
Agenda
Scheduled Council Meeting
Tuesday 16 July 2024 at 6pm

You are advised that a Meeting of Council has been called by the Chief Executive Officer 
on Tuesday 16 July 2024 at 6pm for the transaction of the following business. 

This meeting will be held in the Great Hall at Civic Centre, 25 Ferres Boulevard, South 
Morang and will be livestreamed via Council’s website.   

C L loyd 
Chief  Execut ive Off icer

https://www.whittlesea.vic.gov.au/about-us/council/council-meetings/
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Administrators
Lydia Wilson Chair of Council
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On 19 June 2020 the Acting Minister for Local Government appointed the 
Panel of Administrators for the City of Whittlesea and appointed Lydia Wilson 
as Chair of the Panel. The Panel of Administrators comprises of Lydia Wilson, 
Peita Duncan and Christian Zahra who will undertake the duties of the Council 
of the City of Whittlesea until the CEO calls the first Council meeting after the 
October 2024 Local Government Elections.

Senior Officers
Craig Lloyd Chief Executive Officer

Emma Appleton Director Planning & Development

Agata Chmielewski Director Community Wellbeing

Sarah Renner Director Customer & Corporate Services

Debbie Wood Director Infrastructure & Environment

Janine Morgan Executive Manager Public Affairs

Jacinta Stevens Executive Manager Office of Council & CEO
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Note:

At the Chair of Council’s discretion, the meeting may be closed to the public in accordance 
with Section 66(2)(a) of the Local Government Act 2020.  The provision which is likely to be 
relied upon to enable closure is set out in each item. These reports are not available for 
public distribution.

Question Time:

Council will hold public question time for up to 30 minutes at each Scheduled Council 
Meeting to allow for public questions, petitions or joint letters from our community to be 
read out by the Chief Executive Officers delegate and responses will be provide by the Chief 
Executive Officer.

Questions are required to be submitted in writing no later than 12 noon on the day prior to 
a Scheduled Council Meeting.  

Priority will be given to questions or statements that relate to agenda items.  Any questions 
submitted after 12 noon the day prior will be held over to the following Council Meeting. 

The Public Question form can be downloaded from Council’s website. Refer: 
https://www.whittlesea.vic.gov.au/about-us/council/council-meetings/ 

Council is committed to ensuring that all residents and ratepayers of the municipality may 
contribute to Council’s democratic process and therefore, if you have special requirements, 
please telephone the Governance Team prior to any Council Meeting on (03) 9217 2170.

https://www.whittlesea.vic.gov.au/about-us/council/council-meetings/
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1 Opening
1.1 Meeting Opening and Introductions
The Chair of Council, Lydia Wilson will open the meeting and introduce the Administrators 
and Chief Executive Officer:

Administrator, Peita Duncan; and 
Chief Executive Officer, Craig Lloyd.
 
The Chief Executive Officer, Craig Lloyd will introduce members of the Executive Leadership 
Team:
 
Emma Appleton, Director Planning and Development;
Agata Chmielewski, Director Community Wellbeing;
Sarah Renner, Director Corporate and Customer Services;
Debbie Wood, Director Infrastructure and Environment;
Janine Morgan, Executive Manager Public Affairs; and
Jacinta Stevens, Executive Manager Office of Council and CEO.

1.2 Apologies
Administrator Christian Zahra AM

1.3 Acknowledgement of Traditional Owners Statement
The Chair of Council, Lydia Wilson will read the following statement:

“On behalf of Council, I recognise the rich Aboriginal heritage of this country and 
acknowledge the Wurundjeri Willum Clan and Taungurung People as the Traditional Owners 
of lands within the City of Whittlesea. 

I would also like to acknowledge Elders past, present and emerging.”

1.4 Diversity and Good Governance Statement
The Chair of Council, Lydia Wilson will read the following statement:

“At the City of Whittlesea we are proud of our diversity and the many cultures, faiths and 
beliefs that make up our community.  We strive to be an inclusive welcoming City that 
fosters active participation, wellbeing and connection to each other and this land.  We 
commit as a Council to making informed decisions to benefit the people of the City of 
Whittlesea now and into the future, to support our community’s vision of A Place For All.”

1.5 Acknowledgements
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2 Declarations of Conflict of Interest

3 Confirmation of Minutes of Previous Meeting/s

Recommendation

THAT the following Minutes of the preceding meeting as circulated, be confirmed:

Scheduled Meeting of Council held on 18 June 2024.
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4 Public Questions, Petitions and Joint Letters

4.1 Public Question Time

4.2 Petitions
No Petitions

4.3 Joint Letters
No Joint Letters
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5 Officers' Reports
5.1 Community Grant Guidelines Update

5.1 Community Grant Guidelines Update

Director/Executive Manager: Director Customer & Corporate Services

Report Author: Grants Coordinator

In Attendance: Acting Manager ePMO & Change
Grants Coordinator   

Executive Summary

This report is to obtain approval from Council to adopt changes to the Community Grant 
Guidelines for 2024 – 2025 following a period of community consultation.

The updated Guidelines have been re-drafted to meet community needs and feedback. They 
also ensure governance control measures are in place and aligned to Federal, State and local 
Government legislation and policies.

There was a total of 16 amendments to the Guidelines which included expanding the 
following service offerings to community and have included a ‘What can be funded’ section 
allowing:

• Venue hire, including Council venue hire; and
• Portable equipment purchases.

In addition, to ensure ongoing accountability and transparency, the proposed changes to 
the Guidelines explicitly exclude Council staff, Councillors and members of their household 
or immediate family from applying for grants. 

Officers’ Recommendation

THAT Council:
1. Resolve to adopt the updated Community Grant Guidelines at Attachment 1.
2. Note the appointment of an independent Community member to the Grant 

Management Steering Committee will be subject to the incoming Council’s 
consideration and future resolution.
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Background / Key Information

In June 2024, it was identified that the Guidelines would require an update coming into the 
new year to expand service offerings to community and to maintain the transparency in 
Council decisions when awarding grants.

The new grants framework went live in August 2023 and over the course of the year, the 
team have delivered at least 10 information sessions and 3 grant writing workshops.  At 
each of these interactions with community, unsolicited feedback is usually received on how 
the grants could be improved.

As a result of entering a new financial year, combined with community feedback, the 
proposed changes were drafted and went out for targeted community feedback from 11 
June to 25 June 2024.

The request to endorse the progression of an appointment of an independent Community 
member to the Grant Management Steering Committee is to ensure complete transparency 
in Council's decision-making through the grants process.

Alignment to Community Plan, Policies or Strategies

Alignment to Whittlesea 2040 and Community Plan 2021-2025:

Connected Communities  
We work to foster and inclusive, healthy, safe and welcoming community where all ways of 
life are celebrated and supported.

Liveable Neighbourhoods 
Our City is well-planned and beautiful, and our neighbourhoods and town centres are 
convenient and vibrant places to live, work and play.

Strong Local Economy  
Our City is a smart choice for innovation, business growth and industry as well as supporting 
local businesses to be successful, enabling opportunities for local work and education.

Sustainable Environment  
We prioritise our environment and take action to reduce waste, preserve local biodiversity, 
protect waterways and green space and address climate change.

High Performing Organisation  
We engage effectively with the community, to deliver efficient and effective services and 
initiatives, and to make decisions in the best interest of our community and deliver value to 
our community.
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Considerations of Local Government Act (2020) Principles

Financial Management
The cost is included in the current budget.

Community Consultation and Engagement
Targeted Consultation of the proposed changes were open from 11 June to 25 June 2024 
through the Council’s on-line Engage platform. 

In addition, an eNewsletter was sent through the Grant eNews subscription to 
approximately 672 subscribers, pointing them to the Engage Platform to view the changes 
and offer their opinions.  Council received feedback from three individuals requesting:

• an increase in the individual grants amount offered from $1,000 to $1,800-$3,500;
• translator services or bilingual City of Whittlesea staff to be available at the Grant 

Information sessions;
• clarification on regular activities for individual grants; and
• Review of “what won’t be funded” in relation to venue hire. 

We have contacted individuals, where they have requested someone from Council to 
contact them to discuss their feedback.

Other Principles for Consideration

Overarching Governance Principles and Supporting Principles
(e) Innovation and continuous improvement is to be pursued.
(i) The transparency of Council decisions, actions and information is to be ensured.

Public Transparency Principles
(a) Council decision making processes must be transparent except when the Council is 

dealing with information that is confidential by virtue of the Local Government Act or 
any other Act.

Council Policy Considerations

Environmental Sustainability Considerations
No implications.

Social, Cultural and Health
The proposed Guidelines include the following “all applications must align with relevant 
Federal and Victorian State Legislation and Council policies.  For example, Child Safety 
Standards, Fair Access Policy.
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Economic
No implications.

Legal, Resource and Strategic Risk Implications
No implications.

Implementation Strategy

Communication
The Community Grants team will be working with the Communications, Community 
Engagement team and Community Activation teams to publicise the changes and timelines 
proposed. 

Critical Dates
It is proposed that the grants will be taken off-line form date of endorsement 16 July 2024 
and will be made live again from 15 August 2024.  This will allow the Grants team to update 
all the forms with the proposed changes and run workshops and information sessions 
during this period.

Declaration of Conflict of Interest

Under Section 130 of the Local Government Act 2020 officers providing advice to Council are 
required to disclose any conflict of interest they have in a matter and explain the nature of 
the conflict.

The Responsible Officer reviewing this report, having made enquiries with relevant 
members of staff, reports that no disclosable interests have been raised in relation to this 
report.

Attachments

1. 2024-2025 Community Grant Guidelines [5.1.1 - 24 pages]
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Who is eligible 
to apply? 
The City of Whittlesea is offering grants to 

individuals, unincorporated groups, not-for-profit 

groups, incorporated groups, social enterprise and 

businesses that all meet the following mandatory 

eligibility requirements; 

• are located in the City of Whittlesea

or will deliver a project or event in the

City of Whittlesea

• have no outstanding debts to Council

• have acquitted all previous Council grants

• proposed projects or events align to Council

2040 vision.

• where a staff member is a volunteer of an

organisation applying for a grant, the staff member

declares a conflict of interest and is completely

removed from the grant assessment process.

There are specific requirements per grant type noted 

further below. The following table provides a summary 

of the eligible applicants for each grant type. 

Who is ineligible 
to apply? 
1. Council staff, Councillors, and members of their 

household or immediate family are ineligible to 

apply for all grants.

2. Businesses owned or operated by Council staff or 

Councillors.

3. Political Organisations

4. Groups and organisations applying with 

discriminatory views against a person or group's:

a) age

b) disability

c) race, including colour, national or ethnic origin 

or immigrant status

d) sex, pregnancy, marital or relationship status, 

family responsibilities or breast feeding

e) sexual orientation, gender identity or intersex 

status

f) religious beliefs. 

Grant type Eligible applicants 

Unincorporated groups 

Individual 

Small 

Medium 

Large 

Emergency grant 

Individuals Unincorporated Not-for- Incorporated Social Business 

0 

0 

0 

0 

0 

0 

groups profits groups enterprise 

0 0 0 0 

0 0 0 0 

0 0 0 0 

0 0 0 0 

0 0 0 0 

0 0 0 0 

0 

0 

0 

0 

0 

0 

City of Whittlesea Community Grants Guidelines 2023-2024 5 
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5.2 485 Cooper Street Epping Development Plan

5.2 485 Cooper Street Epping Development Plan

Director/Executive Manager: Director Planning & Development

Report Author: Coordinator Strategic Land Use Planning

In Attendance: Strategic Planner

Executive Summary

The purpose of this report is to discuss the assessment and exhibition outcomes of the 485 
Cooper Street Epping Development Plan (the Development Plan). The Development Plan 
affects a greenfield site that includes a section of Merri Creek that will form part of the 
marram baba Parklands. 

The proponent for the Development Plan is GPT Group, a property trust that proposes to 
develop the site for industrial purposes.

The assessment of the Development Plan has required consideration of flora and fauna, 
Aboriginal cultural heritage, geotechnical issues including land contamination, the interface 
to and incorporation of marram baba Parklands, stormwater management, and a landscape 
strategy for the site which includes tree retention and the incorporation of existing natural 
features. 

