary, the proposal has successfully integrated the non-residential use 
components into the building design, thus achieving the overarching objectives 
and policy requirements of the DDO8.  The built form is reflective of the overall 
height and proportions expected on an allotment of this size, generous boundary 
setbacks will protect residential amenity and respond to the alternate zoning to 
the rear, car parking is well integrated into the design and sufficient deep soil 
areas will ensure canopy trees can successfully establish and grow to a 
commensurate height to the building.  

7.6 For these reasons, it is submitted that there is strong strategic justification in 
support of the proposed development.  

Use and location 

Location 

7.7 Whilst the residential component is a clearly encouraged land use within this 
location, the inclusion of medical centre and childcare centre uses requires 
assessment under the locational criteria of Clause 22.05 Non-Residential Uses in 
Residential Areas.   

7.8 The proposal meets the first test, in being located within the RGZ, which is a 
preferred location for such uses.  The specific locational criteria is also met as the 
proposal achieves the following: 

 It is within a walkable distance to the Bulleen Plaza Activity Centre, along 
with other community based facilities within this general precinct such as a 
Municipal library, other medical centre facilities and a nearby primary 
school; 

 The site has direct access to Manningham Road, which is a Road Zone; 

 There are numerous bus routes servicing Manningham Road, including a 
smart bus, which provides connections to other Major Activity Centres and 
the CBD; 

 Pedestrian footpaths and signalised crossings facilitate walkable access; 
and 

 Whilst not utilising an existing building, the proposed building is not purpose 
built for just one use, but for multiple uses.  The floor plan can also be 
adapted to other uses if so desired in the future (subject to planning 
approval).  

7.9 The adaptability of the building is a particularly positive feature of the proposal. 
Whilst the balconies provided to the childcare rooms serve to improve ESD 
efficiency (though increased light and airflow), they also provide the ability to 
retrofit this space to further residential apartments, should demand for the facility 
decrease and no longer be economically viable.  Similarly the medical centre 
component provides a relatively flexible floor plan which could accommodate 
other non-residential uses, or even communal facilities for residents. 

7.10 Policy encourages non-residential uses to be located at ground level, with the 
residential uses above.  Whilst the medical centre is at ground level, this 
approach is not adopted for the childcare centre, being located at the top level.  
The benefit of this layout is that it enables utilisation of a rooftop play area, in 
place of ground level outdoor play space.  This in turn retains the ability to 
dedicate the site perimeter to landscaping, with the raised nature of the space 
also likely to reduce noise impacts upon adjoining properties.  
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7.11 Given there are no childcare centres in this particular section of Manningham 
Road, the facility would offer a beneficial service to the residents of the nearby 
community.  The future residents of the building could also utilise the services 
offered by the two incorporated uses, and even seek employment. 

7.12 There are other medical centres in the general vicinity, however the proposed 
facility offers the ideal opportunity to house health service providers that could 
immediately service the childcare centre attendees and the residents.  General 
economics would also expect that the type of health or medical service occupying 
the suites would likely fill any “gaps” within the services currently provided within 
the immediate surrounds, rather than compete. 

Childcare Use 

7.13 The proposed hours of operation between 6.30am and 6.30pm are reasonable in 
context of the residential setting. The commencement time is likely to see the 
arrival of staff, with peak child drop-offs generally occurring between 7:00am to 
10:00am. Evening amenity is protected by the 6:30pm closure time. 

7.14 The internal amenity of residents during the daytime operating hours can be 
mitigated through the implementation of the noise attenuation measures 
recommended in the submitted Acoustic Report. Some of these include double or 
thickened glass, specific slab construction, floor underlay and ceiling treatments, 
and an inter tenancy wall installed between the centre and two apartments on the 
same level. Conditions will require all above-said measures to be listed on plan 
and considered in the updated SMP. 

7.15 The Acoustic Report also recommends a Noise Management Plan be provided to 
detail operational measures with respect to play areas (i.e. staging play times so 
that half children playing on rooftop any one time). This is not too regulatory or 
unreasonable to condition, given it is common practice for the 0-3 year old and 3-
5 year old play times to be segregated for age appropriate play.  

7.16 The plans lack some detail regarding the layout of the rooms, particularly in 
regard to the “unencumbered” space available when accounting for required 
facilities such as bag lockers, storage etc.  A condition will require this be detailed 
on plan, and that the maximum 92 child places be reduced if deemed necessary 
by the resulting unencumbered floor space calculations.  

Medical Centre Use 

7.17 Three Health Service Providers are proposed for the medical centre, seek to 
operate between the hours of 9:00am to 6:00pm Monday to Friday, and 9:00am 
to 5:00pm Saturdays.  The week-end operations are considered reasonable, 
particularly given the earlier closing time and that the childcare use would not be 
operational. 

7.18 The ground floor location of the centre and general separation of the suites from 
the remaining uses achieve an appropriate layout.  There is direct access from 
the frontage and shared use of the childcare centre lift from the basement level. 
The amended plans seem to have omitted the internal connection between the lift 
and medical centre, therefore a condition will require it be reinstated in a suitable 
internal location.   
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7.19 Whilst the type of medical centre use cannot be controlled, the intensity of use 
can be managed to have regard for its residential setting.  Conditions will require 
not more than 2 support staff be permitted in addition to the three providers, and 
that they see patients on an “appointment based” operation to manage the 
number of patients present at any one time (to avoid a “walk-in” style bulk-bill 
clinic). This would also assist with the management of car parking generation and 
demands.  

Design and built form 

7.20 Clause 22.05 requires buildings complement the preferred built form with respect 
to building scale, siting, height, massing, setbacks etc. Clause 55 similarly 
requires the design or residential development respect the existing or preferred 
neighbourhood character and respond to the features of the site. The preferred 
neighbourhood character for this site is shaped by the policy requirements of the 
DDO8. 

7.21 The proposal is considered to satisfy the requirements relating to: 

 Clause 55.02 (Neighbourhood Character) 

 Clause 55.03 (Site Layout) 

 Clause 55.05 (Design Detail); 

 Clause 22.05 (Non-residential uses in residential areas) 

7.22 As detailed in the table below, the built form policy requirements of the DDO8 
have also been satisfied.  Where design modifications or further justification is 
required, the following is offered: 

Height 

7.23 The site area of 1,672sqm is slightly less that than minimum 1800sqm lot size 
generally expected to accommodate an 11 metre building height.  The lesser site 
area would suggest that a 10 metre height be applied, however this is a 
discretionary requirement.  The sectional diagrams indicate a maximum height of 
11.8 metres, however, it must be acknowledged that this measurement is taken 
to the small, centrally located lift core and stairwell that services a largely “open-
aired” rooftop play area.  It also incorporates the lift overrun which would 
ordinarily be excluded from height measurements.  When these small fourth 
storey “pop-ups” are omitted, the building height actually averages substantially 
less.  
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7.24 The rooftop building cores are setback over 13 metres from the more sensitive 
rear boundary and GRZ interface, and sit well beneath the 14.5 metre 
discretionary maximum height permitted under the RGZ which applies to the site.  

Form 

7.25 Overall, the architectural presentation is considered to be of a high quality.  
Whilst appearing to have a relatively simplistic form on plan, it is cleverly 
articulated through the careful placement of deep central intends into the front 
and rear facades, and through varying depths of balcony projections and material 
applications.  Attention is immediately drawn to the feature boxed elements 
enclosing the balconies. These are elegantly finished with timber soffits and 
louvres against patterned cement clad walls.  

 

7.26 The grey colour palette is lightened as height increases to appear less prominent 
or “heavy”.  Whilst the timber soffits adds some warmth to the overall grey tones, 
there is benefit in requiring some warmer tints in the choice of colour shade.  It is 
acknowledged that contemporary designs seem to preference cooler colour tones 
(as seen on the approved building at No. 316), however there is risk that the 
emerging streetscape will appear quite stark and monotone.   A condition will 
therefore require the colour selection be more representative of the “warmer” 
tones shown on the 3d render on TP204, which would also better compliment the 
red brick and cream rendering of existing homes surrounding.  

7.27 Both basement levels are setback 3.845 metres from the southern boundary.  
Basement levels are suggested by policy to be setback 4 metres to facilitate the 
establishment of landscaping along a rear boundary. This very minor shortfall is 
acceptable, as demonstrated by the landscape plan and its ability to establish a 
thorough planting theme (largely consisting of canopy trees) within this space.   

7.28 The basement does project up to 2.15m above natural ground level toward the 
south-eastern side of the building footprint, however in consideration of the site’s 
sloping nature, this is essentially unavoidable.  The way in which the projecting 
basement area is used to service three large terraces, with the wall of the levels 
above setback even further (6 metres or more) from the rear boundary is the 
positive design response applied, and precisely what policy expects in this 
situation.  This in turn leaves a full 3.5 metres of unoccupied space for planting, 
which is quite substantial, noting that most developments seek to utilise a good 
portion of the rear setback area to provide ground level courtyards. 
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Landscaping 

7.29 The basement extends forward of the main building front setback (located 3.6 
metres from the frontage), however is completely concealed beneath the natural 
ground in this location, while the area above is utilised for terraces and hard 
stand areas, as generally expected in the vicinity of main building entries.  Deep 
soil areas for canopy tree planting are retained along the alignment of the front 
boundary. There is opportunity to soften the hard standing area adjacent to the 
entries through a conditional requirement for planters where generally adjacent to 
the residential building entrance and courtyard of Apartment 101 (as generally 
indicated in red in below image).  

 

7.30 The remaining built form considerations of the DDO8 have been satisfied as 
follows: 

Design Element Compliance 

Building Height and Setbacks DDO8-1 (Main Roads) 

 11 metres provided the condition 
regarding minimum land size (1800sqm 
all in the same precinct) is met. 

 

Satisfied  

Height is considered appropriate for reasons 
detailed at setion 7.23 of assessment. 

 

 

 Minimum front street setback is the 
distance specified in Clause 55.03-1 or 6 
metres, whichever is the lesser.   

 For the purposes of this schedule, 
balconies, terraces and verandahs may 
encroach within the street setback by a 
maximum of 2 metres. 

 

 

 

Satisfied 

The building is setback 7.3 metres from the 
frontage, which exceeds the 6 metres 
permitted. Balconies do not encroach more 
than 2 metres into this setback and 
incorporate “breaks” across the frontage. 
Exceeding the minimum setback requirement 
is considered responsive to the achievement 
of both the ramped access into the building, 
and sufficient space for the anticipated level 
of landscaping.  
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Design Element Compliance 

Form 

 Ensure that the site area covered by 
buildings does not exceed 60 percent. 

 Provide visual interest through 
articulation, glazing and variation in 
materials and textures. 

 Minimise buildings on boundaries to 
create spacing between developments. 

 

Satisfied 

The site coverage meets the 60% 
requirement.  No boundary construction is 
proposed and high quality interest is achieve 
with slight variation to colour recommended, 
as detailed in section 7.26 of assessment. 

 Where appropriate ensure that buildings 
are stepped down at the rear of sites to 
provide a transition to the scale of the 
adjoining residential area.  

 Where appropriate, ensure that buildings 
are designed to step with the slope of the 
land. 

Satisfied 

Setbacks to the rear boundary are generous, 
being 6 metres for the ground and first floor 
and 7.1 metres at the second floor level. The 
building elements upon the rooftop are over 
13 metres from the rear boundary. These 
rear setbacks satisfactorily offset the slope 
constraints. 

 Avoid reliance on below ground light 
courts for any habitable rooms. 

Satisfied 

The medical centre suites are essentially 
below ground level, though provided with 
1900mm high windows to enable natural light 
source.  This is an acceptable response for 
non-habitable rooms.    

 Ensure the upper level of a two storey 
building provides adequate articulation to 
reduce the appearance of visual bulk and 
minimise continuous sheer wall 
presentation. 

N/A  

 

 Ensure that the upper level of a three 
storey building does not exceed 75% of 
the lower levels, unless it can be 
demonstrated that there is sufficient 
architectural interest to reduce the 
appearance of visual bulk and minimise 
continuous sheer wall presentation. 

Satisfied 

The third storey footprint is approximately 
73% of the floor levels below.  The third level 
is also well articulated arnd visibly recessed 
from the levels below.  

 Integrate porticos and other design 
features with the overall design of the 
building and not include imposing design 

Satisfied 

The projecting “boxed” balcony elements 
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Design Element Compliance 

features such as double storey porticos. positively enhance the overall architectural 
quality of the building and will not be 
imposing or dominating, particularly given 
they are setback 5.3m from the frontage. 

 Be designed and sited to address slope 
constraints, including minimising views of 
basement projections and/or minimising 
the height of finished floor levels and 
providing appropriate retaining wall 
presentation.  

Satisfied 

The design suitably manages slope 
constraints. 

 Be designed to minimise overlooking and 
avoid the excessive application of screen 
devices. 

Satisfied  

Overlooking has been treated through the 
application of louvred elements with 
restricted openings upon balconies facing a 
residential interface. This enables residents 
some outward view to preseve internal 
amenity, whilst protecting privacy.  

 Ensure design solutions respect the 
principle of equitable access at the main 
entry of any building for people of all 
mobilities. 

Satisfied 

The pedestrian ramp into the building 
achieves a 1:14 gradient, in addition to lift 
access servicing each level. 

 Ensure that projections of basement car 
parking above natural ground level do not 
result in excessive building height as 
viewed by neighbouring properties. 

 Ensure basement or undercroft car parks 
are not visually obtrusive when viewed 
from the front of the site. 

  Integrate car parking requirements into 
the design of buildings and landform by 
encouraging the use of undercroft or 
basement parking and minimise the use 
of open car park and half basement 
parking. 

Satisfied 

Whilst the basement is substantially beneath 
the ground level, the projection in the south-
west is somewhat unavoidable, with 
additional height associated with this element 
suitably offset by more generous boundary 
setbacks. In context of the neighbouring 
conditions and treatment proposed, this 
projection will not cause detriment.  As 
viewed from Manningham Road, the 
basement is completely concealed.  

 

 Ensure the setback of the basement or 
undercroft car park is consistent with the 
front building setback and is setback a 
minimum of 4.0m from the rear boundary 
to enable effective landscaping to be 
established.  

 Ensure that building walls, including 

Satisfied 

Rear basement setback is considered 
appropriate. 
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Design Element Compliance 

basements, are sited a sufficient distance 
from site boundaries to enable the 
planting of effective screen planting, 
including canopy trees, in larger spaces. 

 Ensure that service equipment, building 
services, lift over-runs and roof-mounted 
equipment, including screening devices 
is integrated into the built form or 
otherwise screened to minimise the 
aesthetic impacts on the streetscape and 
avoids unreasonable amenity impacts on 
surrounding properties and open spaces. 

Satisfied  

The metering and service cabinets are 
provided in a condensed manner at the 
western end of the frontage.  The use of 
mesh screening upon the metering cabinets 
provides an integrated design response 
which draws upon the screening material 
applied to the play area balconies and ramp 
balustrades. 

Car Parking and Access 

 Include only one vehicular crossover, 
wherever possible, to maximise 
availability of on street parking and to 
minimise disruption to pedestrian 
movement. Where possible, retain 
existing crossovers to avoid the removal 
of street tree(s). Driveways must be 
setback a minimum of 1.5m from any 
street tree, except in cases where a 
larger tree requires an increased 
setback. 

 Ensure that when the basement car park 
extends beyond the built form of the 
ground level of the building in the front 
and rear setback, any visible extension is 
utilised for paved open space or is 
appropriately screened, as is necessary. 

 Ensure that where garages are located in 
the street elevation, they are set back a 
minimum of 1.0m from the front setback 
of the dwelling. 

 Ensure that access gradients of 
basement carparks are designed 
appropriately to provide for safe and 
convenient access for vehicles and 
servicing requirements. 

Satisfied  

Vic Roads is the roads authority for the 
location of any new crossover.  Vic Roads 
have no objection to the proposal. 

 

No street trees are affected by the 
development. 

