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8. PLANNING PERMIT APPLICATIONS 

 
 
8.1 Planning Application No. PL10/021658 at 8 George Street, 

Doncaster East for the construction of 10 dwellings within a 
three-storey building with a basement car park 

 
Responsible Director:  
 
File No. PL10/021658 
 
Land: 8 George Street, Doncaster East 
Zone Residential 1 Zone, Design and 

Development Overlay Schedule 8 
Applicant: DCA Design on behalf of Mr C. 

Scoleri 
Ward: Koonung 
Melway Reference: 34 B11 
Time to consider: 11 May 2011 
 
 

SUMMARY 

It is proposed to construct ten dwellings on a 997m2 lot located within Precinct 2- 
Residential Areas Surrounding Activity Centres and Along Main Roads(Sub-Precinct 
A) of Council’s Neighbourhood Character Precincts.  The dwellings will be within a 
contemporarily designed building which is provided with a basement car park and 3 
residential levels above.  The upper floor is limited to two dwellings. 
  
The application was advertised and 22 objections were received. 
 
Grounds mainly relate to neighbourhood character, impact on street parking 
availability (already high demand), increased traffic and general loss of amenity, 
particularly in May Street.  
 
In terms of planning assessment, the proposal is considered to be well designed 
and provides a positive response to relevant planning controls, particularly the 
design guidelines set out in the Overlay Schedule.  Approval of a third storey is 
reasonable, due to local context and the recessive nature of this level and the 
manner in which it is integrated.   
 
Appropriate levels of articulation and a range of complementary design themes are 
incorporated. 
 
Provided the vehicular access arrangements are modified, there should be no 
associated traffic issues, with little impact on May Street.  On-site parking for 
residents and visitors has been provided in accordance with ResCode requirements 
and a frontage to May Street will allow some on-street parking when need arises 
from time to time. 
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It is proposed to support the application, subject to some minor changes and the 
inclusion of appropriate conditions. 

1. BACKGROUND 

1.1. The site is an irregularly shaped lot (997m2) on the south-western corner of 
George Street and May Street.  The property has been cleared and is devoid 
of vegetation.  There is a 22.56m frontage to George Street and a 27.89m 
frontage to May Street (with a 4.34m splay).  The western boundary is 38.1m 
in length.  There is a mild crossfall of approximately 1.31m from the north-east 
to the south-west.  The south-western corner is affected by part of a 
stormwater and sewerage easement which then extends to the south-west. 

1.2. Frontages are defined with timber and wire fencing. 

1.3. Access to the lot is via a crossover located at the southern end of the May 
Street frontage. 

1.4. The site is located 165.0m west of the Donburn Shopping Centre (a local 
Activity Centre on Blackburn Road).  This centre offers a range of shops, 
office services, food outlets and medical services, while Doncaster East 
Secondary College is located 115m to the west along George Street. 

1.5. Public bus services are available along George Street and Blackburn Road, 
with bus stops in reasonable proximity. 

1.6. The site has abuttals with six properties.  Surrounding development is 
described as follows: 

 

Direction Address Description 

North 13 and 15 George Street, 
Doncaster East (opposite 
side of the road) 

Two-storey brick dwellings with tiled 
hipped roofs and a two way 
driveway intersection (St Claire 
Walk). 

South 22 and 24 May Street 
No. 22 May Street has a minor 
abuttal with the southern boundary 
(western end).  This irregularly 
shaped lot contains an expansive 
dwelling.  The closest part of this 
brick house is single-storey.  The 
canopy of a large tree to the north 
of the dwelling partially extends into 
the site.  
 
No.24 May Street is a compact lot 
containing a single-storey, brick 
dwelling that is setback 7.5 metres 
from May Street.  A 2.0 metre high, 
solid timber, front fence and 
driveway gates are along the 
frontage.  A garage is located to the 
northern side of the dwelling.  
 
A low key, alternative therapy 
“medical centre” operates from this 
property under Planning Permit No. 
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Direction Address Description 
19636 (not used as a residence). 

East No. 6 George Street and No. 
17 May Street 

No. 6 George Street (to the north) 
contains a single-storey, rendered 
brick dwelling with a hipped/tiled 
roof.  Vehicular access is to May 
Street, via a driveway adjacent to 
the southern boundary. 

No. 17 May Street contains a two-
storey, brick dwelling, with a 
hipped/tiled roof and an integrated 
garage.  Vehicular access is near 
the southern boundary.  

West 1-4/10 George Street, 
Doncaster East 

These lots contain four attached, 
two-storey townhouses that back 
onto the common boundary (part of 
a larger development).  The 
dwellings are of brick/render 
construction, with tiled/hipped roofs 
and there is no spacing between 
dwellings).   

There are several upper level, 
habitable room windows that 
overlook the site.  Ground floor 
windows (facing the site) are mainly 
screened by the common fence.  
The respective secluded private 
open spaces are positioned 
adjacent to the common boundary, 
with some having additional 
screening from trellis, conifer 
planting or shadecloth. 

1.7. George Street is a major road with a wide traffic lane in either direction 
(pavement width of approximately 9.2m).  There are rows of indented parking 
spaces on either side of the street, located a short distance to the east and 
west of the site.  This road carries a steady stream of traffic, particularly at the 
start and finish periods of the nearby secondary school.  The speed limit past 
the site is 60kph. 

1.8. May Street is a local street which connects George Street to Blackburn Road.  
The street tends to attract on-street parking throughout week-days and on 
week-ends.  A number of local residents have indicated that in their opinion, 
the parking is generated mainly by commuters, restaurant staff/customers and 
staff from a nearby medical centre.  The extent of parking is a source of 
annoyance. 

1.9. There are parking restrictions in front of the site in George Street which 
correlate to peak school periods.  Unrestricted parking exists along the 
western/southern side of May Street, while the eastern/northern side of the 
street has a “1 hour” restriction (Mon. – Sun.), except for resident parking 
(subject to a permit).   

1.10. The intersection of May Street and George Street has a narrow splitter island 
and a single, continuous dividing line extending from the intersection for 
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approximately 15.5m (total).  As there would not be 3.0m clearance between 
any car which was parked opposite the dividing line, parking is unlawful 
adjacent to the line.   

1.11. The character of the neighbourhood is mixed.  From a residential perspective, 
there is an extensive amount of multi-unit development in May Street, 
consisting of conventional one and two-storey dwellings.  There are also some 
larger multi-dwelling developments nearby along George Street and Blackburn 
Road.  Of note, is a major housing development (completed by Australand) on 
a former school site on the northern side of George Street.  This development 
consists of two-storey townhouses with an internal road system and a three-
storey apartment building at the eastern end of the property (No. 243 
Blackburn Road).  

1.12. Apart from the nearby school, other uses located close to the site include 
Taipan Chinese restaurant at 233 Blackburn Road, a large medical centre at 
2-4 George Street and an aged care facility at 52 George Street. 

1.13. Original housing is generally characterised by single-storey, brick dwellings 
with hipped/tiled roofs and eaves.  Associated garages are usually recessive. 

1.14. In terms of landscape character, built form is clearly dominant over landscape.  
There is a mixture of native and exotic planting, with the exotic species being 
prevalent in association with multi-dwelling developments.  There is a light 
spread of larger canopy trees throughout the area, especially to the north. 

1.15.  Front fencing characteristics vary significantly, with a range of higher fences 
along May Street. 
 
Planning History 

1.16. There have been no previous planning applications for the property. 

2. PROPOSAL 

2.1. It is proposed to construct a three-storey, apartment building with a basement 
car park.  The building will contain 10 dwellings (all with two bedrooms).  Site 
coverage is proposed at 47%, with a dwelling density of 1 dwelling per 99.7m2. 

2.2. The building will have a contemporary design based on modular forms and 
with a flat, metal deck roof.  The walls will be clad in various materials 
including brick, render and timber. 

2.3. Vehicular access to the basement car park will be in the form of a ramped, 
single width driveway to George Street.  Pedestrian access will be via a 
covered entry to May Street.  Internal access to each floor is via stairs (no lift). 

2.4. The building will have a maximum height of 9.81m (to NGL below the south-
western corner of the upper floor).  The front setback is 6.0m.  Rendered 
screen fences are to be provided to several ground level courtyards. 

2.5. The basement will be excavated into the ground, but will extend approximately 
800mm above the ground along the western and southern sides (due to 
crossfall). 

2.6. While each dwelling will be provided with its own private open space, an area 
of Common Property garden is to be provided in the south-western corner of 
the site. 

2.7. Details of each level are provided below- 
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Basement 

2.8. The basement will contain twelve car spaces, two of which will be allocated to 
visitors. Lock-up stores are provided for each dwelling, along with bin storage 
facilities.  A tiled apron is provided in front of the stairwell entry.  The 
basement will be secured by a roller grill door and there will be no wall 
openings.  Mechanical ventilation will be required. 

2.9. The basement will have the following minimum setbacks to boundaries- 

• Eastern boundary - 3.2m 

• Western boundary - 1.15m to ramp, otherwise 3.805m 

• Northern boundary - 6.0m 

• Southern boundary - 1.366m (to a corner) 

Ground Floor 

2.10. The entry will be at grade, with direct path access from May Street.  A central 
lobby will provide access to dwelling entries.  This level will contain four 
dwellings.  Open space in the form of balconies and courtyards is provided. 