One of the significant challenges in assessing the Development Plan arose from the 
proponent’s intention to develop large floor-plate warehouses on a site that has significant 
conservation values, including patches of ecological communities protected by the 
Environment Protection and Biodiversity Conservation Act (EPBC Act). 

The non-statutory exhibition of the Development Plan in March-April 2024 resulted in 
submissions from both the Department of Environment Energy and Climate Action (DEECA) 
and Merri Creek Management Committee (MCMC) stating that the proposal has not 
adequately explored opportunities to avoid and minimise impacts to native vegetation and 
the habitat of threatened species.  The exhibited Development Plan demonstrated a 
significant impact to ecological communities, with both agencies recommending that 
retention of a patch of the critically endangered Natural Temperate Grassland of the 
Victorian Volcanic Plain in the south-eastern corner of the site (Patch A) as a congruous area 
with galada tamboore Grasslands would improve the response to avoidance.
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Following exhibition, extensive negotiation with the proponent resulted in changes to the 
Development Plan to achieve better alignment with the requirements of Clause 43.04 
Schedule 33 of the Development Plan Overlay (Cooper Street Southwest Employment Area) 
and Victoria’s regulations for the Removal and Lopping of Native Vegetation. 

These changes are reflected in the version of the Development Plan at Attachment 1, and 
achieve the following:
• additional native vegetation (Patch A - Natural Temperate Grassland of the Victorian 

Volcanic Plain) retained at the interface with galada tamboore Grasslands; 
• strengthened design guidance in relation to the interface with Merri Creek and the 

retention of native vegetation in the Merri Creek corridor (marram baba); 
• removal of development staging numbers from the Development Plan at Figure 5 of 

the Development Plan report; and
• key recommendations of the background documents summarised in the Development 

Plan report to assist future planning permit assessment.  

As such, the officer recommendation is that Council approve the 485 Cooper Street Epping 
Development Plan as detailed at Attachment 1.

Officers’ Recommendation

THAT Council:
1. Note the 485 Cooper Street Epping Development Plan as detailed in Attachment 1, 

and the exhibition outcomes detailed in this report. 
2. Approve the 485 Cooper Street Epping Development Plan as detailed in 

Attachment 1.
3. Notify the proponent and submitters of Council’s decision.
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Background / Key Information

Site Context
The subject land is 485 Cooper Street Epping, a 35.34-hectare land-locked site south of 
Cooper Street, west of the Hume Freeway, north of galada tamboore Grasslands, and 
incorporating Merri Creek along its western boundary. Refer to Attachment 2 for the Site 
Context Plans.

The subject site is the last of the lots within the Cooper Street Southwest Employment Area 
precinct to undergo Development Plan assessment.  Planning policy places the precinct 
within the Cooper Street Employment Area, which has an emphasis on the food industry, 
freight, logistics, office, research and development, high technology, manufacturing, and 
industrial uses.

Access to the site is currently available via an unsealed accessway which enters the site at 
the north-east corner and extends north along the edge of the Hume Freeway (via a 
carriageway easement) to Cooper Street. Ultimate access to the site will be via the 
extension of McKellar Way through the site to the north (481 Cooper Street) to connect to 
the subject land. The site to the north does not have a planning permit for development at 
time of writing. As such, development of the subject site is contingent upon the approval of 
a development plan under Clause 43.04, Schedule 33 of the Whittlesea Planning Scheme, 
the availability of public road access to the north (the construction of McKellar Way in 481 
Cooper Street), and an approved planning permit for use/development.

The site is currently vacant and has been used as a quarry in the past. There are two quarry 
voids in the northern section of the site that intermittently hold water. The site is proximate 
to Cooper Street Grassland Nature Conservation Reserve, galada tamboore Grasslands, and 
the ecological communities detected on the site include native grassland, and escarpment 
shrubland. Canopy vegetation on the site is limited, however, indigenous trees identified on 
the site include Lightwood and River Red Gums. Planted native vegetation includes River 
Red Gums and Sugar Gums.

Patches of grassland/shrubland vegetation were detected across the site as part of the 
Development Plan assessment, in 28 largely disjunct areas. Six of the patches were found to 
contain EPBC Act listed communities. The EPBC Act protects threatened species and 
ecological communities that are considered to be of national conservation significance. 
Refer to Attachment 3 for the map of identified native vegetation. 
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Planning Context
The site is zoned Industrial 1 (Clause 33.01 of the Whittlesea Planning Scheme) and is 
affected by the Development Plan Overlay (Clause 43.04 of the Whittlesea Planning 
Scheme), Schedule 33, which is the Cooper Street South-West Employment Area.

The creek line within the site is affected by the Land Subject to Inundation Overlay (Clause 
44.04 of the Whittlesea Planning Scheme), and a small section of the land in the north-west 
corner is zoned Urban Floodway Zone (Clause 37.03 of the Whittlesea Planning Scheme). A 
section of the land along the Merri Creek is within the Environmental Significance Overlay 
(Clause 42.01 of the Whittlesea Planning Scheme), Schedule 3 which is Merri Creek and 
Environs. The decision guidelines of the Environmental Significance Overlay Schedule 3 
(ESO3) require consideration of the views of Merri Creek Management Committee (MCMC) 
in applications to develop land affected by the overlay. As such, MCMC was notified of the 
Development Plan proposal.

The site is affected by overlays relating to amenity impacts from the Hume Freeway and the 
operations of Melbourne Airport. The Melbourne Airport Environs Overlay (Clause 45.08 of 
the Whittlesea Planning Scheme), Schedule 2 affects the southern half of the site, and the 
eastern edge of the site is subject to the Design and Development Overlay (Clause 43.02 of 
the Whittlesea Planning Scheme), Schedule 2 (Hume Freeway – Metropolitan Ring Road to 
North of Craigieburn). 

The property is also in an area of Aboriginal Cultural Heritage Sensitivity.

The Development Plan Overlay Schedule 33 (DPO33) lists Development Plan requirements, 
including:

• A Stormwater Management Plan and Drainage Strategy prepared to the satisfaction 
of Melbourne Water, which incorporates Water Sensitive Urban Design principles, 
and which provides for the protection of natural systems, integration of stormwater 
treatment into the landscape, protection of water quality, and reduction of run-off 
and peak flows.

• A Landscape Concept Plan, prepared in consultation with the Department of Energy, 
Environment, and Climate Action (DEECA), which incorporates any trees to be 
retained, street tree planting, details of the interface treatment with Merri Creek 
and galada tamboore Grasslands, and the incorporation of existing natural features 
of the site into street layout and landscape design responses, with consideration 
given to setback distances, fencing, access, species selection and fire management 
needs.
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DPO33 does not specify any referral requirements to agencies, however the technical 
submissions listed above mean that approval of the Stormwater Management Plan and 
Drainage Strategy from Melbourne Water and confirmation that the Landscape Concept 
Plan has been prepared in consultation with DEECA are required before a decision can be 
made on the Development Plan. 

Melbourne Water provided confirmation of its approval of the Stormwater Management 
Plan and Drainage Strategy on 4 September 2023. DEECA confirmed that requested changes 
had been made to the Landscape Strategy in written advice to Council officers on 18 April 
2024.

A more detailed planning context has been provided later in the report under the section 
Council Policy Considerations/Planning Ordinance.

The Development Plan proposal
The draft Development Plan has been prepared by ProUrban on behalf of the General 
Property Trust (GPT) in response to the provisions of DPO33. The Development Plan was 
submitted in draft form in October 2022, March 2023, July 2023, December 2023, and 
March 2024. It was the March 2024 version of the Development Plan that was placed on 
non-statutory exhibition (refer Attachment 4). Subsequently, two more versions of the 
Development Plan were submitted on 21 June 2024 and 24 June 2024.

The Development Plan provides a framework for the development of the site, setting aside 
land for industrial/employment purposes and for conservation, open space and drainage. 
Any future planning permit applications for use and development of the subject site must 
generally be in accordance with any approved development plan for the site.

Specifically, the draft Development Plan proposes: 
• Approximately 23 hectares of land set aside for industrial development and 

approximately nine hectares of land set aside for open space, stormwater retention 
and a conservation reserve along the Merri Creek. 

• The retention of native vegetation within a conservation area along the Merri Creek 
corridor and at the southern boundary interface with galada tamboore Grasslands. 

• The continuation of McKellar Way and extension of the three-metre-wide shared 
trail along the Merri Creek and the provision of land to be incorporated into the 
marram baba Regional Parklands along the Merri Creek.
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• Provision for the ultimate design and location of the road adjacent to the Merri 
Creek to be subject to design and interface treatment considerations at the planning 
permit stage, including conservation values associated with the Merri Creek corridor, 
avoidance of impacts on cultural heritage, the provision of a three metre shared trail, 
and to minimise the effect of the height, bulk and general appearance of any 
proposed buildings and works on the environmental values and visual character of 
the creek. 

• The interface treatment to the galada tamboore Grasslands is addressed by the 
provision of a landscape buffer zone and the requirement for shadow diagrams to 
accompany any future planning permit application.

• Attenuation of stormwater runoff managed in one consolidated retention area for 
the entire estate. The proposed stormwater management basin is located on the 
south-west of the site within the proposed conservation area. Each catchment on 
the site will discharge into gross pollutant traps prior to discharging into a sediment 
forebay prior to discharging into the bioretention basins. Stormwater is then 
discharged into the Merri Creek. Some on-site retention will also be provided 
through rainwater reuse tanks.

• The requirement for an Asbestos Management Plan at the planning permit stage, 
due to fill material on site that means asbestos may be present on site. The 
supporting documentation relating to contamination indicated that the site is not 
likely to be subject to contamination that would pose a significant risk to the 
environment or human health under the proposed industrial use. 

• Ground salvage for all known Aboriginal artefact scatters identified on the site in 
accordance with an approved Cultural Heritage Management Plan.

The Development Plan Assessment Process
Five iterations of the proposed Development Plan were submitted to Council over a period 
of almost eighteen months, between October 2022 and March 2024. 

During this period, requests for further information were provided by Council officers on 
matters that included but were not limited to:

Aboriginal Cultural Heritage: A Cultural Heritage Investigation is an application requirement 
of DPO33, with the layout of the Development Plan and the Landscape Concept Plan to be 
informed by findings from the archaeological survey and heritage assessment. The Cultural 
Heritage Investigation was submitted in February 2024.
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Arboricultural Assessment: Requests from Council officers were to retain additional trees 
noting a requirement of DPO33 is the incorporation of existing natural features (including 
remnant vegetation) into the street layout and design response. Advice included the request 
that vegetation not be identified for removal. The Development Plan identifies vegetation to 
be retained (noting removal of vegetation is assessed at the planning permit stage).

Flora and Fauna Assessment: Council officers advised that the avoid and minimise 
statement was inadequate and responded to the design without consideration of 
avoidance. Council officers also noted Patches A, L, P, T and U should be considered for 
retention. Early requests for further information noted there were potentially unmapped 
areas of vegetation on the site (it is not clear when the mapping was updated). Targeted 
surveys for EPBC Act protected species (that is, at the optimal time of year for the species to 
be present) were not included in the assessment until the December 2023 submission and 
were still subject to limitations. The advice from Council officers also noted that referral 
under the EPBC Act would be required for the proposed impacts to Grassy Eucalypt 
Woodland and Natural Temperate Grassland. Subsequent negotiations have resulted in a 
version of the Development Plan (refer Attachment 1) which shows the retention of 60% of 
Patch A in the southeastern corner of the site, within a conservation area contiguous with 
the southern boundary and galada tamboore Grasslands.

Flora and Fauna Assessment: Growling Grass Frog (GGF). The subject site is located between 
two previously identified metapopulations of GGF. Noting there are waterbodies on the site 
which have potential to provide habitat for GGF, officers requested that with the removal of 
these waterbodies an equivalent area of dedicated GGF habitat should be provided (in 
accordance with the GGF Habitat Design Standards (DELWP 2017)). The presence or absence 
of GGF has not been established due to limitations to the targeted surveys. The 
Development Plan includes the creation of GGF habitat within the Merri Creek corridor, and 
the application requirements in the Development Plan report for future Planning Permit 
Applications include the submission of a Translocation Plan for GGF and other species of 
significance.

