


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Consultants in Collaboration: 
 
 
Econsult Planning and Development (Planners, Land Economists and Social 
Policy Researchers) 
Whitford and Peck Pty. Ltd. (Architects) 
Archplan Pty. Ltd. (Urban Designers) 
Greg Tucker and Associates Pty. Ltd. (Traffic and Transport Planners) 
Scott and Furphy Pty. Ltd. (Engineers) 
 
 
 
 
 
 
 
 
 
 
 
PLEASE NOTE 

 

This is an independent consultant’s report which does not necessarily reflect the views of the Council, the study 
Steering Committee or the Spokespersons Group.  While the consultants have endeavoured to take wide-ranging 
views into account the opinions and interpretations herein are purely those of the consultants.  Every effort has 
been made to ensure the accuracy of information.   However, no person should act on the basis of this report 
without prior verification. 

 

 
 
 
 Econsult Planning and Development 
 1ST floor, 42 University Street 
 CARLTON   3053 
 Ph:   349 1401 
 Fax: 347 6004



 

CONTENTS PAGE 
 
 
 
EXECUTIVE SUMMARY i 
 
1. INTRODUCTION 1 
 

1.1 The Study to Date 1 
1.2 Purpose of This Report 1 
 

2. RESPONSE TO STAGE TWO 2 
 

2.1 Input Received 2 
 

3. THE EASTERN FREEWAY EXTENSION 5 
 

3.1 Draft Panel Recommendations 5 
3.2 Implication 5 

 
4. OPTION R3 - ENHANCED DEVELOPMENT 

POTENTIAL WITH NEW TOWN CENTRE 7 
 
4.1 Overview 7 
4.2 Urban Design Framework and Guidelines 7 
4.3 Activity Distribution 7 
  23 
 

5. MOVEMENT SYSTEMS 29 
 

5.1 The Road Network 29 
5.2 Car Parking 34 
5.3 Public Transport 35 
5.4 Pedestrians and Cyclists 35 
5.5 Other Options 36 
 

6. OPTION R2 - ENHANCED DEVELOPMENT 
POTENTIAL 40 
 
6.1 Overview 40 
6.2 Deletion of the Town Centre 40 
 

 



 
7. OPTION R1 - RESTRICTED DEVELOPMENT 

POTENTIAL 42 
 
7.1 Overview 42 
7.2 Option Description 42 
 

8. ASPECTS OF IMPLEMENTATION 44 
8.1 Development Controls 44 
8.2 Residential Conversion Strategy 45 
8.3 Funding 47 
8.4 Monitoring and Review and Personnel Resources 48 
8.5 Council Land 48 
 
 

FIGURES 
 
1. Urban Design Framework 8 
 
2. Key Elements Plan 9 
 
3. Boulevard Treatment 11 
 
4. Theme Development 13 
 
5. Town Centre Concept 15 
 
6. Town Centre Section 17 
 
7. Activity Distribution 25 
 
8. Traffic Access and Circulation Strategy 32 
 
9. Public Transport Linkages 37 
 
10. Pedestrian and Bicycle Network Strategy 38 
 
11. Option R2 41 
 
12. Option R1 43 
 
 

 



 
 
City of Doncaster and Templestowe 

________________________________________________________________________ 

EXECUTIVE SUMMARY 
 

1. This is the third report documenting the study.   The report should be read in 
conjunction with the State 1 and Stage 2 reports.   The purpose of this report is to 
detail the three options which the consultants feel represent the full range of feasible 
solutions. 

 
2. The study has been conducted in close consultation with all parties affected and 

considerable assistance has been given by individuals and groups.  The response to the 
Stage 2 report confirms that there remains a divergence of views on future directions 
for the Activity Centre. 

 
3. The Eastern Freeway extension issue has not been resolved.  It is unlikely that an 

expansion option can be pursued without this strategic road link. 
 
4. The consultants recommend (subject to a commitment to the Eastern Arterial 

extension) that the Council adopt Option R3 - Enhanced Development Potential With 
New Town Centre.  This option involves: 

 
− a ‘boulevard’ treatment in the main roads; 
 
− a new ‘Town Centre’ to create a major community focus; 

 
− a strong formal urban design theme in public places; 

 
− contain commercial zones and create a logical residential interface; 

 
− enhanced development potential to meet community needs, to support the 

Activity Centre concept, reinforce the urban design theme and to provide an 
economic base for public infrastructure; and 

 
− a movement system and parking strategy which reduces conflicts and protects 

residential areas. 
 

Floorspace quotas for this option are: 
 

− an additional 26,000 sq.metres  of regional retail floorspace; 
 
− an additional 5,000 sq.metres of specialised retails floorspace in the Town 

Centre; 
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− up to 75,000 sq. metres of office space in addition to current and committed 
projects; and 

 

− an additional 10,000 sq. metres of community and other uses. 

 

5. The study has involved a considerable amount of work on aspects of road networks, 
car parking, public transport and catering for pedestrians and cyclists.   A range of 
strategies and measures have been recommended (Chapter 5) to address existing 
problems, cater for expansion and to take advantage of the once-only opportunity 
potentially provided by the Eastern Freeway extension.   Problems associated with 
traffic intrusion into residential areas are a major source of community concern but 
these are soluble with conventional traffic management techniques. 

 

6. Creation of the  new Town  Centre will require a  significant long-term commitment 
by the Council to a difficult and complex ‘urban renewal’ task.    If this commitment 
is not forthcoming there is a sub-optimal expansion option;  Option R2 - Enhanced 
Development Potential.   Apart from deletion of the Town Centre and the 
redistribution  of the 15,000  sq.  metres of offices in the Town Centre to other areas, 
this  option  remains  the same  as R3.    In the consultants’ view a major opportunity 
to create a community  focus is missed.    If this option is adopted a high priority 
should be given to protecting the amenity of remaining residents. 

 

7. A third option has been detailed;   Option R1 - Restricted Development Potential.  
This option is a derivative of R3 or R2.   The Town Centre could be included in this 
option but the economic basis is unlikely to be achievable.    This is the only option 
possible without new road capacity being created.   There are revised building heights 
and floorspace limits for this option which are designed to contain traffic generation.  
In the consultants’ view this option creates few benefits for the community and it will 
lead  to  ad hoc  development spread  over a diverse area.   This option involves 
deleting 75,000 sq.  metres of  office floorspace and 20,000 sq. metres of regional 
retail floorspace from Options R3 and R2. 

 

8. The recommended option requires a response by the Council including: 

 

− preparation of an  amending  planning scheme to provide a development 
control framework; 

 

− adopt a residential conversion strategy in the interests of existing residents; 

 

− set up an Activity Centre Development Fund to ensure the Activity Centre is 
self-funding; 
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− monitor development of the centre and immediately appoint a project manager 
to be remunerated from the Development Fund to co-ordinate developments, 
inform the Council and consult with the community; 

 
− manage council-owned land to achieve the objectives of the adopted strategy. 

 
9. The consultants commend the options to the Council for consideration. 
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1. INTRODUCTION 

1.1 The Study to Date 

This is the third report documenting the Doncaster Activity Centre Development Strategy.  
The report should be read in conjunction with: 

 Stage 1: Analysis, Opportunities and Constraints 

 Stage 2: Strategic Options 

 

A considerable amount of effort has gone into this study by members of the Spokespersons 
Group, the Steering Committee and the wider community who have attended public 
meetings and made submissions.    The consultant team thanks all who have given their 
valuable time. 

 

1.2 Purpose of This Report 

Stage 2 of the study concluded with three ‘strategic’ options which the consultants feel 
represent the full range of feasible solutions.   These vary from an option with virtually no 
additional development over what is currently ‘in the pipeline’ to an option based on 
enhanced development potential and a third option based on inclusion of a new ‘town 
centre’ which is designed to provide a major community focus for the municipality. 
 
At the outset of the study it was proposed to choose only one option in Stage 2 for further 
development.   However, there has been concern expressed that the detail of these options 
must be known before such an important decision can be made. 
 