2.11. Privacy screens are provided to prevent outlooks to the west. 

2.12. The ground floor will have the following minimum setbacks to boundaries- 

• Eastern boundary - 3.2m 

• Western boundary - 1.15m (to a section , otherwise 3.805m) 

• Northern boundary - 6.0m 

• Southern boundary - 2.095m (to a corner) 

 

First Floor 

2.13. This level will contain four dwellings.  Open space in the form of balconies is 
provided.  The two balconies on the northern elevation will be spacious.  
Privacy screens are provided to prevent outlook to the west. 

2.14. The first floor will have the following minimum setbacks to boundaries- 

• Eastern boundary - 3.0mm 

• Western boundary - 2.56mm 

• Northern boundary - 6.0m (with balcony projection) 

• Southern boundary - 2.28m (to a corner) 
 

Second Floor 

2.15. This level will contain two dwellings.  Open space in the form of balconies is 
provided, with the southern dwelling having a spacious area on the eastern 
side.  Overlooking from within the dwellings is prevented through the generous 
setbacks to the lower floor and the use of highlight windows. 

2.16. The second floor will have the following minimum setbacks to boundaries- 
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• Eastern boundary - 7.8m (main wall section) 

• Western boundary - 6.35m 

• Northern boundary - 10.12m 

• Southern boundary - 6.167m (to a corner) 

2.17. The application was supported by a Planning report and a Waste 
Management Plan.  This later report indicates the intended use of a private 
rubbish collection service. 

3. RELEVANT LEGISLATION 
Planning and Environment Act 1987 

3.1. Under Section 60 of The Planning and Environment Act, the Responsible 
Authority must consider the following before deciding on an application: 

• The relevant planning scheme;  

• The objectives of planning in Victoria;  

• All objections and other submissions which it has received; 

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

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

 
Manningham Planning Scheme 
 
State Planning Policy Framework 

3.2. The relevant sections of the state planning policy framework are as follows: 

3.3. Clause 15.01-1 Urban design 
 
Objective 

• To create urban environments that are safe, functional and provide 
good quality environments with a sense of place and cultural identity. 

 
Strategies 

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

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

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

• Encourage retention of existing vegetation or revegetation as part of 
subdivision and development proposals. 
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3.4. Clause 15.01-4 Design for safety 
 
Objective 

• To improve community safety and encourage neighbourhood design 
that makes people feel safe. 

 
Strategies 

• Ensure the design of buildings, public spaces and the mix of activities 
contribute to safety and perceptions of safety. 

 
Policy guidelines 
Planning must consider as relevant: 

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

 

3.5. Clause 15.02-1 Energy and resource efficiency 
 

Objective 
• To encourage land use and development that is consistent with the 

efficient use of energy and the minimisation of greenhouse gas 
emissions. 

 
Strategies 

• Ensure that buildings and subdivision design improves efficiency in 
energy use. 

• Promote consolidation of urban development and integration of land use 
and transport. 

• Improve efficiency in energy use through greater use of renewable 
energy. 

• Support low energy forms of transport such as walking and cycling. 
 

3.6. Clause 16.01-1 Integrated housing 
 

Objective 
• To promote a housing market that meets community needs. 

 
Strategies 

• Increase the supply of housing in existing urban areas by facilitating 
increased housing yield inappropriate locations, including under-
utilised urban land. 

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

• Encourage housing that is both water efficient and energy efficient. 

3.7. Clause 16.01-2 Location of residential development 
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Objective 

• To locate new housing in or close to activity centres and employment 
corridors and at other strategic redevelopment sites that offer good 
access to services and transport. 

 
Strategies 

• In Metropolitan Melbourne, locate more intense housing development in 
and around 

• Activity centres, in areas close to train stations and on large 
redevelopment sites. 

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

• Ensure an adequate supply of redevelopment opportunities within the 
established urban area to reduce the pressure for fringe development. 

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

• Identify opportunities for increased residential densities to help 
consolidate urban areas. 

 

3.8. Clause 16.01-4 Housing diversity 
 

Objective 
• To provide for a range of housing types to meet increasingly diverse 

needs. 
 

Strategies 

• Ensure housing stock matches changing demand by widening housing 
choice, particularly in the middle and outer suburbs. 

• Encourage the development of well-designed medium-density housing 
which: 

• Respects the neighbourhood character. 

• Improves housing choice. 

• Makes better use of existing infrastructure. 

• Improves energy efficiency of housing. 

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

 

3.9. Clause 16.01-5 Housing affordability 
 

Objective 
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• To deliver more affordable housing closer to jobs, transport and 
services. 

 
Strategies 

• Improve housing affordability by: 

• Increasing choice in housing type, tenure and cost to meet the 
needs of households as they move through life cycle changes 
and to support diverse communities. 

• Promoting good housing and urban design to minimise negative 
environmental impacts and keep down costs for residents and 
the wider community. 

 
Local Planning Policy Framework 

 
Municipal Strategic Statement (MSS) 

3.10. Clause 21.03 of the MSS identifies that future housing need and residential 
amenity are critical land-use issues that will challenge Manningham’s future 
growth and sustainable development.  The MSS acknowledges that there is a 
general trend towards smaller household size as a result of an aging 
population and smaller family structure which will lead to an imbalance 
between the housing needs of the population and the actual housing stock 
that is available.   

 

3.11. 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.   

 

3.12. Clause 21.05 Residential applies to development in a Residential 1 Zone.  
This policy outlines the division of Manningham into four Residential Character 
Precincts.  Factors that influenced the precinct boundaries include: 

• Topography;  

• Street layout;  

• Road widths; 

• Distance from activity centres, public transport networks, open space, 
community facilities and related services; 

• Existing planning controls, and 

• Scale, form and age of existing housing. 
 

3.13.  The subject site is within “Precinct 2 –Residential Areas Surrounding Activity 
Centres and Along Main Roads”.  In respect of the vision and preferred future 
character for this precinct, future multi-dwelling residential development will be 
channelled into these areas.   
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3.14. In this precinct, a substantial level of change is anticipated.  This area will be a 
focus for higher density developments.  Three-storey buildings, including 
‘apartment style’ developments, are encouraged on larger lots.  One and two-
storey developments are envisaged on smaller lots. 

3.15. Contemporary architecture is encouraged in this precinct.  

3.16. Future development should achieve high design standards, where buildings 
are sufficiently articulated to provide visual interest and make a positive 
contribution to the evolving streetscape.  

3.17.  Buildings should be sited so that ground floor and upper floor levels are 
sufficiently setback from side and rear boundaries to provide a graduated 
building line and to minimise adverse amenity impacts on adjoining properties.   

3.18. The building design should be enhanced by the use of varied and durable 
building materials and will incorporate a landscape treatment to enhance the 
overall appearance of the development. 

3.19. In areas surrounding activity centres, front fences are encouraged to be 
transparent to establish a sense of connection between the housing (private 
realm) and the street (public realm).  To ensure a greater sense of visual 
amenity along Main Roads, front fences are encouraged to be semi-
transparent, or if solid fences are proposed, they need to be setback behind a 
landscape treatment. 

3.20. Within this precinct, there are two sub-precincts.  The site and all adjoining lots 
are located in sub-precinct A. 

3.21. Sub-precinct A is an area where two-storey buildings and three-storey 
buildings, including ‘apartment style’ developments are encouraged.  Three-
storey, contemporary developments are encouraged on consolidated sites 
with a minimum area of 1,800 square metres.  Development can have a 
maximum site coverage of 60%. 

 

3.22.  Clause 21.05-2 Housing has the following objectives: 

• To accommodate Manningham’s projected population growth. 

• To ensure that housing choice, quality and diversity will be increased to 
better meet the needs of the local community and reflect demographic 
changes. 

• To ensure that higher density housing is located close to activity centres 
and along main roads in accordance with relevant strategies.  

• To promote affordable and accessible housing to enable residents with 
changing needs to stay within their local neighbourhood or the 
municipality.  

3.23. The strategies to achieve these objectives include: 

• Encourage the provision of housing stock which responds to the needs 
of the municipality’s population.  

• Promote the consolidation of lots to provide for a diversity of housing 
types and design options.  
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• Encourage and guide higher density residential development close to 
activity centres and along main roads identified as Precinct 2 on the 
Residential Framework Plan 1 and Map 1 to this clause.  

• Encourage development to be designed to respond to the needs of 
people with limited mobility, which may for example, incorporate lifts 
into three storey developments.  

 

3.24.  Clause 21.05-4 Built form and neighbourhood character has the following 
objective: 

• To encourage residential development that enhances the existing or 
preferred neighbourhood character of the residential character 
precincts as shown on Map 1 to this Clause.  

 

3.25. The strategies to achieve this objective include: 

• Require residential development to be designed and landscaped to 
make a positive contribution to the streetscape and the character of the 
local area.  

• Ensure that where development is constructed on steeply sloping sites 
that any development is encouraged to adopt suitable architectural 
techniques that minimise earthworks and building bulk.  

• Ensure that development is designed to provide a high level of internal 
amenity for residents.  

• Require residential development to include stepped heights, articulation 
and sufficient setbacks to avoid detrimental impacts to the area’s 
character and amenity.  

 
Clause 22 Local Planning Policies 

3.26. Clause 22.08 Safety through urban design policy includes the following 
objective: 

• To provide and maintain a safer physical environment for those who live 
in, work in or visit the City of Manningham. 

 

3.27. Key design matters (relevant to this application) are as follows- 

• Building design 

• The location of building entrances and windows maximise 
opportunities for passive surveillance of streets and other public 
spaces. 