Habitat Plan: This is an application requirement, with the request for further information 
stating that the Development Plan layout should be informed by the identification of key 
habitat features, including for GGF, such as foraging, breeding, dispersal and shelter within 
areas proposed to be developed. The Habitat Plan was submitted in the form of a 
Conservation Management Plan (December 2023). The Conservation Management Plan will 
require revision and is noted in the Development Plan report as a requirement prior to the 
certification of any stage of subdivision.
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The Conservation Management Plan will be required to reference any Cultural Heritage 
Management Plan developed for the site, incorporate open space in the marram baba 
Regional Parklands including the partial retention of Patch A, include any ongoing 
management requirements of the Translocation Plan, and to be secured on title via a 
Section 173 Agreement (Planning and Environment Act 1987).

Stormwater Management Plan and Drainage Strategy: The initial requests for further 
information expressed concern with the proposed co-location of stormwater retention 
basins and Growling Grass Frog habitat, lack of detail regarding the catchment areas within 
the site, and the stormwater treatment train. Following further negotiation on these points, 
Melbourne Water confirmed satisfaction with the Stormwater Management Plan and 
Drainage Strategy in September 2023.

Landscape Concept Plan: The Landscape Concept Plan was not prepared in consultation with 
DEECA prior to submission. This occurred during the Development Plan assessment period. 
Requests for further information identified inconsistency with the future marram baba 
Regional Parklands and that Australian natives were proposed for street tree and open 
space planting rather than locally indigenous species. A request for further information in 
April 2023 provided DEECA’s initial requirements for the Landscape Concept Plan. DEECA 
confirmed in April 2024, that its recommendations had been incorporated in the Landscape 
Strategy.

Potentially Contaminated Land: Requests for further information included the request for an 
unequivocal statement that either: the site is contaminated, or the site is not likely to be 
contaminated (in accordance with Planning Practice Note 30). This statement (Preliminary 
Site Investigation Cover Sheet) was provided in December 2023.

External agencies identified in DPO33: During the assessment, DEECA and Melbourne Water 
were referred the proposed Development Plan for comment. 

Apart from DEECA’s technical role in the preparation of the Landscape Concept Plan under 
DPO33, DEECA is a recommending referral agency for planning permit applications that 
trigger the detailed assessment pathway under Victoria’s regulations for the Removal and 
Lopping of Native Vegetation. If the scale of vegetation removal proposed in the 
development plan assessment is carried forward to a planning permit application, DEECA 
will be referred the application. 

DEECA officers provided extensive comments on the submission in correspondence dated 
March 2023 and November 2023, in addition to the correspondence in response to non-
statutory exhibition in April 2024. 
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Native Vegetation (Avoid and Minimise): The proponent’s intention to develop large floor-
plate warehouses on a site that has significant conservation values, has hampered efforts to 
negotiate a more nuanced development approach to retain vegetation patches on the site.

The intent in the proposed Development Plan to rehabilitate and revegetate the Merri Creek 
corridor is noted, including the creation of GGF habitat within the corridor. 

Retention of Patch A/AB
As the end of the first year of assessment of the proposed Development Plan approached, 
Council officers were under considerable pressure from the proponent to place the 
Development Plan on non-statutory exhibition. In November 2023, DEECA provided a 
response to an August 2023 submission from the proponent, stating DEECA was “generally 
satisfied that the previous recommendations have been incorporated into the amended 
Plan”. In contrast to this, DEECA recommendations in the March 2023 correspondence had 
included that “additional opportunities to avoid and minimise native vegetation removal 
could be considered” and requested that the applicant retain, protect, and incorporate 
areas of native vegetation of significant biodiversity value within conservation and open 
space, and seek opportunities to retain native vegetation within industrial lots.

A number of development schemes had been circulated by the proponent to Council and 
agencies including DEECA, purporting to achieve the “avoid and minimise” principle. 
Council’s environmental planning team remained of the view that the patch of intact 
vegetation in the south-east of the site (Patch A/AB) should be retained due to its 
conservation value, and location adjacent to galada tamboore grasslands. This had been the 
consistent position of Council officers with respect to the Development Plan layout.

Having received the DEECA advice of November 2023, strategic planning officers assessing 
the Development Plan understood the advice to indicate that the State government 
environmental agency approved the Development Plan proposal, which continued to locate 
conservation areas in the Merri Creek corridor and nominate the remainder of the site as 
“developable”. In response to this, strategic planning officers provided advice to the 
proponent via email on 30 November 2023 that the Strategic Planning department no 
longer required the retention of Patch A provided the strategies to enhance biodiversity in 
other sections of the site are implemented. In the emailed advice, the position to exhibit the 
Development Plan without the retention of Patch A was clearly identified as that of the 
Strategic Planning department. The position was taken to progress the Development Plan to 
non-statutory exhibition through this impasse, noting the proponent’s unwillingness to 
change their aspirations for development of the site.
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Non-statutory Exhibition
Although there is no statutory requirement to advertise the Development Plan, the City of 
Whittlesea undertakes non-statutory exhibition as part of its established notification 
practices to affected and adjoining properties and relevant agencies. This is to ensure that 
any owners/occupiers impacted by the proposal, and agencies with relevant expertise, can 
provide comment on the draft Development Plan for Council’s consideration.

Following the March 2024 submission, the draft Development plan was placed on non-
statutory exhibition to agencies including DEECA, Melbourne Water and MCMC, the owner 
of 481 Cooper Street (the adjacent site to the north), and to owner/occupiers of lots with 
road frontage to McKellar Way, Graystone Court and Biodiversity Boulevard.

A total of four submissions were received during the non-statutory exhibition period from 
MCMC, and the statutory agencies Melbourne Water, DEECA and the CFA. The issues raised 
in the submissions are detailed at Attachment 5 and key issues are summarised below. 

Melbourne Water
Melbourne Water advised that the Stormwater Management Plan and Drainage Strategy 
had been prepared to their satisfaction. Melbourne Water also provided a list of 
requirements and conditions to be addressed as part of any future subdivision or planning 
permit application. 

MCMC
MCMC stated that the principles of avoid and minimise had not been demonstrated by the 
proposal and recommended the Development Plan layout be revised to retain Patch A/AB. 

MCMC provided extensive and detailed feedback requiring wording changes to strengthen 
the Development Plan’s design guidelines, requests for the provision of a 6-metre fire 
buffer, and specific recommendations in relation to the supporting documents. 

DEECA
DEECA noted that they are generally satisfied that their previous recommendations have 
been incorporated into the Landscape Concept Plan.

DEECA also commented that the Development Plan did not adequately respond to the 
existing biodiversity and that further opportunities to avoid and minimise impacts to native 
vegetation and habitat of threatened species should be explored. 
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Following their response to non-statutory exhibition, DEECA provided further clarification by 
email, recommending that the patch in the far south-eastern corner of the property (Patch 
A/AB) be retained within a conservation reserve as it provides continuity with the adjoining 
galada tamboore Grasslands and is synonymous with threatened communities protected 
under State and Commonwealth legislation.

Country Fire Authority (CFA)
The CFA advised it supports the proposed Development Plan in its current form but notes 
that the site can be exposed to fast running grass fire events and that the Development Plan 
should include the outer road reserve to provide a buffer adjacent to the galada tamboore 
Grasslands. 

Recommended changes to the Development Plan in response to submissions
In response to submissions from MCMC and DEECA that the principles of avoid and 
minimise had not been achieved, Councils officers advised the proponent that Council 
officers would not be recommending approval of the Development Plan without the 
following changes affecting the Development Plan layout:
• the retention of Patch A and AB as a congruous area with galada tamboore Grasslands. 

Patch A is 0.586 hectares of critically endangered EPBC listed vegetation (Natural 
Temperate Grasslands of the Victorian Volcanic Plains) and is considered high quality. 
Patch AB (Plains Grassy Wetland) is 0.106 Hectares of lower quality vegetation due to 
weed cover. The retention of Patch AB was recommended as it adjoins Patch A but 
would be subject to further detailed assessment in relation to the location of the 
stormwater retention basins.

• An amendment to an existing note on the Development Plan in relation to the Merri 
Creek interface (new text in bold): The ultimate location of the road adjacent to Merri 
Creek is subject to design and interface considerations, including impacts to native 
vegetation, at the planning permit stage.

• Incorporation in the Development Plan report of the planning application guidelines 
from the DEECA approved Landscape Strategy, which seek (amongst other matters) 
the provision of firebreaks (six metres wide, and mown or slashed) within the private 
land.

In response to the submissions from MCMC, CFA, Melbourne Water and DEECA, Council 
officers also requested that a number of conditions and requirements for planning permit 
applications be included in the Development Plan Report, as well as additional wording 
changes to the report. Noting that the Development Plan report must contain all the 
information required by DPO33, additional changes required to the Development Plan 
report that Council officers identified prior to exhibition were compiled with the post-
exhibition changes and supplied to the proponent for reference on 30 May 2024.
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Subsequent negotiations with the proponent in relation to the changes recognised that the 
retention of Patch AB (as well as Patch A) would require a relocation and redesign of the 
retention basins.

Noting that approval from Melbourne Water for the related drainage strategy had taken 
almost 12 months, and that it would not be possible to negotiate a change to the drainage 
strategy with Melbourne Water within the time limits, Council officers agreed to a version of 
the Development Plan layout that would retain 60% of Patch A and none of Patch AB. Patch 
AB is a Plains Grass Wetland community and, whilst desirable to retain due to being 
contiguous with Patch A, is lower quality due to high weed cover and,  unlike Patch A, is not 
listed for protection under the EPBC Act.

In addition to the changes to the Development Plan layout outlined above, key findings, 
conditions, and recommendations from the background documents provided to support the 
Development Plan have been summarised in the Development Plan report at Attachment 1.

Alignment to Community Plan, Policies or Strategies

Alignment to Whittlesea 2040 and Community Plan 2021-2025:

Strong Local Economy 
Our City is a smart choice for innovation, business growth and industry as well as supporting 
local businesses to be successful, enabling opportunities for local work and education.

Once a Development Plan is approved for the site, it will provide for additional land for 
employment within the municipality. 

Sustainable Environment 
We prioritise our environment and take action to reduce waste, preserve local biodiversity, 
protect waterways and green space and address climate change.

The proposed Development Plan seeks to retain native vegetation along the Merri Creek 
corridor, and in the south-east corner adjacent to galada tamboore Grasslands.  The 
proposal also provides for the creation of Growling Grass Frog habitat within the Merri 
Creek corridor.

Considerations of Local Government Act (2020) Principles

Financial Management
The proponent has paid a statutory fee to Council for the assessment of the Development 
Plan.
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Community Consultation and Engagement
The draft Development Plan was placed on non-statutory exhibition through which 
neighbouring landowners and relevant government agencies are notified and their feedback 
is sought. The feedback of submitters has been considered in the assessment of the 
proposed Development Plan as summarised above at the section on non-statutory 
exhibition and at Attachment 5. 

The non-statutory exhibition of the Development Plan was conducted in accordance with 
the following community engagement principles as set out in the Local Government Act 
(2020).

Other Principles for Consideration

Overarching Governance Principles and Supporting Principles
(a) Council decisions are to be made and actions taken in accordance with the relevant 

law.
(b) Priority is to be given to achieving the best outcomes for the municipal community, 

including future generations.
(c) The economic, social and environmental sustainability of the municipal district, 

including mitigation and planning for climate change risks, is to be promoted.
(h) Regional, state and national plans and policies are to be taken into account in strategic 

planning and decision making.

Public Transparency Principles
(c) Council information must be understandable and accessible to members of the 

municipal community.

Council Policy Considerations

Environmental Sustainability Considerations
The proposed Development Plan seeks to retain native vegetation along the Merri Creek 
corridor, and in the south-east corner adjacent to galada tamboore Grasslands. The 
proposal also provides for the creation of Growling Grass Frog habitat within the Merri 
Creek corridor. As such, the proposal provides adequate support for the retention of 
environmental and biodiversity values on the site. 