 

Gradients into the basement car park are 
designed to ensure safe access and egress 
to and from the site.  Basement projections 
have been suitably treated. 
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Landscaping 

 On sites where a three storey 
development is proposed include at least 
3 canopy trees within the front setback, 
which have a spreading crown and are 
capable of growing to a height of 8.0m or 
more at maturity 

 Provide opportunities for planting 
alongside boundaries in areas that assist 
in breaking up the length of continuous 
built form and/or soften the appearance 
of the built form. 

 

Satisfied 

Three canopy trees capable of reaching at 
least 8 metres in height are accommodated 
within the front setback, in addition to 
supplementary trees and understorey 
planting.  

 

Canopy trees and hedge-forming species are 
proposed along the side and rear boundaries 
to establish a dense screen of vegetation 
which will, in time, soften and reduce views 
of the built form from adjoining properties.  

 

Fencing 

 A front fence must be at least 50 per cent 
transparent. 

 On sites that front Doncaster, Tram, 
Elgar, Manningham, Thompsons, 
Blackburn and Mitcham Roads, a fence 
must: 

 not exceed a maximum height of 
1.8m 

 be setback a minimum of 1.0m 
from the front title boundary. 

and a continuous landscaping treatment 
within the 1.0m setback must be 
provided. 

Satisfied  

No front fence is proposed per se, however 
the 3-D renders indicate that a handrail is 
proposed to support the pedestrain ramp 
leading into the building entrance.  The 
balustrade is designed to match to mesh 
screening utilised upon the balcony 
balsutrades, but given it within 3 metres of 
the frontage, a condition  will require it 
demonstrate a suitable level of transparency. 

 

Two or more dwellings on a lot and residential buildings; 

7.31 Pursuant to Clause 55 (Two or more dwellings on a lot and residential buildings), 
a development must meet all of the objectives of this clause and should meet all 
of the standards.  It is noted that Clauses 55.03-5, 55.03-6, 55.04-8, 55.05-1, 
55.05-2 and 55.05-6 are not applicable to an application to construct an 
apartment development. 

7.32 As detailed in the table below, the development satisfies all objectives of 
relevance to the application. Where design modifications or further justification is 
required, the following is offered:   

Clause 55.04-1 Side and rear setbacks  
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7.33 The setbacks numerically required by Standard B17 of Clause 55.04-1 have been 
met in all instances, with exception of two minor wall/balcony elements upon the 
western elevation, circled in red in the image below.  

 

7.34 These elements are located at the southern end of the eastern elevation, where 
slope is greatest.  The eastern boundary setbacks proposed fall approximately 
25cm short of the setback suggested by Standard B17.  These shortfalls are 
located opposite a narrow service yard of No. 130 Manningham Road. The 
adjoining dwelling has no windows facing this particular section of the building.  
Neighbouring residents utilising the service yard would not see beyond the 
boundary fence, and therefore these small encroachments are unlikely to be 
perceivable. 

7.35 Furthermore, there will be no impact upon the townhouses approved for 
construction on this neighbouring property, which are designed to include a 
garage on the boundary in this location, and no direct outlook toward the site with 
respect to window designs and primary open space locations. For these reasons, 
the Objective is satisfied, as the impacts associated are minimal if any. 

7.36 With respect to the third level bathroom element servicing the rooftop play area, it 
is unclear on elevation if the required western boundary setback is met.  A 
condition will require compliance with the Standard be demonstrated in this 
instance.  The wall is located opposite the more sensitive courtyards of the two 
adjoining units, which are unlikely to be redeveloped despite their growth zoning. 
The setback or wall treatment could also be readily modified without compromise 
to the design, if compliance is not currently achieved.  

Noise impacts– Clause 55.07-6 
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7.37 The submitted Acoustic report suggests that no more than half of the children 
would utilise the rooftop play area at any one time. The predicted noise levels 
were measured by placing noise sensitive receivers within the residential lot 
boundaries surrounding and within the site; outside windows to habitable areas, 
or within grounds at a height of 1.5 metres.  The assessment results suggests 
that the noise levels would range between 39-50dB, falling within the 55sB 
conformance guidelines.  

7.38 The report concludes that the attenuation of noise with distance is expected to 
provide sufficient sound reduction for noise levels from outdoor play, to comply 
with AAAC guideline criteria. Additionally, a noise management plan is 
recommended for the centre and will be required to ensure appropriate practices 
are implemented with respect to the play area use and general operations.  

7.39 It should also be noted that the balconies associated with the childcare rooms 
have been provided for ESD purposes to accommodate sizeable openings for 
improved access to daylight and ventilation. These windows would otherwise 
need to be highlight windows for safety reasons, which would for a poor level of 
internal amenity and poor architectural outcome.  Whilst not intended to be used 
as play areas, a condition will require an updated assessment to review any 
acoustic measures or restrictions applicable.  

Daylight to new windows – Clause 55.05-3 

7.40 Four apartments have a single aspect to the south-west which is a limitation of 
the site’s orientation.  The two ground level apartment meet the daylight to new 
window requirements of Standard B27, however as highlighted in the SMP, the 
overall daylight factor percentage for the total living area of Apartment 103 is 
quite low (only 44% of total area living space receives good daylight access, as 
highlighted in green below).  

7.41 The balcony overhangs associated with the dwellings directly above the living 
room window are a likely contributing factor to the reduced daylight, in addition to 
the need for high screening around the permitter of the adjacent balcony.  A 
condition will require that the balcony depth of Apartments 207 above be reduced 
by 250mm to in turn increase daylight and create a more “open” outlook and sky 
view.  The same requirement will be applied to Apartment 208 to retain symmetry 
across the elevation, and similarly improve daylight access to Apartment 104 
directly below. The affected balconies will still retain an overall area of at least 
18sqm with this change. 
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7.42 A condition will also require the windows of the inset bedrooms windows to 
Apartments 208, 202, 203 be widened (to match the general width highlighted in 
yellow above) to improve daylight access. A highlight window (as generally 
shown in red above) will also be required upon the internally facing elevations of 
the corresponding bedrooms for Apartments 103, 104, 207 and 208 to ensure 
Standard B27 is met in all instances.  

7.43 The boxed balcony elements applied to the side or rear facing balconies 
(excluding those facing the street with clear glazed balustrades) will require a 
conditional modification to provide for one third of the perimeter coverings to be 
open, as required by the Standard.  This could be easily through the insertion of 
openings into the roof or side panels of the frames, or possibly through changes 
in balustrade materials.  

Accessibility and Functional Layout Clauses - 55.07-7 and 55.07-12 

7.44 Some of the apartments fall short of the required living room minimum 
dimensions and areas, particularly when accounting of circulation space. There 
are also a few instances where bedrooms are marginally below the minimum 3 
metre dimensions required.  Given many of these dwellings have two fully 
equipped bathrooms, there is ability to carry out internal modifications in 
preference for an improved layout for the more usable living room areas and 
bedrooms.  This could be easily achieved in most cases through reductions to or 
removal of surplus bathrooms, however there is possibility that Apartment 301 
and 302 may require the removal of a bedroom to achieve this, or be combined 
into one.     

7.45 Similarly, the required 50% of apartments should be modified to be achieve the 
accessibility requirements for the corridor widths and bathroom layouts. A 
condition will require the apartment layouts be modified as necessary to achieve 
compliance with the minimum requirements.   

7.46 The remaining considerations as relevant to Clause 55 are satisfied as follows: 
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OBJECTIVE OBJECTIVE SATISFIED / NOT-SATISFIED 

Clause 55.02 Neighbourhood Character and Infrastructure 

55.02-1 – Neighbourhood Character 

 To ensure that the design respects the 
existing neighbourhood character or 
contributes to a preferred neighbourhood 
character. 

 To ensure that development responds to 
the features of the site and the surrounding 
area. 

Satisfied  

The DDO8 determines the preferred 
neighbourhood chracter. The development is 
consistent with the desired future character 
as detailed in the assessments above.  

55.02-2 – Residential Policy 

 To ensure that residential development is 
provided in accordance with any policy for 
housing in the Municipal Planning Strategy 
and the Planning Policy Framework. 

 To support medium densities in areas 
where development can take advantage of 
public transport and community 
infrastructure and services. 

Satisfied  

The application was accompanied by a 
written statement that demonstrated how the 
applicant considers the development to be 
consistent with State, Local and Council 
policy. 

55.02-3 – Dwelling Diversity 

 To encourage a range of dwelling sizes and 
types in developments of 10+ dwellings. 

Satisfied   

The proposed development provides for a 
mixture of one, two and three bedroom 
layouts to provide for diversity and choice. 

55.02-4 – Infrastructure 

 To ensure development is provided with 
appropriate utility services and 
infrastructure. 

 To ensure development does not 
unreasonably overload the capacity of utility 
services and infrastructure. 

Satisfied  

The site has access to all services. The 
applicant will be required to provide an on-
site stormwater detention system to alleviate 
pressure on the drainage system. 

There are no service supply issues in the 
subject neighbourhood. 

55.02-5 – Integration With Street 

 To integrate the layout of development with 
the street. 

Satisfied  

The main entry is oriented to face the main 
street frontage and provides for a stair 
connection, in additon to the more accessble 
options of ramped access and internal lift 
services.  

The proposed development provides 
adequate vehicle links via the basement. 

Clause 55.03 Site Layout and Building Massing 

55.03-1 – Street Setback 

 To ensure that the setbacks of buildings 
from a street respect the existing or 
preferred neighbourhood character and 
make efficient use of the site. 

Satisfied 

The building setbacks exceeds the 6 metres 
preferred by the DDO8.  
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OBJECTIVE OBJECTIVE SATISFIED / NOT-SATISFIED 

55.03-2 – Building Height 

 To ensure that the height of buildings 
respects the existing or preferred 
neighbourhood character. 

 

Satisfied  

The maximum building height and average 
heights overall heights are consistent DDO8 
requirements. 

55.03-3 – Site Coverage 

 To ensure that the site coverage respects 
the existing or preferred neighbourhood 
character and responds to the features of 
the site. 

Satisfied  

Site coverage does not exceed 60%. 

55.03-4 – Permeability and stormwater 
management 

 To reduce the impact of increased 
stormwater run-off on the drainage system. 

 To facilitate on-site stormwater infiltration. 

Satisfied  

At least 20% of the site is comprised of 
pervious surfaces.  

 

55.03-5 – Energy Efficiency 

 To achieve and protect energy efficient 
dwellings. 

 To ensure the orientation and layout of 
development reduce fossil fuel energy use 
and make appropriate use of daylight and 
solar energy. 

This clause does not apply to an 
apartment development. 

55.03-6 – Open Space 

 To integrate the layout of development with 
any public and communal open space 
provided in or adjacent to the development. 

This clause does not apply to an 
apartment development. 

55.03-7 – Safety 

 To ensure the layout of development 
provides for the safety and security of 
residents and property. 

Satisfied  

There are no obscured or isolated areas, with 
the main entries visible to the street and with 
surveillance also available from within the 
building.  

55.03-8 – Landscaping 

 To encourage development that respects 
the landscape character of the 
neighbourhood. 

 To encourage development that maintains 
and enhances habitat for plants and 
animals in locations of habitat importance. 

 To provide appropriate landscaping. 

 To encourage the retention of mature 
vegetation on the site. 

Satisfied 

The submitted landscape plan demonstrates 
a substantial mix of canopy trees, understory 
and ground covers within the boundary 
perimeters and is consistent with the 
landscaping requirements of the DDO8.  

Neighbouring vegetation is adequately 
protected.  Conditional requirements to apply 
tree protection measures during construction 
will be required.   
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OBJECTIVE OBJECTIVE SATISFIED / NOT-SATISFIED 

55.03-9 – Access 

 To ensure the number and design of 
vehicle crossovers respects the 
neighbourhood character. 

Satisfied  

One point of access is proposed and the 
crossover is designed to accord with 
VicRoads requirements, without exceeding 
the permissable width of the site frontage.   

55.03-10 – Parking Location 

 To provide convenient parking for resident 
and visitor vehicles. 

 To protect residents from vehicular noise 
within developments. 

Satisfied  

The basement provides a functional layout 
which provides a isabel arrangement which 
reduces conflict bewteen the three differiing 
uses.  The lower basement level will be 
reserved for residents and staff, leaving the 
more temporary arrival and departures of 
vehicles associated with medical centre 
patients and childcare drop-offs restricted to 
the upper level basement. 

Clause 55.04 Amenity Impacts 

55.04-1 – Side And Rear Setbacks 

 To ensure that the height and setback of a 
building from a boundary respects the 
existing or preferred neighbourhood 
character and limits the impact on the 
amenity of existing dwellings. 

Satisfied 

All setbacks comply with Standard B17. See 
assessment for conditional changes to 
address top level western setback and 
justification with respect to the following: 

 

Location 
Wall height 
(m) 

Setback 
required 
(m) 

Setback 
provided 
(m) 

Level 1 east 
elevation 

8.17 3.26 3 

Level 2 east 
balcony  

9.7 4.79 4.55 

 

 

55.04-2 – Walls On Boundaries 

 To ensure that the location, length and 
height of a wall on a boundary respects the 
existing or preferred neighbourhood 
character and limits the impact on the 
amenity of existing dwellings. 

N/A  

No walls on boundaries are proposed. 

55.04-3 – Daylight To Existing Windows 

 To allow adequate daylight into existing 
habitable room windows. 

Satisfied  

Windows in neighbouring dwellings are 
provided the necessary light court and 
setbacks from the development.   
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55.04-4 – North Facing Windows 

 To allow adequate solar access to existing 
north-facing habitable room windows. 

Satisfied  

The adjoining dwelling to the south at 1 
Lincoln Drive has one habitable room window 
within 3 metres of the common property.  
Building setbacks either meet or exceed the 
specified requirements of Standard B20. 

55.04-5 – Overshadowing Open Space 

 To ensure buildings do not significantly 
overshadow existing secluded private open 
space. 

Satisfied 

Shadowing affects the SPOS of the two 
dwellings to the south in the earlier hours of 
the day.  Shadows are greatest at 9.00am 
and then completely removed by midday.  
Even when shadowing is at its most at 
9.00am, only a marginal amount of the total 
open space areas of the adjoining properties 
are affected, falling well within the prescribed 
limits of Standard B21. It is also noted that 
the primary patio area of No 1 Lincoln Drive 
is covered and therefore not substantially 
affected. 

Shadows in the afternoon period will be cast 
toward No. 130 Manningham Road, however 
falling upon a service area already in shadow 
and not affecting the main POS area.  The 
approved townhouses have their SPOS 
areas oriented away from the common 
boundary so will be similarly unaffected. 

55.04-6 – Overlooking 

 To limit views into existing secluded private 
open space and habitable room windows. 

Satisfied 

All balconies are appropriately screened.  
The residential balconies are provided with a 
fixed louvered treatment where facing a 
residential abuttal. The mesh screening to 
the childcare element similarly offers privacy 
with not more than 25% transparency. All are 
to heights of at least 1.7m above the FFL as 
required to meet Standard B22. There are a 
limited number of unscreened windows within 
the central intent of the south elevations, 
though are located 9.6 metres from the site 
boundary and therefore do not require 
screening.  

55.04-7 – Internal Views 

 To limit views into the secluded private 
open space and habitable room windows of 
dwellings and residential buildings within a 
development. 

Satisfied 

Dividing walls or screens are appropriately 
applied to all balconies to prevent internal 
views.  

 

55.04-8 – Noise Impacts 

 To contain noise sources in developments 
that may affect existing dwellings. 

 To protect residents from external noise. 

This clause does not apply to an 
apartment development. 
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Clause 55.05 Onsite Amenity and Facilities 

55.05-1 – Accessibility 

 To encourage the consideration of the 
needs of people with limited mobility in the 
design of developments. 

This clause does not apply to an 
apartment development. 

55.05-2 – Dwelling Entry 

 To provide each dwelling or residential 
building with its own sense of identity. 

This clause does not apply to an 
apartment development. 

55.05-3 – Daylight To New Windows 

 To allow adequate daylight into new 
habitable room windows. 

