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Analysis



- Site Boundary

- Street Setback 3.5m - 5m - Side Setbacks

- Street Setback 2.5 - 3.5m - Street Setback 5m - 7m

4 10    12 14    16 20 22 24 26 30 32 34 36 38 40 42-44 46 48 50 52

413635333127292523211917A17151311975

20 - 22
  
• Frontage: 3.2m
• Side: 1.3m

28 - 30
  
• Frontage: 2.7m
• Side: 1.3m

36
  
• Frontage: 3m
• Side: 2.9m

37
  
• Frontage: 6m
• Side: 3m

17A
  
• Frontage: 2.6m

42 - 44
  
• Frontage: 5.2m
• Side: 5.2m
• Side: 4.2m

48 - 50
  
• Frontage: 2.5m
• Side: 1.5m
• Side: 1m

31
  
• Frontage: 3m
• Side: 2.7m
• Side: 2.2m

25
  
• Frontage: 6m
• Side: 1.6m
• Side: 1.9m

19
  
• Frontage: 6.0m
• Side: 3.1m
• Side: 4m

15
  
• Frontage: 3.6m
• Side: 6.7m
• Side: 4.5m

7 - 9
  
• Frontage: 4.4m
• Side: 2.4m
• Side: 3.6m
• Side: 1.5m

54 - 56
  
• Frontage: 2.5m
• Side: 1.4m

24
  
• Frontage: 2.6m
• Side: 1.7m

32 - 34
  
• Frontage: 2.8m
• Side: 1.5m

26
  
• Frontage: 2.5m
• Side: 2.5m

38 - 40
  
• Frontage: 3.1m
• Side: 3m

33 - 35
  
• Frontage: 4.1m
• Side: 2.6m

17
  
• Frontage: 2.5m

5
  
• Frontage: 5.6m
• Side: 2.6m

46
  
• Frontage: 2.7m
• Side: 3.5m
• Side: 1.6m

39 - 41
  
• Frontage: 6.8m
• Side: 5m

27 - 29
  
• Frontage: 3m
• Side: 3.4m
• Side: 1.7m

21 - 23
  
• Frontage: 3.2m
• Side: 2.3m
• Side: 2m

11 - 13
  
• Frontage: 6.2m
• Side: 1m
• Side: 0.7m

52
  
• Frontage: 3.2m
• Side: 2.4m
• Side: 1m

43 - 47
  
• Frontage: 4.2m
• Side: 2.75m

G
O

O
D

W
O

O
D

 S
T

C
A

R
LT

O
N

 S
TR

EE
T

10 - 12
  
• Frontage: 4.7m
• Side: 2.8m

14 - 16
  
• Frontage: 4.5m
• Side: 2.6m

4
  
• Frontage: 6.5m
• Side: ---m
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01 Analysis
01 Street Setbacks