Social, Cultural and Health
The proposed Development Plan will have positive social and health impacts by providing for 
additional open space and the continuation of the shared path along the Merri Creek. 

Economic
The proposal has the potential to generate economic activity by unlocking industrial land 
creating more employment opportunities within the municipality.
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Legal, Resource and Strategic Risk Implications
In accordance with Section 149 of the Planning and Environment Act 1987 a specified 
person may apply to the Victorian Civil and Administrative Tribunal (VCAT) for review of the 
decision.

Planning Ordinance (Whittlesea Planning Scheme) 
Planning Policy Framework

The proposed Development Plan is consistent with the following provisions and objectives of 
the Planning Policy Framework of the Whittlesea Planning Scheme, including: 

• Clause 12 Environmental and Landscape Values; 
• Clause 12.01-1S Protection of Biodiversity;
• Clause 12.01-1L Protection of Biodiversity; and
• Clause 12.05-2S Landscapes. 

The Development Plan satisfactorily avoids impacts to existing native vegetation and 
provides support for natural systems, habitat reinstatement, and landscape values. In 
particular, the proposal:

• Contributes to protecting and enhancing habitat for indigenous plants and animals in 
urban areas (12.01-1S).

• Maintains biodiversity outcomes and habitat connectivity in developing areas (12.01-
1L).

• Satisfactorily avoids the removal, destruction or lopping of native vegetation (12.01-
2S).

• Recognises the natural landscape for its aesthetic value and as a fully functioning 
system (12.05-2S).

• Ensures important natural features are protected and enhanced (12.05-2S).

Planning Controls 

Industrial 1 Zone (Clause 33.01 of the Whittlesea Planning Scheme - INZ1)
The purpose of the INZ1 is to provide for manufacturing industry, the storage and 
distribution of goods, and associated uses.

Urban Floodway Zone (Clause 37.03 of the Whittlesea Planning Scheme - UFZ)
The UFZ applies to a small portion of the north-west corner of the subject site. The purpose 
of the Urban Floodway Zone is to identify waterways, major flood paths, drainage 
repressions and high hazard areas at risk of being affected by flooding. 
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Clause 43.04, Schedule 33 to the Development Plan Overlay (DPO33)
The purpose of the DPO is to identify areas which require the form and conditions of future 
use and development to be shown on a development plan before a permit can be granted 
to use or develop the land. 

Section 4.0 of DPO33 specifies key objectives and requirements for the Development Plan. 
The proposed Development Plan adequately responds to the following: 

• Incorporation of existing natural features (including remnant vegetation) into the 
street layout and design response, including to manage the interface to galada 
tamboore Grasslands.

• A landscape concept plan incorporating existing natural features of the site into 
street layout and landscape design response, with consideration to fire management 
needs. 

• A Habitat/Conservation Plan that identifies existing and future habitat links and 
communities of species identified in the Flora and Fauna Assessment Report. The 
conservation response for the proposed Development Plan is concentrated in the 
Merri Creek Park, which is a separate requirement of the DPO33 schedule. While 
elements of DPO33 place particular emphasis on the Merri Creek corridor and the 
adjacent grasslands, including interface treatments, the high conservation values of 
the remainder of the site have protection under the Whittlesea Planning Scheme, 
and State and Commonwealth legislation.

Environmental Significance Overlay – Schedule 3 (ESO3)
ESO3 applies to the Merri Creek and Environs and specifies key environmental objectives to 
be achieved. The ESO3 specifies the following:

• To protect and enhance the natural and visual character of the waterway corridor. 
• To ensure that the scenic qualities and visual character of the waterway corridor are 

not compromised. 
• To protect areas of sensitivity for Aboriginal cultural heritage. 
• To protect natural landforms and geological features.

Melbourne Airport Environs Overlay – Schedule 2 (MAEO2)
The purpose of the MAEO2 is to identify areas that are or will be subject to moderate levels 
of aircraft noise. The overlay triggers a planning permit for specified land uses, subdivision, 
and buildings and works. 

Land Subject to Inundation Overlay (LSIO)
The purpose of the LSIO is to identify flood prone land in a riverine area. 
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Design and Development Overlay – Schedule 2 (DDO2)
DDO2 applies to the Hume Freeway and includes a range of design objectives to ensure that 
the development of land near the Hume Freeway is undertaken with appropriate noise 
attenuation measures. 

Other planning considerations:
The removal of native vegetation is assessed at the planning permit stage. Development 
Plans do not pre-approve vegetation removal but can recommend retention of vegetation in 
response to the requirements of the DPO Schedule and relevant planning policy and 
controls.

Additional Council Policy
City of Whittlesea Biodiversity Strategy 2019-2029
Council’s Biodiversity Strategy specifies that in relation to Council’s role on private land, 
under the Planning and Environment Act 1987, Council is the responsible authority for 
administering and enforcing the Whittlesea Planning Scheme. As outlined above the 
Whittlesea Planning Scheme provides for the protection of biodiversity values on private 
land by ensuring applications are assessed for their impacts on biodiversity values and that 
removal of vegetation is avoided or minimised prior to a permit for removal being granted.

Implementation Strategy

Communication
The Council Decision will be communicated to the proponent and submitters.

Critical Dates
October 2022 – 485 Cooper Street Epping Development Plan submitted to Council. 
March 2024 – Non-statutory Exhibition of the 485 Cooper Street Epping Development Plan.
June 2024 – Re-submission of the post-exhibition version of 485 Cooper Street Epping 
Development Plan.

Declaration of Conflict of Interest

Under Section 130 of the Local Government Act 2020 officers providing advice to Council are 
required to disclose any conflict of interest they have in a matter and explain the nature of 
the conflict. 

The Responsible Officer reviewing this report, having made enquiries with relevant 
members of staff, notes that one co-author has a general conflict of interest (perceived, 
indirect) in relation to this report. City of Whittlesea is a partner organisation of Merri Creek 
Management Committee (an agency submitter to the exhibition of the Development Plan). 
The officer is one of two City of Whittlesea representatives on the Merri Creek Management 
Committee.
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Attachments

1. Attachment 1 - 485 Cooper Street Epping - Development Plan [5.2.1 - 25 pages]
2. Attachment 2 - 485 Cooper Street Site Context Maps [5.2.2 - 2 pages]
3. Attachment 3 - 485 Cooper Street Map of Native Vegetation [5.2.3 - 1 page]
4. Attachment 4 - Exhibition version: 485 Cooper Street Development Plan [5.2.4 - 23 

pages]
5. Attachment 5 - 485 Cooper Street Development Plan Submissions Summary and 

Officer Response [5.2.5 - 5 pages]
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Appendix 1 – Development Plan (SBA Architects, 19/06/2024) 

Appendix 2 – Transport Impact Assessment (Impact Australia, 

19/10/2023) 

Appendix 3 - Stormwater Management Plan (Costin Roe 

Consulting, 20/06/2024) 

Appendix 4 – Landscape Planning Report (Outerspace Landscape 

Architects, 19/12/2023) 

Appendix 5 – Arborist Report (Arbor Survey, 08/09/2022) 

Appendix 6 –Flora and Fauna Assessment (Nature Advisory, 

21/06/2024) 

Appendix 7 – Geotechnical Assessment (Industrial Park) (AS. 

James, 20/07/2023) 

Appendix 8a – Soil Contamination Assessment (Edge Group, 

06/09/2022 & 22/11/2022) 

Appendix 8b – Soil Contamination Assessment (Edge Group, 

22/11/2022) 

Appendix 8c – Environmental Preliminary Site Investigation 

Cover Sheet (completed by Helia EHS Pty Ltd (formally Edge 

Group Pty Ltd, 9/10/2023) 

Appendix 9 – Planning Report (proUrban Advisory, Planning and 

Management, 21/06/2024) 

Appendix 10 – Concept Servicing & Staging Report (Costin Roe 

Consulting, 22/06/2024) 

Appendix 11 – Site Context Plan (SBA Architects, 20/07/2023) 

Appendix 12 – Habitat Plan (Nature Advisory June 2023) 

Appendix 13 – Cultural Heritage Report (Tardis Archaeology 

Heritage Advisors 19/01/2024 
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Attachment 2: Site Context Plan 

Subject Site Residential Area (Lalor) 

Galada Tamboore Grasslands 

Marram Baba Regional Parklands 

Cooper St Grassland 

481 Cooper Street 

City of Hume 

Land affected by 485 Cooper Street 

Development Plan 

Merri Creek 
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Attachment 2: Suburb Context Plan 

Land affected by 485 Cooper Street 

Development Plan 

Merri Creek 

Residential Area (Lalor) 

Galada Tamboore 

Epping Metropolitan Activity Centre 

Pacific Epping 

Homemaker Centre 

Melbourne Market 

Biodiversity Business Park 

481 Cooper Street 

Industrial Area (Epping) 

Subject Site 
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PO Box 337, Camberwell, VIC 3124, Australia
www.natureadvisory.com.au

03 9815 2111 - info@natureadvisory.com.au

Project: 485 Cooper Street, Epping
Client: The GPT Group
Date: 4/12/2023
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Appendix 1 – Development Plan (SBA Architects, 5/12/2023) 

Appendix 2 – Transport Impact Assessment (Impact Australia, 

19/10/2023) 

Appendix 3 - Stormwater Management Plan (Costin Roe 

Consulting, 19/10/2023) 

Appendix 4 – Landscape Planning Report (Outerspace Landscape 

Architects, 20/12/2023) 

Appendix 5 – Arborist Report (Arbor Survey, 08/09/2022) 

Appendix 6 –Flora and Fauna Assessment (Nature Advisory, 

December 2023) 

Appendix 7 – Geotechnical Assessment (Industrial Park) (AS. 

James, 20/07/2023) 

Appendix 8a – Soil Contamination Assessment (Edge Group, 

06/09/2022 & 22/11/2022) 

Appendix 8b – Soil Contamination Assessment (Edge Group, 

22/11/2022) 

Appendix 8c – Environmental Preliminary Site Investigation 

Cover Sheet (completed by Helia EHS Pty Ltd (formally Edge 

Group Pty Ltd, 9/10/2023) 

Appendix 9 – Planning Report (proUrban Advisory, Planning and 

Management, 22/12/2023) 

Appendix 10 – Concept Servicing & Staging Report (Costin Roe 

Consulting, 27/07/2023) 

Appendix 11 – Site Context Plan (SBA Architects, 20/07/2023) 

Appendix 12 – Habitat Plan (Nature Advisory June 2023) 

Appendix 13 – Cultural Heritage Report (Tardis Archaeology 

Heritage Advisors 19/01/2024 
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Attachment 4 – 485 Cooper Street Epping Development Plan Submissions Summary and Officer 

Response Table  

 

Key Submission Points Officer Response 
1. Melbourne Water 

a) Confirms the Stormwater Management 
Plan and Drainage Strategy submitted 
with the proposed Development Plan 
(DP) has been prepared to the 
satisfaction of Melbourne Water under 
Clause 4.0 of DPO Schedule 33. The 
submission also provides Melbourne 
Water conditions for future 
subdivision/development permits.    

Noted. The Development Plan is required to be 
updated to include the future 
subdivision/development permit requirements 
(refer 1(b)).  

b) Specifies that it is a Melbourne Water 

requirement that prior to any 
subdivision permit being granted:  

• The final Conservation 
Management Plan must be 
submitted to Melbourne Water 
with access gate design and 
location included.  

• A Translocation Plan for 
Growling Grass Frogs or other 
species of significance must be 
submitted to Melbourne Water 
for approval, in accordance 
with the draft Conservation 
Management Plan.  

 

The Conservation Management Plan (CMP) is a 
planning permit application requirement in the 
Development Plan Report.   
 
The Development Plan is required to be 
updated to include the requirement that 
Melbourne Water approve a Translocation Plan 
for Growling Grass Frogs or other species of 
significance prior to the granting of a planning 
permit.  