• Buildings be orientated to maximise surveillance of entrances and 
exits from streets. 

• Building design and layout avoid potential entrapment points, such 
as “blind” alcoves and “dead-ends”. 

• Balconies be separated between dwellings. 
 

Street layout/access and subdivision 
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• Streetscapes be attractive, and have clearly defined areas for 
pedestrian and vehicle movement by providing a nature strip, 
change in levels, different building materials and appropriate 
lighting. 

• The streetscape should provide natural surveillance and visibility 
for pedestrians, drivers and occupants of adjacent 
buildings/properties. 

 
Car parks 

• The design, location and management of car parks promote public 
safety and maximise visibility and sightlines to eliminate hidden 
car spaces, blind corners and areas of potential entrapment. 

3.28. Clause 22.09 Access for disabled people policy includes the following 
objectives: 

• To facilitate the integration of people with a disability into the community. 

• To ensure that people with a disability have the same level of access to 
buildings, services and facilities as any other person. 

 
Clause 32 Residential Zones 

3.29. Clause 32.01 Residential 1 Zone contains the following purpose statement: 

• To implement the SPPF and the LPPF, including the MSS and local 
policy; 

• To provide for residential development at a range of densities with a 
variety of dwellings to meet the housing needs of all households; 

• To encourage residential development that respects the neighbourhood 
character; 

• In appropriate locations, to allow educational, recreational, religious, 
community and a limited range of other non-residential uses to serve 
local community need. 

3.30. A planning permit is required to construct two or more dwellings on a lot within 
this zone. 

 
Clause 43 Heritage and Built Form Overlays 

3.31. Clause 43.02 Design and Development Overlay contains the following 
purpose statement: 

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

• To identify areas which are affected by specific requirements relating to 
the design and built form of new development. 

 

3.32. Schedule 8 to the Design and Development Overlay – Residential Areas 
Surrounding Activity Centres and Along Main Roads includes the following 
relevant design objectives: 
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• To increase residential densities and provide a range of housing types 
around activity centres and along main roads. 

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

• To encourage three-storey buildings including ‘apartment style’ 
developments on larger lots. 

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

• To encourage spacing between developments to minimise a continuous 
building line when viewed from a street. 

• To ensure that overlooking into adjoining properties is minimised. 

• To ensure the design of basement car parks complement the design of 
the building and sited to allow for effective screen planting. 

3.1. The schedule includes design elements relating to – 

• Building height 

• Form 

• Carparking and Access 

• Fencing. 

3.2. A permit is required to construct buildings and works.  These must be in 
accordance with any requirements of a related schedule, unless the 
Responsible Authority decides otherwise, through the grant of a permit.   

3.3. In other words, there is discretion in respect of schedule requirements.  In 
considering related matters, the Responsible Authority needs to determine 
whether the variation still achieves compliance with the relevant Design 
Objectives of the Schedule.  

3.4. It is noted that the Design Objectives do not encourage or discourage three-
storey development on sites of less than 1800m2 and that such development is 
allowed in any event, by the relevant ResCode height control standard.  
Council discretion has been shown on this matter, where the third storey 
element is recessive (an apartment building at 97 Whittens Lane, for 
instance). 

3.5. Having regard to the design elements listed under the Buildings and Works 
section, the following general assessment is made- 

 
 
 
Design Element Level of Compliance 
Building Height and Street Setback  
 
Sub-precinct A: 

• A maximum building height of 11 
metres is allowed, provided the 
condition regarding minimum lot size is 
met (condition requires a lot size of 
1800m2). 

 
 
 
Because of the lot size, the height of any new 
building should be less than 9.0m.  The proposed 
maximum building height is 9.81m.  While this 
overall height does not satisfy the relevant Design 
Element, Council can issue a permit to vary the 



COUNCIL AGENDA 03 MAY 2011 

 
 

 PAGE 1324 Item No: 8.1

 
• If the condition is not met, the maximum 

building height is 9 metres. 
 

• The minimum front street setback is 6.0 
metres (balconies, terraces and 
verandahs may encroach within this 
setback by up to 2.0m provided that 
they do not extend across the width of 
the building). 

 
 

requirement and it is considered that the 
additional height will not be detrimental to the 
amenity of the neighbourhood.   
 
This view is formed taking into account the width 
of the site (approximately 25.0m) which assists in 
achieving appropriate spatial proportions for the 
third floor.  With a limited upper floor area and 
generous setbacks from the walls of the lower 
floor, the upper floor will not be visually 
dominating or a discordant element.  In addition, 
the height and form of townhouse/apartment 
development on the opposite side of George 
Street demonstrates that a more intensive level of 
housing can work successfully in this 
neighbourhood. 
 
As presented, the building has appropriate 
excavation for the basement, appropriate ceiling 
heights to each floor and sufficient fascia depth.  
By allowing the greater height, two additional 
dwellings are achieved, thus assisting with urban 
consolidation principles (without creating an 
overdevelopment).  

 
The front setback requirement is met at the 
ground floor.  It is noted that 2 first floor balconies 
extend into this setback.   
 
The extent to which these balconies extend into 
the front setback complies with the 2.0m 
maximum, however, the fact that solid side walls 
and some canopies are provided (as part of the 
“modulated” building design) means that the ends 
of these “box section” walls/canopies are between 
4.6m and 5.04m from the frontage.   
 
This projection of solid, cantilevered balcony 
walls/canopies into the front setback will tend to 
“draw” the building forward in a visual sense, 
particularly, at either end, where side panel walls 
are proposed.   
 
The visual impact generated by this projection will 
however, be balanced by the depth of the 
balconies and the stepped presentation across 
the front of the building.  On this basis, it is 
acceptable. 
 

Form  
• Provide visual interest through 

articulation, glazing and variation in 
materials and textures. 

 
• Minimise buildings on boundaries to 

create spacing between developments. 
 

• Ensure that buildings are stepped down 

 
A suitable mix of materials and design elements 
will contribute to what should be a neat, modern 
building.  The front elevation has a well balanced 
and thoughtfully designed presentation and offers 
a contemporary architectural statement.  
 
This presentation, while contrasting with the style 
of existing housing will, nonetheless, be quite 
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at the rear of sites to provide a gradual 
transition to the scale of the adjoining 
residential area. 

 
• Ensure that the floor area of any second 

or third storey element of a dwelling 
(including balconies) does not exceed 
75% of the ground floor area (excluding 
verandahs and balconies). 

 
• Integrate porticos and other design 

features with the overall design of the 
building and not include imposing 
design features such as double storey 
porticos. 

 
• Be designed and sited to minimise the 

need for earthworks by either siting the 
building on the flattest part of the site or 
by designing the building to step with 
the land. 

 
• Be designed to minimise overlooking 

and avoid the excessive application of 
screen devices. 

acceptable in the neighbourhood.   
 
It is noted that no part of the building is to be 
constructed to a boundary, thus maintaining 
continuity of building spacing. 
 
The third Design Element relating to stepping 
down at the back of the building is aimed at 
minimising impacts to rear residential properties.   
 
Being a corner lot, there is no “rear”.  It is noted 
that the upper floor is stepped well in from the 
western and southern walls of the lower floor, thus 
providing a generous setback in relation to the 
boundaries.  This results in a recessive upper 
floor which provides a suitable height transition to 
adjacent properties. 
 
In terms of floor area percentages, the upper floor 
area of the building covers significantly less than 
75% of the ground floor (allowing for the specified 
balcony inclusions/deductions), thus meeting the 
guideline.  
 
There are no dominating design elements which 
will detract from the streetscape or adjoining 
properties. 
 
The proposed combination of architecturally 
designed sight screens and highlight windows will 
preserve privacy levels.  The extent of screening 
is appropriate and will not downgrade the overall 
presentation. 
 

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 minimise 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. 

 
• 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 /half basement/ground 
storey car parks at street frontage. 

 
• Ensure the setback of the basement car 

park is consistent with the front building 
setback and is setback a minimum of 
4.0m from the rear boundary to enable 

 
The proposal provides a single point of access to 
the basement car park and the associated 
crossover will not impact on any street tree. 
The driveway opening can be designed to ensure 
appropriate visibility of the front footpath, thus 
ensuring pedestrian safety.   
 
The use of a basement car park provides for an 
integrated parking arrangement.  The basement 
has minimal projection above ground level when 
viewed from George Street and is fully 
underground on the eastern side (to May Street).   
 
The screen door to the basement will be recessive 
and mostly lower than the front footpath.  On this 
basis, it will not be visually dominating.  No cars 
parked within the basement will be visible from the 
front of the site.  An automatic closing device will 
ensure the door is kept shut (except to allow 
access). 
 
The minimum setback of the basement from the 
front of the site is 6.0m which is satisfactory.  



COUNCIL AGENDA 03 MAY 2011 

 
 

 PAGE 1326 Item No: 8.1

effective landscaping to be established. 
 

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

 
• Ensure basement car parks are sited a 

sufficient distance from site boundaries 
to enable the planting of effective 
screen planting, including canopy trees. 

Setback dimensions to the southern boundary 
vary between 1.366m and 5.3m.  This setback will 
enable an appropriate landscaping treatment and 
will not impact on the neighbour’s trees to the 
south.  
 
It is noted that several canopy trees are proposed 
to the south of the building under the concept 
Landscape Plan. 
 
On this basis, it is considered that the Design 
Element is satisfied. 
 