- Site Boundary

- 2 Stories - 4 Stories

- 1 Storey - 3 Stories

4 10    12 14    16 20 22 24 26 30 32 34 36 38 40 42-44 46 48 50 52

413635333127292523211917A17151311975

20 - 22
  
• Surveyed 

Ridge height: 
6.5m

28 - 30
  
• Estimated 

Ridge height: 
7.5m

10 - 12
  
• Surveyed 

Ridge height: 
10.7m

14 - 16
  
• Surveyed 

Ridge height: 
6.0m

4
  
• Surveyed 

Ridge height: 
7.2m

36
  
• Estimated 

Ridge height: 
9.5m

37
  
• Estimated 

Ridge height: 
9.5m

17A
  
• Surveyed 

Ridge height: 
7.5m

42 - 44
  
• Estimated 

Ridge height: 
12.0m

48 - 50
  
• Estimated 

Ridge height: 
7.5m

31
  
• Estimated 

Ridge height: 
12.5m

25
  
• Estimated 

Ridge height: 
6.5m

19
  
• Surveyed 

Ridge height: 
10.9m

15
  
• Surveyed 

Ridge height: 
12.6m

7 - 9
  
• Surveyed 

Ridge height: 
12.3m

54 - 56
  
• Estimated 

Ridge height: 
6.5m

24
  
• Estimated 

Ridge height: 
6.5m

32 - 34
  
• Estimated 

Ridge height: 
7.9m

26
  
• Estimated 

Ridge height: 
6.5m

38 - 40
  
• Estimated 

Ridge height: 
7.0m

33 - 35
  
• Estimated 

Ridge height: 
6.5m

17
  
• Surveyed 

Ridge height: 
7.5m

5
  
• Surveyed 

Ridge height: 
9.9m

46
  
• Estimated 

Ridge height: 
12.0m

39 - 41
  
• Estimated 

Ridge height: 
12.5m

27 - 29
  
• Estimated 

Ridge height: 
12.5m

21 - 23
  
• Estimated 

Ridge height: 
7.0m

11 - 13
  
• Surveyed 

Ridge height: 
7.4m

52
  
• Estimated 

Ridge height: 
7.5m
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02 Building Heights



- Landscaped Area

- Site Boundary
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01 Analysis
03 Landscaped Area - Front Yards



- Character Type 2

- Character Type 1 - Character Type 3

Lot - 4

Lot - 38-40

Lot - 10-12

Lot - 42-44

Lot - 14-16

Lot - 46

Lot - 20

Lot - 48-50

Lot - 22

Lot - 52

Lot - 24 Lot - 26 Lot - 30 Lot - 32-34 Lot - 36

- Site Boundary

Character Type 1
- Single storey federation and 
Victorian period character cottages
- Hipped and Pitched roofs
- Gable vents
- Bay windows
- Timber decorated Gables
- Fretted timber brackets
- Terracotta hip tiles
- Face brick chimney stacks
- Decorative timber columns
- Entry porch

Character Type 3
- 2  or more storey residential 
apartment block
- Face brick or rendered 
brick construction
- Pitched, hipped and fl at roof styles
- Some with street facing balconies
- 1960’s to current architectural style

Character Type 2
- Two storey semi-detached 
Victorian  Filigree terrace houses

DONCASTER AVE DONCASTER AVE

4 10    12 14    16 20 22 24 26 30 32 34 36 38 40 42-44 46 48 50 52
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04 Architectural Style & Materials (Eastern Side of Doncaster Ave)



Lot - 41

Lot - 15

Lot - 37

Lot - 13-11

Lot - 35-33

Lot - 9

Lot - 31

Lot - 7

Lot - 27-29

Lot - 5

Lot - 25 Lot - 23-21 Lot - 19 Lot - 17A Lot - 17

- Site Boundary- Character Type 2

- Character Type 1 - Character Type 3

DONCASTER AVEDONCASTER AVE
WEST

Character Type 1
- Single storey federation and 
Victorian period character cottages
- Hipped and Pitched roofs
- Gable vents
- Bay windows
- Timber decorated Gables
- Fretted timber brackets
- Terracotta hip tiles
- Face brick chimney stacks
- Decorative timber columns
- Entry porch

Character Type 3
- 2  or more storey residential 
apartment block
- Face brick or rendered 
brick construction
- Pitched, hipped and fl at roof styles
- Some with street facing balconies
- 1960’s to current architectural style

Character Type 2
- Two storey semi-detached 
Victorian  Filigree terrace houses

41 36 35 33 31 27 29 25 23 21 19 17A 17 15 13 11 9 7 5
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01 Analysis
04 Architectural Style & Materials (Western Side of Doncaster Ave)
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02 Exterior
01 Design Principles 

The following design 
principles have guided 
the design of the 
proposed development.

Conservation and adaptive reuse of the heritage listed terraces 
on the site for the purposes of student accommodation, with 
minimal impact to significant heritage fabric of the items.

 — The majority of the existing heritage form that is presented to the streetscape is 
to be retained and improved.

 — The residential use of the original internal layout is consistent  and the internal 
room division respected and maintained.

 — Existing materials and details are to be made good to the original quality in 
accordance with the Heritage Architects recommendations. 

 — The unsympathetic 1980s rear addition is proposed to be removed and a minor 
addition not visible from the street is to added.

