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Glossary of terms

ABS

Australian Bureau of Statistics

BHI

Box Hill Institute (formery Box Hill TAFE)

BHTI

Box Hill Transit Interchange

BHURT

Box Hill Urban Realm Treatment — operational Council document providing guidelines for
urban treatments within Box Hill

CED

Central Business District

DELWP

Department of Environment, Land, Water and Planning (State Government of Victoria)

DDA

Disability Discimination Act 1992

DDO

Design and Development Overlay

FAR

Foor Area Ratio — the ratio of a building's total floor area (gross floor area) to the size of
the piece of land upon which it is built.

Integrated Transport Strategy

Infrastructure Victoria

Metropolitan Activity Centre (Plan Melbourne 2017-2050)

Mixed Use Zone

Mss

Municipal Strategic Statement

NEIC

MNational Employment and Innovation Cluster (Plan Melbourne 2017-2050)

NEL

MNarth East Link

P&E Act

Planning & Environment Act 1987

PDZ

Priority Development Zone

PTV

Public Transport Victoria

R1Z

Residential 1 Zone (now superseded by reformed residential zones)

RGZ

Residential Growth Zone

SRG

Stakeholder Reference Group

VCAT

Victorian Civil & Administrative Tribunal

VIF

Victorian Government's Victoria in the Future forecasts

VPA

Victorian Planning Authority

VPP

Victorian Planning Provisions

WOoss

Whitehorse Open Space Strategy

5 | Box Hill MAC Strategic Review Analysis & Options
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1.1

Project overview

111 Project Team, Project Scope and Timeline

MGS Architects was engaged by the Whitehorse
City Council in December 2018 to prepare a
review of the strategic direction for the Box Hill
Metropolitan Activity Centre (hereinafter referred
to as ‘Box Hil" unless explicitly stated otherwise),
alongside a multi-disciplinary team including

TQ Planning (statutory and strategic planning),
SGS Economics and Planning (economics and
demographic projections), Movement and

Place Consulting (strategic transport) and Mary
Papaioannou Landscape Architecture (public realm).

MGS Architects

Urban Design & Precinct Planning
Project Management & Consultant Team Co-ordination

TQ Planning

Strategic & Statutory Planning
S5GS Economics & Planning
Demographic & Economic Analysis
Movement and Place Consulting
Strategic Transport Planning

Mary Papaioannou

Landscape Architecture

The scope of the project is contained within the
study area boundary identified in the Box Hill Transit
City Activity Centre Structure Plan 2007 (hereinafter
referred to as the 2007 Structure Plan’), see Figure
1.1 opposite.

Phase 1 Analysis and Options
Phase 2 Box Hill Refresh

This boundary remains unchanged as there

is adequate space within this study area to
accommodate future projected growth, consistent
with the principles of activity centre planning. The
area contained within the boundary is 130 hectares.

The project has been prepared and delivered in
three phases over a period of approximately nine
months. Multiple key stakeholders have been
engaged through critical points of the project. This
report disseminates the key findings of Phase 1 of
the project.

1.1.2 Purpose of Document

The purpose of this document is to provide a
context for strategic decision-making by providing
a summary of existing issues within the centre and
provide options for alternative strategic planning
approaches that could be incorporated into the
strategic planning for Box Hill. This report will
identify the key emerging issues within Box Hill,
describe the strategic drivers of development and
identify the key enablers of change.

The 2007 Structure Plan forms the starting point for
this planning investigation. The findings and analysis
contained here seeks to review the first decade of
implementation, extend the original analysis with
new data and update the planning framework to
respond to emerging trends and external influences.

This document will form a technical background
report supporting the recommendations contained
in the Structure Flan Review and Urban Design
Framewaork, contained in separate volumes.

Phase 3 Flanning Scheme

9 | Box Hill MAC Strategic Review Analysis & Options | Introduction
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Strategic
Context
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2.1 Overview

211 Location

The Wurundjern— Balluk Tribe are the traditional custodians of the land on which
Baox Hill is located. The tribe, whose traditional language is Woi Wurrung, is

one of the five tribes that make up the Kulin nation. The tribe has historical

links with the wider area now known as the City of Whitehorse extending over
40,000 years. Whitehorse City Council respectfully acknowledges the Traditional
owners of the land which is now called Whitehorse, the Wurundjer pecple and
their elders past and present.

Box Hill is located approximately 14km east of Melbourne’s Central Business
District (CBD). Box Hill is located in what is considered Melbourne's ‘'middle ring”
with a gateway role in connecting the outer region with inner Melboume. The
centre is located at an important location on the Lilydale and Belgrave rail line,
Whitehorse Road and at the terminus of the 109 tram route.

Box Hill's origins are completely dependent on transport and it being a focal
point for economic activity and transfer of goods and services. This role has
strengthened over time, though been less relevant over the last 50 years of
automoebile dependence. As traffic congestion increases we are now at a tipping
point where Box Hill's locational strengths could again be a key driver of growth.

Box Hill has consistently been considered a strategic centre in Melbourne
metropolitan planning pelicy since its designation as a District Business Centre
in the 1954 Metropoelitan Planning Scheme, see Figure 2.1. This has continued
through to the current iteration of the metropolitan plan, Plan Melbourmne 207 7-
2050 In each plan, the important regional role of the centre for the provision of
employment, services and increased development has been reiterated.

Figure 2.1 Aillustrative view
of a 'possible development’
of Box Hill District Centre

in the 7954 Metropolian
Flanning Scheme.

BOX HILL DISTRICT CENTRE
A possible  develapment

13 | Box Hill MAC Strategic Review Analysis & Options
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21.2  Box Hill Transit City Activity Centre Structure Plan 2007

The 2007 Structure Plan was written in the context of Melboume 2030, with

the aim of guiding the early stages of Box Hill's transformation into a higher-
density transit oriented urban centre. There was explicit and general recognition,
supported by Council, that Box Hill had the potential to support substantial
growth in the transition from a suburban centre to an urban centre. The structure
plan set out a framework for development with actions for both the public and

. y H private sectors in delivering the necessary amenity improvements that support
= the change.
ans The vision set out within the structure plan is as follows:

“Box Hill will be sustainable, safe and accessible to

all. It will be a distinctive, vibrant, diverse, inclusive,
participatory, caring and healthy community where you
live, work and enjoy — day and night.”

Importantly, the vision is also composed of six constituent sub-points:

— Box Hill will be a place where people can live, work, shop and access social
networks and persconal services.

— Box Hill will be a focus for regional health care, educational and community
services.

— Box Hill will support a diverse, inclusive, participatory, caring and healthy
community.

— Box Hill will be a distinctive, vibrant and enjoyable place — day and night.
— Box Hill will be sustainable.
— Box Hill will be accessible to all.

MGS Architects | TQ Planning | N nt & Place C Iting | SGSE ics & Planning | 14
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The 2007 Structure Plan identified the varied role of various parts of the
centre towards this overall vision. The preferred land uses were set out in
terms of the following activity precincts, see Table 2.1 and Figure 2.2.

Table 2.1 Activity Precincts and prefered land use outcomes | 2007 Structure Plan

Desired Outcomes
Precinct A — Intense mixtures of activity over extended hours to create the central focus for Box
Box Hill Transport and Retail Hill.
Precinct — Retail sustained throughout the precinct, complemented by entertainment,

commercial and other uses e g. hotel and conference facilities.
— Avital streetscape environment that will encourage additional investment in retail

activity.
Precinct B — Consolidation as the primary office precinct in the region.
Prospect Street Precinct
Precinet C — Consolidation of council services, meeting spaces, and cultural, community and
Civic and Eastern TAFE educational facilities in the precinct.
Precinct
Precinct D — Growth and enhancement of educational and medical institutions and support for
Hospital and Western TAFE related businesses.
Precinct — Property consolidation to facilitate redevelopment and creation of public

accessways through the precinct.
— Development addressed to Nelson Road to create a pedestrian-friendly strest.

— Provision for significant residential growth, in an area with good access to
transport services and Box Hill Gardens.

— Development of small scale offices, community services and retail to activate
ground levels.

— Accommodation of growth in the local supply of office space.

— Continuation of the precinct’s role in supporting some retail activity.

— Office and retail activities that respond to prominent Whitehorse Road and Station
Street frontages.

— Mixed uses including higher density residential as a buffer to established
residential precincts.

— Convenient access to high quality public open space and recreational
opportunities within the Activity Centre.

Precinct H — The areas’ residential role protected.
Residential Precincts — Medium density residential development encouraged.
— Encroachment of medical faciliies north of Thames Street prohibited.

Source: 2007 Structure Plan, Section 5.1 Land Uses, p.54-55

15 | Bowx Hill MAC Strategic Review Analysis & Options
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Built form controls were described in parallel to the activity precincts, using
a specific arrangement of built form precincts. In summary, the controls
applying to each was set up as follows, see Table 2.2 and Figure 2.3.

Table 2.2 Built Form Precincts and built form outcomes | 2007 Structure Plan

Desired Outcomes
Precinct A — The area's residential amenity protected.
Peripheral Residential — Modest increases in density.

Precincts

— Attractive residential streetscapes enhanced by private gardens.

— A transitional building scale between residential areas at the edge of the Activity
Centre and high-density redevelopment areas.

— Increased residential development densities.

— High standards of privacy and amenity in new developments and adjoining sites.

— The amenity (including access to sunlight) of Key Public Spaces protected.

Precinct C — Pedestrian-friendly streets and lanes lined by attractive buildings, given & sense of
Traditional Town Centre vitality and safety by active building frontages.
— The precinct’s built form character retained and heritage buildings protected.
— Retail activity sustained throughout the precinct and complemented by shop-top
commercial and mixed use.
— The amenity (including access to sunlight) of Key Public Spaces protected.

Precinct D — Attractive pedestrian friendly streets lined by buildings and given a sense of vitality
Mid-rise Commercial and and safety through their activation by adjoining uses.
Mixed Use Precincts — A transitional scale between low-rise development near the periphery of the

Activity Centre and high-density redevelopment areas.
— Increased land use densities.
— The amenity (including access to sunlight) of Key Public Spaces protected.

— Attractive pedestrian friendly streets and open spaces given formal definition by
buildings and a sense of vitality and safety through their activation by adjoining
uses.

— Consolidation of civic and educational facilities in the precinct.

— Civic buildings given visual emphasis and the significance of heritage buildings and
associated open spaces protected.

— Afine grain of attractive pedestrian-friendly streets, lanes and arcades lined
by buildings and given a sense of vitality and safety through their activation by
adjoining uses.

— Significantly increased land use densities close to the railway station, and in the
area between the station, hospitals and TAFE.

— The amenity (including access to sunlight) of streetscapes and Key Public Spaces
protected.

— Synergies between public parklands and uses at their edges, and enhanced
community safety in parkland.

— Amenity in surrounding low rise precincts protected.

Key Open Spaces — Convenient access to public open space and recreation opportunities in the
Activity Centre.
— Protection and enhancement of open spaces’ character.
— An effective increase in useable open space through removal of encumbrances
and design improvements.

Source: 2007 Structure Pign, Section 5.2 Built Form, p.59-62

17 | Box Hill MAC Strategic Review Analysis & Options
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213 This allows for a broader range of as-of-right land
uses including allowing for accommodation and

retail uses within commercial zones.

Key Changes in the Broader Strategic
Planning Context Since 2007

In the time since the adoption of the 2007 Structure

Plan, there have been substantial changes in the -
broader strategic planning context that need to be
considered in relation to their impact on the future

Increasing house prices and greater numbers
of apartment development have led to
increased scrutiny of the role of planning

planning for the Box Hill.

Metropolitan planning for Melboume has
extended significantly in this time. In high-level
terms, Melbourne 2030 had a relatively greater
emphasis on centre hierarchies denved from
retail floor space and encouraging residential
intensification within transit rich locations.

Plan Melbourne extended the residential

and retail planning by introducing a relatively
stronger focus on the iImportance of supporting
employment opportunities, health and
community services and integrating transport
planning into the consideration of the overall
metropolitan form.

The shiftin emphasis within metropolitan
planning has coincided with an increased focus
on jobs and economic development across
govemment. The important economic and social
role of the health and education sectors has
been emphasised through increased recognition
and new investment in major facilities. The
particular importance of distributing these
services across the whole city has become an
important consideration for state government,
both for their role in providing key services closer
to where people live and also for distributing
employment opportunities more broadly.
Investment decisions for major transport
infrastructure have also increasingly been
considered in metropolitan terms.

The Victorian zoning regime has undergone
significant reform since 2007. Of particular
relevance is the removal of the Priority
Development Zone (PDZ) which was a feature
of the 2007 Structure Plan. In addition to

this, reforms to residential zones introduced
mandatory and discretionary height controls. In
Box Hill, the previous Residential 1 Zone (R1Z)
was largely replaced by the reformed Residential
Growth Zone (RGZ) with a discretionary
maximum building height of 13.5m (nominally 4
storeys). Commercial zones were also reformed
and simplified with the purpose of providing
greater flexibility and growth opportunities

19 | Box Hill MAC Strategic Review Analysis & Options

schemes in facilitating both affordable housing
and acceptable levels of intemal amenity
within higher density parts of the city. The
Better Apartment Standards have influenced
development typologies through the need for
improved solar access and ventilation. More
recently, affordable housing has been legislated
as a specific objective of planning in Victoria,
allowing for greater support for this housing
sector to be implemented within planning
schemes.

Activity centres across Melbourmne have been

a focus for contestation and divergent views
amongst the wider community on acceptable
development outcomes. A significant proportion
of larger development applications have been
subject to VCAT review, increasing costs and
uncertainty both for applicants and the affected
community members. During 2018, DELWP
(Department of Environment, Land, Water &
Planning) prepared new guidance and practice
notes from the Activity Centre Filot Program to
clarify preferred planning approaches for activity
centres, for example on the appropriate use of
mandatory and discretionary heights to give
greater planning certainty and guidance about
preferred built form outcomes.

Other municipalities across Melbourme have
begun to investigate and implement new
planning tools that provide stronger guidance on
preferred outcomes while allowing a managed
level of flexibility to respond to individual
circumstances. Tools such as Floor Area Ratios
(FAR) and dwelling density controls have

been successfully implemented by the City of
Melbourne and Port Phillip to facilitate substantial
change but constrain excessive intensification.
These tools have also successfully been
extended to include mechanisms to incentivise
community benefits from intensive development
through density bonus schemes. There are
transferable lessons from other municipalities
and interstate examples that could be applied to
Box Hill.
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Metropolitan and Regional Strategic Planning and Policy Context

221 Plan Melbourne 2017-2050

Plan Melboume 2017-2050 outlines a vision for

Melbourne as a global city of opportunity and
choice This vision also establishes a clearly defined
city structure of the central city connect by a
network of National Employment and Innovation
Clusters (NEIC) and Metropolitan Activity Centres
(MAC) with each leveraging particular competitive
advantages towards attracting investment, and
promoting innovation and employment growth for a
growing population, see Figure 2.4. In addition, this

This reaffirms Box Hill's role as a metropolitan
centre of regional significance with the purpose

of providing diversity of jobs, activities, and
housing for the eastern region. As a Metropolitan
Activity Centre, the Box Hill has a major role

in delivery of higher-order services, including
health and education, govemmental and justice
services in addition to major retail and commercial
opportunities for the region. Planning for the future
of Box Hill will need to consider particular strategic
drivers of change, key competitive strengths such

as health and education employment and the role of
the Box Hill in accommodating growth in population,
jobs and infrastructure while improving the public
realm and connectivity for a regional catchment.

vision is supported by a principle of ‘living locally”
through the creation of 20-minute neighbourhoods
where people can access the majority of their
everyday needs withina 20-minute walk, cycle or
public transport trip. This vision is underpinned

by directions that seek to improve the transport
network to bring jobs closer to where people

live and deliver higher quality and higher density
housing closer to jobs and public transport such as
MACs, clusters and train stations. At a micro-scale,
the plan outlines the role of good urban design

in the creation of transit-oriented and walkable
neighbourhoods with great public places to support
20-minute neighbourhoods

While Box Hill is not designated in Plan Melbourne
as a NEIC, it shares many of the characteristics of
a cluster with its excellent public transport links
and pre-existing strengths in health and education
with Box Hill Hospital, Epworth Eastern and Box
Hill Institute. Strategically, it is located between
two identified NEICs; the La Trobe NEIC with La
Trobe University, Northland and Heidelberg; and
the Monash NEIC with Monash Health, Monash
University and the forthcoming Victorian Heart
Hospital. Notably, MACs differ from NEICs in their
dual function in providing both opportunities for
substantial housing growth while also supporting
growth in employment and services.

Box Hill is one of nine existing Metropolitan Activity
Centres designated in Plan Melboume 207 7-2050.

21 | Box Hill MAC Strategic Review Analysis & Options
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Health and Education Precincts

222

Health and education has long been one of
Melbourne's underlying strengths. The Box Hill
Hospital and Box Hill Institute (BHI) Precinct is
identified in Plan Melbourmne 2017-2050 as a Health
and Education Precinct for further services and
jobs growth. Beyond the core purpose of providing
higher-order health and education services, these
precincts are generally supported by ancillary retail,
commercial and accommodation services which
provide further opportunities for employment.

Box Hill Hospital is the largest hospital in the
Eastern Health network, admitting more than 48,000
patients annually and growing, and has recently
undergone major redevelopment, increasing by 200
beds.

Monash University has recently partnered with
Eastern Health for a new Eastern Clinical Trials

and Research Centre at Box Hill Hospital which

will accommeodate over 600 highly skilled staff. In
addition, the hospital has on-geing research and
training partnerships with Deakin University (Eastem
Health Partnership), Monash University and La Trobe
University.

Epworth Eastern, a private hospital located adjacent
to Box Hill Hospital, is currently at capacity and
redevelopment is expected to begin in 2019 in
partnership with council, Salvation Army and BHI.
This demand for hospital beds across the eastern
metropolitan region was primarily driven by overall
population growth which is expected to continue. In
evidence to the Amendment C175 Planning Panel,

23 | Box Hill MAC Strategic Review Analysis & Options
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Epworth Eastermn provided future projections which
show that 705 additional beds would be required
from 2013/2014 levels across the eastemn region. A
large proportion of this number is likely to be located
in Box Hill.

BHIlis one of Victoria's largest Vocational Education
and Training providers with up to 60,000 students
enrolled annually. Recently, the BHI has sought

to grow through diversification by partnering with
local, national and global enterprise partnerships.
This can be demonstrated by a recent partnership
with Epworth Eastern for the delivery of a new
nurse training facility for the institute alongside the
expansion of the hospital. This demonstrates the
potential of health and education partnerships and
synergies to facilitate further growth in knowledge-
intensive jobs and productivity.

Box Hill is easily accessible from other major
education institutions. Deakin University (Burwood
campus) is located approximately 3.5 kilometres
from Box Hill Central station but can be reached
within 1520 minutes by bus and 15 minutes by
bicycle. While Deakin University is the nearest
university by proximity, across much of the day
Swinbume University can be reached within a
quicker travel time despite being 8 kilometres away
dueto access by train services rather than less
frequent buses. This concentration of access to
institutions supports the importance of Box Hill for
student housing.
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Metropolitan Partnerships — Eastern
Metro Region (2018)

Box Hill Is located in the Eastern Metropolitan
Region which comprises of six local government
areas in the region; Whitehorse, Monash, Knox,
Maroondah, Manningham and Yarra Ranges. In 2018,
the State Government established Metropolitan
Partnerships as advisory groups to improve local
community engagement, including youth groups,
and co-ordination between levels of govermnment in
the identification of key priorities for each region. A
key outcome of these partnerships is the delivery

of five year implementation plans that explicitly
identify funding and investment actions related

to jobs, services and infrastructure —relevant to

Box Hill is the Eastern Metro Region Five Year

Plan. Box Hill is one of two Metropolitan Activity
Centres in the Eastern Metro Region along with
Ringwood and is expected to accommodate much
of the region’s anticipated population growth over
the next five years as well as driving growth in
employment in health. Recent investments through
Eastern Metropolitan Partnerships include the
partially completed Box Hill to Ringwood shared-use
path along the rail corridor. Still in its early stages,
the Eastern Metro Partnerships represents an
opportunity for improved community ownership and
co-ordination of funding and delivery of key projects
and priorities between Box Hill and its regional
partners.

Box Hill MAC Analysis and Options Report

224

Infrastructure Victoria 30 Year Strategy
(2016)

Infrastructure Victoria (IV) was established in 2015
as an independent statutory authority to provide
advice for the long-term planning of infrastructure
in Victona. In 20186, IV delivered Victoria's first
30~year infrastructure strategy which identified

the need to improve access to middle and outer
metropolitan activity centres and more broadly the
need to improve accessibility for people with mobility
challenges. However, IV will update the 30-year
strategyin 2019/2020 to account for changes in
circumstances and announced projects such as the
proposed Suburban Rail Loop and the Airport Rail
Link project. At present, the plan contains two key
recommendations that are relevant to Box Hill.

— The Box Hill Transit Interchange (BHTI) is
identified in the plan as a priority interchange
due for upgrade to facilitate faster and easier
passenger transfers, including for those with
mobility challenges, to support and strengthen
Melbourne's multi-modal public transport network.

— The plan repeats Plan Melbourne’s overarching
goal of encouraging growth in business activity,
services and higher density housing in major
employment centres to enable more pecople to live
closer to jobs and identifies NEICs and MACs as
areas of emphasis.
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225 Regional Transport Networks

Box Hill has its prominence today thanks to its
historical transport context. The ongoing prominence
of Box Hill relies on efficient and effective transport
that can cater for the number of people who want to
live, work, recreate in, and pass-through, Box Hill.

Box Hill's transport network has evolved from the
1800's when Whitehorse Road and later the train
lines to Gembrook, Healesville and Warburton
connected fertile agricultural land east of Melbourne
to the urban area. Much of the Box Hill region

was fully developed with residential sub-urban
development by the 1960's.

Qver the last 50 years the amount of space
dedicated to transport has barely increased (the
addition of the Eastern Freeway being the main

change).

Since 1960 the transport network in Box Hill has had
to cater for higher volumes of movement within an
essentially static amount of space.

This will also be the ongoing approach to the
coming 50 years, as more people seek to live, work
and play in Box Hill, but the space dedicated to
transport will barely increase. Some large peripheral
projects including North East Link and Suburban
Rail Loop will increase the capacity of regional
connections; however they will not increase the
capacity for local travel around Box Hill CBD (the
area that is subject to the Structure Plan).

The number of people visiting and passing through
Box Hill has grown significantly over the past 35
years. To date, the transport network has barely
evolved to meet the current and future challenges.

Figure 2.5 Transport in the region including proposed major transport projects
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226 Major Transport Projects

Recently, Melbourne has experienced significant
investment in transport infrastructure with $38
billion of transport projects currently in construction
including the Melbourne Metro Tunnel, West Gate
Tunnel and the Level Crossing Removal Project with
many further projects in planning and investigation
stages. Relevant to Box Hill and the Eastern

Metro Region is the North East Link (NEL) and the
Suburban Rail Loop (SRL) project.

North East Link

The North East Link project proposes to connect
the Metropolitan Ring Road (M80) with the Eastern
Freeway (M3) with the later upgraded to incorporate
a dedicated separated busway from Doncaster

to the city. The NEL will have a marginal impact in
terms of the catchment for people accessing Box
Hill but is likely to have a significant impact on levels
of through traffic on arterial roads through Box

Hill. Elgar Road and Station Street are anticipated

to absorb some of this increase in through traffic
resufting from a wider Eastern Freeway and a three
lane wide bottleneck at the Mullum Mullum Tunnels.
NEL documents shows that the project will increase
the level of traffic congestion on north south arterial
roads through Box Hill. As a result, Council will

need to work with the community to find ways to
discourage through traffic through Box Hill and
improve pedestrian amenity in the CED.

In the 2007 Structure Plan, there was an expectation
thatthe Middleborough Road level crossing removal
would ease traffic congestion in Station Street. With
large road projects such as NEL there is a significant
risk that the project creates more traffic (induced
demand). If this happens there will be pressure

to retain and extend clearways in Elgar Road and
Station Street to enable through traffic easy passage
through the Box Hill CED.

Box Hill MAC Analysis and Options Report

Suburban Rail Loop

The Suburban Rail Loop (SRL) project seeks to
transform Melbourne’s public transport network by
providing a 90 kilometre partially underground rail
loop connecting activity centres, including three
MACs (Box Hill, Broadmeadows and Sunshine)
and four of six NEICs. SRL would facilitate a shift
in the railway network structure from one thatis
focussed on radial travel to Melboumne CBD to a
polycentric orbital network structure that improves
connectivity between Melboume’s middle-ring
activity centres and NEICs. Both Plan Melbourne
and Infrastructure Victoria's 30-year Infrastructure
Strategy highlight the need to facilities jobs growth
in MACs and other major employment centres
outside of the CBD. In this respect, SRL will have
a significant impact on regional catchment across
the corridor, reducing the transit travel times from
the distant regional catchment. For Box Hill, this
would likely increase the ability of office space to
attract tenants as travel times decrease and Box
Hill's employee catchment increases.

The project is at early stages of planning and is
expected to be delivered in four phases, Box Hill
lies at the centre of the first and second planned
phases: Cheltenham to Box Hill (south-east) and
Box Hill to Melbourne Airport. The south-east
section has been identified as priority and work
may commence by end of 2022 The new Box Hill
Station Is anticipated to be underground. At this
stage, it is not clear how the new station will relate
with the Box Hill Transit Interchange.
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2.3

Box Hill MAC Analysis and Options Report

Local Strategic Planning and Policy Context

231 Council Vision 2013

In the Council Vision 2073-2023, Whitehorse City
Council has set b strategic directions that guide the
long term planning and delivery of its policies and
operations, based on the aspirations of Councillors,
staff and the wider community. The directions are:

1 Support a healthy, vibrant, inclusive and diverse
community.

2 Maintain and enhance our bullt environment to
ensure a liveable and sustainable city.

3 Protect and enhance our open spaces and
natural environments.

4 Strategic leadership and open and accessible
govemment.
5 Support a healthy local economy

These directions have been used to inform the
Council Plan 207 7-2027 and incorporated into the
Whitehorse Planning Scheme Municipal Strategic
Statement.

27 | Box Hill MAC Strategic Review Analysis & Options

23.2 Box Hill Transit City Activity Centre
Structure Plan 2007

Prepared by SGS for Whitehorse City Council in
response to Melbourne 2030, the 2007 Structure
Plan sought to build on earlier transport and urban
design work to provide direction for development of
Box Hill into a high density, pedestrian friendly urban
centre connected to public transport, help reduce
urban sprawl and reduce dependency on private
motor transport.

The 2007 Structure Plan sought to address the
following issues to ensure the objectives of
Melbourne 2030 were achieved:

— Providing clarity as to the expectations of
appropriate development within the Activity
Centre, to facilitate the development process.

— Improving infrastructure and services to enable
intensive development and support new
activities within the public realm — transforming a
place created to support 'suburban’ activity into
one that supports ‘urban’ activity.

— Managing transitions between existing
low-density uses that will remain for the
foreseeable future and areas of high density new
development, and managing the evolution over
time of a new character in areas where existing
low density uses will sit amongst high density
development over a transitional period.

The 2007 Structure Plan addresses these issues by
providing:

— A Vision for Box Hill (as set outin 2.1.2 of this
report)

— A framewaork for development (as set outin2.1.2
of this report) addressing:

* Public spaces including parks, plazas and
pedestrian streets

* Access —circulation network for
pedestrians, bicycles, public transport, road
traffic and car parking

* Land use and activities

*  Built form
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— Objectives Strategies and actions for each of the
above components of the Structure Plan

— Development Control Guidelines to achieve
desired cutcomes for

* Land uses — Activity Precincts
* Built form Precincts

— Managing Change (Implementation actions)

2.3.3 Whitehorse Housing Strategy 2014

This study was completed in 2014, utilising future
population projections based on the 2011 Census.
The strategic approach outlined in the document
highlights the importance of location, diversity,
affordability and design in planning for future
housing growth. Specifically, the strategy highlights
a range of key challenges relevant to Box Hill,
including:

— Encouraging housing within established activity
centres and in areas with good access to public
transport.

— Encouraging a broader range of housing
types to meet differing needs from across the
population, including the specialist needs of an
aging community and of the high proportion of
students within Box Hill

— Increasing the supply of affordable housing

— Encouraging higher guality design responses
for more intensive development, including
better integration of landscape opportunities
into developments to deliver higher quality local
urban character.

All of the residential areas within the Box Hill
Metropolitan Activity Centre boundary are identified
as a substantial change area and either the
Residential Growth Zone or Mixed Use Zone has
been applied. This designation supports higher
density development up to four storeys and
increased residential densities in order to maximise
the benefit derived from proximity to transport

and services. The objectives of this strategy
include facilitating the emergence of a new urban
character over time in areas identified for growth
and increasing the diversity of housing provision
(considering tenure, housing size and type of
housing).

Box Hill MAC Analysis and Options Report

2.3.4 Whitehorse Integrated Transport
Strategy 2011

TheWhitehorse Integrated Transport Strategy 2011
creates a framewaork which considers the different
modes of transport available to the Whitehorse
community and provides direction to facilitate
travel options and networks that are sustainable,
convenient, accessible and safe. The Council has
recognised the need for safe, sustainable and
active modes of transport to benefit the community
by making positive difference to the health and
environment. Hence, this strategy promotes the use
of sustainable modes such as walking, cycling and
public transport.

The strategy addresses the key issues raised by
stakeholders, which developed the strategic goals
of:

— Improving linkage between different transport
modes

—  Minimising the impact of transport on the
environment

— Promoting healthy lifestyles

— Creating safe environment for residents and
commuters

— Promoting economic development and social
connectedness.

The strategy was formed on the basis of four
strategic objectives which address the transport to
be controlled or influenced by the Council. It aims
to encourage walking; maintain and improve the
cycling network; encourage shift towards public
transport; and provide safe and efficient movement
of vehicles.

The strategy has proposed a review to be
undertaken every year. Box Hill has experienced
significant growth in recent years, increasing the
need for attention to detall when creating places
for people. As a result, the Council is currently
undertaking a review of the Integrated Transport
Strategy specifically for Box Hill and its immediate
context.
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235 Whitehorse Cycling Strategy 2016

The Whitehorse Cycling Strategy 2016 sits under
the Whitehorse Integrated Transport Strategy

2011 and the Road Management Plan 2015. The
Whitehorse Cycling Strategy 2016 aspires to create
a well-connected network of attractive, safe and
inviting low stress streets and paths for the cyclists
vet respects all the users. Through this strategy the
Council promotes five directions which support a
healthy, vibrant, inclusive and diverse community;
maintain and enhance our built environment to
ensure a liveable and sustainable city; protect

and enhance our open spaces and natural
environments,; strategic leadership and open and
accessible government; and support a healthy local
economy.

This is a very important strategy to help the Counclil
achieve its vision 2013-2023 to be a healthy, vibrant,
prosperous and sustainable community supported
by strong leadership and community partnerships.
The strategy demonstrates a well adopted network
in some parts of the Box Hill CBD. However, with the
increasing vehicular movement on the arterial roads
and growth in the CBD even more infrastructure will
be required. The Cycling Strategy includes socme
mention of riding a bicycle for transport but does
not provide detalled recommendations related to
accessing Box Hill by bicycle and the improvements
required

29 | Box Hill MAC Strategic Review Analysis & Options
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23.6 BoxHill Car Parking Strategy 2014

The Box Hill Car Parking Strategy 2014 was
developed to evaluate the demand and supply of
the car parking within the CBD. The strategy aims
to establish existing car parking characteristics;

to identify shortfalls in existing car parking and
develops strategy to address the identified
shortfalls; to identify future demand for parking; to
establish the tools to manage existing and future
parking demands; and to determine strategies
relevant to the Box Hill Central Activities Area. The
strategy proposes 38 strategic recommendations
to better cater for community needs.

The Box Hill Car Parking Strategy identifies the
supply for car parking is approximately 1.5 times
more than the demand for car parking durning the
peak hours of the weekday,; and approximately 2.5
times higher than the demand during peak hours
on aweekend.

Most of the recommendations are relevant,
although some do not go far enough to take full
advantage of the transport situation in Box Hill.
Subsequently there was an implementation report
completed in 2018 which specifically investigated
15 of the 38 recommendations.

Car parking is a significant issue for Box Hill, it is
abundant, yet perceptions around lack of parking
are holding back visitation and economic activity.
A key change to the management of parking
resources is required.
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2.3.7 Whitehorse Open Space Strategy 2007

The Whitehorse Public Open Space Strategy
(WOSS) was prepared in 2007 to set out a cohesive
vision of the future needs and character of public
open space areas to ensure adequate and diverse
public open space fora growing population. The
strategy establishes an open space hierarchy and
identifies the distribution of open space within

that hierarchy to identify issues and locates
shortfalls in particular public open space typologies
and sets out recommendations for council to
implement. It outlines a range of key outcomes
that remain relevant for Box Hill, including;
improving access to and linkages between open
spaces; building upon the diversity of open space
types; enhance bicdiversity, eco-corridors; and to
Improve environmental sustainability practices in
management and maintenance practices.

For Box Hill, a key recommendation of the WOSS
for the preparation of a masterplan for Box Hill
Gardens. The masterplan was adopted in February
2011 and supported the successful implementation
of recent upgrades such as the Box Hill Gardens
Multipurpose Area (2014 by NMBW & ASPECT
Studios) and Box Hill Gardens Play Space (2018).

The strategy establishes a funding framework for
the implementation of these recommendations

in the context of continued population growth.
The WOSS was the key document supporting the
adoption of Amendment C99 in February 2010
which introduced a requirement of a minimum 4%
public open space contribution for all subdivisions
(Clause 53.01) and also provides scope for greater
than 4% contribution for strategic sites, subject to
the negotiation of a Development Plan.
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Strategic Planning and policy context for Box Hill

241 Municipal Strategic Statement

The Municipal Strategic Statement at Clause

21 of the Planning Scheme sets out the overall
strategic directions to manage future growth and
development within the City of Whitehorse. Itis to
be read in conjunction with Council’'s Council Plan.
It identifies three key strategic issues that need to
be addressed: Environment, Settlement (housing)
and Economic Development, and provides the
overarching strategic framework plan for the City of
Whitehorse .

Kevy strategic directions of particular relevance to
Box Hill include:

Settlement

Clause 21.06 Housing which sets out the Vision
for housing as: “To ensure that housing in the City
of Whitehorse meets residents’ needs in terms

of location, diversity, sustainability, accessibility,
affordability and good design.” It also identifies the
need to:

— Accommodate nearly 13,000 addiiional residents
fas at2014),

— Ensure activity centres can accommodate
additional housing growth and are the focus of
increased housing and employment densities,
public transport and service provision.

— Better utilising transport corridors including train
and tram routes for medium and higher density
housing

— The need to develop or implement Structure
Plans with objectives to improve housing
affordability and special needs housing
opportunities in activity centres

It provides specific objectives and strategies
relating to housing location, housing diversity,
housing affordability, housing design, and includes
the 2007 Structure Plan and Whitehorse Housing
Strategies as a Reference Documents. The Housing
Framework Plan identifies much of the land within
Box Hill as "Significant Change Area’. Objectives set
out for these areas (Clause 21.06-3) include:
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— Support increased residential densities.

— Support increased housing choice by allowing for
a diversity of dwelling types, sizes and tenures to
suit a range of household types.

— Facilitate achieving a new, preferred character
forthese areas over time through quality
developments.

— Support the master planning of larger sites
to facilitate the development of diverse, high
amenity precincts which have an identifiable
sense of place.

— Encourage the provision of shop-top dwellings
and low scale apartment developments in activity
centres, particularly within key Neighbourhood
Activity Centres and on sites abutting the Frincipal
Public Transport Network and main roads.

— Provide space for planting, communal spaces
and rooftop gardens to improve the amenity and
liveabiiity of dweliings.

Other key strategies include:

— Promote activity centres with high accessibility
that offer a range of services and provide a high
level of amenity to residents as key locations for
housing diversity. (Clause 21.06-4)

— Continue to identify opportunities for affordable
housing in designated structure plans including
specific location, localised need and design, and
incentives for developers. (Clause 21.06-5)

— Prepare and adopt design guidelines for
identified opportunity sites to ensure their
redevelopment positively contributes to their
surrounding context provides high quality
and innovative building design and facilitates
high levels of residential amenity for new and
adjoining residents. (Clause 21.06-6)

— Clause 27.04 directs that it is policy to ensure
that all development applications are assessed
in accordance with the residential Development
Policy at Clause 22.03
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Economic Development
Clause 21.07 Economic Development states in the
overview:

Plan Melbourne identifies Box Hill as a
Metropolitan Activity Centre (MAC) which
provides significant opportunities for investment
in terms of retail, public transport health, justice,
education, entertainment and medium and higher
density residential development. |t is essential
that the Box Hill MIAC develops as a major
regional activity centre through the development
of appropriate retail and office activities. It is also
vital that the centre develops more residential
and entertainment facilities to strengthen this role.
Council will support new commercial, residential
and retail development in this Activity Centre
consistent with the role of the centre and the Box
Hill Structure Plan which also seeks to guide the
preferred location and urban form of the new
investment in the centre

Key strategic objectives at Clause 21.07-3 include:

To develop the Box Hill Metropolitan Activity
Centre as the major focus for retail, commercial,
health, transport education and entertainment
facilities in Melbourme’s east.

To ensure that all shopping centres and civic
spaces are safe, attractive and are developed in
accordance with their role.

To recognise the important regional role that our
tertiary education and health sectors fulfil and
provide support for the ongoing viability of these
vital institutions such that they are positioned as
leading industry providers.

To maintain the City's position as the second
largest provider of office space outside St Kilda
Road and the Melboume Central Business
District.

To promote the City as a prominent location

for leading edge and international IT finrms

and harness the skills and capabilities of our IT
sector to ensure that our other key sectors in
manufacturing, health and education continually
have access to and apply state-of-the-art
technology.

Box Hill MAC Analysis and Options Report

To ensure additional retall floorspace allows for
improved access to retail goods and services by
members of the community and supports the
planned role and function of the activity centre
and its place in the retail hierarchy.

To encourage innovation in retailing and promote
new retail formats where it can be demonstrated
that consumer trends are evolving.

To ensure Activity Centre development
encourages a more effective use of public
franspoit and cycling modes of transport.

To increase participation in the cultural and
recreational tourism of the City and facilitate

the provision of entertainment arts, cultural,
recreational and leisure facilities and promoting
these locally and regionally.

To provide a nurturing environment for our
homebased business sector that provides access
to business planning and information services,
and networking opportunities.

To support, where appropriate, the transition to
local commercial premises where operations of
home based businesses are no longer suited to
residential locations.

To encourage the continued enhancement and
use of public transport and cycling modes of
ranspoit.

This clause specifically directs that all use and
development in Box Hill and surrounds complies
with the Box Hill Metropoelitan Activity Centre Policy
at Clause 22.07. It includes the 2007 Structure Plan,
Whitehorse Housing Strategy 2014, and Economic
Development Strategy 2008-2013 as Reference
Documents.
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Infrastructure

Clause 21.08 sets out strategic directions for
infrastructure across the City of Whitehorse. Key
issues identified include:

— land use and transport planning needs to be
integrated with development around public
transport facilities designed to ensure maximum
utilisation

— Prowviding improved facilities and safety for
cyclists, pedesirians and public transport users,
and maximising accessibility for all users but
particularly the elderly, disabled and people with
prams and young children is important This
includes upgrading the functionality, appearance,
comiort security and way-finding at the Box Hill
Transport interchange.

— Council needs to further investigate the
opportunities to introduce Development
Contributions to ensure that appropriate facilities
are provided where new development is
occurring within the City.

— Council has the responsibility to utilise open
space contributions to help meet its future open
space needs. Land contributions will be taken
in certain areas where there is an opportunity
to improve existing open space linkages and
provision in accordance with Clause 22.15.

24.2 Planning Policy Clause 22.07 — Box Hill

Metropolitan Activity Centre

Clause 22.07 'Box Hill Metropolitan Activity Centre’
applies to land in Box Hill (in the area defined within
the structure plan boundary) to implement the 2007
Structure Plan.

Policy objectives include:

— To ensure that the Box Hill Metropolitan Activity
Centre can continue to expand in line with
market demand.

— To ensure that future development within the
Box Hill Metropolitan Activity Cenire seeks (o
maximise employment growth for Whitehorse.

— To ensure that Box Hill provides accessible,
lively and comfortable public spaces that offer
diverse opportunities for recreation and social
engagement.
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— To support walking as the primary means of
access in and around Box Hill and encourage
most trips of 1Tkm or less to be taken on foot.

— To encourage cycling as a sustainable and
healthy means of trave! within Box Hill and for
trips of up to 5km between the Activity Centre
and surrounding areas.

— To encourage significantly increased use of
public transport and reduced rates in the use of
private vehicular transport for travel to and from
the Box Hill Activity Centre.

— To carefully manage vehicular traffic in Box Hill
fo support choice of travel mode and create
transit supportive roads (as defined by the 2007
Structure Plan).

— 1o ensure that car parking in Box Hill balances
access, sustainable transport and land use needs,
consistent with the Box Hill Central Activities Area
Car Parking Strategy 201735.

— To ensure that Box Hill accommodates a more
intensive and diverse range of activities that
increase choices and opportunities, support
synergies between different uses, encourage
use of sustainable transport and complement
surrounding areas.

— To ensure that development and use in the Box
Hill Transport and Retail Precinct are appropriate
to its role and function as a regional transport
interchange for rail, bus, tram and axi services.

Clause 22 07 states that use and development
of land is to be consistent with the vision for the
centre, and the activity and bullt form precincts
in the 2007 Structure Plan. This is supported by
specific policy guidance relating to:

— Public places

— Pedestrian mobility and bicycle access

— Public transport

— Road traffic management

— Carparking

— Motor cycle parking

— Lland use mix and economic and social activities

- Built Form
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The activity and built form precincts and public
spaces and access frameworks (as established by
the Structure Plan 2007) are included in the policy.

In addition to the Box Hill Structure Plan, other
Reference documents listed are:

— Box Hill Transport Interchange Concept Design,
March 2002

— Site Development Framework — 545 Station
Street, Box Hill, April 2011

— City of Whitehorse Retall Strategy Review,
October 2010

— Box Hill Central Activities Area Car Parking
Strategy 2013

243 Clause 22.03 Residential Development
This policy applies to all applications for

development within the Neighbourhood Residential,

General Residential, Residential Growth, Mixed Use
and Priority Development Zones. This peolicy builds
on the MSS objectives in Clause 21.06 — Housing
relating to maintaining and enhancing the character
of the City's residential areas.

Key policy objectives include:

— To recognise the potential for change as a
resuit of new social and economic conditions,
changing housing preferences and State and
local planning policies.

— Jo accommodate the population increases in the
municipality in the areas identified as being able
to sustain higher density based on environmental
and infrastructure considerations.

— o recognise that areas of substantial and natural
change will make a significant contribution to
increases in housing stock.

— To facilitate development in areas of substantial
change.

Box Hill MAC Analysis and Options Report

Key strategies for Substantial Change Areas include:

— Encourage the following forms of housing in
Substantial Change areas.

¢ Townhouses.
¢ Units.

* Flats and apartments.

— Locate new developmentin the form of flats and
apartments in Substantial Change Areas only.

—  Provide a range of dwelling types, sizes and
tenures, including affordable housing, in larger
developments.

— Ensure buildings interfacing sensitive areas and
uses have a scale and massing appropnate to the
character and scale of their context.

— Create a new, higher density urban character in
areas located away from sensitive internfaces.

Also relevant, Clause 22.03 identifies areas within
the activity centre boundary as being located within
‘Garden Suburban 11" Neighbourhood Character
Area, described as:

A variety of well articulated dwelling styles

will sit within compact garden sefttings. Infill
development will be common, however

new buildings and additions will be setback

at upper levels to minimise dominance in the
streetscape. The consistent front setbacks and
spacing between dwellings will be retained, with
buildings setback or appearing to be setback from
at least one side boundary. Low or open style front
fences will provide a sense of openness along the
streetscape, and allow views into front gardens.
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244  Whitehorse Planning Scheme - Existing

Zoning and Overlays

The current land use zone regime within Box Hill
includes:

— Commercial 1 Zone applies in the core of the
centre focussed on the south side of Whitehorse
Road and Station Street, and including properties
with frontage to the north side of Whitehorse
Road.

— Residential Growth Zone applies to much of
the Activity Centre, operating as a transitional
zone between the Commercial 1 Zone and
Neighbourhood Residential or General
Residential Zones surrounding the activity centre.
Schedules 1, 2 and 3 are in operation.

— Mixed Use Zone applies to small isolated
pockets of land across the centre.

— Public Use Zone applies to numerous sites
across the centre, including larger institutions,
and council or government owned land.

— Public Park and Recreation Zone applies to key
areas of public open space, including Box Hill
Gardens and Kingsley Gardens.

— Site specific exclusions apply to a number
of individual sites, understood to have been
implemented to overcome previous prohibition
on accommeodation in previous Commercial 2
Zoning of areas of land.

There is only a very approximate alignment between
the current planning regime with the ‘Activity
Precincts’ designated in the 2007 Structure Plan.
The Commercial 1 Zone generally covers land
designated for Transport and Retail Activity ‘Precinct
A and ‘Prospect Street - Primary Office’ (Precinct B).
The Purpose of this zone includes:

— To create vibrant mixed use commercial centres
for retail. office, business, entertainment and
community uses.

— To provide for residential uses at densities
complementary to the role and scale of the
commercial centre.
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These purpose statements, and the provisions
within the zone, operate universally. For both
Precincts A and B, the Commercial 1 Zone provides
limited opportunity to respond to the nuances
established by the Structure Plan for each precinct.

The Residential Growth Zone applies to significant
portions of all other activities precincts, including
Hospital and Western TAFE (Precinct D) and
Southemn and Eastemn (Precinct F). The purpose of
this zone includes:

— To provide housing at increased densities
in buildings up to and including four storey
buildings.

— To encourage a diversity of housing types in
locations offering good access to services and
transport including activity centres and town
centres.

— To encourage a scale of development that
provides a transition between areas of more
intensive use and development and other
residential areas.

— To ensureresidential development achieves
design objectives specified in a schedule to this
zone.

— To allow educational, recreational, religious,
community and a limited range of other non-
residential uses to serve local community needs
in appropriate locations.

The 2007 Structure Plan includes reference to a
secondary, residential role for both precincts, but
has clear directions for educational, medical and
support for related business in Precinct D, and
office, retail and mixed use for Precinct F The
current application of the Residential Growth Zone
(RGZ) in both precincts demonstrate a mismatch
between zoning and the desired land use outcomes
set out in the 2007 Structure Plan.

Recommendations of the 2007 Structure Plan to
rationalise the land use zone regime and apply

a more appropriate suite of zones were not fully
implemented. This was due to a range of issues
including the zoning reforms which resulted

in an altemative range of zones available for
implementation. For instance, the Residential
Growth Zone (RGZ) became a reasonable altemative
to the Mixed Use Zone (MUZ), as proposed in the
C175 Planning Scheme Amendment.
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Overlays

The suite of overlays that currently applies within
Box Hill include:

— Parking Overlay — applies across the core of the
centre, to Commercial and Mixed Use zoned
land

— Heritage Overlay — applies to individual sites of
recognised heritage value across the centre

— Environmental Audit Overlay — applies to
specific sites known to have formerly been used
by a potentially contaminating use

— Significant Landscape Overlay (SLO9) —applies
to all of the Residential Growth zoned land.

— Development Plan Overlay ([DPO8) — applies on
a site-specific basis at 16-18 Spring Street

— Design and Development Overlay (DD04)—
affecting the small Neighbourhood Activity
Centre, 'Thames & Station Street Shops’, in the
north east of the Activity Centre.

— Road Zone Category 1 applying to Whitehorse
Road, Station Street, and Elgar Road.

— Special Building Overlay applying overland flow
paths which affect the southern, and northern,
periphery of the centre, as well as part of Box Hill
Gardens.

A key aspect for the implementation of the 2007
Structure Plan was the preparation of Design and
Development Overlays (DDOs) to incorporate
built form controls. This has yet to be successfully
implemented.
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245 Whitehorse Planning Scheme
Amendment C175 — Key issues from the

process

In 2016, Council commissicned a project To provide
more detailed information and guidance on the
preferred future built form outcomes in central Box
Hill to improve planning certainty for the community
and developers. This work will also form the basis
of a Design and Development Overlay for the
centre.” (City of Whitehorse Project Brief ‘Built Form
Guidelines for Box Hill Metropolitan Activity Centre’
May 2016)

This work led to Amendment C175 to the
Whitehorse Planning Scheme which proposed to
implement the Box Hill Metropolitan Activity Centre
Built Form Guidelines 2076 (the Box Hili Guidelines)
by Hansen Partnership through the application of

a new DDO with accompanying zone and local
policy changes. It also proposed to rezone parts of
the centre located north of Whitehorse Road from
residential to mixed use and commercial zones to
allow for a greater level of growth.

The Panel's analysis of State Planning Policy notes,
‘Box Hill is a Metropolitan Activity Centre, a health
and education precinct and has a key transport
interchange. The State Planning Policy Framework
clearly requires investment and growth to be
focused in Box Hill.” (C175 Panel Report, pp7).

The Panel found that the proposed rezonings were
supported by current policy in the Planning Scheme,
although did recommend considering the Special
Use Zone for the Epworth Private Hospital site.

However, the Panel recommended the other
key elements of the proposed amendment be
abandoned. Reasons set out in the Panel Report
(October 2017) included:

— Inconsistency and conflict between the two
key reference documents —the 2007 Structure
Plan and the proposed Box Hill Guidelines (2016),

— Imposition of height limits and built form
policy that work against metropolitan
planning policy and strategic directions set out
for Box Hill in local planning policy

39 | Box Hill MAC Strategic Review Analysis & Options
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— Lack of strategic rigour and justification
provided by the Guidelines for the proposed built
form controls, and concern with the statutory
drafting of the DDO

— Lack of engagement with key stakeholders and
landowners.