The setback of the basement to the May Street 
frontage is generous and will allow appropriate 
planting.  On the other side, the access ramp has 
sufficient setback to the western boundary to 
allow shrub planting above.  The basement proper 
is off-set nearly 4.0m which will allow screen 
planting and trees to be installed. 
 

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. 

• On sites where one or two storey 
development is proposed include at 
least 1 canopy tree within the front 
setback, which has a spreading crown, 
and is capable of growing to a height of 
8.0m or more at maturity. 

 
The concept Landscape Plan provides for a total 
of 8 trees within the front setback to George 
Street.  The selected trees will grow to a height of 
5.0m-6.0m, which is appropriate, given the density 
of planting. 

Fencing  
• A front fence must be at least 50 per 

cent transparent. 

 
No front fence is proposed along the George 
Street frontage.  Solid, 1.6m high screen walls to 
two private courtyards are proposed a minimum 
distance of 3.0m from the frontage, with ample 
planting in front.  With the addition of some design 
features to complement the gate openings and 
central separation, these walls are considered to 
be acceptable from a streetscape perspective. 
 

3.6. Assessment is required under the provisions of Clause 55 of the Manningham 
Planning Scheme. 

3.7. The purpose of Clause 55 is generally to provide well designed, sustainable 
medium-density housing which offers a good living environment and life-style 
choice for occupants, while at the same time, maintaining the amenity and 
character of the locality, with particular emphasis on the amenity of adjoining 
residents. 
Clause 55 Two or more dwellings on a lot and residential buildings 

3.8. This clause sets out a range of objectives which must be met.  Each objective 
is supported by standards which should be met.  If an alternative design 
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solution to the relevant standard meets the objective, the alternative may be 
considered.   

3.9. The following table sets out the level of compliance with the objectives of this 
clause- 
 

OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

 
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. 

 
Neighbourhood character is essentially the combination of the 
public and private realms.  Every property, public place or element 
of infrastructure makes a contribution to the overall character.  
Interpreting how these elements come together to create a 
particular neighbourhood “fabric” is essential in determining a 
particular character. 
 
Neighbourhood character is also about a general “sense of place” 
and how residents interpret their local area in terms of its physical 
characteristics.  However, it is not just determined in relation to the 
street in which a proposal is located and must take a wider view.   
 
Council has through its policy statements and the adoption of the 
Design and Development Overlay Schedule 8 over part of this 
neighbourhood, created a planning mechanism that will over time, 
alter the present neighbourhood character. 

Council’s “preference” is for higher density, multi-unit 
developments which may include apartment-style buildings, 
especially on larger lots.  The resultant built form will have a more 
intense and less “suburban” character.   

This higher density housing theme therefore represents the 
“preferred neighbourhood character”.  Guidance as to the ultimate 
form of development is provided through the design elements 
contained within the relevant Overlay provisions.  

The proposal provides a contemporary building which incorporates 
an appropriate range of design elements, including stepping, 
articulation and attractive window form.  Appropriate materials and 
external finishes have been selected. 

The building will be quite prominent on a corner, however, 
streetscape presentation will be of an appropriate standard and 
effective landscaping will be provided to “soften” the built form.  
The recessive nature of the upper level will minimise its impact 
when viewed from nearby streets. 

The appearance of the building as viewed from adjacent 
properties is considered to be appropriate for this type of 
development. 

Having regard to the assessment against the requirements of the 
Design and Development Overlay 8, it is considered that the 
proposed design respects the preferred neighbourhood character.   

 

55.02-2 Residential Policy  
 
To ensure that residential 

Met 
 
The proposal is considered to be generally in accordance with 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

development is provided in 
accordance with any policy for 
housing in the State Planning 
Policy Framework and the 
Local Planning Policy 
Framework, including the 
Municipal Strategic Statement 
and local planning policies. 
 
To support medium densities in 
areas where development can 
take advantage of public 
transport and community 
infrastructure and services. 

relevant planning policy and provides a boost to “more affordable” 
housing stock in a location that is well served by public transport, 
community infrastructure and services. 
 
In particular, the proposed dwellings will suit single person 
households, as well as couples.   

55.02-3 Dwelling Diversity 
 
To encourage a range of 
dwelling sizes and types in 
developments of ten or more 
dwellings. 
 

Met 
 
While each dwelling is to contain 2 bedrooms, the proposal offers 
variety in dwelling character, with some having balconies and 
others being provided with ground level terraces/courtyards.   
 

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. 
 

Met 
 
All services are available to the site and there is a point of 
discharge for drainage.  There are no apparent service capacity 
issues in this location. 
 
In the event of an approval, an on-site stormwater detention 
system will be required by way of condition.  This will assist with 
the regulation of stormwater flow from the site. 
 
 

55.02-5 Integration with the 
street 
 
To integrate the layout of 
development with the street. 
 

Met  
 
The proposed pedestrian access arrangements are satisfactory.  
In particular, the main entry off May Street is well defined and 
“welcoming”. 
 
There is a level of enclosure provided by the screen walls within 
the George Street setback, however, streetscape impacts will be 
minimised due to the setback of walls and the generous landscape 
provision.  Aesthetically, some improvement is required to these 
walls.  This can be achieved by introducing a slatted section to the 
longer wall associated with Dwelling 0-01’s courtyard and the use 
of some “slit” openings to both walls. 
 
In the event of an approval, a condition will require the above-
described changes. 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

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. 

Met  
 
There is no minimum front setback distance specified in the 
relevant zone. 
 
Table B1 of the relevant Standard provides a means of calculating 
what is deemed to be a reasonable front setback where the overall 
assessment is based on the “existing” neighbourhood character.  
This Table requires calculations based on the front setbacks of the 
adjacent dwellings, with a maximum setback being set at 9.0m.  
On this basis, the required front setback for this development is 
less than what has been provided. 
 
However, as the Objective also makes reference to “preferred” 
neighbourhood character and Council has through the Design and 
Development Overlay controls, set a minimum front setback of 
6.0m, it is this setback that takes precedence.   
 
The proposed setback of 6.0m therefore complies. 

55.03-2 Building Height 
 
To ensure that the height of 
buildings respects the existing 
or preferred neighbourhood 
character. 
 

Met  
 
There is no maximum building height specified for the Residential 
1 Zone.  The Standard to this Objective sets a recommended 
height limit of 9.0m for multi-dwelling proposals, except for a 
building site with a particular slope.  In such cases, the maximum 
height is 10.0m.  It is apparent that with some crossfall over the 
building site, the 10.0m height limit comes into play. 
 
It is noted that under the provisions of the Design and 
Development Overlay - Schedule 8, the maximum building height 
for a lot of this size is 9.0m.  The 9.0m limit would generally allow 
a three-storey building with a flat roof, or a two-storey building with 
a pitched roof. 
 
The proposed maximum building height exceeds the limit under 
the DDO, but complies with the Standard of Res Code. 
 
Compliance with the Objective is therefore achieved. 

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. 
 

Met 
 
As there is no schedule to the zone relating to this objective, the 
60% maximum figure provided by Standard B8 would normally be 
applied.  The proposed site coverage is relatively low at 47%.   
 

55.03-4 Permeability  
 
To reduce the impact of 
increased stormwater run-off on 
the drainage system. 
 
To facilitate on-site stormwater 

Met 
 
The permeable surface (47%) exceeds the 20% of site area 
minimum recommended by the relevant Standard.   
 
Peripheral garden areas will allow stormwater infiltration.  A ”rain 
garden” is also proposed. 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

infiltration. 
 

 
 

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. 
 

Met 
 
The design and the likely form of construction will assist in 
providing an energy-efficient building.  In particular, the multi-
storey construction will offer consolidated thermal mass with good 
insulation properties between floors. 
 
Energy rating criteria will be assessed through the Building Permit 
process. 
 
In the event of an approval, a condition will require the submission 
of a Sustainable Management Plan to ensure overall sustainability 
objectives are achieved. 
 

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. 
 

Met 
 
There will be common property landscaped areas around the 
periphery of the site, with a larger area in the south-western 
corner. 
 
Apartment residents will be able to access the larger area without 
difficulty, should they so desire.  
 
There is no adjoining public open space. 

55.03-7 Safety  
 
To ensure the layout of 
development provides for the 
safety and security of residents 
and property. 
 

Met 
 
The layout of the development and associated security 
arrangements to the basement car park and dwelling entries are 
satisfactory. 
 
The design also provides for appropriate levels of passive 
surveillance of adjacent streets. 
 
Security fencing and gates will prevent unauthorised pedestrian 
access to side/rear areas. 
 

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. 

Met 
 
A landscape plan has been submitted.  The plan provides for 
generous tree planting, particularly to street setbacks.  The end 
result will complement the landscape character of the 
neighbourhood. 
 
A plan notation indicates the provision of a “rain garden”.  Such 
gardens provide for percolation of stormwater before discharge.  
Additional design details are required. 
 
A maintenance bond of $10,000 would be appropriate for this 
development. 
 
In the event of an approval, conditions will require the above-
described changes. 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

  
55.03-9 Access 
 
To ensure vehicle access to 
and from a development is 
safe, manageable and 
convenient. 
 
To ensure the number and 
design of vehicle crossovers 
respects the neighbourhood 
character. 
 

Met 
 
The general position of the point of access is satisfactory in terms 
of approach sightlines.   
 