Satisfied with condition  

See assessment for modifications required 
address areas of non-compliances.  

 

All other habitable room windows of the 
dwellings face onto an outdoor space with 
minimum area of 3m2 and a minimum 
dimension of 1.0m, in accordance with 
Standard B27. 

55.05-4 – Private Open Space  

 To provide adequate private open space for 
the reasonable recreation and service 
needs of residents. 

Satisfied 

All dwellings meet or exceed the minimum 
8sqm balcony areas required. Whilst 
Apartment 209 has only a 7sqm balcony to 
its west, it is provided with a supplementary 
balcony with an area of 13sqm to its south 
also, therefore totalling quite a substantial 
area. 

55.05-5 – Solar Access To Open Space 

 To allow solar access into the secluded 
private open space of new dwellings and 
residential buildings. 

Satisfied  

Most balconies have either a northern, 
eastern or western orientation and will 
receive a suitable amount of sunlight. 

 

Apartments 103, 104, 207 and 208 however, 
will have south-west facing balconies.  It is 
noted that these balconies are likely to 
receive some westerly sunlight.  This is not 
ideal, though somewhat unavoidable in 
apartment developments.  

55.05-6 – Storage 

 To provide adequate storage facilities for 
each dwelling. 

This clause does not apply to an 
apartment development. 

Clause 55.06 Detailed Design 

55.06-1 – Design Detail 

 To encourage design detail that respects 
the existing or preferred neighbourhood 
character. 

Satisfied 

As discussed above, the objectives and 
design guidelines of Clause 43.02 (DDO8) 
envisage contemporary, articulated and 
integrated architectural expression taking into 
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account the existing and preferred 
neighbourhood character. The proposal 
achieves this, providing a high quality 
architectural presentation with a high amount 
of articulation and interest.   

55.06-2 – Front Fence 

 To encourage front fence design that 
respects the existing or preferred 
neighbourhood character. 

Satisfied 

No front fencing is proposed.  

55.06-3 – Common Property 

 To ensure that communal open space, car 
parking, access areas and site facilities are 
practical, attractive and easily maintained. 

 To avoid future management difficulties in 
areas of common ownership. 

Satisfied 

The divisional treatment of the residential and 
non-residential uses is clear in the separation 
of the entries and corridors. 

The shared use of the excess spaces can be 
managed via a condition for these spaces to 
remain in common property.   

55.06-4 – Site Services 

 To ensure that site services can be installed 
and easily maintained. 

 To ensure that site facilities are accessible, 
adequate and attractive. 

Satisfied  

Meters are provided in cabinets along the 
main frontage as required, though treated in 
a manner that will integrate into the overall 
design of the building. 

 

Clause 55.07 Apartment Developments 

55.07-1 – Energy efficiency 

 To achieve and protect energy efficient 
dwellings and buildings.  

 

 To ensure the orientation and layout of 
development reduce fossil fuel energy use 
and make appropriate use of daylight and 
solar energy.  

 

 To ensure dwellings achieve adequate 
thermal efficiency.  

 

Satisfied  with condition  

The submitted Sustainability Management 
Plan states that for the purpose of BESS 
assessment, energy scores are 73% which is 
above best practice. 

 

With some modifications to the SMP, the 
proposal can meet Council’s ESD 
expectations for a development of this scale.  

 

See report for discussion regarding 
suggested improvements to daylight access.   

55.07-2 – Communal Open Space 

 To ensure that communal open space is 
accessible, practical, attractive, easily 
maintained and integrated with the layout of 
the development. 

 

 

Satisfied 

No external communal open space is 
proposed per se, however the rooftop play 
area associated with the childcare has been 
designed to integrate with the overall 
appearance of the development. Were the 
childcare use ever converted to dwellings, 
this area could serve as a high quality 
communal open space. 
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55.07-3 – Solar Access to Communal Open 
Space 

 The communal outdoor open space should 
be located on the north side of a building, if 
appropriate. 

 

Satisfied  

Whilst not relevant to the residential 
assessment, the rooftop play area has full 
sunlight exposure, with a portion covered for 
weather protection. 

55.07-4 – Deep soil areas and canopy trees  

 To promote climate responsive landscape 
design and water management in 
developments to support thermal comfort 
and reduce the urban heat island effect.  

Satisfied  

The proposed development would provide 
adequate opportunities (approximately 140 
sqm within the front setback of and 182sqm 
to the rear) for deep soil planting and 
landscaping.  

The submitted landscape plan shows 
plantation of four canopy trees within this 
deep soil area meeting the requirement of the 
standard. 

55.07-5 Integrated water and stormwater 
management  

 To encourage the use of alternative water 
sources such as rainwater, stormwater and 
recycled water.  

 

 To facilitate stormwater collection, 
utilisation and infiltration within the 
development. 

 

 To encourage development that reduces 
the impact of stormwater run-off on the 
drainage system and filters sediment and 
waste from stormwater prior to discharge 
from the site.  

Satisfied  

A 10,000L underground rainwater tank is 
proposed within the basement, according to 
the Sustainable Management Plan, and will 
be connected to toilets for flushing and 
landscape irrigation. 

Council’s Engineers have required an on-site 
stormwater detention system to alleviate 
pressure on the drainage system. 

55.07-6 Noise Impacts  

 To contain noise sources in developments 
that may affect existing dwellings.  

 

 To protect residents from external and 
internal noise sources. 

Satisfied  

See assessment. 

55.07-7 Accessibility  

 To ensure the design of dwellings meets 
the needs of people with limited mobility.  

Satisfied  

Less than half of the dwellings achieve the 
accessibility requirements of Standard B41, 
though can be readily achieved through 
some minor adaptations to bathrooms. 
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55.07-8 Building Entry And Circulation  

 

 To provide each dwelling and building with 
its own sense of identity.  

 

 To ensure the internal layout of buildings 
provide for the safe, functional and efficient 
movement of residents.  

 

 To ensure internal communal areas provide 
adequate access to daylight and natural 
ventilation.  

Satisfied  

The building entries are clearly defined and 
the residential and non-residential uses 
appropriately separated.  The non-residential 
entry can be used to display useful 
information about the businesses (hours of 
operations etc.) and be secured outside of 
operating hours for the safety of residents. 

The courtyard of Apartment 101 does have 
the building entries in proximity, however the 
separation of the non-residential entry doors 
(which are likely to be more frequently used) 
toward the western side of the frontage 
provides a reasonable “buffer” to preserve 
the amenity of this apartment.  

A review of the ability to achieve natural light 
to corridors through provision of a skylight 
feature etc. will be encouraged.  

55.07-9 Private Open Space Above Ground 
Floor  

 

 To provide adequate private open space for 
the reasonable recreation and service 
needs of residents.  

Satisfied 

The dwellings are provided with appropriate 
private open space areas, with each dwelling 
having a minimum of 10sqm of 
terrace/balcony.  

Whilst Apartments 206 and 209 provide an 
area of 7sqm accessible from the living area 
and with a width of 2 metres, the 1sqm 
shortfall compensated for via the provision of 
a secondary balconies providing an 
additional 13sqm area. 

55.07-10 Storage  

 

 To provide adequate storage facilities for 
each dwelling.  

 

Satisfied 

There is a lack of detailing on plan, however 
the assessment submitted suggests non-
compliances with the internal storage are as 
follows:  

Apartments 205 & 210 are 0.88m2 non-
compliant.  

Apt 201 & 204 are 1.0m2 non-compliant.  

Apt 101 is 0.10m2 non-compliant.  

Apt 302 is 0.2m2 non-compliant.  

Apt 104 is 0.71m2 non-compliant.  

Given the basement storage cages are larger 
than usual (10sqm), the objective is satisfied. 

55.07-11 Waste and Recycling 

 To ensure dwellings are designed to 
encourage waste recycling.  

 To ensure that waste and recycling facilities 
are accessible, adequate and attractive.  

 

Satisfied  

The submitted waste management plan 
proposes a private waste collection provided 
within the basement. Separate bins will be 
provided for residential and childcare use 
within the development.  
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 To ensure that waste and recycling facilities 
are designed and managed to minimise 
impacts on residential amenity, health and 
the public realm. 

55.07-12 Functional Layout  

 

 To ensure dwellings provide functional 
areas that meet the needs of residents.  

Satisfied  

Non-compliances have be observed on plan, 
however modifications will be require to 
address the following, as detailed in the 
assessment section: 

Ap. 201, 202, 204, 301 & 302– living area 
size and widths do not meet minimum 
requirements when accounting for circulation 
areas. Deletion/reduction to additional 
bathrooms could remediate this. 

Ap. 102, 103, 104, 202, 203, 207, 208 & 204 
– a bedroom is slightly less than the 
minimum 3m width requirement. 
Deletion/reduction to second bathrooms and 
modification to first bedroom could remediate 
this. 

55.07-13 Room Depth  

 

 To allow adequate daylight into single 
aspect habitable rooms.  

Satisfied  

The depth of the living/dining/kitchen areas of 
the dwellings comply with this standard 
requirement as their maximum depth 9m in 
the worst case scenario, with kitchens 
located furthest and floor to ceiling heights at 
least 2.7m. 

55.07-14 Windows  

 To allow adequate daylight into new 
habitable room windows.  

Satisfied 

No “snorkel” windows are proposed.  

55.07-15 Natural Ventilation  

 To encourage natural ventilation of 
dwellings.  

 To allow occupants to effectively manage 
natural ventilation of dwellings. 

Satisfied 

The required breeze paths for 50% of the 
dwellings are achieved (being those located 
on the outer corners of the building) which 
exceeds the minimum 40% required.   

Car Parking and traffic 

Car Parking 

7.47 The statutory car parking rates specified by Clause 52.06 of the Scheme relevant 
to the proposal require the following: 

 1 x space to each one to two bedroom dwelling; 

 2 x spaces to each three bedroom dwelling; 

 0.22 spaces per child for the childcare centre; 

 3.5 spaces per 100smq of medical centre leasable floor area (PPTN rate); 

 0 visitor parking (PPTN rate). 
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7.48 The State Government introduced the reduced rates noted above for visitor 
parking and the medical centre through amendment VC148 in July 2018. The 
servicing of the site by Smart buses has automatically included the site within the 
Principal Public Transport Network area.  Were this not applicable, the visitor 
parking requirement would be 3 spaces (in place of 0), and the medical centre 
would require 11 spaces (in place of the 9 required).  

7.49 The statutory requirement for 47 on-site spaces has been exceeded, with 49 
spaces provided on site.   

Childcare parking 

7.50 The 20 car spaces required under the Scheme have been allocated to the 
childcare centre use, with 16 at the upper basement level and 4 at the lower level 
to be allocated to staff.  Where the 92 places are filled, there would be 16 staff 
required, with a further 2 additional staff (director/office manager and a chef) also 
anticipated.  

7.51 The childcare centre staff present on site will change, depending on the number 
of booked places on any given day and time.  Certain days and times may see 
places quite heavily booked and others less, and the number of staff required will 
fluctuate accordingly. A condition will restrict not more than 2 supplementary staff 
at any one time, in addition to the minimum staffing required for the number of 
children being cared.  This should regulate the potential for excessive ancillary or 
support staff being on-site, and that the number of carers remains relative to the 
number of places booked. 

7.52 Drop-off and pick up times for childcare centres are quite different to schools with 
“set” start and finish times, and tend to result in parent parking demands being 
spread across a more substantial time period. The submitted traffic report states 
that 50% of childcare centre traffic would arrive in the AM peaks (between 
8.00am-9.00pm) and the same amount departs in the PM peaks (between 5pm 
and 6pm).  This suggests that the remaining 50% would be spaced out at 
differing times. General observations indicate that pick up times can often 
coincide with school finishing hours between 3.30pm-4.00pm (with many parents 
often having children in both childcare and primary school).  

7.53 Alternative modes of transport (such as walking or public transport) could be 
reasonably expected for some proportion of staff and parents.  In this location, 
the childcare centre is most likely to attract local residents within the general 
vicinity, including those residing in the building.  

Medical centre parking 

7.54 The 9 required car spaces are provided on-site, with 6 located at the first 
basement level and 3 additional spaces at the lower basement level, which are to 
be reserved for staff (presumably the three health service providers). With the 
9.00am opening time being at the end of the AM peak period, the demand for 
childcare parking is likely to have reduced substantially.  The appointment based 
nature of medical centre uses also means that patient arrival and departure times 
are often quite evenly spaced throughout the course of the day and regulated to 
minimise wait times and overlaps.   
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7.55 Whilst the type of health service provider cannot be stipulated, a condition will 
require that consultations for each provider be scheduled via appointment, and 
that no pathology use be established as an ancillary function. This should limit 
car parking pressures created through “walk-in” patients, and see no more than 
six patients on site at any given time with only short overlapping wait times.  

Resident parking 

7.56 The 18 required resident parking spaces are located at the lower basement.  To 
provide a sense of security for residents, only staff parking associated with the 
non-residential uses will be permitted in this level. Accordingly, a condition will 
require limited access to this level, whether it be through signage or automated 
security grilles.  

How should the car spaces be allocated? 

7.57 Requiring parking provisions in excess of the Scheme’s requirements cannot be 
imposed, however where excess spaces are provided, the purpose of Clause 
52.06 is referred to, which seeks to ensure the provision of an appropriate 
number of car parking spaces having regard to the demand likely to be 
generated, the activities on the land and the nature of the locality. 

7.58 Whilst the advertised plans sought to allocate the two excess car spaces to the 
residential component, the amended plans have now removed their allocation to 
allow a “shared use”, in response to officer recommendations. 

7.59 The logic to this request was to maximise the on-site parking availability to 
respond to the realistic parking demands relevant to the uses. Peak resident 
visitor times are commonly known to occur within evening periods, and the 
likelihood of residents being home during the childcare operating hours is 
assumed to be relatively low, supposing that those working outside of regular 
business hours (such as shift workers) are unlikely to choose to reside in a mixed 
use building. 

7.60 In light of this, the 2 excess spaces are considered best allocated to childcare 
staff during the 6.30am to 6.30pm operating hours (given up to 16-18 staff could 
be expected when at full capacity). Outside of these times, visitors should have 
access to these spaces, in addition to all other childcare and medical centre 
spaces outside of their respective operating hours.  During the week, this would 
leave 29 spaces available after 6.30pm weekdays and Sundays, and 20 spaces 
available on Saturdays.  

7.61 The allocation 3 spaces for medical staff and 6 spaces to the childcare staff 
within the lower level basement (amongst the resident parking) will assist in 
maximising the availability of unoccupied spaces within the upper basement level 
for short-term drop-offs and appointments.  The centre operators may also be 
able to negotiate private arrangements with residents of the building to utilise 
unused resident parking during operating hours. 

7.62 The medical and childcare space allocations as shown on the upper level 
basement plan is as expected to accord with the Scheme’s rates, however, it is 
questioned if there is actual benefit to restricting their use (i.e. 6 spaces allocated 
for use by medical centre patrons only and 16 to childcare patrons only).  The 
nature of the two uses might actually see benefit in a “user demand” approach 
which simply allocates this level to both uses during all, or some of the operating 
hours.   
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7.63 To further impose the most functional response to containing parking on-site, a 
condition will require a car parking management plan be submitted.  It is 
considered appropriate to also require it be updated within 6 months of the uses 
being established (or where any operational changes are proposed) to enable a 
genuine assessment of the actual demands generated by each operator. This 
plan will also require detailing of staffing, the type of medical centre services, and 
the suggested management or allocation of spaces accordingly. The requirement 
for an updated plan will also provide opportunity to address any known issues 
identified by either the operator or the Responsible Authority with respect to on-
site.  

Traffic 

7.64 The plans indicate the directional flow of traffic within the basement. Both levels 
are intended to direct traffic in a one-way, clockwise direction.  The narrower aisle 
adjacent to the basement ramps facilitates exiting traffic.   