For reference, a copy of the Executive Summary
from the C175 Panel Report is attached as an
appendix to this report (Appendix 4).

Submissions
Key issues raised in submissions generally related
to one of four main categories of concem:

— Process and consultation

— Character and built form/amenity

— Infrastructure — Transport

— Infrastructure — Open space and community

As summarised in the C175 Panel Report, the key
Issues raised in the submissions of the various
parties are as follows:

Process and consultation: The consultation process
was inadequate, including that:

— A referendum should have been held

— The Amendment documents were difficultto
understand

Character and built form/amenity

— The proposed boundaries of the sub-precincts
and sites proposed for rezoning

— The preferred building heights and setbacks
proposed in the Guidelines and DDO6

— The effects of the Amendment on amenity,
claiming it will destroy, or result in a loss of
amenity, integrity and character of the Box Hill

— The effect of the heritage overlay on properties

— Two submitters raised concemns about the
approval of current high rise buildings.

— Eight submissions raised concems about the
culture of Box Hill, including racist sentiments.
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Infrastructure - Transport

— Theinadequacy and overcrowding of public
transport infrastructure and its ability to
withstand further population increase

— Traffic congestion, the inadequacy of car parking
and a perceived inability to cope with an increase
in population

— Thelack of provision for walking or cycle paths
and lanes in the Guidelines

Infrastructure — open space and community

— A perceived inadequacy of open space and a
lack of open space or green space provided for
in the Guidelines

— The provision of community infrastructure such
as schools and sporting facilities

Other key issues raised in the Panel Report
included:

A need for engagement with key stakeholders

The Panel found that the development of the
DDO did not adequately engage with relevant
stakeholders who control land uses that are
specifically identified for change, including Vicinity
Centres, VicTrack, Box Hill institute and Epworth.

The Panel highlighted the need to ensure that
institutions and key authorities are not unreasonably
constrained through the planning process where
there are clear operation imperatives, and to engage
with key stakeholders to determine mutually
beneficial outcomes. The Panel also noted the
opportunity for a schedule to the DDO to specify
that an application is exempt from third party notice
and review provisions. (p.47)

The Panel also noted that consultation with land
owners of large sites would have resulted in a more
informed approach to built form requirements.(p.57)

A need for integrated transport planning and master-
planning for the transport interchange

The Panel raised concern that Amendment C175
may limit the redevelopment potential of the
Interchange and the relationship between the
requirements of the Transport Integration Act and

Box Hill MAC Analysis and Options Report

the Amendment warrant further consideration. The
Panel found thereis a need to undertake a master
planning exercise for the Interchange, with input
from key stakeholders including Vicinity Centres and
Victrack as identified in the 2007 Structure Plan. (p.7)

The Panel agreed with Vicinity Centres thata
comprehensive assessment and an integrated
development proposal was warranted in this
area. As a result, the Panel considered that the
area should be removed from the DDO, subject
to a separate master planning approach. This
would enable Vicinity Centres to “work with a
range of stakeholders, including Council” towards
a comprehensive proposal for the area and the
preparation of an appropriate suite of planning
tools to facilitate and guide the development of this
proposal (p.20-21).

A need for built form modelling and analysis to
undenpin height controls

The Panel concluded that the development of

a DDO has significant strategic support, and is
specifically recommended by the Structure Plan,
and that there is strategic support for application of
the DDO with discretionary controls. The Panel also
acknowledged the possibility that a more detailed
analysis of the activity centre could resultin a
potential case for mandatory controls across all or
part of the centre, subject to:

— Appropriate strategic justification. (p.10)
— Rigorous built form testing

— Establishment of a clear vision to underpin an
Urban Design Framework

The Panel also noted that the absence of height
controls in Precinct Fwas a deliberate policy
position reflecting the Structure Plan ambition to
encourage significant high density development.
(p.17) Any proposal to intreduce height limits in
this precinct needs to ensure it does not provide
contradictory policy directions or introduce
inconsistencies with broader strategic planning
objectives for intensification in major activity
centres, the vision for Box Hill, and directions set in
the updated structure plan. Height limits also need
to be underpinned by a coherent raticnale.

MGS Architects | TQPlanning | Movement & Place Consulting | 5GS Economics & Planning | 40

Page 43



Whitehorse City Council

Ordinary Council Meeting 27 May 2019

9.1.2 - ATTACHMENT 1.

The Panel also recommended further work was
required to justify any street wall and setback
controls. It suggested that a detailed investigation
of amenity impacts resulting from existing
development in the activity centre should be
completed to inform future built form controls. It
also suggested that a more detailed streetscape
analysis is required to inform controls for street
wall heights and setbacks, taking into account
recently constructed and approved development,
topography, street trees and so on. (p.64-65)

Potential role for density controls

Amendment C175 proposed to include plot ratio
controls for large sites. The Panel noted that some
form of plot ratio approach may be appropriate for
the development of land within the activity centre,
but that the Amendment was not supported by
any rationale for such a development control or
explanation of how it could work in Box Hill.

The Panel's recommendation was that if a plot ratio
approach is 10 be pursued by Council, then it needs
significantly more work to justify and explain any
plot ratio approach to managing development in the
activity centre. (p.57).

Although not explicitly stated by the Panel, the
inclusion of a plot ratio approach may provide a
foundation to build in cpportunity for development
uplift as an incentive for delivery of public benefits.
Any such approach would need to be unambiguous
and strategically justified.

Delivery of public infrastructure

The scope of Amendment C175 focussed on
development and implementation of new built

form guidelines. The Panel cautioned against the
inclusion of mechanisms which could result in

the public acquisition of land without appropriate
compensation. (p.71). This recommendation was
made in the context of requiring provision of land for
new streets/laneway access.
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The Panel did not provide recommendations
regarding the need for infrastructure contributions.
However, the updated structure plan and urban
design framework should ultimately be supported
by a public and private investment plan, which could
include an infrastructure contributions plan as a key
component.

Special Use Rezoning

The Panel noted the various recommendations for
rezonings in the 2007 Structure Plan including use
of:

— Public Use Zone for various institutional sites
(noting this has now been applied)

— Pronty Development Zone for part of Hospital
and Western TAFE Precinct D (area bounded by
Whitehorse Road, Nelson Road, Amold Street
and Elgar Road)

Amendment C175 proposed to use the Mixed Use
Zone for much of Precinct D, as well as Box Hill
Gardens Precinct E.

The Epworth submitted that a Special Use Zone
would be more appropriate than the MUZ, having
regard to the health and education uses encouraged
by Plan Melbourne and the Structure Plan. The
Panel found that the Mixed Use Zoning could be
supported on the basis that the Special Use Zone
had not been exhibited. However it considered that
Council should give future consideration to rezoning
the Epworth site to a Special Use Zone.

Council’'s Response (following consideration of the
Panels recommendations)

While Council acknowledged the Panel's
conclusion, it remained ‘concemed about the ability
of the area to balance the need for investment

and growth whilst creating a liveable, vibrant and
attractive State significant metropolitan centre, and
the need to provide more detailed information and
guidance on preferred future built form outcomes in
central Box Hill." (Whitehorse City Council Ordinary
Council Minutes 25 June 2018, pg.9)
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Council considered the Panel Report and its
recommendations at the meeting on 25 June 2018.
At this meeting, Council resclved to;

— Abandon Amendment C175 and notify the
Minister for Planning of Council's decision.

— Notethe program of future work for the Box
Hill Metropelitan Activity Centre included inthe
2018/19 budget process.

— Continue advocating to the State Government
about upgrading the Box Hill Transit Interchange
as a result of the ongoing designation of Box
Hill as a Metropolitan Activity Centre and
furthermore the Amendment C175 Panel
Report which discusses the importance of the
interchange.

— Advise all submitters of this resolution in relation
to the Panel Report for Amendment C175.

This project seeks to assist Council in progressing
planning for Box Hill, and specifically to address the
Issues raised by the Panel Report.
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Image: Box Hill Mall
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25

Project Brief

Box Hill MAC Analysis and Options Report

Review of Strategic Direction for Box Hill Metropolitan Activity Centre

251 What we have been asked to do

In late 2018 Council issued the brief for the current
project. The project brief was to undertake “a review
of the vision and existing strategic direction for Box
Hill and provide future guidance for the Metropolitan
Activity Centre”, including the preparation of a vision
for the future of Box Hill, reviewing and updating the
2007 Structure Plan and preparing an urban design
framework to support the structure plan.

The brief essentially seeks to establish the

future urban form and develop controls to guide
development towards this cutcome. The revised
vision for the activity centre provides the guidance
for preferred outcomes delivered through the
planning contraols.

The project brief assumes that:

— Apart from the revised vision, the structure plan
will be largely retained in its existing form with
only limited updates.

— Public transport remains largely in its current
form. An integrated transport strategy will be
undertaken separately, concurrent with this
project.

— Masterplanning for the transport interchange
will be undertaken at a later date, involving direct
and more detailed engagement with Vicinity and
VicTrack as primary land owners.

— The activity centre boundary will remain as
defined in the 2007 Structure Plan.

— Contribution schemes to support community
infrastructure will be considered at a later point.

Note that questions on all of these topics are likely
to be raised at a future planning panel, consistent
with the submissions made during the C175 panel
hearing.

25.2 Gaps that need further investigation

The evidence set outin this report shows Box Hill
is at a tipping point. Substantial change has already
occurred but future projections and the planning
applications currently under consideration begin
to indicate that much more substantial change is
likely in the future. The magnitude of change has
significant implications for the gecgraphic extent
of the activity centre, models of public transport
provision, location and scale of community
infrastructure, public cpen space provision and
mechanisms for shared funding of community
needs.

Planning Practice Note b8: Structure Planning

for Activity Centres (PPNG8) sets out a range of
considerations that should be addressed through a
full structure planning process, including the need
to define the activity centre boundary in relation to
established criteria.

In addition, the growing future community has
implications for changing infrastructure needs
Future population growth will increase the need

for schools, childcare and other lifelong learning
opportunities. Comparable centres experiencing
significant change such as Footscray and Glen
Waverley have demonstrated that growth in
community infrastructure needs to be in accessible
locations in order to support sustainable transport
mode share targets.

These gaps will need further technical investigation
beyond the scope of this current report.
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2.6 Consultation Findings
261 Consultation strategy The stakeholder engagement and consultation

In reviewing the strategic directions for Box Hill, strategy is composed of three main components:

we have engaged with stakeholders and the wider
community to fill the gaps in understanding of the
key issues and concermns for future development.
Engagement is a critical part of the project given
the issues cited by the Panel Report in relation to — Broad public consultation using an cnline map
the lack of engagement preceding Amendment survey and a pop-up event within Box Hill; and
C175. The Panel's conclusions on the matter of
stakeholder engagement noted that ‘the process

of developing the DDO did not engage with

relevant stakeholders who control land uses that
are specffically identified in metropolitan policy for
change...' Thisis addressed as a priority within our
approach. The current process has scught to extend
on the existing submissions received by Council for
the C175 amendment.

Direct engagement with key agencies and
landowners for strategic development sites in
the form of cne-on-cne or small group mestings;

— Establishing a Stakeholder Reference Group
composed of key representatives from
community, institutions, land owners and
agencies

Each of these components has been started over
the January-February period of the first phase

of the project. The consultation process will
continue through the remainder of the project. The
preliminary findings to date are detailed in sections
264-266 of this report.

® e o O ........................>
05/03 26/03 30/04 28/05
Stakeholder Stakeholder Stakeholder Stakeholder
Reference Reference Reference Reference
Group Group Group Group
Meeting 1 Meeting 2 Meeting 3 Meeting 4
— G
online map survey

+ pop-up
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2.6.2 Consultation Themes

All consultation to date (in meetings and through
surveys) has been structured using the same broad
themes relevant to the 2007 Structure Flan. This was
conceived specifically to broaden the conversation
beyond a focus on built form outcomes towards a
widerrange of potential cpportunities for the plan

to respond to. We asked participants to direct their
feedback towards the following broad areas of
interest.

Places and Spaces for People: this theme
relates to public and community facilities,
both indoors and outside. The guestions
covered the needs of the community as

a whole as well as the more specialised
needs of smaller community sectors such
as the elderly, children and families. This
theme also introduced cultural diversity as
a topic for feedback.

Living in Box Hill: this theme relates

ﬁﬁ to providing homes for a growing and
changing community. The need to house
a significantly larger future population was
one consideration, as were the specific
needs of families, students and an aging
community. We made specific reference to
different types of housing including higher-
density apartments as well as lower height
developments.

Working and learning in Box Hill: cur
questions highlighted the important role

of the centre in providing employment
opportunities and we raised the significant
future employment growth as an important
factor to consider. The questions within
this theme introduced the important role
of both small and large enterprises as well
as health and education institutions as
employment generators.

Box Hill MAC Analysis and Options Report

Shopping and visiting Box Hill: this
theme provided a context for discussions
about the people who visit Box Hill, their
reasons for visiting and what attracts
people to stay. This included visiting Box
Hill for shopping, recreation, entertainment,
for business or to visit friends.

Getting around Box Hill: this very broad
category of questions concemed the
multiple ways people get to, from and
around Box Hill, including by walking,
bicycle, public transport or private vehicles.
Box Hill's major role as a transport
interchange was a focus but also the
challenges of managing traffic congestion
and parking were introduced as topics to
consider.

Buildings, character, and image: this area

Eif of discussion concerned questions of what
Box Hill looks and feels like —its ‘character’,
Its 'image and identity” and what makes it a
distinctive and special place for the whole
community. The question of landmarks
and key streetscapes was introduced
considering both built form and the public
realm.
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26.3

The main component of the broader community
engagement was an online map survey hosted on
Whitehorse City Council’'s consultation website. The
alm of this online interface was to rapidly engage
with a potentially broad {though self-selected)
portion of the community both living within and
visiting Box Hill for work or recreation. The approach
meant that the process was open to people who
were not physically in Box Hill during the specific
consultation period.

Community Engagement Approach

The structure of the interface allowed for both
simple and deeper participation and feedback.
Initially participants were invited to drop a pin on a
map sorted by the consultation themes, and provide
an open written response to two guestions: “Why
did you choose this location?” and "How would
vou like this place to look or feel in the future?”
Participants were also asked to rate the place on

a scale from “very bad” to “very good”. Once pin
feedback was given participants were invited to
provide more detailed feedback in response to
survey questions related to the theme of interest.

A pop-up event formed an extension of the online
survey. Members of the project team plus council
officers participated in a three-hour event within

the Box Hill mall that was primarily intended to

raise awareness of the survey but also secondarily
intended to gain additional feedback from members
of the community that might not otherwise have
access to the website. Community members were
invited to give feedback on a hard-copy survey or to
go to the website to give their ideas.
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The result of the combined online and pop-up
was as follows:

— 70+ conversations at the pop-up event
— 771 unique visitors to the online map
— 122 pins provided by 54 authors

— B3 votes on the pin comments provided by 13
voters

— 31 people provided answers to the more detailed
survey guestions

— B surveyresponses were provided a written hard
copy submissions

— Additional comments provided via Facebook

The online interface for the map and survey allowed
the collection of basic demographic details of the
participants. Of the 59 separate participants in

the map interface (providing either pins, votes or
comments), 29 were female (49%), 18 were male
(31%) and 12 unknown (20%). Of the 31 participants
in the detailed survey, 20 were female (65%) and 11
were male (35%).
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Figure 2.8 Survey results by theme Legend
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26.4

A preliminary review of the responses to the map and
the survey has provided a series of key perspectives
to address through the structure plan process.

Community Perspectives

The importance of quality places

The places that received the most positive
responses were predominately examples of public
and community infrastructure. Box Hill Gardens,
Kingsley Gardens, Box Hill Hospital, the library

and the town hall were all identified as valued
elements of Box Hill's identity. In the future these
valued locations should look and feel similar to how
they are now — the key message was that these
important places should be protected. Maore access
to leafy green places and more community space
was described as important. Better connections
between the bus and other transport interchanges
was nominated as important, as was more nightlife
and opportunities for more restaurants, shops and
spaces for events.

Dissatisfaction with degraded facilities

In general terms there were many more places that
received negative responses than positive. The poor
quality of the transport interchange was repeatedly
raised as a majorissue, using words like old, dirty,
shabby, narrow, crowded and poorly connected

to describe it. The only positive aspect of the
transport interchange was its functional value as a
means to access multiple public transport options.
Improved interconnectivity for pedestrians and
mobility impaired patrons between buses, trams
and trains was an obvious and repeated preferred
future change, but so was the importance of clean
and bright spaces that were safe and inviting and
include greenery.

The interchange was not the only location described
using these similarly negative terms. Many public
areas (both in the public realm and the quality of
private buildings) particularly in the core of the
centre were also described as tired or dirty. The
underpass across Station Street was repeatedly
noted by respondents as a poor space for
pedestrians and unsuitable for cyclists. Poor lighting
in public spaces was also repeatedly raised as an
important perceived safety issue.

Increasing congestion

Traffic congestion and parking issues was another
dominant characteristic of many negative responses.
Various respondents referred to the difficulty in driving
through the centre and finding parking at the core.
Equally, traffic was seen as a key barrier to walking
around the centre, alongside inconsistent footpath
quality and accessibility. The very poor quality of
bicycle infrastructure was noted in multiple locations.
Overall, however, the preferred future response to
congestion and accessibility was surprisingly diverse.
While some saw the importance of more parking,
others suggested removing car parking and even

the pedestrianisation of parts of the core to make it
easier to get around. Improved north-south pedestrian
connections across Whitehorse Road and across

the rail line was mentioned repeatedly. Completion

of major cycle routes was raised by more than one
respondent.

Built form and character

Multiple respondents raised the issue of development
scale. Many responses focussed on poor quality

high rise development, loss of trees and the wind
tunnel effect created by taller buildings. Interestingly,
some responses that were highly critical of high rise
apartments still nominated heights of up to five or

six storeys as “lower rise” development that might

be appropriate for the centre. There were multiple
references to increasing the amount of greenery and a
reduction in building bulk as a potential improvement.
Multiple responses included references to the problem
of uncoordinated development —neighbourhoods were
described as collections of individual buildings with

no unified vision. Multiple responses referred to the
importance of leafy streets and good public spaces as
a way to make the neighbourhoods feel like places.

Cultural diversity

A significant number of respondents pointed to
tensions from a perceived dominance by two

major cultural groups rather than the diversity more
representative of broader Melbourne. Very few
responses described Box Hill as a multicultural place at
the moment, even though festivals and public places
such as the fresh food market and Carrington Road
were noted as positive features of the area. Multiple
responses suggested that Box Hill would benefit from
greater cultural diversity. Specifically there was a desire
for a greater range of cultures to be represented in the
range of shops and restaurants in Box Hill.
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265 Stakeholder Perspectives

A Stakeholder Reference Group (SRG) has been
established in order to more deeply engage with
key stakeholders across the local community,
major institutions, business groups, land owners,
developers, and key government agencies. This
group has met once but will continue to meet
across the whole planning review process in order
to ensure they are informed, involved, updated,
tested and listened to and that their engagement is
genuine and positive.

The first meeting of the Stakeholder Reference
Group focussed on the overall vision for the centre.
This included the broader aspects that make Box
Hill distinctive and the future priorities for individual
neighbourhoods and parts of the activity centre.
Some of the key messages raised by participants
included:

— The distinctive role of the transport hub, the
hospital and Box Hill Institute amongst other
activity anchors of Box Hill need to be explicitly
referenced in the future vision for the activity
centre.

— Box Hill's special role in providing diversified
employment opportunities needs to be
protected and enhanced. This will require explicit
support for health and education institutions but
also sensitive consideration of the challenges
of incentivising office and startup spaces. There
Is a genuine risk of the erosion of employment
opportunities over time if they are not better
supported.

— The layers of Box Hill's history —including both
buildings and major open spaces — needs o
be celebrated as an important aspect of its
character.

— Multicultural diversity is a core part of Box
Hill's character, however Box Hill is maybe not
as diverse as originally perceived. The centre
currently effectively serves two dominant
monocultures (predominantly Caucasian and
predominantly Asian) and is not necessarily
welcoming for all cultures. Box Hill needs to be
welcoming for all cultures.

51 | Box Hill MAC Strategic Review Analysis & Options
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— The centre needs to be more easily accessible,
both for pedestrians inside the centre and also
for areas surrounding the centre. Improving
access to nearby major open spaces will
improve the amenity for residents within the
centre. Improving access to nearby activities
such as Deakin University will help integrate Box
Hill within its region.

— Need for a radical recalibration of the town
centre including significant growth in retail and
entertainment as well as integrated community
spaces, indoorand out.

— An appetite for provision of high quality
workplaces within Box Hill.

The specific future plans (where these are known)
for the key institutions and strategic sites in the
centre (Council, Box Hill Institute, Box Hill Hospital
and Vicinity Centres) will be discussed further in
Section 3.4 of this report.

For reference, a copy of the presentation slides from
the first Stakeholder Reference Group workshop is
located in the Appendix to this report (Appendix 2).
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Figure 2.10 Excerpt from presentation to Stakeholder Reference Group meeting

2.6.6

Alongside workshops with stakeholders and
engagement with the wider community, the project
team has engaged in workshop discussions with
Councillors and council officers on the future vision
for Box Hill and its multiple neighbourhoods. Some
early points of feedback include the following:

The existing vision provides a positive message,
but the words used are very broad and does not
capture the distinctive qualities or strengths of
Box Hill, see Figure 2.10.

Ensuring that Box Hill remains open and
welcoming is a core quality that needs to be
emphasised. This refers both to the amenity and
activation within the central area as well asthe
quality of the pedestrian and cycle links to the
surrounding areas outside of the activity centre
boundaries.

Councillor and Council Officer Workshops - There are distinctive strengths in relation to

health and education that need to be articulated
within the vision. Equally, the vision should relate
to future employment trends and emerging
opportunities for employment growth and
change. The future vision needs to be agile
enough to respond to change and have sufficient
resilience to provide guidance through multiple
cycles of change.

— Box Hill should be a place for pecple —the
guality of the public realm and community
infrastructure is critically important to ensure
that the community feels welcome and included
throughout the centre.

— Box Hillis made up of a lot of communities
and a lot of parts. The vision needs to talk
about multiple generations and their different
relationships with the centre. It needs to be
concelved of as a series of connected villages
that come together to function as a city centre.

We can conclude that a redrafting of the vision

is necessary. This will be discussed within the
subsequent stages of the project.
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Image: Aerial view of Box Hillin October 2018 | Nearmap

Review of

Box Hill
Metropolitan
Activity Centre

MGS Architects | TQPlanning | Movement & Place Consulting | SGS Economics & Planning | 54




Whitehorse City Council
Ordinary Council Meeting

27 May 2019

9.1.2 - ATTACHMENT 1.

Box Hill MAC Analysis and Options Report

3.1

311 Trends and Drivers of Growth

The Box Hill has the unique distinction of an
ongeing designation as a metropolitan activity
centre since 1954. The current structure plan for
the activity centre was adopted in 2007 and sought
to encourage investment in the centre — both
employment and housing —to underpin future
economic growth in Whitehorse.

Over the last 10 years, Box Hill has experienced
strong population growth, growing from 6,400
In 2006 to 8,500 in 2016 (an average growth
rate of 2.9% per annum). Growth of the working
age population and tertiary students has been
particularly strong.

In the same period growth in employment has
grown at a rate of 2.3% perannum. Growth in

the health and education industry sectors was
particularly strong. These sectors added an
estimated 2,500 and 600 jobs respectively between
2006 and 2016 (average growth rates of 4.7% and
5.1%).

Future employment growth is likely to be influenced
by the deepening of the knowledge economy,
further strengthening of the health and education
specialisation, and opportunities for retail growth.

Table 3.1 Population and Housing Forecasts

n

Economic and Demographic Projections

The proposed suburban rail route would result
in better connectivity between Box Hill to areas
to the north and south and further increase the
attractiveness of the activity centre for firms and
households.

31.2

The project team have prepared population and
employment forecasts for Box Hill drawing on

the Victorian Govermnment's Victoria in the Future
(VIF) forecasts. The VIF forecasts are prepared

at the SAZ level and then assigned to smaller
geographies (travel zones’). For population, this
assignment process is based on recent trends in
housing development and the capacity for dwellings,
dernved from a variety of sources (e.g. the Urban
Development Program, VPA Precinct Structure Plans,
renewal precinct specific information and state and
local planning policy documents).

Population and Housing Forecasts

Two population forecasts have been provided. The
first is based directly on the VIF forecasts, whilst the
second assumes a slightly slower rate of population
growth. This second scenario considered the
possibility that the high number of recent residential
approvals suggests a degree of speculative planning
approval activity, which may not be an accurate
reflection of the true extent of latent demand.

2036 2016-36

2036 2016-36  Growth rate Growth rate
growth growth
Estimated Resident 8,500 18600 10,100 40% 16,900 8,400 3.5%
Population (ERP)
Structural Private Dwellings 3,900 8,900 5,000 4 2% 8,100 4,200 3.7%
{SPD)

Source: SG5 Economics & Planning, derived using VIF 2016,

Table 3.2 Comparison of ID population forecasts

ID forecasts Population 4728 14,379 9651 5.7%
Households 2,047 6.231 4184 5.7%
SGS forecasts (base) Population 8,500 18,600 10,100 4.0%
Households 3,900 8,900 5,000 4.2%

Source: SGS Economics & Planning, 1D Consulting, 2017,
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Taking these two scenarios as arange, the
population of the activity centre is forecast to grow
by between 8,400 and 10,100 people between
2016 and 2036. The would translate to demand for
4,200 to 5,000 additional dwellings. Table 3.1 shows
the population and dwelling forecasts under both
scenarios in 2036.

Comparison to ID Consulting forecasts

Population projections prepared by 1D Consulting
(2017) cover a smaller area than the SGS projections
and have used a different forecast methodology
and assumptions. SGS forecasts are based on the
approach outlined in Appendix 1 of our technical
report. As a result, there are differences between
these two sets of projections. A comparison of the
two sets of figures is provided in Table 3.2.

The ID Consulting forecasts estimates an average
annual growth rate of 5.7% to 2036 for Box Hill.
This is high compared to SGS projections of 4.0%.
Both forecasts estimate that there will be an
additional 10,000 residents in Box Hill by 2036.

Both the VIF and ID forecasts indicate possible
future growth scenarios are reasonable estimates
for future planning purposes. The higherrate a
residential growth suggested in the ID forecast
could have implications for the ‘crowding out” of the
forecast growth in employment uses. This issue will
be explored in the subsequent stage of the study.

Table 3.3 Employment Forecasts

3.1.3 Employment Forecasts

Employment forecasts for the activity centre are
derived from VIF total labour force growth estimates
for the State and Greater Melbourne. This growth

is assigned to smaller areas, by industry, using ABS
Census Joumney to Work data and the ABS Labour
Force Survey.

Two employment scenarios were considered.
Thefirst is SGS's base employment forecasts for
the activity centre, whilst the second assumes a
slightly higher rate of growth in office, retail, health
and education. This second scenario reflects the
findings of early stakeholder consultations that have
suggested significant appetite to grow employment
in these sectors.

The resulting employment growth forecasts for
the 20 year period to 2036 are in the order of 8,400
to 11,000 additional jobs. Table 3.3 outlines the
employment forecasts by broad land use type for
each scenario to 2036. The largest employment
growth Is forecast in the health sector, followed by
office-based employment.

2036 Qg i}a_w"’;g Growth rate 2036 Growih Growth rate
Office 7,500 10,100 2,600 1.5% 11,100 3,600 2.0%
Retail 2,800 3,800 1,000 1.5% 4,100 1,300 1.9%
Industrial 100 100 - 0.0% 100 - 0.0%
Education 1,600 2,400 900 2.4% 2,700 1,200 3.0%
Health 6,200 9,900 3,700 2.4% 10,900 4,700 2.9%
Entertainment/ 100 200 100 3.5% 200 100 3.5%
Recreation
Construction 300 400 100 1.4% 400 100 1.4%
Total 18,500 26,900 8,400 1.9% 29,500 11,000 2.4%

Source: SGE Economics & Planning derived from VIF 2016.

MGS Architects | TQPlanning | Movement & Place Consulting | 5GS Economics & Planning | 56

Page 59



Whitehorse City Council

Ordinary Council Meeting 27 May 2019

9.1.2 - ATTACHMENT 1.

314

These forecasts for dwelling and employment
growth have been converted into floorspace
demand to understand the additional floor space
required in the activity centre, see Table 3.4
Employment floorspace requirements have been
estimated using floorspace to job ratios by land
use type. Residential floorspace requirements
have been estimated using an average dwelling
size assumption. These floor space estimates

are for the gross floor area of new buildings,
excluding areas for parking. Demand for additional
employment floor space is in the order of 266,000
to 346,000 square metres. Over half of this
demand is for health floorspace. Demand for
office and education floorspace is also forecast to
be significant. Demand for additional residential
floor space is in the order of 417,000 to 498,000
sguare metres.

Floorspace Demand

Combining the VIF forecasts and the revised
forecasts (higher employment growth and lower
residential growth than the base forecasts)
suggests that the total demand for additional floor
space could be between 763,000 and 764,000
sguare metres.

Table 3.4 Floorspace Demand Forecasts (square metres)

Box Hill MAC Analysis and Options Report

These floor space forecasts are intended to inform
future planning for the activity centre by providing
an indication of the quantum of additional

floor space required, the mix of employment

and housing, and the mix of different types of
employment floor space.

To facilitate the efficient development of the
additional floor space required to satisfy forecast
demand, future planning will need provide
development opportunities that are in excess of
the identified floor space requirements.

Revised Forecast

Base Forecasts T T ——
flower population; higher employment)

2036 2016-36 Growth 2036 2016-36 Growth
Office 187,000 253,000 66,000 278,000 91,000
Retail 84,000 113,000 29,000 123,000 39,000
Industrial 8,000 8,000 - 8,000 -
Education 92,000 146,000 54,000 161,000 69,000
Health 185,000 297,000 112,000 327,000 142,000
Entertainment / Recreation 8,000 13,000 5,000 13,000 5,000
All Employment Floorspace 564,000 830,000 266,000 910,000 346,000
Residential Floorspace 391,000 889,000 498,000 808,000 417,000
Total Floorspace 955,000 1,719,000 764,000 1,718,000 763,000

Source: SG5 Economics & Planning. derived from VIF 2016,

Mote: The 2016 floorspace estimate is based on job to floorspace ratios applied to employment estimates in 2016, due to datz limitations on current

floorspace within Box Hill.
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Image: View towards west on Whitehorse Road demonstrating topography and scale of recent developments
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3.2

Planning and Development

The project team has undertaken an analysis

of recent permit applications (both current and
approved) and VCAT planning permit decisions.

This analysis has focussed on identifying the
appropriateness of development outcomes from a
planning policy perspective, and the implications for
the emerging strategic directions for Box Hill.

This analysis has also sought to Identify relative
strengths or weaknesses in the existing planning
framework that have resulted in the planning
outcomes delivered, including implications for
housing and employment diversity.

3.21 Review of Development Trends (2003-
2018)

Council has provided a consolidated list of the 95
planning permit applications submitted in the last
15 years (Appendix B). This review has included an
analysis of trends relating to:

1 The scale of development permitted across
categories of:

— Low rise (3-6 storeys)

— Mid rise (7-16 storeys)

—  Mid-high rise (17-23 storeys)
— Highrise (24+ storeys)

2 Development status of permit across permits
that were:

— Constructed

— Under construction

— Valid, but not yet activated

— Application under consideration

3 Geographic spread of development activity
across different activity precincts in the centre,
as established in the 2007 Structure Plan.

53 | Bowx Hill MAC Strategic Review Analysis & Options

Box Hill MAC Analysis and Options Report

3.22 Scale of Development

In the last 15 years, 95 planning permit applications
have been approved. Of these:

— 74% (3 of 4) of development were between 3-12
storeys

— B2% (4 out of b) of development was less than
16 storeys

— Only 4% (1 out 2b) of development was greater
than 30 storeys

— The remaining proportion {about 18%) was
distributed roughly evenly between 17-23 storeys
(mid-high rise) and 24-30 storey categories (high
rise)

Box Hill has received a lot of attention In recent
times within the local community around the number
and scale of developments cccurring in the centre.
However, as demonstrated by the review, the vast
majority of this development has been low, and

mid rise developments. Although it is noteworthy
that very few applications for low and mid rise
development have been received since 2015.

The larger development proposals, while accounting
for a very small proportion of permit activity, by their
nature attract a high level of community, media,

and development industry interest. It is important
to recognise that these high profile, high rise, high
density development outcomes have an important
catalyst role in driving much needed growth,
investment and improvement in the centre, and
delivering mixed use development that reflects the
status of Box Hill as a major metropolitan centre for
the eastern region of Melbourne.

Itis equally iImportant to recognise the significant
contribution made by low and mid rise development
in achieving strategic planning outcomes for the
centre and delivering increased housing densities
within close proximity to services and facilities.

However, the individual size of the larger
development proposals means that they represent
a significant proportion of future floor space growth.
Thus while development proposals over 24 storeys
represent only 12% of applications they will deliver,
if all approved and constructed, more than 50% of
the growth in floor space and approximately 45%

of future dwellings. The small number of very large
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developments have a disproportionate impact on Figure 3.1 Distribution of height of all planning applications

future growth outcomes.

The challenge for strategic planning for the

future of the centre is to provide a balance of

opportunities for significant development and

investment in the centre, to ensure residential and

economic growth can be accommaodated, whilst

also ensuring that continued opportunities for low 55%
and mid rise development exist to provide diversity

of development opportunities.

3-6 storeys
0 7-12 storeys
I 13-16 storeys
Bl 17-23 storeys
I 2430 storeys
Bl =30 storeys

Mote: the percentzges shown here refer o
the full set of pemit applications (95 cases).

Table 35 Proportion of development yield by height of development

Estimated Total Average
m? GFA (inc. Estimated Estimated
Number of above ground Employment- Residential m? Total No of GFA per
Height and Status of Permit Applications parking) Related m? GFA GFA Apartments  Dwelling®
3-6 Storeys 26 40% 63,984 7% 6,669 6% 23,039 6% 937 13% 50 106 13
Constructed or Under Construction 19 29% 49,737 8% 3,706 4% 17,096 4% 823 M% 49 106 17
Approved Permit 7 M% 14,247 2% 2,963 3% 5,943 1% 114 2% 54 78 13
7-12 Storeys 15 23% 83,798 10% 1.952 2% 47,306 12% 1,147 16% 53 61 33
Constructed or Under Construction 10 15% 52,313 8% 568 1% 30,439 8% 847 12% 51 57 33
Approved Permit 5 8% 31,485 4% 1,384 1% 16,867 4% 300 4% 56 61 47
13-16 Storeys 7 1% 1M3TT 13% 33,144 32% 57483 14% 823 1% 70 8 57
Approved Permit 5 8% 839825 10% 33,018 32% 38,667 10% 523 7% 72 81 61
Under Consideration 2 3% 27 Ad6 3% 126 0% 18,926 5% 300 A% 866 72 57
17-23 Storeys 6 9% 163503 19% 19,770 19% 42,404 10% 1,703 15% 64 8 ;7
Constructed or Under Construction 2 3% 59,741 7% 18,790 18% 9,848 2% 148 2% 67 &7 67
Approved Permit 2 3% 58,288 7% 120 0% 7,402 2% 606 8% 37 31 37
Under Consideration 2 3% 45474 5% 860 1% 256,164 8% 349 5% 75 87 ©4
24-30 Storeys 7 1% 198722 23% 27,811 27% 112415 28% 1,631 22% 70 81 61
Approved Permit 3 5% 78,137 9% 6,793 7% 45524  11% 663 8% 69 71 66
Under Consideration 4 6% 120585 14% 21,018 20% 66,891 16% 968  13% 70 8 @
30+ Storeys 4 6% 245238 28% 13,878 13% 122,883 30% 1678 23% 75 87 &4
Constructed or Under Construction 2 3% 112300 13% 4,625 4% 64,867 16% 871 12% 74 76 73
Approved Permit 1 2% 79,238 9% 4,778 5% 32,964 8% 517 7% 64 64 B4
Under Consideration 1 2% 53,700 8% 4,475 4% 26,262 8% 290 4% 87 8 &
Grand Total 65 100% 866,616 100% 103,224 100% 405,530 100% 7.319 100% 60 106 13

Source: MGS Analysis of City of Whitehorse Data, VicClue 2011 and PSMA Geoscape.

Mote: the lower number of applications identified here {65 out of 95) reflects gaps in the data available for smaller development {less than 6 storeys). Total floor area growth and
dwelling numbers is in excess of the total shown here.

* Mote that GFA per Apartment figures were only calculated for 46 cases due to incomplete dwing packages or other gaps in the data.
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Number of Levels

3.23 Status of Development

Areview of development status across all of the
permits (for all scales of development) indicated
that:

— For approximately two-thirds of all permits,
development has been constructed or is under
construction.

— Approximately one third of all permits hold a
valid permit that is yet to be acted upon.

When this is considered against the development
status for taller scale development (mid-high rise
and high rise/17-30 storeys), a distinctly different
trend is identified, showing:

— Just 16% of permits for taller development have
been constructed or are under construction

— Almost half of the permits have not yet been
acted upon.

— Approximately two fifths are pending a decision

This confirms that the majority of development
activity, in addition to permit activity, has also
been focussed on low and mid rise projects (3-16
storeys).

Figure 3.2 Development height over time

a0

30
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Considered another way, of the 23 permits greater
than 13 storeys, only 4 developments (less

than 20%) have been constructed or are under
construction. Of the remaining 19 permits for taller
development, around half (10) have not yet been
acted upon, and around half (9) are pending a
decision, lodged in late 2017 or 2018.

Of the permits for taller development not yet acted
upon, the earliest permit dates back to 2011. The
majority were received in 2015 or 2016. These
permits potentially reflect residential development
market conditions that have changed since that
time. Further detailed economic and feasibility work
will be required to understand the likelihood of these
permits progressing or requiring further amendment
in order to deliver a viable development project.

Any future amendments or extensions of time for
those permits will need to have regard to changes
in planning pelicy amongst other well established
tests. Given the disproportionate role of larger
developments in meeting future growth outcomes,
failure to see these projects realised could have

a significant impact on the abllity to meet future
housing demand.
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3.24 Geographic Spread of Development
Activity

An analysis of the geographic spread of

development activity reveals:

— A concentration of constructed developments
located to the north of Whitehorse Road and
around the Box Hill gardens around Elland
Avenue, Bruce Street, and Thames Stin
the current Box Hill Gardens Precinct E and
Peripheral Residential Precinct H.

— To alesser extent, a cluster of constructed
developments located in the Southern and
Eastern Precinct F around Harrow Street.

— Aconcentration of valid, not yet activated
permits located in the Hospital and Westem
TAFE Precinct C and Prospect Street Precinct B.

Most of the development activity in the North
Precinct and are low or mid rise, predominantly
residential development of up to 5-10 storeys.
This has established a new built form and land use
character for this precinct. Limited development
opportunities remain in this precinct.

Figure 3.3 Development status of developments in Box Hill

All development

13+ Storeys

Similarly, the construction activity occurring in the
south east is predominantly new development of 4
and 5 storeys, demonstrating an emerging character
thatis evolving from the existing low scale character
of the area.

The majority of valid permits yet to be acted upon in
the Hospital and TAFE Precinct are for development
of 13+ storeys. This contrasts with the buildings
recently constructed in this precinct which are low
or low-mid rise developments of B storeys or less.
Again, this proposed and constructed development
Is predominantly residential. The future character
and function of this precinct will experience
substantial change if these valid, mid-high and
higher rise permits are acted upon.

There is also a notable cluster of pending
applications for development of 13+ storeys in the
Hospital and TAFE Precinct, including 5 applications
for development of 20+ storeys. If all of these
applications are approved, this will potentially

have further impact on the character and function
of this precinct with flow on strategic planning
considerations.

B Constructed
Under construction

Il /alid permit

B Permit pending
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Table 3.6 Status of development applications, by structure plan precinct

Permit Status Precinct Precinct B:  PrecinctC:  Precinct Precinct F:  Precinct H:
A:Box Hill  Prospect Civic and D: Hospital Southern Residential
Transport Street Eastern and and Eastern  Precincts
and Retail Precinct TAFE Western Precincts
Precinct Precinct TAFE
Precinct
3-6 Storeys Constructed or Under 17% 30% 57% 81%
Construction
Approved Permit 100% 4% 5% 14% 19%
7-12 Storeys Constructed or Under 17% A5%
Construction
Approved Pemit 9% b% 21%
13-16 Storeys | Approved Pemit 22%
Under consideration 10%
17-23 Storeys | Constructed or Under 33% A%
Construction
Approved Pemit 3% 7%
Under consideration A% 5%
24-30 Storeys | Approved Pemit 60%
Under consideration 20% 13%
30+ Storeys Constructed or Under 33% 20%
Construction
Approved Pemit A%
Under consideration A%
Total 100% 100% 100% 100% 100% 100% 100%

Source: MGS Analysis of City of Whitehorse Data
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325 Detailed Review of Permit Decisions

Of the 95 permits determined, a representative
sample of approximately 20% of developments
were selected from across 4 different typeologies of
development, see Table 3.7:

— Low rise (3-6 storeys)

— Low-mid rise (7-16 storeys)
— Mid rise (17-23 storeys)

— Highrise (24+ storeys)

Delegate Reports and VCAT decisions (where
relevant) were reviewed in detail to identify:

— Consistency with State and Local Policy

— Consistency with strategic directions of the 2007
Structure Plan

— Key planning considerations relating to land use,
design, employment, affordable housing, car
parking, and delivering public benefit.

— Any key gaps in the planning framework for
supporting positive planning and development
outcomes for Box Hill

Table 3.7 Summary of developments reviewed

High rise

The permit applications were also selected to
ensure the findings of different types of decision
makers were considered. This included review of:

— Delegate (officer) Issued Permits

— Council Issued Permits

— VCAT Issued Permits (Supported by officers)
— VCAT Issued Permits (Refused by officers)
— VCAT Issued Permits (Mediated)

— Ministerial Permit in conjunction with Planning
Scheme Amendment

845-851 Whitehorse Road (former Spotlight site)- 17, 30 and 37 Storeys (2016)

(24+ storeys)

836-860 Whitehorse Road "Whitehorse Towers - The Chen"” — 26 and 36 storeys (2015}

b4b-b63 Station Street ("Sky One” AXF Group) - 36 Storeys (2011)

High - Mid rise

34-36 Prospect Street - 30 Storeys (2018) -
874- 878 Whitehorse Road - 23 Storeys (2016)

(17-23 storeys)

913 Whitehorse Road {ATO} - 20 Storeys (2011)

12-14 Melson Road - 19 and 20 Storeys (2015)

Low-Mid rise

517 Station Street (Golden Age) — 18 Storeys (2016)
15-17 Irving Avenue - 9 storeys (2015)

(7-16 Storeys)

16-22 Wellington Street - 14 Storeys (2016)

712-714 Station Street -9 Storeys (2012)

19-21 Poplar Street — 8 Storeys (2013)

5-7 Bruce Street (2 Archibald St) — 9 storeys (2011)

Low rise

2-4 Elland Street — 9810 Storeys (2013)
36 Hamrow Street — 3 storeys (2014)

(3-6 storeys)

898-100 Carrington Hoad - 3 Storeys (2010}

65 | Box Hill MAC Strategic Review Analysis & Options

490 Elgar Road -6 storeys (2011)
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3.26 Implementation of Broader Strategic

Land Use Planning Directions

At abroader strategic level, decision makers
consistently found strong strategic support for
intensification of development and facilitation of

high density residential and mixed use development
outcomes, as established by directions in Plan
Melbourne, and the 2007 Structure Plan as reference
documents within the Whitehorse Planning Scheme.
Clear policy support also exists within the Scheme
expressed in both State and local policy for urban
consolidation and high density development in Box Hill.

In many of the decisions reviewed, this policy support
was given substantial weight — however the manner
inwhich it was applied and considered varied. A key
ISsue apparent in many of the decisions was a need to
balance the high level strategic and policy objectives to
achieve an outcome that was considered appropriate
to the site specific context, and to weigh up sometimes
competing or contradictory policy directions within the
scheme, as further discussed in this chapter.

This high level policy support was a key determining
factor in the support of all of the significant strategic
redevelopments reviewed, particularly where the site
was designated within local policy Clause 22.07 as
being within Major Development Precinct F which
states ‘taller buildings permitted, enabling increased
density’. However a key planning policy gap remains for
decision makers around guestions such as "how tall?’
and "'how dense?’ particularly in the absence of specific
height limits.

At the other end of the spectrum, a particular tension
was also identified in the Peripheral Residential Precinct
H with regards to policy directions to promote higher
residential densities within Box Hill in areas zoned
Residential Growth Zone (RGZ) or Mixed Use Zone,

in conjunction with policies for garden character and
limited or natural change as identified in the Housing
Strategy and Residential Development Policy at
Clause 22.03, and in the context of evolving built form
character, for example, in relation to building height
outcomes. Council did not receive approval from the
Minister for the desired residential zoning outcome
during the roll out of the reformed residential zones
(height outcomes), as a result this tension remains at
the periphery of the activity centre. This matteralso
requires further policy direction to provide greater
planning certainty and consistency of decision making.
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3.27

The majornty of applications reviewed were
predominantly residential in nature. This is consistent
with policy directions to direct higher density residential
development to activity centres well serviced by public
transport, and to create more, and diverse opportunities
for housing. The trend towards residential uses were
also a reflection of the market appetite at the time

of these applications. However, it also needs to be
considered in the context of the strategic land use
directions for each ‘activity precinct’, as set by the
2007 Structure Plan and local policy, most relevantly, as
follows:

Strategically Important Land Use Outcomes

— Precinct A — Box Hill Transport and Retail Precinct:
Retail sustained throughout the area complemented
by entertainment, hospitality, commercial and other
uses with extended hours of activity creating a
central focus for Box Hill.

Precinct B - Prospect Street: consolidation as the
primary office precinct in the centre.

— Precinct D — Hospital and Western TAFE Precinct:
Growth and enhancement of education and medical
institutions and support for related businesses and
services, plus high density residential (including
student housing).

The cumulative impact of existing and future approvals
for predominantly residential developments within these
precincts has the potential to undermine their strategic
role within the activity centre — particularly in Precinct

B and D where education/medical and related use and
office uses are respectively identified as a priority.

Major development applications with significant ‘hotel’
use have also been approved in each of the above
Precincts on sites on Whitehorse Road, including "The
Chen Art Series Hotel'. In each case, the decision maker
determined that this use was strategically important to
the centre, and/or represented a community benefit, and
reflected market need.

Inthe ‘The Chen Art Series Hotel’ approval, located

in Precinct B, the delegate report acknowledges that

it would have been ideal, as a minimum, to achieve a
‘no netloss to office floor area’. However, this was not
an express policy position and was not supported by
planning controls able to enforce this outcome. This
may need to be addressed Iif the future role of Precinct B
as 'the primary office precinct in the centre’ is to remain
a strategic priority
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The issue raised is not whether residential or hotel
use is appropriate within an activity centre context —
it clearly is, but rather:

—  What additional planning mechanisms or policy
guidance are needed to ensure the underlying
strategic role of the individual precinct is
implemented?

— How can strategically important priority land use
outcomes, such as office or health/ education
related uses, be incentivised in preferred
locations?
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3.2.8 Affordable Housing

A number of the major, more recent permits have
included permit conditions requiring the gifting of
affordable housing units as a public benefit. This
has been relied upon, in part, as justification for
additional height.

The VCAT decision ZL Prospect Pty Lid v
Whitehorse CC [2078] VCAT 750 regarding the
application at 34-36 Prospect Street ruled that the
inclusion of a condition to this extent was unlawful
and should be deleted. The Tribunal acknowledged
that high level policy aspirations exist regarding
affordable housing, but also identified that there

is no policy framework included within the
Whitehorse Planning Scheme that would support
such a requirement.

Not only must any requirement’ for affordable
housing contribution be underpinned by policy,

It must also be implemented within a legislative
framework that allows only for ‘negotiated
agreements’ to be made for the provision of
affordable housing. There is currently no legislative
head of power enabling a ‘mandated’ approach to
affordable housing.

Some of the challenges include:

— Establishment of an appropriate planning policy
framework for affordable housing within the
scheme. This needs to be underpinned by
analysis and understanding of housing need in
Box Hill.

— Establishment of a clear policy position in
relation to providing incentives for applicants
to deliver desired community benefits through
negotiation with Council.

— Where affordable housing public benefit is
related to development uplift this needs to be
unambiguous, transparent, and consistently
applied.

Council is currently undertaking work to support
a policy on affordable housing in the Planning
Scheme and has received a State Government
grant towards this end
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Image: 545-563 Station Street "Sky One” under construction in January 2019
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33

Built Form Considerations

Urban design and built form analysis of the 95
permit decisions by the project team has indicated
a series of key trends and Issues that have emerged
over time. The main challenge introduced by the
2007 Structure Plan was the issue of delivering
buildings with global city scale and form into a
largely suburban streetscape and arterial road
setting. This has involved a substantial change in
character and introduced Issues that need to be
managed in order to support the continuation of the
growth of the activity centre.

Council has provided drawings and documentation
for approximately 55 of the 95 permit decisions
within the broader set of permit decisions. The
discussion here primarily refers to projects that
have been constructed or permit applications that
have been approved. Where there is discussion of
projects under consideration this will be highlighted
separately.