However, Council’s traffic engineer recommends the widening of 
the driveway entry, in order to cater for two-way traffic flow at this 
point.  By widening the entry, there will be less likelihood of 
ingressing cars propping at the entry.  This design alteration can 
be achieved without detriment to the overall design. 
 
The required modification can also require compliance with the 
Australian Standard relating to pedestrian sightlines.  The 
applicant has submitted a Discussion Plan which demonstrates 
how these changes can be achieved.  The layout is satisfactory  
 
The ramp gradient to the opening of the basement car park is 
satisfactory.  There are no concerns with a single width access 
ramp, provided a convex traffic mirror is installed on the outside of 
the bend. 
 
In the event of an approval, conditions will require the above-
described changes. 
 

55.03-10 Parking Location   
 
To provide convenient parking 
for resident and visitor vehicles. 
 
To avoid parking and traffic 
difficulties in the development 
and the neighbourhood. 
 
To protect residents from 
vehicular noise within 
developments. 
 

Met 
 
The provision of basement car parking with stair access provides 
convenience for all residents and visitors who park on the site. 
 
As is the usual case with apartment developments, access to 
these spaces will be reliant on an intercom system to all dwellings, 
along with a door release mechanism.  Details are required. 
 
In terms of on-site vehicular noise, concrete slab floor construction 
will provide ample sound attenuation to the first level from any 
limited noise associated with the basement parking activity. 
 
In the event of an approval, a condition will require details of the 
basement intercom system. 
 

55.03-11 Parking Provision 
 
To ensure that car and bicycle 
parking for residents and 
visitors is appropriate to the 
needs of residents. 
 
To ensure that the design of 
parking and access areas is 
practical and attractive and that 
these areas can be easily 
maintained. 
 

Met 
 
The relevant Standard requires resident parking at a rate of 1 car 
space for 1-2 bedroom dwellings.  On this basis, 10 resident 
spaces are required.  Ten satisfactory spaces are provided. 
 
Visitor parking is required at a rate of 1 space for every 5 dwellings 
which equates to 2 spaces.  This requirement is met.  
 
It is noted that this Standard is consistently applied by VCAT and 
there are no planning grounds on which to require a higher rate.   
 
It is also apparent that unrestricted on-street parking is currently 
available along part of the May Street frontage.  The proposed 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 
removal of the existing crossover on this frontage will also provide 
additional space on this side, allowing at least two cars to park 
lawfully on this frontage.  
 
Basement support columns should be located in accordance with 
the relevant Australian Standard to provide for convenient turning 
into car spaces.  
 
Access to the “Visitor 2” space requires two movements, but is 
considered to be satisfactory.  A directional sign for the visitor 
spaces is required on the end wall of the stairwell. 
  
In the event of an approval, conditions will require these 
provisions. 

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. 
 

Met  
 
 
With the preferred development theme for the immediate 
neighbourhood being one of higher density, multi-dwelling 
housing, there is a reasonable likelihood that higher walls with 
limited side setbacks will become more of the norm with new 
proposals that respond to the preferred neighbourhood character. 
 
The proposal offers varied setbacks to the western and southern 
boundaries.  These are either in compliance with or exceed the 
minimum of Standard B17. 
 
Overall the setbacks should ensure that the building has a 
reasonably comfortable spatial relationship with the properties to 
the west and south.  It is noted that the setbacks of the upper floor 
are far in excess of ResCode requirements. 
 
 

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. 
 

Not Applicable 
 
There are no building walls to boundaries. 

55.04 3 Daylight to Existing 
Windows 
 
To allow adequate daylight into 
existing habitable room 
windows. 
 

Met 
 
 
The proposed building is setback appropriate distances from 
neighbouring habitable room windows and will cause no loss of 
daylight. 

55.04-4 North Facing 
Windows 
 
To allow adequate solar access 

Met 
 
 
The relevant Standard is met (no north facing habitable room 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

to existing north-facing 
habitable room windows. 
 

windows within 3.0m of the site). 

55.04-5 Overshadowing Open 
Space 
 
To ensure buildings do not 
significantly overshadow 
existing secluded private open 
space. 
 

Met  
 
 
At the control period (Sept. equinox), the proposal will easily 
satisfy the relevant Standard.  Apart from the early morning period 
when shadowing of the yards and some walls of the townhouses 
to the west will occur, shadow impact as a result of the building will 
be negligible. 
 
It is noted that any shadow from the building will be completely 
clear of the western properties by 11.00am. 
 
Afternoon shadow will largely fall on the May Street road reserve.  
There will be minimal impacts to the south, with most shadow 
falling over a driveway and garage. 
 
The relevant Objective is therefore met. 
 

55.04-6 Overlooking  
 
To limit views into existing 
secluded private open space 
and habitable room windows. 
 

Met 
 
The proposed design provides a high level of privacy in respect of 
the adjacent properties.  This has been achieved through 
appropriate window design/placement and comprehensive balcony 
screen treatments.   
 
There are several unscreened bedroom windows within the 
southern elevation.  These will have no adverse impacts, due to 
their setback and the nature of the adjoining property (non-
residential).  
 
It is also noted the west facing living room window of Dwelling 1-
02 faces the private open space of an adjoining townhouse to the 
west.  A site inspection shows that the affected open space is in 
fact, screened off on this side. 
 
All bathroom windows should be obscure glazed.  In the event of 
an approval, a condition will require this. 
 
 

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. 
 

Met 
 
The building design satisfies the relevant Standard by adequately 
limiting internal views.  It is noted that there will be some 
overlooking of the northern parts of the front courtyards from the 
balconies above, however, this is not a concern due to the extent 
of “protected” ground level space which has full privacy.   

55.04-8 Noise Impacts 
 
To contain noise sources in 
developments that may affect 

Met 
 
Potential sources of noise from the development (excluding 
normal domestic noise) would be limited to noise from air-
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

existing dwellings. 
 
To protect residents from 
external noise. 
 

conditioning units and possible mechanical ventilation associated 
with the basement car park.   
 
The placement of air-conditioning units should be regulated to 
ensure appropriate positioning (mainly for aesthetic reasons).   
 
Noise from any mechanical ventilation to the basement must 
comply with relevant State legislation. 
 
In the event of an approval, a condition will address these matters. 
 
It is considered that there are no external noise sources that may 
impact unreasonably on future residents. 

55.05-1 Accessibility  
 
To encourage the consideration 
of the needs of people with 
limited mobility in the design of 
developments. 
 

Met 
 
The proposed access arrangements will be suited to all users and 
will enable a barrier-free approach to the front entry of the building.  

55.05-2 Dwelling Entry 
 
To provide each dwelling or 
residential building with its own 
sense of identity. 
 

Met 
 
The main entry path will be clearly identified as the means of 
pedestrian access to the building.  The entrance is appropriately 
scaled and has weather protection. 
 
Internal entry arrangements for the dwellings are appropriate. 

55.05-3 Daylight to New 
Windows 
 
To allow adequate daylight into 
new habitable room windows. 
 

Met 
 
 
Every habitable room window will receive an ample amount of 
daylight.  
 

55.05-4 Private Open Space 
 
To provide adequate private 
open space for the reasonable 
recreation and service needs of 
residents. 
 

Met 
 
There is no open space schedule requirement in respect of this 
zone.  
 
The provision and layout of private open space is fairly typical for 
this type of building.  The areas that are provided exceed the 
minimum areas set out in the relevant Standard and will offer a 
suitable level of amenity for future residents. 
 
The design layout of the ground level spaces is appropriate. 
 

55.05-5 Solar Access to Open 
Space 
 
To allow solar access into the 
secluded private open space of 
new dwellings and residential 
buildings. 
 

Met 
 
 
Overall, the proposal achieves a high level of solar access, with 
the majority of balconies/terraces receiving northern sunlight 
throughout the day. 
 

55.05-6 Storage  Met 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

 
To provide adequate storage 
facilities for each dwelling. 
 

 
Basement storage for each dwelling is provided through lockers 
This arrangement is typical of the level of provision usually made 
for this type of development.   

55.06-1 Design Detail  
 
To encourage design detail that 
respects the existing or 
preferred neighbourhood 
character. 
 

Met  
 
The proposed architectural presentation offers a contemporary 
statement that responds positively to the preferred neighbourhood 
character.  The overall concept is well conceived in terms of its 
streetscape presentation and incorporates a range of design 
elements that achieve a high level of synergy. 
 
As previously indicated, the third storey of the building will not be 
dominating due to its generally recessed nature.   
 
While the use of a flat roof is at odds with the typical roof style of 
the neighbourhood, this is of no real consequence, given that 
policy objectives aim at modern built form (not the reproduction of 
what’s there).   
 
The selection of building materials and finishes has been 
developed to complement design elements and will work well in 
the local context.  Window design is attractive and well 
proportioned, while balcony balustrading and screens are also well 
designed.   
 
A Decision Guideline associated with this clause requires the 
Responsible Authority to determine whether the visual bulk of a 
building is acceptable in the neighbourhood setting. 
 
In this regard, it is considered that the building will be quite 
appropriate, particularly given the mass and form of dwellings 
associated with the opposite housing development in George 
Street and the attached form of the adjacent row of townhouses. 
 

55.06-2 Front Fence 
 
To encourage front fence 
design that respects the 
existing or preferred 
neighbourhood character. 
 

Not Applicable 
 
No frontage fence is proposed, thus achieving an open, 
landscaped presentation to the street (with screen fencing set 
further back).   

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. 
 

Met 
 
The communal open space/landscaping areas will be maintained 
by an Owners’ Corporation. 
 