7.65 For a childcare use, vehicle and pedestrian safety is of utmost importance.  The 
proposal is well considered in this regard, as it allows parents and children within 
first basement level to safely access the lifts in a manner that is generally 
removed from resident traffic exiting the basement during the AM peak. 
Residents will also experience little delay from non-residential vehicles.  The one-
way operation of the aisles also increases the circulation space for both vehicles 
and pedestrians.  

Designs Standards 

7.66 The Design Standards of Clause 52.06 relating to accessways, car parking 
spaces, gradients, safety and landscaping have all been met.  Mechanical 
parking is not applicable to this application. A condition will require that the 
security grill indicated upon the basement ramp entry remain open during the 
non-residential use operating times to facilitate parent and patient access.  

7.67 Bicycle parking spaces are provided well in excess of the four spaces required, 
and waste collection facilities are suitably located and concealed within the 
basement. 

Objector issues / concerns 

7.68 Concerns have been raised from the owners/landlords of No. 2 Nirvana Crescent 
which is located to the south-west of the site.  

Off-site amenity impacts  

7.69 With respect to concerns relating to visual bulk, it is acknowledged that the 
outlook from the objector’s property will be changed as a result of the proposal, 
however, this is somewhat inevitable in this contextual location.  Planning policy 
directs that a substantial level of change occur on sites such as this, given the 
main road location and proximity to existing infrastructure. The DDO8 also 
specifically seeks ‘apartment style’ developments at the scale proposed, provided 
transitionary measures and “stepped” building heights are employed to protect 
the amenity of properties within the general residential zoning, such as 2 Nirvana 
Crescent. 
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7.70 The proposal employs an appropriate transition to the rear, presenting not more 
than three-storeys in height where directly adjacent to the objector’s property.  
The building is setback no less than 6 metres from the shared boundary and 
even more at the roof-top level (with a 13 metre setback from the small building 
cores).  The neighbouring trees in the vicinity of the boundary, together with the 
maturity of supplementary planting proposed will in time will reduce the visibility 
of the development.  These measures combined are considered to reasonably 
mitigate visual bulk impacts. 

7.71 Overlooking toward No 2 Nirvana Crescent (and all residential abuttals) has 
been mitigated through application of screening devices upon balconies. The 
childcare windows and balconies are similarly screened.  The screening 
mechanisms proposed (mesh screens, opaque glazing and louvres) all meet the 
requirements of Clause 22.05 and ResCode when expects that views be 
obscured or limited to not more than a 25% transparency where within a 9 mater 
viewing arc of neighbouring open spaces and windows. 

7.72 Overshadowing will impact the objector’s rear yard most substantially at 9.00am 
during the September equinox control period (see image below). However, even 
at this time, the extent of private open space affected is not extensive in context 
of the total open space area (affecting approx. 25%) and falls well with the limits 
of Standard B21 of ResCode. Compliance with the Standard indicates that the 
impacts are “reasonable”, noting that some shadowing impacts are to be 
expected in context of the multi-storey built form encouraged along main roads.  
Given this area is vegetated, it is also likely to be already largely in shadow.  
Shadows are progressively reduced and completely removed by midday, leaving 
this property completely unaffected during the afternoon periods. 

 

7.73 Noise will undoubtedly be generated by the childcare centre use (particularly 
when outdoor play occurs), however the acoustic report suggests that the 
expected limits fall within the permissible levels expected to maintain a 
reasonable level of residential amenity.  The balustrades proposed and raised 
nature of the play area, reduces the ability for noise to travel “downwards” toward 
the adjoining dwellings.  The restricted operating hours also protects residents 
from noise during evening periods and on weekends. 

Traffic and car parking (traffic congestion and insufficient parking); 

7.74 General traffic and car parking matters have largely been discussed in the 
assessment section above, however the specific concerns raised are with regard 
to the impacts of traffic and parking upon Nirvana Crescent.  
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7.75 The requirement for on-site parking is determined by the Planning Scheme, with 
the proposal meeting the required provisions for each use, whilst also providing 2 
excess car spaces.  It is acknowledged that it can be difficult to prevent persons 
from parking with local streets, however conditions have been recommended to 
limit the likelihood of this occurring through the implementation of a car parking 
management plan.  This will require on-site parking allocation to best meet user 
demands, and measures to deter staff and regular users of the facility from 
parking in nearby residential streets. 

7.76 Alternative modes of transport (walking or public transport) area reasonably 
expected in favour of full car reliance.  The design and layout of the basement 
itself also provides the convenience of a safe and direct lift access to the centre, 
making on-site parking a much more appealing and convenient option.  Parents 
with young children in particular, would most likely look to avoid walking from 
Nirvana Crescent to the site entry (along an Arterial Road).  

7.77 Vehicles utilising Nirvana Crescent to avoid Manningham Road might occur 
where shared trips are made from St Clements Primary, however the “left-turn 
only” restrictions applicable to the intersection would not provide a direct route to 
the site. Preference to travel in a westerly directly along Manningham Road (from 
Lincoln Drive) would be the more apparent choice to enable direct access into the 
basement.   

7.78 Council’s Infrastructure Services Engineers have reviewed the proposal and 
raised no concerns with respect to existing or potential issues affecting Nirvana 
Crescent.  Should existing parking issues exist, it is encouraged they be further 
elaborated to the Infrastructure Services Unit to enable investigations of the 
current conditions, and whether remedial measures (such as parking restrictions) 
are necessary. 

Vegetation loss 

7.79 The loss of vegetation of designated development sites is difficult to avoid. There 
are no planning controls restricting vegetation removal, however an Arborist 
report has undertaken an assessment of the trees on site. One tree was 
assessed as having a high retention value, with the remaining of medium to low 
value. There appears to be potential to retain Trees 8, 9 and 13 which are 
located in close proximity to the shared boundary.  A condition will require this be 
explored, given they provide mature canopy coverage and screening benefits. 

Loss of views and property devaluation  

7.80 Whilst it is recognised that views may form part of residential amenity, there is no 
specific controls within the Manningham Planning Scheme that protects 
residents’ rights to a view.  It is not considered that the extent of views lost or the 
significance of the view would warrant refusal or modification of the application 

7.81 The Victorian Civil and Administrative Tribunal and its predecessors have 
generally found subjective claims that a proposal will reduce property values are 
difficult, if not impossible to gauge and of no assistance to the determination of a 
planning permit application. It is considered the impacts of a proposal are best 
assessed through an assessment of the amenity implications rather than any 
impacts upon property values. This report provides a detailed assessment of the 
amenity impact of this proposal. 
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8. DECLARATION OF CONFLICT OF INTEREST 

8.1 No officers involved in the preparation of this report have any direct or indirect 
conflict of interest in this matter. 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 222 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 223 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 224 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 225 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 226 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 227 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 228 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 229 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 230 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 231 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 232 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 233 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 234 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 235 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 236 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 237 
 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 238 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 239 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 240 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 241 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 242 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 243 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 244 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 245 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 246 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 247 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 248 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 249 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 250 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 251 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 252 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 253 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 1 Page 254 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 255 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 256 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 257 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 258 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 259 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 260 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 261 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 262 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 9.4 Attachment 2 Page 263 

 
  



COUNCIL AGENDA 25 JUNE 2019 

Item 10.1 Page 264 

10 CITY PLANNING & COMMUNITY 

10.1 2019/2020 Community Grant Program Allocations 

File Number: IN19/426   

Responsible Director: Director City Planning and Community  

Attachments: 1 Community Partnership Grants 2019-2023 
Recommendation Report ⇩   

2 2019 Community Development Recommendation Report 
⇩   

3 Arts and Culture Recommendation Report ⇩   

4 2018 Community Grant Program Policy ⇩    

 

EXECUTIVE SUMMARY 

This report seeks Council’s endorsement of the recommendations for the 2019 
Community Grants Program. 
 
Council’s Community Grant Program (Grant Program) provides funding to not-for-profit 
community groups and organisations that deliver programs and activities that 
strengthen and support communities and improve people’s quality of life in the 
Manningham community.  

The 2019 Grant Program includes the following four categories: 

 Community Partnerships 

 Community Development 

 Arts and Culture, and 

 Small Grants.  
 
This report will discuss the recommended funding allocations for the 2019/20 
Community Partnership Grants, Community Development and Arts and Culture grant 
applications only.  

In December 2018 the Community Partnership Grants category was restructured. The 
method of funding some services was transferred from community grants to contracted 
services. The contracts were awarded in April 2019 and include commitments of 
$833,995. 

Applications for the 2019/20 Arts and Culture, Community Development and 
Community Partnership grants opened on Monday 8 February and closed on Sunday 
10 March 2019.  They were advertised on Council’s website, in the local Leader 
newspaper and across Council’s social media platforms. In addition, officers directly 
notified almost 500 community groups and individuals of the current round of funding 
and invited the same groups to information sessions on the programs. 

All applications were assessed and scored by officers against the assessment criteria 
and reviewed by the Grant Assessment Panel. A summary of applications and 
recommended funding allocations is provided in Attachments 2, 3 and 4.  
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A total of 44 applications were received in the Arts and Culture and Community 
Development streams, requesting funding of $544,549. The Assessment Panel has 
recommended 29 grant applications to Council for funding totalling $261,715. 

Council received 14 applications for the Community Partnership Grants category, 
requesting funding of $868,867 in Year 1. The Assessment Panel has recommended 
11 grant applications to Council for funding totalling $542,894 in Year 1.  
 
To comply with the requirements of section 186 of the Local Government Act 1989 
(LGA), Community Partnership grant allocations cannot exceed the threshold of 
$150,000 for the term of the grant. 
 
Consistent with Council’s Community Grant Program Policy, organisations seeking 
funding via the Community Partnerships Program may be funded for up to four years. 
 
Having regards to the $150,000 threshold, officers are recommending that all 
successful applicants are funded for a maximum of two years. This will ensure equal 
access to grant funding for all organisations and enable Council to fund organisations 
on their merits.  It will also ensure future budget allocation is not affected by earlier 
commitments. 
 
During this two year period, officers will review the grant guidelines and funding 
streams and be in a position to align them with the priorities outlined in the next Council 
Plan. 
 
Across the total program, $2,438 remains unallocated and it is recommended this is 
made available to community organisations via the 2019/20 small grants program.  
 

 

1. RECOMMENDATION 

That Council endorse the Community Grant Program allocations as follows: 

A. Funding allocations for 2019/20 Community Partnership Grants totalling 
$542,894 in Year 1 as per Attachment 1 with each organisation to be funded 
for a maximum period of two (2) years; 

B. Funding allocations for 2019/20 Community Development Grants totalling 
$129,675 as per Attachment 2; 

C. Funding allocations for 2019/20 Arts and Culture Grants totalling $132,040 
as per Attachment 3; 

D. Note that $2,438 remains unallocated under the 2019/20 Arts and Culture, 
Community Development and Community Partnership grant stream and is 
proposed to be made available to community organisations via the 2019/20 
Small Grants Program and that this is recorded as part of the mid-year 
budget review; and 

E. Note that during the 2019/20 and 2020/21 financial years, officers review the 
grants guidelines and refine the objectives of the programs in order to 
reflect new Council priorities. 

 



COUNCIL AGENDA 25 JUNE 2019 

Item 10.1 Page 266 

 

 

2. BACKGROUND 

2.1 Council’s Community Grant Program provides funding to not-for-profit community 
groups and organisations to deliver activities that strengthen and support 
communities that live, work, study and recreate in Manningham. 

2.2 In 2018, a review of the Community Grant program was undertaken with the 
following outcomes now implemented: 

 Simplifying the online application forms for all four grant categories;  

 Reducing red tape for applicants by requiring goods and services quotes 
only for budget items greater than $1000; 

 Improving grant assessor training for officers who are subject matter 
experts; and 

 Offering a translation of the Grant Information Brochures in six common 
community languages at Customer Service locations for the first time. 

2.3 As a key component of the evaluation of the Grant Program, community 
organisations in the grants database will be invited to provide feedback on the 
2019 Community Grant Program processes. The responses received will inform 
the operations and processes of the 2020/21 Grant Program. 

2.4 The total draft 2019/20 budget allocation for the Community Partnerships, Arts 
and Culture and Community Development grants is $804,609 nominally spilt into 
$568,350 for Partnership grants and $238,697 across both Community 
Development and Arts and Culture grants.  

2.5 The Grant Program includes the following four categories: 

Community Partnership Grants: (CPG) category provides financial assistance 
of more than $20,000 for 12 months up to four years to key community 
organisations operating in the municipality to leverage opportunities for the 
benefit of the community and achieve Council’s priorities, identified initiatives and 
outcomes. 

Community Development Grants: provide $3001 to $20,000 for projects that 
benefit and respond to the diverse needs of the Manningham community. This 
grant is available once a year. 

Arts and Culture Grants: provide $3001 to $20,000 for projects that celebrate 
and enhance community life through access to local arts, culture and heritage. 
This grant is available once a year. 

Small Grants: provide up to $3,000 for one-off projects that support one-off 
community strengthening initiatives and equipment purchases that enhance the 
quality of life of residents. This grant is available twice a year, in February and 
September. Small Grant funding allocations are made under delegation. 
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2.6 Council endorsed the Community Partnership structure, including the three new 
streams, in the 2018 Community Grant Program Policy at the Ordinary meeting of 
Council on 11 December 2018. (Refer Attachment 4). 

 

2.7 Applications for the 2019/20 Arts and Culture, Community Development and 
Community Partnership grants opened on Monday 8 February and closed on 
Sunday 10 March 2019 and were advertised on Council’s website, in the local 
Leader newspaper and across Council’s social media platforms. In addition, 
officers directly notified almost 500 community groups and individuals of the 
current round of funding and invited the same groups to information sessions on 
the programs.  

2.8 Officers conducted three information sessions on the grants program and used 
the sessions to communicate the need for Council to: 

 tender some services previously funded through the Partnership Grants 
program; and 

 comply with the Local Government Act and enforce a $150,000 threshold 
for grants awarded in that program.  

2.9 In addition, Council officers provided advice to applicants during information 
sessions and pre-application meetings to ensure that proposed projects and 
activities were aligned with Council’s grant priorities and assessment criteria and 
to provide assistance with project development.  

2.10 Community organisations were also invited to participate in workshops to improve 
their grant writing skills. The focus of these six community training workshops 
was skill development and capacity building within local organisations and 
included sessions on Fundraising, Event Management, Strategic Planning, 
Preparing a Budget, and two grant writing workshops. In total, 115 people 
attended the information sessions and workshops. 

2.11 Council also sought applications for the February round of the Small Grants 
category between 8 February and 10 March. Approvals for this category are 
made under delegation and all organisations were notified of the outcome of their 
application in May 2019.  

3. DISCUSSION / ISSUE 

Applications received and assessment process 

3.1 The applications recommended for funding represent a diverse range of 
disciplines including community services, disability, health, multicultural services, 
community legal services, disability, gender equity, arts and culture, and sport 
and recreation with an even spread across the municipality. 21 community 
organisations were first time applicants to the grant program. 

3.2 The Grant Assessment Panel met on 8 May and 13 May. Membership of the 
panel included:  

 Angelo Kourambas, Director City Planning and Community; 

 Lee Robson, Group Manager Community Programs; 

 Carly Kluge, Community Liaison Officer, Bendigo Bank;  
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 Matt Slavin, Manager Integrated Planning (Community Partnership grants 
only); and  

 Justin Hanrahan, Manager Economic and Community Wellbeing 
(Community Development and Arts and Culture grants only). 

Officers from the Business, Events and Grants team were also in attendance to 
support the Panel.  

3.3 Table 1 below provides an overview of 2019 grant applications received: 

Category 
Applications 

received 
Funding Amount 

Requested 

Community Partnerships 14 
$868,867 
(Year 1) 

Community Development 22 $290,875 

Arts and Culture 22 $253,674 

TOTAL 58 $1,413,416 

 Table 1: Grant applications received 

3.4 While 22 grant applications were received in both the Community Development 
and Arts and Culture categories, the nature and scale of three (3) applications 
were such that the Grant Assessment Panel recommended these applications be 
transferred to the Small Grant category for consideration. 