69 | Box Hill MAC Strategic Review Analysis & Options
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331 Guidance on Preferred Built Form
Outcomes

Built form issues around height and setbacks were
commeoenly a key planning consideration in the
decisions reviewed. This is particularly the case

in Precinct F, for which the 2007 Structure Plan
provides limited built form guidance in Section 5.2
and in the Built Form Precinct description as follows:

— Precinct F Major Development Precinct —
Taller buildings permitted, enabling increased
density. Heights must not cause overshadowing
of key open spaces, Residential Precincts A or
B or residential areas beyond the study area.
Transitional heights to be provided at edges of
precinct to respect the scale of neighbouring
precincts.

The structure plan has reference document’ status
and cannot be relied upon to enforce planning
outcomes, in part due to the nature of Precinct F
which is highly accommodating for development.
Limited guidance is also provided in Clause 22.07
“Box Hill Metropolitan Activity Centre” which
includes policy directions to:

— Create transitional heights around the core of the
activity centre to protect amenity in surrounding
residential neighbourhoods

— Protect key open spaces form overshadowing
(as shown in the public space framework map)

Key planning issues identified in the context of the
limited built form guidance available included:

— Is Whitehorse Road the preferred location for
the tallest buildings, and does it provide the
opportunity for the most substantial built form?

— Is a ‘gateway’ approach to considering
development appropriate, and If so, where?

— Should development height be required to
be consistent with surrounding approved
development, potential development, or existing
development?
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— Adesire to achieve a 'transition’ in height —

* Whatis an appropriate transition in building
scale between precincts?

* |s atransition in height required within a
precinct between buildings?

* Should heights transition down from the
core of the activity centre? If so from what
to what?

*  What extent of transition is required at the
periphery of the centre?

* What is the policy position regarding a
transition in height down towards the
gardens?

— How are overshadowing issues considered and
enforced? How Is discretion to be exercised,
noting policy cannot mandate outcomes?

— Is it explicit that a tower podium form is the
preferred built form? Does this apply across
all precincts? Can other built forms achieve an
appropriate outcome?

— How high should streetwalls be? What is the
relationship to the road hierarchy? Should
streetwall heights respond to existing, emerging
or preferred future streetscape character?

— Whatis considered an appropriate depth of
setback above the podium?

— What is considered an appropriate side setback
or separation distance between buildings to
achieve reasonable amenity cutcomes in an
activity centre context?

— Whatis an appropriate level of amenity at the
street and in key public places?

Significant work is now required to address these
gaps in planning contrels and provide the required
pelicy guidance around appropriate built form
outcomes. These issues need to be addressed
within the context of the forthcoming Urban Design
Framework.

Box Hill MAC Analysis and Options Report

3.3.2 Poor Land Use and Built Form
Coordination

There has been poor integration of built form
outcomes and preferred future land uses due in part
to conflicting messages and limited consideration
of development economics. As already noted, in
some areas, particularly in the Health and Education
Precinct as well as parts of Prospect Street Precinct
and South and East Precinct, the built form controls
have favoured built form that has not delivered the
land use cutcomes being sought. For example,
Rutland Road and Ellingworth Parade have
traditionally provided the opportunities for a variety
of scales of proprietary businesses to prosper but
planning provisions have not precluded residential.
Higher and better land value outcomes have been
achieved through predominantly residentially
focussed towers which in tum out-compete lower
rise commercial use for value.

In some areas there is a poor fit between the
favoured built form, e.g. residential uses with

high capacity car parks, and the existing lot
arrangements, leading to large scale built form
within street networks that do not support that
outcome. Development proposals on modestly
scaled sites in hinterland locations are being put
forward which rely on exclusive street access for
vehicle loading and pedestrian access. The Forrest
Hill Precinctin South Yarra is @ mature example of
the very poor urban outcome arising from such an
arrangement.

Clearly there have been insufficient incentives for
investment and insufficient clarity in a policy sense
to trigger improvements in streetscape interface
and quality and capacity of wayfinding between
public transport and hinterland street destinations
and the core precinct. The existing policies have
not delivered the conversion from shopping centre
to town centre achieved in other transit rich urban
areas such as QV in the Melboume CBD. It is noted
that Council has recently undertaken steps towards
addressing these shortfalls, notably the Box Hill
Urban Realm Treatment Guidelines.
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3.3.3 Heights, Setbacks and Building
Separation

The majority of approved development has been
located on relatively small sites, either from a
single existing lot or a small number of contiguous
lots. Approximately two-thirds of approved
developments are on sites measuring less than
1500 sgm, which is approximately the equivalent of
two standard Box Hill house blocks. This includes
eight developments of over 13 storeys, suggesting
there Is substantial intensification occurring without
the need for lot consolidation.

As a positive this has meant that development can
occur relatively rapidly without the need for site
amalgamation. The negative outcome of these
developments from a design perspective is the
inconsistent application of equitable development
principles, where the development on one lot
makes de facto use of some of the development
potential of an adjeoining site by building close

to the boundary. Thereis also the significantly
increased number of inactive sideages where new
buildings are constructed up to the lot boundary

on all sides. Where habitable rooms face the side
boundares there is an overreliance on screening to
manage privacy and reduce overlooking between
developments. Only approximately one third of
developments have side setbacks at upper levels
of more than 4.5m from the side boundary, which
would equitably share a 9m separation providing
minimal levels of privacy between habitable rooms.
It would be preferable that larger setbacks and
coordinated outlooks towards public areas are
provided.

On the few sites large enough to contain multiple
towers above podium level (5 projects from our
sample) the average separation between towers is
11m. This suggests one potential benefit from the
development of larger sites — the greater potential
for managing access to light and air between taller
built forms. This cbservation is tempered by the fact
that each of these b examples has side setbacks of
less than 4.5m. While there is adequate separation
between towers within the sites there is potential
for taller towers on adjoining sites to be too close,
leading to diminished amenity.

Table 3.8 Site size for all pemit applications, by height of proposed development

36 7-12 RES] 17-23 24-30 30+

Lot size sqm Storeys Storeys Storeys Storeys Storeys Storeys Total
0-500 2 2 2%
500-1000 27 8 1 1 37 A3%
1000-1500 7 7 3 1 2 20 23%
16002000 5] 3 1 3 2 1 16 18%
2000-2500 2 1 1 1 51 6%
2600-3000 2 2 2%
3000-3500 1 1 1%
A000-4500 1 1 1%
50006500 1 1 1%
7000-7500 1 1 2 2%
Total No of Applications 45 18 7 6 7 4 87  100%

Source: MGS Analysis of City of Whitehorse Data, VicMap Cadastral and PSMA Geoscape

Mete: the lower number of applications identified here (87 out of 95) reflects gaps in the available data.

Table 3.9 Side setback measurement above podium level, for accommodation use
Side Setbacks at upper 36 712 13-16 17-23 24-30 30+ Total
levels (above podium) Storeys Storeys Storeys Storeys Storeys Storeys
0 2 2 1 1 5] 15%
< 45m 51 53 3 1 3 3 20 50%
> 45m 1 4 2 2 4 1 14 3b%
Total 8 1 6 4 7 4 40 100%

Source: MGS Analysis of City of Whitehorse Data
Maote: the lower number of applications identified here (44 out of 95) reflects gaps in the available data.
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334

Many new developments in Box Hill demonstrate
multiple issues regarding the integration with the
adjoining public realm. Development on larger
sites would more positively integrate with the
surrounding public movement network if 24-hour
accessible pedestrian and cycle connections were
provided. This can be to either replace existing
connections severed by the new development (for
example, where development is of an at-grade car
park that previously provided a level of informal
connectivity) or in order to provide new links within
impermeable street blocks.

Integration with the Public Realm

It is notable that many new developments make
very little landscape contribution towards quality
urban streetscapes, places and amenity. While
there are a small number of developments that
provide improved mid-block connectivity, there is
more generally an absence of contributions towards
upgraded footpath capacity in existing streets and
lanes. In some neighbourhoods the magnitude of
growth means that more spaceis needed to enable
enhanced interconnection of neighbourhoods and
key destinations within the activity centre. While the
public realm is a council managed space, there is an
absence of substantial public realm improvements
for areas immediately adjoining the project site as
part of development proposals.

There are many locations where the comfort and
amenity of pedestrians at street level is relatively
poor. Overshadowing and wind impacts have had

a negative impact on the public realm surrounding
the development. The consideration of wind effects
from taller buildings have in many cases not been
demonstrated. The use of canopies and continuous
weather protection along active pedestrian-focussed
street interfaces Is intermittent where provided.

There is inconsistent activation of laneway and
street podium interfaces leading to perceived
diminished safety and security within the

public realm. With respect to building interface
arrangements, podium heights appear to be
determined more by functional requirements of the
internal use than in response to the role of the street
and the need for wind mitigation in some locations.

73 | Box Hill MAC Strategic Review Analysis & Options

The substantial increase in lot coverage in many areas
has resulted in a substantial loss of tree canopy cover
and shade as sites have been intensified. This is an
inevitable outcome from a substantial intensification
in use however there has been insufficient provision
of landscape within the proposed developments

and the contribution back towards the broader
neighbourhood. There is a need to consider where
the landscape opportunities might be accommodated
if not in the site, particularly in locations where
substantial trees won't fit into the streetscape due to
the narrow width of road reserves. Where the public
realm is too narrow the landscape contribution to the
streetscape will need to be accommodated within
individual private lots.

The Council has recently prepared the ‘Box Hill Urban
Realm Treatment Guidelines by Hansen Partnership.
This operational document defines a hierarchy of
public realm types and promote high quality public
realm outcomes through a high-level specification of
an improved landscape and materials palette across
the centre. These guidelines constitute an important
part of a broader overall response that is needed to
address these issues.

335 Cumulative Impacts of Traffic Generation

and Parking

In all instances of permit applications we have
analysed, the traffic impacts generated by the
development were considered acceptable and able
to be accommodated within the existing local and
arterial road network.

The traffic impacts of these applications were
considered on an individual, site by site basis. There
was no evidence within the decisions that the
potential cumulative impact of traffic generated by
other approved but not yet constructed, or proposed
development was considered.

Some tribunal decisions highlighted that any permit
conditions for traffic impact mitigation works needs
to relate to the impacts generated by development,
not broader traffic management issues. However,
there are also developments that require traffic
studies to be carried out in the area to other approved
developments and determine if mitigating works are
required for that precinct.
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To date, Council is yet to receive these studies that
are required in accordance with their planning permit.
As such, Council has determined the need to carry
out the cumulative impact of traffic and parking in the
absence of not receiving these studies to date.

The cumulative impact on the form of the public
realm caused by the management of loading and
parking has also not been adequately considered.
Driveways have been positioned in locations that
serve the needs of individual lots without the ability
to influence the cumulative impact of driveways
and crossovers on street landscape and pedestrian
amenity. Inactive services at ground level, and the
cumulative impact of back of house uses has had
a negative impact on place quality and amenity at
ground level.

There is a general aversion to building basements
in larger developments as preferred in the 2007
Structure Plan. Whilst the ground conditions are

suitable and basements are technically feasible,
the additional cost has seen frequent applications
for large amounts of above-ground car parking

in podiums. Where this has occurred it has had

a negative impact on the activation of the street
interface within podium levels and an increase in
the building bulk needed to supply the parking
opportunities

Clearly controls necessitating a high quality footpath
and streetscape arrangement are essential in
conjunction with development delivering alternative
approaches to car parking provision and minimising
of driveways as a consequence.

Where there is laneway access this allows for
separation of pedestrian active frontages from
vehicle servicing zones if the aligned proposal
forincreasing the laneways for traffic use. Some
laneways will need widening into private land to
accommodate the future traffic loads.

Table 3.10 Average number of car spaces per development, for all permit applications, by height of proposed development

Pemit Status

500-
1000

101
15|

0-500

Lot Size for Proposed Development

00-
00

1600-
2000

2000-
2500

2600-
3000

3000-
300

4000-
4500

5000-
5500

7000
7500

AVERAGE CAR PARK SIZE FOR INDIVIDUAL DEVELOPMENTS

Constructed 3-6 Storeys 608 19 12 37 a4 104
or Under
Construction
7-12 Storeys 631 10 39 80 85
17-23 Storeys 480 2 240
30+ Storeys 945 2 390 bbb
Total 2724 33
Approved 3-6 Storeys 287 7 19 16 44 128
Pemit
7-12 Storeys 282 5] A6 100
13-16 Storeys 861 5 117 127 145 165 307
17-23 Storeys 664 2 13 651
24-30 Storeys 706 3 201 305
30+ Storeys 574 1
Total 3344 23
Under 13-16 Storeys 236 2 118
consideration
17-23 Storeys 333 2 123 210
24-30 Storeys 1149 4 199 227 362
30+ Storeys 372 1 372
Total 2090 9

Source: MGS Analysis of City of Whitehorse Data

Mote: the lower number of applications identified here {65 out of 95) reflects gaps in the available data. This analysis refers to permit dats — not all will be approved and not all
of the approved developmerts will be constructed.
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There is a need for a precinct parking strategy that
better manages car parking as a shared resource rather
than on a site by site basis. However the delivery of
works required as a result of cumulative, or precinct

or centre wide, traffic impacts is unlikely 1o be able

to be implemented by way of permit conditions on
individual applications for development. An alternative
implementation mechanism, such as an infrastructure
contribution plan, would need to be explored.

3.3.6

The approach to considering car parking has varied
amongst the decisions reviewed. Various decisions
referenced strong policy support for reduced car

parking rates to encourage walking, cycling and public
transport. Other permits were approved with parking
rates exceeding statutory parking rates established by the
Parking Strategy which informed the Parking Overlay.

Car Parking in Permit Applications

Where the tribunal was determining a matter involving
reduction of car parking, it was generally supported. In
CED Landcorp Pty Lid V Whitehorse [2018] VCAT 445
(874-878 Whitehorse Road), the tribunal specifically
agreed with evidence that parking rates more consistent
with the Central City are more appropriate for Box Hill.
This may necessitate the introduction of maximum, rather
than minimum, car parking ratios for Box Hill via the
Parking Overlay. If supported by clear policy guidance on
discretion to exceed the statutory rates, it may be a useful
tool in managing overall traffic generation within the
activity centre area.

The role of off site parking provision or leasing of
spaces within commercial car parks was also a matter
of consideration in some decisions. The Tribunal found
that there was no statutory reason why this could not
be supported. Decision makers would benefit from clear
policy direction on this matter. If this was a preferred
approach to managing parking demand and traffic
impacts, development incentives could be explored to
facilitate this outcome.

3.37

Box Hill lacks clear policy support for design excellence
for taller built form defined through quality and durability
of materials and finishes and detailing of ground level
services. The quality and long term durability of materials
Is @ concermn that has been noted during community
consultation. New development within the activity

Built Form and Design Quality

centre has delivered city scale buildings but the underlying
development economics is pushing preferences for shorter
life materials and detailing. For example, painted concrete
and lightweight claddings have been specified on prominent
buildings. On taller built form commercial glazing systems
have been specified that are more appropriate to shorter

life commercial buildings. These have been used as longer
term solutions for strata titled residential towers without
clear consideration about how the maintenance and eventual
replacement of these systems will be achieved.

In relation to improved environmental sustainability
outcomes, Council has a Environmentally Sustainable
Development (ESD) policy through Amendment C130 which
was incorporated into the Scheme in November 2015. This
policy sets out specific application requirements for different
types of development towards incorporating ESD principles
in development.

3.38

Other public benefits that were sought to be delivered
through permits included:

Delivery of Other Public Benefits

— Provision of publicly accessible open space
— Provision of pedestrian link or laneway

— Public art

— Provision of space for community uses

In the cases which successfully negotiated provision of
open space and pedestrian links, these were vaguely
informed by the Access and Public Space Framework

in the local policy. In each case, decision makers would
have benefited from greater policy guidance regarding the
quality, design, configuration and function of those aspects
of the development.

Further, to the extent that Council seeks to encourage the
creation of new public spaces and facilities and linkages
consistent with the structure plan, a clear policy position is
reguired regarding development uplift for the provision of
open space or pedestrian links as a public benefit.

Opportunity may also exist to consider an extended list
of eligible public benefits, which could include public art
contributions and provision of space for community uses,
but note that this will need to be strategically justified.

As was recommended in relation to affordable housing, any
public benefit and development uplift regime needs to be
unambiguous, transparent, and consistently applied.
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Emerging Urban Character

341 Topography

Box Hill is, as suggested by its name, characterised
by its location at a high point in the local topography.
The highest point within the activity centre boundary
is the rail station site between Main Street and
Carrington Road. The land to the north of the railway
line slopes down gently to Whitehorse Road,

then more steeply further north towards Box Hill
Gardens. Whitehorse Road slopes gently as far
west as Nelson Road, before falling more steeply
between Nelson Road and Elgar Road.

77 | Box Hill MAC Strategic Review Analysis & Options

Box Hill MAC Analysis and Options Report

Page 80



Whitehorse City Council
Ordinary Council Meeting 27 May 2019

9.1.2 - ATTACHMENT 1. Box Hill MAC Analysis and Options Report

Figure 3.7 Topography of Box Hill Legend

L 23 Structure Plan boundary

A High point {88m]
¥ Low point {65m}
|||| Plateau

) GSteep strest
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34.2 Street and block characteristics

The streets of Box Hill are distinct from many
other centres in Melbourne. Box Hill's street grid

is defined by two parallel transport corridors of
Whitehorse Road and heavy rail. Box Hill's streets
are few, narrow and suburban in character and
form comparatively large urban blocks — these are
not CBD-type characteristics which typically have
smaller urban blocks coupled with an extensive
network of streets.

Box Hill characteristics include:

— Two large transport corridors - Whitehorse Road
(B0 metres wide) and heavy rail (30 metres wide).

— Narrow suburban streets of 15 and 20 metres
wide, including the two major north-south
streets of Elgar and Station Streets which are 20
metres wide.

— Large urban blocks with limited permeability with
the exception of the traditional town centre and
the area bounded by Shipley Street and Station
Street north of Whitehorse Road.

— South of Box Hill Central largely consists of
horizontal urban blocks 300-400 metres in length.
The lack of north-south laneways results in poor
levels of permeability.

— North of Whitehorse Road features a mixture of

substantially large blocks (except for Shipley and
Station Streets) and narrow suburban streets.

Figure 3.9 compares Box Hill with Melbourne's
CBD at the same scale, illustrating the clear
difference in street and block typology. The street
grid of Melbourne’'s CBD has a clearly defined

and legible geometry with generous 30 metre
wide streets that are complemented by smaller
parallel east-west 10 metre wide streets and an
intricate and predominately north-south netwark
of laneways. By contrast, Box Hill's street gnd has
an iregular geometry with fewer and narrower
streets and a comparatively limited network of
laneways. These characteristics inevitably create
tension for road space allocation between modes
of transport and their capacity, the public realm
and their amenity. As Box Hill grows, so will

this tension, which highlights the need for their
deliberate resolution towards achieving the future
vision of Box Hill. This underscores the need for an
overall strategy for the activity centre’s streets and
laneways.

Figure 3.8 Comparison of streets and blocks of Box Hill and Melboume CBD {shown to same scale}

Box Hill
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343 Lotsize

The total area of all lots (including parks and crown
land but excluding road reserves) in the Box Hill
activity centre is approximately 100 hectares.

A substantial amount of land is held by larger
institutions such as Box Hill Institute (approximately
7.8ha) and Box Hill Hospital / Epworth Eastem (5.5
ha). The largest single non-institutional landholder is
Vicinity, the owner of Box Hill Central (approximately
3.6ha of leasehold VicTrack land and 1.8ha of
freehold).

The fabric of land parcels demonstrates some
important characteristics that differ by individual
neighbourhood.

— A cluster of lots near to the intersection of
Station Street and Whitehorse Road, extending
as far west as the Market Street Mall and south
to Ellingworth Parade, provide a distinctively
narrow width subdivision pattern consistent with
this area’s original role as the town centre. The
average size of lots in this area is 380m? but the
majority of lots are sized between 200-550m?Z,
which is notably different to other parts of
Box Hill.

— The commercially zoned land between Rutland
Road and Ellingworth Parade provides another
cluster of anomalously smalllots in a single
area. Most lots within this neighbourhood are
sized between 450-600m?, with quite consistent
rhythm of lot dimensions and proportions.

— The subdivision pattern of lots adjoining
Prospect Street defines a coherent precinct with
consistent lot sizes and depths. The lots in this
area are generally a little larger, with a median
size of 1200m*

— Apart from the larger institutional landholdings or
consolidated sites, most other areas within the
activity centre boundary have lot sizes that are
typical for suburban house subdivisions across
Melbourne, ranging between 700-900m?.
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344

The type of access to lots has implications on how
future development may impact the public realm,
streetscapes and the broader movement network.
For instance, proposed developments on lots with
a narrow single street frontage would necessitate
cross over access to car parking within these
developments from the street frontage. Wider lots
with two or more frontages have increased flexibility
in relation to prioritising pedestrian amenity by
locating vehicular access away from key pedestrian
movements. Figure 3.12 demonstrates how lot
access varies across Box Hill due to its streset and
block characteristics.

Lot access and street frontage width

Lot access characteristics:

— Poplar Street consists predominately of single-
frontage lots. This is similarly reflected in the
residential areas south of Cambridge and Harrow
Streets.

— Large proportion of lots on Rutland Road,
Ellingworth Parade and Prospect Street (Fairbank
Lane) are serviced by narrow rear laneways.

— The fine grain of the existing laneway network
between Nelson and Station Streets results
in the majority of lots having two frontages or
more. This is similarly reflected along Station
Street and part of Thames Street.
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345 Density and floor area

Since 2007, Box Hill has experienced an increase in
density and floor space with ongoing development
resulting in residential, office, education and

health of significantly higher densities. However,
Figure 3.14 on page 89, demonstrates how

this significant increase in density and floor space
has been unevenly scattered across the activity
centre with the majority of the increase located

on and north of Whitehorse Road on relatively

few sites with the exception of the area between
Shipley Street and Station Street which has

seen a clustering of low to mid-rnise residential
developments. Elsewhere in Box Hill has seen
smaller and gradual increases in density, particularly
in transitionary residential where low-rise (3-4
storeys) multi-residential developments have
occurred along streets such as Thames Street.

Table 3.12 Selected major developments constructed since 2007 or currently under construction

Completion Predominant Maximum

date land use Total GFA storeys Site size FAR
ATO 2016 Commercial 35,440m?* 19 1,7756m? 20
{913 Whitehorse Road)
Box Hill Hospital 2015 Health approx. 55,000m? 10 28 A40m?= 38
redevelopment GFA added
Whitehorse Towers 2017 Hotel and 42, 420m? 36 and 29 3.315m? 128
(850 Whitehorse Road) Residential
SkyOne Box Hill Late 2019 Residential 69,880m> 36 243b6m? 289
(545 Station Street)
12-14 Nelson Street Late 20189 Residential 24 300m? 20 3.315m? 15.1

Source: MGS Analysis of City of Whitehorse Datz
* Total site density including both new and old buildings
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Floor Area Ratio
Table 3.11 Area Ratios and Heights of Proposed Development
Permit Status Precinct A* Precinct B Precinct C*  Precinct D Precinct F  Precinct H
Box Hill Prospect Civic and Hospital Southern| Residential
Transport Street Eastem and and  Precincts
and Retail Precinct TAFE Western Eastern
Precinct Precinct TAFE Precincts
Precinct
Average Constructed or 244 128 45 29 1.8 39
Floor Area Under Construction
Ratio
Approved Permit 18.0 175 06 9.0 46 6.0 05 82
Under consideration 14.0 16.6 115 14.1
Maximum Constructed or 289 128 151 64 35 29 289
Floor Area Under Construction
Ratio
Approved Permit 18.0 197 06 185 53 7.3 1.1 197
Under consideration 14.0 272 138 272
Average Constructed or 28 storeys 36 storeys 8 storeys 7storeys  dstoreys  3storeys 7 storeys
Height of  Under Construction
Proposals
Approved Permit 23 storeys 28 storeys 3 storeys 16 storeys 7storeys 10storeys  4dstoreys 13 storeys
Under consideration 2b storeys 29 storeys 16 storeys 24 storeys
Maximum Constructed or 36 storeys 36 storeys 20 storeys 10 storeys b storeys B storeys 36 storeys
Height of  Under Construction
Proposals
Approved Permit 23 storeys 30 storeys 3 storeys 37 storeys  9storeys 18storeys  Bstoreys 37 storeys
Under consideration 25 storeys 37 storeys 19 storeys 37 storeys
Number Constructed or 2 1 9 15 8 22 57
of cases Under Construction
analysed
Approved Permit 1 3 1 2 6 b 27
Under consideration 1 b 3 9
Overall total cases 3 5 1 23 20 14 27 93

* This analysis of Precinct A& C, and to & lesser extent Precinct B, is inherently imited by small sample sizes for each precinct

Source: MGS Analysis of City of Whitehorse Data, PSMA Geoscape
Mote: the lower number of applications identified here (93 out of 95) reflects gaps in the available data.

Mote on methodology used to estimate FAR:

Unless otherwise noted, all Floor Area Ratio (FAR) calculations use the same broad approach as used in the Central City Built Form Guidelines {C270). Importantly, these gross
figures include all built form above ground level, including for example car parking. The actual "habitable’ or "saleable’ gross floor ares (GFA as defined by the Property Council
of Australia) will be lowerthan this planning related figure.

Floor Area Ratio estimates were based on three separate datasets. Firstly, VicCLUE data from 2011 containing floor space and lot size were used to generate a baseline

FAR for Box Hill in 2011, Secondly, planning approvals data from 2003 supplied by the City of Whitehorse was cross-checked with architectural plan drawings from planning
permit applications to gatherdata on land use, Gross Floor Area (GRA), number of dwellings and car park spaces. This datz was integrated to provide 3 base dataset onwhat
has changed since 2011, Thirdly, Geoscape {PSMA) building datasetwas used to partially validate both datasets to identify outliers and errors - however, this dataset has the
following limitations: the capture date is 20162017 and GFA is calculated crudely from LiDAR-derived height dats and building footprints. As a result, the FAR estimate has
inherent limitations thatrely on a degree of manual coding and analysis.
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346  Sites available for future development

A substantial degree of change has already occurred
within Box Hill. Figure 3.13 illustrates the location of
sites within Box Hill that remain available for future
change, in comparison to sites that are less likely to
change in the near future.

There are a range of reasons that future change
might be constrained.

— Where there have been multkresidential
developments constructed less than fifteen
years ago it is unlikely that these will be
redeveloped again within the next ten to fifteen
years.

— Strata subdivisions, townhouse, unit and multi
parcel lots with shared common property are
potentially constrained due to the fragmented
ownership of these sites that slow down the
process of lot consolidation. Some of these sites
may already be in single ownership but many will
be owned by multiple parties.

— While sites may appear to be available for
development, they may not be developed due to
preferences of owner-cccupiers, such as long-
term residents who desire to age in place and do
not wish to relocate. This can slow the process
of lot consolidation

— Land held by larger institutions such as the
Box Hill Institute (BHI), Box Hill Hospital, Epworth
Eastern and City of Whitehorse is not explicitly
encumbered and in some cases is likely to be
further developed in the future. In addition, the
redevelopment of these sites may be reliant
on competitive government funding which
may affect the expediency of redevelopment.
However, the use of these sites is likely to
remain for the purposes of the institution, while
the existing uses may be intensified it is less
likely that they will be redeveloped for a totally
different use.

In general terms it is notable that the area south of
Oxford Street and Harrow Street (to the south of

the activity centre) and north of Thames Street (in
the north of the centre) have a significant number

of strata and subdivided parcels. The opportunities
for significant change in these areas are modest and
will proceed more slowly than on less encumbered
sites.
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3.47 Cumulative built
form outcomes
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Figure 3.15 View of cumulative impact of development of valid and pending pemnits.
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Figure 3.16 Cumulative impact of development in Precinct A: Box Hill Transport and Retail Precinct
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Figure 3.17 Cumulative impact of development in Precinct B: Prospect Street Precinct.
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Figure 3.18 Cumulative impact of development in Precinct C: Civic and Eastern TAFE Precinct and Precicnt F: Southern & Eastern Precinct
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Figure 3.19 Cumulative impact of development in Precinct D: Hospital and Westem TAFE Precinct.
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Figure 3.20 Cumulative impact of development in Precinct E: Box Hill Gardens Precinct
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35

Key institutions and strategic sites

35.1 Whitehorse City Council

Whitehorse City Council is the largest land owner
within the activity centre, having responsibility for
the local roads, public parking and public spaces.
Council also controls multiple key sites across the
centre, including:

— Box Hill Town Hall is the largest single council
building and contains the primary civic presence
in Box Hill. In addition to customer service, the
Town Hall has meeting and function rooms, an
art gallery, and provides space for community
groups. The major heritage asset remains a key
strategic site due to its civic purpose.

— Box Hill Library is a large two storey building
located to the east of the Town Hall. This building
provides library services and runs programs for
the community.

— Councll controls multiple car parks across the
centre. Some have been redeveloped (see key
changes below), others retain their car parking
use for now.

— Ellingworth Parade Carpark {111 car park
spaces) was identified within the 2007 structure
plan as an opportunity for a new public park
with activated public spaces but this has not
occurred.

— Councll retains an interest in the Prospect
Street car park adjoining Nelson Road. The use
of this site should be reconsidered as part of
any redevelopment and masterplanning for the
Box Hill Central site.

— Whitehorse City Council retains ownership of
the former Box Hill Bowls Club land, at 835
Whitehorse Road. This site is not actively used at
the moment.

— Box Hill Community Arts Centre is located
outside of the activity centre boundary,
approximately 150m to the south on Station
Street. The well-used facility is housed in a
single storey building with adjacent community
gardens.

— Surrey Park and Agualink Box Hill provide a major
sports and recreation resource for the region.
The Councikowned facility is located just to the
south of the activity centre boundary.
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Key changes since 2007 include:

— Cambridge Street Carpark and Children’s Service

Centre: Sold by Council in August 2016. There
is a Ministerial issued permit for a 18 storey
development at 517 and 519521 Station Street
(Golden Age). This cutcome is consistent with
the vision and objectives contained within

the 2007 Structure FPlan which resulted in the
rezoning of previously PUZ6 land to MUZ.

— Harrow Street Carpark: Currently under

development by Council to transform an old at-
grade carpark 1o a multideck carpark comprising
of 562 car spaces, bicycle parking, a cafe and an
indoor community meeting space adjoining the
existing Pioneer Park.

— Bruce Street Carpark (adjacent to ATO building
to the north): Sold by Council in late 2017.
A permit has been granted for the use and
development of the land fora 10 & 19 storey
development at 2-4 Bruce Street (WH/2018/193)
incorporating an afferdable housing component.
Elland Avenue and the former Bruce Street is
in an area identified as a "Prionty Pedestrian
Corridor”. It is noted that the current application
makes provision for a public pedestrian link, in
its current form it is partially enclosed and has a
width of 24 metres for the majority of its length.

3.5.2 Box Hill Institute

Box Hill Institute has two of its largest campuses
within Box Hill, on Elgar Road and Nelson Road.
Each has had investment over recent years to
enhance the facilities and increase the floor area
available for the organisation.

Key recent changes include:

— The land at 1000 Whitehorse Road was sold
by Box Hill Institute (BHI) to the Salvation Army
for the use and construction of land fora 3
storey Salivation Army facility (Amendment
C197). Presently, the heritage-listed Former Girls
Technical School remains on the existing site
fronting Whitehorse Road but the remainder of
buildings on the site have been demolished. The
future role of BHI at this remaining portion of
land is still to be determined.
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— Inaland swap, land at 16-18 Spring Street was
sold by Salvation Army to Epworth Eastern who
now seek use and development of the land for
a 29 & 24 storey building containing a nurse
training facility and complementary land uses in
partnership with BHI.

353 Box Hill Health Precinct

The Box Hill Health Precinct formally consists

of Box Hill Hospital (part of Eastern Health) and
Epworth Eastemn, which collectively provides a
very broad range of clinical and research health
services including both publicly funded and private
health providers. Collectively the Box Hill Precinct
represents the largest grouping of tertiary health
and research facilities in the City of Whitehorse and
serves a very wide catchment extending far across
the Eastern Metropolitan Region.

Key Changes:

— Box Hill Hospital undenwent a major
redevelopment in 2015, funded by the Victorian
State Government ($447 5m), which delivered
a new ten-storey (52,000m? approx.) building
with a two level basement carpark alongside the
refurbishment of the existing adjoining building.
This increased the number of beds from 400 to
621. The building was configured to allow for
further extensions in the future.

— In addition, Eastern Health and Monash
University is undertaking planning for a new
Eastern Clinical Trails and Research Centre at
Box Hill Hospital which would accommodate
over 600 staff.

— Epworth Eastern has grown to provide 223
existing beds within its facilities in Amold Street.
In 2016 the hospital received planning approval
for a 15 storey (32,000m? approx.) extension at
25 Nelson Road, providing at least another 52
beds plus new operating theatres and consulting
suites.

— Epworth Eastern has indicated an interest in
further expansions in the future. The operating
model for all extensions is to ensure that new
buildings are interconnected with existing
facilities through bridge connections. There is
a desire to allow for similar bridge connections
with Box Hill Hospital.
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— Eastern Health, Epworth Eastern and
Box Hill Institute signed a memorandum of
understanding in 2016 to develop partnership
projects, providing opportunities for growth in
training and shared facilities within the precinct.

354

Box Hill Central was constructed in the early

1980s as part of the Box Hill Transport Interchange
(discussed below). It performs particularly well in the
fresh food sector and counts over 60-80,000 visitors
per day, this figure includes 5,200 passengers
accessing the station by foot per day according to
2013-2014 Transport for Victoria data. However,

B56% of visitors come from over 10km away and
relatively fewer come from between 2 to 10km
away. The food court area, supermarket and other
speciality stores form more of a supporting role to
the fresh food market. Immediately to the north is a
second retail mall, constructed in the 1990s but now
in need of renewal. While functionally independent,
both centres are now owned by a single landowner,
Vicinity Centres

Vicinity Centres

Vicinity Centres has publicly declared an interest in
better leveraging the potential of its key sites in its
portfolio in Victoria, which includes Box Hill as one
of 3 identified for major redevelopment. Vicinity's
mission is “enriching community experiences”
and supports mixed-use redevelopment of its
centres, but with a primary focus on supporting
the perfarmance of the core retall operations. The
Glen (Glen Waverley) forms a precedent for this
kind of redevelopment, integrating housing and
accommodation while supporting the further growth
of retall floor space.

The current built form arrangement of the Vicinity
landholding represents a large low-rise “pancake”
amongst emerging taller built form that surrounds it.
Early investigations suggest there is an undersupply
of retail floor area within the wider area. In the
context of redevelopment, Vicinity Centres would
look to substantially increase the current gross
leasable retail floor area with space for further
growth within the planning envelope available in

the longer term. This would be complimented by
substantial expansion of supporting uses in a mixed
use precinct.
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The key issue to resolve is the complex land tenure
arrangementwith VicTrack in the southern site
(currently leasehold). Additionally, the separation of
the two existing shopping centre parcels and the
topographic differences between the north and
south of the rail line are major technical issues to
resolve in an integrated masterplan. Clearly this
would need to resclve the long term operations of
the interchange at the same time.

The long term operations are constrained in the
short term by uncertainty surrounding public
transport arrangements and major changes such as
the proposed Suburban Rail Loop. An opportunity
exists to leverage uplift from the redevelopment

of Box Hill Central and increase in jobs towards
building the case for transport upgrades.

355

Box Hill Transit Interchange (BHTI) was designed in
the 1970’s when parcel delivery by train was a key
role for V/Line. Accordingly, there are four bays for
V/Line parcel delivery vans. It is unlikely that all have
been used at once. These have a direct elevator
connection to platforms 2 and 3.

Box Hill Transport Interchange

The interchange was designed with a clear
emphasis on operational efficiency, as a result

there was minimal attention to customer needs.

It was then considered then the placement of the
bus deck on top of the shopping centre would be
better than other alternative options. There has been
numerous complaints from passengers regarding
the interchange since its opening in 1983. The BHTI
quickly became dated and serves its purpose only in
an utilitarian manner.

QOver the past decade, there have been multiple
reviews of the Box Hill Transit Interchange, most

of which have recommended short term minor
improvements while a longer-term full rebuild

option can be developed. In May 2018, the Victorian
Government established the Box Hill Transit
Interchange Steering Committee which will continue
the work on the Ministerial Advisory Group to
improve the interchange.

On-geoing and continued growth in population and
employmentin Box Hill has raised questions on
the suitability of a single interchange location for
all transit routes into Box Hill. The first transit route

MGS Archi | TQPlanning | M

to depart from this notion of a singular interchange
location was Tram Route 109 in 2003. The “Box Hill
Transit Interchange” now technically spreads over

a 250 metre distance from Whitehorse Road to
Carmrington Road. Bus Route 966 is the second route
to move to the Whitehorse Road section of the
interchange as it operates over night on weekends
and Whitehorse Road is regarded as a safer place
for people to watt at that time.

It should be noted that the current situation
represents an improvement on how the interchange
operated in 1980, with buses dominating the
streetscape on both the northern and southern
sides of the railway station and occupied large areas
of premium space in Carrington Road and Main
Street.

This Structure Plan update will not attempt to solve
the Box Hill Transit Interchange situation, but it does
recognise that with the development of the strategic
role of the centre and the Suburban Rail Loop [SRL)
there will be a need to rethink how buses operate
through Box Hill to meet the needs of customers,
particularly those whose destination is Box Hill
(rather than the train station).

3.5.6

The Uniting Church has a significant parcel of land
(1.2 hectares)which is currently cccupied by 120-
bed aged care facility, Uniting AgeWWell, contained
in eight single-story buildings. The location of

this site has particular interface sensitivities that
require a carefully considered response for its
redevelopment. The interface to the Box Hill
Gardens requires sensitive consideration, allowing
for an active address to the open space as well

as ensuring new built form does not excessively
overshadow the northern side of the park. The
prominent frontage to Station Street, near the
corner of Thames Street, warrants further strategic
consideration as to interface with a key street within
the activity centre and the 5 storey childcare centre
under construction to the north at 757 Station
Street. Furthermore, there is potential for future
redevelopment to reconfigure public access to the
park by providing new paths or laneways.

Uniting Church
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Strategic Transport context and issues

The 2007 Structure Plan access framework is
focussed on the need to:

— Improve pedestrian amenity and safety

— Makeriding a bicycle a viable transport option
— Priontise public transport

— Manage traffic to minimise negative impacts

— Reduce parking and support walking as the
primary means of access in and around Box Hill

— Encouraging most trips of Tkm orless to be
made on foot

It Is notable that the 2007 Structure Plan emphasises
the importance of the shift to pedestrian priority and
provides a plan to guide this shift. With respect to
the dominance of private vehicles, through traffic
and parking, the structure plan also states that this
dominance needs to be reduced, but it does not
provide a robust plan to manage the issues. There
is reference to reducing parking requirements, and
reducing lanes of traffic. However, the actions are
relatively broad and are focused on encouragement
and deferred action through a series of
investigations.

For the most part the rhetoric, the objectives

and strategies related to the transport network
discussed in the 2007 Structure Plan are
commendable, but very little change has occurred
over the past decade.

The future transport vision should therefore build

on Box Hill's strengths and focus on a high-amenity
centre with high quality pedestrian spaces, excellent
active transport links and efficient public transport.
Car parking will be required, but should be provided
carefully so as to minimise the negative impacts
that large parking areas have on centres (effectively
creating large dead-zones of reduced or no
economic activity).
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There is a need to reallocate space to more efficient
modes or suffer very significant increases in traffic
and pedestrian congestion. In addition to this,
projected growth in population and employment will
place significant pressure on open spaces and raise
the need for improved linkages to Box Hill Gardens,
Kingsley Gardens, Surrey Park and new open space
areas in the heart.

From a range of incomplete data sourcesitis
roughly estimated™® that on each average weekday:

— Thereare around 100,000 people in Box Hill

— Around 13,000 people arrive in Box Hill by train
— Around 6,000 people arrive at Box Hill by bus

— Around 1,500 people arrive at Box Hill by tram

— Around 1,000 people ride a bicycle to Box Hill

— Around 30-35,000 pecple arrive at Box Hill by car
— Around 40-45,000 people walk to Box Hill

Of course, once inside the activity centre itself,

all people are pedestrians when moving between
various destinations within Box Hill. The pedestrian
network needs to be proportioned to accommodate
significant numbers at peak periods.

A total of 68,700 vehicles are driven into Box Hill
each day (including buses, trams, cars and trucks).
Whitehorse Road carries 20,000 vehicles per day.
Elgar Road carries over 30,000 per day. Considering
the number of people accessing the centre itself
(set out abowve), this means that around half the cars
on the road in Box Hill are through traffic. Through
traffic makes no contribution to the economic
vibrancy or function of the activity centre and would
be better diverted elsewhere.

* Mote: These figures are rough estimates due to lack of data avalizbility.
Forinstance, data is available for total traffic volume, however, no data

is available from VicRoads on through traffic. An accurate figure would
require further data collection and it is recommended thatthis exercise is
undertaken as part of any current or future trensport study.
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36.1

The transport network in Box Hill has limited
capacity across all modes. The total capacity of the
road network to provide for access to Box Hill is
limited by the lane and intersection capacity around
the centre. In total there are six road entry points to
Box Hill (Whitehorse Road, Elgar Road and Station
Street) each with a maximum peak period capacity
of two lanes in either direction. As an initial estimate
from first principles this road network cannot cater
for more than 9,700 vehicle movements in any given
hour.

Transport Capacity

In comparison, the bus network provides capacity
for 5,000 passenger movements in the peak hour
and the railway line provides capacity forup to
50,000 passenger movements in the peak hour into
Box Hill.

Actual capacity of all modes depends on the ratio of
visitors to through movements on each mode. For
example, the trains are used by a high proportion

of people travelling through Box Hill to reach
Melbourne CBD, and these absorb capacity that
could otherwise be used by people getting off (and
other people getting on) at Box Hill. In a similar way,
through movements on the road network take up
capacity that could otherwise be used by people for
whom Box Hill is their destination.

There is no scope for increasing road space to
provide significant additional capacity for cars,

as the road network is already maximising car
throughput in the morning and afternoon peak
pericds. The Eastern Freeway widening will make
getting to Box Hill by car even easier than it is today.
Key to reducing traffic congestion levels will be
encouraging future residents and visitors to arrive

in Box Hill using space efficient modes such as
walking, bicycle riding and public transport.
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Active transport demand will increase as the
population in Box Hill grows. There are two different
factors that will cause this:

— Local residents (particularly those in apartments)
will walk more.

— As traffic congestion increases, some local and
regional residents will switch to bicycle riding for
transport (as the travel time by bicycle is more
reliable).

To achieve this transition and provide a safe
environment for the additional pedestrians and
bicycle riders, there will need to be a reallocation
of road space — specifically wider footpaths and
more protected bicycle lanes. This isvery similar
to what has occurred in the Melboumne CBD over
the past two decades. As the population has
grown, economic activity needs to be supported
by increased space and infrastructure for active
transport modes.

There is significant spare capacity in the public
transport network in Box Hill, however, there is a
need for greater priority for public transport through
congestion and traffic signals to improve the
effectiveness of the public transport network.

There is a need for the Council to ensure that
efficient transport modes are given priority over
through movement of private vehicles that do
not stop at Box Hill. The State Government, and
particularly VicRoads, has a key role with respect
to providing greater priority to active and public
transport modes on the arterial road network such
as Whitehorse Road, Station Street and Elgar
Road. In this context, Council has a important
advocacy role to play. Thereis a risk that as more
development occurs, traffic congestion will get
progressively worse and the community could
become less inclined to see changes occur.

While pelicies such as congestion pricing and
broader PTV infrastructure are implemented at a
State level (and under statutory authorities such
as VicRoads and VicTrack), local councils has an
important role in ensuring priority for pedestrian
access within and between local neighbourhoods.
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36.2 Pedestrians

Currently, pedestrians in Box Hill are provided for
wellin some areas, whilst in other areas they are
treated indifferently; there are minimal spaces
to congregate and make connections within and
between neighbourhcods. Only in the very core
of the centre (Main and Market Streets) is the
pedestrian space really dominant, and even then,
it rapidly changes within a 100-metre walk in any
direction.

The pedestnian spaces are either high quality
(malls) or very low quality. The low quality areas
have inadequate width for pedestrian movement,
inappropriate surfaces, lack of pedestrian priority,
minimal shade and a lack of intuitive wayfinding and
directness.

Significant improvement is required to make Box Hill
a nice place to visit and linger. The only public

areas that any significant number of people linger

in is the pedestrian mall at Main & Market Streets
and Box Hill Gardens. As the population increases,

a new set of more urbane public spaces will be
required. This will need to include spaces in each
neighbourhood and will also require strengthened
links to green spaces that are a short distance from
the activity centre

Pedestrian connections into the hinterland are a mix
of new high-quality shared paths and low quality,
disconnected links that lack the amenity required

to encourage walking for transport to Box Hill.
Opportunities to link into green space have been
explored but not acted upon with enough vigour.

Pedestrian links connecting the neighbourhoods
within the activity centre also need significant
improvement. This is partly due to the significant
barriers that are presented by the railway line,
Whitehorse Road and Station Street. Narrowing
these barriers, through the provision of additional
pedestrian crossings or physically reducing the
width of the arterial road could significantly improve
the potential for agglomeration to occur in the
activity centre.
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36.3 Cyclists

Bicycle riders tend to emerge when congestion
and parking prices cause car drivers to consider
altemative options. The conditions in Box Hill

are perfect for more bicycle riders to emerge if
appropriate infrastructure is provided for them and
marketed appropriately.

Bicycle riding offers the greatest potential to reduce
traffic congestion, because bicycle riders:

— Have a longer range than pedestrans

— Tend not get impeded by traffic congestion like
buses do

— Cost less to establish than rail-based modes.

Less confident bicycle riders (those yet to switch
from driving a car to Box Hill) need two key things to
make the trip possible:

— Safe bicycle riding infrastructure (such as bicycle
prionty traffic signals, on-street bicycle lanes, off
Street dedicated paths and off-street shared user
paths)

— High quality end of trip facilities (such as showers
and lockers at offices, wellHit bicycle parking
areas)

— On-street bicycle parking (such as adequate
provision of bicycle hoops and bicycle commuter
parking garage. Another consideration is the
update of e-bikes and delivery bikes that are
increasing the need for more dedicated bicycle
parking infrastructure)

Box Hill has some safe bicycle riding infrastructure
including new paths along the railway line and
bicycle lanes along Thurston Street. There is
significant scope for more paths linking to key
destinations.

Some buildings and institutions in Box Hill have end
of trip facilities for bicycle riders, but few of them
are high quality and many are restricted to specific
institutional users.
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The railway station is one particular destination with
significant demand for bicycle parking. Improving
bicycle parking facilities at the station could
significantly reduce traffic congestion around the
activity centre. Research shows that high quality
bicycle parking facilities and separated bicycle
paths both increase the likelihood of people riding

a bicycle to the station. Across Melbourme, the
Department of Transport (DOT) are planning for an
increase in this mode of access to stations, also
duein part to local congestion and car parking
constraints. Box Hill should be planning for 8% of
train passengers to arrive by bicycle by 2030. There
are around 13,000 people using the station each
weekday. At 8%, this would equate to a demand for
over 1,000 bicycle parking spaces in proximity to the
station. Even more bicycle parking will be required
across the entire centre.

The Box Hill-Ringwood shared use path is a key
piece of new infrastructure that will encourage
more people to cycle to Box Hill. It will ease traffic
congestion and make parking more available for
other visitors. However, it needs to be supported
with end of trip facilities for employees and the
public.

Additional on & offroad lanes will also be required
—a bike superhighway model should be explored.
The first bicycle superhighway serving Box Hill
utilises the railway corridor. This is currently part
of the Box HilFRingwood Trail but the trail lacks
connectivity through Box Hill, terminating at
Station Street. A second bike superhighway link
should be investigated between Bushy Creek
Reserve Trail in Box Hill North and Gardiners Creek
Trail in Box Hill South in addition to Whitehorse
Road. The Whitehorse Cycling Strategy 2076 (pg.8)
present a compelling economic case on the value
of cycling and the need to increase the uptake of
cycling.

Key destinations should also be a focus of
infrastructure links. These include Box Hill Institute,
the Hospitals and major office and residential
buildings.
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The train line provides mass transit to and through
Baox Hill from three directions (Belgrave, Lilydale and
Melbourne CBD). It provides the greatest potential
capacity to bring visitors to Box Hill and it provides
swift access for Box Hill residents to Melbourne
CBD. In the weekday peak it takes just 16 minutes

to travel between Box Hill and Melboume CBD by
express train. During the inter-peak and on weekends
the travel time increases by 60% to 26 minutes each
way (stopping all stations).

Public Transport

The train station is not compliant with the Disabiiity
Discrimination Act 1992 (DDA), by virtue of a range of
factors, but most significantly the access to Platform
4 The elevator to Platforms 2 and 3 is aging and

has been known to fail on occasions. Access to

the station needs to be made DDA compliant by 31
December 2022. It is not clear whether or not this
milestone will be achieved.

Tram Route 109 provides a connection to Box Hill
from the west (Balwyn and Kew) along Whitehorse
Road. It takes around 45 minutes to travel between
Box Hill and Melbourme CBD by tram. Most people
on the tram are taking shorter journeys from suburbs
close to Box Hill such as Balwyn (9 minutes away),
Deepdene (14 minutes away) or Kew (24 minutes
away).

Before the tram was extended to Box Hill there was
no viable way to reach Box Hill by public transport
from Kew or Balwyn. After 15 years of service the
tram is carrying about 300 people in the peak hour
from these locations, reducing the car parking
demand and local congestion by around 250 vehicles
(in the peak hour alone).