2. CFA Fire Prevention and Preparedness (Vic) 

The CFA supports the proposed development 
plan in its current form, and noted the site can 
be exposed to fast running grass fire events. As 
such, the DP layout should include the outer 
road reserve to provide a buffer adjacent to the 
Cooper Street Grasslands area.  

The Development Plan is required to be 
updated to include the planning application 
guidelines from Section 04 of the Landscape 
Strategy, including a 6-metre-wide fire buffer 
added to the DP layout against the developable 
area.  

3. Department of Energy, Environment and Climate Action (DEECA)  

DEECA acknowledges that the Landscape 
Concept Plan incorporates their previous 
recommendations.  
 
DEECA comments that the Development Plan 
does not adequately respond to the existing 
biodiversity and that opportunities to avoid and 
minimise impacts to native vegetation and 
habitat of threatened species should be 
explored. 

Noted. It is recommended that the 
Development Plan is revised to retain Patch A 
and that opportunities are explored to retain 
Patch AB noting the retention of Patch AB 
would be subject to further detailed design due 
to implications on the stormwater retention 
basin.   

4. Department of Transport and Planning 
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States that the Head, Transport for Victoria has 
assessed the proposed Development Plan and 
has no objections to the proposal.  

Noted.  

5. Merri Creek Management Committee (MCMC) 

a) Requests that the strategic directions 
and actions of the marram baba 
Parklands (the Parklands) Future 
Directions Plan 2023 are reflected in 
the Development Plan.  

The role of the Future Directions Plan 2023 is to 
provide guidance for co-management of the 
Parklands to support more detailed planning to 
deliver on-ground actions. The parkland 
partners (including Council) are responsible for 
co-management, noting the planning process is 
aimed at supporting the cultural heritage and 
environmental values of the park.   
  
 

b) Requests naming conventions to be 
updated in the Development Plan from 
Merri Creek Park to marram baba 
Parklands and Barry Road Grasslands to 
galada tamboore Grasslands.  

Change supported. It is recommended that the 
Development Plan is updated to include the 
requested naming conventions.  

c) Requests the removal of 
“Environmental Zone” label from the 
creek corridor.  

Change supported. It is recommended that the 
area along the Merri Creek Corridor is renamed 
for consistency (noting it is Merri Creek Park in 
the Landscape Strategy and will ultimately form 
part of marram baba Regional Parklands).  

d) In the design guidelines, requests the 
wording is strengthened relating to 
light spill to ensure light spill is limited 
beyond the site boundaries.  

Change supported. It is recommended that 
section 4 Lighting is updated with the following 
wording change: All lighting should must be 
located, directed, and baffled to limit light spill 
beyond the site boundaries. Development Plan 
report to also be updated to include the 
planning application guidelines from Section 04 
of the Landscape Strategy. 

e) In the design guidelines include 
reference to ensuring visitor 
infrastructure does not impact native 
vegetation.  

Change supported. It is recommended that 
Section 4 Open Space and Conservation 
Reserves is updated with the following wording 
change: Shared pathways, facilities and open 
space provided within the Merri Creek marram 
baba corridor must be designed with safety and 
functionality at the core of design and located 
to avoid impacting native vegetation.  

f) Revise wording to ensure that the 
prevalence of sodic and dispersive soils 
is considered in the Construction 
Stormwater Management Plan.  

Change supported. It is recommended that 
Section 6 Stormwater Management and 
Drainage Strategy is updated to include the 
following: “sodic and dispersive soils will be 
considered in the Construction Stormwater 
Management Plan to ensure the correct 
controls are implemented, as standard erosion 
controls, such as silt fences, and conventional 
sediment controls, such as sediment basins do 
not work with sodic and dispersive soils”.  
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g) Revise labelling of frog habitat in the 
“Environmental Zone” to be Growling 
Grass Frog (GGF) habitat and include 
reference to Growling Grass Frog 
Habitat Design Standards (DELWP 
2017).  

Change supported.  

h) Replace Appendix 12 Habitat 
Management Plan with draft 
Conservation Management Plan  

No action required at this stage. Council has 
previously provided a request to structure the 
draft Conservation Management Plan in 
accordance with Council requirements. The 
document will need to be updated before being 
submitted as an application requirement for a 
future planning permit application. 
 
It is recommended that Section 3.4 Future 
Development Applications is updated to include 
the following wording (revised wording in 
bold): 
Conservation Management Plan:  
Before the certification of any stage of 
subdivision the permit holder must prepare a 
Conservation Management Plan for the land. 
The Conservation Management Plan must be 
prepared to the satisfaction of the responsible 
authority, make reference to any Cultural 
Heritage Management Plan developed for the 
site, incorporate proposed open space in the 
marram baba Parklands corridor, include the 
retention of native vegetation in accordance 
with the resolution of City of Whittlesea (see 
note) and include a Translocation Plan for 
Growling Grass Frogs and/or other species of 
significance.  
 
Note: For the purposes of this report, the 
officer recommendation is the retention of 
Patch A (and if possible, Patch AB).    

i) Revise the Stormwater Management 
Strategy to include an intent to ensure:  

  

• the design of the detention and 
bioretention basins enhance 
biodiversity and amenity values noting 
the interface to marram baba 
Parklands.  

  

• the design considers maintenance and 
mowing access along the southern 
boundary (including batter slope) 
without requiring access from Parks 
Victoria land.  

 
 
 
 
Noting the stormwater treatment appears to 

occur within the proposed Merri Creek Park 

(Figure 10), these two requests are a 

reasonable requirement that can be dealt with 

via notes on the plans in the Development Plan 

report. The retention of Patch AB will rely on 

the redesign of the retention basin.  
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• the hydrological relationship between 
the site and galada tamboore 
grasslands is addressed to ensure 
development does not negatively 
impact overland flows and shallow sub-
surface flows to the south.  
 

 
 
The relevant elements of the SWMS are to be 
included in the Development Plan report to 
address the hydrological relationship between 
the site and galada tamboore Grasslands (S.6). 

j) Revise the Landscape Strategy to 
include the following:  
 

• Species selection for the 8m buffer on 
the southern boundary has not been 
specified.  

  
 
 

•  Street tree planting on interface roads 
is to be locally indigenous Eucalypts, 
with seed stock locally sourced.  

  
 
 
 

•  The firebreak areas (where there is no 
edge road on boundaries) are to be 
within private land and managed with a 
mown/slashed grass area 6 metres 
wide.  

  
 

•  Road setback from escarpment in the 
north-west of the site to ensure native 
vegetation is not affected by 
batters/retaining walls and ensure that 
maintenance access is available.  

 
 
 
The planning application guidelines from 
Section 04 of the Landscape Strategy address 
this issue.  Development Plan report to be 
updated to include the planning application 
guidelines from the Landscape Strategy.  
 
The planning application guidelines from 
Section 04 of the Landscape Strategy address 
this issue. Development Plan report to be 
updated to include the planning application 
guidelines from Section 04 of the Landscape 
Strategy.  
  
The planning application guidelines from 
Section 04 of the Landscape Strategy address 
this issue. Development Plan report to be 
updated to include the planning application 
guidelines from Section 04 of the Landscape 
Strategy. 
 
Amend existing note to say: The ultimate 
location of the road adjacent to Merri Creek is 
subject to design and interface considerations, 
including impacts to native vegetation, at the 
planning permit stage.  

k) Suggests an additional permit 
condition: recommendation for 
subdivision permit conditions to 
manage risk to wildlife during 
development as a result of subdivision 
through survey, salvage and 
translocation prior to development.  

Change supported. It is recommended that 
Section 7 Planning Permit Application 
Requirements is updated to include the 
following wording: Assessment of the 
waterbodies and their environs for fauna is a 
requirement prior to the commencement of 
subdivision with appropriate survey, salvage 
and translocation provisions by suitably 
qualified professionals. 

l) States that development proposal will 
not demonstrate the principles of Avoid 
and Minimise if the entire development 
area is cleared of native 
vegetation. Recommendation to 
improve the avoidance requirement is 

Change supported. See point 3 (DEECA) above.  
 
Change required to S 8 of the Develoipment 
Plan report:  
Development Plans include recommendations 
for vegetation retention and do not pre-
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to retain Habitat Zones A and AB as a 
congruous area with galada tamboore 
grasslands.   

approve vegetation removal. Whilst there has 
to be discretion to remove vegetation at the 
planning permit stage due to the circumstances 
of the timing and the proposal (even if that 
vegetation has been recommended for 
retention in the development plan), there 
would be an intent to retain habitat of 
equivalent quality and strategic significance. As 
such, the plans at Section 8 that show 
vegetation for removal are to be deleted from 
the report.  
Noting the application requirement for a 
Conservation Management Plan and 
Translocation Plan for Growling Grass Frog to 
be included at page 7, it is recommended that 
this section (8.3) be populated with the 
relevant detail relating to the construction of 
the Growling Grass Frog Habitat Wetland and 
translocation of Growling Grass Frog and/or 
other significant species. If neither Appendix 6 
nor Appendix 12 contain any relevant 
information (which appears to be the case) 
please reference the Growling Grass Frog 
Habitat Design Standards (DELWP 2017).  
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5.3 Station Road, Mernda Development Plan

5.3 Station Road, Mernda Development Plan

Director/Executive Manager: Director Planning & Development

Report Author: Strategic Planner

In Attendance: Acting Manager Strategic Futures
Strategic Planner

Attachment 5 of this report has been designated as confidential in accordance with sections 
66(5) and 3(1) of the Local Government Act 2020 on the grounds that it contains personal 
information, being information which if released would result in the unreasonable 
disclosure of information about any person or their personal affairs.

Executive Summary

The purpose of this report is to consider the Station Road Development Plan (Development 
Plan), prepared by Whiteman Property and Associates on behalf of Mercator Development 
Pty Ltd. The Development Plan affects all seven properties in the precinct which is bound by 
Plenty Road to the west, Station Road to the east and Station Lane to the south (1470 Plenty 
Road, 1480 Plenty Road, 1490 Plenty Road, 1500 Plenty Road, 2 Station Road, 4 Station 
Road, and 10 Station Road, Mernda). 

The proposed Development Plan (refer Attachment 1) has been prepared in accordance with 
the provisions of Schedule 5 to the Development Plan Overlay (DPO5) at Clause 43.04 of the 
Whittlesea Planning Scheme and the Mernda Strategy Plan 2016 (MSP). The objective of the 
proposed Development Plan is to guide development of the precinct for residential 
purposes, in accordance with the key objectives set out in the MSP.

The Development Plan envisages a residential neighbourhood for approximately 500 future 
residents living in walkable distance to a range of services including shops, public transport 
and open space. The dwelling stock will predominantly be medium density (townhouses) 
with a small amount of conventional density (single detached dwellings). A connected street 
network will provide access to homes and link into the established road network. The 
existing site features, including heritage sites, indigenous trees and native vegetation, will 
provide amenity and a sense of place for the future neighbourhood.

The draft Development Plan (refer Attachment 2) and supporting documents were placed on 
non-statutory exhibition in October 2023. Landowners within the precinct, neighbouring 
properties, and relevant agencies were notified and provided the opportunity to comment 
on the proposal. A total of 13 submissions were received from affected and adjacent 
landowners/residents as well as agencies.
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In response to submissions, officers recommended a number of changes be made to the 
exhibited documents which have generally been incorporated into the current Development 
Plan (refer Attachment 1). There are seven additional changes which Council Officers 
recommend relating to road reservation width, open space network, density of housing, 
native vegetation and a pedestrian connection.

The Development Plan, with the recommended changes, meets the relevant statutory 
requirements and satisfactorily responds to the existing site features and constraints. The 
Development Plan provides logical connections to the external road network, retention of 
native vegetation, conventional and medium density residential areas and protection of 
heritage places. As such, it is recommended that the plan be noted by Council in its current 
form and that Council authorise the Chief Executive Officer to approve the Station Road 
Development Plan upon the recommended changes being made to the Development Plan 
documents.