Accordingly, all three options will be detailed, although to some degree the options are not 
mutually exclusive and there are many common elements.   The purpose of this report, 
therefore, is to detail the three options to enable decisions to be made on the future of the 
Activity Centre. 
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2. RESPONSE TO STAGE 2 
 
2.1 Input Received 
 
A number of written submissions have been received in response to the public meeting and 
the Stage 2 report.    Issues raised include: 
 
Traffic Intrusion 
 
Residents are concerned with traffic intrusion problems and the (very real) prospect that 
these will worsen with Activity Centre expansion. 
 
Comment: The traffic intrusion problems are soluble but as always in these situations 
a trade-off is necessary between preserving or restoring residential amenity and local 
accessibility. 
 
Commercial Intrusion 
 
A number of residents are concerned with conversion of residential properties to 
commercial use per se. 
 
Comment: None of the options presented by the consultants propose expansion into 
residential areas with the exception of the ‘town centre’.    In fact, initiatives are 
recommended which put a ‘girdle’ around the commercial zones.   Opportunities to provide 
a town centre without using residential land have been explored and none have proven 
feasible. 
 
Topography 
 
A comment has been made that the topography does not lend itself to the town centre 
development. 
 
Comment: The consultant’s response to this is the urban design concept in this report. 
 
Residents Will Not Gain 
 
A concern has been raised that residents will not gain financially. 
 
Comment: This is a very real concern.    Every effort will be made to identify 
implementation measures which maximise the benefits to residents affected. 
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Goodson Street Houses Isolated 
 
A preliminary plan showing houses being retained in Goodson Street has raised concerns 
that these will become an island in a sea of traffic. 
 
Comment: The principle for all dwellings in all options is that the interface with 
commercial development should be at the rear, and all dwellings should face a street with 
only residential traffic using it. 
 
Who Pays? 
 
Concerns have been raised that the community may have to fund measures which are 
designed to serve commercial development. 
 
Comment: The implementation package is designed to be ‘self-funding’ within the 
Activity Centre. 
 
Nuisance 
 
Many residents experience existing nuisance from vandalism, litter and loutish behaviour.  
There is a deep concern that this will worsen. 
 
Comment: The options are designed to provide a logical interface between commercial 
and residential areas with residential streets able to be totally isolated from the Activity 
Centre. 
 
Commercial Interests 
 
A number of requests from residential property owners have been received for rezoning to 
commercial, including sites in Tower Street, Council Street and Tram Road (2). 
Shoppingtown interests have submitted that: 
 

− floorspace expansion estimates are substantially underestimated, and; 
− requirements on the Shoppingtown site are an unreasonable impost. 

 
Comment: These comments are diametrically opposed to the resident input. A principle 
aim of the options in this report is to resolve conflicts between commercial and resident 
interests. 
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Petition 
 
In addition to individual submissions a petition was distributed widely in the area objecting 
to the town centre concept on the grounds of ‘enormous environmental impact’. 
 
Comment: The concern in the local community, as stated above, is totally 
understandable.   However, planning authorities must consider the likely scenario if a 
structure plan is not put in place and if reasonable provision is not made for community 
facilities and commercial expansion.   The fact is that the municipality is under-provided in 
terms of land for employment related and commercial/community uses. 
 
The demands are very real and if they are not accommodated in some way they will 
manifest themselves in ad-hoc and strip-development (along arterial roads).  Speculation in 
residential properties will take place on many fronts resulting in widespread blight. 
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3. THE EASTERN FREEWAY EXTENSION 

3.1 Draft Panel Recommendation 
 
The Eastern Arterial Extension and Ringwood Bypass Review Panel has brought down 
some ‘draft recommendations’ (May, 1990).   The panel has identified two options for the 
Koonung Valley Section, namely: 
 
Option 1 
 
− grade separation at Doncaster Road/Eastern Freeway; 
− grade separation at Doncaster Road/Williamsons Road; 
− extra traffic lanes at: 

− Doncaster Road/Wetherby Road 
− Doncaster Road/Blackburn Road 
− Mitcham Road/Springvale Road 

 
− (Total cost estimated $100M); 
 
− construction of linear parkland and creek rehabilitation along length of existing 

reservation in Koonung and Mullum Mullum Creek  valleys (estimated  cost $21M, 
7 years maintenance $8M). 

 
Option 2 
 
− Modified Eastern Arterial; 
 
− Terminating permanently at Springvale Road; 
 
− Linear park development. 
 
Option 1 would be accompanied by a ‘demand management strategy’ over a ten year period 
to obviate the need for the Eastern Arterial. 
 
3.2 Implications 
 
The implications of Option 2 (Eastern Arterial) are that the Activity Centre can expand and 
a more acceptable roadscape and pedestrian environment can be reinstated in Doncaster 
Road.   This outcome is enabled by the removal of a substantial amount of traffic from 
Doncaster Road. 
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The implications of Option 1 (No Eastern Arterial and increase capacity on Doncaster Road) 
are that the Activity Centre cannot expand.   The undergrounding of Williamsons Road 
would create new capacity at the Doncaster Junction, however, this would be spoken for by 
the need to create capacity for  10 years growth to enable ‘demand management strategies’ 
to be put in place. 
 
Option 1 would be beneficial for Williamsons Road by enabling a ‘people place’ to be 
created but these benefits would be obviated by the impact of huge volumes of traffic on 
Doncaster Road. 
 
The consultants have not expressed an opinion as to whether the Eastern Arterial should be 
built or not because no investigation has been undertaken of the wider issues including the 
environmental values of the Koonung Creek.   However, we are of the firm view that the 
Doncaster Activity Centre is highly constrained to grow without substantial new capacity 
being created in the regional road network away from Doncaster Road. 
 
It is important to note that the Activity Centre, while it concentrates traffic in a particular 
locality, has the effect of reducing travel demand across the region.   This occurs as a result 
of multi-purpose trips and increased viability of public transport.  If the Activity Centre does 
not grow the commercial development and community facilities will still be developed but 
they will be in widely dispersed locations. 
 
Thus car travel and longer journeys will be encouraged resulting in high traffic volumes. 
 
The consultants expressed an opinion in Stage 1 of the study that the Activity Centre is 
constrained to grow without the Eastern Arterial or a commitment to it.   This is still the 
case. 
 
Therefore, the options put forward in this report must be considered within the framework.  
If an expansion option is chosen it must be divided into discrete stages each of which is 
contingent upon the required road capacity being created. 
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4. OPTION 3 - ENHANCED DEVELOPMENT 
 POTENTIAL WITH NEW TOWN CENTRE 
 
4.1 Overview 
 
This option is an integrated package, of which the key elements are: 
 
− a strong formal urban design theme in public places; 
− contained commercial zones with a logical residential interface; 
− enhanced development potential to meet community needs, support the Activity 

Centre concept, reinforce the urban design theme and provide an economic base for 
public infrastructure; and 

− a movement system and parking strategy which reduces conflicts and protects 
residential areas. 

 
This is the consultants’ recommended direction, however, it is recognised that this option: 
 
− is contingent on new road capacity being created; 
− involves a long-term commitment and application of resources by the council to 

what is necessarily a difficult and complex ‘urban renewal’ project; 
− requires an appreciation by the local community of the benefits that can be gained 

and the disbenefits of other approaches which will lead to ad-hoc development and 
widespread property speculation and blighting. 

 
4.2 Urban Design Framework and Guidelines 
 
Figures 1 and 2 illustrate the urban design framework for this option.   The major elements 
are detailed below in terms of the proposed urban design character areas and design 
guidelines. 
 