The tram was extended from Mont Albert to Box Hill
in 2003 and reduced Whitehorse Road to one lane
of through traffic past each set of tram stops. The
reduction in lane capacity of Whitehorse Road
between Elgar Road and Union Road was forecast
to increase the average delay for each private vehicle
by 7 seconds per trip. There are a significant number
of commuters to Box Hill from Blackburn and only
14% of them take public transport which is much
lower than Balwyn where 23% take public transport.
Extending the tram to Box Hill High School or
Blackburn is worth investigating, as it would further
reduce car dependent travel in the corridor.

Page 110



Whitehorse City Council
Ordinary Council Meeting 27 May 2019

9.1.2 - ATTACHMENT 1. Box Hill MAC Analysis and Options Report

4\\
.
SEVERN ST
I
|
|
AL
| THAMES 5T .
l—= %
| ol
|
I ¥ s
\
! = :
=== ARNOLD ST - ! . z i
i i & e =
i i i T
all:! =
S a I3 [ w || w z
& 2 2 z "
T o« 0 = =}
o o ® b
& g . i u
w th = .
- o i
< i
P a o E Y I
= E i NI s 2] ]
= T o —
E i o
5
=
5
=
i}
=
FROSPECT ST

BANK ST
g

HOPETOUN PDE

RUTLAND RD

by
% | ELLINGWORTH P
=

|
|
|
" 1
w I
CAMBRIDGE ST |
L |
Al | HARROW ST |
£ 3 [ |
[ w | 7
OXFORD ST 2 = & 5 =
2 z i N
L S ] ] | =
& 9 kS @ 1 =
HOWARD 5T ASHTED RD |
) |
v, \ |
H |
Former Quarry { JAMESST |
;o
& f L_
o R e Y
0 50 100 200 400m & J ALBION RD
oo
A
i A
s ”
Figure 3.24 Movement Network Legend
U Z 3 Structure Plan boundary Pedestrian movement
) 2 Pedestrian mall
Viehicular movement Pedestri "
. edestrian pathwa
» Arterial or key road . . P ) v
Signalised crossing
= = One way road . . .
. . . . Proposed signalised crossing
:i,.; Signalised intersection ;
100l Zebra crossing
O FRoundabout .
. . |¢-- Pedestrian underpass
= Above grade crossing | bridge
o ing movement
Bicycle route
MGS Archi | TQPlanning | M 1 & Place Consulting | 5G5S Economics & Planning | 108

Page 111



Whitehorse City Council

Ordinary Council Meeting 27 May 2019

9.1.2 - ATTACHMENT 1.

Box Hill MAC Analysis and Options Report

The tram stops in this section of Whitehorse Road
are amongst the best in Melbourne for passenger
convenience, though access across Whitehorse
Road is constrained by multiple road lanes on either
side. However, the interchange could be further
improved by locating the bus stops immediately
adjacent to the tram platforms (as is the case in
Queensbridge Street, Southbank).

There are 18 bus routes that serve Box Hill. Just two
of these routes provide for travel through Box Hill,
the other 16 terminate at Box Hill and do not provide
seamless access across the activity centre. The
table below shows all the public transport services
in Box Hill and the number of services per hour,
weekday and week.

The bus network design causes two significant
issues for the activity centre:

— Passengers cannot get to their destination easily

— Significant space within the activity centre is
dedicated to laying over buses in the core

As the majority of local bus routes terminate on

the bus deck in Box Hill, it is almost impossible to
make local journeys to Box Hill by bus unless your
destination is the very heart of the activity centre.

A student trying to get from Mont Albert to Box Hill
High School needs to take two 7 minute bus trips,
but the total travel time is between 30-35 minutes
dueto the need to interchange at Box Hill between
different routes. This interchange more than doubles
the journey time for short trips and also creates a
time delay during the journey. Similarly, people trying
to get from the east of Box Hill to Box Hill Institute
or the Hospital precinct either have to transfer
between buses at the interchange orwalk.

Description Services per
Weekday peak Weekday
hour (one way) (Both Ways)
201 Box Hill — Deakin University (Express Shuttle) 3 9 455
Zi0 Box Hill — Mitcham via Blackburn North 5] 111 625
271 Box Hill - Ringwood via Park Orchards 3 77 435
779 Box Hill - Templestowe via Blackburn North 5] 127 706
281 Templestowe — Deakin University via Box Hill 3 42 232
284 Box Hill — Doncaster P&R 2 40 222
293 Box Hill - Greensborough via Doncaster 3 B4 366
302 Box Hill - Melboume CBD 5] a3 504
612 Box Hill — Chadstone via Cambervvell 3 58 33
732 Box Hill - Upper Fem Tree Gully 3 85 493
733 Box Hill — Oakleigh via Monash Uni 4 88 518
735 Box Hill - Nunawading via Burwood East 2 2] 39
765 Box Hill - Mitcham via Forest Hill 3 67 394
766 Box Hill - Burwood via Sumrey Hills 2 47 265
7687 Box Hill - Southland via Chadstone 4 79 483
768 Box Hill — Deakin University via Canterbury Rd 2 2 145
Q03 Altona — Mordialloc via Box Hill 7 184 1,073
966 Box Hill - Melboume CBD (Might Bus) 0 0 32
Tram 109 Box Hill - Port Melboume 11 229 1,489
Train Belgrave & Lilydale — Melbourne via Box Hill 20 278 1,661
Total 10,640
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In addition, people wanting to reach local
destinations in Box Hill quickly may need to remain
on the bus and walk back from the bus interchange
to their final destination. This is the case for
passengers on Routes 281 and 767 trying to access
the new buildings on Whitehorse Road. Currently to
access their destination they need to walk over 500
metres from the bus stop, despite the bus travelling
straight past their building. An additional bus stop
on Whitehorse Road level with Market Street would
resolve this issue.

The current network and focus on train interchange
above local access results in many local visitors to
Box Hill opting to drive their car.

The bus network has not been simplified since well
before 1980. The bus service reviews conducted in
2010 recommended a range of changes to the bus
network, few of which have been implemented.
Twao that have been involve providing a greater
level of service to Deakin University. Three new bus
connections have been provided between Box Hill
and Deakin University since 2010. Each of these
routes are slightly different in terms of travel times
and operating alignments. The differences create
confusion for little benefit.

There needs to be a dramatic change to the bus
network in order to achieve customer cbjectives in
Box Hill. Simplification of the network will increase
legibility of the network and lead to increased use
and reduced traffic congestion.

High quality, fast connection to the station platforms
is essential for some bus routes (that are serving

as railway feeders) but other routes (operating

as feeders to Box Hill activity centre) are less
dependent on the connection to train services.
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36.5  Vehicle Traffic

The amount of space available for private vehicles to
use getting to, and travelling through, Box Hill is not
increasing. The number of car spaces is increasing
and the amount of freight deliveries to Box Hill is
also increasing. These two factors are the main
reason why traffic congestion on the road network
will rise in the future.

However, as the residential, student and employee
populations all increase in Box Hill, there will also
be greater need to increase the allocation of space
to pedestrian areas. In particular, Station Street and
Whitehorse Road do not have adequate space for
pedestrians in the street. This is causing an unsafe
situation with large groups of people watlting at
pedestrian crossings regularly throughout the day.

Whitehorse Road is not a traffic priority route
between Dorking Road and Elgar Road. The
Movement & Place classification for general traffic is
“Encourage local access only”. As Whitehorse Road
is a traffic route (not a pricrity traffic route) through
a Metropoelitan Activity Centre, this stretch of road
should prioritise pedestrians, public transport,
bicycle riders, local freight and local access.

The significant spare lane capacity in Whitehorse
Road could be contributing to traffic congestion
on nearby roads as people are attracted to use
Whitehorse Road as a link between north-south
arterials.

The speed zone in Whitehorse Road (60km/h)is
currently inappropriate for the Movement & Place
classification of the street, while in Station Street the
speed zone is 40km/h from 8am-7pm Monday to
Saturday. Consideration should be given to applying
40km/h speed zones across the entire activity centre
during business hours including weekend business
hours. This would make Box Hill more pedestrian
centric and provide safer conditions for pedestrians
and discourage through traffic.

Clearways and parking may need to be replaced
with wider footpaths and bicycle lanes in some
places. Temporary closures of lanes or carriageways
should be tested on Sundays to gauge the reaction
from all road users (including pedestrians walking
around Box Hill). This could be trialled with events
taking over the southern carriageway of Whitehorse
Road such as an Ice Rink or Farmers Market.
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Many roads in Box Hill are severely restricted

due to their narrow width (one-way operation is
used in some of them). Carrington Road is almost
perpetually congested due to the Vicinity car park
and Station Street is regularly congested due to
the complexity of the car park and bus deck traffic
signals.

Improving the car movement within the centre
could be achieved by providing parking areas on
the outer edges of the activity centre, getting some
cars out of the traffic stream before they reach the
congested core of the network.

This approach would divert drivers to car parking
located on the side of Box Hill that they are coming
from — reducing the need for them to drive through
the centre just to getto parking. This approach
provides a better balance of parking demand by
providing cheaper and higher quality parking for
those drivers willing to accept the trade-off between
lower cost parking and a slightly longer walk to
their destination. This approach is routinely applied
in CBD environments and already exists in Box Hill
through informal provision of long-stay on-street car
parking (storage) at no charge in locations distant
from the core activity centre area.

MGS Archi

Box Hill MAC Analysis and Options Report

3.6.6 Car Parking

Car parking 15 abundant within Box Hill but it is not
well distributed across the centre or utilised efficiently.
Box Hill currently has over 13,000 car parking spaces
including over 4,000 on-street spaces. The majority

of these are used for car storage (meaning for longer
than 4 hours). Importantly, only 3,000 are dedicated

to shortterm parking supply, which provides for the
needs of approximately 15,000 visitors each day.

A significant weakness in the overall parking supply
results from 30% of the spaces being unavailable to
the public. This is generally because these spaces
are located on private property and hence locked
away for private use. This is a highly inefficient use of
land, given that very few people have a car in Box Hill
24 hours a day, seven days per week.

Car parking provision is a key factor that influences
people’s decision to own and use a car. The provision
of more car parking in Box Hill will increase local
congestion. Car parking is near fully occupied in
some areas such as commuter storage spaces at
the station, near hospitals and in key employment
areas. However in other areas or at other times of
the week, there is significant availability of parking —
meaning that there is not enough demand in those
locations and in those times. For example, car parking
in Rutland Road, Bank Street, Watts Street car park,
Cambridge Street, Whitehorse Road and many other
areas of the CBD are not full forany significant part
of the day. The ITS has indicated that mid-week peak
utilisation of current off street car parking is currently
71% (p.50).

Parking around the hospital is a particular issue that
impacts on irregular visitors’ perception of Box Hill
and also makes being employed at the hospital and
Box Hill Institute difficult. Most people much prefer to
pay money in return for certainty and ease of finding a
car space. A small number of people prefer to pay by
walking longer distances from free parking.
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3.6.7 Freight Deliveries and Waste

Loading areas in Box Hill are relatively concealed but
typically difficult to get to. There is a wide range of
loading needs across the centre and these needs
are further diversifying with the rapid growth of
apartment buildings. There are currently at least six
loading areas for the north and south Vicinity Centre
Malls.

The existing loading areas are also being intruded
upen due to increases in construction and
pedestrian activity. Left in their current locations, the
loading areas will cause increasing congestion and
safety issues. Consolidation of deliveries and waste
removal will be essential to reducing congestion and
negative impacts of waste removal.

In each neighbourhood of the activity centre,
consideration must be given to the types and
amount of deliveries and waste that will be required
to move to and from the neighbourhood each day A
series of consolidated delivery and waste collection
locations should be established across the activity
centre. This could apply best practice approaches
used by the City of Melboume in Caledonian Lane,
where restaurant waste is consolidated and dried
out prior to removal (resulting in many fewer truck
movements to and from the site).

Electric cargo bicycles are already being used by
some businesses such as food delivery services.
Shared electric cargo bikes could make local
businesses more competitive and productive. These
should be investigated as part of a package to make
it easier for businesses to deliver goods across the
activity centre and the wider area.

Car share vehicles could also improve efficiency
for some businesses, such as those sharing office
space in one of the many serviced office premises
Council should support fixed-base shared transport
service providers (cars and electric bicycles) by
allocating on-street parking spaces for storing the
vehicles.
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3.7

Public Realm

As cities increase in density, providing access

to high quality and useable open space, safe
and inviting streets and public spaces becomes
increasingly important. However, strategies to
support urban planning that is resilient to climate
change and enhances comfort for people as well
as Increasing opportunities for biodiversity have
become increasingly challenging for city leaders.

Increasingly, the public realm within Box Hill does
not meet the needs of an emerging higher-density
environment, due in part to the domination of
private motor vehicles over everything else. The
amenity and useability of the public realm is

often directly impacted by buildings including by
articulation, depth, separation, overshadowing,
landscape treatments and pedestrian and

vehicle access. Council has recently prepared

an operational document, Box Hill Urban Realm
Treatment Guidelines by Hansen Partnership, which
contains the specification of an improved landscape
and material palette throughout the activity centre.
These guidelines, yet to berealised, are relevant
and its implementation should be complimentary
to future public realm enhancements outside

its scope, for example, new public spaces and
potential reconfiguration of streets.

Box Hill's centre comprises a number of existing
public realm typologies as follows:

— Arterial road streetscapes including Whitehorse
Road which (east of Nelson Road), features a
wide, vegetated median, tram terminus and
treed service lanes.

— Well used main streets on Whitehorse Road,
Station and Carrington Streets featuring City of
Whitehorse paving and furniture palette

— The Box Hill pedestrian mall with a bespoke
landscape palette

— Residential streetscapes featuring predominantly
established avenue plantings of both native and
exotic tree species

— Public open space in the form of parks and
gardens, road reserves and closures and linear
open spaces
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Public Realm Analysis

1 Traditional Residential Streets. Generally
good guality, with mix of exotic and native
canopy trees, some quite established. New
developments are changing established rhythm
of garden frontages.

2 Two 'disconnected’ sides of Whitehorse Road.
Limited pedestrian crossing opportunities.

3 Underutilised central median and garden space
features established tree specimens. Can be
better utilised for the creation of a new civic
space.

4 Pedestrian shopping Mall lacks ‘civic’ presence.
Link to Train Station is underplayed.

9 Inconsistent streetscape treatments and poor
integration of Shopping Centre

6 Generous setbacks and established landscapes
are currently underutilised.

7 Poor street interface with rail. Precinet would
benefit from streetscape upgrade to improve
pedestrian connectivity.

8 Public realm treatment of laneways used by
pedestrians need improvement.

9 Existing public open space is a valuable passive
space and needs improvement.

10 Traffic volumes and narrow footpaths make
Station Street unattractive for pedestrians.
Opportunities for improvement of presentation
and removal of pedestrian underpass.

11 Valuable public open space at Kingsley Gardens,
with established tree canopy and playground.
Some intensification of use may be appropriate
as well as improved pedestrian connectivity
through to Elgar Road.

12 Valuable public open space at Box Hill Gardens,
with established tree canopy, playground,
multi-use ball court, pond and cireuit path. Poor
interface with rear of residences to north. This
area would benefit from introduction of mid
block connections and improved streetscapes
to encourage north-south pedestrian circulation.

13 Established streets trees and good quality
streetscape to Nelson Road.

14 ‘Institutional” uses with forecourts and gardens
but little activation of street frontages.

15 Little mid-block connectivity between
institutions and between buildings.

16 Traffic volumes and narrow footpaths resultin
constrained public realm to Elgar Road.

17 Poor landscape treatment to Whitehorse Road.
Potential for streetscape improvement.
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Box Hill's centre features a number of municipal,
neighbourhood, local, small local and linear public
open spaces as classified in the Whitehorse Open
Space Strategy (WOSS) 2007.

Key public open spaces

Box Hill Gardens: a municipal cpen space asset
featuring botanical style tree plantings. Tree species
are native and exotic, evergreen and deciduous,
with limited understorey vegetation. A small lake, a
new regional children’s playground and circuit path.
Also recently completed is a multi-purpose hard
court and barbecue area adjacent to the playground.
Streets mark almost the full length of the Garden’'s
edge. The rear of residential properties including a
right of way access to garages forms the northemn
boundary. A single link through to Thames Street
provides connection to residential streets to the
north. Box Hill Gardens is a valuable public open
space asset used for both passive and active
recreation. The landscape uses could be intensified
in pockets to support the varied needs of a growing
population, without impacting its expansive
landscape character.

Kingsley Gardens: a neighbourhood open space
asset featuring botanical style tree plantings.

Tree species are native and exotic, evergreen and
deciduous, with limited understorey vegetation.
A children’s playground and barbeque area are
present. To the north and west, Kingsley Crescent
marks the edge of the Gardens. At the eastem
boundary, the ground rises to interface with the
Box Hill Institute from which there are a number of
pedestrian connections. Whitehorse Road forms
the southern edge. The landscape uses could be
intensified in pockets to support the varied needs
of a growing population, without impacting its
expansive landscape character
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Pioneer Park (Harrow Street Park): a small local
open space asset featuring established, exotic
deciduous trees and ornamental garden beds.
Seating and commemorative plagues recognising
pioneering members of the Box Hill community

are present. The Harrow Street multi level carpark
currently under construction will enhance the Park’s
eastern frontage where a welcoming plaza including
bike parking forms part of the new development.

Ashted Road and Linsley Street Reserves: small
local reserves currently functioning as linking spaces.
These reserves are informal and underdeveloped

in character and could be more intensively
programmed (landscape uses) to support the
recreation needs of a growing population.

Whitehorse Road Central Median: classified as a
small local open space asset, this significant road
reserve comprises tram terminal, food and beverage
tenancy and outdoor dining space and seating areas.
It also incorporates the main pedestrian crossing
point for north south movement over Whitehorse
Road. Established native and exotic, deciduous

and evergreen trees are a feature of the space. The
presence of car parking undermines the integrity
and purpose of the median Reserve. Developed over
time, the landscape treatment is not cohesive and
requires upgrade to provide a landmark space of
appropriate quality, and useability.

Street Closures: A number of street closures
including at Young Street, Zetland Road and Bruce
Street have created linking spaces for improved
pedestrian connectivity. These could be treated as
small local spaces, cleverly designed to support the
recreation needs of a growing population.

Box Hill Mall: Bespoke design and public realm
palettes have been installed on Market and Main
Streets to denote their significant shopping function
and to identify the extent of the pedestrian area.
As their street-like character has effectively been
retained, a valuable opportunity to create a true
civic space supporting community needs has been
missed. Additionally, the space is compromised

by activities at loading bay located at the westem
end of Market Street. The connection between the
tram terminus within the Whitehorse Road median,
and the train station could be amplified for better
legibility.
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Box Hill Mall | Market Street towards ATO Building

Pioneer Park Kingsley Gardens Improved shared pathway slongside partial
closure of Bruce Street
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37.2  Access to open space, including outside
of the centre

The WOSS identified ‘gap’ areas within Box Hill's
centre — along Prospect Street at the southem end
of Nelson Road, in the centre near Station Street,
and south of the rail line between Rutland Road and
Ellingworth Parade to the east of Station Street.

Surrey Park and the Agualink Aquatic Centre are an
important ‘municipal’ open space assets, located to
the south of Box Hill's centre. Improving access to

Surrey Park will help to address the ‘gaps’ in public

open space access identified by the WOSS.

Eastwest connectivity and access to Surrey Park
could be enhanced by the provision of safe crossing
points for pedestrians and cyclists over Station
Street at Ellingworth Parade and Harrow Street.
Streetscape improvements to Carrington Road and
Cambridge Streets could improve connection to
Thurston Street linear reserve linking to Surrey Park.
Improvements to Howard and Ashted Streets would
further enhance pedestrian connection from the
Victeria / Glenmore chain of parks to the east.

North-south connectivity and access to Surrey Park
could be enhanced by streetscape improvements
to Thurston Street and connections through the
Thurston Street linear reserve. A crossing point

for pedestrians and cyclists over the rail line at

the southern end of Nelson Street should be
considered.

Victeria / Glenmore Chain: a ‘linear’ public open
space, Victoria / Glenmore chain of parks provides
an open space connection across three street
blocks. Streetscape improvements to Ashted Street,
across Station Street and along Howard Street
would provide improved access to public open
space for pedestrians and cyclists, including to
Surrey Park.
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3.7.3

Box Hill's centre comprises streetscapes that vary in
character and quality.

Streetscape quality

Residential streets: Box Hill's centre features many
good quality residential streetscapes. These are
generally broad, linear streets with boulevard tree
plantings and grassed nature strips. Both native
and exotic trees are present, although there is a
predominance of exotic, deciduous species.

Whitehorse Road (general): Established evergreen
and deciduous median and edge plantings east of
Nelson Road contrast with the weak visual impact
made by immature plantings to the west where the
public realm is constrained. The overall streetscape
quality does not adequately embody the importance
of Whitehorse Road as arrival threshold, transport
interchange and people space. This streetscape
could be redeveloped to create a significant new
city space. Changes to vehicular movement, space
allocation and speed will be key to this and should
be explored.

Whitehorse Road (east of Nelson): Plantings of
Oak (Quercus), Brush Box (Lophostemaon) and Plane
(Platanus sp.) characterise the central median with
Plane (Platanus sp.) to the service roads. Between
Nelson and Station streets, City of Whitehorse
paving and street furniture have been used to denote
this portion of Whitehorse Road as the centre’s ‘'main
street’. The same treatment also extends for a short
distance to the east of the Station Street intersection.

Whitehorse Road (west of Nelson Road) Immature
plantings of Oak (Quercus sp.) make a limited
contribution to street presentation and quality of the
pedestrian experience.

Railway reserve: Poor quality interface with rail
reserve compromises Bank Street and Rutland
Road. Upgrade to streetscape is required to improve
these streets and create comfortable and attractive
pedestrian spaces. At Hopetoun Parade a wider
planting zone has allowed for the establishment of
trees that improve the interface with rail.

Elgar Road: Overall poor quality with constrained
public realm, particularly north of Whitehorse Road
creating an uncomfortable street environment for
pedestrians. A fastigiate (narrow and vertical) tree
form rather than a spreading canopy tree has been
selected.

Box Hill MAC Analysis and Options Report

Station Street (general): Lack of consistency of
treatment and overall poor quality of streetscape.

Station Street (north of Whitehorse Road): Paving
materials vary and include concrete and asphalt
sections. Tree species are a combination of native
Brush Box (Lophostemon sp.) and exotic Plane
(Platanus sp). The interface with Box Hill Gardens
could be highlighted and improved.

Station Street (South of Whitehorse Road): the
City of Whitehorse paving palette has been installed
immediately south of Whitehorse Road. Public realm
is constrained here with narrow, cluttered footpaths.
High traffic volumes and concems about pedestrian
safety have led to the installation of pedestrian
safety barriers. A pedestrian underpass provides an
east-west connection to Main Street. This part of
Station Streetis dominated by car traffic, and is a
poor quality enviranment for pedestrians.

Kintore Crescent: features very established exotic
Plane (Platanus sp.) street trees.

Prospect Street: features established exotic Plane
(Platanus Sp.) street trees.

John Street: the carpark between John Street and
Station Street features established native Eucalyptus
(Eucalyptus sp.) trees.

Nelson Road: This strestscape is of good quality
with consistent street tree planting of Oak (Quercus
sp.)and presents a high quality approach to the
hospital precinct. As a key connector, however, the
footpaths could be wider.

Carrington Road: The streetscape treatment is not
consistent across both sides of the street. The City
of Whitehorse paving palette has been installed on
the south side of the street only. The Box Hill central
brick paving remains on the north side of the street
and undermines the cohesiveness of this street

and the centre more generally. It is noted that on
the north side of Carrington Road, approximately
1.5 metres from the kerb is owned by the Council,
whereas the rest to the north is owned by Vicinity
Centres. To date, Vicinity has not considered it a
priority to upgrade the streetscape as it will be
considered as part of the master plan for the centre.
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4.1

Opportunities and Constraints for Future Development

The development trends and existing

urban conditions examined in the previous

section suggest a clear set of challenges
to address as part of the strategic
review of the Box Hill Metropolitan
Activity Centre. The primary challenge
is to address the issues of market-led

development approaches focussed on the

design of individual development sites,
with relatively little consideration of the
cumulative effect of this development.

There is clear and unambiguous pelicy support for
development intensification in Box Hill based on
its existing strategic context and recognition with
Plan Melboume and other metropolitan planning
strategies. Its trajectory of change and ongoing
metropolitan role for services, employment and
housing is supported by the accessibility afforded
by the major transport hub. This will potentially
increase in time with the addition of the proposed
Suburban Rail Loop. This presents constraints and
opportunities for strategic planning to coordinate
and guide the process of delivering preferred built
form outcomes and community dividends that

Higher quality design outcomes are
necessary in order to support the
significant future growth, which will
deliver social, economic and community
benefits at a local, regional and
metropolitan scale.

will make Box Hill a great place that is open and
welcoming to all.

Constraints

— Inadequate guidance for preferred outcomes
from the planning scheme.

— Adverse amenity impacts on the public realm,
leading to diminished access and cohesiveness

— Risk of residential development crowding ocut of
employment floorspace.

— Increased pressure on capacity of pedestrian and
transport networks and managing car parking.

— Housing affordability and increasing competition
for space as result of population and job growth

— The challenges of providing a cohesive public
realm that is accessible and enriches the identify
of Box Hill MAC.

Opportunities

— Creating a network of distinctive
neighbourhoods.

— Managing development density, built form and
amenity.

— Creating an enriched and cohesive public realm
that is accessible and welcoming to all

— Managing population and job growth through
land use mix.

— Managing transport, traffic and car parking.

— Facilitating affordable housing and support
delivery of public benefits.

These constraints and opportunities set the

context for the options set out over the remainder
of this chapter.
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4.1.1

Summary of Key Planning Weaknesses
Identified

The existing structure plan sets out an ambitious
vision for change that requires strong guidance
through the planning scheme. Drawing on the
observations made above our analysis has indicated
weaknesses that require further resolution. In
summary, the key planning needs identified include:

In the absence of specific height limits across
much of the activity centre, policy direction is
required around ‘how tall?” and "how dense?’

Is appropriate for development in the Major
Development Precinct (known as the Built Form
Precinct F).

Further policy direction is required to guide
decision making when considering applications
for increased residential densities in ‘limited’ or
‘natural’ change and Garden Suburban, RGZ and
MUZ areas, in the context of evolving character.

Additional planning mechanisms or policy
guidance are needed to ensure the underlying
strategic role of individual precincts, as described
in the Structure Plan (and as reviewed in this
project), is implemented

Further consideration is needed around how
strategically important priority land use outcomes,
such as office or health/ education related uses,
can beincentivised in preferred locations.

Significant additional planning work is required to
address gaps in planning controls and provide the
required policy guidance around appropriate built
form outcomes relating to:

* Locations for greatest height.
* Approach to ‘gateway’ development.

* Appropnate response to height in an evolving
context.

* Achieving a transition in height.
* Considering overshadowing impacts.
* Preferred built form typologies — i.e tower/

podium, campus-scale, institutional buildings,

hybrids.

* Street wall height and relationship to street
function.

* Appropriate upper level setbacks.

* Appropriate side and rear setbacks and
building separation.

* Appropriate amenity at street level and key
public places.

A need to establish an appropriate planning
policy framework for affordable housing within
the scheme, underpinned by assessment of
housing need in Box Hill, and supported by:

* Establishment of an explicit policy position
around incentives to development to
negotiate an agreed outcome.

* The need for a public benefit/development
uplift regime to be unambiguous,
transparent, and consistently applied.

Consideration of mechanisms to deliver public
benefits:

* A clear policy position is required regarding
development uplift for the provision of open
space or pedestrian links as a public benefit.

* List of eligible public benefits, which
could include public art contributions and
provision of space for community uses.

* Any public benefit requirement needs to be
strategically justified by the structure plan or
other supporting policies.

*  Development uplift regime needs to be
unambiguous, transparent, and consistently
applied.

There is a role for council to consider cumulative
traffic impacts of development across the centre
and plan for works accordingly. A development
contribution mechanism, other than reliance on
permit conditions on individual developments, is
one possible approach.

Implementation of parking rates more consistent
with the Central City, to align with policy direction
to support walking, cycling and public transport
use in Box Hill. This approach could include the
introduction of maximum, rather than minimum,
car parking ratios for Box Hill via the Parking
Qverlay.

Clear policy direction is required regarding
off site provision of car parking. If this was a
preferred approach, developmentincentives
could be explored to facilitate this outcome
and ensure car parking is delivered in optimal
locations.

MGS Architects | TQ Planning | Movement & Place Consulting | 5G5S Economics &Planning | 126

Page 129



Whitehorse City Council

Ordinary Council Meeting 27 May 2019

9.1.2 - ATTACHMENT 1.

Box Hill MAC Analysis and Options Report

412 Creating a Network of Distinctive

Neighbourhoods

In providing clearer guidance of the preferred future
outcomes across private development, major
institutions and the public realm, it is important that
future planning guidance provides an integrated
vision of distinctive neighbourhoods that are linked
together in a network. Box Hill has always been
composed of multiple different parts that each
contribute towards the whole centre

The differing boundaries of ‘Activity Precincts’

and ‘Built Form Precincts’ in the 2007 Structure

Plan raise some confusion as preferred built-form
outcomes appear disconnected from preferred
land-use outcomes. This key issue is demonstrated
by the broad scale application of "Built Form Precinct
F - Major Development Precinct’ across parts of all
Activity Precincts” where no height limit is specified.
Another element contributing to its confusion is the
use of letters A-F in the identification of boundaries
across both diagrams. It is further exacerbated by
the use of a standard regime of land use zones

that provide little opportunity to provide a nuanced
approach to guiding land use outcomes appropriate
for activity centres.

An analysis of existing built form (Section 3.3)
demonstrates how Box Hill has inherently distinctive
urban ‘parts’ with each having distinctive strategic
land use (such as BHI, Box Hill Central, Town

Hall and Box Hill Hospital etc.) and built form
characteristics (such as availability of developable
land, street width, orientation and access etc.).

Together, they introduce particular opportunities
and constraints with respect to future use and
development which will be explored in detail on
pages 129-137 of this report.
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There is an opportunity to resolve this inconsistency,
and provide greater clanty by delineating a
consistent set of boundaries indicating a ‘network
of distinctive neighbourhoods’. Built form controls
would then be introduced at a granular level of
control in order to account for particular contexts
within each neighbourhood. The use of a single

set of boundaries across the structure plan would
ensure that its operation and application is simpler
and easier to understand for users.

Figure 4.1 proposes an option outlining a set of
boundaries that provide a clear and legible vision

of Box Hill as a network of coherent urban units
with recognisable individual characteristics. For the
purpose of clarify and ensuring a smooth transition,
Table 4.1 outlines the transition from ‘Activity
Precincts’ (as contained in the 2007 Structure Plan)
to ‘Neighbourhoods’.

Table 4.1 2007 Structure Plan Activity Precincts to
Neighbourhoods conversion table

2007 Structure Proposed ‘Neighbourhood’

Plan ‘Activity
Precinct’

Precinct A Central Neighbourhood

Precinct B Prospect Street Neighbourhood
PrecinctC& F Civic & Cultural Neighbourhood
Precinct D Health & Education Neighbourhood
PrecinctE& G North Neighbourhood

Precinct F Enterprise Neighbourhood
PrecinctH Residential Transition Areas
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Legend

1 ATO

2 Box Hill Certral | North

3 Box Hill Mall

4 Box Hill Central | South

b Box Hill Transit Interchange

6 SkyOne | 545 Station Street

7 517 Station Street (former council carpark)
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413 Central Neighbourhood

2007 Statement:

2019 Challenges:

— The neighbourhood remains the retail core of
the activity centre with increasing emphasis
on entertainment (primarily restaurants and
hospitality).

— The Vicinity site is the largest consclidated
landholding but is currently relatively
underdeveloped compared to some emerging
development sites within the centre. The site
has substantial capacity to accommodate a wide
mix of uses (retall, entertainment, employment,
residential and community uses) but needs to
deliver commensurate public space and place
making opportunities.

— The transport interchange role for the
entire activity centre is concentrated in this
neighbourhood. This maximises transport
accessibility but means that all bus services
must come into the core of the centre.

— lLarge concentration of car parking in the Central
Neighbourhood is at odds with the preferred
pedestrian-priority role, because roads are
configured to deliver cars to the centre.

— North-south pedestrian and cyclist permeability
is hampered by the train line and configuration
of the shopping centre. Cyclists have no option
but to travel directly on Station Street which
does not have on-road bicycle lanes. East-west
connections for cyclists is similarly challenging
with Carrington Road (one-way towards west)
constrained for those travelling towards the
west.

— The traditional town centre area between Main
Street and Whitehorse Road has largely retained
its fine grain fabric and heritage buildings.

This is similarly mirrcred on the north edge of
Whitehorse Road east of the ATO building.

Emerging taller podium-tower built form is
currently isolated to a few buildings, including
the ATO and notably the 36 storey building under
construction at 545-563 Station Street. New
development is site focused and has developed
in isolation from adjoining sites.

Box Hill Mall (Market Street and Main Street) are
relatively undersized for their important civic role
as the main urban public space for the centre.

The green public space in the centre of
Whitehorse Road has poor accessibility due to
the road lanes on either side and is configured
more as a median than as a key open space
resource. The 60m wide road reserve for
Whitehorse Road presents a substantial barrier
to north-south movement.

The impact of overshadowing on Whitehorse
Road and the mall needs to be considered.
Height limits that protect the amenity of these
spaces need to be investigated.

The primary pedestrian focus of this area
should be supported through encouraging the
active use of laneways as public spaces, by
encouraging active interfaces for development
and managing parking and servicing access.

Restrictive covenants relating to height and
dwellings on some land in this neighbourhood
(and North neighbourhood) is a constraint for
future development. This is particularly relevant
where change in use and built form is needed
to achieve desired outcomes contained in

the structure plan. It is noted that Council has
directed land owners to undertake removal of
covenants instead of Council undertaking this
process.
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Legend
1 Whitehorse Towers | The Chen Art Series Hotel

414

Prospect Neighbourhood

2007 Statement:

“Precinct B: Consolidation as the primary office
precinct in the activity centre.”

2019 Challenges:

New development has not reflected this land use
prionty. Recently constructed major development
has delivered predominately residential and hotel
accommodation. Approved permits continue this
pattemn of use.

Street level activation is relatively poor due

to boxy existing built form, uneven building
setbacks and level changes to building

entries and facades. New development
presents relatively inactive podium interfaces
dominated by large car parks, resulting in a poor
presentation to Whitehorse Road. Prospect
Street contains established street trees within
the road reserve but poor pedestrian space.

Fairbank Lane is a narrow service lane generally
less than 3.5 metres in width with a 1.5m
carriageway easement on both sides, allowing

131 | BoxHill MAC Strategic Review Analysis & Options

it to become a two way road It is taking an
increasingly large traffic role due to the number and
size of car parks serviced from this lane.

This neighbourhood is constrained by the rail
corridor and Box Hill Central with access currently
via Whitehorse Road, Elgar and Nelson. This is a
significant constraint with respect to providing car
access 1o the area.

Development of sites between Prospect Street
and the rail line have no rear access, meaning
that all car access and servicing must come from
the front via crossovers to Prospect Street. This
already makes a significant impact on the quality
of the street and forms a major constraint on the
developability and capacity of these lots.

Overall, very poor quality of footpaths, spaces and
streetscapes that is at odds with the need for high
amenity to attract business.
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Legend

1 Box Hill Town Hall

2 Salvation Army site

3 Box Hill Library

4 Box Hill Folice Station
5 Box Hill Institute

415 Civic & Cultural Neighbourhood

2007 Statement:

“Precinct C: Consolidation as cultural, community
and educational facilities.”

2019 Challenges:

— Box Hill Town Hall remains the most prominent
heritage feature of the neighbourhood, and
Community Hub within the Town Hall, Arts
Space, the Box Hill Library, neighbouring church,
childcare and other services provide a distinct
concentration of community uses.

— However the Box Hill Institute campus on
Whitehorse Road is now substantially smaller
and the future role of the institute within the
neighbourhood is diminished.

— Akey challenge is the perceived distance and
disconnection of the community infrastructure
from the ‘natural’ civic centre of Box Hill Central,
the interchange and Market Street Mall.

— Constrained neighbourhood with poor pedestrian
permeability due to large land parcels with
single land uses without accessible north-south
pedestrian thoroughfares provided

Bank Street is treated as an access laneand is
dominated by on-street car parking and access
to off-street car parking to the rear of lots

on Whitehorse Road. In addition, there is no
activation facing the rail corridor towards Rutland
Road. The proposed development at 1000
Whitehorse Road (Salvation Army) will reinforce
this character with 128 car parks provided at
grade and accessible via Bank Street.

The northemn edge of Whitehorse Road and the
land near to Box Hill Police Station is currently
disconnected from the rest of the activity centre.
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Legend

1 Box Hill Hospital

2 Epworth Eastem

3 Salvation Army

4 Box Hill Institute | Nelson Campus
5 16 Spring Street {(Epworth Eastern)
6 Box Hill Institute | Elgar Campus
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416 Health & Education Neighbourhood

2007 Statement:

2019 Challenges:

— Thehealth and education facilities and
institutions (BHI, Eastern Health and Epworth
Eastern) are a major feature of this precinct and
all have expanded over recent years. Proposed
major health and education developments in the
short-term include the following;

— A 14 storey redevelopment proposed at the
Epworth Hospital.

— Aproposed Eastern Clinical Trials and
Research Centre by Eastermn Health in
partnership with Monash University

— All constructed or approved health and
educational buildings have been less than 15
storeys tall.

— Other approved development has predominately
been for high density residential uses. There
Is currently a cluster of approved but not yet
activated permits (mid to high rise), inviting the
guestion as to whether they are speculative or
real proposals.

— Increasing competition between residential
and health & education land uses has resulted
in a cumulative impact on policy directions for
supporting growth of education and medical
related uses. There s a real risk that health and
education uses will be increasingly displaced
from the precinct.

— Potential adverse amenity impacts on the public
realm if valid permits are acted upon. The public
space Is still configured like a suburban street
rather than an urban street that can support the
densities possible in the future.

Risk of priority east-west pedestrian corridor
identified in 2007 Strategic Plan becoming
impeded by proposed development. In particular,
there is an urgent need to co-ordinate a
pedestrian link from Spring Street to Wellington
Road. There is an opportunity to co-ordinate the
proposed development applications at 16-18
Spring Street and 14-22 Wellington Road to
ensure a pedestrian link is achieved between the
two applications.

Poor overall quality of public realm on key

streets, particularly along Elgar Rd and the north
side of Whitehorse Road. Poor streetscape
treatment combined with dominance of vehicular
movement results in a constrained and hostile
environment for pedestrians and cyclists. This is
a key challenge particularly given the importance
of high pedestrian and cycling amenity for
students, staff and visitors for BHI and health
institutions.

This is compounded by the lack of

formal pedestrian permeability within the
neighbourhood with Poplar Street constrained
as a dead-end street and with Spring Street
providing limited (informal) permeability through
BHI's Nelson campus.

The Box Hill Bowls Club is no longer an open
space asset, this underscores the particular lack
of linking open space within the neighbourhood,
specifically in between Box Hill Gardens and
Kingsley Gardens. There is an opportunity to
co-ordination future development towards
addressing this shortfall.
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Legend
1 Box Hill RSL
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4.1.7 North Neighbourhood
2007 Statement:

2019 Challenges:

— Restrictive covenants relating to height
and dwellings apply to some land in this
neighbourhooed (and Central neighbourhood),
particularly on Irving Avenue. These covenants
will act as a constraint for future development for
affected sites but will need to be removed from
each site individually.

— This neighbourhood has been the location
for many completed mid-rise residential
projects, generally up to 3 storeys north of
Box Hill Gardens and 6-7 storeys between
the gardens and Whitehorse Road. This has
largely established the new character for the
neighbourhood.

— Limited development opportunities remain
within this precinct. The sites that are currently
undeveloped will create infill cpportunities that
should be constructed to a scale and character
that is broadly consistent with the newly
established character.

— Major challenge for future development is
to ensure that the street interface provides
appropriate engagement with the public realm
This might include more non-residential uses
than currently provided, though changes of
use are likely to be modest. This includes
future development along the periphery of Box
Hill Gardens, for example, the Box Hill RSL or
Uniting AgeWell, appropriately engages with this
significant community assetand that access is
enhanced.

— Poor quality of streetscapes and pedestrian
pathways, suburban in quality and design, have
not been upgraded to provide higher levels of
amenity and capacity for growing numbers of
residents.

— Managing car parking for small sites is
challenging where the scale of development
grows larger. Lower car parking rates, basement
car parking and consclidated parking nodes will
be important to ensure the street interface is not
dominated by parking.
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Legend

1 Centrelink & Medicare
2 Harrow Street multrdeck carpark

418

Enterprise Neighbourhood

2007 Statement:

“Precinct F: Mix of office and retail uses responding
to prominent Whitehorse Road and Station Street
frontages, and mixed use (residential) as transition
to purely residential precincts.”

2019 Challenges:

The Enterprise Neighbourhood has seen less
recent development than most other precincts.
This may be related to the relatively small lot sizes
and the relative flexibility of the existing built form
In accommodating a range of employment uses
without requiring redevelopment.

The majority of completed redevelopment has
been along Harrow Street. These new 4-b storey
predominately residential developments provide
an appropriate increase in scale from existing
residential areas.

Council's Harrow Street car park is currently
under construction and provides an appropriate
consolidated parking node atthe southem
gateway to the activity centre.
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The street interfaces within the precinct are
poor in many cases, with high fences, multiple
crossovers and new buildings demonstrating an
inconsistent ground floor height relationship with
the street.

Stronger and more consistent street frontages
that provide continuous activation (or habitable
uses in the case of residentially zone areas) will
improve the street interface.

Rutland Road Is specifically constrained by
the rail corridor with no footpaths on the north
side of the road, resulting in a car dominated
streetscape.

All streets in this neighbourhood have very
narrow footpath widths and limited street tree
planting. Footpaths should be widened, more
trees planted and no new crossovers permitted
to the street, in order to generate a more positive
pedestrian experience.
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The existing east-west rear laneways are
relatively narrow and will present more of

a congestion challenge as they perform a
largerrole in providing access to individual

lots. Their current configuration is relatively
irregular with informal passing locations created
where fences are missing or not aligned to

the property boundary. Future development

is likely to make this interface more regular,
reducing the opportunities for passing. Widening
opportunities into private land should be
identified.

The at-grade car park between Harrow Street
and Ellingworth Parade was noted as a public
open space opportunity in the 2007 structure
plan but has not yet been implemented. This
would still be a valuable open space resource for
the neighbourhood, however it is noted this is
highly utilised by the community for car parking.

Development over the rail corridor is highly
unlikely and unrealistic due to the complexity

of resolving the level differences across the
corridor. In order to deck the airspace the rail
would need to be lowered orthere will be
substantial changes in levels from the adjoining
streets, resulting in poor connections to the
decked section of the corridor. This option may
be theoretically possible in the very long term

in the context of the Suburban Rall Loop which
may significantly change the configuration of the
rail infrastructure.

Box Hill MAC Analysis and Options Report
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4.2

Alternative Options to Consider

The 2007 Box Hill Structure Plan itself does not
provide adequate statutory planning tools to
manage the range of issues that have emerged
within Box Hill. It will be necessary to intreduce new
planning approaches and mechanisms in order to
guide appropriate outcomes. The approach to this
work has involved a review of the best practice
planning approaches and lessons for achieving key
planning outcomes with specific focus on:

— Managing development density, built form and
amenity

— Providing for employment outcomes
— Providing affordable housing

— Supporting delivery of infrastructure and public
benefits

It has involved a review of:
Intemnational approaches to managing high density

development and delivering affordable housing,
including:

— Churchill Fellowship Report: hyper-dense,
high-rise residential environments - USA,
Canada, Hong Kong, Japan, South Korea, Leanne
Hodyl 2014

— Churchill Fellowship Report: Inclusionary
Zoning requirements to support delivery of
affordable housing, USA, Canada, UK, Kate
Breen, 2014

These reports offer useful insight into approaches
being used to support wider social, environmental
and economic outcomes consistent with high level
planning objectives for Victoria, and an exploration
of the factors underpinning successful use of
different planning tools.

Interstate approaches to managing employment
growth and using development density bonuses to
incentivise specific land use outcomes, including:

— Central Sydney Strategy City of Sydney 2016
—with a particular focus on planning approaches
for supporting employment growth

— City of Perth Bonus Plot Ratio Policy and
Transfer of Plot Ratio Policy 2017 — which
establish a regime for encouraging special uses
or provision of public benefits/facilities that meet
an identified strategic need.
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These offer insights into use of particular planning
tools (plot ratio, density bonuses, and transferable
development rights) to achieve specific land use
outcomes. These models operate within different
legislative contexts to Victoria, however they
demonstrate the potential of different planning tools
in operation.

Local approaches recent planning scheme
amendments and lessons leamt in responding to
key planning challenges within a Victorian Planning
context, including:

— Activity Centres Pilot Program DEWLP 2018 —
use of mandatory and discretionary height limits
in conjunction with floor area controls and need
for strategic justification and transparency to
support delivery of public benefits

— Central City Built Form Review (Melbourne
Amendment C270) — use of general floor area
contrels to manage built form, and floor area
uplift to incentivise delivery of a range of public
benefits

— Fishermans Bend Framework 2018 (Melbourne
and Port Phillip Amendment GC81) — use
of dwelling density and floor area controls to
manage land use to achieve residential and
employment targets and density bonus to
incentivise delivery of affordable housing

— Arden Macaulay Structure Plan 2012 and
Arden Vision 2018 (Melbourne Amendment
C190) - strategic justification for population
and job targets, delivery of residential and
employment growth leveraging off major
investment in rail to transform the area into a
major transit oriented destination. Use of height
limits to trigger delivery of public benefits.

— West Melbourne Structure Plan 2018
(Melbourne Amendment C309) - use of special
use zone and floor area ratios to prescribe land
use mix outcomes and manage residential
pressure on employment outcomes. Proposed
requirement for affordable housing without
density uplift.

— Moreland Employment Areas Local Policy 2017
(Moreland Amendment C158) — use of local
policy to support employment and mixed use
development outcomes and support transition to
knowledge based economy and avoid net loss of
employment floor space.
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— Chapel Revision Structure Plan 2015
(Stonnington C172) - use of Activity Centre Zone
include vertical zoning permit triggers to facilitate
mixed use development cutcomes. Provision
for discretionary height limits to be exceeded
where ‘significant public benefits” are delivered in
addition to meeting built form requirements.

The specific transferable lessons for Box Hill will be
highlighted in each case.

421 Managing development density, built

form and amenity

The Hodyl report, “Churchill Fellowship Report:
hyper-dense, high-rise residential environmenis”,
clearly articulated a role for density controls (in
the form of floor area ratios), used in conjunction
n with built form controls, to ensure high density
development in Melbourne delivered appropriate
amenity outcomes forresidents and the streets
below.

Consistent with these findings, the Central City

Built Form Review (Amendment C270]) led to the
implementation of mandatory maximum Floor Area
Ratio (FAR) of 18:1 over most of the CBD. These
controls were primarily a response to concern about
emerging development trends the overall visual and
amenity impact of the building itself, rather than

as a population or dwelling density control. They
were accompanied by a regime of predominantly
discretionary height controls, with mandatory

upper level setback, building separation, and
overshadowing and wind impact controls. In special
character areas, where mandatory heights were
justified, floor areas were derived from built form
capacity analysis.

A similar approach has been adopted in Fishermans
Bend (Amendment GC81), which utilises a
combination of density controls and built form
controls to deliver appropriate built form outcomes.
Similar to the approach adopted in Central City,
upper level setbacks varied in relation to overall
building heights.

In terms of providing appropriate street level
amenity, both Amendment C270 and GCB1 establish
a relationship between street wall heights and street
widths, with numeric measures in GC81 generally
reflecting a 1:1to 1:1.5 street wall to street width

Box Hill MAC Analysis and Options Report

ratio. This approach is also apparent in the Arden
Structure Plan Area (Amendment C190).

Key findings of the Activity Centres Filot Project
(DEWLP 2018) included:

— Discretionary height controls — that is, preferred
maximum height controls — are generally an
effective tool for facilitating development and
administering height in activity centres and
should continue to be the preferred way in which
height controls are applied in activity centres.

— Floor area ratios can guide preferred built form
outcomes in activity centres. The coupling
of floor area ratios and height controls is an
approach that can allow flexibility in design while
providing guidance on appropriate height within
the site context.

The Hodyl Report also recommends exploring the
introduction of two planning streams for large scale
development approvals — an ‘as-of-right” approval
for meeting the density, height and other built form
and amenity controls, or a negotiated outcome (with
community review) if the controls are exceeded.

There is a clear transferability of learning from these
amendments for Box Hill. Application of these
leamings in Box Hill would suggest a role for a
planning regime that includes:

— Discretionary height controls in conjunction with
floor area controls to manage overall density of
development, with mandatory height controls
only used in exceptional circumstances.

— Clear development parameters for upper level
setbacks (related to overall building height) and
building/tower separation.

— Street Wall height controls that relate to street
width and role to achieve an appropriate street
level amenity and sense of enclosure that
responds to the scale and function of the street.

— Mandatory overshadowing and wind impact
controls to protect amenity of key public open
spaces.

— Provision for a streamlined assessment approach
for developments that comply with density,
height, built form and amenity controls.
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422 Managing population and job growth

Notably, the Central City FAR controls did not
distinguish between residential or commercial uses
within the building and were not underpinned by
population and job projections. These controls were
primarily a response to concern about emerging
development trends, the overall visual and amenity
impact of the building itself rather than to manage
or support projected growth. To this extent, there
has been recent call by the Property Council to
review C270 amidst a growing concern about a lack
of employment floor space in the CBD.'