The basement car park will also be a common area.  In the event 
of an approval, a condition will require appropriate 
signposting/numbering of car spaces. 
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OBJECTIVE 
 
LEVEL OF COMPLIANCE  (Having regard to relevant 
Standards) 

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. 
 

Met 
 
There are no apparent service supply issues in this area. 
 
Satisfactory provision is made for mail delivery and bin storage 
(within basement). 
 
A Waste Management Plan submitted with the application 
indicates that a private rubbish collection service is to be used.  
The associated truck will park in front of the site and bins will be 
brought up from the basement, emptied and immediately returned 
by the crew. 
 
In this type of development, it is important to control the position of 
hot water and air-conditioning services.  
 
In the event of an approval, appropriate conditions providing for 
the above will be included. 
 
Clothes-drying for most dwellings would have to be achieved 
through the use of portable airing racks and laundry driers.   
 

 

3.10. Regard must also be given to Clause 65.01 of the Particular Provisions 
Section of the Planning Scheme which sets out various matters for 
consideration. The most relevant of these include –  

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

• the purpose of the zone; 

• orderly planning of the area; 

• the effect on the amenity of the area. 
 

4. PRIORITY/TIMING 

4.1. The statutory time for considering a planning application is 60 days.  Allowing 
for the time taken to advertise the application, the statutory time lapses on 11 
May 2011. 

5. CONSULTATION 

5.1. The application was advertised and 22 objections were received.  Details are 
as follows: 

 
Affected Property 
2 May Street, Doncaster East 

2/4 May Street, Doncaster East 
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Affected Property 
3 May Street, Doncaster East 

5 May Street, Doncaster East 

3/7 May Street, Doncaster East 

6 May Street, Doncaster East 

8 May Street, Doncaster East  

3/9 May Street, Doncaster East 

11 May Street, Doncaster East 

12A May Street, Doncaster East 

1/14 May Street, Doncaster East 

5/14 May Street, Doncaster East 

1/16 May Street, Doncaster East 

2/16 May Street, Doncaster East 

3/16 May Street, Doncaster East 

15 May Street, Doncaster East  

17 May Street, Doncaster East 

22 May Street, Doncaster East 

6 May Street, Doncaster East 

6 George Street, Doncaster East 

2/10-14 George Street, Doncaster East 
13 George Street, Doncaster East 

 
Grounds: 

• Neighbourhood Character/Amenity issues 

• The apartment building is large/incongruous and will not suit the 
character of the neighbourhood and in particular, May Street; 

• Proposal is an overdevelopment; 

• Residents prefer a quiet and safe environment, especially near 
Doncaster East Secondary College; 

• A large part of the building will face May Street; 

• Two-storey townhouses are preferred to the apartment building form (will 
set a poor precedent for similar developments);  

• The neighbourhood will be dominated by rental properties and some 
may not be maintained to an appropriate standard; 

• This level of development does not suit ageing local residents; 

• Residents needs/aspirations are being ignored by the planning process; 

• Adjacent back yard of a townhouse will be overshadowed; 
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• Apartment development is not needed, as there are ample multi-units in 
the vicinity; 

• Apartment development is better suited to main roads and near larger 
centres. 

• Traffic 

• May Street is used as a short-cut between Blackburn Road and George 
Street, especially between 4.00pm and 7.00pm; 

• May Street is a short, narrow local street which is overloaded with traffic 
and parked cars; 

• Traffic associated with the apartments will increase traffic flows in May 
Street; 

• The George Street/May Street intersection is difficult to turn out of during 
peak periods; 

• If the basement access was in May Street , it would worsen the traffic 
situation; 

• Residents won’t be able to move along the street due to increased traffic 
movements/parking (street is narrow); 

• Difficult for some May Street residents to reverse from their properties 
due to the parking situation; 

• May Street is used as a drop-off point for school children; 

• New access to George Street may affect pedestrian safety; 

• Additional traffic congestion near the May Street/George Street 
intersection may affect pedestrian safety; 

• Fire tenders could be held up by traffic congestion, if there was a fire in a 
May Street property. 

• Parking   

• Resident complaints have been made to Council about the parking 
situation in May Street and the minimal enforcement of parking 
restrictions - little has been done; 

• Little co-ordination between Council departments about the 
parking/traffic issues in May Street; 

• On-street parking can be linked to a shortage of parking in multi-unit 
developments and the proposal will exacerbate this situation 
(insufficient parking provided for two-bedroom dwellings); 

• May Street attracts parking from nearby businesses (including shops, a 
restaurant and a medical centre), including week-end parking 
associated with lunch trade at the restaurant; 

• May Street is used for commuter parking; 

• Existing units in May Street generate on-street parking; 

• More visitor parking is required due to the parking situation in May Street 
- could be 20 cars associated with the development; 
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• Visitor parking is hidden from view in the basement and is behind a 
security gate; 

• Two parking spaces per dwelling should be provided; 

• A solid, white line back from the May Street/George Street intersection 
doesn’t deter parking in this location, making the intersection approach 
potentially dangerous. 

• Building Design Aspects 

• South facing, Bedroom 1 windows of Dwelling 0-04 and Dwelling 1-04 
should be converted to a highlight window and screened for privacy 
reasons; 

• A balcony notation (“BALC”) is not clear on the upper floor plan (shown 
over a roof); 

• Five dwellings at two-storey would be more appropriate; 

• Building is not designed in accordance with the local planning policy – 
height is excessive (for lot of this size); 

• Loss of privacy to adjacent townhouse and opposite house from 
windows; 

• Possible property damage due to excavation. 

 

• General 

• All residents of May Street should have been notified about the subject 
application; 

• Increased noise from 10 residences; 

• Previous trees on the land were removed; 

• Rental properties generate rubbish/goods on-street when vacated; 

• Possible loss of property values for existing residents. 

 

Response to Grounds of Objection 

• Neighbourhood Character/Amenity issues 

• It is considered that the proposed apartment building is an appropriate 
inclusion in this mixed character neighbourhood, especially given the 
extent of multi-unit development; 

• Site coverage is reasonable and the site is not being overdeveloped; 

• The proposal adequately respects the existing neighbourhood character, 
while being oriented more to a preferred neighbourhood character 
based on higher density development (Local Planning Policy 
Framework); 

• The architectural presentation and scale of the building are deemed to 
be satisfactory; 
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• There is a trend towards this form of development near Activity Centres, 
as a result of the State/Local Planning Policy Frameworks and the 
associated efficiencies of constructing basement car parking; 

• Buildings of this type require maintenance via an Owners’ Corporation 
and it is in the interests of owners to ensure an appropriate level of 
presentation; 

• Some level of change in housing type is inevitable in areas located in 
close proximity to activity centres and public transport; 

• The planning process provides the opportunity for residents to express 
their views both to Council and VCAT; 

• Appropriate consideration of resident opinions has been made from a 
planning perspective. 

• The relevant ResCode Standard in respect of shadowing impact is 
satisfied; 

• The proposal is meeting demand by a different group of residents who 
prefer to live in an apartments; 

• The site is on the corner of a busy road which is served by bus transport, 
in close proximity to a neighbourhood level activity centre with 
peripheral commercial uses. 

 

• Traffic 

• Recent traffic survey work in May Street has concluded that traffic flows 
are not particularly high throughout the greater part of the day, with 
maximum peak flows being substantially less than capacity; 

• It is agreed that May Street is a relatively short street and the trafficable 
width is reduced to a single lane when cars are parked opposite each 
other (as occurs in most local streets); 

• The development is likely to generate a marginal increase in traffic flows 
within May Street.  It is clear from survey work that the street has 
ample capacity; 

• It is agreed that during the morning peak it may be difficult to turn right 
out of the George Street/May Street intersection, however, this 
situation will not impact on the access arrangements for the 
development; 

• During times of heavy parking in May Street, it is not particularly difficult 
to drive along the street and pass any on-coming cars where 
opportunities exist (surveyed traffic speeds are also low); 

• It is agreed that cars being parking near driveways generate the need for 
additional caution when egressing driveways; 

• Some parents may drop off children in May Street which is a situation 
existing in most streets near schools; 

• The proposed access to George Street can be designed to ensure 
pedestrian safety in terms of sight lines and gradient; 
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• A slight increase in traffic flow as a result of the proposal would not 
influence pedestrian safety – what is more important is how 
pedestrians cross roads; 

• It is considered that if there was a fire at a property in May Street, any 
fire tender would achieve access without unreasonable delay. 

 
Parking 

• Council’s Traffic Engineer and Local Laws Officers were advised of the 
concerns expressed by objectors (in respect of the existing parking 
situation in May Street); 

• Local Laws parking officers have responded to discussions with some 
objectors by increasing patrols within May Street; 

• Council’s Traffic Engineer has assessed the parking situation in May 
Street, including the extent of long-term parking during the day.  There 
is no recommendation to introduce further parking restrictions to the 
street; 

• Planning enforcement officers have visited the nearby Taipan restaurant 
to discuss the need for compliance with permitted patron numbers; 

• On-street parking associated with other developments or unlawful 
parking in the area should not form a basis for opposing further 
development; 

• It is recognised that May Street attracts a level of on-street parking by 
non-residents and such parking may constitute an annoyance to 
residents of the street.  This situation could be addressed by 
introducing parking controls to the side of the street with no current 
restrictions; 

• The proposal provides the required amount of on-site parking and 
Council cannot reasonably require a rate which is higher than the 
relevant ResCode standard (reinforced by VCAT decisions); 

• There may well be some limited on-street parking associated with the 
development, however, parking for at least two cars is available 
adjacent to the May Street frontage (clear of any white line). 