4.2.1 Boulevard Character Area 
 
These are primarily the edges adjacent to Doncaster and Williamsons Roads.   The proposed 
character for these areas is a boulevard treatment supported by formal tree planting and a 
well defined built edge.   This will be achieved through the consistent landscaping of areas 
adjacent to both Doncaster and Williamsons Roads and the introduction where possible of 
central median planting.   The emphasis will be on a uniformity of treatment within the 
landscape reinforced by a regular built form along the frontages of abutting buildings.  
Parking and similar interruptions will be kept to the rear of buildings in this area. 
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Building Set Backs and Heights 
 
To reduce the impact of the existing vast spaces across roadways it is proposed that building 
set backs be kept to a minimum and 5.0m is recommended.  (Figure 3).   In combination 
with the formal tree planting described below this will provide a more human scale to the 
street environment.   In order that consistency in street tree planting is achieved it is 
recommended that the road reserve be widened by 3.0m to locate trees in the public domain. 
 
This set back should determine the major face of the buildings to create the ‘built edge’ to 
the boulevards.   However, articulation of the building facades should be encouraged to 
provide texture to the built form.   The structure defining the entrance of a building may 
encroach up to 1m in to the set back and reveals and re-entrants in facades may be up to 
500mm in depth. 
 
Building heights should be generally as indicated in Figure 3.   To provide texture to the 
built form, pitched roofs or other Architectural features should be permitted to exceed the 
heights indicated. 
 
Carriageway and Kerbside Parking 
 
In Tram and Williamsons Roads the existing carriageway widths and controls on kerbside 
parking should be retained. 
 
After the Eastern Arterial Road Extension is open, the Doncaster Road carriageway should 
be reduced with the introduction of tree plantations and a widened central median.  Kerbside 
standing bays for setting down and picking up goods and passengers should be kept to an 
absolute minimum so that the formality of the avenue planting is maintained. 
 
The centre median will initially be utilised for a formal avenue of street trees and for turning 
lanes where necessary.   In the future this reserve could possibly be utilised for some form 
of public transport such as an O-Bahn bus system or light rail system. 
 
Undergrounding Electricity 
 
In all areas indicated for boulevard treatment overhead electricity conductors should be 
replaced with an underground system to enhance the streetscape and to permit street tree 
planting. 
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Signs  

 
The provisions of the City of Doncaster and Templestowe Outdoor Advertising policy 
should be extended to establish additional controls within the Boulevard area; thus 
introducing specific controls over the size, location and number of advertising signs.  In 
particular there should be prohibition on sky signs and sales and promotional signs. 
 
Signs identifying the name and business of occupiers should be co-ordinated into the design 
of the façade of building.   Generally and as an indication of an appropriate ‘as-of-right’ 
provision signs should not exceed 2.5% of a plane over the street façade of the building but 
no sign should have a surface area greater than 2sq.m.   To encourage diversity and interest 
there should be no controls over colour, graphics or cantilevered ‘banner’ signs not greater 
than 0.5sq.m in surface area.   Illumination of signs and internally illuminated signs should 
also be permitted.   The building identification signs on the AMP office building are an 
example of appropriate signage.   The Council may wish to retain discretion to allow larger 
signs in certain circumstances in the planning scheme. 
 
The Council should co-ordinate the design and placement of all traffic and directional signs.  
In all cases signs should be kept to a minimum and should not compete with the landscape 
elements of the Boulevard Treatment. 
 
Street Furniture 
 
A common design theme should be adopted for all street furniture throughout the Boulevard 
area.  It is recommended that a robust painted steel frame and timber slatted system similar 
to that illustrated on Figure 4 be used.   The system is one developed by the City of 
Melbourne which has the advantage of availability and tested durability. 
 
The materials, colours and construction of seats, rubbish bins, bollards and bicycle stands 
should be co-ordinated and adhered to during the progressive development of the Boulevard 
area.   These should be extended to cover a co-ordinated suite of street furniture for the 
entire activity centre. 
 
Tree Planting and Landscaping 
 
A detailed landscaping theme should be prepared for the Boulevard area for implementation 
by Council in public areas and road reserves and to set out requirements for private owners 
and developers. 
 
Generally the avenue trees planted in the widened road reserve should be of a significant 
scale and clean trunked.  Species considered appropriate include Grevillea Robusta, 
Plantanus Orientalis and Tilla Vulgaris. 
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The set back area between the new property line and the face of buildings should be strictly 

controlled to ensure a co-ordinated landscape theme.   The surface of this area should be 
raised approximately 100mm above the footpath level and planted with a low ground 

covering plant.   Trees in this area should be planted in a formal arrangement 
complementing the street tree planting;  they should be of a smaller scale and texture and 
should be deciduous to  enable maximum light to windows in winter.   A suitable tree for 
this application would be Liquidambar Fromosana.   Presently there are no examples of 
landscaping in conformity with these principles on the ground although the AMP office 

building is superior to other featuristic and individualistic examples. 
 
The paving material selected for footpaths and other pedestrian surfaces in the road reserve 
and the building set back areas should be uniform throughout the Boulevard area.   
 
Trees planted in paved areas should be surrounded with well designed good quality tree 
grates or formal tree pits with metal edge strips and compacted porous graves. 
 
Street Lighting 
 
Street lighting standards should be selected to relate to the spacing, height and type of 
selected street tree. 
 
The median standards and fittings should provide appropriate levels of illumination to traffic 
lanes whilst the sidewalk standards should be fitted with luminaries that give a general 
illumination to the boulevard trees, footpaths and the faces of the buildings. 
 
4.2.2. Town Centre 
 
The urban design  objectives for this area   are to establish   a pedestrian shopping area with 
a variety of activities fronting onto a central urban space.   It is proposed that the 
development would be small scale and that the public spaces would be accessible for 24 
hours of the day.   The design philosophy would be more along the traditional mode of 
shopping rather than the internalised shopping currently a characteristic of Shoppingtown.  
There would be small tenancies providing a variety of uses combined with community 
activities.   A segregation of vehicular and pedestrian traffic would occur within the central 
pedestrian area.   The town centre should be designed to act as an urban link between the 
existing shopping town and the civic precinct.  Figure 5 illustrates the Town Centre concept. 
 
Location 
 
The proposed Town Centre is located between the two most significant existing elements of 
the Activity Centre;  the Civic Precinct and Shoppingtown.   Earlier studies  considered 
other locations for the creation of a focal point to the Activity Centre, however it is 
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considered that this location is the most viable and indeed probably the only suitable 

location. 
 
Redevelopment of this area will serve  to link  the Civic Precinct and Shoppingtown whilst 
at the same time providing community facilities and complementary retail, service, business 
and office accommodation. 
 
Land Form 
 
The land in the area of the proposed Town Centre has a significant fall to the north.   This 
presents the opportunity to provide a series of activity levels as well as providing 
underground car parking and bus interchange.   Figure 6 indicates diagrammatically how the 
land form can be utilised. 
 
Town Square 
 
Development of the Town Centre should provide a town square as a focal point for retailing 
activity.   It is proposed that Shoppingtown would be extended to create the west face of the 
Town Square. 
 
The success of this space will depend on the design quality of the buildings forming its 
edges and the landscape treatment of the space itself.   Notionally these buildings should be 
two storeys high with a surrounding colonnade facing the square.   Open undercroft spaces 
should link the square with the boulevard edge of Doncaster Road. 
 
It should be a requirement of the final design that all frontages onto the square or adjacent 
roads and footpaths should have a maximum amount of active frontage.   Blank walls and 
loading bays should be discouraged or located in basement areas. 
 
Office Tower 
 
The Town  Centre  site   located on one of the  highest points of the Activity Centre.  To 
give the Centre regional significance it is proposed that an office tower of at least 12 floor 
be located on the north east edge of the Town Square.   It is proposed that this building 
would replace the Westfield Tower as the most significant element on the regional skyline, 
thus provide a regional focus on the Town Centre. 
 
The design of the office tower should require a high quality building befitting its visual 
prominence within the Activity Centre.   It is important that the building be designed with 
well articulated base, centre and top.    The base should relate to the scale of the new public 
space while the top  should provide  interest and identity to the activity centre.   A flat 
topped, glazed box would not be appropriate. 
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4.2.3 Civic Precinct 

 
This precinct lies to the east of the proposed Town Centre and north of Doncaster Road and 
currently contains such facilities as the primary school, council offices, a variety of sports 
facilities and parking. 
 