In contrast, Fishermans Bend density controls
were directly linked to a population target of

80,000 residents and 80,000 jobs — expressed as
maximum dwelling density controls for residential
and minimum floor area controls for ‘non-dwelling’
uses. Floor Area Ratios are also proposed for West
Melbourne Structure Plan (Amendment C309)

to meet population and job projections of 5,500
dwellings and 4,500 jobs. These approaches rely on
demographic and economic projections to derive
dwelling and commercial floor space demand

and provide the strategic justification for density
controls. In each case, the planning approach seeks
to respond to the potential for residential crowding
out of employment uses.

Other best practice planning approaches adopted
in Sydney Central Strategy 2016, and Moreland
Employment Areas Local Policy represent a ‘net
loss’ of jobs approach — requiring a minimum
amount of employment generating floor area as a
B0% proportion of overall development (Sydney)
or equal to the total ground and first floor area
(Moreland). However, the Sydney approach has
been criticised for prioritising employment uses
across the entire central city area at the cost of
other broader metropolitan strategic planning
objectives to increase supply of residential dwellings
in activity centres in locations with good access to
jobs, transport and services.

The Stonnington C172 example establishes a
‘vertical zoning' control to establish permit triggers
for residential uses at lower levels of development.
This approach sends clear signal to development
about preferred outcomes, whilst also enabling

1 https:ffwww propertycouncil.com.au’Web/Content/Media_Release/
VIC/2018Mew_report_a_stark_warning_for_jobs_in_Melbourne_
CBD_s_future.aspx
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decision makers to balance planning objectives
on a site by site basis, guided by policy, when
determining planning applications.

The City of Perth has planning provisions in
operation which allow bonus plot ratio (density
bonus) to be granted where a development includes
hotel use or special residential use (usual built form
and amenity outcomes must still be met). Bonus
plot ratio obtained may also be transferred to an
alternate site to facilitate efficient use of land. The
Central City (Amendment C270) also provides for a
density bonus (Floor Area Uplift) where ‘Office (or
desirable education or community related use as
agreed with the responsible authority)’ is provided.
In this example, the development rights are not
transferable to other sites.

In Box Hill, the centre is expected to see population
growth of around 10,000 people and an additional
9,000 jobs. This represents significant demand for
additional residential and employment floor space,
and potential planning challenges in managing
competing demand for floor space between
different uses. In Box Hill, there is a clear strategic
role for density controls to be used as a tool to
manage population and job growth, and to assist
in directing appropriate land use and development
outcomes.

Critically, the best practice examples reviewed are
underpinned by strategic economic analysis and
forecasts of future employment requirements,
translated into job numbers and floor areas.
Without this form of robust strategic work it would
be difficult to strategically justify introduction of
prescribed minimum floor areas for employment
uses.

It Is also important to highlight the potential for a
dual purpose of density controls — be it primarily
about managing population and dwelling numbers,
or about built form and amenity impacts. The role
of density bonuses in incentivising employment
uses is also important, with potential for transfer of
density bonuses a useful tool for facilitating both
broader policy objectives and efficient use and
development of individual sites.

However, density/floor area controls are not the
only tool available for managing employment and
residential development, and the potential role for
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different permit triggers embedded within the land
use zone also need to be recognised.

There is also a need to balance different, potentially
competing planning objectives for achieving both
residential and employment growth. This may
require tailored responses in different precincts and
use of both permit triggers and policy guidance

to allow decision making to achieve a balanced
outcome across the centre as a whole and on a
site by site basis. Provision for transfer of density
bonuses associated with different types of land
uses may also be useful in achieving a balanced
outcome across the centre

Potential features of a planning regime that adopted
a best practice approach to managing employment
and residential growth in Box Hill could include:

— Use of Floor Area Controls, underpinned by
robust strategic forecasts forresidential and
employment floor space demand.

— Density Bonuses to incentivise high priority land
uses, potentially accompanied with provision for
transfer of density bonuses to alternate sites,
providing built form and amenity outcomes are
not compromised.

— Land Use Zone permit triggers for residential
and employment uses, which may be based
on a threshold measure, tailored for different
locations or precincts.

— Clear policy guidance about preferred and priority
land use outcomes, to guide decision making
on a site by site basis and in the context of
achieving a balanced outcome across the centre
as a whole.

4.2.3

The Breen Report, “Churchill Fellowship Report:
Inclusionary Zoning requirements to support
delivery of affordable housing”, explored a range

of planning approaches to facilitating delivery of
affordable housing in international contexts. This
included mandatory and voluntary land- use policies
that require developers to deliver a percentage of
affordable housing within their market development,
commonly referred to as ‘inclusionary zoning’, and
policies that require developers to provide a financial
contribution towards affordable housing. The Breen
Report makes a strong case for inclusionary zoning

Facilitating affordable housing

Box Hill MAC Analysis and Options Report

provisions, noting that while they have not solved
the affordability crisis in the international cities
studied, they are important tools in supporting
greater housing supply and affordable housing
choice.

Recent changes to the Planning and Environment
Act 1987 (P&E Act) have introduced a legislative
framework to facilitate delivery of affordable housing
in Victoria. The legislative framework emphasises
the role of voluntary negotiated agreements via
Section 173 of the P&E Act between a landowner
and the responsible authority. There is currently
inadequate legislative power in the Victorian context
to mandate inclusionary zoning requirements.

To achieve affordable housing cutcomes on
privately owned land, the Breen Report specifically
recommends ‘a voluntary, incentive base option
across all designated areas where affordable
housing is sought'. It also notes intemational
experience demonstrates the need for ‘certainty,
consistency and transparency, developing policies
that are prescriptive to the degree that requirements
are clear and equally applied, but offer a level of
flexibility in how outcomes are delivered .’

Within this context, best practice approaches are
those that will incentivise the delivery of affordable
housing and facilitate negotiated agreements,

and where incentives offered are unambiguous.
Amendment C270 (Central City) and Amendment
GC81 (Fishermans Bend) both introduced “uplift’
mechanisms which achieve this purpose, which
specify prescribed ratios of development uplift to
public benefit:

— In Central City, the agreed public benefit to be
provided should be equal to or greater than
the total value of Floor Area Uplift. The value
of Floor Area Uplift is measured as 10% of the
gross realisation value per square metre for all
additional floor area above the 18:1 base level
FAR. (i.e. a2 10:1 ratio).

— In Fishermans Bend, a 'social housing uplift’
applies that allows for eight additional private
dwellings (e.g. market rate) to one social housing
dwelling (e.g. a ratio of 8:1) where the dwelling
density exceeds the base level dwelling density

In both instances, the requirements are
unambiguous. The extent to which the ratios vary is
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a result of analysis of land values and development
feasibility testing. Such testing is imperative to the
effective operation of any such ratios.

potentially represents a shift in emphasis to being
a requirement’, rather than a voluntary negotiated
agreement. The legal validity of this approach

will no doubt be tested during the course of

The scope for flexibility in delivery also varies between exhibition and panel hearing for this amendment.
the two examples. In the Central City, the Affordable
Housing units must be ‘gifted’ at no costto a
registered housing association or provider and there
15 limited scope for flexibility for delivery. By contrast,
in Fishermans Bend there Is greater scope for the
terms of provision to be negotiated by agreement -
with the housing association/provider and responsible
authority.

Potential features of a planning regime that adopted
a best practice approach to facilitating affordable
housing in Box Hill should be:

Legal - able to operate effectively within

a legislative framework that provides for
voluntary negotiated agreements, and does
not yet provide a legislative head of power for
The Breen Report also highlighted the need to be mandatory inclusionary zoning requirements.
clear about the affordable housing outcomes to be
achieved, and that there are a range of policy options

that also need to be considered in developing an

— Incentive based — with clear, certain, consistent
and unambiguous parameters for determining
affordable housing and development uplifts.

inclusionary zoning response including:

Whether to allow off-site delivery options, cash-in-
lieu of delivery, of allowance for additional density
to be utilised on another site (e.g. transferable
density bonus) and what are the benefits and trade
offs of each mechanism.

What are the opportunities to utilise or leverage
govemment owned land to support delivery of
affordable housing? What should be the Council’s
policy in regards to requiring and supporting
delivery of affordable housing outcomes as a
condition of sale or redevelopment of Council
assets?

Examples of different policy responses include:

In Fishermans Bend, a policy direction has been
setvia Amendment GC81 that atleast 6% of
dwellings should be provided as Affordable
Housing, (as broadly defined in the P&E Act). Any
social housing uplift is provided in addition to
this base level of affordable housing provision.
This policy responds to the broad definition of
affordable housing with flexibility to provide
various housing models that meets the needs of
very low, low and moderate income households.

In West Melbourne Amendment C309 proposes,
that ‘at least 6%. should be provided as affordable
housing..." gifted to an Affordable Housing
provider. This policy response Is expressed as a
pre-condition of use of land for dwellings, and is
prescriptive in stating a particular delivery model. It
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— Informed by analysis of land values and
development feasibility testing.

— Flexibility in allowing different delivery models
that can respond to local needs for affordable
housing.

— Underpinned by clear policy direction about
affordable housing ocutcomes to be achieved,
including clear policy positions on:

— Provision for off-site deliver, cash in lieu or
transfer of density bonuses.

— Affordable housing outcomes to be achieved
on Council owned land.

424

The Hody! Report identifies that incentivising
developer to deliver public benefit through density
bonusesis common practice in many intermational
cities, and has effectively delivered parks, plazas,
community facilities like childcare and cultural
facilities such as cinemas or performing arts spaces.
Hodyl recommends that Melbourne would benefit
from the introduction of policies that:

Support Delivery of Public Benefits

— Establish appropriate density controls in central
Melboume.

— Establish density bonuses to link development
to public benefit and incentivise the delivery of
new open spaces, affordable housing and other
community facilities.
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In the Central City, Amendment C270 requires public
benefits to be provided when the floor area ratio
(FAR) exceeds the base level, with prescribed ratios
of public benefit to development uplift (equivalent
to a 10:1 ratio). The Public benefits that could be
provided as outlined in an accompanying guidelines
document include:

— Public open space and laneways on site.

— Plazas, laneways, required setbacks and parks
directly accessible from public street or public
area.

— Office use (or desirable educational or
community related use, agreed with the
Responsible Authority).

— Publicly accessible space in the building suitable
for community or not-for-profit use.

— Affordable housing within the building.

— Competitive design process for design of
proposed building.

This prescriptive approach to extracting public
benefits is more transparent and certain than

the approaches used in Arden Macaulay and
Stonnington. These amendments allowed for base
level height controls to only be exceeded where the
development delivers ‘demonstrable’ or ‘significant’
public benefits. This approach provides broader
scope for negotiation and subjective decision
making. This approach does not respond to the
pilot project recommendations that requirements
for public benefits need to be unambiguous and
strategically justified.

The City of Perth Bonus Plot Ratio policy allows for
density bonus of up to 20% for delivery of public
benefits that respond to the city’s Urban Design
Framework, including:

— Public spaces, plazas, courts, public squares,
pedestrian retreats and parks on private land that
is accessible to the public.

— Pedestrian facilities that promote and enhance
pedestrian movement and permeability within
the city, including through block links, paths,
walkways and laneways.

— Conservation of heritage facilities to encourage
retention, enhancement and maintenance of
places of cultural heritage significance.

— Provision of specific facilities that meet a
significant or demonstrated community or public
need such as public toilets, end of trip facilities,
child care, public information or cultural facilities.

Potential features of a planning regime that adopted
a best practice approach to facilitating delivery of
public benefits in Box Hill could include:

— Density bonuses to incentivise delivery of priority
public benefits.

— Potential for provision for transfer of density
bonuses to alternate sites, providing built form
and amenity outcomes are not compromised.

— Strategically identified and justified scope
of eligible public benefits linked to analysis
of community need and/or urban design
frameworks.

— Clear, certain, consistent and unambiguous
parameters for determining development uplifts.
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Specific Opportunities for Intervention

The preceding section cutlined a series of tools that
can be incorporated within the planning scheme

to guide preferred development outcomes. This
section outlines a range of complementary actions
for consideration that deliver change responding

to issues detailed in Chapter 3. They differ from

the preceding section in that they require a mix of
statutory and non-statutory approaches to achieving
change, and would require additional actions by
Council or other agencies that sits cutside the
powers of the planning scheme to effect change.
Many of these options will require direct capital
investment or the coordinated involvement of
multiple agencies. These options set out specific
opportunities for intervention that Council can
undertake towards the success of Box Hill's
transformation over time.

431 Delivering Major Community Benefits

Box Hill Is transitioning from a suburban centre to a
metropolitan precinct, as Section 3 demonstrates,
and the quality of places and infrastructure needs
to match. The anticipated level of change in Box
Hill would need to be supported by significant
improvements to the public realm and community
infrastructure.

There are many opportunities for interventions to
deliver major community benefits. Some to consider
include:

Whitehorse Road

An ambitious transformation of Whitehorse Road
would help to create place for people rather than
an arterial road with median landscape. Whitehorse
Road could be reconfigured to reduce the number
of lanes and provide a significantly enlarged public
space along the southem side of the road reserve.

A similar idea was examined in the 2077 Boulevard
Strategy, but not implemented to date. This plan
identified the opportunity for a major new public
space extending from the Town Hall to Nelson Road
which would nearly double the width of the existing
median and significantly improve access between
the existing interchange and the Tram Terminus.
This would provide a place comparable in scale to
Docklands Boulevard or North Terrace in Adelaide.
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Station Street

A second major opportunity for transformation is the
section of Station Street between Whitehorse Road
and Harrow Street. The street could be transformed
into a high quality place by significantly widening the
footpath area available for pedestrians and improving
the connections available for cyclists at the core of
the activity centre. It forms a logical extension of the
pedestrianisation of Market Street and Main Streetin
the 1980s.

Box Hill Mall

Box Hill Mall is another key cpportunity for future
improvements. The existing mall at Market Street
is a key open space at the core of the Central
Neighbourhood, however it still has the same
dimensions as it did when the road reserve was
closed to traffic in the 1980s. The space is already
the focus for community events during festivals
and major events. This space would benefit

from widening and reconfiguration so that it is
dimensioned more appropriately fora genuine
public event square. This square would be activated
by new development engaging directly with the
space.

In addition, there is an opportunity to link together
these key public spaces (Whitehorse Road, Station
Street and Box Hill Mall) with neighbourhoods
across the activity centre and to surrounding areas
with a network of high quality links — a primary
pedestrian network — extending across all the
neighbourhoods of the centre (refer to Section 4.3.6
of this report). This network would in turn link up
smaller pocket spaces and smaller urban squares
distributed across the whole centre.

These propositions for change are consistent with
change that have occurred in other comparable
centres across Melbourne. Major upgrades has
been delivered in places like Dandenong and
Ringwood MACs, where significant reconfigurations
of major roads have calmed traffic speeds and
delivered significantly improved landscape
treatments. Both centres have also received new
community infrastructure such as town squares and
new community library facilities. The Cato Square
redevelopment currently underway within Chapel
Street, Prahran will also significantly improve the
amount and guality of open space available within
this densifying activity centre context.
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Figure 4.2 High-level overview of
opportunities to create a pimary
pedestrian network, provide new and
improved public spaces and green

infrastructure.
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432

Box Hill is a distinctly regional destination and I1s
more similar to Melbourne’s Central Business
District (CBD) than it is to other suburban activity
centres. For instance, more than halfthe people

in Box Hill on a given day have come from beyond
10km away. Box Hill has historically held this role as
a central node in the eastern metropolitan region.

Major Transport Interventions

With Box Hill anticipated to nearly double in
population and commercial floorspace over the next
20 years the pressure on the transit network will
significantly increase. This presents a clear need for
coordinated action across all levels of government,
including statutory authorities such as VicRoads and
Vic Track, to ensure the future prosperity, liveability
and functionality of Box Hill (and Melbourne’s east)
is protected and enhanced.

The network could be reimagined to reflect key
aspects of the Melbourne CBD transit network. In
this example, routes are not directed to a single
interchange, nor does the network rely on all routes
terminating within the CBD and the provision of
vehicle lay-over bays for each route. There is an
opportunity to build on the successes of the train
line and bus route 903 (the two routes that do not
terminate in Box Hill) and create a grid-like network
of routes that have high frequency on arterial
corridors and provide seamless connections from
one side of Box Hill to the other.

The recently announced Suburban Rail Loop (SRL)
Is a major government project that will support

Box Hill's growth. However, it will take ten years to
bring SRL into service and the project as announced
will only link to suburbs south of Box Hill in its first
stage.

Other possible major transport interventions to
considerin addition to above might include:

— Preparing for a full rebuild of the train station and
transit interchange.

— Implementing a 40km/h speed limit in the whole
of Box Hill.

— Simplifying the bus network to provide more
through connections.

— Extending the tram to Middleborough Road
would provide enhanced accessibility to schools
and existing recreation facilities.
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— Extending the tram to Mitcham would support
intensification and local connectivity along the
entire Whitehorse Road / Maroondah Highway
corridor.

It should be noted that trams typically serve a
different catchment area and distance trip than rail.
They are important for commuting shorter distances
than rail 1.e. between neighbouring suburbs. In this
respect, they serve a complementary role to the rall
line.

433 Rebalancing Transport Modes in Favour

of Pedestrians and Cyclists

It Is noted that a separate review of the Integrated
Transport Strategy (ITS) Is occurnng concurrently
with this Structure Plan review. The significant
implications of transport on the urban form and the
strategic vision for Box Hill mean that it cntical that
this transport review to consider options towards
rebalance transport modes and manage car parking.

Over the past decade, studies have recognised

the need to allocate more space to pedestrians

in the core of Box Hill. However, little change has
occurred with the allocation of space being nearly
identical to 1983. This is likely to have contributed to
increasing difficulties for businesses as footfall past
their business is not what it should be. Observers
have stated that on several occasions during peak
commercial periods such as lunch and dinner time,
several businesses on majorroads close to the
centre do not experience much foot traffic. These
include businesses along Whitehorse Road on the
North side, particularly in the Civic district and also
those along streets such as Rutland, Ellingworth,
and Harrow Streets. This underscores the need

for a rebalancing of transport modes to release

the potential economic activity that Box Hill has

to offer and to cope with the additional residential
population in Box Hill and keep pedestrians safe.

An example of such a change is a "road diet”, which
would see the capacity of arterial roads through the
centre reduced to match the capacities of those
roads as they approach the centre. For example,
Whitehorse Road has only one lane in each direction
as It passes tram stops near High Street, Mont
Albert. It has only two lanes at 40km/h in each
direction as it passes the schools to the east of Box
Hill. Yet it currently has nine lanes in total, and a
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60km/h speed limit between the Box Hill Town Hall — Recognising that everybody “pays” for parking (for

and Clisby Court. instance, through rates/general taxation regardless

of whether they require car parking).
A four lane road that transitions into a nine lane road
and rapidly constricts into to a two lane road over a
distance of 1 5km is going to experience safety and
congestion issues as drivers accelerate, decelerate,
change lanes and merge again. As a result, there
15 a specific opportunity to address this distinct
Issue on VWhitehorse Road by reconfiguring the
road space to reduce the overall width of the road,
improve pedestrian safety and modulate the traffic
flow through the area (which is chaotic as a result of
having too many lanes).

Providing certainty about parking availability and
clarity about pricing.

To support this cutcome, Council could implement

a planning requirement to restrict the construction

of car parking areas with fewer than 100 car spaces
within neighbourhoods where there will be significant
intensification. This would seek to encourage
consolidated parking nodes rather than the provision
of parking on individual sites. This would result in
improved pedestrian amenity as there would be fewer
driveways to smaller car parking facilities, and the
cumulative impact on traffic congestion and safety

434  Managing Car Parking from such facilities would be improved. In addition,

Car parking in Box Hill is managed by a wide range Council should ensure that these car parking areas are
of organisations and as a result, it is difficult to available for public use 24 hours per day.

count how many car parking spaces there are

in Box Hill and determine how they are used. Clauses such as 52.06 - Car Parking and 52 .34 -

Furthermore, the distribution of small parking areas Bicycle Facilities in the Planning Scheme discuss
and the access arrangements mean that often cars State averages and are not helpful in areas like Box

are being dragged into and through the activity Hill. Areas of intensity like Box Hill have:

centre just in order to get to the specific space

that each particular driver has access to. There are — Lower demands for parking relative to the State
opportunities to improve the management of car average

parking in Box Hill, they include the following: — Higher requirements for bicycle storage relative to

. . o the average
A key option for Council to consider is the

consolidation of car parking supply to reduce — Demand for motorcycle parking also occurs in
the number of car movements entering Box Hill com!"nermal centre_s that glso have congestion on
in order to access car parking. A key element of arterial roads or paid parking (the VPP does not
this consolidation would be new parking facilities include any motorcycle parking requirement)
provided on the edge of the current core area.

An example of this is the Council's new car

park in Harrow Street. Additional parking nodes
would be required in the Health and Education
Neighbourhood (providing a logical gateway from
the north) and within the Civic and Community
Neighbourhood (providing for people entering from

To this end Council could consider a mix of the
following options:

— In the immediate future, work with the State
and Vicinity Centres to install smart gates at the
Box Hill commuter car park so that only people
using public transport can access free spaces.

the east).

— Qver the longer-term, work with the State
Council’s parking supply should be managed with government to move the 500 commuter car
regard to core principles that Council is trying to parking bays at Box Hill Station to an alternative
achieve for the centre: location such as Nunawading, Mitcham or

Laburnum.

~ Adequate supply of parking that suits all visitor's  _nsta) parking sensors in all on-street car parking

needs. spaces within the activity centre to gather an
— Differentiation between car storage (> 4 hours) accurate record of how the spaces are being used
and parking (< 4 hours). and to facilitate more appropriate time and fee-

based restrictions.
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— Establish an internal position at Council which
is responsible for parking provisions in Box
Hill CBD with full control over restrictions and
pricing of all parking including cars, motorcycles
and bicycles with clear objectives related to
increasing visitation (regardless of mode) and
length of stay (regardless of mode).

— Review the actionsin the Parking Strategy and
continue implementation in light of the current
ITS review and this document.

— Develop a new overarching parking strategy
that covers all car parking, freight loading, bus
layovers, bicycle and motorcycle parking needs
for the CBD.

— No crossovers should be permitted on key road
links (even local roads) — in order to preserve
the amenity of the public realm and safety of
footpaths.

— Appropriate use on the lower floors of all
buildings is particularly important—to ensure
there is adequate passive surveillance of the
public realm. This will require all new parking to
be located underground or completely sleeved
on all sides by habitable uses at all public
interfaces.

— Reduce the parking required per apartment to
zero. There is public parking available in many
locations throughout the centre, and each of
these facilities will be safer if they are utilised 24
hours per day by a wider range of pecple.

A key way to make housing more affordable in Box
Hill and reduce traffic congestion is to reduce the
parking requirement for new apartment buildings
to zero. Currently, more than 24% of households

in Box Hill do not own a car. A further 47% of
households in Box Hill own only one car. Only 25%
of dwellings in Box Hill need mare than one car
space.

Owning a car space (as part of a dwelling) is
known to be a key determinant of car ownership.
Car ownership directly causes local congestion.
Any new apartments within 400 metres of the

Box Hill Train Station do not need a car space. It is
considered appropriate for people to walk 400m
from their house to access to a bus stop, tram stop
or train station. A private vehicle provides a much
better journey time and guality to those public
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transport modes, so people can easily be expected
to walk 400 metres to get to their car There are
over 3,000 car spaces right around the train station
mostly unused at night. That is ample parking
supply for the new apartments expected to be built
within 400m of the station. There are already 13,000
car spaces within that area, many of which are
vacant overnight.

Every car space that is required as part of an
apartment adds between $60-90,000 to the cost of
the apartment (depending on how it is constructed
and financing costs). Removing the requirement to
provide any parking is a key way to improve housing
affordability in Box Hill. Not requiring parking for
every apartment does not mean that none will be
provided just that only those occupiers who really
need a car space will have to pay for one.

435 Improving Amenity within the

Public Realm

Increasing the provision of public space and the
quality of all public spaces should be a priority for
Box Hill in order to help deliver the amenity benefits
sought by the community and needed by the future
residents, workers and visitors to the centre.

There is a need to identify new or expanded open
space opportunities within each neighbourhood, as
well as linear vegetated links back to other existing
open space resources in the area surrounding the
activity centre. In this way the open space within
the centre forms part of a wider network, providing
habitat opportunities and accessibility links for the
wider community.

The provision of additional public space might

take different forms for each neighbourhood. For
example, within the North Neighbourhood the Box
Hill Gardens already provides a significant open
space resource that has been improved through
investment by Council in implementing the Box

Hill Gardens Masterplan. There is a limit to how
intensively this space can be programmed within its
existing boundaries.

Improvements to the quality and amenity of existing
public space will help support more intensive future
use. Protecting solar access to major open spaces
through key times of the day would support the
amenity of the space for users and ensure that the
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vegetation is verdant and reaches its full potential.
For critically important spaces such as Market
Street, Main Street and Box Hill Gardens this should
include using the winter solstice as the benchmark
day for measuring solar amenity. It might maore
appropriate to use an equinox control for protecting
less sensitive public spaces, such as the southern
footpath of priority pedestrian links and alfresco
dining areas.

Increasing the amount of green infrastructure
within the centre will help mitigate community
concems, improve local microclimates and heat
island effects. Targets for canopy coverage have
been implemented through planning scheme
pelicy in the City of Melbourne and City of Moonee
Ponds amongst other local government areas.

The current Council urban forest strategy, City of
Whitehorse Urban Forest Strategy sets tree planting
and replacement targets for residential properties.
The relatively limited space available within Box Hill
means that an urban forest strategy would need

to encourage green walls and vertical planting
integrated into new development regardless of
land use, in addition to street canopy trees as a key
approach forincreasing canopy provision within the
centre.

There is potentially a role for the provision of Water
Senistive Urban Design (WSUD)in appropriate
locations in Box Hill subject to suitability of local
drainage requirements. Where suitable, WSUD
measures would be a secondary and complimentary
streetscape improvement consistent with

BHURT Type F typology fortransitional residential
areas where there is less pedestrian traffic and
competition for space.

Improvements to the public realm are essential
to achieving an efficient transport network. This
Is because the public realm dictates how far
people are willing to walk, explore and linger in
the environment. The quality of the public realm
influences how safe people feel and how far they
are willing to walk through the CBD or from their
mode of transport (parking or transit stop).

Key actions that Council could take to improve the
public realm include rebalancing mode priorities
in the core (improve pedestrian and cycle access)
and simply providing wider footpaths on almost
every street Planting additional street trees is a

MGS Archi | TQPlanning | M

simple but potentially transformative initiative that
will benefit the entire centre. A more ambitious
approach would be to remove on-street parking in
appropriate locations to provide additional planting
opportunities. Within the core it would be beneficial
to reconfigure key laneways (Birds Lane and
Bamford Lane, for example) to prioritise pedestrian
activation while managing service access at times
with low utilisation. Across the majority of the other
neighbourhoods it Is important to maximise the
use of rear laneways for access and services rather
than main street crossings through the progressive
increase in capacity of these networks in width and
role.

4.3.6

The neighbourhoods in Box Hill are relatively
disconnected and it is difficult to move between due
to major barriers including Elgar Road, Whitehorse
Road, Station Street and the railway line. There is

a variety of mechanisms that can be employed to
reduce the scale and impact of these barriers or
remove them altogether

Improved Pedestrian Connections

North-south pedestrian access is severely
constrained, as there is only two pedestrian paths
crossing the railway line in the core of the centre
(Market Street and Station Street). The other two
pedestrian connections across the railway line

are at each edge of the activity centre (Elgar Road
and Linsley Street). This concentrates pedestrian
movements into Market Street and Station Street.
Footpaths on Station Street would need to be
widened to accommodate current pedestrian
volumes. In the absence of widening Station Street
greater emphasis is placed (by pedestrians) on
Market Street. This results in greater emphasis (by
pedestrians) on the crossing of Whitehorse Road at
Market Street and the eastwest movement along
Whitehorse Road (particularly in the direction of
Station Street.

It Is reasonable to expect that the SRL project will
increase the need to rethink how pedestrian access
into the existing station could work in the future.
The SRL planning team should be encouraged to
examine rebuilding Box Hill Station (making it DDA
compliant and facilitating the redevelopment of the
Vicinity Shopping Centre).
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As part the redevelopment of the existing shopping
centre it would be highly beneficial to introduce
several new direct pedestrian links between Station
Street, Carrington Road and Whitehorse Road
These laneways would provide further cpportunities
for pedestrian flow, economic interaction and
exploration in the Box Hill activity centre.

The development of a pnmary walking network
throughout the centre would encourage a transition
for Box Hill from a car-focussed to a pedestrian-
focussed activity centre. This would establish a
legible network of pedestrian accessibility across
the centre. This should include appropriately scaled
footpaths for these walks (nominally 5-6m) and
new and improved green infrastructure alongside
treatments specified in BHURT guidelines.

Development abutting the primary walking network
could contribute their open space contributions as
part of meeting these objectives, instead of allowing
contribution by cash-in-lieu. In these locations, the
contribution would be non-transferable.

In addition to linking neighbourhoods together, it
should be a priority for the primary walking network
to increase the overall permeability within each
neighbourhoed. This is particularly important in
neighbourhoods that are dominated by roads
aligned in one direction. For example, where the
existing roads are aligned predominately north-south
(as in the Health and Education Neighbourhood) it

is critical that high quality, legible and direct east-
west links are delivered. Similarly, where existing
roads are predominately east-west (as in the
Enterprise Neighbourhood) it will be impartant to
deliver north-south links. These networks should be
achieved through a combination of linking up land
already in Council ownership with links delivered
through negotiation or through the rearrangement
of development potential within the site to provide
for the links. Direct acquisition of is another possible
option.

There are a variety of smaller scale links to
surrounding parkland, however, in each case the
link is disjointed or difficult to navigate. For example,
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links to the following green spaces should be
improved:

— Whitehorse Reserve
— Box Hill City Oval

— Kingsley Gardens

— Hagenauer Reserve
— Bushy Creek

— Gardiners Creek

— Surrey Park

Several of these links can be improved with amenity
and priority treatments along specific road corridors
including Avon Street, Nelson Road, Saxton Street,
Surrey Drive and Thurston Street (providing a
north-south corridor from Bushy Creek to Gardiners
Creek).

Specific pedestrian pricrity improvements include:

— An additional crossing for pedestrians across
Whitehorse Road is necessary between Elgar
Road and Nelson Road. Logically this should be
located at either Wellington Road or Poplar Street
as development intensifies.

— Rutland Read should be enhanced as a key cycle
and pedestrian link, with the pedestrian role of
Ellingworth Parade and Harrow Street enhanced.
No vehicle crossovers to private car parks should
be permitted on any of these streets.

— A new path across Kingsley Gardens from
George Street to Box Hill Institute.

— A pedestrian operated signal across Station
Street at Harrow Street.

— A shared zone on the Vicinity car park ramp from
Hopetoun Parade to Main Street.

— A new pedestrian path on the east side of
Thurston Street.

— A "wombat crossing” of Rutland Road at the
Linsley Street — William Street railway crossing.

— A new "wombat crossing” across Bank Street at
the westen end of the Ringwood-Box Hill Shared
Trail near Station Street.

There are a large number of signalised pedestrian
crossings in Box Hill with the majority devised and
operated to separate pedestrians from through
traffic. Within the core of Box Hill, the priority given
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to through traffic is not reflecting the prionties of
road users or the strategic intent espoused by
VicRoads.

To appropriately reflect the VicRoads intent for
pedestrian priority in the core of Box Hill and

the dominant road user desires, the pedestrian
crossings within Box Hill should be setto shorter
cycle times (no greater than 60 seconds long). In
particular this applies to the crossing of Whitehorse
Road at Market Street which should be set to
always provide swift movement for pedestrians
rather than trying to work in with downstream traffic
signals to benefit through traffic. This is should be a
key consideration for the current study of the ITS for
Box Hill.

4.3.7

The importance of creating a more open, inclusive
and accessible centre has been repeatedly raised
during stakeholder conversations. This is consistent
with the current vision for the activity centre
expressed in the 2007 Structure Plan.

Creating a more inclusive centre

Creating an inclusive centre involves supporting and
facilitating diversity in housing and employment
outcomes. The application of affordable housing
strategies and inclusionary zoning principles
including transferable obligations or cash-in-lieu
contributions has already been discussed.

Separately, the development of a community
infrastructure strategy and associated contributions
scheme with an initial focus on investment in
developing the existing civic and community
precinct will help provide the infrastructure
necessary for a growing community to develop as a
cohesive and integrated one.

Genuine and on-going community engagement
and participation in Box Hill is an important factor
towards an more inclusive centre. This should
include place management and community
engagement strategies to ensure the community
Is actively, and broadly represented and involved
in placemaking, curation and events. This would
further enrich the community life in Box Hill

and facilitate a positive and cohesive sense of
community ownership and identity of place in
Box Hill.

An area of particular sensitivity for stakeholders

is ensuring that Box Hill remain welcoming for

all cultures and celebrates Box Hill's particular
opportunities to support cultural diversity. This

is a challenging area for a planning strategy to
address, since many of the issues of cultural
identity and expression of dominant cultures are
not controlled by the planning system. One aspect
raised by stakeholder and community respondents
was the use of languages other than English in
shop signage. Currently there are no statutory
requirements or policy guidance on the use of
languages in signage within the City of Whitehorse,
nor in equivalent local government areas in
Melboume. Some local authorities in Sydney
(such as Ryde and Strathmore) have attempted to
regulate the use of English in public signage but
received significant negative feedback from their
communities and relevant experts in multicultural
pelicy and multilingualism. This is not an approach
that should be investigated for Box Hill.

The centre should be very accessible for a diverse
range of people. This includes cultural diversity and
people with disabilities. There are significant gaps

in the accessible network and wayfinding. Some

of these must be addressed in order to become
compliant with Commeonwealth legislation. A full
accessibility audit of Box Hill will be required to
determine the exact deficiencies and how to rectify
them. Examples of improvements that Council could
make include:

— Strict enforcement of clear footpath regulations
(local laws) related to maintaining a clear building
line for people with vision impairments.

— Clear guidance for building designers to improve
the crientation of each new building to the street
from a disability access perspective.

— Improved lighting and activation particularly
within the central area and around the hospital
and Box Hill Institute to create a greater
perception of safety in the public realm.

— Use of CCTV may be considered as a
complementary part of a broader strategy to
improve safety and perceptions of safety, in
consultation with key stakeholders such as
Victoria Police.
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438 Encouraging design excellence

Whitehorse City Council regularly and repeatedly
engages with developers and land owners to
advocate for higher quality design cutcomes in
planning permit applications. The Urban Design
Guidelines for Victoria and the provisions of the
Whitehorse Planning Scheme allow for a level

of discussion and enforcement that prevents
poorly resolved development proposals from
proceeding. At the moment, however like many
Victerian councils, Council does not have an explicit
design excellence policy or framework for formally
reviewing design proposals that would promote
more positive outcomes.

This is a common challenge for many local
governments both in Victoria and interstate. There
are precedents that could help inform the City

of Whitehorse in creating a design excellence
policy. For example, the City of Sydney and City of
Parramatta have both implemented policies that
require architectural design reviews and support the
important role of design competitions in ensuring
the most prominent and substantial buildings
receive an appropriate level of design scrutiny

and best practice. The City of Melbourne has long
supported similar approaches, and is cumrently
investigating improved design requirements and
processes through the C308 Planning Scheme
Amendment to implement the “Central City Design
Guide” policy.

An important aspect of each of these policies

(and similar cnes from other jurisdictions) is that
design excellence cannot be reduced to a checklist
approach towards meeting individual standards.

It requires processes that incentivise the use of
experienced design teams and involve expert design
review at key stages during the design process.
This ensures that planning applications for
substantial buildings receive detailed scrutiny long
prior to lodgement of planning applications. This
benefits all participants in the process through
reducing contestation and ensuring that the design
response more closely reflects the preferred
strategic ocutcomes from the structure plan.
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Image: One Central Park, Sydney by AJN and ASPECT Studios | Source: Ateliers Jean Nouvel
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4.4

441

These precedents
demonstrate best practices

in urban renewal in activity
centres and provide examples
of possible intervention
outcomes for Box Hill across
different scales.

‘Q\f

The QV development in Melbourne
delivered a full city block (2 hectares)
of renewal incorporating a very wide
mix of uses, typologies and spaces
within a highly permeable urban
form. The single site was divided into
multiple parts with laneways providing
24-hour access between the major
streets. Retail uses and hospitality
opportunities activate the laneways
and provide multiple fine grain
frontages, with bulkier retail anchors
such as supermarkets or department
stores located below ground level

or at first floor. A significant heritage
building was retained and a public

square provided at the core of the site.

The towers provide a notably diverse
range of uses, including a 30 storey
commercial office tower, medium
rise large floorplate offices, prestige
residential, denser residential and
community uses such as childcare
and a women's health centre. The
design of the precinct contains the
work of multiple architects, providing
visual and typological diversity within
a masterplanned development.
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Urban Block Redevelopment

Benchmarking: Renewal Precincts and Activity Hubs

4.4.2

Contemporary Mixed Use
Precincts

Cremorne

Early this decade, market speculation
in the Cremome area emerged around
the potential rezoning of commercial
2 zoned land to residential zoned

land with an absence of height limits
seeing proposals for alternative

high density proposals developed

on a number of older industrial land
holdings. Carparking analysis provided
to VCAT hearings indicated that this
development would very quickly
undermine access to the precinct

for remaining employment related
enterprises and impact on the amenity
of the Yarra River Corridor as an
environmental and recreation zone.
Representations to the new Planning
Minister resulted in clear direction
thatrezoning amendments would

not be supported whilst Yarra River
protection provisions curtailed heights
of towers. The result of this has been
significant refocus on Cremome as

an employment hub for innovation
enterprises with top 200 organisations
committing to new headquarters and
emerging as a key area of jobs growth
for Melboume.
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The Confluence in Lyon is located

on the island peninsula between

the old town of Lyon and the newer
town. The redevelopment of a
150-hectare site will consist of 34%
social housing out of 16,000 dwellings
upen completion. The redevelopment
Is expected to support over 25,000
jobs with 860 enterprises already in
place. Robust height controls are a
key feature of the redevelopment with
the aim of developing desired built
form character while ensuring high
levels of amenity and integration with
surrounding districts.

‘ Rive Gauche Paris

The Paris Rive Gauche projectis a
transit enriched urban regeneration
project of a 130-hectare site located in
the east of Paris, on the banks of the
Seine including 10 hectares are open
space. The aim is to create a mixed-
use network of neighbourhoods
around landmarks such as the national
library and Paris Diderot University,
through redevelopment of the
industrial and rail located around the
Austerlitz train station and with a high
focus on employment and ensuring
that Paris remained an accessible
location for 21st jobs and workplace
requirements.

MGS Archi

This was achieved with the application
of the concerted development
zone, or ZAC (zone d’'aménagement
concertée), boughtin 1991. This
zone allows for a mix of uses (office,
housing, local retail and services,
green spaces). The project resulted
in the accommodation of 15,000
residents, 30,000 students and staff
along with 50,000 employees. This
had exceeded both studentand
employment targets with over 40%
of the development area providing
diverse housing including affordable
and key worker housing. Height
controls established were consistent
with Paris, typically set at 31 metres
and scaling up to 100 metres at

the freeway interface. The project
includes Station F, the largest start-
up facility in Europe containing 1800
micro and small enterprises.
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4.5

4.5.1

Squares

Dandenong Civic Centre Square,
Melbourne by Rush Wright Aszociates

This space islocated adjacent to the
Dandencong Municipal Building and
serves as an important link between
Dandenong’s main street and the
railway station and bus interchange.
The space supports both though
movement and occupation by Council
and library staff and visitors. Richly
detailed forms and varied matenals
reflect the vibrancy and variety of the
local community. A program of events
has established the Square as an
important space for civic activities.
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The Plaza at Harvard University,
by STOSS

This project creates a new

gathering space and heart for the
university — located above a busy
vehicular underpass. As well as

a delivering new meeting spaces
and a programmable event venue,
the project is an exemplar of high
performing public realm and delivers
both social and hard infrastructure.
The design integrates temperature
management within the fumiture
elements and collects storm water
through the articulated ground plane

Benchmarking: Public Open Space and Infrastructure

452 Boulevards

North Terrace, Adelaide by TCL

Through the delivery of a generous
pedestrian spine on the North side
of the street, the project provides a
unifying and singular space linking a
series of civic buildings. Within this
bold gesture, the detailing allows for
specific responses to each institution
and also provides a series of new
urban spaces for the public. Planting,
paving, furniture and lighting combine
to create a durable and iconic
environment for this important space
within the City of Adelaide.
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Passeig De St Joan Boulevard,
Barcelona by Lola Domenech

This project provides valuable social
spaces within one of Barcelona’'s
established, historic boulevards. The
wide street includes a separated cycle
path within the centre median as well
as a separated pedestrian path to

the sides. Seating areas, children's
play spaces and outdoor dining are
accommodated in the generous
buffer between traffic and footpath
spaces. Double rows of deciduous
trees provide shade in the summer
and allow solar access during winter
and understory planting breaks up the
long, linear street edge.

453 Malls

Rundle Mall, Adelaide by Hassell
and Arup

This project was a redevelopment of
the existing pedestrian Mall designed
to create a space that supports shared
community experiences. The realised
design encourages visitors to stay in
the space longer, thereby contributing
to the local economy. Event
infrastructure supports a wellcurated
program of pop-up installations,
festivals and events, performances
and art installations - and will easily
accommodate change, as the specific
needs of the community change over
time. The design includes re-profiling
of the space to move away from

its streetlike character. A variety of
bespoke seating types, the inclusion
of canopy shade trees and the
introduction of catenary lighting make
it a comfortable place for lingering
during the day as well as after dark.

MGS Archi

Pitt Street Mall, Sydney by Tony
Caro Architects

A restrained design featuring materials
that are part of Sydney's established
language and knit the space into

its context. Generous amounts of
seating, shade trees, and technology-
enabled infrastructure make it a welk
used space for incidental stopping by
visitors, as well as a venue for planned
events. The central drain, serves an
obvious practical purpose and also
artfully reveals the memory of Tank
Stream which once ran under the
space.

| TQPlanning | M
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Jellicoe Street, Auckland by TCL +
Meghan Wraight and Associates

Part of the North Wharf revitalisation
project, the design of Jellicoe Street
establishes a new public realm
language forthis grand boulevard.
Incorporating a centrally located tram-
line, the design breaks down the vast
scale of the space through the use

of textured paving materials and the
integration of ‘fingers’ of vegetation
which visually break up the linearity
of the street, creating comfortable
and human-scaled circulation routes.
The elimination of kerbs facilitates the
integration of water sensitive urban
design (WSUD) initiatives through

the creation of rain gardens, which
capture and filter storm water.
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Greville Street, Melbourne by City
of Stonnington

The de-prioritisation of vehicles
through this well-known busy

street, has aided its transition to a
shared space and popular outdoor
dining destination. Finely crafted,
fagade to fagade paving unifies

the space and signals its function

as more than merely a street for
vehicle movement. New furniture
and planting are designed to guide
traffic, while catenary lighting and
artwork marks the street’s junction
with Grattan Gardens. When closed
to vehicular traffic, street and garden
combine to create a flexible space for
programmed events.

Afghan Cultural Precinct,
Melbourne by Haszell

This project delivers a distinctive
place that is emblematic of the local
community. The design is informed
by deep consultation with the

traders and the community to ensure
broad support. Adopted seating
configuration supports established
modes of socialising and the selected
colours, materials and pattemns are
familiar and much loved. ‘'The Lantern’,
an integrated art piece by Afghan-
Australian Aslam Akram heralds arrival
to the space both day and night.
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Image: Angel Place, Sydney | Source: Aspect Studios

Angel Place, Sydney by Aspect
Studios

The redevelopment of Angel Place
has revitalised this historic laneway
and transformed it from service
access to comfortable and intriguing
pedestrian space. A restrained palette
of high quality paving introduced few
other elements, in order to maintain
the functionality of laneway. Paving
and steel inlays are used to subtly
reveal the subterranean Tank Stream.
Integrated lighting and public artwork,
‘Forgotten Songs’ by Michael Hill,
DrRichard Major, Richard Wong

and David Towey, adds further
interpretation of the sites history and
adds visual interest to the pedestrian
experience.
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455 Small Open Spaces

Holland Street, Adelaide by JPE Richmond Terrace Park, Oxford Street, Melbourne by
Design Studio + City of West Torrens ‘ Melbourne by Hansen Partnership Urban Initiatives City of Yarra and
Leanne O'Shea
This project features a re-prioritisation Formed by closing a section of The closure of a short length of road
of street Teal estate’ to favour road at the intersection of Docker allowed the creation of a new urban
pedestrians and cyclists and includes Street and Richmond Terrace, this park. Visually distinctive detailing
a part street closure. Defined as a key new park has become a well-used has been employed to give this
meeting place, the design provides passive recreation space as well small space an attractive and vibrant
space for congregation and celebrates  as a green connector through the personality. Seating is integrated
the location of Holland Street’s neighbourhood. High quality paving inte platform edges, which support
meeting with the River Torrens. materials and bespoke seating different modes of occupation by
Integrated water sensitive urban elements differentiate the space from visitors. Water sensitive urban design
design (WSUD) initiatives harvest and the surrounding street environment. (WSUD) and flood control measures
treat stormwater, which is reused Integrated lanterns illuminate the park are integrated, as is low energy
forirrigation. Bespoke streetscape and provide a comfortably lit link for lighting for after dark security.
elements celebrate newly created both pedestrians and cyclists.

community space.
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EXECUTIVE SUMMARY

Overview

MGS, in collaboration with Tania Quick, Movement & Place and SGS Economics and Planning,
has been commissioned to review the planning framework for the Box Hill Activity Centre.

This report outlines population and employment forecasts for the Centre and the demand for
additional floor space to accommodate this growth. These forecasts will inform the review of
the current planning framework.

Trends and drivers of growth

The Box Hill Activity Centre has the unique distinction of an ongoing designation as a
metropolitan activity centre since 1954. The current structure plan for the Centre was
adopted in 2007 and sought to encourage investment in the centre —both employment and
housing — to underpin future economic growth in Whitehorse.

Over the last 10 years the Centre has experienced strong population growth, growing from
6,400 in 2006 to 8,500 in 2016 (an average growth rate of 2.9% per annum). Growth of the
working age population and tertiary students has been particularly strong.

Inthe same period growth in employment has grown at a rate of 2.3% per annum. Growth in
the health and education industry sectors was particularly strong. These sectors added an
estimated 2,500 and 600 jobs respectively between 2006 and 2016 (average growth rates of
4.7% and 5.1%).

Future employment growth is likely to be influenced by the deepening of the knowledge
economy, further strengthening of the health and education specialisation, and opportunities
for retail growth. The muted suburban rail route would result in better connectivity between
Box Hill to areas to the north and south and further increase the attractiveness of the Centre
for firms and households.

Population and housing forecasts

SGS have prepared population and employment forecasts for Box Hill drawing on the
Victorian Government's Victoria in the Future (VIF) forecasts. The VIF forecasts are prepared
atthe SA2 level and then assigned to smaller geographies (“travel zones’). For population, this
assignment process is based on recent trends in housing development and the capacity for
dwellings, derived from a variety of sources (e.g. the Urban Development Program, VPA
Precinct Structure Plans, renewal precinct specific information and state and local planning
policy documents).

Two population forecasts have been provided. The first is based directly on the VIF forecasts,
whilst the second assumes a slightly slower rate of population growth. This second scenario
considered the possibility that the high number of recent residential approvals suggests a
degree of speculative planning approval activity, which may not be an accurate reflection of
the true extent of latent demand.

Taking these two scenarios as a range, the population of the Centre is forecast to grow by
between 8,400 and 10,100 people between 2016 and 2036. The would translate to demand
for 4,200 to 5,000 additional dwellings. Table 1 shows the population and dwelling forecasts
under both scenarios in 2036.

SGS Box Hill Activity Centre — Dermand Report i
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TABLE 1: POPULATION AND HOUSING FORECASTS

Revised forecast
et Base forecasts (lower growth than base)
2016-36 Growth 2016-36 Growth
2036 growth rate 2036 growth rate
Population (ERP) 8500 18,600 10,100 4.0% 16,900 8,400 3.5%
Dwellings (SPD) 3,000 8,900 5,000 4.2% 8,100 4,200 3.7%

Source: G5 Economics & Planning, derived using VIF 2016. ERP = Estimated Resident Population; SPD = Structural Private
Dwellings.

Employment forecasts

Employment forecasts for the Centre are derived from VIF total labour force growth
estimates for the State and Greater Melbourne. This growth is assigned to smaller areas, by
industry, using ABS Census Journey to Work data and the ABS Labour Force Survey.

Two employment scenarios were considered. The firstis SG5's base employment forecasts
for the Centre, whilst the second assumes slightly higher rate of growth in office, retail, health
and education. This second scenario reflects the findings of early stakeholder consultations
that have suggested significant appetite to grow employment in these sectors.

The resulting employment growth forecasts for the 20 year period to 2036 are in the order of
8,400 to 11,000 additional jobs. Table 2 outlines the employment forecasts by broad land use
type for each scenario to 2036. The largest employment growth is forecast in the health
sector, followed by office-based employment.

TABLE 2: EMPLOYMENT FORECASTS

2016 Base forecasts Revised forecast
(higher growth than base)
s 5 S g D o
Office 7,500 10,00 2,600 1.5% 11,100 3,600 2.0%
Retail 2,800 3,800 1,000 1.5% 4,100 1,300 1.9%
Industrial 100 100 - 0.0% 100 - 0.0%
Education 1,500 2,400 900 2.4% 2,700 1,200 3.0%
Health 6,200 9,900 3,700 2.4% 10,900 4,700 2.9%
Entertainment/Recreation 100 200 100 3.5% 200 100 3.5%
Construction 300 400 100 1.4% 400 100 1.4%
Total 18,500 26,500 8,400 19% 29,500 11,000 2.4%

Source: G5 Economics & Planning derived from VIF 2016.