 

• Building Design Aspects 

• South facing bedroom windows do not require modification or screening, 
as the windows face the end wall of a garage relating to a non-
residential use (ample setbacks are also provided); 

• A “BALC” notation is inadvertently shown on the roof of the upper floor.  
This can be corrected through a condition; 

• Council must consider each application on its merits; 

• The height of the building is deemed to be reasonable within this 
particular neighbourhood and the proposal is not an overdevelopment 
of the land (refer ResCode assessment); 
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• Appropriate screening is provided for west facing habitable room 
windows; 

• Given the separation distance to residences on the other side of May 
Street, there will be no unreasonable loss of privacy to windows (which 
face a street in any event); 

• Potential damage to an adjoining property from construction is a civil 
matter that should be dealt with by the relevant building surveyor.   

• General 

• The level of notice provided in respect of this application was in line with 
all similar applications.  Written notice was provided to adjacent and 
opposite owners/occupiers and signs were displayed on the frontages; 

• The residential use of the dwellings does not require a planning permit 
and is not a planning matter. Residential noise associated with a 
dwelling is considered normal and reasonable in an urban setting. Any 
future issues of amenity, if they arise should be pursued as a civil 
matter. 

•  Trees were removed from the site at some stage.  The land is zoned for 
residential purposes and there are no specific vegetation protection 
overlays applicable to the site (replacement planting is proposed 
through a detailed landscape plan); 

• The occurrence of kerbside rubbish/goods collection is not a valid 
planning concern; 

• 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. 

 

5.2. The application was also referred to a number of Service Units. The following 
table summaries the responses: 

 

Service Unit Comments  
Engineering Services 

Drainage 
 
 
 
Traffic 
 
 
 
 
 
 
 

•  

• Provide an on-site storm-water detention system; 

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

• 2 way entry/exit width required at George Street 
access; 

• Sight distances of pedestrians at entry/exit to comply 
with the relevant Australian Standard; 

• Mirror system required for the basement access ramp; 

• 24 hour visitor parking access required for basement 
car park. 
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Service Unit Comments  
 
Waste Services 
 
 
Infrastructure 
 
 

 
• A Waste Management Plan providing for private 

collection must be required as a condition. 

•  

• The redundant crossover to May Street must be 
reinstated. 

 

5.3. As a result of the objector comments regarding parking demand and traffic 
conditions in May Street, Council’s Traffic Engineer was requested to carry out 
some survey work.  The results are as follows- 

Parking 
Currently "1P, 8am-6pm, Mon - Sun, Resident Permit Exempt" parking 
restrictions exist on one side of May Street (eastern/northern side). 
 
A parking survey was undertaken on Tuesday, 29 March 2011, to determine 
the on-street parking occupancy on the other unrestricted side 
(southern/western side).  The results of the survey are as follows: 
 

• Capacity for 25 on-street parking spaces exists on the western/southern 
side of May Street; 

• Parking occupancy varied between 28% and 56%, with the peak 
demand being at 1pm; 

• 4 cars were parked here for 10 hours indicating use for long-term 
parking; 

 
Overall, demand for parking in the street is not considered critical at this 
stage. 

 

Traffic 

A traffic count was undertaken for three days, starting on Tuesday, 22 March 
2011 (outside 18 May Street) and analysis of the data shows the following: 

• Volume : 444 vehicles per day (local streets can carry up to 2000 
vehicles per day, without detriment to local amenity); 

• Mean speed : 35.00 km/h; and 

• 85 percentile speed : 43.90 km/h 

• The busiest times of the day were between 8am-9am (60 vehicles in that 
hour) and between 3pm-4pm (61 vehicles in that hour); 

• Otherwise, during the day, normal volumes were 19-29 vehicles per 
hour. 

 

5.4. The application was presented to the Sustainable Design Taskforce on 1 
March 2011 and a Strategic Briefing Session on 15 March 2011.  There was 
general support for the design at the Sustainable Design Taskforce meeting.  
It was noted that the developer is aiming to achieve a “6 star” energy rating for 
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the building and more details are required in respect of the proposed rain 
garden and rainwater storage system.  The upper floor was seen as “modest”, 
in terms of its coverage. 

6. CONCLUSION 

6.1. The overall design and layout are considered to be appropriate and represent 
a satisfactory response within the neighbourhood. 

6.2. The proposed development satisfies the relevant sections of the State 
Planning Policy Framework.  In particular, the building is well designed/set out, 
energy efficient and will increase housing choice in a location close to local 
services and public transport.  The proposal also responds favourably to local 
planning policy guidelines and satisfies all relevant ResCode requirements.    

6.3. The proposed three-storey form is acceptable in this location and does not 
represent an inappropriate precedent in this neighbourhood.   

6.4. It is considered that there will be no traffic related or safety impacts from the 
development.  An adequate amount of parking is provided on-site. 

6.5. Given the nature of parking conditions in May Street, it is important to require 
a Construction Management Plan as a condition of approval. 

6.6. Council may as a separate matter, decide to increase the parking restrictions 
within May Street, with a view to further discouraging on-street parking that 
does not relate to properties within the street. 

6.7. It is considered appropriate to support the application, subject to a range of 
minor design alterations and with appropriate management plan requirements. 

 
RECOMMENDATION   
That having considered all objections A NOTICE OF DECISION TO GRANT A PERMIT be 
issued in relation to Planning Application No. PL10/021658 at 8 George Street, Doncaster 
East for the construction of 10 dwellings within a three-storey building with a basement car 
park, subject to the following conditions- 

 

1. Before the development starts, two copies of amended plans drawn to scale 
and dimensioned, must be submitted to and approved by the Responsible 
Authority.  When approved the plans will be endorsed and will then form part 
of the permit.  The plans must be generally in accordance with the plans 
submitted with the application (prepared by DCA Design and received on 14 
February 2011), but modified to show:  

 

1.1. The driveway widened to a minimum width of 5.5m for a minimum length 
of 5.5m into the site;  

1.2. Demonstration of a clear sight distance of pedestrians for exiting 
vehicles, as per Clause 3.2.4 of AS 2890.1:2004 and any associated 
repositioning of the driveway; 

1.3. Any adjustment to the private open space of Dwelling 0-02 and the area 
schedule, as a result of the driveway modification; 

1.4. Columns within the basement parking level located in accordance with 
Clause 5.2 of AS2890.1:2004; 
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1.5. The position of the intercom system required by Condition 20 of this 
permit; 

1.6. The position of any mechanical ventilation plant for the basement car 
park; 

1.7. A “visitor parking” directional sign on the end wall of the basement 
stairwell; 

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

1.9. A convex disc mirror on the outside bend of the driveway ramp to allow 
two-way visibility for ingressing and egressing cars; 

1.10. Vertical slit openings and an additional slat section to the screen fencing 
facing George Street, generally in accordance with the “Discussion Plan” 
received on 10 March 2011; 

1.11. The deletion of the “BALC” notation from the First Floor roof (Sheet TP-
06); 

1.12. The use of obscure glazing to all bathroom windows; and 

1.13. A plan detail of the proposed privacy screens. 
 

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

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

 

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

3.2. Hours of construction; 

3.3. Delivery and unloading points and expected frequency; 

3.4. On-site facilities for vehicle washing; 

3.5. Parking arrangements for construction workers; 

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

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

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

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

3.10. The measures to minimise the amount of waste construction materials; 
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3.11. The measures to minimise noise and other amenity impacts from 
mechanical equipment/construction activities, especially outside of 
daytime hours; and 

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

4.  Before the development starts or the issue of a Building Permit for the 
development, whichever is the sooner, a 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 include, 
but not be limited to the following:  

4.1. The on-going use of a private rubbish collection contractor; 

4.2. Calculations showing that all occupiers will be sufficiently catered for 
with the proposed number of garbage and recycling bins; 

4.3. The size and location for the storage of general waste and recyclables 
on the basement floor and details of any screening from view; 

4.4. A plan showing that the storage area is sufficient to cater for the number 
of bins; 

4.5. Details of ventilation, if garbage bins are in enclosed areas;  

4.6. A description of ease of disposal for residents that does not 
disadvantage recycling; 

4.7. The consideration of the ease of taking the fully laden bins to the 
collection point via a ramp. 

5. Before the development starts or the issue of a building permit for the 
development, whichever is the sooner, two copies of a Sustainability 
Management Plan (SMP), prepared by a suitably qualified environmental 
engineer or equivalent must 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 
include, but not be limited to the following: 

5.1. Identify how the development will achieve the sustainability objectives of 
the Manningham Planning Scheme contained in Clause 21.10; 

5.2. Identify the responsibilities and timing for achieving the above 
objectives; 

5.3. Identify the key performance indicators which give effect to the relevant 
policy and statutory obligations; 

5.4. Encourage initiatives which range from current best practice, emerging 
technology to continuous innovation;  

5.5. Demonstrate that the design elements, technologies and operational 
practices that comprise the SMP can be maintained over time; 

5.6. The individual components of the Sustainability Management Plan 
should address: 

5.6.1. Building Energy Management 
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5.6.2. Water Sensitive Design 

5.6.3. External Environmental Amenity 

5.6.4. Waste Management 

5.6.5. Quality of Public and Private Realm 

5.6.6. Transport. 
 

6.  The Management Plans approved under Conditions 3, 4 and 5 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. 

7.  Before the development starts, a landscaping plan generally in accordance 
with the Zenith Concepts Landscape Design plan dated “February 2011” must 
be submitted to and approved by the Responsible Authority.  Such plan must 
be modified to provide- 

7.1. Layout consistency with the plan approved under Condition 1 of this 
permit; 

7.2. Additional details of rain garden treatment/construction. 

8.  Before the release of the approved plan under Condition 1, 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.   

9.  Before the occupation of the approved dwellings, landscaping works as shown 
on the approved plan must be completed to the satisfaction of the Responsible 
Authority and then maintained to the satisfaction of the Responsible Authority.  