It is proposed that the parkland characteristics of this area are to be upgraded to create  a feel 
of parkland containing civic buildings.   The dominant characteristic should be determined 
by the landscape elements and any other buildings or activities located within the area need 
to be subservient to the landscape themes. 
 
The civic precinct presents a major opportunity to provide an extensive park system in close 
proximity to the Activity Centre - an opportunity which does not exist in similar centres.  
Buildings in the precinct should be minimised consistent with the civic function of the 
precinct and car parking should be under buildings. 
 
Landscaping 
 
The overall landscaping theme will be determined by the planting of large trees in the 
following manner: 
− The reinforcement through avenue planting of paths, and roads within the precinct. 
 
− The clear definition of the edges of ovals and other sporting activities. 
 
− The reinforcement and strengthening and clear definition of the edges of the precinct, 

particularly along Doncaster Road. 
 
It is proposed through the simple use of large scale trees planted to define the above 
elements that a strong structured landscape can be achieved within the civic precinct. 
Additional planting in feature areas and at entrances into the precinct needs to be developed. 
The predominant theme of the landscape will be that of mature trees containing grassed 
areas with a limited number of theme plantings.    Theme plantings should be in areas of 
high visible accessibility. 
 
Linkages 
 
It is proposed in order to improve accessibility to the civic  precinct and to upgrade its role 
as a link between the residential areas and the town centre that a number of new pathways 
may need to be constructed and existing pathways upgraded.    The major changes would 
include a proposal that the oval of the primary school be integrated into the civic precinct 
with a pedestrian path to the  south linking directly into the Town Centre.   It is proposed  
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that the oval remain the property of the Education Department but be shared and maintained 
by the Council in order to improve access into this precinct.  Additional paths connecting 
Council street to the town centre and similar reorganisations in line with the urban design 
strategy plan, (Figure 1) are also proposed.  
 
Buildings 
 
Buildings within the civic precinct should be limited to existing buildings, with the possible 
allowance  for some additions to these as long as this takes place in a manner that limits 
their impact upon the landscape qualities (eg. over car parks).   In general, with the 
exception of the heritage buildings within the precinct, it is proposed that all buildings 
should be ‘landscaped out’ and become subservient elements within the landscape.   This is 
particularly important with the Council buildings and the Primary school which form the 
two largest complexes within the area. 
 
Carparking 
 
At present the carparking has been arranged in such a way as to be a major imposition upon 
the landscape qualities of the area.   Parking should be provided under buildings where 
possible.   In those areas where parking remains, (adjacent to Council buildings, the bowling 
greens and ovals), it is proposed that these areas are treated with a landscape approach that 
limits the overall visual impact of the asphalt surfaces. 
 
Furniture and Lighting 
 
As with the boulevard and Town Centre, it is proposed that a suite of furniture including 
seats, rubbish bins and lights is developed that is consistent throughout the whole activity 
area and that this theme be extended to the civic precinct.   To create the maximum 
landscape character within the area it is proposed that the furniture be limited to those areas 
where usage would be at a high level.    When placing and positioning furniture, 
consideration should be given to the aesthetic qualities of the parkland. 
 
4.2.4 Regional Shopping Centre 
 
Shopping Centre 
 
This precinct lies to the east of Williamsons Road and the north of Doncaster Road and is 
primarily the area occupied by the Westfield shopping complex.   It is proposed through the 
application of urban design guidelines and built form controls to encourage the development 
over time of a better integrated facility within the urban landscape of the Activity Centre.  
The principles proposed to achieve this integration are as follows: 

____________________________________________________________________________________________________________________________________________________ 
Doncaster Activity Centre - Final Report.  [Ref:01DON01RG:VG]  Page 19  



 
 
City of Doncaster and Templestowe 

________________________________________________________________________ 

− All new development should build up to and include active frontages along all 
adjacent streets.  This will allow a clear definition between the edge of the private 
and public domains. 

 
− To landscape the large areas of parking required for this facility. 
 
− To reduce the conflict between pedestrian and vehicles accessing the precinct. 
 
− To ensure the scale of any new building are kept low with a strong landscape 

treatment applied to those edges where activity at pedestrian level cannot be 
achieved. 

 
− The primary objective of these principles is to reduce the alienating effect of dead 

space between street and buildings, eg. carparks are to provide active frontages in 
the place of the blank dead walls of the existing buildings. 

 
Landscaping 
 
The approach to be applied to this precinct is one of tree planting and landscaping to reduce 
the impact of the non active edges and carparking areas of the precinct.   As such, it is 
proposed that a canopy of trees will be planted over all parking areas and those edges of the 
development which  do not accommodate  active frontage would be softened with a buffer 
of large canopy trees.   Use of low planting and shrubs should be limited, particularly for 
security reasons at night.   It is also  proposed  that an  edge of mature tree planting should 
be provided adjacent to residential areas to the north and west of the precinct. 
 
Built form 
 
The future build form of Westfield should be encouraged to provide greater activity 
orientation to the public domain in the form of externally orientated retailing and other 
commercial activity.   This is particularly important where new development may build up 
to the edges of Doncaster and Williamsons Road and specified retail outlets such as 
restaurants should front on  to these areas thus providing additional activity and amenity at 
pedestrian level adjacent to these important footpaths.   It is also proposed that the overall 
area of open carparking be reduced slightly, particularly south of Westfield Drive and that 
any additional parking be included within decked structures with a ring of activity or other 
appropriate treatment along the edges of these decks, so as to fully contain the carparking 
within the built fabric of the shopping complex. 
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Linkages 
 
It is important in the future development of Westfield Shopping centre, that the linkages to 
the east via the town centre and to the west via Lawford Street be upgraded and enhanced.  
It is intended that access into and through Westfield should assist in linking the overall 
activity centre together.   Ideally this linking should be available for 24 hours, but given the 
difficulties in achieving this through the Westfield site, access over the longest period of the 
day is desirable and the quality and activity of the edges adjacent to the streets needs to be 
enhanced to provide 24 hour safe access around the edges of the development. 
 
Street Furniture and Lighting  
 
In order to integrate the regional shopping centre into the Activity Centre a consistent theme 
should be maintained.  Therefore, street furniture and lighting should be as for the boulevard 
and civic precincts. 
 
4.2.5 Residential Buffers 
 
It is proposed to  introduce a residential buffer zone into a number of areas.  The objective 
of this zone is to ensure the ongoing amenity of the existing residential areas in conjunction 
with the increased activities within the Activity Centre.   This can be achieved in a number 
of ways, either through the introduction of a new residential component as seen to the north 
of the Westfield Development, or through the introduction of a landscape buffer zone as 
seen along Carawatha Road and Firth Street.   The prime purpose of both these areas would 
be to ensure a mutually beneficial transition between the major commercial activities within 
the activity zone and the surrounding residential areas. 
 
Built Form 
 
The built form of these areas should reflect the transition from the regional shopping centre 
through to the residential area.   This would indicate the use of low rise medium density 
housing (density:   1 unit/2000sq.m), grading down to a lower density housing adjacent to 
residential areas.   The object being to produce a residential screen that provides amenity to 
the street frontages adjacent to residential areas, while producing a screen to the regional 
shopping centre and its adjacent parking areas.   The council should call tenders for sale of 
land it owns in affected areas for development in this form. 
 
Landscaping 
 
In  the zone to the east  of the  regional  centre,  it is proposed that  landscaping could act as 
a buffer.   Landscaping would be intended to be used only in those areas where the rear of 
the existing residential faces the regional shopping centre.    The buffer in this instance is  
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seen as being a creation of avenue plantings beside and adjacent to the circulation roads 
through the regional shopping centre. 
 
Street Furniture 
 
It is proposed that a consistent suite of furniture as advocated for the boulevards would also 
be applied to these areas. 
 