Provide building massing addressing the street 
consistent with the scale of attached terraces and 
the historic subdivision of the locality. 

 — The analysis of the residential street scape, showed a varied collection of 
subdivision and development patterns from different eras with varying lot widths, 
street setbacks, heights and multiple discernible architectural characters. 

 — The proposal includes varying landscaped street setbacks together with a 
collection of pavilions breaking the horizontal mass, with contrasting but 
contextual architectural detail characters and alternating parapet heights.

Dominant facade to the heritage listed terraces 
and adjacent dwellings to the south. 

 — The articulated form and massing of the pavilions directly adjacent to the 
heritage-listed terraces at 10-12 Doncaster Avenue, makes reference to the 
heritage item and the rhythm of the Doncaster streetscape 

 — The upper storey of the pavilions located directly adjacent to the heritage-listed 
terraces at 10-12 Doncaster Avenue, will give the impression of rooms in the roof 
due to the materiality, providing a gradual transition to the existing one and two 
storey scale of the heritage item located at 10- 12 Doncaster Avenue and the 
adjacent cottages located to the south.

Ensure a curtilage is provided around the heritage listed terraces 
to ensure they remain a significant element in the streetscape. 

 — The physical separation averaging 5 meters of the heritage-listed terraces at 
10-12 Doncaster Avenue from the new building will ensure that the heritage 
item is retained within an appropriate visual heritage curtilage. 

Provide primary and secondary vertical articulation 
and vertical proportions as a way to interpret the 
historic character of dwellings in the locality.

 — A vertical rhythm of projecting engaged brick pilasters of varying thickness 
create an order that interprets the character of the adjacent character. 

Positioning the driveway to minimise impacts to the heritage 
listed terraces and dwellings to the south. 

 — The driveway is offset more than a lot width from the brick cottage of 20 
Doncaster Rd to the  south and approximately 3 existing lot widths from the 
retained heritage listed terraces .

Position communal living and open spaces away from 
neighbouring dwellings. 

 — Two major ground floor communal spaces intended for group gatherings are 
provided near key vertical circulation points that are also directly adjacent to 
protected outdoor landscaped communal spaces.

 — On all uppers levels a variety of small and mid-size spaces have been 
distributed to provide equal access to semi private shared spaces for smaller 
groups or individuals with good solar access and views to the streetscapes 
and landscaped areas.

Minimise the number of south facing rooms and maximise natural 
light to rooms and open space.

 — The distribution of bedrooms and living spaces have allowed a minimal 
amount of south facing aspects.

 — Living spaces to the cluster units have been positioned on the corners to allow 
west and easterly aspects with minimal singe aspect studios representing less 
than 10% of the total bedrooms.



599 SWANSTON STREET, CARLTON 
STUDENT ACCOMMODATION

599 SWANSTON STREET, CARLTON 
STUDENT ACCOMMODATION

JOHNSTONE STREET, SUBURB 
APARTMENT

PROJECT 100, TRINITY COLLEGE 
STUDENT ACCOMMODATION

599 SWANSTON STREET, CARLTON 
STUDENT ACCOMMODATION

HOLMESGLEN TAFE, GLEN WAVERLY 
STUDENT ACCOMMODATION

17 - 21 HARCOURT PARADE, CREMORNE 
OFFICE

578 - 580 RIVERSDALE ROAD, CAMBERWELL 
APARTMENT
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GROUND
AHD 29.710

LEVEL 1
AHD 32.810

LEVEL 2
AHD 35.910

ROOF
AHD 39.010

GROUND
AHD 29.710

LEVEL 1
AHD 32.810

LEVEL 2
AHD 35.910

ROOF
AHD 39.010

1. Distinct series of pavilions reminiscent of the original subdivision

2. Stepping down of dominant facade in acknowledgment of heritage dwellings
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GROUND
AHD 29.710

LEVEL 1
AHD 32.810

LEVEL 2
AHD 35.910

ROOF
AHD 39.010

4. Fine horizontal articulation resonating heritage dwelling

GROUND
AHD 29.710

LEVEL 1
AHD 32.810

LEVEL 2
AHD 35.910

ROOF
AHD 39.010

3. Primary & secondary vertical articulation interpretation of heritage language
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Powder coated aluminium windows 
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Grey tint double 
glass with matt 
Dulux Monument 
powdercoat 
frames & louvers