Community Development and Arts and Culture 

3.5 The 2019/20 Community Development and Arts and Culture grants were 
oversubscribed, with Council receiving 44 applications requesting funding of 
$544,549 against the draft budget of $238,697.  

3.6 The Assessment Panel has recommended 29 grant applications to Council for 
funding totalling $261,715 (refer Table 2 below). The indicative value of the 
projects funded in these streams was identified as being in excess of $1.1M of 
direct and in-kind support. 

3.7 Due to the quantum of funding requested, the assessment panel gave 
consideration to supporting some organisations with less funding than requested 
in their applications. In some instances, this decision to allocate reduced funding 
was made on the basis that elements within a project budget were not eligible for 
funding, while the panel also assessed applications with the objectives of 
supporting as many worthwhile projects and organisations as possible.  

3.8 In the event that partial funding was recommended, the viability of the activity 
being delivered successfully with reduced funding was confirmed with the 
applicant. 

Proposed Community Development 
grant allocations 

Proposed Arts and Culture grant 
allocations 

Rights Employment 
Accommodation Leisure Inc. 

$6,220 Heide Museum of Modern Art $11,285 

Manningham Uniting Church $7,000 Warrandyte Community Church $6,160 
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House of Persia Community 
and Cultural Centre - HOPE 

$4,000 Lions Club of Park Orchards $5,845 

Migrant Information Centre 
(Eastern Melbourne) Ltd. 

$12,000 The Chinese Senior Citizens 
Club of Manningham Inc. 

$6,455 

Chinese Health Foundation 
of Australia 

$12,500 Rejoice Chinese Christian 
Communication Centre Inc. 

$7,500 

Haven; Home, Safe $4,500 The Onemda Association $7,000 

The Onemda Association $12,000 Manningham Musicians 
Association 

$11,000 

Chrisalis Foundation Inc. $4,840 The Sky After Rain $11,755 

Kevin Heinze Garden Centre $15,000 The Didge Circle Incorporated $12,000 

Manningham Interfaith 
Network Inc 

$8,455 Australian Iranian Society Of 
Victoria (AISOV) 

$8,500 

Carers Victoria Inc $5,660 Living and Learning at Ajani Inc $6,650 

Link Health and Community $10,000 Rotary Club of Templestowe Inc $4,500 

Women's Health East $8,000 The Pottery Expo $18,500 

Women's Friendship Group 
Inc. 

$4,500 Japan Club of Victoria $14,890 

VP Community Holdings* $15,000   

Total $129,675 Total $132,040 

Table 2: Proposed Community Development and Arts and Culture grant allocations 

* The emergency relief/food bank services proposed by VP Holdings under the 
Community Partnerships Stream was assessed as having merit and it was 
proposed to transfer this request into the annual grants as part of the 2019/20 
Community Development stream. 

3.9 The unsuccessful applications were not recommended for funding as they did 
not: 

 address the priorities of the Community Development and Arts and 
Culture categories; 

 comply with the funding criteria; or  

 clearly demonstrate a need for the period of funding.  

3.10 Officers will contact all unsuccessful applicants to provide feedback on their 
application. 

Community Partnership Grants 

3.11 The Community Partnership Grants were offered for the first time since 2015 
when the current 4-year agreements were approved and offer funding for a 
period of up to four (4) years and the 2019-23 grants.  

3.12 The 2019/20 Community Partnership Grants were oversubscribed, with Council 
receiving 14 applications requesting funding of $868,867 in Year 1 against the 
draft 2019/20 budget of $568,350.  

3.13 The Assessment Panel has recommended 11 grant applications to Council for 
funding totalling $542,894 (refer Table 3 below). The indicative value of the 
projects and services funded in these streams was identified as being more than 
$3.0M through direct and in-kind support.  
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3.14 Due to the quantum of funding requested, the assessment panel gave 
consideration to supporting organisations with less funding that requested in their 
applications. In some instances, this decision to allocate reduced funding was 
made on the basis that elements within a project budget were not eligible for 
funding, while the panel also assessed applications with the objectives of 
supporting as many worthwhile projects and organisations as possible.  

3.15 In the event that partial funding was to be recommended, the viability of the 
activity being delivered successfully with reduced funding was confirmed with the 
applicant. 

Proposed Community Partnership grant allocations 

Organisation 

Requested 
funding  

(Year 1) 

Recommended 

 funding  

(Year 1) 

Pines Learning $76,031 $64,000 

Park Orchards Community House & 
Learning Centre Inc 

$75,000 $64,000 

Warrandyte Neighbourhood House $74,000 $54,000 

Wonga Park Community Cottage $73,000 $54,000 

Living and Learning at Ajani Inc $75,000 $64,000 

Warrandyte Festival $49,000 $49,000 

Heide Museum of Modern Art $53,962 $30,000 

Kevin Heinze Grow $140,000 $75,000 

Access Health and Community $28,894 $28,894 

Eastern Community Legal Centre $40,000 $30,000 

Doncaster Community Care and 
Counselling Centre Inc. (Doncare) 

$30,000 $30,000 

Total $714,887 $542,894 

Table 3: Proposed Community Partnership grant allocations  

3.16 The unsuccessful applications were not recommended for funding as they did 
not: 

 address the priorities of the Community Partnership category; 

 comply with the funding guidelines; or  

 clearly demonstrate a need for the period of funding.  

3.17 All unsuccessful applicants will be offered the opportunity to be meet with Council 
officers to discuss their 2019 application and to seek advice on future grant 
applications. 

3.18 2019/20 is the first year where selected services have been transferred out of the 
community grant process and into tendered services. The draft 2019/20 budget 
was prepared on the basis that the overall program needed to be split into new 
programs based on past expenditure and expected tender outcomes. Officers 
assessing the grant applications made recommendations to the panel based on 
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the merit of the application and the maximum allowable funding allocation of 
$150,000 over the life of the agreement. 

 

 

3.19 Following the evaluation process, the Assessment Panel recommended funding 
of $542,894. This leaves a balance of $2,438 unallocated across the three grant 
programs. It is proposed that this amount be redirected to the pool of funding 
allocated in September 2019 and February 2020 for small grants. Should this 
pool of funding not be fully allocated, the balance will be directed into 
organisational savings. 

Terms of funding agreements 

3.20 To comply with section 186 of the Local Government Act 1989 (LGA), Community 
Partnership Grant allocations cannot exceed the threshold of $150,000 for the 
term of the funding agreement.  

3.21 It is understood that the threshold of $150,000 contained in the Local 
Government Act is one of many elements of the Act currently under review and it 
is possible that this may be amended during this period, providing Council greater 
flexibility with future grant programs. 

3.22 In order to remain under the $150,000 threshold, the panel’s assessment could 
result in differing terms for successful applications, where four applicants could 
receive funding across the full four year term, with the remaining applications to 
be funded for terms of two years (6 applications) or three years (1 application).  

3.23 Should Council fund organisations over periods of two, three or four years based 
on the value of the grant, Council will find it difficult to ensure equal access to 
grant funding and Council’s ability to compare grant applications on their merits 
will be compromised.  The administrative cycle of assessing grants will also be 
more cumbersome for Council, as will budget allocation.  

3.24 With these factors in mind, it is recommended that Council consider funding all 
successful applicants for a maximum of two years. This will address the factors 
referred to above and provide enough time for a review of the grant guidelines 
and align future Partnership Grants with the Council election cycle and the 
objectives contained in the Council Plan at that time. 

3.25 A reduced funding term is consistent with Council Community Grant guidelines 
which states that funding may be provided for “up to four years” and prospective 
applicants for partnership grant funding were advised of the legislative restrictions 
governing community grants during at the information sessions and in 
subsequent meetings with officers.  

3.26 During the next two year period of the Partnership Grants, it is proposed to: 

3.26.1 Develop new KPIs which would indicate how Council’s funding is 
directed to support disadvantaged and vulnerable residents; 

3.26.2 Complete benchmarking with other Councils regarding levels of 
funding provided to Neighbourhood Houses; and 
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3.26.3 Complete a review of funding levels, outcomes, efficiency and other 
sources of funding, and make recommendations to Council in advance 
of the next Community Partnerships funding round in 2021. 

 

4. COUNCIL PLAN / STRATEGY 

4.1 The 2018 Community Grant Program Policy is aligned with the key priorities of 
the Council Plan 2017-2021, Generation 2030 Community Plan and the Healthy 
City Strategy 2017-2021. 

5. IMPACTS AND IMPLICATIONS 

5.1 The Community Grant Program seeks to improve the quality of life of 
Manningham residents. The Program’s aims are linked to outcomes in the 
Council Plan and Healthy City Strategy. The Program provides a measureable, 
cost-effective and efficient means to deliver community outcomes in a 
transparent and accountable manner. 

5.2 Endorsement of the panel’s recommendation for the Community Partnership and 
Annual Grants programs will maximise the number of community organisations 
receiving grant funding and will increase the diversity of stakeholders and 
participants in these activities. 

5.3 Limiting all funding agreements to a two year period will require four (4) 
community organisations who are successful in receiving a partnership grant, to 
submit grant applications one or two years earlier than is the maximum allowable 
funding period. The ability to maintain equity across all grant recipients and 
provide certainty around the available funds in 2021/22 outweighs the additional 
administration asked of four community organisations. 

6. IMPLEMENTATION 

Finance / Resource Implications 

6.1 The 2019/20 draft budget for the total program, is $807,047. (refer Table 4 
below).  

Program 
Draft 

2019/20 
budget 

Recommended 
allocations 

Unallocated 
funding 

Community 
Development 
and Arts and 
Culture grants 

$238,697 $261,715 -$23,018 

Community 
Partnerships 
grants 

$568,350 $542,894 $25,456 

Total $807,047 $804,609 $2,438 

Table 4: Proposed Year 1 grant allocations against Draft 2019/20 Budget 
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6.2 Should Council endorse the panel’s recommended allocations in Tables 2 and 3 
above, the total expenditure is $804,609, leaving $2,438 unallocated. This could 
be directed to the small grants funding program in September 2019 and February 
2020. 

Communication and Engagement 

6.3 Promotion of the 2019 Grant Program to community groups and organisations 
was undertaken through a targeted promotion campaign including, referrals, local 
newspaper advertisements, direct email, Council’s website and promotion at 
Council events. 

6.4 Six community training workshop sessions were also offered including, 
Fundraising, Event Management, Strategic Planning, Preparing a Budget, and 
two Grant Writing workshops. In addition to these sessions, three Grant 
Information Sessions were held. The sessions attracted 115 attendees in total. 

6.5 Officers consulted with community groups and organisations throughout the 
application and assessment stages, including one on one pre-application 
meetings. During the assessment process, officers and Managers from five 
Departments across Council provided relevant subject matter expertise.  

Timelines  

6.6 Applicants will be notified of the outcomes of their applications following the 25 
June 2019 Council meeting. Approximately one month following Council’s 
endorsement, a list of successful applicants will be published on Council’s 
website. 

7. DECLARATIONS OF CONFLICT OF INTEREST 

7.1 Two Council officers declared conflicts of interest for applications received and 
did not discuss, assess or provide advice on those applications during the 
assessment period or at the assessment panel meeting. 
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11 CITY SERVICES 

11.1 Notice of Intention to Lease 26-42A Colman Road, Warrandyte South 

File Number: IN19/413   

Responsible Director: Director City Services  

Attachments: 1 Acceptance Letter from Axicom ⇩    
 

EXECUTIVE SUMMARY 

Axicom Pty Limited (formerly Crown Castle Australia Pty Ltd) has been in occupancy of 
the land accommodating the telecommunications facility at 26-42A Colman Road, 
Warrandyte South, since the assignment of lease from Optus Mobile Pty Ltd, effective 
28 February 2001. 

The current nine (9) year lease (commenced on 28 February 2016) is due to expire on 
27 February 2025.  The rent for the current lease year (to 27 February 2020) is 
$35,596.97 (GST exclusive), with the lease providing for annual rent adjustments of 
5%.  

Due to changes impacting on the carrier market, Axicom Pty Limited (‘Axicom’) has 
reviewed its business model and is seeking Council’s consideration to the reduction of 
the annual rent, and replacement of the fixed percentage increase to rent adjustments 
by CPI.  Further, Axicom has indicated its agreement to extend its tenure of the 
Premises to 2035.  

In recent years, the telecommunication providers have successfully negotiated reduced 
rents across metropolitan municipalities. 

A reduced rental with a revised rental adjustment is supported by officers, on the basis 
of the parties entering into a new lease for a longer term. 

It is recommended that Council commence the statutory procedures in accordance with 
sections 190 and 223 of the Local Government Act 1989 (‘the Act’). 

 

1. RECOMMENDATION 

That Council:  

A. Commence the statutory procedures, pursuant to sections 190 and 223 of 
the Local Government Act 1989, to give notice of Council’s intentions to 
enter into a lease with Axicom Pty Limited, with the lease to include the 
following terms: 

1. the existing lease dated 15 December 2016 be surrendered on 27 
February 2020;  

2. the term of the new lease commence on 28 February 2020, with the term 
expiring on 27 February 2035; 

3. a commencing rent of $30,000 plus GST, with annual rent adjustment 
based on CPI; 
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4. the lease will not contain an early termination clause; 

5. in the event of the Premises being damaged or destroyed during the 
term: 

(a) Axicom Pty Limited to be obliged to commence reinstatement of 
the Premises to enable access to and use of the Premises, with 
such reinstatement required to be completed within 3 months in 
the case of damage, and 12 months in the case of destruction, of 
the date of damage or destruction; 

(b) the rent to be suspended for the period referred to in part (a) 
above, depending on the reinstatement required; 

(c) if Axicom Pty Limited determines that the damage or destruction is 
such that repairing it is impracticable or undesirable, the lease will 
end, subject to Axicom Pty Limited: 

(i) paying to Council rent for the unexpired term of the lease; and 

(ii) reinstating the Premises in accordance with the end of lease 
obligations, including vacating the Premises and reinstating 
the Premises to the condition the Premises were in prior to 
the installation of Axicom Pty Limited’s property, including 
making good any damage caused by the removal of Axicom 
Pty Limited’s property;   

(d) Axicom Pty Limited meeting the cost of all outgoings; 

(e) the lease containing the standard terms and conditions applicable 
for the permitted use of a telecommunications facility; and 

(f) Axicom Pty Limited meeting Council’s legal costs for the drafting 
and finalising of the lease documentation, including the deed of 
surrender of the existing lease and a new lease to formalise 
occupancy of the Premises to 2035. 

B. Establish a Committee under section 223 of the Local Government Act 
1989, comprising the Mayor and Mullum Mullum Ward’ councillors, to hear 
submissions received in relation to the proposed lease; 

1. The purpose of the Committee is to: 

(a) provide the opportunity for persons to be heard in support of their 
submissions, in accordance with section 223 of the Local 
Government Act 1989; and 

(b) report to the Council on the verbal submissions made, including a 
summary of hearings; 

C. Should no submissions be received: 

1. having followed all the required statutory procedures pursuant to 
sections 190 and 223 of the Local Government Act 1989, resolves to 
grant the lease on the surrender of the existing lease; and 

2. affixes Council’s common seal to the surrender of lease and the new 
lease with Axicom Pty Limited. 
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2. BACKGROUND 

2.1 Axicom has been in occupation of the Premises at 26-42A Colman Road, 
Warrandyte South, being an area of 144m2, since the assignment of a lease from 
Optus Mobile Pty Ltd, effective 28 February 2001. 

2.2 The term of the current lease commenced on 28 February 2016, and is due to 
expire on 27 February 2025. 

3. DISCUSSION / ISSUE 

3.1 In recent years, telecommunication carriers have been successfully negotiating 
reduced rentals with other municipalities.   

3.2 By the late 1990’s the mobile carriers in the market increased from three to seven, 
creating an increased demand for facilities, and, thereby, enabling landlords to 
negotiate more favourable rent. The mobile market is once again dominated by the 
three major mobile network operators, and this has impacted on the market with a 
rent downward trend. 