4.2.6 Neighbourhood Centre 
 
The essential characteristics of this area are that it should remain a small scale 
neighbourhood shopping centre.   It would need to be enhanced through the combined 
landscaping and upgrading of the public domain by the use of uniform street furniture, 
lighting, tree planting and sign guidelines.   The objective within the landscaping of these 
areas would be to soften the impact of parking adjacent to major public areas such as 
Doncaster Road and Whittens Lane. 
 
4.2.7 Residential Area 
 
The urban design approach to these areas is to build on their existing residential qualities.  
In essence, this would entail the introduction of landscape treatments in the form of street 
tree planting of an appropriate scale to create avenues within the public domain of the 
residential areas.  A consistent use of street furniture and lighting is essential for these areas.  
It is also noted that traffic management measures carried out within these areas should be 
designed in a manner that is complementary to the road pattern and that the approach 
adopted in Whittens Lane whereby the character and form of the street has been 
dramatically altered, be avoided in future street management programs. 
 
4.2.8 Historic Precinct 
 
The objective is to enhance the existing qualities of the three historic buildings within this 
area.  It is proposed that this be achieved by the use of street furniture and the introduction 
of an appropriate landscape theme in conjunction with the historic buildings.  Appropriate 
uses and greater exposure of the historic buildings would be part of the urban design 
strategy for this area.  For example, the high wall in front of the primary school should be 
removed.  No future development should be allowed that in any way detracts from the 
historic qualities of these remaining few buildings.  This would entail the introduction of 
envelopes governing the height and setback of buildings adjacent to this historic precinct 
and the nature of architectural treatment and materials to be used. 
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Furniture and Lighting 
 
As with the boulevard and civic precinct, it is proposed that a theme of furniture including 
seats, rubbish bins and lights is consistent throughout the whole activity areas and that this 
theme be extended to the historic precinct.   In keeping with creating the maximum 
landscape character within the area, it is proposed that the furniture be limited to those areas 
where usage would be of high level. 
 
4.2.9 Views 
 
At present there are panoramic views form many vantage points within the Activity Centre, 
particularly towards the city and the northern hills.   The ‘boulevard treatment’ will have the 
effect of creating a sense of enclosure on the main arterial roads to create spaces which are 
more human in scale but there will  still be glimpses of views at regular intervals where 
there are breaks in the built form. 
 
The main vantage points,  which are Doncaster Road at its highest point in the vicinity of 
the old Shire Offices and the grounds of the Civic Centre, will still enjoy views unimpeded 
by new buildings.   Even the four-storey buildings in Doncaster Road will be below sight 
lines from the high point due to the fall away of the land.   From the new Town Centre 
views to the north will be from certain locations but it should be noted that views from this 
location are not generally available to the public at present. 
 
4.3 Activity Distribution 
 
The urban design framework outlined above is supported by the Activity Distribution Plan 
(Figure 7) which shows: 
 

− building heights (see also Figure 3); 
− building ‘footprints’; and 
− activity areas. 

 
The activity areas each have a role and function and related objectives as discussed below.  
‘DCA’ is an abbreviation of Development Control Area as shown in Figure 7. 
 
4.3.1 Newly Developed or Committed Sites (DCA-1) 
 
Objective:  To recognise areas which are either newly developed or committed and which 
are therefore not likely to be redeveloped in the next ten years. 
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Rationale: The Activity Centre Development Strategy can do little to influence this 
development although it is fair to say that much recent development is reasonably consistent 
with the urban design framework advocated in this report. 
  
Activity Mix: These areas are largely office development which is appropriate.   Note that 
in the Stage 1 report is was suggested there may be up to 75,000 sq.m of additional office 
space accommodated in the Activity centre. 
 
4.3.2 Regional Retail Facility (DCA-2) 
 
Objective:  To promote a regional retail facility to serve a catchment primarily based on 
the City of Doncaster and Templestowe which is integrated into the whole Activity Centre. 
 
Rationale: This facility is an important component of the Activity Centre,  however it 
should not grow at the  expense of other regional centres and it is essential that it be linked 
to the Town Centre for the success of this concept. 
 
Activity Mix: 67,000 sq.m of retail floorspace with related activities.   Note that in the 
Stage 1 report it was suggested there may be up to 26,000 sq.m of regional retail space 
accommodated in addition to the existing 41,000 sq.m in Shoppingtown. 
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4.3.3 Town Centre Retail (DCA-3) 

 
Objective: To promote a retail focus which is ancillary to the regional facility but which 
offers an alternative shopping environment and lifestyle based on orientation to public 
places. 
 
Rationale: While an internalised shopping facility is highly efficient for actual shopping, 
the environment created is not conducive to more leisurely and cultural pursuits. There will 
be opportunities for more specialised and innovative retailing with businesses not 
necessarily tied to corporate strategies. 
 
Activity Mix: 5,000 sq.m. of retail floorspace at ground level with offices and related uses 
over. 
 
4.3.4. Town Centre Community (DCA-4) 
 
Objective: To provide a major community focus integrated with the Town Centre and 
Regional Retail Facility offering a full range of community facilities and services for 
Activity Centre users. 
 
Rationale:  While most facilities are provided in some form in the municipality there are 
benefits in having them clustered in an area of high transport accessibility with the potential 
for multi-purpose trips. 
 
Activity Mix: 10,000 sq.m. of community facilities including (see Stage 1 Report): 
 

− community health centre; 
− civic/multi function centre; 
− youth centre; 
− sports and leisure centre; 
− related open space; and 
− branch library 

 
4.3.5 Town Centre Tower (DCA-5) 
 
Objective: To promote a landmark for the Activity Centre identifying the Town Centre 
and providing opportunities for public access to views. 
 
Rationale: There is an historical association with a tower in this locality and a high quality 
tower is considered an appropriate means to re-establish this association and to provide an 
important landmark.  Public access will reinforce the theme that the Activity Centre is for  
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the benefit of the community.  The tower will have the added advantage of providing an 
economic impetus for the Town Centre redevelopment. 
 
Activity Mix: 15,000 sq.m. of offices, a restaurant and public access to rooftop viewing. 
This  floorspace is part of and not in addition to the 75,000 sq.m. figure in the Stage 1 
report. 
 
4.3.6. Neighbourhood Retail (DCA-6) 
 
Objective: To retain and enhance the existing neighbourhood shopping facility as an 
alternative shopping venue for frequently purchased convenience goods. 
 
Rationale: A viable neighbourhood shopping facility will be of benefit to the local 
community by providing an outlet for emergency and ‘top-up’ shopping, and avoiding the 
parking and other difficulties associated with the regional facility. 
 
Activity Mix: Neighbourhood Retailing and associated uses. 
 
4.3.7. Commercial Type A (DCA-7) 
 
Objective: To promote ‘large floor area’ office uses in multi-storey buildings designed 
to reinforce the ‘boulevard edge’. 
 
Rationale: This form of commercial development is appropriately located out of the 
north-east quadrant which is the focus of retail and community activity.  The type of built 
form associated with this activity is consistent with the boulevard edge concept. 
 
Activity Mix: Up to 75,000 sq.m. of office floorspace with some peripheral sales and 
related uses. 
 
4.3.8. Commercial Type B (DCA-8) 
 
Objective: To promote peripheral industrial and commercial uses with a low profile but 
consistent with the boulevard edge concept. 
 
Rationale: These areas would have otherwise been designated Commercial A but the 
amount  of land  would then be excessive  for the floorspace required.  There  is a shortage 
of sites for this type of development and alternatives should be sought. 
 
Activity Mix: Industry, warehousing, peripheral sales, car-based restaurants, service 
businesses and car-oriented activities. 
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4.3.9 Commercial Type C (DCA-9) 
 
Objective: To promote low profile commercial uses of residential scale and character and 
to incorporate residential uses when existing dwellings are lost. 
 
Rationale: Certain commercial uses are accommodated in development forms which 
provide a buffer between the Activity Centre and residential areas. 
 