Floorspace demand

These forecasts for dwelling and employment growth have been converted into floorspace
demand to understand the additional floor space required in the Centre. Employment
floorspace requirements have been estimated using floorspace to job ratios by land use type.
Residential floorspace requirements have been estimated using an average dwelling size
assumption. These floor space estimates are for the gross floor area of new buildings,
excluding areas for parking.

Demand for additional employment floor space is in the order of 266,000 to 346,000 square
metres. Over half of this demand is for health floorspace. Demand for office and education

SGS Box Hill Activity Centre
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floorspace is also forecast to be significant. Demand for additional residential floor space is in
the order of 417,000 to 498,000 square metres.

Combining the VIF forecasts and the revised forecasts (higher employment growth and lower
residential growth than the base forecasts) suggests that the total demand for additional floor
space could be between 763,000 and 764,000 square metres.

These floor space forecasts are intended to inform future planning for the Centre by
providing an indication of the quantum of additional floor space required, the mix of
employment and housing, and the mix of different types of employment floor space.

To facilitate the efficient development of the additional floor space required to satisfy
forecast demand, future planning will need provide development opportunities that are in
excess of the identified floor space requirements.

TABLE 3: FLOORSPACE DEMAND FORECASTS (SQUARE METRES)

Base forecasts Revised forecast
(lower population;
higher employment)

aimae O Gowh  F G
Office 187,000 253,000 66,000 278,000 91,000
Retail 84,000 113,000 29,000 123,000 39,000
Industrial 8,000 8,000 - 8,000
Education 92,000 146,000 54,000 161,000 69,000
Health 185,000 297,000 112,000 327,000 142,000
Entertainment / Recreation 8,000 13,000 5,000 13,000 5,000
All Employment Floorspace 564,000 830,000 266,000 910,000 346,000
Residential Floorspace 391,000 889,000 498,000 808,000 417,000
Total Floorspace 955,000 1,719,000 764,000 1,718,000 763,000

Source: 3GS Economics & Planning, derived from VIF 2016.
MNote: the 2016 floorspace estimate is based on job to
data limitations on current floorspace within Box Hill.

orspace ratios applied to employment estimates in 2016, due to
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1. INTRODUCTION

1.1 Project background

MGS, in collaboration with Tania Quick, Movement & Place and SGS Economics and Planning,

has been commissioned to review the planning framework for the Box Hill Activity Centre.
The project consists of three phases:

Phase 1: Analysis and Options

Phase 2: Box Hill refresh (update the vision, structure plan and urban design framework)

Phase 3: Planning Scheme Amendment

This report includes background demographic and economic analysis for the Phase 1: Analysis

and Options report. It addresses the following questions:

What macro trends will affect the growth and development of the Box Hill Activity
Centre?

What is the likely population and employment growth that the centre might need to
accommodate to 20367

How much additional floor space is required to accommodate forecast population and

employment growth?

1.2 Report structure
This report is structured as follows:

Section 2 provides a background information including and current trends and
macroeconomic drivers that are influencing the development of the Centre.
Section 3 outlines the population, employment and floorspace forecasts for Box Hill
Activity centre.

Section 4 will discuss the implications of these forecasts for future planning and will
include a discussion of development feasibility and, potentially, a discussion of the

economic merits of planning mechanisms designed to influence the future land use mix.

1.3  Studyarea
The definition of the Box Hill Activity Centre used throughout this report aligns with the

definition set out in the Whitehorse Planning Scheme shown in Figure 1. This includes the

Core of Activity Centre (Areas A to G) and the adjacent residential precincts (Area H).
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FIGURE 1: BOX HILL ACTIVITY CENTRE
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2. BACKGROUND

2.1 Context

Box Hill has developed into a successful and thriving centre as a result of coordinated local
and state government investment in key industries of health, education and transport, in
combination with private sector activity that has led to intensification in the centre.

A range of success factors helped in Box Hill's development, including a long-term designation
as a major metropolitan activity centre, the availability of development-ready land, an
innovative and proactive Council, and significant investment following deregulation of the
banking system.

Planning policy and direction in Melbourne has shifted back and forth over the years,
however key some principles have remained consistent throughout Melbourne’s history. This
includes limiting outward urban expansion, articulated through an urban growth boundary,
and the desire to decentralise some activities to regional centres, later known as activity
centres.

The most notable difference between Melbourne’s various planning documents is the
emphasis placed on the central city. Early Melbourne until the 1950s was heavily focused on
central Melbourne. The 1950s saw a change in direction, with more intense decentralisation
policy the preference, including a focus on Box Hill.

The success of Box Hill as an employment node was strengthened by the decision of the
Australian Tax Office locate in the Centre in the late 1980s, coupled with higher frequency
train services.

Much of the Centre’s growth since 1990 is attributable to the nearby regional education and
health facilities, and later in the early 2000s, the extension of the Route 109 tram.

Macroeconomic policy settings and the microeconomic reform agenda carried out by the
Commonwealth and State Governments have greatly shaped the economy of broader
Melbourne, and provided a fertile economic environment for Box Hill to successfully develop.

Recent planning policy returns the focus to major activity centres in targeted locations that
have many opportunities to succeed, including a focus on Box Hill.

FIGURE 2: TIMELINE OF DEVELOPMENT IN BOX HILL
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Transit City Structure Plan (2007)

The Box Hill Activity Centre Transit City Structure Plan was adopted in 2007. It identifies Box
Hill as the main driver of socio-economic wealth in the City of Whitehorse and outlines the
importance of growing key clusters of economic activity within the centre, including health
and medical services, education and vocational training, community services and restaurant
and cafes.

The Structure Plan suggested there was a need to increase the population of the region as
Whitehorse's human capital would be constrained by low population growth. The Plan
suggests that demand for medium to high density residential was likely to increase in the next
decade and the population in the centre was forecast to more than double from 3,825 people
in 2001 to 8,500 over a 10 year period. This total population figure was not realised until
2016. Demand for office space was forecast to increase by 55,000 to 75,000 square metres,
which would be added to the estimated 117,251 square metres of existing office floorspace.

2.2 Current trends and issues

Strong recent population growth

Over the last 10 years, population in the Box Hill Activity Centre has increased at a fasterrate
than the rest of the LGA, the Eastern region, and Metropolitan Melbourne. The average
annual growth rate of population in Box Hill was 2.9%, higher than the Greater Melbourne
average of 1.2% (2006-16).

In 2016 there were over 8,500 residents within the Box Hill Activity Centre, comprising 5.1%
ofthe LGA's population. This share has risen from 4.1% in 2001. The Box Hill Activity Centre
hosted 14% of the total population growth of Whitehorse LGA over the last 5 years.

Between 2006 and 2016, the Centre has experienced strong growth in working age
population and school aged children. Residents aged 26 to 64 have increased at an average
annual growth rate of 4.8%, and those aged between 0to 17 have grown by 3.5% per annum.
The 20-29 year age group contains a large share of the population in 2016, having increased
since 2006 (see Figure 4).

FIGURE 3: POPULATION IN BOX HILL
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FIGURE 4: POPULATION IN BOX HILL BY AGE GROUP
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A large student population

The Box Hill Activity centre hosts a large number of students. Approximately 37% of the
population living within the Box Hill Activity Centre are undertaking some form of education,
and or those, around half are tertiary students (see Figure 5). The tertiary students would
most likely be attending the Box Hill Institute (in Box Hill), Deakin University in Burwood and
Swinburne University in Hawthorn. Both universities are well connected to Box Hill by bus and
rail services. In contrast, the students in the wider Whitehorse LGA precinct are mostly
primary and secondary school students living with their families.

FIGURE 5: TYPE OF EDUCATIONAL INSTITUTION ATTENDING, 2016
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Diverse resident population

Box Hill has a culturally diverse resident population, as shown in Figure 6. 39% of the resident
population in Box Hill speak Mandarin at home, 12% speak Cantonese and 28% speak English.
Over 45% of the population were born in North East Asia (2016 Census).

FIGURE 6: BOX HILL RESIDENT DEMOGRAPHICS — LANGUAGE AND PLACE OF BIRTH (2016)
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Employment growth

Box Hill is the main economic centre within Whitehorse LGA. The Centre hosted 18,500 jobs
in 2016 which is around 24% of the 80,000 jobs in Whitehorse. Box Hill has experienced
strong employment growth over the last ten years, at 2.3% per year compared to 0.7% across
Whitehorse LGA.

Health is a key industry in Box Hill, contributing almost 40% to total employment growth from
2006 to 2016 (see Figure 7). This is higher than the Melbourne average for Health jobs (20%
contribution to growth). Other growing industries for Box Hill include Public Admin,
Education, Accommodation & Food, Professional Services and Admin & Support.

FIGURE 7: BOX HILL VS GREATER MELBOURNE EMPLOYMENT GROWTH (2006-16)

Greater Melbourne Employment Growth 2006-16 Box Hill Employment Growth 2006-16
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Figure 8 highlights those industries that are expanding and those that are emerging in by
comparing three metrics key metrics. The ‘location quotient” of each industry is shown on the
vertical axis. This represents the level of specialisation of that industry in Box Hill as
compared to the City of Whitehorse. The average annual growth rate of employment in each
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industry in Box Hill is shown on the horizontal axis. Finally, the size of the bubble represents
the number of jobs in each industry.

Expanding industries in Box Hill and their respective shares of all employment are: health care
and social assistance (32%), public administration and safety (16%), administrative and
support (10%), and education and training (9%). Emerging industries include: professional
services, education & training, retail trade, accommodation & food services, information
media & telecommunications and transport, postal & warehousing.

FIGURE 8: BOX HILL GROWTH SHARE MATRIX
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23 Macroeconomic drivers

Melbourne’s economic transition

Melbourne’s economy has undergone significant change over the last 30 years. The recession
of the late 1980s and early 19905 affected the Melbourne economy more extensively than
the rest of Australia. The industrial heartland of the city contracted sharply as global demand
for manufactured goods fell. This had arange of flow on economic effects on the
metropolitan economy which has transitioned from an industrial focused economy to one
that is rich in knowledge intensive services. In the 1970s and early 1980s Manufacturing
produced between 21% and 22.5% of all income generated in Melbourne (see Figure 9). Since
then it has been in steady decline and in 2016-17 manufacturing represented just 6.3% of
Melbourne’s income. Over the same period financial and insurance services increased from
around 4% in 1974-75 to 11.8% in 2016-17. Professional services overtook manufacturing in
2010-11 as the second largest industry in Melbourne. It generated 9.3% of all income in
Melbourne in 2016-17.

The population of Greater Melbourne has increased from 1.5 million in 1954, to 4.6 million in
2016. The last five years have seen significant population growth in Melbourne, due to
increased interstate and international migration of skilled labour. This has seen strong
population growth in most parts of Melbourne, particularly in growth areas and within
established areas with increasing dwelling densities.

These broader structural changes in the economy have impacted Box Hill's development over
the last 30 years, particularly the decline in Manufacturing and shift to knowledge intensive
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services. As an established migrant community, Box Hill has attracted a large migrant
population of students and skilled labour, as it provides a mix of housing types, good
transport connections and a retail offer that caters to the needs of these groups.

FIGURE 9: INDUSTRY SHARE OF MELBOURE'S GDF, 1980 — 2017
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Health and education are likely to continue to be a strength of the centre

Demand for health services will be strong in the future, as the population ages and life
expectancies increase.

As Figure 10 shows, the mix of jobs and economic activity in Box Hill features a larger share of
knowledge, health and education employment than other metropolitan activity centres. In
this context, Box Hill can consolidate on its strengths as a major hub for health services and
attract health care jobs from elsewhere in the region. Demand for health services and
therefore floorspace is likely to be high. Changes in service delivery models and technology
will impact how health care services are delivered in the longer term and resulting floorspace
requirements in the future may vary to what is required today.

The Epworth Hospital has expansion plans to add a 15-storey building adjacent to the existing
hospital building. The development has an estimated construction value of $49 million and
will be completed by 2021." 1t will add 32,000 sgm of floor space.2

Education and training have been growing in Box Hill, with strong demand for education
evident across Melbourne. The centre is also a hub for student accommodation, as previously
identified. These existing strengths present opportunities to grow these industries in the
future.

! Cordell Connect (2019)
? Figure from MGS discussions with Epworth.
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FIGURE 10: INDUSTRY COMPOSITION IN ACTIVITY CENTRES (2016)
Melbourne CBD
Camberwell

Box Hill

Sunshine

Dandenong

Frankston

Ringwood

Epping

= 0% 20% 0% 0% 0% 0% 0% 0% 0% 100

= Knowledge Intensive ® Health & Education W Population Serving M Industrial
Source: SGS Economics & Planning

Significant opportunity for retail growth

Box Hill also has a large retail precinct, employing a large number of retail workers in the
region. Future plans to redevelop Box Hill Central by Vicinity Centres will impact retail
employment and floorspace, but has the potential to enhance the retail, recreation and
lifestyle offering in the Centre. Vicinity have suggested they are considering doubling the
retail floor space in their centre from the existing 36,000 sqm to at least 72,000 sgm.

Transport improvements

The proposed Suburban Rail Loop (SRL) project seeks to transform Victoria's public transport
system, providing an underground rail connection between Melbourne’s major employment,
health, education and activity precincts outside of the CBD. A station is proposed for Box Hill
that will connect it to Burwood, Glen Waverley, Monash/Clayton and Cheltenham in the
south east, and to Doncaster, Heidelberg and La Trobe in the north.

If the level of service provided by the Suburban Rail Loop offers comparable travel times to
the private car, the South Eastern section from Cheltenham to Box Hill could generate high
patronage and offer opportunities for more intensive urban development around each
station. The South Eastern section appears to have the most potential, with the Monash —
Clayton stations being the primary driver of demand and Box Hill anchoring the northern end.

This South Eastern section has roughly three quarters of the higher education enrolments,
half the population, workers and jobs of the whole SRL corridor, but is only a quarter of the
track length. The intent to start construction on this section of the SRL project makes sense
based on these figures.

Box Hill already has a cluster of residents and workers in the eastern region, and the
construction of the SRL will broaden its catchment of jobs, education, health and other
services and housing. It will also provide opportunities for other economic hubs with similar

SGS Box Hill Activity Centre — Demand Report 9
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industries to connect to Box Hill, such as Burwood and Monash. This provides significant
advantages in terms of:

Residents having greater access to a variety of education and employment opportunities
in the south east

Industry sectors being able to agglomerate making them more efficient and creating a
critical mass that makes smaller supplier businesses more viable

Individual businesses being able to learn from each other and accelerate innovation
Higher order and more efficient transport networks can be deployed to provide cost
effective transport for people between the high intensity areas.

A high level assessment of change in accessibility to jobs (Effective Job Density or EID),
demonstrates that Box Hill and Burwood will have a large uplift in connectivity as a result of
the SRL (see Figure 11).

If built, SRL will re-shape how Melbourne functions, redefining land markets, housing markets
and labour markets. With further improved accessibility, Box Hill has the potential to become
a major employment hub offering CBD-like functions. Firms locate in areas with high
accessibility to gain the benefits of agglomeration. As a result, the SRL project could generate
greater demand for commercial floorspace in Box Hill in the longer term.

FIGURE 11: ACCESSIBILITY CHANGES FROM SRL PROJECT

EJD change

— A Tl

Source: SGS Economics & Planning
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3. FORECASTS

3.1 Population forecasts

SGS have prepared population and employment forecasts for Box Hill based on the Victorian
Government's Victoria in the Future (VIF) forecasts. The VIF forecasts are prepared at the SA2
level and then assigned to smaller geographies (‘travel zones') based on recent trends in
housing development and the capacity for dwellings from a variety of sources (e.g. the Urban
Development Program, VPA Precinct Structure Plans, renewal precinct specific information
and state and local planning policy documents). They do not account for any influence of the
Suburban Rail Loop (SRL) project on population or employment growth.

Two population forecasts have been provided. The first is based on a ‘default” allocation of
VIF forecasts, whilst the second assumes a slightly slower rate of population growth. This
second scenario considered the possibility that the high number of recent residential
approvals suggests a degree of speculative planning approval activity, which may not be an
accurate reflection of the true extent of latent demand.

Taking these two scenarios as a range the population of the Centre is forecast to grow by
between 8,400 and 10,100 people between 2016 and 2036. The would translate to demand
for 4,200 to 5,000 additional dwellings. Table 4 shows the population and dwelling forecasts
under both scenarios in 2036. Under the base forecasts scenario the population of Box Hill
Activity Centre is projected to grow slightly faster than it did in the previous 10 years, at a rate
of4.0% per annum to 2036 vs 2.9% per annum from 2006 to 2016 (see Table 6).

As the main residential and commercial centre in the Whitehorse LGA, Box Hill has historically
accommodated a significant proportion of new residents and this trend is likely to continue.
Box Hill is forecast to have a greater share of the LGA’s population in the future, increasing to
9.1% of Whitehorse LGA population in 2036.

Dwellings in Box Hill are forecast to grow at a slightly faster rate than population, resulting in
a decreasing average household size. This trend is already evident, with more apartment
living and small family sizes.

Over the next 20 years to 2036, there is likely to be significant growth in the elderly
population aged 65+ years (5.0% per annum) and in the working age population aged 26 to 64
years (4.4% per annum). Strong growth is also forecast for school age children (0 to 17 years)
at 4.2% per annum (see Table 5).
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TABLE 4 POPULATION AND HOUSING FORECASTS

2016
201636
2036 rowth
Population (ERP) 8,500 18,600 10,100
Dwellings (SPD) 3,900 8,900 5,000

Source: G5 Economics & Planning, derived using VIF 2016. ERP = Estimated Resident Populatio

Base forecasts

Dwellings.

TABLE 5: POPULATION BY AGE FORECAST (VIF FORECAST SCENARIO), BOX HILL

Age Group 2011
0-17 years 1,000
18 — 25 years 1,500
26— 64 years 3,500
65+ years 1,000
Total 7,000

’

Source: SGS Economics & Planning

2016
1,200
1,700
4,400
1,200
8,500

Growth
rate

4.0%

4.2%

Revised forecast
(lower growth than base)

2016-36  Growth
2036 rowth rate
16,900 8,400 3.5%
8,100 4,200 3.7%

n; SPD = Structural Private

TABLE & HISTORICAL POPULATION AND DWELLING, BOX HILL AND WHITEHORSE LGA

Box Hill

Population

Households (Occupied Private Dwellings)
Average household size

Box Hill Population Share of LGA
Whitehorse LGA

Population

Households

Average household size

Source: SGS Economics & Planning

2006

6,400
2,700
24
4.3%

149,000
57,000
26

2011

7,000
3,000
24

4.4%

157,500
60,300
26

2036  AAGR 2016-36
2,900 4.2%
2,400 1.7%

10,300 4.4%
3,000 5.0%
18,600 40%
2016 AAGR06-16
8,500 2.9%
3,600 2.9%
2.4
5.1%
168,000 1.2%
64,800 1.2%
26

MNote: AAGR = average annual growth rate. Occupied Private Dwellings are 2 subset of Structurzl Private Dwellings, which

also includes unoccupied private dwellings.

12
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Comparison to ID Consulting forecasts

Population projections prepared by ID Consulting (2017) cover a smaller area than the SGS
projections and have used different assumptions. As a result, there are difference between
these two sets of projections. A comparison of the two is provided in Table 7.

The ID Consulting forecasts estimates an average annual growth rate of 5.7% to 2036 for Box
Hill. This is high compared to SGS projections of 4.0%. Both forecasts estimate that there will
be an additional 10,000 residents in Box Hill by 2036.

Both the VIF and ID forecasts indicate possible future growth scenarios are reasonable
estimates for future planning purposes. The higher rate a residential growth suggested in the
ID forecast could have implications for the ‘crowding out” of the forecast growth in
employment uses. This issue will be explored in the subsequent stage of the study.

TABLE 7: COMPARISON OF ID POPULATION FORECASTS

2016 2036 2016-36 AAGR 2016 -

2036

ID forecasts Population 4,728 14,379 9,651 5.7%

Households 2,047 6,231 4,184 5.7%

5G5S forecasts Population 8,500 18,600 10,100 4.0%
(base)

Households 3,900 8,900 5,000 4.2%

Source: |D Consulting, 2017.

3.2 Employment forecasts

Employment forecasts for the Centre are derived from total labour force growth estimates for
the State and Greater Melbourne. This growth is assigned to smaller areas, by industry, using
ABS Census Journey to Work data and the ABS Labour Force Survey.

Two employment scenarios were considered. The firstis SGS's base employment forecasts
for the Centre, whilst the second assumes slightly higher rate of growth in office, retail, health
and education. This second scenario reflects the findings of early stakeholder consultations
that have suggested significant appetite to grow employment in these sectors.

The potential for employment growth to be impacted by the ‘crowding out’ effects of
residential development has not been considered.

The resulting employment growth forecasts for the 20 year period to 2036 are in the order of
8,400 to 11,000 additional jobs.

Employment forecasts have been prepared for each industry as defined by the Australia and
New Zealand Standard Industry Classification (ANZSIC 2006) from the ABS at the one digit
level. Demand for employment floorspace by six floor space categories are estimated using
the employment by industry forecasts. The types of floorspace required by firms varies by
industry and location.

In Box Hill, an activity centre with predominantly retail and office floorspace, firms that are
classified as being engaged in manufacturing and wholesale trade, are more likely to be found
in office and/or retail floorspace instead of industrial floorspace.

To deal with this complexity, employment by industry has been converted to floor space
categories using a matrix approach. Table 9 shows the conversion of employment industry to
floorspace category used for Box Hill. For example, 95% of Manufacturing employment is
allocated to office floorspace and 5% is allocated to industrial floorspace. This allocation in
the matrix is based on a review of similar data from other activities centres and consideration
of 2,3, and 4 digit industry classifications.
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TABLE & BOX HILL EMPLOYMENT BY INDUSTRY
Industry of Employment (ANZSIC) 2006 2011 2016 2036 201636
Growth
Agriculture o] o] ] o] o]
Mining o] 20 0 o] o]
Manufacturing 320 260 320 240 -80
Electricity, Gas, Water & Waste 10 20 10 20 10
Construction 160 170 300 450 150
Wholesale Trade 150 250 360 370 10
Retail Trade 1330 1,250 1,140 1600 460
Accommodation & Food 590 680 1,100 1,390 290
Transport, Postal & Warehousing 120 120 100 130 30
Information Media & 190 220 190 220 30
Telecommunications
Financial & Insurance 610 500 610 780 170
Rental, Hiring & Real Estate 140 260 440 520 30
Professional, Scientific & Technical 1,160 1,430 1,410 2,360 950
Administrative & Support 1,060 1,230 1,180 1,790 610
Public Administration & Safety 2,860 2,750 2,410 2,990 580
Education & Training 940 1,770 1,530 2,440 910
Health Care & Social Assistance 4350 5,660 6,870 10,990 4120
Arts & Recreation 280 110 60 110 50
Other Services 420 400 450 480 30
Total Employment 14,700 17,100 18,500 26,910 8,410
Source: SGS Economics & Planning
TABLE 9: EMPLOYMENT BY INDUSTRY CONVERSION TO FLOORSPACE CATEGORIES
Floorspace Category
Office  Retail Industrial Education  Health Entertain-  Other
ment/
Recreation
o Agriculture 100%
g Mining 100%
E Manufacturing 95% 5%
E Electricity, Gas, Water & 100%
E Waste
I-IE-I Construction 100%
E_:‘ Wholesale Trade 60%  30% 10%
'§ Retail Trade 100%
- Accommodation & Food 95% 5%
Transport, Postal & 80% 10% 1%
Warehousing
Information Media & 90%  10%
Telecommunications
SGS Box Hill Act entre — Demand Report 14
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Financial & Insurance 90% 10%

Rental, Hiring & Real Estate 80%  20%

Professional, Scientific & 85%  15%

Technical

Administrative & Support 100%

Public Administration & 95% 5%

Safety

Education & Training 100%

Health Care & Social 10% 90%

Assistance

Arts & Recreation 10% 90%

Other Services 100%

Source: SGS Economics & Planning

Table 10 outlines the employment forecasts by broad land use type after applying the matrix
approach to the employment by industry forecasts shown in Table 8. The largest employment
growth is forecast in health, followed by office-based employment (including professional
services and administrative support services).

Box Hill is expected to increase its share of LGA employment to 26%, up from 24% in 2016. It
is expected to be a key employment hub for the Eastern Region in the future with a broad
base of employment services.

Table 11 presents estimates of employment in Box Hill in 2006, 2011 and 2016, highlighting
that there has been strong employment growth in the past 10 years of 2.3% per annum. The
two employment scenarios estimate an annual employment growth rate between 1.9 to 2.4%
per annum, in line with the historical growth rate. Providing the necessary commercial
development and opportunities for businesses to locate in Box Hill will be important to the
future success of the centre.

TABLE 10: EMPLOYMENT FORECASTS FOR BOX HILL

2016 Base forecasts Revised forecast
(higher employment growth)

s TS S g DS o
Office 7,500 10,100 2,600 1.5% 11,100 3,600 2.0%
Retail 2,800 3,800 1,000 1.5% 4,100 1,300 1.9%
Industrial 100 100 - 0.0% 100 - 0.0%
Education 1,500 2,400 900 2.4% 2,700 1,200 3.0%
Health 6,200 9,900 3,700 2.4% 10,900 4,700 2.9%
Entertainment/Recreation 100 200 100 3.5% 200 100 3.5%
Construction 300 400 100 1.4% 400 100 1.4%
Total 18,500 26,900 8,400 1.9% 29,500 11,000 2.4%

Source: VIF 2016 and SGS Economics & Planning
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TABLE 11: HISTORICAL EMPLOYMENT IN BOX HILL

2006 2011 2016  AAGR 2006-16
Office 7,000 7,400 7,500 0.7%
Retail 2,400 2,500 2,800 1.6%
Industrial 100 100 100 0.0%
Education 300 1,800 1,500 5.2%
Health 3,900 5,100 6,200 A4.7%
Entertainment/ Recreation 300 100 100 -10.4%
Construction 200 200 300 4.1%
Total 14,700 17,100 18,500 2.3%

Source: SGS Economics & Planning

33 Floorspace forecasts

Current floorspace estimates

The current floor space in the Centre has been estimated by multiplying current employment
estimates by job to floor area ratios by broad land use industry.

Using this approach the total non-residential floorspace in Box Hill is estimated to be 647,000
square metres in 2016. This is comprised of commercial, retail, health, education and
institutional floor space.

The Centre has an estimate 187,000 sgm of commercial office floorspace, spread across large
commercial offices including the Australian Tax Office, 990 Whitehorse Road and the DHHS
Office. There are also a number of small-scale commercial offices on Prospect Street and in
the area surrounding Ellingworth Parade.

Health care floorspace in Box Hill is estimated at 185,000 sgm, with the majority of this at Box
Hill Hospital and the Epworth Eastern Hospital. There are also several small-scale medical
services and GPs surrounding the two hospitals.

Box Hill has a large amount of education floorspace, estimated at 92,000 sqm currently. The
majority of this is made up by the Box Hill Institute across the three campuses on Elgar Rd,
Melson Rd and Whitehorse Rd.

Retail floorspace in Box Hill is estimated at 84,000 sgm, with most of this at Box Hill Central
and the surrounding retail precinct.

TABLE 12: BOX HILL CURRENT FLOORSPACE BY LAND USE TYPE

Land use type 2016 Floorspace estimate (sgm)
Office 187,000
Retail 84,000
Industrial 8,000
Education 92,000
Health 185,000
Entertainment / Recreation 8,000
Total Floorspace 564,000

Source: Floorspace estimate - 5GS Economics & Planning

@ SGS Box Hill Activity Centre — Demand Report 16
FEomomics
& Plaring

Page 193



Whitehorse City Council
Ordinary Council Meeting 27 May 2019

9.1.2 - ATTACHMENT 2. Box Hill MAC Analysis and Options Appendices

To cross check the accuracy of SGS's approach to estimate current floor space we have
compared a 2011 estimate to data from the Census of Land Use and Employment (CLUE)
survey undertaken in 2011. Table 13 shows the 2011 estimates of floorspace sourced from
the 2011 CLUE survey along with the SGS estimates of 2011 floorspace, using the same
method outline above.

Both sources suggest a similar total quantum of floor space however the composition does
vary somewhat. This is like to be the result of differences in data, methodologies and
assumptions. The fact that the overall figures are closely aligned suggests that the SGS
method provide a reasonably accurate estimate of the total employment floor space in the
Centre.

These figures might be varied through analysis of historic Council rates data which will include
floor space estimates for most properties. Although this approach would also have the
limitation of not including the floor space on non-rateable properties which could be
significant if education and health facilities fall into this category.

TABLE 13: BOX HILL 2011 FLOORSPACE BY LAND USE TYPE — 5GS AND CLUE

Land use type 2011 Floorspace (CLUE data) (sgm) 2011 Floorspace estimate (sgm)
Office 150,000 185,000
Retail 63,000 74,000
Industrial 11,000 8,000
Education 85,000 106,000
Health 51,000 153,000
Entertainment / Recreation 27,000 10,000
Total Floorspace 478,000 536,000
Source: CLUE Box Hill (2011), Flocrspace estimate - 5GS Economics & Planning
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Forecast floor space demand

These forecasts for dwelling and employment growth have been converted into floorspace
demand to understand the additional floor space required in the Centre. Employment
floorspace requirements have been estimated using floorspace to job ratios by broad land use
type (shown in Table 14). Residential floorspace requirements have been estimated using an
average dwelling size assumption. These floor space estimates are for the gross floor area of
new buildings, exclude areas for parking.

TABLE 14: BOX HILL EMPLOYMENT TO FLOORSPACE RATIOS BY LAND USE TYPE

Land use type 2016 2036
Office 25 25
Retail 30 30
Industrial 100 100
Education 60 60
Health 30 30
Entertainment/ Recreation a0 80

Source: G5 Economics & Planning

Demand for additional employment floor space is in the order of 266,000 to 346,000 square
metres. Over half of this demand is for health floorspace. Demand for office and education
floorspace is also forecast to be significant. Demand for additional residential floor space is in
the order of 417,000 to 498,000 square metres. Combining the VIF vase forecasts and the
revised forecasts suggests that the total demand for additional floor space could be between
763,000 and 764,000 square metres.

These floor space forecasts are intended to inform future planning for the Centre by
providing an indication of the quantum of additional floor space required, the mix of
employment and housing, and the mix of different types of employment floor space. They
are notintended to be used as a target or absolute limit for growth in the Centre.

TABLE 15: FLOORSPACE DEMAND FORECASTS (SQUARE METRES)

Base forecasts Revised forecast
(lower population;
higher employment)

comee O oo 2% G
Office 187,000 253,000 66,000 278,000 91,000
Retail 84,000 113,000 29,000 123,000 39,000
Industrial 8,000 8,000 - 8,000
Education 92,000 146,000 54,000 161,000 69,000
Health 185,000 297,000 112,000 327,000 142,000
Entertainment/ Recreation 8,000 13,000 5,000 13,000 5,000
All Employment Floorspace 564,000 830,000 266,000 910000 346,000
Residential Floorspace 391,000 889,000 498,000 808,000 417,000
Total Floorspace 955,000 1,719,000 764,000 1,718,000 763,000

Source: SGS Economics & Planning, derived from VIF 2016.
Mote: the 2016 floorspace estimate is based on job to floorspace ratios applied to employment estimates in 2016, due to
data limitations on current floorspace within Box Hill.
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APPENDIX 1

Population

First control totals by SA2 are established — Module 1 (MO1). This is based on the Victoria in
Future forecasts (VIF16).

Dwellings (i.e. occupied and unoccupied dwellings) is the first variable estimated at a travel
zone level - Module 2 (M02).

Dwellings are then systematically disaggregated to occupied private dwellings, population,
and age groups. People in non-private dwellings (i.e. nursing homes, jails, hotels, etc) are also
estimated and incorporated into the population and population by age projections.

Module 1: SPD to ERP by Age by SA2

Structural Private Dwellings® (SPD) for each SA2 from VIF16 is used as the starting point. These
were combined with historical data from the Housing Development Data® (HDD) and ABS Census
data to generate a time series from 1996 out to 2046. Further adjustments are then made using
Urban Development Program5 (UDP) data and Victorian Planning Authority (VPA) and local
government planning documents, particularly Precinct Structure Plans® (PSPs).

SPD is then broken down to Occupied and Unoccupied Private Dwellings (OPD/UOPD). OPD are
translated to Population in OPD and Population in Non-Private Dwellings (NPD) (i.e. college
dormitories, jails, nursing homes) and calculated separately. These are combined to represent
total Estimated Residential Population (ERP). Data is sourced directly from VIF16 for projection
years, ABS ERP and ABS Census data is then aligned to SPD to create a historical dataset.

Module 2: Structural Private Dwellings by Travel Zone

SA2 level projections are then apportioned to the Travel Zone (TZ) level over the entire state.
Travel zones are small geographies allowing a detailed understanding of urban development. This
apportionment is based on the trends in housing development and capacity for dwellings evident
from a variety of sources captured in an integrated capacity database constructed by SGS. The
datasets captured in this database are summoarised in Figure 12. For the base year actual data is
usually available. As projections reach further into the future, however, the certainty of the inputs
declines. This interaction is depicted at the bottom of the graphic.

n apartment, or it may be a mebile
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FIGURE 12. INTEGRATED CAPACITY DATABASE

Historical Projections
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* HDD data is available for Metropolitan Melbourne only.

A Urban Development Program 2015 data is available for Metropolitan Melbourne only. 2014 data is used
for the rest of Victoria.

# Available for established Melbourne only.

Timing and priority is also captured in the database and allocated into three broad capacity types:

= Priority Capacity by 5 year intervals — Includes more certain and localised development
information such as the UDP or information on specific sites from Council engagement.

= Other Capacity by 5 year intervals — This includes other capacity information which has some
timing component. This includes Precinct Structure Plan data and incremental infill data from
the Housing Capacity Assessments.

= Ultimate Capacity — This includes other untimed capacity data sources and broad density limit
assumptions.

Priority and timing is used to sequentially allocate down SA2projected dwelling growth for each 5
year period to TZs. This means various developmentinputs are effectively treated as a
development opportunity (or capacity estimate) and each opportunity is only realised if there is
sufficient demand within the LGA. This will result in some development inputs being pushed out
or brought forward to ensure alignment with the SA2 control totals.

Module 3: Structural Private Dwellings to Estimated Resident Population by Travel
Zone

Upon synthesising SPD for each TZ in Victoria, SGS applied the housing unit method to estimate
the number of occupied private dwellings, persons in occupied private dwellings, persons in non-
private dwellings and estimated resident population by TZ. This stepped approach results in very
robust results which capture a range of issues while still being closely aligned with estimated
development patterns. Some issues which this approach will capture include:

= Holiday locations which will have lower occupancy rates

= Growth areas which will have larger household sizes, and

= Inner city areas which have smaller household sizes but are seeing a transition to more
family household types.

The following table highlights the key steps and assumptions.

SGS Box Hill Activity Centre — Demand Report 20
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Structural Private Developed in Module 2
Dwelling (SPD)

Occupied Private A historical occupancy rate for each TZ is derived form 1996, 2001, 2006 and 2011
Dwelling (OPD) =SPD Census data. Thisis trended forward based on SA2 occupancy rates sourced from
* Occupancy Rate VIF16.

Trend rates for individual TZs within an LGA are varied based on their life cycle and
relationship with other TZs. For example, very new growth area zones with low
occupancy rates will be trended back to the LGA average quickly to reflect new
families moving in, while other TZs will remain stable.

People in OFPD A historical household size for each TZ is derived from 1996, 2001, 2006 and 2011
(POPD)=0PD * Census data. Thisis trended forward based on SAZ household size rates sourced
Household Size from VIF16.

Trend rates for individual TZs within an SA2 are varied based on their life cycle and
relationship with other TZs. TZs with apartments and very low household size
ratios will not continue to drop below ‘unrealistic’ rates.

People in Non- This includes persons in communal or transitory type accommodation (i.e. prisons,
Private Dwellings boarding school, hospital, defence establishments). The current distribution of
(PNPD) PNPD for each TZ has been derived from the ABS Census.

Given this is a small component of the total population, and minimal data on how
it may change is available, LGA control totals have simply been allocated down
based on the current distribution pattern on a pro-rata basis. Which implies no
new facilities will be created and any growth in this population segment will go to
existing facility locations.

Estimated Resident  Total Estimated Resident population simply equals the combination of POPD and
Population (ERP) = PNPD.
PNPD + POPD

During each step results are aligned to VIF16 control totals and individual TZ trends are
reviewed to ensure realistic results (i.e. if there is population there must be dwellings).

Employment Forecasts

Melbourne Projections

Employment by industry projections have been developed for the Melbourne economy using
a variety of different sources’. These projections were developed for the short (2021), long
term (2036) and beyond (2046), in the context of the Victoria, Australia and Global economy.
This ensures that the projected industry growth can be resourced with the finite level of
resources at the disposal of Australia.

Employment growth was capped using future labour force constraints. The labour force was
based on the VIF16 and projections for labour force participation for each five year age group.
Labour force projections were made separately for men and women to account for observed
differences in their participation by age profiles. The Intergenerational Reportg was used as a
guide to workforce participation amongst various age groups into the future. A projection of
unemployment was also made to ensure a coherent picture of the future labour force.

7 Including the Australian Bureau of Statistics (ABS), Australian Bureau of Agricultural & Resource Economics and the Joint
Ecenomic Forecasting Group.
8 Treasury, Australian Government, 2015
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Table 16 is a summary of the employment trends and drivers for each industry.

TABLE 16

Agriculture
Mining

Manufacturing

Utilities

Construction

Wholesale Trade

Retail Trade

Accom. & Food Services
Transport & Warehousing

Information Media & Telecom.

Financial & Insurance Services
Real Estate Services

Professional Services
Administrative & Support Services
Public Administration & Safety
Education & Training

Health Care & Social Assistance
Arts & Recreation Services

Other Services

NDUSTRY SUMMARY

Small industry which are projected to remain current level.
Small industry which are projected to remain current level.

Will continue to decline for the next 15 years, but at a slower rate. Thisisduetoa
growing population of Melbourne required more locally Manufactured goods.

Will grow as the population of Melbourne increases
Will grow as the population of Melbourne increases
Will grow as the population of Melbourne increases
Will grow as the population of Melbourne increases
Will grow as the population of Melbourne increases
Will grow as the population of Melbourne increases

A very diverse industries will many different components (E.g. newspapers and
telecommunications) which will remain fairly static in coming years

Will grow in line with historical trends

Will grow as the population of Melbourne increases

Will grow in line with historical trends

Will grow in line with historical trends

Will grow as the population of Melbourne increases

Will grow as the population of Melbourne increases

Will grow as the population of Melbourne grows and ages
Will grow as the population of Melbourne increases

Will grow as the population of Melbourne increases

SA3 Projections

This set of metropolitan projections were the cap to which the small area employment
projections were limited. The Australian Bureau Statistics (ABS) Census Journey to Work data
has been used to estimate employment in each SA3 for 1996, 2001, 2006 and 2011. However,
due to the undercounting of this dataset, the estimates for Melbourne were benchmarked to
annual average employment estimates for each industry from the Labour Force Survey for
each year. An adjustment has been made to the Labour Force Survey to account for people
who live in Regional Victoria but travel to Melbourne for work. Data from the City of
Melbourne Census of Land Use and Employment (CLUE) has been used to adjust the Census
Journey to Work data industries shares for the most recent years.

These employment figures were also split into blue collar and white collar employment using
Census Journey to Work and Labour Force Survey data.

In projecting future industry employment by SA3 the following process was followed:

ot o

5 Pla
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Initially, the 2016-46 projections for each SA3's employment by industry was assumed to
follow the growth pattern observed in Melbourne industry share between 1996 and
2011;

In 2031 and 2046 adjustments were made to this industry to share to account for known
information about the development of Melbourne;

population projections for each SA3 were used to adjust the projections for population
serving industries. This was done by observing the trends in population to industry
employment between 2001 and 2016;

A factor analysis of each of Melbourne’s SA3 was utilised to appropriately cater for
expected changes in employment distribution over time. This factor analysis included an
assessment of each SA3s prospects and capacity for growth, transport connections,
resident workforce characteristics, employment lands availability and Government spatial
policy considerations. Importantly, this factor analysis was undertaken separately for
each of major industry and to ensure that the level of granularity appropriately reflected
their respective location drivers;

For the years between 2016 and 2031, the projections were interpolated. That is, the
assumed spatial changes at 2031 were progressively introduced; and

For 2036, 2041 and 2046 the employment projections were extrapolated using the 2031
and 2051 SA3 industries employment shares.

SA2 Projections

The Place of Work estimates by industry and occupation at the SA2 were used to allocate
each SA3's total employment to the SAZ in that SA3. Finally, a detailed review of SA2
employment by industry and occupation projections was undertaken and adjustments made
as necessary. This included a review of the employment densities and a cross check against
background conditions (including known structure plans and the scale of major
redevelopments).

SGS Box Hill Activity Centre — Demand Report 23
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Appendix 2
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Best practice review — summary of documents reviewed

Churchill Fellowship Report: hyper-dense, high-
rise residential environments - USA, Canada,
Hong Kong, Japan, South Korea, Leanne HODYL
2014

In 2014, the Churchill Fellowship Trust provided
Leanne Hodyl the opportunity to investigate
planning policies that deliver positive social
outcomes in hyper-dense, high-rise residential
environments - USA, Canada, Hong Kong, Japan,
South Korea

Her findings included that High-rise apartment
towers are being built in central Melbourne at four
times the maximum densities allowed in Hong
Kong, New York and Tokyo —some of the highest
density cities in the world.

This is possible because the policies used to
regulate decision-making for highrise developments
in central Melboumne are weak, ineffective or
non-existent. This enables the approval of tower
developments that are very tall and that squeeze
out the space between buildings, with little regard
on the effect on the residents within, the impact on
the streets below or on the value of neighbouring
properties.

Increasing the supply of housing in the central

city close to jobs and transport brings numerous
benefits to the city and should be supported. The
high-rise apartment tower plays an important role in
delivering this supply. There is legitimate concern,
however, that developing at these extreme densities
will have negative, long-term impact for Melbourne,
eroding away Melboume’s celebrated liveability. It
will create a legacy of apartments that are of poor
quality — homes that lack access to light, air and

an outlook - and diminish the quality of the streets
and parks below by blocking sunlight, increasing
wind drafts and obstructing sky views. The quality
of these public spaces is critical —even more so

as these city residents retreat from their compact
apartments to use the city’s streets and parks as
their *living room’.

At the same time, the density of these developments
is resufting in a rapid and unpredictable increase

in the population living in the central city. These
residents need adequate open space and community
services to ensure that they can enjoy a good quality
of life.

There are currently no policies in place that link the
density of developments to the provision of this
essential infrastructure, resulting in a significant
funding opportunity being missed.

Incentivising developers to deliver public benefit
through density bonuses is common practice in
many cities and has effectively delivered parks,
plazas, community facilities like childcare and cultural
facilities such as cinemas or performing arts spaces.
It also enables the delivery of affordable housing to
ensure low-income earners are supported and have
good access to their centralcity jobs. This is good
planning. Instead, Melboume’s planning controls offer
‘cheap density’ to developers as they are able to build
unlimited density with limited need for a community
contribution.

The evidence from these cities is clear Melbourne
would benefit from the introduction of policies that:

— Establish appropriate density controls in central
Melboume.

— Establish density bonuses to link development
to public benefit and incentivise the delivery of
new open spaces, affordable housing and other
community facilities.

Establish an enforceable tower separation rule.

Establish apartment standards.

This report also recommends investigating the
introduction of two planning streams for large-scale
development approvals that developers can choose
between — an ‘as-of-right” approval for meeting these
controls {that can provide certainty to developers
and the community) or a negotiated outcome (with
community review) if the controls are exceeded

1 | Box Hill MAC Strategic Review Analysis & Options | Best Practice Review—Summary of Documents Reviewed
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Churchill Fellowship Report: Inclusionary Zoning
requirements to support delivery of affordable
housing, USA, Canada, UK, Kate Breen, 2014

Churchill Fellowship to investigate the use of
inclusionary zoning requirements to support the
delivery of affordable housing - USA, Canada, UK

Meeting the demand for a diversity of housing
choice, and ensuring there is adequate supply of
specifically targeted affordable housing options for
lower income households is a major challenge in
Australia and in other developed cities.

In London, New York, Washington D.C, Montgomery
County, Toronto and Vancouver mandatory and
voluntary land- use policies that require developers
to deliver a percentage of affordable housing within
their market development, commonly referred to

as ‘inclusionary zoning’, and policies that require
developers to provide a financial contribution
towards affordable housing, are generally accepted.
Governments, communities and the private and
not-forprofit sectors acknowledge that these
approaches are an important means of supporting a
more sustainable community.

A range of inclusionary housing policies are also

in place in these cities, that are both supporting
improved housing supply, as well as integrated
affordable housing outcomes, potentially at a
greater scale and impact than specific inclusionary
zoning requirements. Inclusionary housing and
zoning policies have not solved the affordability
crisis in these cities, however they are important
tools in supporting greater housing supply and
affordable housing choice.

In Victoria, Australia there are very few policies

and programs in place to adequately respond to
the growing affordability crisis facing cities and
communities. If Victoria is to achieve the objectives
of planning to support sustainable development
outcomes, support individuals and communities

to access social and economic opportunities, and
support the private sector to deliver sustainable
and affordable communities, a wide range of
inclusionary housing programs are urgently needed,
including but not limited to specific inclusionary
zoning requirements.

MGS Archi | TQ Planning | M

Box Hill MAC Analysis and Options Appendices

Drawing on the experience and ideas of the cities |
visited, | recommend:

1 A community-driven ‘Priority Development and
Infrastructure Program’ linking infrastructure
investment to new housing supply.

2 A policy structure for implementing inclusionary
zoning requirements on surplus government
owned land in Victoria.

3 Scenanos where inclusionary zoning
requirements could be placed on privately
owned land in Victoria.

Y

A greater diversity of affordable housing
programs to facilitate housing choice and
inclusive communities, whilst also supporting
development viability.

Central Sydney Strategy, City of Sydney 2016-

The Central Sydney Strategy was adopted by the
City of Sydney in July 2016, and was submitted to
the Department of Planning and Environment for
approval for consultation in August 2016.

The Strategy seeks to build upon existing successful
planning controls to ensure that Central Sydney

can continue to growing the service of its workers,
residents and visitors. It seeks to ensure that
Central Sydney is well positioned to contribute to
metropolitan Sydney being a globally competitive
and innovative city that is recognised internationally
forits social and cultural life, liveability and natural
environment. It identifies 10 key moves to facilitate
project growth to 2036:

— Prioritise employment growth and increase
capacity

— Ensure development responds to context

— Consolidate and simplify planning controls

— Provide for employment growth in new tower
clusters

— Ensure infrastructure keeps pace with growth
— Move towards a more sustainable city

— Protect, enhance and expand Central Sydney’'s
heritage, public places and spaces

— Move people more easily
— Real commitment to design excellence
— Monitor outcomes and respond

& Place C | 8GSE
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50/50 mix requirements | Source: Central Sydney Strategy 2016 Overview

04
Fioer space growth for the same prowects 1 5050 mix applied

2012-2015
Future
200000 - B Design Excelence
150000 7 Accomodation foorspace
100000 - Heritage
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0 - - =R 2
=L Raes foorspace
wn
-Sb0co 2012 2013 2014 2015
Nal amploymant gain o I0ss (Sqm) . Nat rasicdantial gain o I088 (Sqm) — AOCIEONS
JoeEE e rospace
Most relevantly, the first priority ‘prioritising — Permit taller buildings with higher floor space
employment growth and increasing capacity” ratios for income-eaming uses in the right
proposes short term actions to ensure the locations (and reduce floor space ratios for
development of a genuine mixed-use centre residential accommodation and serviced
and provide a solid foundation for the growth of apartments in certain locations)

employment floor space. It is intended to address
concern regarding net loss of employment floor

space over recent times. More specifically, It . .
proposes to- — Create a streamlined planning proposal process

through published guidelines

— OQutline first principle environmental controls to
shape growth sites (eg overshadowing)

— Introduce a maximum 50 per cent residential and . .

serviced apartment land use mix requirement for  1he strategy offers innovative approaches to

developments above 55 metres in height managlng_ pressure of residential development on
commercial growth. However, the document has,
to date, failed to obtain ‘gateway determination’
from the Greater Sydney Commission,.
Observations of media and industry coverage
indicate concern that the proposed approach is
inconsistent with broader metropolitan planning
strategic objectives to facilitate increased supply
of housing in and around activity centres., and in
locations close to jobs. (For example see https://
www.millsoakley.com au/thinking/the-centralk
sydney-planning-strategy-should-be-ringing-alarm-
bells/).

— Increase heights along the Westemn Edge from
80 metres to 110 metres capitalise on the
changing form and character of the area and the
additional rail infrastructure commitment by the
NSW Govermnment

In addition, the priority to ‘provide for employment
growth in new tower clusters’ proposed to
introduce a new planning pathway for heights and
densities above the established maximums limits
will increase growth opportunities for employment
floor space, promote the effficient use of land, and
encourage innovative design. It will also unlock
opportunities for the delivery of cultural, social and
essential infrastructure and improved public spaces
commensurate with growth. Specific actions
include:

The Central Sydney Strategy has now been
superceded by the Greater Sydney Commission
Regional Plan and District Plans released in March
2018.