Double brick fi n, refer 
to plan for location

Grey tint double 
glass with matt 
Dulux Monument 
powdercoat 
frames & louvers

Powder coated folded 
aluminium window 
shroud & frame, 
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Dulux Monument

Powder coated folded 
aluminium window 
shroud & frame, 
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Dulux Monument

Exposed control joint

Typical horizontal 
fl ashing integrated to 
standing seam metal 
cladding, matt fi nish 
with Dulux Monument Typical horizontal 

fl ashing integrated to 
standing seam metal 
cladding, matt fi nish 
with Dulux Monument

Austral bricks, 
La Paloma 
Castellana

Austral bricks, La 
Paloma Castellana

Dulux Monument 
matt fi nish louvers

Clear vision 
glass to all 
communal areas

Single brick fi n, 
refer to plan 
for location

Brick fi ns

Brick wall on 
steel stud wall

Brick wall on 
stell stud wall

Brick wall on 
steel stud wall

Brick wall on 
stell stud wall

INT.

INT.

INT.

INT.

EXT.

EXT.

EXT.

EXT.

Single brick, La 
Paloma cornice

Single brick fi n, 
refer to plan 
for location

Austral bricks, La 
Paloma Miro

Powder coated 
folded aluminium

Flat metal 
spandrel panel, 
powder coat 
fi nish with matt 
Dulux monument

Double brick fi n, refer 
to plan for location

Brick & Steel Cladding Overhang 
with Brick Fin Columns

Brick Cladding with Angled 
Privacy Window Module 

Brick & Steel Cladding with 
Single & Double Brick Fins
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BUILDING A HOME BUILDING A COMMUNITY
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The Hub and Reception Lobby

The Backyard

Privacy Landscape

Circulation

Meeting/Study Areas

The Family Room

Circulation

Connection
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Circulation
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1.

2.

3.

1. Light and shade 
2. Rhythm 
3. Texture
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1. Feature lighting to focal points
2.  Brick wall/fl oor lining to echo exterior treatment 
3. Upholstery - textiles to add softness and textural 
contrast with hard fi nishes

2.1.

3.

4. 5.

6.

7.

8.

9.

10.

11.

12.

13.

6. Perforated metal balustrade
7. Tiled fl ooring 
8. Steel trim to stairs and joinery
9. Tiled walls to selected feature areas

4.  Perforated timber ceiling to selected feature 
areas

5.  Greenery and internal planting linking indoor 
and outdoor spaces

10. Perforated timber panels for warmth  
11. Splashback - tiles 
12. Upholstery - leather 
13. Feature carpet
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1 : 50A06.20
COMMON AREA - LOUNGE / STUDY - PLAN1

Loose Furniture 
• Armchair
• Coff ee table 

Carpet 
• Carpet to admin offi  ce

Joinery
• Built in banquette with fully 

upholstered seat and back.

Joinery
• Built in banquette with fully 

upholstered seat and back.

Joinery
• Reception counter and service 

desk

Joinery
• Built in banquette with fully 

upholstered seat and back.

Loose Furniture 
• Meeting table 
• Meeting chair 

Kitchenette
• Fridge
• Single Sink
• Convection Microwave 

Brick Floor
• Brick fl ooring to continue through 

communal and reception area

Joinery
• Built in workstation and 

storage for staff 

Joinery
• Mail area and parcel store

Loose Furniture 
• Lounge
• Coff ee table 
• Armchair

RAMP

OUTDOOR
CIRCULATION 

THE HUB 
LOUNGE/STUDY

RAMP

ADMIN 
OFFICE

THE HUB
RECEPTION/LOBBY

ST
EP

THE BACKYARD
OUTDOOR SEATING

Circulation

Loose Furniture
• Outdoor Table
• Outdoor Stools

Glazing
• Glazed lift up ‘Airport’ door

Outdoor Seating
• Tiered outdoor seating and 

integrated stairs. 