Activity Mix:              ‘Small floor area’ offices, consulting rooms and residential. 
 
4.3.10 Residential Interface (DCA-10) 
 
Objective: To promote residential redevelopment of areas with some non-residential uses. 
 
Rationale: When commercial development does not interface well with abutting 
residential areas it is appropriate to promote a residential character and to remove 
commercial uses,  or redevelop them to be compatible with residential use.  Compatible 
commercial uses include small office suites, consulting rooms, motel, peripheral sales and 
warehouses. 
 
Activity Mix:               Residential and compatible commercial. 
 
4.3.11 Westfield Drive Residential (DCA-11) 
 
Objective: To promote Westfield Drive as a purely residential street and to contain the 
Activity Centre. 
 
Rationale: Residential streets should not provide the commercial/residential interface. 
 
Activity Mix:            Residential and related (eg. church). 
 
4.3.12 Infill Residential (DCA-12) 
 
Objective: To ensure there is no net loss of dwellings with redevelopment of the Activity 
Centre. 
 
Rationale: There is a need for town house development in this location. 
 
Activity Mix:            Residential 

____________________________________________________________________________________________________________________________________________________ 
Doncaster Activity Centre - Final Report.  [Ref:01DON01RG:VG]  Page 28  



 
 
City of Doncaster and Templestowe 

________________________________________________________________________ 

5. MOVEMENT SYSTEMS 
 
The following discussion predominantly relates to the traffic and transport elements of the 
Framework Plan which corresponds to the Consultant’s preferred option R3.  Detailed 
analysis has been documented in three working papers which have been forwarded 
separately.  These working papers are entitled: 
 
1. “Doncaster Activity Centre Development Strategy:  Working Paper No. 1 - 

Movement Systems”; 
 
2. “Doncaster Activity Centre  Development Strategy:   Working Paper No. 2 - 

Analysis of Jogged Intersection”; 
 
3. “Doncaster Activity  Centre   Development  Strategy:   Working Paper No.  3 -  

Road Cross-Sections”. 
 
Section 5.5 outlines the traffic and transport characteristics of Options R1 and R2. 
 
5.1 The Road Network 
 
5.1.1 The Arterial Roads 
 
- The arterial road strategy presupposes that the Eastern Arterial  will be constructed 

at least as far as Springvale Road. 
 
- From a traffic engineering point of view, a realistic option exists to downgrade the 

intersection of Elgar Road and Doncaster Road with: 
 

(i) The median strip to be constructed as continuous in Doncaster Road opposite 
Elgar Road; 

 
(ii) Only left turn in and left turn out permitted at Elgar Road with Doncaster 

Road; 
 
(iii) A linkage constructed between Elgar Road and Tram Road about 200m south 

of Doncaster Road which favours movements from and to Elgar Road; 
 
(iv) The link of Tram Road between Doncaster Road and the new linkage to the 

south be upgraded as appropriate. 
 
It is recognised that other factors (e.g. cost implications) will require subsequent evaluation 
before the option can be adopted. 
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- The median strip in Doncaster Road be widened to 9.5m to preserve future public 
transport options in Doncaster Road.   Such a  widening of the median  will depend 
to some degree on the amount of traffic attracted to the Eastern Arterial but could 
extend for the mid-block locations through the Activity Centre as far east as Council 
Street.  It would be necessary to maintain full intersection flaring at the intersection 
of Doncaster Road and Williamsons Road. 

 
- The following signalised intersections are proposed to remain: 
 

(i) Doncaster Road/Williamsons Road/Tram Road; 
 
(ii) Doncaster Road/Council Street; 

 
(iii) Williamsons Road and the northern entrance to Doncaster Shopping Town. 

 
- The following signalised intersections are proposed to be removed or relocated. 

These being: 
 

(i) Remove the signalisation at the intersection of Frederick Street and 
Doncaster Road; 

 
(ii) Relocate the signalised intersection between Shopping Town Hotel and the 

main entrance of Shopping Town on Williamsons Road to the intersection of 
Lawford Street and Williamsons Road. 

 
- On Doncaster Road breaks in the median and associated turning lanes should be 

maintained or created at: 
 
 (i) Beaconsfield Street/Rose Street: 
 
 (ii) Opposite Frederick Street and Clay Drive; 
 
 (iii) Opposite Whittens Lane. 
 
- The median should be closed or remain closed opposite: 
 

 (i) Tower Street; 
 
 (ii) Short Street 
 

- In the event that Elgar Road is diverted the following measures should also be 
instituted: 
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(i) Removal of the signalised intersection of Elgar Road and Doncaster Road; 
 

(ii) Install signals at the Elgar Road diversion and Tram Road (approximately 
200m south of Doncaster Road); 

 
(iv) Close the median in Doncaster Road opposite Elgar Road. 

 
5.1.2 Access and Circulation 
 
Figure 8 shows diagrammatically the Traffic Access and Circulation Strategy. 
 
Access to Precincts other than the Regional Retail, Town Centre and Civic Centre Precincts 
 
- Direct access onto the arterial roads to be discouraged. 
 
- Access is to be encouraged via the side roads with subsequent access to individual 

properties via minor access lanes leading from the side roads at the rear to the 
developed properties. 

 
- Side roads which are used in this manner are to be protected from non-residential 

traffic intruding into residential areas by means of road closures, partial road closures 
or other measures to be determined in consultation with the affected residential 
communities. 

 
Regional Retail Precinct and Town Centre 
 
- Access to the regional retail precinct and the town centre is to be enhanced by the 

construction of a distributor road which leads from the northern access point from 
Williamsons Road within the Westfield site connecting to Tower Street, Berkeley 
Street and then to Council Street leading to Doncaster Road. 

 
- The distributor road and its intersections with Williamsons Road and Doncaster Rd, 

is to act as the principal access route to the regional retail precinct and the town 
centre and be designed to facilitate easy access to principal car parking areas. 

 
- The design of the distributor road is to discourage  through traffic which  may seek 

to avoid the intersection of Doncaster Road and Williamsons Road.  This will be 
achieved by means of this cross-section, the number of times it changes direction or 
both. 
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The distributor road will have no connections with the residential road network adjacent to 

these precincts. 
 
- The distributor route will facilitate, as far as possible, a traffic free environment 

within the regional retail precinct and the town centre and enable a high quality 
pedestrian environment and strong pedestrian linkages between the Regional Retail 
Precinct and the Town Centre. 

 
Civic Centre Precinct 
 
- Access to the Civic Centre Precinct is unchanged in the Framework Plan. 
 
- Consideration should be given to facilitating the dropping off and picking up of 

school children at the rear of Doncaster Primary School. 
 
5.1.3 Residential Streets 
 
The following measures should be adopted to preserve the amenity of the surrounding 
residential areas: 
 
- The road network associated with the regional retail and the town centre should be 

physically separated from the remainder of the residential street network in the north-
eastern precinct.  In the longer term, this will entail the loss of the Goodson Street 
access to Shoppingtown for those residents in the ‘protected’ residential area. 
Although an opportunity exists to close the Goodson Street access point in the short 
term and  thereby break this linkage,  this would result in a redirection of traffic to 
the Frederick Street access on Doncaster Road, which has insufficient capacity to 
accommodate such traffic without substantial upgrading.   Given that the longer term 
strategy involves downgrading the Frederick Street access, the required upgrading in 
the short term would be something of a waste of resources.  Accordingly, the 
preferred short –term approach is to maintain the Goodson Street access (via Council 
Street south and Tower Street) but isolate Goodson Street from adjacent residential 
areas.  This could be achieved by street closures in Roseville Avenue and Council 
Street north of Goodson Street. 

 
- Westfield Drive should be continued to connect with Roseville Avenue.  This will 

convert the existing carpark, which is an intrusion into the residential area, to 
residential use.   Westfield drive will be totally segregated from the Activity centre 
but it will enable good local access. 