3.3 Axicom has reviewed its business model, having regard to the change in the 
market place, with the resultant request for Council’s consideration of reduced 
rent, and a move from the fixed 5% annual rent review to annual adjustment by 
CPI.  Further, Axicom has indicated its agreement to extend its tenure of the 
Premises to 2035. 

3.4 The commencing rent under the current nine (9) year lease was $30,750 plus 
GST, with fixed annual reviews of 5%.    

3.5 A lease to 2035 would give Axicom greater security of tenure of the Premises, and 
provide Council with long term rental income. 

3.6 During communications between the parties, and conditional on Council’s support 
for the proposal, Axicom agreed to: 

(a) the surrender of the existing lease on 27 February 2020, with the new lease to 
commence on 28 February 2020 and with the term expiring on 27 February 
2035.  The lease is not to contain an early termination clause. The annual 
commencing rent would be $30,000 plus GST, with annual rent adjustment 
based on CPI; 

(b) reinstate the Premises, in the event of the Premises being damaged or 
destroyed, with reinstatement to be completed within 3 months in the case of 
damage and 12 months in the case of destruction.  The rent is to be suspended 
until the reinstatement is completed, and access to and use of the Premises is 
enabled.  If the damage or destruction was such that repairing it was 
impracticable or undesirable, the lease would end, with Council being paid rent 
for the unexpired term of the lease and the Premises being reinstated by 
Axicom to the condition it was in prior to the installation of Axicom’s property; 

(c) be liable for all outgoings; and 

(d) reimbursement of Council’s legal fees for the deed of surrender of the existing 
lease and the new lease, incorporating the standard terms and conditions for a 
telecommunications facility. 
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4. COUNCIL PLAN / STRATEGY 

4.1 The recommendation in the report is consistent with Goal 5.1 (a financially 
sustainable Council that manages resources effectively and efficiently) of Council 
Plan 2017-2021.  Subject to the satisfactory completion of the statutory procedures 
and Council resolving to grant the lease, the Council will be assured of rental 
income to 2035. 

5. IMPACTS AND IMPLICATIONS 

5.1 Council is required to follow and complete the statutory procedures under sections 
190 (giving public notice of the proposed lease) and 223 of the Act, before it 
decides to grant, or otherwise, the lease.  Members of the public will have the 
opportunity to make a submission (and if they request in their submission, will have 
the opportunity to be heard, either in person or represented by a person specified 
in their submission in support of their submission) on the proposed lease. 

6. IMPLEMENTATION 

6.1 Finance / Resource Implications 

If the Council, following the completion of the statutory process grants the lease, 
the Council will generate rental income for the site until 2035.  The commencing 
rent of $30,000 will be adjusted on each anniversary of the commencement date 
by CPI.  In addition, Axicom continues with its existing obligations to cover the 
cost of outgoings. 

6.2 Communication and Engagement 

A public notice of the proposed lease is to be given, and members of the public 
will have the opportunity to make a submission on the proposed lease. 

6.3 Timelines 

Subject to the completion of the required statutory procedures, if the Council 
resolves to grant the lease, the new term would commence on 28 February 2020.   

7. DECLARATIONS OF CONFLICT OF INTEREST 

7.1 No officers involved in the preparation of this report have any direct or indirect 
conflict of interest in this matter. 
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11.2 Recreational Land - Charges in Lieu of Rates 2019-20 

File Number: IN19/414   

Responsible Director: Director City Services  

Attachments: Nil  

 

EXECUTIVE SUMMARY 

Properties classified as Recreational Land, under the Cultural and Recreational Lands 
Act 1963 (the C&RL Act), must be levied a charge in lieu of rates that is determined in 
accordance with the C&RL Act. 

As a new general valuation is about to be returned to Council (based on the centralised 
annual valuation as determined by the Valuer-General of Victoria as the valuation 
authority), it is appropriate to review the charges for each classified property. 

 

1. RECOMMENDATION 

That Council: 

A. declare the following properties to be Recreational Lands under the 
provisions of the Cultural and Recreational Lands Act 1963, and, in 
consideration of the services provided by Council to the Recreational 
Lands and of the benefit to the community derived from such Recreational 
Lands, 

B. levy the following Charges in Lieu of Rates for 2019-20: 

Property 
No. 

Club Address Charges in 
Lieu of rates 
for 2019/20 

731907 Bulleen Tennis Club 284 Thompsons Road, Lower 
Templestowe 

Nil 

725769 Currawong Tennis 
Club 

25 Springvale Road, Donvale Nil 

43688 Doncaster Bowling 
Club 

Rear 699 Doncaster Road, 
Doncaster 

Nil 

725751 Doncaster Hockey 
Club 

7 Springvale Road, Donvale Nil 

503032 Doncaster Tennis 
Club 

802-804 Doncaster Road, 
Doncaster 

Nil 

725760 Donvale Bowls Club 11 Springvale Road, Donvale Nil 

731952 Donvale Tennis Club 36 Mitcham Road, Donvale Nil 

38902 Greythorn Bowling 
Club 

7 Gregory Court, Bulleen Nil 
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732474 Park Orchards Tennis 
Club 

568 Park Road, Park Orchards Nil 

732438 Serpell Tennis Club 7A Burleigh Drive, 
Templestowe 

Nil 

732447 South Warrandyte 
Tennis Club 

64 Croydon Road, Warrandyte 
South 

Nil 

255770 Templestowe 
Bowling Club 

1-3 Swilk Street, Templestowe Nil 

732429 Templestowe Park 
Tennis Club 

94 Porter Street, Templestowe Nil 

10108 Veneto Club 191 Bulleen Road, Bulleen $15,158 

732456 Warrandyte Tennis 
Club 

12 Taroona Avenue, 
Warrandyte 

Nil 

732465 Wonga Park Tennis 
Club 

6 Old Yarra Road, Wonga 
Park 

Nil 

200634 Yarra Valley Country 
Club 

9-15 Templestowe Road, 
Bulleen 

$14,255 

  Total 2019-20 $29,413 
 

 

2. BACKGROUND 

2.1 The Cultural and Recreational Lands Act 1963 (the C&RL Act) enables Council 
to provide financial support to rateable properties that are used for out-door 
sporting, recreational or cultural purposes and vested in, or operated by, not-for-
profit organisations. 

2.2 That support is facilitated by section 4(1) of the C&RL Act, which allows Council 
to set a charge in lieu of rates that Council thinks reasonable having regard to: 

 the services provided by Council in relation to such lands; and 

 having regard to the benefit to the community derived from such recreational 
lands. 

2.3 The 2019 review confirmed that there were no movements in the type or 
number of Recreational Lands from those identified in the 2018 review. 

2.4 There are 17 properties considered to be Recreational Lands within the 
municipality, being 

Minor Clubs: 
Tennis Clubs (10); 
Bowls Clubs (4); and 
Hockey Clubs (1). 
Major Clubs: 

 Veneto Social Club; and 

 Yarra Valley Country Club. 
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2.5 For the previous General Valuation in 2018, it was determined by Council that: 

 the benefit to the community from the listed Minor Clubs was considered 
greater than the cost of services by Council; and 

 the level of volunteers offsets the cost to Council and the benefit of 
volunteers is a saving to Council in the provision of services.  

Therefore, the Charges in Lieu of Rates was set at $0 for all Minor Clubs.  This 
approach is again supported for the 2019 review. 

2.6 In relation to the Major Clubs, the following table provides an outline of the 
historical Charges in Lieu of Rates from 2016 and that proposed for 2019/20. 

Charges in Lieu 
of Rates 

General Rate 
increase 

2015/16 
 

+4.5% 

2016/17 
 

+2.5% 

2017/18 
 

+2.5% 

2018/19 
 

+2.5% 

2019/20 
(Proposed) 

+2.5% 

Veneto Club $16,069 $15,520 $15,831 $14,788 $15,158 
+2.5% 

Yarra Valley 
Country Club 

$15,051 $14,599 $14,891 $13,908 $14,255 
+2.5% 

Total $31,120 
 

$30,119 
 

$30,722 
 

$28,696 
 

$29,413 
+2.5% 

 

2.7 Therefore, it is recommended that the Charges in Lieu of Rates for the Veneto 
Club and Yarra Valley Country Club be set at: 

 Veneto Club - $15,158 

 Yarra Valley Country Club - $14,255 

3. DISCUSSION / ISSUE 

3.1 The C&RL Act requires that Council sets charges in lieu of rates having regard to 
the services it provides to the recreational lands and the community benefit to the 
community derived from the recreational lands. 

3.2 Services provided by Council have been considered under three categories, 
namely: 

• facilities provided by Council; 

• services to the community at large that the Club partakes; and  

• services specifically provided to the Incorporated Club. 

3.3 In relation to facilities provided by Council on Council land, such as playing 
surfaces, club houses, car parks and the like, these are part of Council’s 
obligation to provide opportunities for the ratepayers to participate in recreational 
activities. These assets always remain the property of Council, and, as such, the 
provision of these facilities is considered to be a community benefit and not a 
benefit specific to the incorporated body engaged to manage and operate the 
facilities on Council’s behalf.  
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3.4 All of the recreational lands in Manningham are operated on a not-for-profit basis, 
where access to the recreation facilities is through membership rights and fees or 
charges. The only facilities which are generally open to non-members are those 
available to guests at gaming and dining facilities at the Veneto Club and Yarra 
Valley Country Club. 

3.5 In considering the nett benefit to the community, it is appropriate to consider the 
value of volunteer services. In the minor clubs (tennis, bowls and hockey), where 
there is a high level of volunteerism, the “free input” of volunteerism creates a 
nett value, or benefit, to the user equivalent to the value of the volunteer labour. 
The value of volunteerism is, therefore, considered as a nett benefit to the 
community. 

3.6 The areas occupied by the two major clubs, the Veneto Club and the Yarra Valley 
Country Club are on extensive private land. Despite the community benefit of the 
open space being restricted since a person has to be a member of the Club, or 
an invited guest, to gain access to the open space area, the presence of open 
space adds to the amenity of the area and has an environmental benefit, and as 
such has been considered in assessing the charge in lieu of rates for each club. 

3.7 In the case of the Veneto Club (5.2 hectares) and Yarra Valley Country Club 
(21.8 hectares), this land is such that the area has severe development 
restrictions and will most likely remain open space. The land’s classification as 
Recreational Land is not a determining factor, because, if it ceased to be 
Recreational Land, it would most likely continue to be open space. 

3.8 Council is required by the C&RL Act to apply charges in lieu of rates that it “thinks 
reasonable”. Having regard to the similar nature of minor clubs that provide 
tennis, bowls and hockey, it is reasonable that these clubs be treated similarly 
since they all have similar operations, level of volunteerism, provide membership-
based services and do not occupy large areas of open space. 

3.9 On balance, and having regard to the level of direct services provided to Minor 
Clubs, and their nett contributions to the community, it has been concluded that 
the nett benefits to the community attributable to the value of volunteer services 
exceeds the consumption of direct and indirect Council services, and that it is, 
therefore, reasonable that their charges in lieu of rates be $0.  

3.10 The land occupied by the Veneto Club and Yarra Valley Country Club is not 
dependant on its classification as Recreational Land to remain open space. 
Whilst they do not operate facilities on behalf of Council, and the size and scale 
of the operations enable them to employ staff, and meet expenses normally 
associated with commercial operations, the comments in sections 3.6 and 3.7 
herein are relevant to the assessment under the CR&L Act.  

3.11 The 2019 review, therefore, concludes that the Veneto Club and Yarra Valley 
Country Club should continue to have charges in the order of those levied for the 
past years and it is proposed that the charges in lieu of rates be set at $15,158 
and $14,255 respectively for 2019/20. 

4. COUNCIL PLAN / STRATEGY 

4.1 It is proposed that the seventeen properties classified as Recreational Lands 
under the C&RL Act be charged a total of $29,413 in 2019/20 as part of Council’s 
Budget. 
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5. IMPACTS AND IMPLICATIONS 

5.1 Those clubs occupying land deemed to be Recreational Land will receive annual 
Rate Notices that will disclose charges in lieu of rates. 

5.2 They will also be advised that the C&RL Act provides that, when such properties 
cease to be Recreational Lands, they will be liable for back-rates for up to ten 
years, based on the value of the property at the time it ceases to be classified. 
This only applies to land in private ownership. 

6. IMPLEMENTATION 

6.1 Finance / Resource Implications 

As per the Council Budget for 2019/20, it is proposed that the seventeen 
properties classified as Recreational Lands under the C&RL Act be charged a 
total of $29,413 in 2019/20. 

6.2 Communication and Engagement 

The outcome of Council’s determination will be advised to the Clubs, together 
with their property classifications and the basis for proposed charges in lieu of 
rates for 2019/20. 

6.3 Timelines 

To be effected as part of the proposed charges in lieu of rates for the coming 
financial year. 

7. DECLARATIONS OF CONFLICT OF INTEREST 

No officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter.  
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11.3 General Valuation 2019 Return 

File Number: IN19/415   

Responsible Director: Director City Services  

Attachments: Nil  

 

EXECUTIVE SUMMARY 

Following the introduction of centralised annual valuations for all municipalities in 
Victoria, the Valuer-General Victoria (“V-GV”) has caused a general valuation of all 
rateable and non-rateable leviable land within the municipality, in accordance with the 
Valuation of Land Act 1960 (“the Act”) as amended. 

For the 2019 annual General Valuation, the relevant date is 1 January 2019. 

The V-GV is the responsible authority under the Act to carry out the functions of the 
Act, and to certify each revaluation as being true and correct for each of the four stages 
of the revaluation and subsequent overall completion of each revaluation. All stages of 
the 2019 General Valuation have now been completed in accordance with the Act, and 
Manningham has received the final stage 4 certification by the V-GV. 

The result for Manningham indicates a decrease of 13.15% in the Capital Improved 
Value (“CIV”) over the one year period from the 2018 general revaluation to the 2019 
general revaluation, for all rateable properties.  

It is now necessary for Council to formally adopt the 2019 General Valuation. 

 

1. RECOMMENDATION 

That Council adopt the return of the 2019 General Valuation for all rateable and 
non-rateable leviable property within Manningham, as certified by the Valuer-
General Victoria, as shown in the tables below: 

Type of Rateable Property – 2019 General Valuation 

 Number SV$ NAV$ CIV$ 
Residential/Rural 48,370 35,438,967,500 2,402,052,625 48,041,052,500 

Commercial 1,814 1,303,237,500 228,011,425 4,204,251,000 

Industrial 146 152,675,000 11,509,250 196,860,000 

Recreational Land 17 33,062,500 3,053,250 50,215,000 

Total 50,347 36,927,942,500 2,644,626,550 52,492,378,500 

 

Non-Rateable Leviable Property – 2019 General Valuation 

 Number SV$ NAV$ CIV$ 
Non-Rateable Leviable 442 640,989,000 38,540,750 740,945,000 

     
 

 

2. BACKGROUND 

2.1 As per the V-GV advice of 30 May 2018, the V-GV gave notice under section 6(1) 
of the Act that the V-GV was going to cause a general valuation of all rateable 
and non-rateable leviable land within the municipality as at 1 January 2019. 
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2.2 Under sections 9 and 13F of the Act, the V-GV is the valuation authority in 
respect of all rateable and non-rateable leviable land within the municipal district. 

2.3 The 2019 General Valuation has now been completed in satisfaction of the V-
GV’s 2019 Valuation Best Practice Guidelines. 

2.4 Council has received the final stage 4 certification from the V-GV, having 
completed all previous stages and received certification of those stages by the V-
GV. 

2.5 For all non-rateable leviable properties, the Fire Services Property Levy is a 
separate assessment, and they have been completed as part of the overall 2019 
General Valuation in accordance with the V-GV’s 2019 Valuation Best Practice 
Guidelines. 