Officers’ Recommendation

THAT Council: 
1. Note the Station Road Development Plan at Attachment 1 and non-statutory 

exhibition outcomes as detailed in this report and Attachments 4 and 5.
2. Endorse the following recommended changes to the proposed Station Road 

Development Plan:
a. All local road reserves to be 16 metres in width to accommodate a footpath 

on both sides of the road reserve.
b. A minimum 10 metre wide reserve must be provided between the 

bioretention basin reserve and the east-west local road within Property 7.
c. The south-west corner of Property 7, between the north south local road and 

heritage dwelling within Property 6 depicted as ‘conventional density’.
d. The east-west green link within Property 3 is defined as a pedestrian link in 

the Station Road Development Plan and Traffic Engineering Report.
e. The following text is included at Section 7.2.6: The River Red Gums, including 

juvenile River Red Gums will be maximised throughout the Development Plan 
area as part of the detailed subdivision design prepared at the planning 
permit stage.

f. The following text is included in the Station Road Development Plan: In 
relation to the Station Lane widening, the adjoining Mernda Town Centre 
North East Development Plan states the following: Development of the 
Development Plan may potentially require its reservation to be widened to 
20m to allow for a bus service to operate. Should Station Lane not be 
required to accommodate a bus service the ultimate reservation can be re-
negotiated at the planning permit application stage. 
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g. The 4m wide paper road adjoining the western side of Station Road is 
extended along 10 Station Road. 

3. Authorise the Chief Executive Officer to approve the Station Road Development 
Plan, once the changes outlined in point 2 (a-g) are made into an updated version 
of the Development Plan.

4. Note that Council Officers will notify the proponent, submitters and all landowners 
within the precinct of Council’s decision.

5. Authorise the Chief Executive Officer to appoint officers to represent Council and 
instruct any legal representation at any Victorian Civil and Administrative Tribunal 
hearing or pre-hearing practice days including compulsory conferences, conducted 
in respect to the Development Plan.
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Background / Key Information

Site Context 
The subject area is located in the Mernda Strategy Plan area immediately north of the 
Mernda Town Centre and in proximity to the Mernda Train Station and future Mernda 
Regional Sports Precinct (RSP).

The area is triangular in shape with an overall combined area of approximately 5.39 
hectares. The area includes seven properties of various sizes generally bound by Plenty Road 
to the west, Station Road to the east and Station Lane to the south. Refer Attachment 3 for 
the Context Plans of the Development Plan area. 
 
The precinct is largely undeveloped, except for a small number of residential properties and 
other buildings and reflects the previous rural/township character of the area. The precinct 
does contain the St Joseph’s Church, which has a Heritage Overlay (Schedule 69 in the 
Whittlesea Planning Scheme). Graff’s House, located adjoining the St Joseph’s Church, also 
has a Heritage Overlay (HO21). Graff’s House was burnt down in 2015 and the planning 
permit which was then issued included a condition to provide a heritage reserve with 
interpretation of the house. St Joseph’s Church and Graff’s House are located at 1490 Plenty 
Road and 1480 Plenty Road respectively. 

The site at 1470 Plenty Road, located in the southwest corner of the Development Plan 
area, also contains a dwelling of local heritage significance that is not currently included 
within the Heritage Overlay. Council Officers are currently investigating the application of an 
interim Heritage Overlay to the land. A Council initiated heritage assessment has been 
undertaken which supports the application of the Heritage Overlay to the land. 

Beyond the precinct, the subject site abuts the developing Mernda Town Centre to the 
south and the stabling for Metro Trains to the east. On the opposite side of Plenty Road, to 
the west will be the Mernda RSP. In addition, the Mernda Train Station is located 300 
metres to the south of the precinct. 

Planning Context 
The subject site is in the General Residential Zone - Schedule 1 (GRZ1) of the Whittlesea 
Planning Scheme. The primary purpose of the GRZ1 is to provide a diversity of housing types 
and housing growth, particularly in locations offering good access to services and transport.

The subject site is within the Incorporated Plan Overlay – Schedule 1 (IPO1) which applies 
the Mernda Strategy Plan 2016 (MSP) to the precinct. The subject area is included within 
Precinct 3 of the MSP which identifies it for medium density residential use due to its 
proximity to the Mernda Town Centre. The MSP identifies that heritage places within the 
precinct such as ‘Graff’s farmhouse’ and St Joseph's Church are to be protected. 
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The site is affected by the Development Plan Overlay – Schedule 5 (DPO5) which requires 
the approval of a Development Plan before a permit can be granted to use and develop the 
land.

The site is also affected by a number of additional overlays, including:
• Vegetation Protection Overlay – Schedule 1
• Heritage Overlay (HO21 and HO69) 
• Development Contributions Plan Overlay – Schedule 9
• Public Acquisition Overlay – (PAO15)

Further detail on the planning framework has been provided later in the report (Council 
Policy Considerations/Planning Ordinance).

Development Plan Proposal 
The draft Development Plan has been prepared by Whiteman Property and Associates on 
behalf of Mercator Developments Pty Ltd (the proponent), in accordance with the 
provisions of DPO5 as well as the Mernda Strategy Plan. Refer to Attachment 1 for the 
updated Development Plan.

Mercator Developments Pty Ltd are the landowners of 1480 Plenty Road which is identified 
as property 5 and property 7 on the Development Plan. The two lots combined equates to 
an area of approximately 2.2 hectares which makes them the largest landowner in the 
Development Plan precinct.

One (or multiple) property owners can submit a Development Plan, for consideration by 
Council, that affects other properties within the area. In accordance with Section 4.0 of 
DPO5 there should be regard for the intent that Development Plans should encompass 
larger land parcels rather than individual landholdings.

Specifically, the Development Plan proposes: 
• The use and development of the site for mostly medium (townhouses) and 

conventional density (single detached dwelling on a lot) residential purposes. The 
Development Plan defines medium density as lot sizes between 150-300 square 
metres and conventional density as between 300-450 square metres. It is expected 
that the Development Plan will guide the development of approximately 155 new 
homes. When fully developed the precinct will be home to approximately 500 
residents. 

• Protection of native vegetation, including the retention of River Red Gums and 
remnant vegetation within a tree reserves. A more detailed assessment is required 
at the planning permit stage to determine the appropriateness of removing any 
vegetation that requires a planning permit for removal;

• Internal pedestrian and cycling connections linking to the broader network;
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• There are four proposed bioretention basins (vegetated areas that are designed to 
treat small quantities of stormwater) as a water sensitive urban design measure;

• Noise attenuation measures within the north-east of the site to address noise 
disturbance due to the train stabling facility. Measures include a noise barrier 
interface and built form treatment to dwellings along the eastern boundary of 1500 
Plenty Road;

• An internal road layout that integrates with the external road network. No access is 
provided to Plenty Road and access to Station Road (as currently proposed by the 
Development Plan) is subject to approval from VicTrack at the planning permit stage. 
Feedback was sought from VicTrack during non-statutory exhibition with no 
response received. Consideration for Everton Drive/Plenty Road/Intersection and 
plenty road widening which is a project constructed by Council and Plenty Road 
widening; and 

• Protection of the heritage places identified within the precinct. The layout retains St 
Joseph’s Church and ensures sightlines to the church are maintained. An open space 
reserve is provided in the location of the remains of Graff’s House for heritage open 
space and interpretation. Additionally, the Development Plan process identified the 
dwelling at 1470 Plenty Road as being of local heritage significance to be considered 
for heritage protection under a separate planning process.

Alignment to Community Plan, Policies or Strategies

Alignment to Whittlesea 2040 and Community Plan 2021-2025:

Liveable Neighbourhoods
Our City is well-planned and beautiful, and our neighbourhoods and town centres are 
convenient and vibrant places to live, work and play.
The proposed Development Plan facilitates the development of the precinct for residential 
purposes, contributing to housing diversity in the Municipality, providing active transport 
links, a permeable street network, the protection of heritage places and the retention of 
native vegetation.

Considerations of Local Government Act (2020) Principles

Financial Management
The proponent has paid a statutory fee to Council for the assessment of the Development 
Plan.

Community Consultation and Engagement
The draft Development Plan was placed on non-statutory exhibition over a four-week period 
from 2 October 2023 to 30 October 2023. During this time neighbouring landowners and 
relevant agencies and organisations were notified of the Development Plan proposal and 
invited to provide feedback. 
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While there is no statutory requirement to undertake exhibition on a proposed 
Development Plan, it is Council practice to engage affected parties and obtain feedback. 
Refer Attachment 2 for the exhibited version of the Development Plan.

A total of 12 submissions were received during the non-statutory exhibition period from 
local owners/residents and statutory agencies. An additional late submission was received 
from the Department of Transport and Planning making it a total of 13 submissions. Many of 
the submissions provided property-specific feedback whilst there were a small number of 
consistent themes. 

The issues raised in the submissions and officers’ response are detailed in Attachment 4 and 
the confidential Attachment 5 and key issues are summarised below. Following non-
statutory exhibition, Council Officers requested consent to include submissions from 
adjacent and adjoining landowners/residents as a public attachment to the Council Report. 
Those that did not provide consent are included as at Attachment 5 which is confidential. 

Equitable distribution of infrastructure
A consistent theme amongst landowners within the precinct, was that the proposed layout 
has a disproportionate impact on some properties within the precinct compared to others 
for the provision of infrastructure such as roads and bioretention basins.
In response to this submission the location and distribution of infrastructure has been 
reviewed. Specifically, in response to this issue, the proposed bioretention basin has been 
relocated from Property 8 to the eastern boundary of Property 7 in accordance with the 
Stormwater Management Strategy for the Development Plan. Overall, it is considered that 
the Development Plan provides for the equitable distribution of infrastructure noting the 
need to provide internal road connections that link into the existing street network.

Widening of Station Lane
A number of submissions from properties in an adjoining Development Plan precinct to the 
south raised opposition to the proposed widening of Station Lane and the land which will be 
required to accommodate it.

The Station Lane widening is contemplated in the proposed Development Plan, and also in 
Mernda Town Centre North East Development Plan (MTCNE Development Plan) located 
directly to the south of the Development Plan area. The MTCNE Development Plan includes 
the following statement in relation to Station Lane, “Development of the Development Plan 
precinct may potentially require its reservation to be widened to 20m to allow a bus service 
to operate. Should Station Lane not be required to accommodate a bus service the ultimate 
reservation can be re-negotiated at the planning permit application stage.”
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In response to these submissions a recommendation of this report is that the Development 
Plan is updated to include a statement that is consistent with the MTCNE Development 
Plan, and that provides for greater flexibility at the planning permit application stage.

Consultation with key stakeholders
Some submissions raised issues with the adequacy of the consultation process and did not 
wish to be included in the Development Plan area.

To provide adjoining and affected property owners with the opportunity to comment on any 
proposed Development Plan Council undertakes non-statutory exhibition for a period of 28 
days. Following this any submissions received during this period are reviewed and updates 
to the Development Plan are made in response to issues raised in submissions.

Some submitters did not want their property to be included in the Development Plan area. 
The reason the Development Plan applies to the entire area is to ensure that the precinct is 
developed in an integrated manner including roads and drainage systems which connect. 
For this reason, the DPO5 control which applies to the land required that the Development 
Plans be prepared for precincts rather than individual landholdings.

Native Flora and Fauna 
One submission raised concerns that further assessment of the native flora and fauna within 
the Development Plan area was required to ensure that an acceptable layout has been 
determined.

Development Plans include recommendations for vegetation retention and do not pre-
approve vegetation removal. Native vegetation removal will be assessed at the planning 
permit stage.

The Development Plan has been updated to include greater consideration of potential 
biodiversity values in Property 8 which was not assessed as part of the Development Plan. 
The Development Plan has also been updated to include additional statements supporting 
the retention and protection of native vegetation at the planning permit stage. 

Changes to exhibited Development Plan
A number of changes have been made to the exhibited version of the Development Plan 
(refer to Attachment 1) in response to the feedback received during non-statutory 
exhibition. The submissions and Council Officer response and recommendations are detailed 
at Attachment 4.
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In addition to the changes made post exhibition, seven additional changes to the 
Development Plan are recommended These additional changes can be summarised as:

• All local road reserves to be 16 metre in width. This is to ensure that the local roads 
accommodate a footpath on both sides of the road reserve consistent with Councils 
Urban Development Guidelines.