10.  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: 

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

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

11.  Before the development starts, a construction plan for the system required by 
Condition 10 of this permit must be submitted to and approved by the 
Responsible Authority.  The system must be maintained thereafter by the 
owner, in accordance with the approved construction plan to the satisfaction of 
the Responsible Authority. 

12.  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.   
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13.  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. 

14.  Before the occupation of the approved dwellings, all basement parking spaces 
must be line-marked, numbered and signposted to provide allocation to each 
dwelling and visitors to the satisfaction of the Responsible Authority. 

15.  Visitor parking spaces must not be used for any other purpose to the 
satisfaction of the Responsible Authority. 

16.  All upper level service pipes (excluding stormwater downpipes) and any wall 
mounted spa-bath pump must be concealed and screened respectively to the 
satisfaction of the Responsible Authority. 

17.  All hot water units must be installed within the building, unless otherwise 
agreed in writing with the Responsible Authority. 

18.  Any air-conditioning unit installed on balconies must be obscured from public 
view or the view from an adjoining residential property and no such units may 
be placed on walls, so as to be higher than any adjacent boundary fence to 
the satisfaction of the Responsible Authority. 

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

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

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

22. No individual dish antennas may be installed on balconies, terraces or walls to 
the satisfaction of the Responsible Authority. 

23. 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. 

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

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

26. In the event of gas being supplied to the 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. 

27. Privacy screens and obscure glazing 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. 

28. The redundant crossover must be removed and the nature strip reinstated 
along with top dressing/re-grassing to the satisfaction of the Responsible 
Authority. 
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29. 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. 

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

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

30.2. 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 before the permit expires or within three months afterwards. 

 
ALTERNATIVE RECOMMENDATION 

(A) That having considered all objections A NOTICE OF DECISION TO GRANT A 
PERMIT be issued in relation to Planning Application No. PL10/021658 at 8 
George Street, Doncaster East for the construction of 10 dwellings within a 
three-storey building with a basement car park, subject to the following 
conditions- 

 

1. Before the development starts, two copies of amen ded plans drawn to 
scale and dimensioned, must be submitted to and approved by the 
Responsible Authority.  When approved the plans will be endorsed and 
will then form part of the permit.  The plans must be generally in 
accordance with the plans submitted with the application (prepared by 
DCA Design and received on 14 February 2011), but modified to show:  

 

1.1. The driveway widened to a minimum width of 5.5m for a minimum 
length of 5.5m into the site;  

1.2. Demonstration of a clear sight distance of pedestrians for exiting 
vehicles, as per Clause 3.2.4 of AS 2890.1:2004 and any associated 
repositioning of the driveway; 

1.3. Any adjustment to the private open space of Dwelling 0-02 and the 
area schedule, as a result of the driveway modification; 

1.4. Columns within the basement parking level located in accordance 
with Clause 5.2 of AS2890.1:2004; 

1.5. The position of the intercom system required by Condition 20 of 
this permit; 

1.6. The position of any mechanical ventilation plant for the basement 
car park; 

1.7. A “visitor parking” directional sign on the end wall of the basement 
stairwell; 

1.8. A plan notation to indicate that all fire service and electrical 
cabinets will be integrated into the architectural design, so as not 
to present as visually dominating elements; 
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1.9. A convex disc mirror on the outside bend of the driveway ramp to 
allow two-way visibility for ingressing and egressing cars; 

1.10. Vertical slit openings and an additional slat section to the screen 
fencing facing George Street, generally in accordance with the 
“Discussion Plan” received on 10 March 2011; 

1.11. The deletion of the “BALC” notation from the First Floor roof 
(Sheet TP-06); 

1.12. The use of obscure glazing to all bathroom windows; and 

1.13. A plan detail of the proposed privacy screens. 
 

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

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

 

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

3.2. Hours of construction; 

3.3. Delivery and unloading points and expected frequency; 

3.4. On-site facilities for vehicle washing; 

3.5. Parking arrangements for construction workers; 

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

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

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

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

3.10. The measures to minimise the amount of waste construction 
materials; 

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

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

4.  Before the development starts or the issue of a Building Permit for the 
development, whichever is the sooner, a Waste Management Plan must 
be submitted and approved to the satisfaction of the Responsible 
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Authority.  When approved the plan will form part of the permit.  The Plan 
must include, but not be limited to the following:  

4.1. The on-going use of a private rubbish collection contractor; 

4.2. Calculations showing that all occupiers will be sufficiently catered 
for with the proposed number of garbage and recycling bins; 

4.3. The size and location for the storage of general waste and 
recyclables on the basement floor and details of any screening 
from view; 

4.4. A plan showing that the storage area is sufficient to cater for the 
number of bins; 

4.5. Details of ventilation, if garbage bins are in enclosed areas;  

4.6. A description of ease of disposal for residents that does not 
disadvantage recycling; 

4.7. The consideration of the ease of taking the fully laden bins to the 
collection point via a ramp. 

5. Before the development starts or the issue of a building permit for the 
development, whichever is the sooner, two copies of a Sustainability 
Management Plan (SMP), prepared by a suitably qualified environmental 
engineer or equivalent must 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 include, but not be limited to the following: 

5.1. Identify how the development will achieve the sustainability 
objectives of the Manningham Planning Scheme contained in 
Clause 21.10; 

5.2. Identify the responsibilities and timing for achieving the above 
objectives; 

5.3. Identify the key performance indicators which give effect to the 
relevant policy and statutory obligations; 

5.4. Encourage initiatives which range from current best practice, 
emerging technology to continuous innovation;  

5.5. Demonstrate that the design elements, technologies and 
operational practices that comprise the SMP can be maintained 
over time; 

5.6. The individual components of the Sustainability Management Plan 
should address: 

5.6.1. Building Energy Management 

5.6.2. Water Sensitive Design 

5.6.3. External Environmental Amenity 

5.6.4. Waste Management 

5.6.5. Quality of Public and Private Realm 
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5.6.6. Transport. 
 

6.  The Management Plans approved under Conditions 3, 4 and 5 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. 

7.  Before the development starts, a landscaping plan generally in 
accordance with the Zenith Concepts Landscape Design plan dated 
“February 2011” must be submitted to and approved by the Responsible 
Authority.  Such plan must be modified to provide- 

7.1. Layout consistency with the plan approved under Condition 1 of 
this permit; 

7.2. Additional details of rain garden treatment/construction. 

8.  Before the release of the approved plan under Condition 1, 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.   

9.  Before the occupation of the approved dwellings, landscaping works as 
shown on the approved plan must be completed to the satisfaction of the 
Responsible Authority and then maintained to the satisfaction of the 
Responsible Authority.  

10.  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: 

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

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

11.  Before the development starts, a construction plan for the system 
required by Condition 10 of this permit must be submitted to and 
approved by the Responsible Authority.  The system must be maintained 
thereafter by the owner, in accordance with the approved construction 
plan to the satisfaction of the Responsible Authority. 

12.  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.   

13.  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. 
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14.  Before the occupation of the approved dwellings, all basement parking 
spaces must be line-marked, numbered and signposted to provide 
allocation to each dwelling and visitors to the satisfaction of the 
Responsible Authority. 

15.  Visitor parking spaces must not be used for any other purpose to the 
satisfaction of the Responsible Authority. 

16.  All upper level service pipes (excluding stormwater downpipes) and any 
wall mounted spa-bath pump must be concealed and screened 
respectively to the satisfaction of the Responsible Authority. 

17.  All hot water units must be installed within the building, unless 
otherwise agreed in writing with the Responsible Authority. 

18.  Any air-conditioning unit installed on balconies must be obscured from 
public view or the view from an adjoining residential property and no 
such units may be placed on walls, so as to be higher than any adjacent 
boundary fence to the satisfaction of the Responsible Authority. 

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

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

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

22. No individual dish antennas may be installed on balconies, terraces or 
walls to the satisfaction of the Responsible Authority. 

23. 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. 

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

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

26. In the event of gas being supplied to the 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. 

27. Privacy screens and obscure glazing 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. 

28. The redundant crossover must be removed and the nature strip 
reinstated along with top dressing/re-grassing to the satisfaction of the 
Responsible Authority. 
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29. 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. 

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

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

30.2. 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 before the permit expires or within three months afterwards. 

 

(B) That a report be prepared for presentation to Council on the traffic/parking 
management options available for May Street, Doncaster East in order to 
prevent the use of the street by extraneous through traffic and non-residential 
parking.  Such report must outline any previous traffic/parking actions taken 
by Council in relation to May Street, following resident consultation. 

 
 
 
MOVED:   MACMILLAN 
SECONDED:   YANG 
 

That the Alternative Recommendation be adopted. 
CARRIED 

 
 

“Refer Attachments” 
 
 

* * * * * 
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