3 | Box Hill MAC Strategic Review Analysis & Options | Best Practice Review—Summary of Documents Reviewed
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Activity Centres Pilot Program Key Findings — Requirements for public benefits need to
Report DELWP 2018 unambiguous Requirements should be included
A key purpose of the Activity Centres Pilot Program in ‘Fhe controls tha_t _directly relate_- ;dditional_
(the pilot program) was to identify how planning height to the prowspn qf a specified beneﬂt_
controls could be used to provide greater clarity that SPDDO'TS the Obled“"‘?a Pr_opo_s_ed public
and certainty about development heights in benefits should be strategically justified.
activity centres and to ensure the community and o .
developers have a clearer understanding of the form ~ Based on the findings from the pilot program,
of new development expected in activity centres. relevant Planning Practice Notes (PPN) have been
revised and updated.
In particular, the pilot program was to investigate . o
how planning controls could be improved to better PPNB0 height and Setback Controls for Activity
reflect and support strategic work undertaken by Centres has been reyls_ed to putllne instances
councils, and lessen the instances of proposals far where mandatory building height controls can
exceeding preferred maximum heights in place and be _conSIdered n act{vrt\_( cent_res_sub]ect fo the
being out of step with community expectations. fulfilment of clear criteria which include:
Three activity centres were identified for inclusionas — Council has undertaken comprehensive strategic
part of the pilot program — Moonee Ponds in the City workand is able to demonstrate that mandatory
of Moonee Valley, Ivanhoe in the City of Banyule and controls are appropriate in the context, and
Johnston Street in the City of Yarra — They are absolutely necessary to achieve
the preferred built form outcomes and it
The pilot program has found that: can be demonstrated that exceeding these
development parameters would result in
— discretionary height controls, that is — preferred unacceptable built form outcomes.
maximum height controls — are generally an
effective tool for facilitating development and PPN 60 continues to state that mandatory
administering height in activity centres and building height controls will also be considered in
should continue to be the preferred way in which  ‘exceptional circumstances’.
height controls are applied in activity centres.
_ preferred heights are more commonly exceeded ~ Minor changes have also been made to PPN58:
on larger sites, noting- Structure Planning for ActhlTy_Ceptres anq PPN59:
The Role of Mandatory Provision in Planning
Larger sites, by their inherent size or location Schemes.
within an activity centre, may play a strategic role
in fuffilling and implementing local and state policy
objectives. Inevitably these sites will have different
built form outcomes compared to smaller or more
generic sites within a centre
— if set at appropriate levels that will deliver desired
growth targets, mandatory controls do not
necessarily inhibit development and can deliver
clarity, certainty and consistency in outcomes
regarding allowable building height.
— Floor area ratios can guide preferred built form
outcomes in activity centres . The coupling
of floor area ratios and height controls is an
approach that can allow flexibility in design while
providing guidance on appropriate height within
the site context.
MGS | TQP | ™ & Place C | SGSE ics & Planning | 4
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Melbourne C270 (Central City Built Form Review
2016)

Amendment C270 to the Melbourne Planning
Scheme introduced a new suite of planning controls
for the Melboume’ Central City area including the
Hoddle Grid and Southbank. The controls followed
an extensive review of built form and amenity
impacts in the area, and introduced mandatory
building setback and separation distances,
overshadowing controls, and floor area ratio controls
and public benefit uplift mechanism to ‘share

added value’. This approach aligns with planning
approaches used in in cities across the world, such
as New York, Singapore, Vancouver, and Sydney.

The C270 planning controls introduced base level
FAR's of 18:1 across much of the Central City area,
with other precincts varying from 4:1 to 14:1. The
controls also required public benefits to be provided
when the FAR exceeds the base level. The Public
benefits that could be provided as include:

— Public open space and laneways on site
— Commercial use

— Public space in the building

— Affordable housing in the building

— Design competition.

A Guidelines document: "How to calculate floor
area uplifts and public benefits (DELWP 2016)" was
released with the controls do not have statutory
status but are used as guide by the responsible
authority (Minister or Council) when negotiating
agreement to provision of additional FAR in
exchange for public benefits.

Importantly, the primary purpose of the FARS in this
regime is to manage built form and amenity impacts
within the CBD, in conjunction with setback and
separation controls. It does not distinguish between
commercial and residential land uses, other than

to the extent that it includes uplift incentives
specifically designed to encourage commercial floor
areas and provision of affordable housing.

Box Hill MAC Analysis and Options Appendices

Public benefits are calculated based on 10% of the
GRV of the additional floor area achieved above the
base level. The GRV's for different precincts are
established within the Guidelines and were intended
to be reviewed annually, however these have not
been updated since 2016.

Industry criticisms of the proposed approach relate
primarily to the uncertainty created for developers
about whether or not a bonus will be agreed, and
therefore how to factor it into land purchase prices,
in addition to the ngidity of the GRV values not
responding adequately to market shifts.

Source: Urban.com.au

Where the Victoria
new controls  Morkel g
will apply Lt
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Melbourne and Port Phillip GC81 (Fishermans
Bend Framework 2018)

Fishermans Bend is a 480 hectare urban renewal
area strategically located between the Melbourne

CBD and Port of Melboumme. Currently dominated

by low scale industrial and warehousing uses,
250ha was rezoned to Capital City Zone in 2012
to facilitate mixed use medium and high density
redevelopment.

The Fishemans Bend Framework 2018 sets out the
plan for the precinct to accommodate approximately
80,000 residents and provide employment for up to

80,000 people, by 2050.

Amendment GCB1 to the Melbourne and Port Phillip

Planning Schemes came into effect in October

2018 to introduce new planning controls for the four

Capital City Zoned precincts to give effect to the
Framework, following the outcomes of the review

by the Planning Review Panel, July 2018. Relevantly,

key features included:

— Identification of a future public transport network

including options for two new Metro train
stations and two new tram routes

— Introduction of mandatory dwelling density

controls four the four precincts ranging from 184
dw/ha to 4560dw/ha for Core areas and 174dw/
ha to 296dw/ha for non-core areas. This was
based on an overall dwelling density of 323dw
ha established by the supporting Urban Design
Strategy (Hodyl 2017). Density controls were
originally proposed as FAR controls(ranging
from 4.1:11t0 8:1 in core areas), reflective of the
approach used for the Central City, howewver
the use of dwelling densities rather than

FARS was recommended by the Panel as the
most appropriate mechanism for managing
population.

*Introduced an ‘uplift mechanisms’ to allow
dwelling densities to be exceeded only where a
‘Social Housing Uplift" is provided. Local Policy
directs that a social housing uplift equivalent

to eight additional private dwellings may be
provided’ (eg an ratio of 8:1 'market dwellings’ to
‘social housing units’. This provision is subject
to voluntary agreement between the landowner
and responsible authority. It applies in addition
to policy direction that at least 6% of dwellings
within the base dwelling density should be
provided as affordable housing.

Dwelling Density Ratios
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— Also introduced a policy direction ‘encouraging’
development to include a minimum plot ratio
not used for a dwelling, to support employment
outcomes. The minimum plot ratios range from
1.6:1 10 3.7:1 and allows for most forms of
employment generating uses as well as other
forms of accommodation (hotel, residential
village, retirement village, aged care). Discretion
exists to reduce the minimium plot ratios, as
guided by criteria established in policy.

The ‘uplift mechanism’ is similar to that used in the
Central City (via C270), although it uses a simple
ratio of public benefit to additional floor area, rather
than relying on GRV's. This was underpinned

by feasibility testing and eliminates the need to
accurately establish and regularly review the GRV
calculations.

The Fishermans Bend density controls are also
distinct from the Central City controls in that their
primary purpose related to managing population,
rather than built form. They also make a key
distinction between floor area used for dwelling
versus non-dwelling uses.

Box Hill MAC Analysis and Options Appendices

Moonee Valley C183 (Moonee Ponds Activity
Centre Pilot Project DELWP 2017)

As part of the Activity Centres Pilot Program
(DELWP 2018) Moonee Valley Amendment C100
introduced interim mandatory height limits have
been introduced across the centre (via. The controls
were applied on an interim basis while Council
undertook work to establish new permanent built
form controls for the activity centre.

As detailed in Section 3.9 of this Report, the Pilot
Project confirmed that:

— Discretionary preferred height controls are
generally effective

Preferred heights are more commonly exceeded
on larger sites.

— Floor area ratios can guide preferred built form
outcome in activity centres

— Requirements for public benefits need to be
unambiguous

The work currently being undertaken by Council
includes a review of building heights, and
implementing a range of building form controls
such as floor ratios, building setbacks and additional
controls regarding overshadowing and wind effects.
It will also include exploring the appropriateness of
a mechanism to deliver public benefits in the activity
centre.

It is anticipated that the permanent controls will be
released for public feedback in early 2019 and the
public benefits mechanism will be developed in
mid-2019. As details of proposed FARs are not yet
publicly available and it is not possible to provide

a comparison of the Mason Square development
against the proposed amended controls.

7 | Box Hill MAC Strategic Review Analysis & Options | Best Practice Review—Summary of Documents Reviewed
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Melbourne C190 (Arden Macaulay Structure Plan
2012 and Arden Vision 2018)

The 130 ha Arden Macaulay urban renewal precinct
Is aimportant opportunity to accommodate
residents and employment growth over the next
30 years. The Arden Macaulay Structure Plan 2012
identifies potential for 20,500 residents and 22,500
jobs by 2040. The 50ha Arden precinct sits within
the broader structure plan area., The Vision for
Arden, released in July 2018, states that Arden will:

— Accommodate more than 34,000 jobs and
15,000 residents by 2051 , which equates to
ta dwelling density of 330 dw/ha for the Arden
precinct.

— Deliver a major transport hub around the new
North Melbourne Station

— Provide at least 6 per cent of all new housing in
the precinct as affordable for low to moderate
income households

The Metro Tunnel Project is crucial to Melboume’s
future and to Arden’s renewal. Work on the Metro
Tunnel Project began in September 2016. The new
North Melbourne Station in Arden, a focal point for
the 16 ha Arden Central precinct, is due to open
by 2025. The Metro Tunnel Project and new North
Melboume Station will transform this area into a
major transit-oriented destination. Arden Central
Is mainly Victorian Government- owned land used
for transport purposes, with a few prvately owned
parcels on the Arden Street frontage.

The VPA has commenced work on the Arden
Structure Plan to implement the directions

and objectives of the Arden Vision. Alongside

the structure plan work, the VPA is preparing a
comprehensive Value Creation and Capture Plan will
bring together an evidence-based assessment of

crucial development enablers for the Arden precinct,

such as that flood mitigation, land remediation,
community infrastructure and public realm. The
plan will indicate the value that may be unlocked by
targeted investment in enabling infrastructure over
time. Equitable value capture funding mechanisms
will be considered as part of the Value Creation

and Capture Plan. Mechanisms could include
infrastructure charges.

For the Macaulay Area, In 2015, Amendment C190
{DDOB3) introduced land use and development

Box Hill MAC Analysis and Options Appendices

Arden and Macaulay precincts

28
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controls, to give effect to Stage 1 of the Arden
Macaulay Structure Plan area. These controls
included preferred and mandatory height
controls varying from 3 and 4 to 9 and 12 storeys
respectively, and street wall heights which while
expressed in metres, generally reflect a 1:1 street
wall to street width ratio. The controls reguire all
development that exceeds the preferred height
limits to deliver ‘demonstrable benefits to the
broader community including amongst others”

— [Exceptional quality of design.

— A positive contribution to the quality of the public
realm.

— High quality pedestrian links where needed.
— Good solar access to the public realm.

The precinct has also had an interim DCPO applied
{via C295) will require permit applicants to enter into
a section 173 agreement with the council to make
development contributions towards the provision

of community facilities and infrastructure upgrades
required to deliver the Macaulay Structure Plan.

| VK & Place C | SGSE
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Melbourne C309 (West Melbourne Structure Plan
2018)

The West Melbourne Structure Plan (2018} and
proposed Melbourme Amendment C309 are
currently on exhibition. The Structure Plan identifies
that within West Melbourne, there is likely to be

the need to provide an additional 5500 dwellings
and between around 4500 (the base case) to 7000
new jobs (depending on employment type) by
2036, requiring between around 100,000 sqm and
200,000 sgm of employment floor space (C309
Clause 21.16)

Amendment C309 proposed to rezone areas of
West Melbourne to a Special Use Zone. The SUZ
controls

— Introduce New mandatory density controls. The
proposed floor area ratios for West Melbourne
vary from 3:1 to 6:1. The floor area ratios
proposed in West Melbourne give a density
range of around 150-350 dwellings per hectare.
There are no provisions for uplift for public
benefits, except where a ‘special character
building is retained.

— Include preferred maximum building heights
which vary from 4 to 16 storeys, with minimum
floor to floor heights of 4.0m for ground floor and
3.3m for non-residential uses on other floors.

Require a minimum proportion of floor area to be
allocated to a use other than accommodation.
The minimum proportions are proposed at 1:1
for Flagstaff, Spencer and Station precincts and
0.5:1 in Adderly. The proposed SUZ excludes
all forms of accommodation from this provision,
In contrast to Fishermans Bend which limits
only ‘dwelling” and allows for other forms of
employment generating accommodation uses
{eg hotel, aged care) to be provided within this
floor space.

Trigger a planning permit requirement for
development of 10 or more dwellings and
requires that at least 6% (one in 16 dwellings)
should be provided as an affordable housing
dwelling, unless otherwise agreed to by the
responsible authority. It isintended that
exemptions only apply where the affordable
housing requirement would render the project
‘economically un-viable’. The legal validity of
this requirement will no doubt be tested in the
context of the recently changes to the Planning
and Environment Act 1987 which emphasise
the provision of affordable housing by voluntary
agreement via S173.

HORTH
MELBOURNE

ARDEN-
MACAJ_AY

HISTORIC HILLTOR

ADDERLEY

Spreiablive fone

HODOLE ORID

e .

9 | Box Hill MAC Strategic Review Analysis & Options | Best Practice Review—Summary of Documents Reviewed
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Moreland C158 (Employment areas local
policy 2016 - prescribed ratios of employment
floorspace)

In December 2017, Moreland Amendment C158
was approved to implement the Moreland Industrial
Land Strategy 2016 which requires, in designated
‘Employment Areas’:

employment floor space to be provided equivalent
to all proposed ground and first floor building
floor space (inclusive of car parking, services,

and circulation spaces), in any building proposing
residential components.

Where a rezoning of a large site is proposed, It also
requires an (unspecified) proportion of the site to be
allocated to employment uses.

This approach preceded, and is similar to the
approach now used in Fishermans Bend. In both
instances, local policy is used to provide direction
regarding these outcomes (Moreland Clause 21.03).
The policy specifically supports a transitioning to

a broader range of industry and office based uses
and compatible employment uses, other than retail,
which is directed to activity centres. Moreland
Clause 21.02 directs that the 'Employment Areas’
areas are predominantly located within or adjacent
to activity centres and their transition will support
and reinforce the economic and employment
objectives of activity centres. The policy
recommends use of C1Z, SUZ, or CDZ with taillored
provisions to prioritise employment uses and
establish permit triggers for residential and other
uses as necessary.

A variation of this approach is to or allow residential
floor area to be developed only at a pro-rata rate

to commercial floor area, within a development.
This is the approach adopted by the City of Sydney
which introduced a mandatory 50/50 ratio for
commercial to residential development with the
Sydney CBD.

Box Hill MAC Analysis and Options Appendices

Stonnington C172 (Chapel revision Structure Plan
2015 - vertical zoning )

Vertical Zoning is a form of restriction on different
land uses at different levels within a building,
intended to facilitate mixed use development.

Amendment C172 , approved in August 2017
implemented the directions from the Chapel
reVision Structure Plan 2013- 2031 and associated
background documents into the Stonnington
Planning Scheme. It rezoned land in the centre
to Activity Centre Zone and consolidated land use
and built form controls into one zone. It seeks to
manage the land use mix at lower levels (1-3) by
providing for a range of employment based land
uses ‘as of right” at lower levels and only allowing
‘dwelling’ uses below level 4 subject to a permit.

Key elements included:

— Introducing a "vertical zoning' permit trigger
along main streets for:

— ‘dwelling’, if located below the third floor of a
building (in most precincts)

— ‘office’ if located on the ground floor
— orif the frontage exceeded 2m for either use

— applying discretionary height controls to the
majority of the centre with the mandatory
controls applied only in ‘exceptional
circumstances’

— introducing mandatory street wall height
requirements to select streets.

— Specific Provision for preferred heights to be
exceeded where demonstrated that ‘significant
community benefits’ are achieved in addition
to meeting visual impact and overshadowing
requirements.

Introduced building adaptability requirements
requiring a minimum floor to floor heights of
4 0m at ground floor and 3.8m at first and
second floor

| MK & Place C | SGSE

| 10
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Appendix 3

MGS Architects | TQPlanning | Movement & Place Consulting | 5GS Economics & Planning | 11
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Review of
Strategic Direction
Box Hill Metropolitan
Activity Centre

MGS Architects / TQ Planning / Movement & Place Consulting / SGS Economics and Planning
5 March 2019

Today

—Introduction and purpose

—Key issues emerging from the
background analysis

—\Workshop discussion:
Testing the Activity Centre Vision

—Key Consultation Questions

1 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Reference Group Werkshop Presentation
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Box Hill MAC Analysis and Options Appendices

1.0
Introductions & purpose

Box Hill MAC Review wasegio Diregsion | MG Architects/ TQ Planming / Movement & Place Consulting / 8GEEcomomic | 3

Project timeline

We are here

Planning Scheme
Im plem entation

Phase 1- Analysis and Options
Phase 2 - Structure Plan Refresh

Phase 3 - Documentation

MGS Archil | TQ Planning | M & Place C ing | SGSE ics & P
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—To review the existing strategic vision for Box Hill; and
—To guide the prioritisation and distribution of uses

(such as health, office, community, retail and housing)

Box Hill MAC Review of Zratego Diresmion | MG3 Architects / TQ Planning /Movement & Placs Consuling /3G8 Economics | 5

What has changed since 2007?

Population: from 6,400 to 8,500 people
~ Jobs: from 15,000 to 19,200 : S ;
Healt_ﬁ fromy400 to 621 beds (+Epwortﬁ) ‘ g e

* RETAIL MALL IN £ g

SINGLE OWNERSHIP -
e - x SIGNIFICANT
o6 r-‘ T ATO PRIVATE SECTOR - -, -
“JDEVELORMENT % =~

-<y mvssrﬁsutu," S
Pubucsgocv - g ’ r
¢ + BOX LINST
. CONSOLIDA

3 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Reference Group Workshop Presentation
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2.0
Key Issues

Economics and demographic findings
Strategic transport

Development trends and planning
Community and stakeholder feedback

SwgioDiresdon | MGEArchitects TO Plasming | Movement & Place Consulting / 8G8Economics | 7

Future Box Hill
Economics & Demographics

MGS Archil | TQ Planning | M & Place C ing | SGSE ics & Planning | 4
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Greater Melbourne Employmert Crowth 2008-16 Bax Hill Employment Growth 2006-16

Haalth Health
Fublic Admin Public Admin
Educavcn Ed ucation
Actor & Food

Professional

Aecom B Foed
Profzssonal
Admin & Support Admin & Support
Rewail

Real Ectate
Wholkesale
Construction

Other

Fetail

Real Estate
Wholesale
Constructicn
Other
Transport Transpot

M ning Minng
Utilities
Agricukture

T

Utilities
Agricultre
T

Manufacturing | Manufacturng
Finance Finance
Arls & Rec s G Rec

200 L A0 0, (s 10% 0%

Additional health employment has contributed almost 40% of employment growth.

Melbourne CBD

Camberwell

— The mix of jobs and
economic activity Is e
more like the CBD than
other major centres. Dandenorg

Frankston

Ringwood

Epping

o me S0 i o am am mow

Knowledge Intensive ® Health & Education mPopulation Serving ™ Industrial

MGS Architacts [ TQ Plansing | Movamant & PLace G0 nsu Hin

5 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Reference Group Werkshop Presentation
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Spectrum of health and education

Pathology and
imaging

_G eneral Allied health Regional health Megical specialists
Practiticners Services clinics

Projected Growth

6,400 Residents 8,500 Residents 18,600 Residents _
10,100 new Residents
43% of LGA 5.1% of LGA 9.1% 0f LGA 2 0% AAGR
population population population

15,000 Jobs 19,200 so0s 27,600 sobs 9,000 New Jobs
20% of LGA Jobs 24%, of LGA Jobs 26% of LGA Jobs 1.8% AAGR

EMPLOYMENT PROJECTIONS 2016 — 2036 POPULATION PROJECTIONS 2016 — 2035

12,000 12.000
10,000
= 10,000
00
00
' s 8,000

6,000

Total Population

4,000
[ 900 |

Knowledge Health Population Education&  Industrial
Irtensive Care rving Training s 1825

2016 ™ Growth t0 2036 20% ™ Growth to 2036

MGE Architects /TO Planning | Movement & Place Consuiting | 3G

MGS Archi | TQ Planning | M & Place C ing | SGSE ics & Planning | 6
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PRELIMINARY

1

266,000 sgm 324,000 sgm 720,000 sqm 396;m sgm
Residential Floorspace Residential Floorspace Residential Floorspace 4.1% 2aGR

More than
200,000 som

MGE Architects / TQ Planning | Mowement & Place Consulting | 3G

EJD change

EJD uplin

fram Suburban rai link
174t 161 %
16810 LMK
1660 168 %
15410 1566
146t 1.5
13810 146
135w1
133101
134 1.
LAY 1
CEw0BY%

MELBOURNE

MGE Architects / TO Planning | Mowement & Place Consuiting | 36!

7 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Reference Group Werkshop Presentation
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Future Box Hill
Strategic Transport

TQPanning / Mowmant &P

Very few changes have been made to Key to success will be balancing space
the road space allocation since 1983. and time allocated to modes

nd time

MGS Archi | TQ Planning | M & Place C ing | SGSE ics & Planning | &
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o . o
R
"
= = A
e D 500
= = b0(
)
DOU -
- DOO

z

THAVES STHEET

Connection between
neighbourhoods is relatively poor

— Itis difficult to move from the - PO,
health & education precinct to the - N

retail core

— Railway line and Whitehorse
Road continue to be barriers to.
movement and economic activity

on | MGE Architects / TQ Planming / Movemant & Place Consulting / 868 Economics | 18

9 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Reference Group Weorkshop Presentation
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Future Box Hill
Development Trends & Planning

Matters considered:

MGS Archi | TQ Planning | M & Place C ing | SGSE ics & Planning | 10
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24-30 storeys
8%

17-23 storeys
&%

re 16 storeys or le

wvere greater than 30 storeys
13-16 storeys
B%

11 | Box Hill MAC Strategic Review Analysis & Options | Stakehelder Referance Group Workshop Presentation
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velopment activity has been
mid rise projects — North
precinct, up to 10 storeys

— Approx 1/3 of permits yet to be acted
upon —Health precinct, 13+ storeys

— Only 20% of approved 16+ storey
developments built

MGS Architects / TQ Planning / Movement & Place Consulting / 968 Ecomemics | 23

S L *\‘.‘\.‘-

Box Hill today

Current development inclusive of
developments under construction:

4012 dwellings™+ 596 dwellings under
construction™

An estimated total of 4600 dwellings

~HDO STOCX 20168 AarringPemnit Approrals
™ Plrning Pemit Approvas

MGS Architects | TQ Planning | M nt & Place C ing | SGS E ics & Planning | 12
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Potential future
change through
approved development

If all valid permits were constructed,
there would be:

4600 dwellings

+ 2453 apartment units
'(’p‘j i l-i'“-'O

_"h!l\!nu ,iﬂu

f o TN -
”‘f-rﬁn'ﬂ.v" "—M|d||‘|‘-'ﬂ\ a-”'"_m
mm;; L T ‘-*.-.'w,uﬂ_'::'izl ‘

L il \_.Q.,.q .

Potential future change
through approved and
proposed development

If all permits under consideration
were constructed along with valid
permits, there would be:

4600 dwellings
+ 3948 apartment units

,I.l"lg ..'. x—‘|lil“‘.4“

?z{,l]]’..{.lﬂﬁ :{3:'.‘. L]“ 'I‘:“ﬂ‘% .";.

I —

13 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Reference Group Workshop Presentation
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Future Box Hill
Community & Stakeholder Feedback

o
o
=
o
]
]
=

online map survey
+ pop-up

MGS Archi | TQ Planning | M & Place C ing | SGSE ics & Planning | 14
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Box HMAC Rey mion | MGE Anchitects / TO Planming | Movemeant & Place Consulting /8GE Economics | 28

More detailed sentiment analysis
and key themes will be undertaken

B Hill MAC Aeview mion | MGE Archiects / TQ Planning/ Movsmant Placs Consulting /8GE Economics | 30

15 | Box Hill MAC Strategic Review Analysis & Options | Stakehelder Reference Group Workshop Presentation
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3.0
Workshop Discussion:
Testing the Vision

eason | MIGS Architects /TOPlanning / Movement & Placs Consulting / 2G2 Ecomomics | 31

“Box Hill will be sustainable,

safe and accessible to all. [t will
be a distinctive, vibrant, diverse,
inclusive, participatory, caring and
healthy community where you live,
work and enjoy — day and night.”

MGS Archi | TQ Planning | M & Place C ing | SGSE ics & Planning | 16
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“Boxiil will be sustainable,

safe and accessible to all. It will
be a distinctive, vibrant, diverse,
inclusive, participatory, caring and
healthy community where you live,
work and enjoy — day and night.”

Box Hill MAC Ay on | MG3 Architects / TQ Planming /Meovement & Placs Consubing /2G3 Economics | 33

" 2007 Statement: Today

. “Retail sustained throughout ~ — Largest single land holding
the area complemented by and major investment
entertainment, hospitality, opportunity.
commercial and other uses __ Current retail focus
with extended hours of
activity creating a central
focus for Box Hill.”

— How to maximise
opportunity for diversification
and community ‘heart’ of
Box Hill.

Bax Hill MAC Review of ZiategioDiremion | MGE Architects / TO Plansing, Movemants Placs Consuling (3G Economics | 34

17 | Box Hill MAC Strategic Review Analysis & Options | Stakehelder Referance Group Workshop Presentation
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T 2007 Statement: Today

.., “Consolidation as the primary =~ — Major residential and hotel
 office precinct in the activity developments approved/
centre.” constructed.

MGS Anchitects / TQ Pransing / Movem enit & Place Consulting | 3

: 2007 Statement: Today

ww., “Consolidation as cultural, — Consolidation and
community and educational enhancement of council, and
facilities.” community assets.
— Focus for TAFE has shifted
towards the west

Bon Hill MAC Review o SvasegiaDiregion | MGS Architects / TO Planning / Movement & Place Consulting | 858 Ecomomics | 38

MGS Architects | TQ Planning | Movement & Place Consulting | 5GS Economics & Planning | 18
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. 2007 Statement:
.. “Growth and enhancement

of educational and medical
institutions and support

for related businesses and
services, plus high density
residential (including student
housing)”

Box Hill MAC Analysis and Options Appendices

Today

— All construction to date has

been less than 8 storeys

— A cluster of approved but
not yet activated permits

(mid to high rise) - are they

speculative or 'real’?

— Mostly "high density
residential’ permits —

cumulative impact on policy

directions for supporting
growth of education and
medical related uses.

on | MGS Architects / TO Planming /Movement & Place Consubing /3G3 Economics | 37

2007 Statement:
.. “Provision for significant

high to medium density
residential growth with small
scale offices, limited retail
and community services and
retail to activate ground leve/
street frontages.”

Box HEMAG Aeview of Tratega Diremion

19 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Refersnce Group Workshop Presentation

Today
— Focus of development

activity to date (low, and low-
mid rise — up to 10 storeys).

— Character has changed

— Limited development
opportunities remain.

MGE Architects / TO Planming | Movemant& Place Consuiting /2GE Economics | 3%
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. 2007 Statement:

. “Mix of office and retail uses
responding to prominent
Whitehorse Road and
Station Street frontages, and
mixed use (residential) as

. transition to purely residential
precincts.”

Box Hll MAC Revi

Today

— Residential 'transition’ (eg
Harrow St} but pressure from
residential development on
mixed use role of precinct

don | MGE Architects | TO Planning / Movement & Place Consulting / 858 Economics | 38

.- TyTr—

CAENG TR D

CAIRGEST

n | MGEAnchitects / TO Planming /Movement & Place Consuling / 858 Economics | 40

MGS Architects | TQPlanning | Movement & Place Consulting | 5GS Economics & Planning | 20
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4.0
Key Questions

Teoson | MIGS Architects /TO Planning / Mowsment & Placs Consuiting / G2 Ecomomics | 41

Community Places and Spaces
for People in Box Hill

—As population grows, what new public
places or spaces are heeded?

21 | Box Hill MAC Strategic Review Analysis & Options | Stakeholder Reference Group Workshop Presentation
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o

Living in Box Hill

—I\What parts of Box Hill could accommodate new
apartment development or taller buildings, and

—IWVhat parts should be townhouses or buildings
of up to 3 or 4 storeys? Why?

D Working and learning in Box Hill

—WWhat main opportunities for employment
growth exist in Box Hill?

—How can Box Hill be improved to attract
employment?

MGS Archi | TQPlanning | M &PlaceC ing | SGSE ics & Planning | 22
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En? Buildings, character, and image

—I\WVhat makes Box Hill ‘special” or ‘unique’?
What is needed to improve or enhance the
character or image of Box Hill?

5.0
Next steps

—Addressing key planning gaps

—Managing car parking and
integrated transport

—Clearer built form guidance
linked to strategic vision

—ldentifying key interventions
—Identifying funding approaches

reasion | MGE Architects  TO Planming / Movement & Place Comsubing / 3GE Economics | 48

MGS Archi | TQPlanning | M & Place C ing | SGSE ics & Planning | 23
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Appendix 4

MGS Architects | TQ Planning | Movement & Place Consulting | 5GS Economics & Planning | 24
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Planning and Environment Act 1987

Panel Report

Whitehorse Planning Scheme Amendment C175

Box Hill Metropolitan Activity Centre

6 October 2017

ORIA Planning

State Pa nells
Government Victoria
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Planning and Environment Act 1987

Panel Report pursuant to section 25 of the Act
Whitehorse Planning Scheme Amendment C175
Box Hill Metropolitan Activity Centre

6 October 2017

(ﬂ’;@ Teiw m,a\{)\

Lester Townsend, Chair

Jennifer Fraser, Member John Roney, Member

ORIA Planning

State Panels
Government. Victoria
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Whitehorse Planning Scheme Amendment C175 | Panel Report | 6 October 2017

Contents

1 INErOdUCTION. ...t ce e e et e ceee e ee e e ee e eeeeeen s e s eeennmemaasemmnmmenneemnsanns L
1.1 Background tothe Amendment ... 1
1.2 The AMEndmMENnT.... .. e e e e e e e s s ean e sae s s e 2
1.3 Summary of issues raised in SUDMISSIONS ........ooieire e e e e e 2
1.4  Issues dealt with in this Report ... e e 3

2 Strategic justification of the Amendment ... e el B

2.1 State Planning PONCY ...ttt e e e e e e e e ee e emee e 5
2.2 Local Planning PoOliCY ... e 8
2.3 TRE SEHUCHUIE PIAN ..o e et e et e e e e s 9
2.4 Is adiscretionary approach appropriate? ... e 9
2.5 CONQUSION ot e e e e e e et ee et eae e e s emas e s emeen 2 emas e em s amen 2eens nen eenne e 11

3 Strategic justification of the built form requirements .......ccouceiieeiiiiicii e 12

3.1 Issues with the built form vision ..o eee s

3.2 Consistency with the Structure Plan

3.3  Lack of @ CONEreNT VISION ... e e e e e e e e e e e
3.4 Strategic Sites .o e e

3.5 Rationale for the proposed heights

3.6 CONCIUSION <ot e e e e e e e aee s ae eaaen e aen erene emee eae 2enan e emnrrnnan

4 Appropriateness of the proposed rezonings .....c..cccccceiecesccsrireseses s s sesssesasesseenea 33

A1 What iS PrOPOSEA? ..o e e e et et e e et e e e ae e e s eannaeen s 33
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4.3 Commercial 1 Zone

5 Appropriateness of the proposed changes to Clause 21.07 and Clause 22.07............
6 Issues With the DDO.........ceuireeriein s srrs s s s s s s s s sn s snasass s arn e e s 3O

6.1 INTrOAUCTION. .. et e e e e e e e eae 2ena e emeennae 38
6.2 What the preferred heights Mmean ... e e 40
6.3 DESIBN ODJECHIVES... .ottt e et et et e e e ea e e e eeeaane e 41
6.4  EXemplions fOr PermMIits ... oo e e e e e e e e e e 44
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6.7 Decision guidelines
6.8 Draftingissues................
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Appendix A Submitters to the Amendment

Appendix B Parties to the Panel Hearing

Appendix C Document list

onlA Planning

State F’qnel_s
Government Victoria
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Whitehorse Planning Scheme Amendment C175 | Panel Report | 6 October 2017

List of Abbreviations

ACZ Activity Centre Zone

Cc1z Commercial 1 Zone

DDO Design and Development Overlay

DELWP Department of Environment, Land, Water and Planning

DTPLI Department of Transport, Planning and Local Infrastructure (former)
EPA Environment Protection Authority

GRZ General Residential Zone

Guidelines Box Hill Metropolitan Activity Centre Built Form Guidelines, Hansen

Partnership, 2016

LPPF Local Planning Policy Framework
MAC Metropolitan Activity Centre
MSS Municipal Strategic Statement
MuZ Mixed Use Zone

NRZ Neighbourhood Residential Zone
PDZ Priority Development Zone

PUZ Public Use Zone

RGZ Residential Growth Zone

SPPF State Planning Policy Framework

Structure Plan Box Hill Transit City Activity Centre Structure Plan, June 2007
SUzZ Special Use Zone

VPP Victoria Planning Provisions

onlA Planning

A Pgnel_s
Gevernment Victoria
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Whitehorse Planning Scheme Amendment C175 | Panel Report | 6 October 2017

Overview

Amendment summary

The Amendment

Whitehorse Planning Scheme Amendment C175

Brief description

Subject site

The Amendment proposes to give effect to the Box Hill

Metropolitan Activity Centre Built Form Guidelines (2016)

Box Hill Metropolitan Activity Centre

Planning Authority Whitehorse City Council

Authorisation On 3 November 2016, a delegate of the Minister for Planning
authorised Council to prepare the Amendment. The authorisation
was subject to a number of conditions

Exhibition 16 February to 17 March 2017

Submissions 117 submissions were received together with 84 proforma

submissions — See Appendix A

Panel Process

The Panel

Lester Townsend (Chair), Jennifer Fraser and John Roney

Directions Hearing

Box Hill, 16 June 2017

Panel Hearing

Box Hill, 24, 25, 27, 28 and 31 July and 1 and 2 August 2017

Site Inspections

Appearances

Unaccompanied, various dates

See Appendix B

Date of this Report

6 October 2017

onlA Planning

Eive Pgnel_s
Gevernment Victoria
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Whitehorse Planning Scheme Amendment C175 | Panel Report | 6 October 2017

Executive Summary

(i) The Amendment

In June 2007, Council adopted the Box Hill Transit City Activity Centre Structure Plan, June
2007 (the Structure Plan) to guide development in the Box Hill Metropolitan Activity Centre
(the MAC). On 23 July 2009, Amendment C100 amended Clause 22.07 to implement the
Structure Plan.

The strategic groundwork for Amendment C175 commenced in June 2016 when Council
commissioned Hansen Partnership to prepare the Box Hill Metropolitan Activity Centre Built
Form Guidelines, Hansen Partnership, 2016 (the Guidelines).

Whitehorse Planning Scheme Amendment C175 (the Amendment) seeks to:
e update Clause 21.07 to reference the Guidelines
e update Clause 22.07 to reference the Guidelines
e rezone land
e apply a new DDO Schedule to parts of the activity centre to implement the
Guidelines.

The rezonings

The rezoning proposals were relatively uncontroversial and are supported by current policy
in the scheme.

Conflict between the Structure Plan and the Guidelines

A number of conflicts were identified between the Structure Plan and the Guidelines; and
because both will remain referenced by the scheme and there are no plans to update the
Structure Plan, this will result in inconsistency in planning requirements for some aspects of
development on some land.

The Design and Development Overlay

The harshest critics saw the Design and Development Overlay (DDO) as an arbitrary
imposition of controls; in their view it was a poorly drafted product of a deficient process
that had no strategic justification.

Others saw it as permitting a level of development that had no community support and
would transform Box Hill into a ‘hill of boxes’.

As a designated Metropolitan Activity Centre, Box Hill's stakeholders range from individual
users of the centre, local community groups, land owners and developers, a TAFE and a
hospital, shopping centre operators and government agencies. As might be expected there
were a range of views on what constituted appropriate development in the centre. In its
closing submission Council said that it had sought to ‘balance’ the competing views about
the future of the centre.
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Strategic justification: the need for controls

The justification for introducing built form controls rested on two claims: first that there was
a ‘gap’ in the built form controls in the Structure Plan in relation to Precinct F and second,
the Structure Plan called for a DDO.

The notion that there was a gap in the Structure Plan is misconceived — the Structure Plan
did not omit to form a view on heights in Precinct F: it explicitly concluded no height limits
were necessary.

The claim that there is a gap in the Structure Plan is really a claim that the built form
approach in the Structure Plan is now out-dated, in particular, it was now seen as
appropriate to impose a height limit in Precinct F where the Structure Plan explicitly stated
that no height limit was to be imposed. As far as the Panel can tell, the issue with the lack of
height controls was that applicants were applying for tall buildings.

It is of course open to Council to review the Structure Plan and to completely change its
approach, but it is not helpful to anyone for the planning scheme to list an explicit strategy
at 21.07-4 to “Facilitate development within the Box Hill MAC in accordance with the Box Hill
Transit City Activity Centre Structure Plan, June 2007”, and then seek to introduce
contradictory controls, in another part.

The Panel agrees that there is strategic support for application of a DDO with discretionary
controls and that a well-crafted DDO may well assist in managing development in the centre.
But no DDO is better than a flawed DDO; the central issue for the Panel is whether the
specific controls in the DDO are justified and whether the DDO is a well-crafted
implementation of that strategic justification.

Strategic justification for the proposed controls

In terms of the work to develop the height controls, there are clear failings in the
justification of particular height limits and built form controls. This is particularly troubling
for the major sites:

e the Box Hill centro shopping centre and transport exchange

e the Epworth Hospital

e the TAFE.

The Guidelines do not document why certain design choices have been made, and the Panel
could find no identifiable rationale for the heights proposed in the Guidelines.

The Panel concludes:

e The proposed preferred heights are not based on a well-founded understanding of
the future urban form for the centre and the needs of key stakeholders in the
activity centre.

e The Guidelines lack strategic rigour.

e The Guidelines are not an appropriate basis for an amendment.

It was suggested that a permit to exceed the discretionary heights in the DDO could be
issued in return for a public benefit. There are a number of issues that emerge from such an
approach, including:
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e Ensuring any such requirement is clear and transparent in its meaning and outcome
to be achieved.

e That the requirement is fair and equitable to all parties.

e That there is sound strategic justification for the requirement rather than as an
arbitrary inclusion.

e There is a genuine nexus between the requirement and the objectives of the DDO.

e The implications for exercising discretion on sites not covered by such requirements
are fully understood.

The Amendment did not address these issues.
Drafting of the DDO

Finally, the drafting of the Amendment is poor. Leaving aside the inconsistencies and
ambiguities in the numbers in the controls that need to be fixed, there is the fundamental
wisdom of applying a control with:

e 51 general objectives

e 80 precinct objectives across nine sub-precincts

e 51 general requirements

e 108 precinct requirements across nine sub-precincts.

The DDO has been drafted by ‘translating’ the Guidelines into a DDO. It is not clear to the
Panel why anyone tasked with preparing a DDO would first prepare a set of Guidelines and
not simply commence with drafting a DDO. Some of the drafting issues may stem from the
fact that the text in the DDO did not begin as purposely written planning controls suitable
for inclusion in a planning scheme, with due care taken in the choice of language.

For example, taken at face value some requirements such as “incorporate landscaping
elements within the building facade where possible” show a lack of understanding as to what
is ‘possible’ as opposed to ‘practicable’ or ‘appropriate’.

The Panel has identified specific concerns with almost every aspect of the DDO that make it
unsuitable for inclusion in the planning scheme without significant redrafting. These
include:
e The four revised design objectives prepared by Council at the conclusion of the
Hearing are inappropriate.
e The drafting of the buildings and works requirements do not make it clear whether
a permit may be granted to construct a building or construct or carry out works that
are not in accordance with any requirement of the schedule to the overlay.
e The general requirements in Clause 2 of the DDO schedule including Table 1 and
Table 2 should not proceed in their current form.
e The Built Form Responses regarding Subdivision pattern should not proceed in their
current form.
e Further work is required in order to explain any site coverage controls for the
activity centre.
e Further work is required in order to justify and explain any plot ratio approach to
development in the activity centre.
e The proposed preferred height controls should not proceed in their current form.
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e The proposed street walls and setback controls should not proceed in their current
form.

e The Built Form Responses regarding Heritage should not proceed in their current
form.

e The Built Form Responses regarding Key views should not proceed in their current
form.

e The Built Form Responses regarding ‘Additional street/laneway address’ should not
proceed in their current form.

e The Objective regarding ‘Amenity/access to daylight’ should not proceed in its
current form.

e |t is unclear whether the controls are meant to relate to access to daylight or
shadowing.

e The Objectives and Built Form Responses regarding ‘Landscape’ should not proceed
in their current form.

e The Decision Guidelines contained in Clause 4.0 of DDO6 should not proceed in their
current form.

e The exhibited version of the Amendment is not in accordance with the Ministerial
Direction on The Form and Content of Planning Schemes.

Any future controls need to be drafted with a greater degree of care and precision to ensure
the intended outcomes are achieved.

Process

The process of developing the DDO did not engage with relevant stakeholders who control
land uses that are specifically identified in metropolitan policy for change, and imposes
height limits and other built form controls that would work against metropolitan policy.

The proposed controls were not subject to peer review though such a review had been
suggested to Council before exhibition.

Council said that the Panel was the peer review. A Panel is not a ‘peer review’. It is not an
opportunity to massage poorly drafted controls: it is statutory process based around
protecting peoples’ rights.

In the absence of a clear rationale of what the DDO is trying to achieve, redrafting the
Amendment as part of this Amendment process is simply not possible.
(ii) Recommendations

Based on the reasons set out in this Report, the Panel recommends that Whitehorse
Planning Scheme Amendment C175 be adopted as exhibited subject to the following
changes:

1. Abandon the changes to Clause 21.07 and Clause 22.07.

2. Abandon the Design and Development Overlay.
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ACTIVITY PRl{BUILT FORM PR|ADDRESS

|(.0ND] |

APPLICATION NUMBER HEIGHT STATUS VALID PERMIT
WHITEHORSE ROAD

WH/f2016/1109 D F 813-823 Whitehorse Road 16 storeys VCAT issued permit (Refused by delegation) Yes No

WH/2016/68/A B F 820-824 Whitehorse Road 29 storeys VICAT issued permit Yes Yes

WH/2014/763/F B F 836-850 Whitehorse Road 36 & 29 storeys Council issued permit 16/03/2015 Constructed Yes

WH/2017/313 D F 3-5 Poplar Street & 837 Whitehorse Road 29 storeys Under consideration

WH/2017/819 D F 843 Whitehorse Road 37 & 36 storeys Under consideration

WH/2014/1223/A D F 845-851 Whitehorse Road 37,30 & 18 storeys Council issued permit 19/09/2016 Yes, currently subject to aNo

WH/2016/1105/A A F 874-878 Whitehorse Road 23 storeys VCAT issued permit (Refused by delegation) Yes No

WH/2011/688/C A F 913 Whitehorse Road 19 storeys Council issued permit 28/05/2012 Constructed Yes

WH/2015/405/8 F B 997-1003 Whitehorse Road 12 storeys VICAT issued permit Yes Yes

WH/2018/186 C E 1000 Whitehorse Road 3 storeys Delegation permit issued Yes No
STATION STREET

WH/f2016/1196 F E 517-521 Station Street 18 storeys Ministerial permit issued (With Amendment C1¢ Yes No

WH/2011/986/8 A F 545-563 Station Street 36 storeys VICAT issued permit Under construction Yes

WH/2018/1047 E F 702-706 Station Street 15 storeys Under consideration

WH/2012/300 E F 710 Station Street 10 storeys VICAT issued permit (Mediated at VCAT) Constructed Yes

WH/2012/146/G E F 712-714 Station Street 9 storeys VCAT issued permit (Refused by delegation) Constructed Yes

WH/2014/1081 E B 722 Station Street S storeys Delegation permit issued Yes No

WH/2013/743/A H B 740 Station Street 4 storeys VICAT issued permit (Mediated at VCAT - Failure Constructed Yes

WH/2013/230 H B 744 Station Street 3 storeys VICAT issued permit (Refused by delegation) Under construction Yes

WH/2011/195 H B 746-750 Station Street 4 storeys Council issued permit 19/09/2011 Constructed Yes

WH/2015/1150 H B 757 Station Street 5 & 3 storeys Delegation permit issued Under construction Yes

WH/f2012/699 H A 761-771 Station Street 6 & 4 storeys Delegation permit issued Constructed Yes
PROSPECT STREET

WH/2015/1089/A B F 9-11 Prospect Street 25 storeys Delegation permit issued Yes Yes

WH/2018/1996 B F 31-35 Prospect Street 25 storeys Under consideration

WH/2016/1156/A B F 34-36 Prospect Street 30 storeys VICAT issued permit Yes No
WELLINGTON ROAD

WH/2007/202 D F 1 Wellington Road 5 & 4 storeys VCAT issued permit (Refused by delegation)  Constructed Yes

WH/2015/1116 D F 5-9 Wellington & 7 Poplar 16, 14 & 6 storeys VCAT issued permit Yes No

WH/2018/856 D F 14-22 Wellington Road 28 & 26 storeys Under consideration

WH/2013/203 D F 19 Wellington Road 6 & 5 storeys Delegation permit issued Constructed Yes

WH/2018/743 D F 26-28 Wellington 20 storeys Under consideration

WH/2012/683/A D F 6-8 Wellington Road 9 storeys VCAT issued permit Constructed Yes

WH/2016/202 D F 16-22 Wellington Road 14 storeys Delegation permit issued Yes - however there is a ¢ No
POPLAR STREET

WH/2017/313 D F 3-5 Poplar Street & 837 Whitehorse Road 29 storeys Under consideration

WH/2013/855/A D F 17 Poplar Street 7 storeys Delegation permit issued Constructed No

WH/2013/495 D F 19-21 Poplar Street 8 storeys VCAT issued permit (Refused by delegation) Constructed Yes

WH/2009/284 D F 20 Poplar Street 7 & 6 storeys VICAT issued permit (Refused by delegation) Constructed Yes
ARNOLD STREET

WH/2016/1163 D F 1 Arnold Street & 25 Nelson Road 15 storeys (140m) VCAT issued permit (Refused by delegation) Yes No

WH/2016/724 D F 17-19 Arnold Street 14 storeys VCAT issued permit Yes No
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|COND] l

APPLICATION NUMBER HEIGHT STATUS VALID PERMIT
NELSON ROAD
WH/2016/1163 D F 1 Arnold Street & 25 Nelson Road 15 storeys (140m) VICAT issued permit (Refused by delegation) Yes No
WH/2016/991/A D F & Nelson Road 11 storeys Delegation permit issued Yes, currently subject to aNo
WH/2015/715/C D F 12-14 Nelson Road 20 & 19 storeys Delegation permit issued Under construction Yes
SPRING STREET
WH/2018/1009 D F 16 Spring Street 29 & 25 storeys Under consideration (fast track amendment)
ELGAR ROAD
WH/2008/503/A D F 484 Elgar Road 5 storeys Delegation permit issued Constructed Yes
WH/2011/413 D F 486-488 Elgar Road 6 storeys VICAT issued permit Yes Yes
WH/2010/389 D F 490 Elgar Road 6 storeys VICAT issued permit Constructed Yes
RODGERSON ROAD
WH/2012/765 D F 5 Rodgerson Road 7 & 6 storeys VICAT issued permit Yes Yes
ARCHIBALD STREET
WH/2010/453 E E 1 Archibald Street 10 & 9 storeys VCAT issued permit (Mediated at VCAT) Constructed Yes
WH/2006/777 E F 5 Archibald Street 5 storeys Delegation permit issued Constructed Yes
WH/2003/13722/E E F 7-9 Archibald Street 4 storeys Council issued permit 23/02/2004 Constructed Yes
WH/2009/620 E F 8 Archibald Street 4 storeys Delegation permit issued Constructed Yes
BRUCE STREET
WH/2018/193 E F 2-4 Bruce Street 19 & 10 storeys Under consideration
WH/2011/1038 E F 5-7 Bruce Street (2 Archibald Street) 9 storeys VICAT issued permit (Refused by delegation) Constructed Yes
WH/2003/14185 E F 6 Bruce Street 5 storeys VICAT issued permit Constructed Yes
WH/2007/99/A E F 8 Bruce Street S storeys Delegation permit issued Constructed Yes
WH/2009/513 E F 10 Bruce Street 4 storeys VICAT issued permit Constructed Yes
WH/2014/1251 E F 9-11 Bruce Street 9 storeys VICAT issued permit (Refused by delegation) Yes No
ELLAND AVENUE
WH/2011/895 E F 1-3 Elland Avenue 9 storeys VCAT issued permit (Refused by delegation) Constructed Yes
WH/2013/685/A E F 2-4 Elland Avenue 10 & 9 storeys VICAT issued permit (Refused by delegation) Constructed Yes
IRVING AVENUE
WH/2014/658/A E F 5-7 Irving Avenue 9 Storeys VCAT issued permit (Failure to make a decision) Constructed Yes
WH/2014/439/A E F 15-17 Irving Avenue 9 storeys VICAT issued permit (Refused by delegation) Constructed Yes
WH/2013/563/A E F 19 Irving Avenue 7 storeys Delegation permit issued Constructed Yes
WH/2017/686 E F 21-23 Irving Avenue 15 storeys Under consideration
ELLUINGWORTH PARADE
WH/f2011/128/A F D 8 Ellingworth Parade S & 4 storeys Delegation permit issued Constructed Yes
WH/2014/43 F F 9-11 Ellingworth Parade 12 storeys VCAT issued permit (Refused by delegation) Yes Yes
RUTLAND ROAD
WH/2013/559 F F 22 Rutland Road 6 storeys Delegation permit issued Yes Yes
WATTS STREET
WH/2015/1005 F B 4 Watts Street 9 storeys Delegation permit issued Yes No
CAMBRIDGE STREET
WH/2003/14214 F D 21 Cambridge Street 4 storeys Delegation permit issued Constructed Yes
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APPLICATION NUMBER HEIGHT STATUS VALID PERMIT
HARROW STREET

WH/2009/250/A F D 15-21 Harrow Street S storeys Delegation permit issued Constructed Yes

WH/2011/566 (search #001 to | F D 31-35 Harrow Street S storeys VCAT issued permit (Refused by delegation) Constructed Yes

WH/2014/648 H B 36 Harrow Street 3 storeys VCAT issued permit (Refused by delegation) Yes Yes

WH/2015/1148 F D 39 Harrow Street 4 storeys Delegation permit issued Yes No

WH/2003/14225 F D 41 Harrow Street 4 storeys Unclear who issued permit Constructed Yes

WH/2010/649 F D 43-47 Harrow Street (Previously 43-47 William Stn 3 storeys Delegation permit issued Constructed Yes
JOHN STREET

WH/2004/14815/A H B 1 John Street 3 storeys VICAT issued permit (Refused by delegation) Constructed Yes

WH/2008/309 F D 6 John Street 4 storeys Council issued permit 16/02/2009 Constructed Yes
THAMES STREET

WH/2012/700/8 H A 66 Thames Street 3 storeys Delegation permit issued Constructed Yes

WH/2014/995 H B 71 Thames Street 3 storeys Delegation permit issued Constructed Yes

WH/2011/1022 H B 81 Thames Street 3 storeys Delegation permit issued Constructed Yes

WH/f2014/788/A H B 85 Thames Street 3 storeys Delegation permit issued Constructed Yes

WH/2014/6 H B 87 Thames Street 3 storeys Delegation permit issued Constructed Yes

WH/2010/851/8 H B 95 Thames Street 4 & 3 storeys Delegation permit issued Constructed Yes

WH/2011/629/A H A 100-102 Thames Street 3 storeys VCAT issued permit (Refused by delegation) Constructed Yes

WH/2005/445/G H A 116-118 Thames Street 4 storeys Council issued permit 18/04/2006 Constructed Yes

WH/2013/279/B H A 120 Thames Street 3 storeys Delegation permit issued Constructed Yes

WH/2016/564 H A 140 Thames Street 3 storeys Delegation permit issued Under construction Yes

WH/f2015/340 H A 142-144 Thames Street 3 storeys Delegation permit issued Constructed Yes

WH/2011/1021/8 H A 146 Thames Street 3 storeys Delegation permit issued Constructed Yes
HOPETOUN PARADE

WH/2016/138 H A 11-13 Hopetoun Parade 5 storeys Delegation permit issued Yes No
CARRINGTON ROAD No

WH/2008/424 H A 98-100 Carrington Road 3 storeys VICAT issued permit (Refused by delegation) Constructed Yes

WH/2008/160 H A 108 Carrington Road 4 storeys VCAT issued permit (Refused by delegation) Yes Yes

WH/2014/1117 H A 116 Carrington Road 3 storeys VCAT issued permit (Refused by delegation) Yes No
ASHTED ROAD

WH/f2011/174/A H A 1-3 Ashted Road 4 storeys Delegation permit issued Constructed Yes
HOWARD STREET

WH/2017/40 H A 12 Howard Street 3 storeys Delegation permit issued Yes No
GLENMORE STREET

WH/2009/270/A H A 28 Glenmore Street 3 storeys Delegation permit issued Constructed Yes
HENRY STREET

WH/2010/571/8 H A 5 Henry Street 3 storeys Delegation permit issued Constructed Yes
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Introduction

The Quarterly Performance Report for the third quarter ended 31 March 2019 provides a detailed
report of performance against the major initiatives and initiatives identified in the Adopted Budget
2018/19. This report also provides a high-level summary of Council’s services, including highlights and
challenges for the quarter. These major initiatives, initiatives, and services contribute to the
achievement of the Council Plan 2017-21.