• A 10 metre wide reserve must be provided between the bioretention basin reserve 
and the east-west local road within Property 7. This is to ensure that the 
bioretention reserve has at least a secondary road frontage and to protect additional 
vegetation. There may be opportunity for this reserve to be enhanced with a reserve 
on the adjoining property which would also provide for the protection of additional 
vegetation.

• The south-west corner of Property 7, between the north south local road and 
heritage dwelling within Property 6 depicted as ‘conventional density’ to provide 
transitional density in proximity to the potential heritage site.

• The east-west green link within Property 3 is defined as a pedestrian link in the 
Station Road Development Plan and Traffic Engineering Report updated to ensure 
that a pedestrian path is provided through this link. 

• The following text is included at Section 7.2.6: The retention of River Red Gums, 
including juvenile River Red Gums will be maximised throughout the Development 
Plan area as part of the detailed subdivision design prepared at the planning permit 
stage. This is required to maximise the retention of River Red Gums throughout the 
site in accordance with the Whittlesea Planning Scheme.

• The following text is included in the Development Plan: In relation to the Station Lane 
widening, the adjoining Mernda Town Centre North East Development Plan states 
the following: Development of the Development Plan may potentially require its 
reservation to be widened to 20m to allow for a bus service to operate. Should 
Station Lane not be required to accommodate a bus service the ultimate reservation 
can be re-negotiated at the planning permit application stage.

• The paper road along the western side of Station Road is extended through along 10 
Station Road to provide for the continuation of the paper road noting that approval 
from VicTrack and PTV is required for access to Station Road (noting the reserve is 
owned by the State Government and is not a Council road reserve) along the eastern 
interface of the Development Plan area. 

Other Principles for Consideration as per the Local Government Act (2020)

Overarching Governance Principles and Supporting Principles
(a) Council decisions are to be made and actions taken in accordance with the relevant 

law.
(b) Priority is to be given to achieving the best outcomes for the municipal community, 

including future generations.
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(d) The municipal community is to be engaged in strategic planning and strategic decision 
making.

(h) Regional, state and national plans and policies are to be taken into account in strategic 
planning and decision making.

Public Transparency Principles
(a) Council decision making processes must be transparent except when the Council is 

dealing with information that is confidential by virtue of the Local Government Act or 
any other Act.

Council Policy Considerations

Environmental Sustainability Considerations 
The proposed Development Plan seeks to retain significant native vegetation within passive 
open space reserves. The Development Plan also provides water sensitive urban design 
measures through providing bioretention basins to treat stormwater.

Social, Cultural and Health
The proposed Development Plan provides for the protection of identified heritage places 
which contributes to the social and cultural fabric of the Municipality. The Development 
Plan may have positive health impacts by providing for additional housing within walking 
distance of the Mernda Train Station and Mernda Town Centre.

Economic
The approval Development Plan will have a positive economic by supporting the 
development of the land for the construction of additional housing.

Legal, Resource and Strategic Risk Implications
In accordance with Section 149 of the Planning and Environment Act 1987 a specified 
person may apply to the Victorian Civil and Administrative Tribunal (VCAT) for review of the 
decision.

Planning Ordinance (Whittlesea Planning Scheme)
Planning Policy Framework
Following the recommended changes, the Development Plan will be generally consistent 
with the provisions and objectives of the Planning Policy Framework of the Whittlesea 
Planning Scheme, including:

• Clause 11 - Settlement: The Development Plan responds to the needs of the 
community by providing for a diversity of housing and open space. 

• Clause 12 - Environmental and Landscape Values: The Development Plan responds to 
site features and constraints, including the existing vegetation and topography.
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• Clause 12.01-1L – River Red Gum protection: The Development Plan and suggested 
changes outlined in this report provide for the protection and retention of River Red 
Gums.

• Clause 15 - Built Environment and Heritage: The Development Plan protects the 
heritage places and responds appropriately to the surrounding landscape and 
character.

• Clause 16 - Housing: The Development Plan increases the supply of housing which will 
provide a diversity of options to meet community needs.

• Clause 18 - Transport: The Development Plan provides a permeable internal road 
layout that connects with the external road network, as well as pedestrian and cycling 
connections.

Planning Controls 
General Residential Zone - Schedule 1 (GRZ1):
The purpose of the GRZ1 is to encourage a diversity of housing types and housing growth in 
locations offering good access to services and transport. 

Incorporated Plan Overlay - Schedule 1 (IPO1):
IPO1 incorporates the Mernda Strategy Plan (MSP). The MSP is the primary strategy plan 
guiding the development of Mernda and identifies the subject site as being medium density 
residential. The Development Plan generally accords with the MSP.

Schedule 5 to the Development Plan Overlay (DPO5):
The proposed Development Plan satisfactorily responds to the requirements of DPO5, in 
particular:

• Generally, in accordance with the Mernda Strategy Plan and associated Precinct 
Plans.

• Retention and integration of individual and stands of mature trees.
• Recognition of important landscape views and vistas.
• Conservation and protection of Aboriginal and European cultural heritage places.
• Opportunities for a diverse range of allotment densities and dwelling types. 
• Provision of a road network providing a high degree of connectivity and external and 

internal permeability. 
• An environmental audit identifying any environmental hazards or contamination on 

the land and proposed treatments, if any; or a qualified statement indicating the 
absence of such hazards or contamination.

• The location of any detention tanks, drainage retarding basins or other utility 
infrastructure required to service the neighbourhood. 
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Heritage Overlay (HO21):
HO21 applies to 1480 Plenty Road weatherboard house adjoining the St Joseph’s Catholic 
Church – Graff’s House. Includes weatherboard house and picket fence. Planning Permit No. 
716367 provided planning permission to demolish the remains of Graff’s House (after it was 
damaged by fire) and included a condition for the provision of a heritage reserve providing 
interpretation of the site. This requirement has been incorporated into the Development 
Plan.

Heritage Overlay (HO69):
HO69 applies to 1490 Plenty Road, St Joseph’s Catholic Church, including bluestone church, 
drystone walls and mature trees. The Development Plan maintains sightlines to the church. 

Vegetation Protection Overlay – Schedule 1 (VPO1):
The purpose of VPO1 is to preserve and maintain significant vegetation. A planning permit is 
required to remove, destroy or lop native vegetation. An arboricultural assessment of 
existing River Red Gums is a planning permit application requirement. 

Public Acquisition Overlay (PAO15):
Land acquisition by Whittlesea City Council at 1470 Plenty Road Mernda to facilitate the 
upgrade of the Everton Drive and Plenty Road intersection.

Development Contributions Plan Overlay – Schedule 9 (DCPO9):
The subject site falls within Precinct 3 of the Mernda Strategy Plan which means that there 
is currently an error in the DCPO7 and DCPO9 boundaries. Development Contributions Plan 
Overlay – Schedule 7 should apply to the subject site. 

Other Relevant Planning Documents:
The Development Plan has also been assessed against other relevant planning documents 
including: 

• City of Whittlesea's Guidelines for Urban Development.
• Victorian Planning Authority (VPA) Engineering Design and Construction Manual 

(EDCM).

Implementation Strategy

Communication
The Council Decision will be communicated to the proponent and the submitters. 

Critical Dates
December 2021 – Station Road Development Plan submitted to Council.
October 2023 – Non-statutory Exhibition of the Station Road Development Plan.
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Declaration of Conflict of Interest

Under Section 130 of the Local Government Act 2020 officers providing advice to Council are 
required to disclose any conflict of interest they have in a matter and explain the nature of 
the conflict.

The Responsible Officer reviewing this report, having made enquiries with relevant 
members of staff, reports that so disclosable interests have been raised in relation to this 
report.
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1 Executive Summary  
Proposal Summary: The preparation of a strategic document to guide infill development within the subject 
area, adjoining the Mernda Town Centre, which will transition to a medium density residential precinct.  
The Station Road Development Plan (SRDP) aims to assist Council assessing future planning permit 
applications for subdivision, land use and development. The SRDP is prepared in accordance with the 
applicable provisions of the Whittlesea Planning Scheme and Mernda Strategy Plan 2008.  
 
Development Plan Area: The Development Plan incorporates eight (8) properties located to the north-east of 
the Mernda Town Centre (see Figure 1). The triangular shaped SRDP area is generally bounded by Plenty Road 
to the west, Station Lane road reserve to the south and Station Road to the east.  
 
Site Area: The overall combined area is 5.39 hectares (approx.).  
 
Overarching Strategic Document: Mernda Strategy Plan 2008 (prepared by Whittlesea City Council)  
 
Zone: General Residential Zone (Schedule 1)  
 
Overlays: Development Contributions Plan Overlay (Schedule 9), Development Plan Overlay (Schedule 5), 
Heritage Overlay (Schedule 21 & 69), Incorporated Plan Overlay (Schedule 1), Vegetation Protection Overlay 
(Schedule 1), Public Acquisition Overlay (Schedule 15) 
 
Existing Development Plans in the Surrounding 
Area: Mernda Town Centre North-East Devel-
opment Plan (immediately to the south); Mernda 
Town Centre Development Plan; Mernda Town 
Centre North-West Development Plan. 
 
   

 
FIGURE  1 – PROPERTY PLAN 
PREPARED BY PATCH DESIGN+PLAN 
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2 Introduction  
The Station Road Development Plan (SRDP) has been prepared by WPA, on behalf of Mercator Developments 
Pty Ltd, to guide the future development of properties within the SRDP area (see Figure 1). These properties are 
envisaged for future medium density residential development within the Mernda Strategy Plan (MSP), which 
designates the site for future urban growth subject to the preparation and approval of a Development Plan.  
 
It is noted that this precinct is the last remaining Development Plan Overlay area within the Mernda Town Centre 
precinct that does not have an approved Development Plan. This is largely because increased residential 
densities designated in the MSP could not be truly realised until the town centre progressed (see Figure 2), as 
well as there not being any appetite from previous landowners to take responsibility for the process. Additionally, 
the recent extension of rail services to Mernda and the establishment of retail and commercial uses, assist in 
justifying the viability for higher densities.  
 
The SRDP has been prepared taking into consideration the existing site features, as well as the requirements of 
the Development Plan Overlay - Schedule 5 (DPO5) and Mernda Strategy Plan 2008 under the Whittlesea Planning 
Scheme. Any future planning permits issued for subdivision or development must be “generally in accordance” 
with the approved SRDP.  
 
The preparation of the SRDP has been guided by a series of specialised reports including:  
 
• Feature & Level Survey  
• Urban Design  
• Servicing & Drainage  
• Biodiversity  
• Arboricultural  
• Contamination  
• Acoustic 
• Traffic  
• Heritage  
 

 
 
 
 

 
 
 
 
 
 

  
 

  

 
FIGURE  2- MERNDA TOWN CENTRE PLAN 
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3 Detailed Site Analysis 
The suburb of Mernda has experienced significant residential growth in recent decades as a designated 
greenfield growth area in Melbourne’s northern growth corridor. The majority of the residential area has been 
developed, with the SRDP area representing an infill development opportunity to the north of the emerging 
Mernda Town Centre and adjacent the Mernda Railway Station. The envisaged development outcomes within 
the SRDP will comprise of medium density housing contributing to the diversity of housing stock in Mernda.  
 
A detailed Site Analysis has been undertaken for the SRDP area taking into consideration the following 
background information that assesses the existing site conditions and features:  
 
3.1 Site Context  
3.2 Precinct Features & Contours  
3.3 Existing Biodiversity  
3.4 Heritage  
3.5 Contamination  
3.6 Road Hierarchy  
3.7 Existing Public Transport  
3.8 Services Availability  
 
A summary of the above considerations are provided on the following pages (see Figures 3-13). 

 
 

  

 
FIGURE  3 – MELWAYS MAP 
SOURCE: MELWAYS ONLINE 
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3.1 Site Context 
The SRDP area is located adjacent to the northeast corner of the emerging Mernda Town Centre and existing 
Mernda Railway Station. As such, the subject area is within walking distance (400m) to a variety of shops, 
services and public transport options. It sits central to the suburb of Mernda, now largely developed, comprising 
a range of land uses consisting primarily of conventional density residential areas.  