Outdoor Seating
• Bench seating 

Landscape 
• Planter to provide privacy 

buff er. 

Carpet 
• Carpet to The Hub Lounge

Feature timber wall ceiling
Timber wall and ceiling cladding 
to feature area. Timber ceiling to 
extend outdoors. 
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• Professional lounge feel – comfortable and business like.  
• Structured, understated and simple. 
• Natural, timeless materials (leather, timber, metal) 
• A place for study and quiet gatherings 
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05 The Hub and Reception Lobby - Look & Feel



Interior Concept Design:

1. Leather lounge suite 
2. Feature pendant lighting 
3. Perforated timber ceiling 
4. Brick wall lining to reception foyer 
5. Timber wall lining 
6. Brick fl ooring 
7. Slatted timber joinery 
8. Feature rug 
9. Leather upholstery fabric  
10. Tretford carpet to selected areas
11. Metal trim detailing 

12. Metal trim detailing 

1. 2.

3.

4.

7.

5.

6.

8. 9. 10. 11. 12.

Blue Sky
4-18 Doncaster Ave, Kensington

Design Report
19 December 2018

Project No.
2309

Hayball     30

03 Communal
05 The Hub and Reception Lobby - Material Palette



POOL TABLE

GAMING 
POD

TVTV

W/D 
STACK

W/D 
STACK

W/D 
STACK

W/D 
STACK

W/D 
STACK

W/D 
STACK

DDA 
DRYER

LAUNDRY BENCH & 
IRONING STATION

VENDING
MACHINE

VENDING
MACHINE

DDA WC
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COMMON AREAS - GROUND
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Loose Furniture 
• Armchair
• Coff ee table 

Resilient Floor
• Resilient fl oor 

to amenities 
area

Joinery
• Built in banquette with fully 

upholstered seat and back.

Loose Furniture 
• Dining table 
• Dining chair 

Joinery
• Underbench utility storage
• Laundry bench, sink and ironing 

station 

Gym Equipment 
• Supply TBC

Joinery
• Built in banquette with fully 

upholstered seat and back.

Kitchenette
• Fridge
• Single Sink
• 5 Burner cooktop 
• Convection Microwave 

Brick Floor
• Brick fl ooring to continue through 

communal kitchen and dining

THE BACKYARD
OUTDOOR SEATING

COMMUNAL LOUNGE

COMMUNAL KITCHEN
AND DINING

GYM LAUNDRY

Joinery
• Built in banquette with fully 

upholstered seat and back.

Circulation

Loose Furniture
• Outdoor Table
• Outdoor Chair

Landscape 
• Planter to 

provide privacy 
buff er. 

Loose Furniture
• Outdoor Table
• Outdoor Stools

BBQ

Glazing
• Glazed lift up 

‘Airport’ door

Outdoor Seating
• Bench seating 

Landscape 
• Planter to provide 

  privacy buff er. 

Glazing
• Glazed sliding doors

Glazing
• Glazed internal windows

Feature timber wall ceiling
Timber wall and ceiling cladding 
to feature area. Timber ceiling to 
extend outdoors. 
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- Relaxation and down time
- Playful and comfortable 
- Social interaction and internal gatherings 
- Sharing meals and cooking 
- Fresh air and outdoor eatery  

Blue Sky
4-18 Doncaster Ave, Kensington

Design Report
19 December 2018

Project No.
2309

Hayball     32

03 Communal
06 The Family Room - Look & Feel



Interior Concept Design:

1. Timber ceiling panel 
2. Feature rug
3. Perforated timber paneling 
4. Feature pendant lighting 
5. Textile - Upholstery
6. Coloured 2PAC to island bench
7. Greenery 
8. Custom upholstered banquette seating
9. Polished concrete fl oor
10. Metal trim detailing 
11. Tretford carpet 
12. Terrazzo slab to benchtop and splashback.

1.

2.

3.

4.

5. 6.