3. DISCUSSION / ISSUE 

3.1 Rateable Properties 

There are 50,347 rateable assessments (inclusive of the 17 recreational land 
assessments) in the 2019 return, compared to 49,271 for the 2018 general 
valuation return, an increase of 1,076 property assessments, or 2.18%, over 
2018.  This figure has been primarily influenced by the completion of residential 
apartments, townhouse and separate dwelling in the municipality. 

3.2 Total valuations of all rateable properties are as follows: 

Site Value $36,927,942,500 
Capital Improved Value $52,492,378,500 
Net Annual Value $2,644,626,550  

3.3 The decrease in CIV over the one year period for all rateable properties amounts 
to an average 13.15%.  Residential properties reflected an average decrease in 
CIV of 14.5%, largely influenced by the impact of the decrease in SV of 19.61%; 
however, commercial/industrial properties, whilst being a relatively small number 
at 1,960, reflected an average increase of 4.6%. 

3.4 The increase in the CIV for commercial/industrial properties is seen as a 
continuation of demand for commercial investments, despite a 12% decline in 
underlying SV. 

3.5 The key influences of the overall valuation decrease across the municipal district 
are principally due to the impact of a weakening property market and the impact 
on site values, particularly for development sites within the Doncaster Hill 
precinct, and for sites in proximity to main roads and activity centres. 

3.6 The following table summarises the movements in values for the key sectors: 

Sector Site Value (SV) Capital Improved Value (CIV) 

Residential -19.61% -14.5% 

Commercial & Industrial -12.1% +4.6% 

Total Rateable Property -19.34% -13.15% 
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3.7 The above figures include 17 properties classified as Recreational Land, 
pursuant to the Cultural and Recreational Lands Act 1963. Whilst those 
properties are rateable, their uses for outdoor sporting activities qualify them for a 
Charge in Lieu of Rates. 

3.8 Non-Rateable Leviable Properties 

There are 442 non-rateable leviable properties, having a total valuation as 
follows: 

Site Value $640,989,000 
Capital Improved Value $740,945,000 
Net Annual Value $38,540,750 

4. COUNCIL PLAN / STRATEGY 

4.1 It is a requirement of Section 13DC(5) of the Valuation of Land Act 1960 that any 
general valuation must be returned to Council before 30 June, immediately 
following the last such valuation.  

4.2 As it forms the basis for Council rates, it must necessarily be returned no later 
than when the budget is adopted subject to receiving certification by the V-GV. 

5. IMPACTS AND IMPLICATIONS 

5.1 The effect of the general valuation is to adjust the apportionment of rates across 
all rateable properties on this, the first of the centralised annual valuations under 
the authority of the V-GV.  

5.2 Whilst this assists in the equitable distribution of rates liability on the basis of 
property values, it also results in the rates for individual properties moving by 
varying amounts depending on shifts in values throughout the municipality.  

6. IMPLEMENTATION 

6.1 Finance / Resource Implications 

6.1.1 This General Valuation will be the basis for rating within Manningham for 
the next one year, for the purposes of the Fire Services Property Levy, 
and for the assessment of Land Tax by the State Revenue Office. 

6.1.2 All valuations were carried out under the authority of the V-GV by 
independent valuers appointed by the V-GV. 

6.2 Communication and Engagement 

6.2.1 The outcome of the 2019 General Valuation will be communicated to 
ratepayers via a brochure insert with the 2019-20 Valuation and Rates 
Notice. Council’s Marketing Unit will also liaise with the local press to 
provide relevant information to the public prior to the issue of Valuation 
and Rates Notices. 
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6.3 Timelines 

6.3.1 Information will be distributed to ratepayers, advising that all valuations 
have been reviewed as at 1 January 2019 and, if they believe the 
valuations may be incorrect, that they should direct their concerns to the 
V-GV. The objection process is outlined on Council’s web site, in the 
annual rates brochure, and on Valuation and Rates Notices, and, when 
ratepayers call to query aspects of their rates or valuations, they can be 
advised of their rights to direct their queries to the V-GV. 

7. DECLARATIONS OF CONFLICT OF INTEREST 

No officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter.   
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12 SHARED SERVICES 

12.1 Procurement Policy - 2019 Review 

File Number: IN19/410   

Responsible Director: Director Shared Services  

Attachments: 1 POL/517 Procurement Policy 2019 Review ⇩    
 

EXECUTIVE SUMMARY 

This report presents the updated Procurement Policy for adoption by Council. 

The Procurement Policy (the Policy) details the key internal controls and governance 
processes to support the efficient and effective procurement of goods and services. 

The 2019 Procurement Policy review resulted in minor editorial updates following more 
comprehensive reviews of the Policy in 2017 and 2018.   

The Policy retains Council’s strong controls over procurement including dual 
authorisation of purchases and maintaining existing authority limits and quotation 
requirements. 

The next scheduled review of the Procurement Policy is by June 2020. 

 

1. RECOMMENDATION 

That Council adopt the Procurement Policy shown at attachment 1 to this report.  

 

2. BACKGROUND 

2.1 Section 186(A) of the Local Government Act 1989 requires Council to maintain a 
Procurement Policy and that this Policy be available to the public.   

2.2 The attached Procurement Policy represents the annual review of the Policy with 
the next review being due by June 2020. 

2.3 The 2019 review resulted in minor presents a mainly editorial updates to improve 
the readability and to referencing relevant policies.  Key controls and 
accountability and authority levels are retained: 

Authority Levels: 

Council Officer Authority Limit 
Purchasing Officer $2,000  
Coordinator $15,000 
Service Unit Manager $75,000 
Group Manager $75,000 

Director $150,000 

Director City Services $200,000 
(construction) 

Chief Executive Officer Unlimited 
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Quotation requirements: 

Value of Purchase Minimum Selection Method Comments 
Up to $75 One Verbal Quote  

$75 to $499.99 One Verbal or Written Quote 
Purchase Order not 
mandatory  

$500 up to $1,999.99 One Verbal or Written Quote 

Purchase Order mandatory 
for all purchases $500 and 
over unless it is an exempt 
purchase (see 2.7 of 
Policy)  

$2,000 to $14,999.99 One Written Quote  

$15,000 to $74,999.99 Three Written Quotes  

$75,000 to $149,999.99 Three Written Quotes 
The Procurement Unit 
to coordinate any 
purchases of $75,000 
and higher.  
 
Refer to Tendering 
Procedures Manual for 
further details on the 
tendering process 
 

$150,000 and over Tender.  

$150,000 – 
$199,999.99 
Works 

3 Quotes or Tender 
(Discretion of Director of 
Assets & Engineering) 
 

$200,000 + Works Tender 

 

3. DISCUSSION / ISSUE 

The Procurement Policy has been updated and is provided for the endorsement of 
Council.   

4. COUNCIL PLAN / STRATEGY 

The achievement of efficient and effective procurement practices will contribute to the 
provision of cost effective services for our community. 

5. IMPACTS AND IMPLICATIONS 

Not applicable 

6. IMPLEMENTATION 

6.1 Finance / Resource Implications 

There are no financial or resource implications. 

6.2 Communication and Engagement 

Following adoption of the Policy, unit managers and purchasing officers will be 
engaged to provide an awareness of the minor changes to the Policy.  

6.3 Timelines 

The Procurement Policy will become effective following adoption by Council. 
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7. DECLARATIONS OF CONFLICT OF INTEREST 

No Officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter. 
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12.2 Adoption of 10 Year Financial Plan 2019/20 to 2028/29 

File Number: IN19/411   

Responsible Director: Director Shared Services  

Attachments: 1 MCC 10-Year Financial Plan 2019/20 to 2028/29 ⇩    
 

EXECUTIVE SUMMARY 

The 10-Year Financial Plan (the Plan) covers the period 2019/20 to 2028/29 and 
provides the framework upon which sound financial decisions are made.   The Plan 
presents financial forecasts of Council’s capacity to continue delivering high quality 
services, facilities and infrastructure into the future, whilst living within its means.  

The 2019/20 Annual Budget represents the first year of the Financial Plan and the 
Strategic Resource Plan represents years 1-4 of the Financial Plan. 

The projected financial outcomes for the period 2019/20 to 2028/29 indicate that 
Council, based on current assumptions and economic forecasts and conditions, is in a 
solid financial position and has the capacity to continue to deliver services and 
infrastructure during this period at current service levels.    

The Financial Plan is updated annually to reflect current economic and financial 
forecasts and incorporate changes to underlying assumptions and legislation.  

The 10-Year Financial Plan is provided as Attachment 1 to this report and is presented 
for adoption by Council. 

 

1. RECOMMENDATION 

That Council adopt the 10-Year Financial Plan 2019/20 to 2028/29 shown at 
attachment 1 to this report. 

 

2. BACKGROUND 

2.1 Each year a 10-Year Financial Plan is prepared as part of the Annual Budget 
process.  The Plan outlines the key assumptions made in forecasting financial 
outcomes out ten years.  It is a high level strategic document that projects 
Council’s financial capacity to continue to deliver high quality services and 
infrastructure to the community while still ‘living within its means’.   

2.2 The Plan, having a long term (10 year horizon) enables the monitoring of trends 
and the early identification of financial (funding) issues that may need addressing 
in the future. 

2.3 The same Budget Principles and assumptions that the 4-Year Strategic Resource 
Plan (SRP) was developed upon were also applied in developing the 10-Year 
Financial Plan.   
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2.4 In a ten year financial planning horizon: 

2.4.1 The first year of the 10-Year Financial Plan represents the Annual 
Budget (in much more detail) 

2.4.2 Years 1-4 of the Plan form the Strategic Resource Plan; and 

2.4.3 Years 5-10 of the Plan represent the long term assessment of Council’s 
financial ability to continue to fund services and infrastructure out into 
the future. 

3. DISCUSSION / ISSUE 

3.1 The objectives of the Plan are: 

3.1.1 The achievement of a prudent balance between meeting the service 
needs of our community and remaining financially sustainable for future 
generations. 

3.1.2 An increased ability to fund both capital works in general and meet the 
asset renewal requirements. 

3.1.3 To maintain a sustainable Council in an environment of capped Council 
rate income and low increases in government grant funding 

3.2 The attached 10-Year Financial Plan provides an overview of Council’s current 
financial position, key challenges, details of key assumptions and provides the 
ten year performance indicator projections and the projected Income Statement, 
Balance Sheet, Cash Flow Statement and Capital Works Statement. 

3.3 The rate revenue forecasts are based on the continued setting of rates at the 
forecast State Government rate cap (estimated to be 2.5% per annum). 

3.4 The 2019/20 budget provides for the repayment in full of a $7.279 million loan 
maturing in November 2019, leaving Council loan free as at 30 June 2020. 

3.5 The 10 year financial forecasts present Council in a solid and steadily improving 
financial position with a continued ability to provide services and maintain 
approximately $2.5 billion worth of community assets by 2028/29. The key 
forecasts are detailed below: 

 

Year1 Year2 Year3 Year4 Year5 Year6 Year7 Year8 Year9 Year10

Surplus ($m)   16.8   20.9   21.2   21.5   20.5    23.8    22.5    24.9    26.0     28.6 

Total cash  ($m)   71.2   75.2   80.4   87.1   97.0  106.8  113.3  119.6  127.2   136.6 

Unrestricted cash ($m)   25.0   26.0   28.4   31.9   35.6    39.0    41.8    44.4    48.4     53.0 

Net assets (m) 2,261 2,282 2,303 2,325 2,345 2,369 2,392 2,416 2,442 2,471

Asset Renewal (%) 127% 101% 100% 99% 97% 96% 103% 100% 103% 110%

Loans ($m)      -        -        -        -        -          -          -          -          -          -   

VAGO financial 

sustainability risk
 Low  Low  Low  Low  Low  Low  Low  Low  Low  Low 

19/20 25/26 26/27 27/28 28/29

Financial Plan

20/21 21/22 22/23 23/24 24/25
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4. COUNCIL PLAN / STRATEGY 

4.1 The Financial Plan fits into Council’s Integrated Planning Framework and is 
based on the 2019/20 Annual Budget and four year Strategic Resource Plan 
2019/20 to 2022/23 and non-financial projections. 

4.2 It is prudent to maintain the current practice of reviewing and updating the 10-
Year Plan as part of the Annual Budget and Mid-Year Review processes. 

4.3 Adoption of the 10 Year Financial Plan 2019/20 to 2028/29 represents 
achievement of the 2018/19 Annual Budget Major Initiative 19 (to update 
Council’s rolling 10 Year Financial Plan to incorporate key strategies to address 
the long term financial sustainability of Council). 

5. IMPLEMENTATION 

5.1 Finance / Resource Implications 

The Financial Plan is a decision making tool to identify Council’s current and 
projected financial capacity to continue delivering high quality services, facilities 
and infrastructure, whilst living within its means. 

5.2 Communication and Engagement 

The Financial Plan has been guided through community engagement undertaken 
as part of the development of the Annual Budget, Council Plan 2017-2021, 
Healthy City Strategy 2017-2021 and other key strategies of Council. 

5.3 Timelines 

The Annual Budget 2019/20, representing the first year of the Financial Plan, will 
be implemented effective 1 July 2019 following adoption of the Annual Budget 
and declaration of rates and charges (scheduled for the Council Meeting of 25 
June 2019). 

6. DECLARATIONS OF CONFLICT OF INTEREST 

No Officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter. 
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12.3 2019/20 Annual Budget incorporating the 4 year Strategic Resource Plan 
2019-2023, Adoption and Declaration of Rates and Charges 

File Number: IN19/416   

Responsible Director: Director Shared Services  

Attachments: 1 List of Submissions ⇩   
2 Submission Comments and Recommendations ⇩   
3 Annual Budget 2019-20 ⇩    

 

EXECUTIVE SUMMARY 

The 2019/20 Annual Budget incorporating the 4 year Strategic Resource Plan has 
been developed in accordance with the statutory requirements. The draft budget was 
placed on public exhibition for community consultation. 

During the four week exhibition period, 196 submissions were received. A Committee 
of Council held on Thursday 30 May 2019 received all submissions and heard 
presentations from 8 submitters. Council would like to acknowledge all submitters and 
other interested parties for their contribution to improving community outcomes arising 
from the budget process.   

The advertised 2019/20 Budget was amended to reflect the anticipated early receipt of 
$1.74 million of Federal Government Financial Assistance grants in June 2019, an 
increase of $1.50 million in developer open space contributions in 2018/19, a change in 
the timing of royalties associated with Council’s former quarry and a new, one-off 
budget allocation of $1.00 million in 2019/20 for clean-up costs related to land 
contamination at the Council owned Mandella Reserve. 

The 2019/20 Budget incorporating the 4 year Strategic Resource Plan 2019-2023 
(Attachment 3) is presented for adoption and declaration of rates and charges. 

 

1. RECOMMENDATION 

That Council: 

A. Endorse the recommendations arising from public submissions received 
on the Annual Budget as detailed in Attachment 2 to this report; 

B. Adopt the 2019/20 Annual Budget incorporating the 4 year Strategic 
Resource Plan 2019-2023 as detailed in Attachment 3 to this report; 

C. Declare the General Rate for the year commencing 1 July 2019 and ending 
30 June 2020 as follows: 

 a Uniform Rate of 0.00173238 cents of each dollar on the Capital 
Improved Value for all rateable properties; and 

 an amount of $91,752,500 is to be raised by General Rates; 

D. Declare annual service charges for the Waste Services as per Section 4.4.1 
(h) of the 2019/20 Annual Budget. An amount of $13,668,885 is to be raised 
by annual service charges; 
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E. Declare Cultural and Recreational Lands be charged in lieu of rates as per 
Section 4.1.1 (n) of the 2019/20 Annual Budget; 

F. Offer a $64.25 waiver on the 2019/20 General Rates for the principal place of 
residence to a ratepayer who is the holder of a valid Low Income Health 
Care Card (“LI” designated card), provided that ratepayer makes an 
application to Council for the waiver by 30 June 2020; 

G. Offer a waiver of 50% of the increase in General Rates from 2018/19 to 
2019/20 to a ratepayer who is assessed by Council as in financial hardship, 
and where: 

1 The affected property is the ratepayers principle place of residence; 
and  

2 There is an increase in rates payable of 30 per cent or greater that is 
attributable to property values arising from the general revaluation of 
properties in the municipality.  