 
- Local area traffic management studies should be undertaken separately for the four 

precincts surrounding Doncaster Activity Centre with special attention to: 
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(i) The appropriate number of access points from the north-eastern precinct of the 
surrounding arterial network; 

 
(ii) The minimisation of non-residential traffic in Firth Street in the north-western 

precinct. Bayley Grove is also of concern to residents who  fear traffic 
intrusion from non-residential traffic.   An opportunity has been identified to 
close Bayley Grove north of Firth Street and connect the northern end of 
Bayley  Grove to  Lawford Street through  the reserve to maintain connectivity; 

 
(iii) Measures to  prevent rat-running  generally and  in particular between Elgar 

Road and Doncaster Road in the south-western precinct.   In the event that the 
diversion of Elgar Road proceeds, the south to west movement between Elgar 
Road and Doncaster Road would have additional capacity and therefore less 
pressure for traffic intrusion from these movements.   In these circumstances 
however,  the right turn  from Doncaster Road into Elgar Road  will be 
removed and there  can be expected to be  pressure for west to south rat-
running movements within the south-western precinct.    The most vulnerable 
streets are likely to be Hender Street, Finlayson Street, Gray Street, Harcourt 
Street, Pettys Lane and Wilsons Road.   Traffic volumes in these streets will 
need to  be monitored as the  Activity Centre expends.     In addition,  the use 
of the southern section of Rose Street to access developments in this precinct 
should be discouraged. 

 
(iv) Treatment of side streets to enable access to commercial properties but 

discourage non-residential vehicles intruding into residential areas. 
 

5.2 Car Parking 
 
The table below indicates typical parking rates by use, and the corresponding parking 
provision implied for the preferred development strategy. 
 
 
                  USE                     OFFICE     RETAIL COMMUNITY            OTHER 

           FACILITY 

South-west Precinct   480    -     -   - 
South-east Precinct   255    -     -   - 
North-east Precinct   750 1560 150  290 
North-west Precinct 1740        -     -      - 

Parking Rate (Spaces/100sq m)                        3.0  6.0         3.0            2.9 
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5.3 Public Transport 
 
5.3.1 Preservation of Public Transport Options on Doncaster Road 
 
- Extend median width to 9,5m on Doncaster Road as noted in 6.1.1. 
 
- The introduction of bus priority measures on all four approaches to the intersection 

of Doncaster Road and Williamsons Road. 
 
- Provision of priority measures between Williamsons Road and Council Road on 

Doncaster Road to assist access to the proposed bus station. 
 
- Bus priority measures provided at the stop line of Council Street. 
 
- Bus stops on Williamsons Road to be located near the intersection of Lawford Street 

to enable signalised assistance for pedestrian movements across Williamsons Road. 
 
- Pedestrian linkages between the bus station and shopping areas would desirably be 

linked without steps or escalators to facilitate access by disabled persons. 
 
5.3.2 Proposed Bus Station 
 
- The proposed bus station should be located on the north side of a new link 

connecting Tower Street with Council Street just south of Berkeley Street. 
 
- The proposed bus station should be designed to accommodate 10 bus stops. 
 
- Bus access to the bus station is to be via Council Street and the new link with a 

turnaround in the new link road. 
 
- Buses are not intended to travel along the distributor route. 
 
- Figure 9 shows the overall public transport strategy in the vicinity of the Doncaster 

Activity Centre. 
 
5.4 Pedestrians and Cyclists 
 
- Figure 10 shows the pedestrian and bicycle network strategy.   Features of the 

strategy include: 
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(i) A strong east-west pedestrian spine extending from the parkland east of the 
golf course along Lawford Street through the Regional Retail Precinct and the 
Town Centre through to the Civic Precinct; 

 
(ii) An emphasis on linkages  from residential  areas  through to the Activity 

Centre; 
 
(iii) Enhanced opportunities to cross Doncaster Road by virtue of: 
 

(a) a widened median strip for staged crossing; 
(b) reduced traffic volumes on Doncaster Road; 
(c) enhanced pedestrian crossing opportunities at pedestrian desire lines; 

 
(iv) A significantly enhanced pedestrian environment through the boulevarding of 

Doncaster Road and Williamsons Road/Tram Road. 
 
5.5 Other Options 
 
5.5.1 Option R1 
 
The traffic and transport characteristics of Option R1 may be summarised as: 
 
- The status quo preserved for the arterial road network, key access points and general 

circulation pattern.   In addition, it is presumed under Option R1 that the Eastern 
Arterial is not extended. 

 
- Continuation of direct access from properties onto the arterial roads but where 

redevelopment permits, the concentration of turning movements at side streets. 
 
- Development to be contained within existing zones. 
 
- Maintenance of existing bus routing and operation at Shopping Town. 
 
- Undertake local area traffic management studies to protect abutting residential areas 

from non-residential traffic intrusion, which would include, among other things. 
 

(i) Separation of residential street network in the north-eastern quadrant from the 
Regional Retail Precinct road network; 

 
(ii) Protection of residential streets in  the south-western precinct from ‘rat-

running’ traffic between Elgar Road and Doncaster Road; 
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(iii) Protection of streets in the south-eastern precinct from traffic intrusion and 

non-residential parking in Clay Street, Short Street and Whittens Lane. 
 
- Limited improvements to pedestrian environments on the arterial roads. 
 
- Establishment of a pedestrian spine linking the Regional Retail Precinct, the 

community facilities, and the Civic Precinct. 
 
- The option exists to downgrade the intersection of Elgar Road and Doncaster Road 

as described earlier. 
 
5.5.2 Option R2 
 

The traffic and transport characteristics of Option R2 are similar to Option R1 but 
with the following additional features: 
 

- It is presumed the extension of the Eastern Arterial is constructed at least as far as 
Springvale Road and that as a consequence a greater level of development can be 
sustained. 

 
- While bus routing and operation would remain as at present opportunities exist for 

enhancing public transport priority on Doncaster Road by widening the median as 
discussed earlier. 

 
- An improved pedestrian environment through the boulevarding of the arterial roads. 
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6. OPTION R2 - ENHANCED DEVELOPMENT POTENTIAL 
 
6.1 Overview  
 
This option is a derivation of option R3.   It too is contingent upon new road capacity being 
created.   The option will be dealt with here ‘by exception’, that is, only the changes to 
option R3 are dealt with.    The fundamental change is that the Town Centre is deleted but 
this has impacts on other areas. 
 
6.2 Deletion of the Town Centre 
 
Figure 11 shows how the Town Centre is deleted in this option.   Opportunities are created 
to: 
 

- accommodate some community facilities; 
- provide a pedestrian link; 
- close Tower Street and Goodson Street to protect the residential area from 

Activity Centre traffic. 
 
Apart from these changes and the redistribution of the 15,000 sq. m. of offices in the Town 
Centre to other areas, this option remains the same as R3.  In the consultants’ view a major 
opportunity to create a community focus is missed.   If this option is adopted a high priority 
should be given to protecting the amenity of remaining residents via the measures outlined 
above. 
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7. OPTION R1 - RESTRICTED DEVELOPMENT POTENTIAL 

 
7.1 Overview 
 
This option is a derivative of R3 and R2.   The Town Centre could be included in with this 
option but the economic basis is unlikely to be achievable.   This is the only option possible 
without new road capacity being created. 
 
7.2 Option Description 
 
Figure 12 shows revised building heights and floorspace limits for this option which are 
designed to contain traffic generation.   In the consultants’ view this option creates few 
benefits for the community  and it will lead to ad hoc development spread over a diverse 
area. 
 
This option involves deleting 75,000 sq. m. of office floorspace and 20,000 sq. m. of 
regional retails floor space from Option R3 and R2. 
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8. ASPECTS OF IMPLEMENTATION 

 
8.1 Development Controls 
 
The consultants recommend preparation of a planning scheme amendment which creates a 
Doncaster Activity Centre Zone.    The purposes of the zone would be the objectives 
contained in the Stage 1 report, namely: 
 
(a) To promote the Doncaster Activity Centre as an important focus for community and 

commercial services serving regional needs and, in particular, the needs of residents 
of the City of Doncaster and Templestowe. 