The Quarterly Performance Report contains the following sections:

= Section 1 — Chief Executive Officer’s Overview

= Section 2 — Performance against Council Plan 2017-21

= Section 3 — Performance against Customer Service Targets
= Section 4 — Business Improvement

= Section 5 — Capital Works Report

= Section 6 — Financial Report

= Section 7 — Audit Advisory Committee Minutes

Quarterly Performance Report for the quarter ended 31 March 2019
HP Records Manager — Record Number: 19/70382 (19/89169 PDF) Page 1
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Section 1 - Chief Executive Officer’s Overview

| am pleased to present the Quarterly Performance Report for the third gquarter ending 31 March 2019.

For this third quarter of the 2018/19 financial year we have carried out many activities from all areas
of Council, including the following key highlights:

®»  Nunawading Community Hub Development — Construction is well underway on site with floor
slabs, retaining walls and columns in places. Wall rendering and broken windows in the heritage
building have been removed with the building cleaned up and preparation underway for
construction of upper ground floors.

»  Heritage Assistance Fund (HAF) program — Nineteen of the 22 successful applicants for the
2018/19 program grants have completed their approved heritage projects and claimed funding.

»  “Cooking for One or Two” program — Interest continues in this program which assists clients in
developing or regaining basic cooking skills and nutritional knowledge, reducing social isolation
and maximising their opportunity to self-manage health and nutritional needs.

®  Chaucer Street, Box Hill — Excavation works at Chaucer Street have commenced in preparation for
the new park as part of the Open Space Development Program. Terracing works have taken place
to allow for a level play space and passive lawn area for informal recreation — maximising the
usable space for the community.

»  Residential Corridors Built Form Study — Council adopted the recommendations on 29 January
2019, which provides built form guidelines for those areas in the municipality along key road
corridors which will better manage outcomes consistent with the land use and the impact on
adjoining areas.

The activities above, as well as many other activities outlined in this report, align directly with the
strategic directions and goals (strategic objectives) of the Council Plan 2017-21. Of the 23 major
initiatives and initiatives in the Adopted Budget 2018/19, three are completed, 17 are on track, two
are below target and one has been deferred (see graph overleaf).

These are some of the activities that improve the municipality and contribute to the community’s
vision of the City of Whitehorse as a healthy, vibrant, prosperous and sustainable city, supported by
strong leadership and community partnerships.

Further details about all major initiatives and initiatives, including services provided by Council, can
be found in Section 2 — Performance against Council Plan 2017-21.

Noelene Duff
Chief Executive Officer
Whitehorse City Council

Quarterly Performance Report for the quarter ended 31 March 2019
HP Records Manager — Record Number: 19/70382 (19/89169 PDF) Page 2
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Performance against Major Initiatives and Initiatives in the Adopted Budget
2018/19
January to March 2019
W Deferred
’ B Complete

Number of Major Initiatives
and Initiatives

1. Support a healthy,
vibrant, inclusive and
diverse community

3. Protect and
enhance our Dpen
spaces and natural

environments

2. Maintain and
enhance our built
enviranment to
ensure a liveable and
sustainable city

4. Strategic leadership
and open and
accessible
government

Strategic Directions

W Below target

W In progress and on
track

5. Support a healthy
local econamy

Quarterly Performance Report for the quarter ended 31 March 2019

HP Records Manager — Record Number: 19/70382 (19/89169 PDF)

Page3
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Section 2 -

Quarterly Performance Report - Q3 January - March 2019

Performance against Council Plan 2017-21

This section provides a quarterly report against major initiatives, initiatives, and services, all of which

are aligned to the strategic directions of the Council Plan 2017-21.

To assist the reader, each strategic direction is colour coded as follows:

1. Support a healthy, vibrant, inclusive and diverse community

2. Maintain and enhance our built environment to ensure a liveable and sustainable city

3. Protect and enhance our open spaces and natural environments

4. Strategic leadership and open and accessible government

5. Support a healthy local economy

Each strategic direction section is structured as follows:

= Major initiatives — identified in the Annual Plan, which is part of the Adopted Budget 2018/183,
these are significant projects that will directly contribute to the achievement of the Council Plan

2017-21 and have a major focus in the budget.

» |nitiatives — identified in the Annual Plan, which is part of the Adopted Budget 2018/19, these are
actions that are once-off in nature and/or lead to improvements in services.

= Services — Council delivers more than 100 services to the community and this report provides a

snapshot of service highlights and challenges for the quarter.

For each major initiative and initiative, a ‘traffic light’ system is used to indicate trend against planned

targets:

AMBER

Not started

Activity tracking within planned target or complete.

Activity tracking at less than the planned target, but expected to be complete by the
end of the financial year.

Activity deferred.

Activity not yet due to commence.

Quarterly Performance Report for the quarter ended 31 March 2019
HP Records Manager — Record Number: 19/70382 (19/89169 PDF) Page 4
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9.3.2 - ATTACHMENT 1. Quarterly Performance Report - Q3 January - March 2019

Section 3 - Performance against Customer Service Targets

The performance indicators against the Customer Service Targets are measured across the organisation and
are captured through our 14 contact centres. Calls to Council's Customer Service department decreased
when compared to the previous quarter, however was a slight increase on the same period last year.

Percentage of calls 80% 87.13% Council's call centre groups continue to deliver an
answered within 20 GREEN efficient customer experience by exceeded target
seconds for Grade of Service (volume of calls answered
within 20 seconds). Over 87.13% of customers were
connected to an officer inside 20 seconds, with an
average speed to answer of 15 seconds.
Percentage of total calls 95% 95.59% A total of 98,450 calls were offered to Councils
answered GREEN queue groups, a slight increase on the previous
quarter. In excess 95% of calls were handled, with
less than 5% abandoning prior to connection.
Enquiries resolved at first 70% 67.10% 67.1% of calls answered were managed to
call AMBER conclusion at the initial contact point, with the
remaining queries requiring transfer to a either a
specialised officer or department. Council remains
focused increasing First Call Resolution through
leveraging technologies and skilling of staff.
Records management 95% 95.51% Total number of record management actions:

actions completed within
allocated timeframes*

(Records Manager)

21,485.

Overdue record management actions: 946.

* Although Council's standard written correspondence response timeframe is seven working days, there are a number
of processes which require longer response timeframes such as Freedom of Information requests. These timeframes
have been built into the calculation.

The data is an indicator of system actions performed on correspondence during this time. Not all correspondence
generates an action while other correspondence generates multiple actions. As some correspondence could require
more than one action, actions recorded against each department may not reflect the actual amount of correspondence
dealt with. Another exception in relation to this report is if correspondence goes directly to an officer or no action is
attached but the action officer responds to the incoming enquiry.

Quarterly Performance Report for the quarter ended 31 March 2019
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9.3.2 - ATTACHMENT 1. Quarterly Performance Report - Q3 January - March 2019

Section 4 - Business Improvement

Our Continuous Improvement Program aims to provide a consistent customised methodology to support an
engaged organisational culture of continuous improvement with reportable benefits for our Community.

During the quarter January to March 2019, 3 staff graduated from our Continuous Improvement Training
Program delivering a project each with the requirement to apply the learning of the Whitehorse
methodology, a highlight of one of these projects is provided in this report.

In addition, 11 staff completed the Continuous Improvement Training Program increasing our capacity for
continuous improvement within our business and the diversity of services through a total of 24 champions
enhancing a culture of Continuous Improvement.

Three improvement projects were implemented this quarter with ongoing improvement to service delivery
for our community continued to see positive benefits as it relates to our three types of efficiencies:improving
customer experience; making the process easier and faster; and financial savings. Resulting improvement
benefits for the 2018/19 year to date period are shown in the summary diagram.

8248 Online Transactions A 6,276 $524,514
1606 Proactive requests Hours saved, Dollar benefits
2364 Snap/Send/Solve Increasred
. capacity
Registered Users;
8239 Email of rates
926 Flexi Buzz
YTD YTD YTD
Customer Experience Easier/Faster Financial

Continuous Improvement Projects by Status 2018/19

Projects in progress 6
Planned projects pending approval 23
Projects completed in 2018/19 and reporting benefits 15
Prioryears’ completed projects being monitored with reported benefits 8

Quarterly Performance Report for the quarter ended 31 March 2019
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Continuous Improvement Projects

Projects by status are outlined in the following table:

CONTINUOUS IMPROVEMENT PROJECTS STATUS

6 PROJECTS IN PROGRESS 2018/19

1.
2.
3.
a,
5.
6.

© % No U R WN R

I el vl i~
B W N R O

N U R WNE

15 COMPLETED PROJECTS 2018/19— BENEFITS REPORTED

. Indigenous vegetation harvesting
. Workshop maintenance %

. Utilities Invoice

. Dispensation lodgment

. Compliance — First Call Resolution #
15.

PENDING APPROVAL

23 Projects Proposed for commencement in April 2019 at approval stage

8 PRIOR COMPLETED PROJECTS BEING MONITORED WITH REPORTED BENEFITS

Apply and Pay Online (14 Services) %
Performance and Development Plans (PADP) %
Credit Cards

Accounts Payable process

Merchant Fees

Infringement Final Notice *

Early Childhood Services — Continuity ¥
Customer Service Facilitations Team %
Engineering Statement of Compliance %

Apply and Pay Online (35 Services) ¥

Invoices — Facilities Maintenance
Customer Communication Effectiveness ¥
Intelligent Invoice Processing

Skip Bin Process

Customer Service — Missed Bins ¥

Fringe Benefit Tax %

Land Information Certificate

Building Certificate

Parking Infringement Review

Customer Service CARES stream

Customer Service Systems Mobility
Electronic email Rates Notice

Management Vehicle Detection Unit Mobility
Skip Bin Process

* Continuous Improvement Champion Projects

Quarterly Performance Report for the quarter ended 31 March 2019
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9.3.2 - ATTACHMENT 1. Quarterly Performance Report - Q3 January - March 2019

Business Improvement Project Highlight — January to March 2019

Early Childhood Services Placement Process

Council's Whitehorse Early Childhood Services (WELS) consists of four child care centres (long day care) and
kindergarten services offering full time and part time care for children between the ages of zero and six
years in Blackburn, Mitcham and Vermont South.

WELS has a long standing reputation within the community for providing quality education and care
programs designed for children to learn through a play based curriculum established on recognised early
childhood frameworks.

The Continuous Improvement project aims to improve the customer experience for families in placement
for child care vacancies through Early Childhood Services.

Council’s four WELS children’s services achieve high occupancy rates reaching 90.3 per cent during the
2017/18 year however, during the January to March period utilization rates drop to 80-84%.

The placement process was reviewed and through the application of the Whitehorse Continuous
Improvement methodology the WELS team worked to address the root cause, identified to be the wait
time between contacting a family about a vacancy through to completion of orientation and placement.

Implemented efficiencies to the placement process has resulted in an improved customer experience for
our families, enabling them to commence care more quickly without reducing the quality of their child’s

orientation process. The average utilization rate for 15 weeks between January and March 2019 (the peak
for enrolments), increased by 1.6% (or an increased income of $65,622).

Increased utilisation
rate of

1.6%

Increased income

$65,622

Quarterly Performance Report for the quarter ended 31 March 2019
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Apply and Pay Online Functionality

Collaborative effort between the Digital Team and Building, Engineering & Planning resulted in the

implementation of thirty five apply and pay services online to date. Of the 2489 online transactions in this

quarter, 892 of these were through Apply and Pay online functionality. This has contributed to an increased
capability of 221 hours and demonstrated interest from our community for this online channel of

communication with Council. A summary of completed and in progress Apply & Pay projects is provided in

the following table:

Apply & Pay
Completed - 35 Services

1l

i A O

. Confirmation Planning Permit is required

. Planning Permit "Pre-Application" Meeting

. VicSmart - Remove, Destroy or Lop One Tree
. VicSmart - General Application

. Amended Planning Permit (Section 72)

. Submission Secondary Consent

. Submission Condition 1 Plans

. Extension of Time - Section 69

. Construction Management Plan

. Advertising Fees (Payment Facility)

. Certification of Lots & Subdivision Fees (Payment Facility)
. Payment - Planning Permit - Subdivision

. Payment - Planning Permit — Recertification

24-35. Planning Permits Online (12 x application types)

In Progress — 7 Services

1

on ke wN

7.
In Planning — 7 Services
1

NOWY A WwN

Stormwater Legal Point of Discharge application
Stormwater Report Electronic Delivery (EDD)

Build over Easement application

Flood Levels application

Proposed Demolition — Report & Consent (294)

Building Siting Report & Consent

Property Building Certificate /Property Information Report
Electronic Copy of Building Approval documents
Electronic Copy of Planning Permit

Amended Planning Permit (Section 50/57)

Registered Users — Online Applications
Vehicle Crossing Permit

Private Building Surveyor Permits - Section 30
Private Building Surveyor Permits - Section 80
Building Permits - Additions & Alterations
Building Permits - (Multiple Others)

Amend ASITE Application

Drainage Connection Road Reserve Permit
Drainage Works in Easement Permit

Authority Works Permit

Outfall Drainage Construction Permit
Application for Various Inspections

Asset Protection Permits — Reactive Lodgements
Asset Protection Permits — Proactive Lodgements

Quarterly Performance Report for the quarter ended 31 March 2019
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Section 5 - Capital Works Report

Capital Projects

There are 196 capital projects and programsto be delivered over the financial year with a budget of $64.35m.

~ 70 (36%)

s

m Completed 115 (59%) —
® On hold/cancelled

B In Progress

DN (5%)

Highlights during the third quarter of the 2018/19 Capital Works Program include:

Excavation works at Chaucer Street have commenced in
preparation for the new park as part of the Open Space
Development Program. The site had a 6m slope from one
side of the site to the other. Terracing works have taken
place to allow for a level play space and passive lawn area
for informal recreation — maximising the usable space for
the community.

B CASE Rlnva =

Chaucer Street, Box Hill South

Out with the old and installation of the new footbridge along
Gardiners Creek beside Kalang Park. A variety of bridge renewal
works have also taken place in the following locations this year:

- Yarran Dheran Reserve, Mitcham

- Joseph Street Reserve, Blackburn North

- Heatherdale Reserve, Mitcham

o ! o
Kalang Park Bridge, Blackburn

Works for the Iris Street road reconstruction included renewal of
road asphalting, pram and pedestrian crossings, kerb and channel,
new pits and lids, drainage and footpath works. Other road
reconstructions across the municipality this financial year include:

- Parkside Street, Blackburn

- Grace Street, Mont Albert

- Victoria Crescent, Mont Albert

- South Parade, Blackburn

Iris Street, Burwood

Quarterly Performance Report for the quarter ended 31 March 2019
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Capital Expenditure
As at 31 March 2019, year to date capital expenditure has reached $26.08m, or 43% of the annual forecast
budget of $60.1m. The project categories that have seen the most of this capital expenditure are buildings,

roads, and plant, machinery and equipment.

While the Capital Program is behind budget by $10.74m, at March end there are $18.18m in outstanding

orders.
YTD YTD YTD 2018/19 2018/19
Actual Budget Variance Budget Forecast
$'000 $'000 $'000 $'000 $'000
Buildings 9,793 18,788 8,995 35,855 30,426
Buildings Improvements 2,372 2,410 38 3,365 3,344
Land 2 - (2) 1,680 1,680
Total Property 12,166 21,198 9,032 40,900 35,450
Bridges 143 100 (43) 200 200
Drainage 1,303 1,248 (55) 1,855 1,837
Footpaths and Cycleways 1,873 2,128 255 3,148 3,143
Off Street Car Parks 182 795 613 975 973
Parks, Open Space & Streetscapes 1,715 2,613 897 4,456 4,188
E:;ﬁ?;:’"al’ Leisure & Community 631 1,919 1,288 2,379 2,435
Roads 3,302 3,111 (191) 4,686 5,399
Waste Management 326 40 (286) 80 506
Total Infrastructure 9,475 11,954 2,478 17,779 18,680
Computers and Telecommunications 662 772 110 1,084 1,041
Fixtures, Fittings and Furniture 572 485 (87) 577 617
Plant Machinery and Equipment 3,202 2,405 (797) 4,005 4,285
Total Plant and Equipment 4,436 3,662 (774) 5,666 5,944
GRAND TOTAL 26,077 36,814 10,736 64,345 60,074

Buildings expenditure is currently $9m behind the YTD budget mainly due to expenditure delays with major
projects Nunawading Community Hub (-54.3m), Harrow Street Car Park Development
(-$2.3m) and Whitehorse Centre Redevelopment (-51.2m).

Off Street Car Parks are currently $613,000 behind budget as a result of Morton Park East Car Park and
Brentford Square Car Park Improvement projects behind schedule but on track for completion in June
2019.

Recreation, Leisure and Community Facilities expenditure is currently $1.3m behind YTD budget. This is
mainly due to delays in the projects of Forest Hill Reserve cricket nets relocation, Sports field floodlighting
renewal, Sports field ground renewal and Morack Golf Course improvements.

Plant, Machinery and Equipment is currently $797,000 unfavourable YTD due to fleet purchases made
earlier than budgeted.

Quarterly Performance Report for the quarter ended 31 March 2019
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Capital Works Program 2018-19
Actual Expenditure V's Projected Expenditure

$60,000 /

y

$40,000

w

“ $30,000

$20,000

510,000

Jul Aug Scp Oct Nov Dec Jan Feb Mar Apr May Jun
Months
| m Actual Capital Expenditure mmm Commitment =——Budget Capital Works =——New Annual Forecast |

Outstanding Orders have significantly decreased since February. This is due to orders being
converted to actual expenditure as well as a large purchase order being closed and reopened to
reflect the 2018/19 financial year amount only.

Quarterly Performance Report for the quarter ended 31 March 2019
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Section 6 - Financial Report

Executive Summary

The year to date financial result at 31 March was $3.00m favourable to budget. This primarily reflects
favourable variances in operating grants ($1.17m), employee costs ($1.08m), statutory fees and fines
($892k), and other income ($886k), partly offset by a $2.21m unfavourable variance in public open space
contributions.

The year-end result is forecast to be a surplus of $67.01m, $2.90m more than budget and $3.66m more than
the February forecast. This forecast change mainly reflects $2.34 million of Council’s 2019/20 funding from
the Victoria Grants Commission which will be received in June 2019, and favourable adjustments in employee
costs ($480k) and materials and services expenses ($335k).

Year-to-date Result

As outlined in the Executive Summary above, the year to date result at 31 March reflects a favourable
variance of $3.00m. The significant variances to budget were:

1) Statutory fees and fines were $892k higher than budget primarily relating to a $659k favourable
variance on parking infringements income due to an increase in the number of tickets issued, and a
$229k favourable variance in planning permit application fees.

2) User fees were $322k unfavourable to budget mainly reflecting a $751k decrease in child care fees,
which is offset by an increase in operating grants due to change in the mix of childcare income under
the new funding structure commenced from 1 July 2018. This is partly offset by

e 35226k increase in tree amenity valuation fees, which includes $153k relating to the Burwood
Brickworks site, and

¢ aSl6ekincreasein Engineering and Environmental Services income, including an additional 578k
from work zone permits and $67k due to an increase in garden and garbage bin volumes.

3) Grants - operating were $1.17m favourable to budget predominantly reflecting:

e 3 5864k favourable variance on Child Care subsidies, which is mostly offset by a $751k decrease
in user fees due to change in the mix of childcare income as noted above,

e a $144k favourable difference in Home and Community Services funding, including 5129k of
additional Home Care Program subsidies and a $57k increase in funding for Community

Transport services, and

e 5121k of unbudgeted Community Development grants including $81k for the free from family
violence program and $40k for the development of an affordable housing policy.

4) Contributions - monetary were $2.21m lower than budget primarily reflecting $2.29m lower than
anticipated public open space contributions, which were $2.55m lower than the same time last year.

5) Interest income was $482k favourable to budget due to a combination of higher than budgeted interest
rates on invested funds and a higher than budgeted cash and investments balance due to the favourable
financial result in the prior year and lower than budgeted capital works expenditure YTD.

Quarterly Performance Report for the quarter ended 31 March 2019
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6) Other income was $886k favourable to budget primarily relating to:

e 5281k netrecycling income from Visy for the outstanding rebates for the period March to June
2018

e an additional $143k from the sale of recycled metal and cardboard collected at the Recycling
and Waste Centre

e 5109k of contributions from Eastern Metropolitan Councils towards a joint review of the
Regional Assessment Service and Commonwealth Home Support Program, and

e 5109k reimbursements from the North East Link Authority.

7) Employee costs were $1.08m favourable to budget mainly relating to the following significant variances:

e Planning and Building was $617k less than budget due to a number of vacant positions including
unfilled positions budgeted for the implementation of Municipal Tree Study recommendations,

e Digital Transformation Strategy was $303k favourable to budget mainly reflecting unspent
backfill, project support and contingency budgets, and

e Aqualink Leisure Facilities were $283k favourable to budget reflecting a mix of savings and timing
differences,

e Partly offset by Engineering and Environmental Services which was $400k unfavourable to
budget reflecting increased resources to undertake project work and meet increased demand,
and 5262k less salaries capitalised YTD than budget.

8) Materials and services were 556k favourable to budget overall and included the following significant

variances:

¢ Parkswide was $579k unfavourable to budget primarily reflecting an increase in reactive tree
pruning costs ($619k),

e 3 5380k accounting adjustment to expense six prior year capital projects which will not be
proceeding, and

e City Works was $371k higher than budget mainly due to a mix of permanent and timing
differences in road and pathway and drainage maintenance costs, particularly asphalt repair
($119k), concrete works ($87k), line marking works ($68k), and drainage improvement costs
($56k),

e Partly offset by favourable variance in Engineering Services by $507k, mainly due to decreases
in garbage service ($240k), garden green waste collection ($83k) and recycling ($55k) as a result
of lower than expected tonnage collected, and

e Leisure Facilities, which were $209k favourable to budget mainly reflecting timing differences in
contracts and services ($125k), promotions ($34k) and materials and supplies ($33k).

9) Depreciation was 5529k less than budget mainly due to lower fixed asset capitalisation and a number of
asset write-offs resulting from stocktakes at the end of the 2017/18 financial year.

Quarterly Performance Report for the quarter ended 31 March 2019
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Projected Year-end Result

The year-end result is forecast to be a surplus of $67.01m, $2.90m more than budget and $3.66m more than
the February forecast. The significant forecast changes were:

10) User fees were increased by $157k mainly reflecting a $150k increase in tree amenity valuation income

to reflect fees relating to the Burwood Brickworks site.

11) Grants — operating were increased by $2.43 million primarily reflecting $2.34 million of 2019/20 funding
expected to be brought forward to June 2019.

12) Interest income was increased by 5250k to reflect the actual interest earned due to a combination of
higher than budgeted interest rates on invested funds and a higher than budgeted cash and investments
balance resulting from the favourable financial result in the prior year and lower than budget YTD capital
works expenditure.

13) Other income was increased by $181k mainly reflecting increases in cardboard sales ($60k) and metal
sales ($35k) for the Recycling and Waste Centre based on the YTD trend, as well as $57k of additional
reimbursements anticipated from the North East Link Authority ($57k).

14) Employee costs were decreased by $480k primarily reflecting revised forecast in salary costs across a
large number of departments as a result of unfilled vacancies across a number of departments, the most
significant being in ParksWide ($124k), Planning and Building ($93k), Home and Community Services
($60k), Arts and Cultural services ($56k) and Infrastructure Management ($56k).

15) Materials and services were decreased by $335k mainly reflecting the following significant changes:

e 3 5598k decrease in Digital Strategy, including website development costs ($330k), contracts and
services ($164k), and consultant costs (596k),

¢ a 5129k decrease in Planning and Building, mainly reflecting a $93k decrease in planning scheme
amendment panel costs due to no panels now expected to take place in the current financial year,

¢ partly offset by a $168k unfavourable variance in City Works mainly reflecting $85k of drainage costs
relating to storm damage in November and December and a $32k increase in plant maintenance
costs, and

e aS148kincrease in Parkswide, primarily relating to the higher than expected contracts and services
costs ($140k), mainly in Sports Fields (565k) and Open Space and Park Assets ($50k) programs. This
is due to an increased use of contractors to backfill vacancies and is mostly offset by a $124k

decrease in employee costs.
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Cash Position

Total cash and investments (including other financial assets) totalled $251.70m at the end of March,
representing a $77.38m increase since the beginning of the year. This largely reflects the proceeds on sale of
517-521 Station Street, Box Hill, which settled on 8 October. $9.85m was held in cash and short-term
investments at 31 March.

Debtors
Council has collected $95.25m or 84.3% of 2018/19 rate debtors as at 31 March 2019.

Other debtors (net of doubtful debt provisions) outstanding at 31 March amounted to $2.22m of which $110k
has been outstanding for more than 90 days.
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Income Statement for the period ending 31 March 2019
Year-to-Date Full Year
Variance  Variance
Mar Feb MarvFeb Mar FCTv
Actual Budget  Variance Forecast Forecast  Budget FCT BUD
$'000 $'000 $'000  Notes [ $'000 $'000 $'000 $'000 $'000  Notes
Income
Rates 115708 115,910 (202) 115,788 115898 115946 (110) (158)
Statutory fees and fines 6,626 5,734 82| 1 9,093 9,167 7,610 (74) 1,483
Userfees 30,245 30,567 (322) 2 39,271 39,114 40,012 157 (781) | 10
Grants - operating 13,662 12,491 1171 3 20,748 18,314 16,822 2,434 392 | 11
Grants - capital 165 - 165 165 165 - - 165
Contributions - monetary 5,166 7375 (2,209)| 4 7,670 7,670 10,000 - (2,330)
Interest income 4,289 3,807 a2 | 5 5,725 5,475 5120 250 605 | 12
Other income 2,972 2,085 886 | & 3,974 3,793 2,933 181 1,041 | 13
Net gain / (loss) on disposal of
assets 35,867 35,509 358 35,109 35,134 35,046 [25) 63
Total income 214,700 213,479 1,221 237,543 234,730 233489 2,813 4,054
Expenditure
Employee costs 54,888 55,970 L,082| 7 75,160 75,640 75,502 480 M| 14
Materials and services 41,304 41,360 56| 8 62,651 62,986 60,454 8 (2197)| 15
Depreciation 18,761 19,290 529| 9 25,042 25,042 25,720 - 678
Interest expense 106 107 1 212 212 212 - -
Other expenses 6,923 7,029 106 7,471 7,502 7,492 31 21
Total expenditure 121,982 123,756 1,774 170,536 171,382 169,380 816  [1,156)
Net surplus / (deficit) 02,718 89,723 2,995 67,007 63,348 64,109 3,659 2,808
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Balance Sheet as at 31 March 2019
2018/19 2017/18
31-Mar-19 30-Jun-18
$'000 $'000
ASSETS
Current assets
Cash and cash equivalents 9,854 10,999
Trade and otherreceivables 30,878 11,083
Otherfinancial assets 241,849 163,326
Other assets 139 1,285
Non-current assets held for sale 1,800 18,774
Total current assets 284,520 205,467
Non-current assets
Trade and otherreceivables 40 141
Investments in associates 5,737 5,737
Property, infrastructure, plant & equipment 3,616,217 3,609,360
Intangible assets 813 1,092
Total non-current assets 3,622,807 3,616,230
Total assets 3,907,327 3,821,697
LIABILITIES
Current liabilities
Trade and other payables 9,522 16,781
Trust funds and deposits 9,536 9,308
Provisions 15,538 15,468
Interest bearing loans and borrowings 57 57
Total current liabilities 34,653 41,614
Non-current liabilities
Provisions 1,414 1,500
Interest bearing loans and borrowings 5,003 5,042
Other liabilities 903 903
Total non-current liabilities 7,320 7,445
Total liabilities 41,973 49,059
Net assets 3,865,354 3,772,638
EQUITY
Accumulated surplus 1,402,918 1,454,895
Surplus (deficit) for period 92,718 -
Asset revaluation reserve 2,232,819 2,232,819
Reserves 136,899 84,924
Total equity 3,865,354 3,772,638
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Cash Flow Statement for the period ending 31 March 2019

2018/19 2017/18
31-Mar-19 31-Mar-18
Inflows/ Inflows/
(Outflows) (Outflows)
$'000 $'000
Cash Flows from Operating Activities:
Rates 098,105 95,041
Statutory fees and fines 6,626 5,843
User fees 30,267 31,761
Grants - operating 13,662 12,957
Grants - capital - 834
Contributions - monetary 5,166 8,584
Interest received 4,289 3,005
Other receipts 2,972 3,293
Fire Services Property Levy collected 13,229 12,760
Empl oyee benefits (56,094) (52,944)
Materials and services (48,149) (46,574)
Other payments (6,923) (6,866)
Fire Services Property Levy paid (12,774) (12,396)
Net cash from operating activities 50,376 55,298
Cash Flows from Investing Activities:
Payment for property, infrastructure, plant and equipment (26,077) (22,648)
Proceeds from sale of property, infrastructure, plant and
equipment 53,200 2,864
(Purchases)/sales of financial assets (78,523) (44,103)
Repayment of loans and advances from community organisations 24 6
Net cash used in investing activities (51,376) (63,881)
Cash Flows from Financing Activities
Repayment of i nterest bearing loans and borrowings (39) (360)
Interest paid (106) (126)
Net cash used in financing activities (145) (486)
Net Increasef(decrease) in cash and cash equivalents (1,145) (9,069)
Cash and cash equivalents at 1 July 10,999 18,205
Cash and cash equivalents as at end of period 9,854 9,136
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Operating Income and Expenditure

Graph 1.1: Year-to-date Operating Income Variance
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Cash and Investments

Graph 2.1: Cash Flow Comparison
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Note: Restricted Funds includes cash that is subject to external restrictions such as trust funds and deposits, Public Open Space
Reserve and the Car Parking Reserve. It also includes funds allocated for specific future purposes such as the Aged and Disability
Reserve, Community Development Reserve, Waste Management Reserve and the Art Collection Reserve.

*Sale of 517-521 Station Street Box Hill settled on 8 October instead of 30 September as was budgeted.

Graph 2.2: Investment by Institution
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Graph 2.3: Cash and Investment Credit Ratings
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Graph 2.4: Cash and Investment Portfolio Term to Maturity
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Graph 2.5: Investment Benchmark Indicator
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Rate and Other Debtors
Table 3.1: Current Rates Collected
31-Mar-19 31-Mar-18 28-Feb-19
$'000 $'000 $'000
YTD Current Rates Collected 95,246 92,459 87,688
% Current Rates Collected 84.3% 84.7% 77.5%
Graph 3.1: Percentage of Current Rates Collected
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Table 3.2: General and Sundry Debtors
31-Mar-19 31-Mar-18 28-Feb-19
$'000 $'000 $'000
Current 1,501 1,322 1,595
30-60 Days 505 463 253
61-90 Days 102 25 57
91+ Days 110 157 128
Total Owing 2,218 1,967 2,033
Total over 60 days 212 182 185
% over 60 days 9.6% 9.3% 9.1%
Total over 90 days 110 157 128
% over 90 days 5.0% 8.0% 6.3%
Graph 3.2: General and Sundry Debtors — Aged Comparison
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Employee Costs
Table 4.1: Employee Costs by Division
Division YTD Actual YTD Budget | YTD Variance
$'000 $'000 $'000
City Development 6,671 6,902 232
Corporate Services 13,839 14,195 355
Infrastructure 8,420 8,594 175
Human services 25,958 26,279 321
Total Employee Costs 54,388 55,970 1,082
Graph 4.1: Employee Costs — Actual to Budget Comparison
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Graph 4.2: Employee Costs — Workers Compensation Claims 10-year trend

Number of Claims

Number of Claims

50

45

4()

35

30

25

20

15

10

ul

O "y ] tn ] o A N
i K ’1,6\’ g ,,0'0 ,15)"’ S oY R o ¥ Flgi"q
\Y A @3‘ S o &‘ R I ol W)
& 5 D A 5 A A » A A» D
Financial Year
*¥YID Figure
Graph 4.3: Employee Costs — Workers Compensation Claims 2018/19 FY
Quarter 1 Quarter2 CQuarter 3 CQuarter 4
Quarters
Quarterly Performance Report for the quarter ended 31 March 2019
HP Records Manager — Record Number: 19/70382 (19/89169 PDF) Page 58

Page 326



Whitehorse City Council

Ordinary Council Meeting 27 May 2019
9.3.2 - ATTACHMENT 1. Quarterly Performance Report - Q3 January - March 2019
Graph 4.4: Employee Costs — Total Days Lost 10-year trend
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Section 7 - Audit Advisory Committee Minutes

This section contains the Audit Advisory Committee Minutes for the third quarter of the financial year —
1 January — 31 March 2019.

1 OPENING OF THE MEETING
The meeting commenced at 10.35 am in Meeting Room 9.
2 PRESENT

Mr Michael Said
Ms Lisa Woolmer
Cr Denise Massoud
Cr Ben Stennett

IN ATTENDANCE

Ms Noelene Duff — Chief Executive Officer

Mr Peter Smith — General Manager Corporate Services

Mr Stuart Cann — Head Finance & Corporate Performance

Mr Tony De Fazio — Executive Manager Governance & Customer Service (ltem 8 only)
Ms Jenny Russell — Team Leader Governance (ltem 8 only)

Mr David Kerwin — Workplace Risk Health & Safety Coordinator (Item 12.1 only)

Ms Melinda Federico — Risk Management Consultant (Item 12.1 only)

Mr Andrew Zavitsanos — Crowe Horwath

3 APOLOGIES - Nil
Ms Pauline Bennett — Manager Organisation Development
4 CONFIRMATION OF MINUTES — 17 September 2018
Committee Resolution
That the Minutes of the Meeting of 17 September 2018 be confirmed
Moved Cr Massoud, Seconded Ms Woolmer CARRIED

5 MATTERS ARISING FROM PREVIOUS MEETING — Nil
6 AUDIT COMMITTEE PLAN

Requested that the minutes of the quarterly Major Projects Councillor Reference Group be included
in the AAC agenda papers as an attachment.

Mr Smith outlined the proposal for review of corporate policies over the next two years. A list of
potential policies for AAC review to be put forward at the March AAC meeting.

7 DISCLOSURE OF ANY CONFLICTS OF INTEREST - Nil
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8 CEO DECLARATION OF LEGAL COMPLIANCE

The CEO declared that she was not aware of any breach of legislative compliance.

Legislative Non-Compliance Correspondence Management
Ms Duff provided the Committee with an update of policy completed for management of Councillor
correspondence. Further update to be provided at the March AAC meeting.

9 INTERNAL AUDIT
9.1 Status Report

IA Progress Report November
Mr Zavitsanos presented the Progress Report.

Committee Resolution

That the Committee note the report.
Moved Ms Woolmer, Seconded Cr Massoud CARRIED

Reports & Publications Quarterly Update
Mr Zavitsanos presented the quarterly update and highlighted key items of interest.

Committee Resolution
That the Committee note the report.
Moved Ms Woolmer, Seconded Cr Massoud CARRIED

9.2 Audit Reports

Credit Cards Review

Mr Zavitsanos presented the internal audit report. There were no high risk issues noted. Management
to consider updating corporate policy to ensure purpose of credit card explicitly states excluded items
and considers consequences for misuse.

Committee Resolution
That the Committee note the report.
Moved Cr Stennett, Seconded Ms Woolmer CARRIED

9.3 Audit Scopes

Asset Management (Infrastructure) MAP
Mr Zavitsanos presented the scope document. Crowe Horwath to make reference to any VAGO
report on this topic.

Committee Resolution
That the Committee endorse the MAP.
Moved Cr Massoud, Seconded Cr Stennett CARRIED

Privacy & Data Protection Act Management MAP

Mr Zavitsanos presented the scope document. Management to review scope with Crowe Horwath
and make any recommendations should further resting be required upon completion of review
involving privacy cloud-based solutions.

Committee Resolution
That the Committee endorse the MAP.
Moved Cr Massoud, Seconded Cr Stennett CARRIED

9.4 Other (including matters scheduled from Audit Committee Plan) — Nil
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10 EXTERNAL AUDIT

10.1 Reports = Nil

10.2 Other (including matters scheduled from Audit Committee Plan) — Nil
11 STATUS/FOLLOW UP OUTSTANDING

111 Audit Report Items

Progress on Internal Audit Report Recommendations
The progress report on outstanding Internal Audit Report actions for the period was presented.

The Committee noted that the completed items be remowved from outstanding items subject to Crowe
Horwath recommendation. AAC accepts recommendation for removal of items noted as complete.
AAC and Management recommended four items for Crowe Horwath to schedule follow-up review.

Committee Resolution
That the Committee endorse the progress report recommendations.
Moved Cr Stennett, Seconded Ms Woolmer CARRIED

11.2  Audit Committee Matters

Self-Assessment AAC Performance 2017-18
The consolidated assessment results were noted. Management to develop a draft IA charter for
consideration at the May AAC meeting.

Committee Resolution
That the Committee note the report.
Moved Cr Massoud, Seconded Cr Stennett CARRIED

12 OFFICERS REPORTS
12.1 Risk Management
November Bi-Annual Report
Mr Kerwin spoke to the progress report on risk management activities within Council including an
update on the risk management action plan, emerging risks and business continuity activities.
Committee Resolution
That the Committee note the comprehensive progress report.
Moved Ms Woolmer, Seconded Cr Massoud CARRIED

12.2  Financial & Performance Reports

September Quarterly Performance Report
Mr Cann spoke to the circulated report.

Committee Resolution
That the Committee note the performance report.
Moved Cr Stennett, Seconded Ms Woolmer CARRIED

12.3  Fraud Control & Special Investigations — Nil

12.4  Other (including matters scheduled from Audit Committee Plan)

External Vulnerability Testing Update

Mr Smith provided an update to the circulated report — the re-testing results for the low risk items

have now been remediated so all items are now resolved. Vulnerability testing to be included in the
AAC plan for future reporting.
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Committee Resolution

That the Committee note the update report.

Moved Cr Stennett, Seconded Ms Woolmer
13 CORRESPONDENCE

131  VAGO

Delivering Local Government Services
The recently released summary report was noted.

13.2 DELWP - Nil

13.3 MAV —Nil

14 OTHER BUSINESS - Nil
15 CONFIRMATION OF DATE OF NEXT MEETING

Audit Advisory Committee Meeting Schedule 2019
The schedule of meeting dates for 2019 was circulated.

Committee Resolution
That the Committee note the schedule of meetings for 2019.
Moved Cr Massoud, Seconded Cr Stennett

16 CLOSURE OF MEETING

The meeting closed at 11.55 am.

Quarterly Performance Report for the quarter ended 31 March 2019
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ATTACHMENT 1

S6. Instrument of Delegation — Members of Staff

Whitehorse City Council

Instrument of Delegation
to

Members of Council Staff

Under the Planning and Environment Act 1987
and Regulations
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Instrument of Delegation

In exercise of the power conferred by section 98(1) of the Local Government Act 1989 and
the other legislation referred to in the attached Schedule, the Council:

1. delegates each duty and/or function and/or power described in column 1 of the
Schedule (and summarised in column 2 of the Schedule) to the member of Council
staff holding, acting in or performing the duties of the office or position described
opposite each such duty and/or function and/or power in column 3 of the Schedule;

2. records that a reference in the Schedule to:

Abbreviation means Position Title

AMSTP Assistant Manager Statutory Planning

CEO Chief Executive Officer

CSTRP Coordinator Strategic Planning

DP Development Planner

GMCD General Manager City Development

GMI General Manager Infrastructure

MP&B Manager Planning and Building

P&BAO Planning and Building Administration Officer

PEO Planning Enforcement Officer

POs Planning Officers which includes TLSTP, PP,
DP, UP and SPO

PP Principal Planner

STRP Strategic Planner

SPO Subdivision Planning Officer

SSTRP Senior Strategic Planner

TLSTP Team Leader Statutory Planning

TLSTPE Team Leader Statutory Planning Enforcement

up Urban Planner

Whitehorse City Council — Delegation from Council to Staff — under Planning & Environment Act 1987 and Regulations
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3.1

3.2

33

S6 - Instrument of Delegation by Council to Members of Council Staff -

Planning

declares that:

this Instrument of Delegation is authorised by a resolution of Council passed on
May 2019; and

the delegation:

3.21

3.22

3.23

3.24

comes into force immediately the common seal of Council is affixed to this
Instrument of Delegation;

remains in force until varied or revoked;

is subject to any conditions and limitations set out in sub-paragraph 3.3,
and the Schedule; and

must be exercised in accordance with any guidelines or policies which
Council from time to time adopts; and

the delegate must not determine the issue, take the action or do the act or thing:

3.31

3.3.2

3.33

3.34

if the issue, action, act or thing is an issue, action or thing which Council
has previously designated as an issue, action, act or thing which must be
the subject of a Resolution of Council; or

if the determining of the issue, taking of the action or doing of the act or
thing would or would be likely to involve a decision which is inconsistent
with a

(a) policy; or
(b) strategy

adopted by Council; or

if the determining of the issue, the taking of the action or the doing of the
act or thing cannot be the subject of a lawful delegation, whether on
account of section 98(1)(a) - (f) (inclusive) of the Act or otherwise; or

the determining of the issue, the taking of the action or the doing of the act
or thing is already the subject of an exclusive delegation to another
member of Council staff.

THE COMMON SEAL OF THE )
WHITEHORSE CITY COUNCIL )
was hereunto affixed this day )
of May 2019 in the presence of: )

.......................................................... Councillor

wereennn.. Chief Executive Officer
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SCHEDULE
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Various Acts

ATTACHMENT 2

S6. Instrument of Delegation — Members of Staff

Whitehorse City Council

Instrument of Delegation
to

Members of Council Staff

Under various Acts and Regulations
(Excludes Planning and Environment Act 1987
and Regulations which is covered by a separate
Instrument of Delegation from Council to staff)

Whitehorse City Council — Delegation from Council to Staff — under Various Acts and Regulations (not Planning related)
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Instrument of Delegation

In exercise of the power conferred by section 98(1) of the Local Government Act 1989 and
the other legislation referred to in the attached Schedule, the Council:

1. delegates each duty and/or function and/or power described in column 1 of the

Schedule (and summarised in column 2 of the Schedule) to the member of Council
staff holding, acting in or performing the duties of the office or position described
opposite each such duty and/or function and/or power in column 3 of the Schedule;

2. records that a reference in the Schedule to:

Abbreviation

means

Position Title

cc

Coordinator Compliance

CEA

Coordinator Engineering Assets

CLC

Community Laws Coordinator

CLO

Community Laws Officer

CPs

Coordinator Parking Services

CWi

Civil Works Inspector

EHO

Environmental Health Officer appointed pursuant
to the Public Health and Wellbeing Act 2008

EMG&CS

EWC

Executive Manager Governance and Customer
Service

Engineering Works Coordinator

GISC

GIS Coordinator

GMCD

General Manager City Development

GMCS

General Manager Corporate Services

GMHS

General Manager Human Services

GMI

General Manager Infrastructure

HF&CP

Head of Finance and Corporate Performance

MC

Manager Compliance

MCW

ME&ES

Manager City Works

Manager Engineering and Environmental
Services

Whitehorse City Counci — Delegation from Council to Staff — under Various Acts and Regulations (not Planning related)
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Abbreviation means Position Title
MH&CS Manager Home and Community Services
MH&FS Manager Health and Family Services
MOD Manager Organisation Development
PSO Parking Services Officer
SPSO Senior Parking Services Officer
TLEH Team Leader Environmental Health
TLG Team Leader Governance
3 declares that:
31 this Instrument of Delegation is authorised by a resolution of Council passed on

May 2019; and

32 the delegation:

3.21

322
323

3.24

comes into force immediately the common seal of Council is affixed to this
Instrument of Delegation;

remains in force until varied or revoked;

is subject to any conditions and limitations set out in sub-paragraph 3.3,
and the Schedule; and

must be exercised in accordance with any guidelines or policies which
Council from time to time adopts; and

33 the delegate must not determine the issue, take the action or do the act or thing:

3.31

332

3.33

3.34

if the issue, action, act or thing is an issue, action or thing which Council
has previously designated as an issue, action, act or thing which must be
the subject of a Resolution of Council; or

if the determining of the issue, taking of the action or doing of the act or
thing would or would be likely to involve a decision which is inconsistent
with a

(a) policy; or
(b) strategy
adopted by Council; or

if the determining of the issue, the taking of the action or the doing of the
act or thing cannot be the subject of a lawful delegation, whether on
account of section 98(1)(a) - (f) (inclusive) of the Act or otherwise; or

the determining of the issue, the taking of the action or the doing of the act
or thing is already the subject of an exclusive delegation to another
member of Council staff.

Whitehorse City Counci — Delegation from Council to Staff — under Various Acts and Regulations (not Planning related)
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THE COMMON SEAL OF THE
WHITEHORSE CITY COUNCIL
was hereunto affixed this  day of
May 2019 in the presence of:

[ -

.......................................................... Councillor

..................................................................... Chief Executive Officer

Whitehorse City Council — Delegation from Council to Staff — under Various Acts and Regulations (not Planning related)
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SCHEDULE
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