H. Declare the Rates and Charges be payable by four instalments and due on: 

1 First Instalment  30 September 2019 

2 Second Instalment 30 November 2019 

3 Third Instalment 29 February 2020 

4 Fourth Instalment 31 May 2020 

I. Charge interest on Rates and Charges as provided under Section 172 of the 
Local Government Act 1989 and calculated on the basis of the current 
Penalty Interest Rate Act 1983, rate being 10.0 per cent for 2019/20; 

J. Approve the repayment in full of Council’s interest-bearing loan of $7.279 
million; 

K. Advertise the adoption of the 2019/20 Annual Budget incorporating the 4 
year Strategic Resource Plan 2019-2023 in The Age Newspaper; and 

L. Write to all submitters to thank them for their submission and to advise 
them of the outcome. 

 

2. BACKGROUND 

2.1 The Annual Budget includes Council’s annual operating and capital works 
budgets for 2019/20 and a 4 year Strategic Resource Plan including 2019/20 
major and annual initiatives to deliver (third year of our 4 year Council Plan). 

2.2 The 2019/20 Annual Budget of $176 million includes $50 million for the capital 
works program to maintain and improve Council’s $2.2 billion community asset 
portfolio and $126 million to deliver more than 100 services for the community. 

2.3 Following the adoption ‘in principle’ on 23 April 2019, the draft budget and the 4 
year Strategic Resource Plan was placed on public exhibition for a period of 28 
days. 
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2.4 During the public exhibition period, 196 submissions were received. The list of all 
submitters is included as Attachment 1 to this report. 

2.5 Eight submitters presented their submissions to a Committee of Council held on 
30 May 2019. These were: 

 John Sheedy, Applewood Retirement Village 

 Darryl Kilmartin, Doncaster Athletic Club 

 Wendy Rawady, resident 

 Reg Tydell, resident 

 Andrew Young, Melbourne Chinese Soccer Association 

 Paul Tan, resident 

 Phil, Linden, Vantage Point Care 

 Eric Collyer, Doncaster Templestowe Historical Society 

3. DISCUSSION / ISSUE 

3.1 Council would like to acknowledge all submitters for their contribution to 
improving community outcomes arising from the budget process.  Comments and 
requests raised in submissions will be taken into consideration by Council, where 
possible.  In cases where specific actions have been requested, further 
information, commentary and recommendations have been provided.  These are 
detailed in Attachment 2 to this report.   

3.2 Following adoption of the budget, Council will write to each submitter to thank 
them and to provide details on the outcome of their submission. 

3.3 The exhibited budget financial forecasts have been updated for following items: 

 the Federal Government announced that it will bring forward the payment of 
50 per cent or $1.74 million ($1.32 million – operating and $0.42 million – 
capital) of the 2019/20 Grants from the Victoria Grants Commission to June 
2019, rather than in the 2019/20 year. These grants had been budgeted in the 
advertised budget for receipt in the 2019/20 budget year;  

 developer contributions towards open space are forecast to increase by an 
additional $1.50 million in 2018/19. These funds will be placed into a cash 
backed reserve to support future open space upgrades/improvements and 
land purchases; 

 a review of royalties associated with the partial filling of Council’s former 
quarry has forecast a reduction in royalties in 2018/19 and 2019/20 ($0.50 
million and $0.50 million respectively) and is partly offset by an increase in 
royalty income of $0.80 million in 2020/21; and  

 a new one-off allocation of $1.00 million in 2019/20 to address site clean-up 
and rehabilitation costs related to contaminated soil discovered at the Council 
owned Mandella Reserve.  
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3.4 The table below summarised the impact of changes over the forecast period: 

Financial Indicator 
2018/19 
Forecast 

2019/20 
Budget 

2020/21 
SRP 

2021/22 
SRP 

2022/23 
SRP Total 

    $m $m $m $m $m $m 

Surplus for the year             

  Exhibited 23.7 20.0 20.1 21.2 21.5   

  Change 2.7 -3.2 0.8               -                  -    0.3 

  Revised 26.4 16.8 20.9 21.2 21.5   

Total cash             

  Exhibited 83.8 71.7 74.9 80.1 86.8   

  Change 2.7 -0.5 0.3 0.3 0.3  0.3 

  Revised 86.5 71.2 75.2 80.4 87.1 
 Uncommitted cash             

  Exhibited 29.8 27.0 25.2 28.4 31.9   

  Change -0.5 -2 0.8               -                  -     - 

  Revised 29.3 25.0 26.0 28.4 31.9                 

Net assets             

  Exhibited 2,241.5  2,261.6  2,281.7  2,302.9  2,324.4    

  Change      2.8      0.5      0.3      0.3     0.3  0.3  

  Revised 2,244.3  2,261.1  2,282.0  2,303.2  2,324.7  
 Working capital ratio             

  Exhibited 198.3% 193.8% 202.3% 205.4% 211.1%   

  Change 5.7% -1.1% 0.7% 0.7% 0.6%  0.6% 

  Revised 204.0% 192.7% 203.0% 206.1% 211.7% 
 

3.5 Council has applied the Stage 4 property valuation data as provided by the 
Valuer General Victoria to determine average rates and the rate in the dollar for 
2019/20 rating purposes.  The exhibited 2019/20 Budget was based on property 
valuation data available at that time (Stage 3). The application of final (stage 4) 
valuation data resulted in a small change in the rate in the dollar from 
$0.00173236 to $0.00173238.  This minor change does not materially alter the 
total rate dollars to be raised or average property rates. 

3.6 Manningham is compliant with the State Government rate cap with average 
property rates set at 2.50% for 2019/20. 

3.7 In addition to the legislative requirement to offer payment of rates by four 
instalments as detailed in recommendation “G”, Council also offers a 10 
instalment direct debit option to ratepayers.  Council does not offer a payment in 
full option for rates and charges.   

3.8 During the lead up to the adoption of the 2019/20 Annual Budget, the Federal 
Government announced a series of grants for sporting and recreation facilities.  
These mainly (though not exclusively) focused on flood lighting upgrades.  As at 
the time of preparing the budget, the exact nature of the projects, scope of works 
and funding agreement and conditions had not been finalised.  As such the 
funding has not been included in the 2019/20 budget.  Council will continue to 
work with stakeholders including the Federal Government and sporting clubs to 
arrive at an agreed position.  The agreed outcome will be referred to Council’s 
2019/20 Mid Year Budget Review, which will be conducted in November 2019. 
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4. COUNCIL PLAN / STRATEGY 

4.1 The development of the Annual Budget and the 4 year Strategic Resource Plan 
(SRP) have been guided by the Council Plan 2017-2021. The budget and SRP 
outline the financial and non-financial resources to be applied by the Council to 
achieve the strategic objectives detailed in the Council Plan. 

4.2 Progress against the Annual Budget and Council Plan will be reported 
periodically through the Quarterly CEO Report and the Annual Report. 

5. IMPLEMENTATION 

5.1 Finance / Resource Implications 

Preparation of the 2019/20 Annual Budget has been guided by the legislation and 
priorities outlined in key strategic documents including Council Plan 2017-2021, 
Strategic Resource Plan 2019-2023 and the long term Financial Plan. 

The budget and 4 year Strategic Resource Plan adopts a balanced budget 
approach to ensure that Council remains financially sustainable in the long term 
and has the capability to continue to provide relevant and cost effective services 
and infrastructure for its community. 

5.2 Communication and Engagement 

The draft 2019/20 Annual Budget and the 4 year Strategic Resource Plan was 
adopted ‘in principle’ on Tuesday 23 April 2019 and placed on public exhibition 
for four weeks. 

During the four week public exhibition period (26 April – 23 May 2019), 196 
submissions were received. A Committee of Council held on Tuesday 30 May 
2019 received all submissions and heard presentations from 8 submitters. 

Stakeholders will be advised of the adoption of the budget via a public notice in 
the newspaper, details on Council’s website and through information in a 
forthcoming Manningham Matters. 

5.3 Timelines 

The 2019/20 Annual Budget and the 4 year Strategic Resource Plan 2019-2023 
is presented to Council for adoption to enable implementation from 1 July 2019. 

On adoption of the budget, write to all submitters to thank them for their 
submission and to advise them of the outcome. 

6. DECLARATIONS OF CONFLICT OF INTEREST 

No Officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter. 
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13 CHIEF EXECUTIVE OFFICER 

13.1 Documents for Sealing 

File Number: IN19/421   

Responsible Director: Chief Executive Officer  

Attachments: Nil  

 

EXECUTIVE SUMMARY 

The following documents are submitted for signing and sealing by Council. 

 

1. RECOMMENDATION 

That the following documents be signed and sealed: 
 
Consent to Build over an Easement 
Agreement under Section 173 of the Planning and Environment Act 1987 
Council and S L Lee 
2/17 Dunoon Street, Doncaster  
 
Consent to Build over an Easement 
Agreement under Section 173 of the Planning and Environment Act 1987 
Council and A Khatibzadeh and F Moghimi 
15 Pentlowe Avenue, Templestowe Lower  

 
 

2. BACKGROUND 

The Council’s common seal must only be used on the authority of the Council or the 
Chief Executive Officer under delegation from the Council. An authorising Council 
resolution is required in relation to the documents listed in the Recommendation 
section of this report. 

3. DECLARATIONS OF CONFLICT OF INTEREST 

No officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter.  
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13.2 Record of Assembly of Councillors 

File Number: IN19/422   

Responsible Director: Chief Executive Officer  

Attachments: 1 Municipal Emergency Management Planning Committee - 
3 May 2019 ⇩   

2 Municipal Fire Management Planning Committee - 3 May 
2019 ⇩   

3 Senior Citizen Reference Group - 8 May 2019 ⇩   

4 Open Space and Streetscape Design Advisory Committee 
- 27 May 2019 ⇩   

5 Strategic Briefing Session - 4 June 2019 ⇩   

6 Strategic Briefing Session - 11 June 2019 ⇩   

7 Senior Citizens Reference Group - 12 June 2019 ⇩    

 

EXECUTIVE SUMMARY 

Section 80A of the Local Government Act 1989 requires a record of each meeting that 
constitutes an Assembly of Councillors to be reported to an ordinary meeting of Council 
and those records are to be incorporated into the minutes of the Council Meeting. 

 

RECOMMENDATION 

That Council note the Records of Assemblies for the following meetings and that 
the records be incorporated into the minutes of this Council Meeting: 

 Municipal Emergency Management Planning Committee – 3 May 2019 

 Municipal Fire Management Planning Committee – 3 May 2019 

 Senior Citizens Reference Group – 8 May 2019 

 Open Space and Streetscape Design Advisory Committee – 27 May 2019 

 Strategic Briefing Session – 4 June 2019 

 Strategic Briefing Session – 11 June 2019 

 Senior Citizens Reference Group – 12 June 2019 

 

1. BACKGROUND 

2.1 An Assembly of Councillors is defined in the Local Government Act 1989 as a 
meeting of an advisory committee of the Council, if at least one Councillor is 
present, or a planned or scheduled meeting of at least half of the Councillors and 
one member of the Council staff which considers matters that are intended or likely 
to be:- 
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2.1.1 The subject of a decision of the Council; or 

2.1.2 Subject to the exercise of a function, duty or power of the Council that has 
been delegated to a person or committee but does not include a meeting 
of the Council, a special committee of the Council, an audit committee 
established under section 139, a club, association, peak body, political 
party or other organisation. 

2.2 An advisory committee can be any committee or group appointed by council and 
does not necessarily have to have the term ‘advisory committee’ in its title. 

2.3 Written records of Assemblies are to include the names of all Councillors and 
members of Council staff attending, a list of matters considered, any conflict of 
interest disclosures made by a Councillor and whether a Councillor who has 
disclosed a conflict of interest leaves. 

2. DISCUSSION / ISSUE 

2.1 The Assembly records are submitted to Council, in accordance with the 
requirements of Section 80A of the Local Government Act 1989.  The details of 
each of the following Assemblies are attached to this report. 

 Municipal Emergency Management Planning Committee – 3 May 2019 

 Municipal Fire Management Planning Committee – 3 May 2019 

 Senior Citizens Reference Group – 8 May 2019 

 Open Space and Streetscape Design Advisory Committee – 27 May 2019 

 Strategic Briefing Session – 4 June 2019 

 Strategic Briefing Session – 11 June 2019 

 Senior Citizens Reference Group – 12 June 2019 

3. DECLARATIONS OF CONFLICT OF INTEREST 

No Officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter. 
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13.3 Appointment of Authorised Officer - Planning and Environment Act 1987 

File Number: IN19/423   

Responsible Director: Chief Executive Officer  

Attachments: 1 Instrument of Appointment and Authorisation - Kylie 
Dawson ⇩    

 

EXECUTIVE SUMMARY 

In accordance with the Planning and Environment Act 1987(the Act), Council is 
required to authorise officers for the purpose of enforcing the provisions of the Act.  It is 
proposed to appoint the Council officer detailed below as an Authorised Officer 
pursuant to Section 147(4) of the Act.   

 

1. RECOMMENDATION 

In the exercise of the powers conferred by section 224 of the Local Government 
Act 1989 and the other legislation referred to in the attached instrument of 
appointment and authorisation, Council resolves that: 

A. the following Council Officer be appointed as an authorised officer: 

 Kylie Dawson 

B. the instrument will come into force immediately upon execution and will 
remain in force until Council determines to vary or revoke the Instrument or 
the officer ceases their employment with Council; and 

C. the Instrument be signed and sealed.   

 

2. BACKGROUND 

2.1 The Planning and Environment Act 1987 (the Act) regulates enforcement of the 
 Act and is reliant on authorised officers acting on behalf of the Responsible 
 Authority which is Council. 

2.2 The Act, unlike the Local Government Act 1989, does not permit appointments to 
 be made by the Chief Executive Officer and therefore in order for the officer to 
 legally undertake the duties of their position under the Act, it is necessary for 
 Council to make appointments by formal resolution. 

2.3 The Instrument of Appointment and Authorisation has been prepared based on 
advice from Maddocks Lawyers and empowers the relevant officer to exercise 
those powers granted in the Instrument. 

2.4 The appointment will come into force immediately upon its execution under the 
 Seal of Council and will remain in force until varied or revoked by Council or the 
 officer ceases employment with Council. 
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2.5 In addition to the appointment under the Act, Council pursuant to Section 224 of 
 the Local Government Act 1989, may appoint any person other than a Councillor 
 to be an authorised officer for the purposes of the administration and 
 enforcement of most other Acts, Regulations or Local Laws which relate to the 
 functions and powers of Council. This broader Instrument of Appointment and 
 Authorisation has already been carried out, in respect to the designated officer, 
 under the delegated authority of the Chief Executive Officer as the first part of a 
 dual appointment process. 

2.6 The appointment form will be recorded in the Authorised Officers Register that is 
 required to be kept by Council and is available for public inspection. 

3. DECLARATIONS OF CONFLICT OF INTEREST 

No Officers involved in the preparation of this report have any direct or indirect conflict 
of interest in this matter. 
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14 URGENT BUSINESS  

 

15 COUNCILLORS’ QUESTION TIME 

 

16 CONFIDENTIAL REPORTS  

16.1 Collaborative Procurement for Advanced Waste Processing Solutions - 
South East Business Case 

This information has been designated in writing as confidential information by the Chief 
Executive Officer pursuant to S77(2)(c) of the Local Government Act 1989. The 
relevant ground applying is S89(2)(d) of the Act concerning contractual matters. 
 

16.2 Metropolitan Waste and Resource Recovery Groups Collective 
Procurement of Residual Waste Disposal Services on behalf of 
Metropolitan Councils 

This information has been designated in writing as confidential information by the Chief 
Executive Officer pursuant to S77(2)(c) of the Local Government Act 1989. The 
relevant ground applying is S89(2)(d) of the Act concerning contractual matters. 
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