 
(b) To minimise expansion of the Centre into residential zones and to replace any 

dwellings lost either in the Centre or in the near vicinity. 
 
(c) To redress existing problems of amenity loss in residential areas abutting the centre 

and to ensure that no unreasonable loss of amenity occurs in the future. 
 
(d) To maximise opportunities for dwellings to be constructed in the Centre and in the 

immediate catchment of the Centre. 
 
(e) To facilitate reasonable expansion of the Centre’s community and commercial 

facilities commensurate with community needs and the environmental capacity of 
the area. 

 
(f) To provide efficient and safe access for vehicular traffic, public transport and 

segregated pedestrian and bicycle circulation integrated with open space networks. 
 
(g) To provide adequate facilities for the storage of vehicles and bicycles in convenient 

locations. 
 
(h) To provide a high level of visual amenity in the Centre and a sense of place with 

which the community can identify. 
 
(i) To provide essential utility services and to spread the costs of basic infrastructure on 

an efficient equitable basis. 
 
A map should be included in the scheme identifying precincts based on the activity 
distribution plan contained in this report.   Each precinct would have an objective and a 
specified activity mix. 
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This report, or some derivative of it, should be incorporated into the scheme and clauses 
written to require compliance with such aspects as: 
 

- building envelopes; 
- architectural treatment; 
- signage; 
- landscaping; and 
- infrastructure contributions. 

 
It is absolutely essential in the recommended option that Shoppingtown be substantially re 
planned to orient itself to the new Town Centre.    Current proposals must not cut off this 
option. 
 
The scheme should incorporate overall floorspace limits for the Activity Centre consistent 
with the option adopted.    However, the scheme should point out that these are not 
necessarily absolutes and a review at some point in the future may support alternative 
figures.  For example, retails technologies or the nature of competing centres could change 
markedly. 
 
The scheme should have provisions relating to signage as recommended in Chapter Four. 
 
8.2 Residential Conversion Strategy 
 
The recommended option R3 involves rezoning fifty-two residential allotments as follows: 
 
- Ten on the west side of Tower Street for an expansion of the Regional Shopping 

Centre precinct. 
 
- Twelve in the block bounded by Tower, Goodson, Council and Berkeley Streets (Six 

remain in Goodson Street in a viable residential precinct) for new community 
facilities related to the Town Centre. 

 
- Thirteen in the block bounded by Tower, Berkeley, Council Streets and Doncaster 

Road for the new Town Centre. 
 
- Twelve between Elgar Road and Tram Road. 
 
- Five on the east side of Tram Road. 
 
Dwellings lost will be compensated by appropriate new residential development in the 
residential buffer areas and in the DCA-9 areas. 
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The Council has an obligation to affected residents to make an early and firm decision on 
the Town Centre.   If it is deleted, the Council should take immediate steps to create a 
residential area free of Activity Centre traffic which means closing the Shoppingtown access 
from Goodson Street.  Tower Street should also be closed, subject to consultation, in 
conformity with either options R2 or R1. 
 
If the Council adopted the Town Centre, and the consultants strongly recommend this, the 
Council should put in place a strategy to ensure displaced residents are treated equitably.  
These residents are entitled to compensation which: 
 
- enables equivalent accommodation to be purchased elsewhere (equivalent in terms 

of amenity without Activity Centre problems, access to facilities, standard of 
housing and views); 

 
- overcomes dislocation costs; 
 
- compensates for uncertainty before relocation and inability to pursue a normal 

lifestyle and invest in the house; 
 
- compensates for stress and lost community links. 
 
Some of these things cannot be fully compensated, however, there is a distinct possibility 
that local amenity will be eroded if the existing situation prevails.  In the consultants’ view 
the increased land value in the whole Town Centre area resulting from rezoning should be 
evenly distributed over the properties being rezoned and existing owners should have access 
to their fair share. 
 
To achieve this it is recommended that the Council calculated the aggregate value of the 
Town Centre and apportion this value over residential properties proportional to area.   An 
amount should be costed into the Activity Centre Development Fund to provide the Council 
with funds to purchase any property at the average commercial value if requested to do so 
by a resident. 
 
Residents would have the option to sell to a prospective developer or the Council depending 
on price.   The planning scheme should contain provisions to: 
 
- ensure the area remains purely residential until it is comprehensively redeveloped; 
 
- ensure the area can only be redeveloped in compliance with the Town Centre 

concept; 
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- set a time after which the Town Centre Concept may be implemented  - say five 
years hence. 

 
The latter measure is designed to  provide certainty to residents and provide  a time frame 
for people to make plans. 
 
The Council should set up a formal means of consultation with residents, perhaps in the 
form of a group which meets at six-monthly intervals.   A council officer should be 
nominated as a liaison person to ensure enquiries and requests are responded to 
expeditiously. 
 
8.3 Funding 
 
The consultants recommend that an Activity Centre Development Fund be set up to ensure 
that Activity Centre redevelopment is entirely self-funding.   It will not, therefore, impose 
costs on the general rate base. 
 
A special rate should be struck on existing development and a ‘developer levy’ introduced 
for new development.  The impost should be relative to floorspace adjusted for ‘people 
generating’ capacity.  Car parking ratios would be an appropriate proxy for this. 
 
Thus the procedure would be: 
 
(a) Calculate total cost of all Activity Centre shared infrastructure. 
 
(b) Estimate the timing of each item of infrastructure. 
 
(c) Discount the value of each item to present day values at an appropriate rate. 
 
(d) Calculate the constant annual payment over the period of Activity Centre 

development required to equilibrate to this amount. 
 
(e) Assign the constant annual payment to a special rate scheme and a developer levy 

scheme proportional to existing floorspace versus potential new floorspace.  
 
(f) Strike a special rate for the existing floorspace component. 
 
(g) Impose a developer levy on new floorspace on a ‘per square metre’ basis. 
 
The fund should be set up in such a  way that the Council  is accountable  for  expenditure 
on the items nominated. 
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The option of fully funding through special rates is not supported on the basis that the 
impost is largely passed on to future business operators.  With a developer levy a large 
proportion of the impost is passed backwards in lower prices paid for land.   It hence 
becomes an appropriation of some of the ‘betterment’ created by rezoning and which is 
enabled by the infrastructure provision in the first place.   This is the most equitable 
outcome. 
 
8.4 Monitoring, Review and Personnel Resources 
 
The forecasting in this strategy is based on past trends, current developments and emerging 
technologies.  Naturally, the further into the future we project,  the greater the uncertainty.  
It is recommended that an accurate picture of floorspace and employment be maintained and 
that developments in competing centres be monitored.   There will certainly be new activity 
and floorspace requirements which have not been foreseen. 
 
It would be ideal if the Activity Centre could have a project manager to: 
 

- coordinate developments; 
- monitor and review; 
- inform the Council; and 
- consult with the community. 

 
Such a position would appropriately be funded from the Activity Centre Development Fund. 
 
If the Council adopts the recommendations of this report it is likely that the project manager 
will be required forthwith.  Immediate tasks are: 
 
- strike special (or separate) rate (18 months); 
 
- prepare planning scheme amendment and conduct panel hearings (14 months); 
 
- implement Activity Centre Development Levy (immediately to make this position 

self funding). 
 
8.5 Council Land 
 
With regard to council land in the Activity Centre the consultants recommend the following: 
 
- sell land in Westfield Drive for housing; 
 
- ensure any development in the civic precinct is consistent with this report; 
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- sell land on the north-west corner of Williamsons Road and Doncaster Road, and the 
closed portion of Carnarvon Street, for commercial development; 

 
- sell the occasional care centre site (at end of its economic life) for commercial 

development; 
 
- sell any other land which is surplus to requirements for purposes specified in this 

report. 
 
It would be appropriate for the proceeds  of land sales  in the Activity  Centre to be applied 
to the required community facilities. 
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