7. 8 9. 10. 11. 12.
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1. The Gym  - exercise and wellbeing 
2. The Family Room  - casual and relaxed, away from study and work 
3. The Laundry  - shared chores and communal activities, colourful and pleasant

1. 2. 3.
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• Extension to indoor spaces 
• Backyard activities
• Outdoor eatery and relaxation 
• Fresh air and well being
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MEETING 
ROOM

CORRIDORCORRIDOR

QUIET NOOK
CORRIDOR

CORRIDOR
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1 : 50TP05.03
STUDY LOUNGE L1 & L21

1 : 50TP05.03
MEETING ROOM GROUND FLOOR, L1 & L2 - PLAN2

1 : 50TP05.03
QUIET NOOK L1 & L2 - PLAN3

Loose Furniture 
• Armchair
• Coff ee table 

Vinyl Floor
• Timber look vinyl fl oor to communal 

study space. Vinyl fl ooring to extend 
to corridor.

Carpet
• Carpet tile to corridors

Joinery
• Built in banquette with fully 

upholstered seat and back.

Loose Furniture 
• Meeting table 
• Meeting chair 

Joinery
• Built in planter

STUDY
LOUNGE

CORRIDORCORRIDOR

Natural Light

Circulation
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• Quiet study and contemplation 
• Small groups and individuals 
• Light and views to outside. 
• Colourblock to corridors - paint fi nish  
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Vinyl Floor
- Timber look vinyl fl oor to communal 
study space. Vinyl fl ooring to extend to 
corridor.

Carpet
Carpet tile to corridors

Loose Furniture 
- Meeting table 
- Meeting chair 

Glazing 
Glazed partition wall to meeting 
room to allow for natural light to 
corridor. 

Natural Light

Feature Paint Colour
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Interior Concept Design:

1. Colour gradient to corridors - paint fi nish 
2. Colourblock to corridors - paint fi nish  
3. Perforated timber ceiling meeting / study areas
4. Brick wall lining to study areas
5. Metal trim
6. Carpet tile to corridors 
7. Detailed aluminum framing to glazing
8. Timber wall  panels to meeting room 
9. Custom banquette joinery 

10. Vinyl timber plank to ,meeting/study areas 

2.

6.

1.

4.

3.

5.

7. 8.

9.

10.
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• Simple, clean palette 
• Classic materials 

• Light and airy 
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1 : 50A06.20
STUDIO TYPE A - PLAN1

1 : 50A06.20
STUDIO TYPE A - RCP2

1 : 50A06.20
STUDIO TYPE C - PLAN3

1 : 50A06.20
STUDIO TYPE C - RCP4

1 : 50A06.20
DDA STUDIO TYPE A - PLAN9

1 : 50A06.20
DDA STUDIO TYPE A - RCP10

1 : 50TP05.03
STUDIO TYPE E - PLAN5

1 : 50A06.20
STUDIO TYPE E - RCP6

1 : 50TP05.03
DDA STUDIO TYPE B - PLAN7

1 : 50A06.20
DDA STUDIO TYPE B - RCP8

1 : 50A06.20
STUDIO TYPE B - PLAN11

1 : 50A06.20
STUDIO TYPE B - RCP12

1 : 50A06.20
STUDIO TYPE D - PLAN13

1 : 50A06.20
STUDIO TYPE D - RCP14

1 : 50TP05.03
STUDIO TYPE F - PLAN15

1 : 50A06.20
STUDIO TYPE F - RCP16

Room Design Principles:

•  A diversity of types from studio, twin, accessible and shared 
cluster models

• Direct access to light and fresh air from external operable 
windows

• High ceiling with localised bulkheads

• Robe storage

• Separate spaces to study and eat

•  Shared spaces in clusters to promote communal living

Wall Mounted TV
(supply TBC)

Built in Study Desk
• Pedestal storage below
• Open shelving above 
• Pinboard 

Operable Window

Desk Chair

Built in Wardrobe

Standard Bathroom 
Pod

Kitchenette
• Fridge
• Single Sink
• 2 Burner cooktop 
• Convection Microwave 

Double Bed

Eating Nook
• Built in table
• Low height stool

Timber look vinyl 
fl oor

Circulation
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