The major arterial roads of Plenty Road and Bridge Inn Road are located nearby to the west and south of the 
site, respectively, with the railway line to the east. An aerial image of the site is provided below (see Figure 4). 

FIGURE  4 – AERIAL IMAGE 
SOURCE: NEARMAP 
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3.2  Precinct Features and Contours  
The SRDP area is characterised by gently 
undulating terrain, with small rises in the 
southern and northeast extent. The ma-
jority of vegetation has previously been 
cleared, although there are some scattered 
trees and other vegetation throughout the 
site, particularly in the north. There are 
several existing dwellings, a dry stone wall 
and St. Joseph’s Catholic Church.  
 
A Feature and Level Survey Plan was pre-
pared by Lyssna to determine the existing 
contours, terrain, vegetation, built struc-
tures and property boundaries within the 
study area. A copy is provided as Appendix 
1 of this document, and an excerpt is 
shown at Figure 5 adjacent. Site photos are 
shown at Figures 6 and 7 below. 
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3.3 Existing Biodiversity  
The SRDP area has predominantly been cleared of 
remnant vegetation, however there are some scat-
tered trees, street trees and planted species through-
out the site, as well as trees within the St Joseph’s 
Church grounds afforded heritage protection. 
 
Of the trees assessed, 22 were recommended for re-
moval, 16 indigenous trees ‘could be retained’ and 3 
Victorian natives were on an adjoining property.  
 
A total of 24 River Red Gums were identified 
including Tree Nos. 1-6, 9-10, 19, 21, 24, 26, 28, 30-
34, 43-44, 47-50. 
 
For further details regarding trees onsite please refer 
to the submitted Arboricultural Report, prepared by 
Treemap Arboriculture, provided as Appendix 2.  
 
A detailed Biodiversity Assessment identified the lo-
cations of existing patches of native vegetation and 
scattered trees within the site, including 1 large and 
7 small River Red Gums (see Figures 8 & 9). A copy 
of the assessment, prepared by Ecolink Consulting, 
is provided as Appendix 3.  
 
The assessment also notes that threatened species 
of flora and fauna were not found and are unlikely to 
occur within the subject site due to a lack of suitable 
habitat.  
 
The property not assessed (Property 8) will require a 
Biodiversity Assessment of flora and fauna as part of 
future permit applications for subdivision or 
development. Property 1 was also not granted 
access for the arborist assessment and will require 
further assessment.  
 
Any native vegetation that is approved for removal in 
subsequent permit applications will need to be 
appropriately offset to the satisfaction of the 
Responsible Authority in accordance with the Native 
Vegetation Provision (Clause 52.17) within the 
Whittlesea Planning Scheme. 
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3.4 Heritage  
A Heritage Assessment, including a Dry Stone Wall 
Management Plan, was undertaken by Benchmark Heritage 
for a Dry Stone Wall, St Joseph’s Church and Graffs House 
(which previously burnt down). These are located on 
Properties 2, 5 and 7. A copy of this Heritage Assessment is 
provided at Appendix 4.  
 
Planning permission was granted by Whittlesea Council in 
accordance with Planning Permit No. 716367 to demolish 
Graff’s House after it burnt down. A condition of its removal 
was for the provision of a heritage reserve providing 
interpretation of the site.  
 
The St Joseph’s Church, constructed in circa 1884, is located 
in the west of the site adjacent Plenty Road (see Figure 10). 
This building is heritage listed and must be retained within 
future development.  
 
A Dry Stone Wall is located along the eastern boundary of 
1480 Plenty Road. Construction of the wall is estimated in 
the late 1800s. The wall was assessed as in poor condition 
within the submitted Dry Stone Wall Management Plan. 
 
The two dwellings on properties 6 and 8 have also been 
identified for potential heritage significance, subject to 
further detailed assessment at planning permit stage. An 
independent assessment by Council’s heritage advisor 
determined that the dwelling located within Property 6 (1470 
Plenty Road) would warrant heritage protection and that the 
heritage overlay would be applied. To combat this and allow 
for the Development Plan to progress, the masterplan has 
been updated and nominates an indicative curtilage area to 
be appropriately considered upon the submission of any 
subsequent permit applications for subdivision and/or use 
and development. 
 
It is noted that no part of the site is currently within an 
identified area of Aboriginal Cultural Heritage Sensitivity 
(see Figure 11). 
 
  

 
FIGURE 10 – ST JOSEPHS CHURCH  
SOURCE: WPA 

 
FIGURE 11 – ABORIGINAL CULTURAL HERITAGE 
SENSITIVITY  
SOURCE: WPA 
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3.5 Contamination  
A Contamination Assessment, provided as Appendix 5, was prepared by Connolly Environmental to ensure the 
land within the SRDP is suitable for sensitive uses. The assessment comprises a site history review, detailed 
site inspection and soil sampling. The assessment found that there was no evidence of contamination and no 
former land uses that would cause contamination of the land, and consequently no requirement for further 
investigation.  
 
 

3.6 Road Hierarchy  
The SRDP area is adjacent two arterial roads; Plenty Road and Bridge Inn Road, to the west and south, 
respectively. Station Road abuts the sites eastern boundary (at the railway interface) before intersecting the 
northern portion of the site in an east-west direction. Old Plenty Road is also located to the southwest of the 
site, providing access to several private properties. Station Lane, currently a gravel road, extends east from 
Plenty Road to Old Plenty Road, with an unconstructed road reserve thereon.  
 
 

3.7 Existing Public Transport  
The SRDP area is located adjacent to the Mernda Railway Station which forms part of the Mernda railway line 
providing commuter rail passenger train services to Melbourne’s CBD (see Figures 12 & 13). There are also 
several bus routes that have a stop outside Mernda Railway Station, includingroute service nos. 381, 382, 
384, 385, 388, 389 and 390. These bus services provide connection across Melbourne’s northern suburbs. 
 
 

3.8 Railway Interface 
A Train Noise Assessment, provided as Appendix 6, was prepared by Marshall Day Acoustics to assess rail 
noise and outline attenuation measures to achieve appropriate amenity outcomes for future residents. The 
assessment found that the majority of noise disturbance occurs to the north-east of the site associated with 
the rail stabling facility. Therefore, the assessment recommends a noise barrier to this interface, as well as 
additional built form treatment to dwellings along the entire eastern boundary. 
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3.9  Services Availability  
Arcadis have been engaged to provide professional engineering advice regarding the civil servicing and drainage 
requirements for the precinct. Arcadis have undertaken a detailed site analysis and desktop assessment to 
understand the site context and servicing requirements. The availability of services are summarised as follows:  
 

• Sewer: Yarra Valley Water is the responsible authority for sewer. There are potential sewer outfall 
locations to the north, south-east and south-west. However, the south-east and south-west options are 
likely to be unsuitable, due to constraints associated with the railway line and shallow pipe depth, 
respectively. The northern option could be suitable, however it could be difficult to grade all outfall to 
this one location due to topography. Alternatively, a sewer pump station would be required.  

 
• Water: Yarra Valley Water is the responsible authority for water reticulation. There are a number of 

existing potable water assets within and adjacent to the subject site. Class A recycled water is not 
mandated in the area.  

 
• Gas: APA is the responsible authority for gas. There are a number of existing assets within proximity of 

the subject site including a DN63 main in Schotters Road beyond the railway and also a DN200 on the 
western side of Plenty Road adjacent to the subject site. There is also a proposed DN180 in Bridge Inn 
Road.  

 
• Power: AusNet Services is the responsible authority for electricity. There are existing 22kV high voltage 

overhead lines along Plenty Road and Bridge Inn Road. In Station Street, there is a low voltage overhead 
line supplied from the northern end of Station Street.  

 
• NBN: NBNCo is the responsible authority for telecommunications. The closest existing NBN assets are 

available in Bridge Inn Road to the south or alternatively Schotters Road, however the connection is highly 
constrained as it’s east of Mernda Station. There are Telstra pits to the northern end of Station Street 
and also overhead comms lines in Old Plenty Road separate to the electrical power line.  

• Drainage: There is existing council owned stormwater infrastructure within proximity to the site in Bridge 
Inn Road, Schotters Road and Plenty Road (at the Bridge Inn Road Intersection). From site observations 
it is noted that there are existing drainage pits adjacent to the railway which collects and outfalls the 
surface run-off from the eastern grading portion of the site. The western grading portion of the site is 
predominately limited to 1470 Plenty Road and outfalls overland to be collected in table drains in Plenty 
Road.  

 
For further details please refer to the Drainage and Engineering Servicing Strategy and Stormwater Management 
Strategy provided as Appendix 7 and Appendix 8, respectively. 
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4 Strategic Planning Context  
The Whittlesea Planning Scheme incorporates a series of planning policies to guide decision making for 
development outcomes within the municipality. This section outlines the policy framework in relation to the 
proposal.  

4.1 Municipal Planning Strategy  
Clause 71.01 of the Whittlesea Planning Scheme (‘the Scheme’) states that the “Municipal Planning Strategy 
(MPS) provides an overview of important local planning issues in an introductory context, sets out the vision for 
future use and development in the municipality and establishes strategic directions about how the municipality is 
expected to change through the implementation of planning policy and the planning scheme”.  
 
The following clauses are considered the most relevant in the assessment of this Development Plan:  
 
Clause 02.02 - Vision  
 
This Clause states that the Shaping Our Future: Whittlesea 2030 Strategic Community Plan provides the 
community’s vision for the City of Whittlesea. The key strategic, land use and development directions of the 
community plan are:  
 

• Inclusive and engaged community  
• Accessibility in, out and around the City  
• Growing economy  
• Places and spaces to connect people  
• Healthy and wellbeing  
• Living sustainably  

 
Clause 02.03-1 - Settlement  
 
Urban Growth  
Council aims to manage urban growth by:  

• Planning development in locations where required infrastructure can be provided effectively and in a 
timely manner.  

• Providing opportunities for mixed use, employment generating centres that are aligned with public 
transport and roads.  

• Minimising adverse amenity impacts from industry and future rail infrastructure on residential areas.  
• Protecting environmental assets.  

 
Clause 02.03-2 - Environmental and Landscape Values  
 
Biodiversity and Native Vegetation:  
Council aims to:  

• Protect areas of biodiversity and native vegetation including conservation areas protected for urban 
growth areas.  

• Increase connectivity between key habitat areas whether regional or local.  
• Avoid incremental incursions into environmentally sensitive areas beyond the boundaries of land 

reserved for future urban development.  
• Prioritise vegetation offsets in areas of Red Gum Woodlands beyond the urban fringe.  
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River Red Gums:  
Council aims to:  

• Protect River Red Gum trees due to their intrinsic value in establishing a character and identity 
especially for newly-developing areas but also in existing rural areas.  

 
Clause 02.03-5 - Built Environment and Heritage  
 
Urban and Building Design  
Council aims to:  

• Upgrade the image and appearance of Whittlesea including its; Activity centres, major gateways and 
transport corridors, industrial areas, employment centres.  

• Facilitate the integration of local features or focal points including River Red Gums into the design of 
new communities.  

• Retain local environmental features and landscape qualities.  
• Encourage the provision of attractive and walkable neighbourhoods that use spaces to encourage 

recreation and social interaction. 
 
Heritage 
Council aims to: 

• Protecting and maintaining the integrity and historic character of Whittlesea’s heritage places.  
• Using the interpretation of heritage places to promote heritage in the municipality. 

 
Clause 02.03-8 - Transport  
 
Council aims to support an integrated transport system by:  

• Setting aside land in the early stages of development to provide for long term roads and public 
transport to be established.  

• Providing a high level of connectivity within and between subdivisions to enhance the effectiveness of 
transportation networks.  

• Servicing the higher order activity centres of Epping, Plenty Valley, University Hill, and in the future 
Mernda, Wollert and Donnybrook by high capacity rail and by good access to the arterial road network.  

• Locating smaller neighbourhood centres so they are served by local public transport.  
• Facilitating sustainable modes of transport. 

 

4.2  Planning Policy Framework 
 
Clause 71.02 of the Scheme states that the purpose of the PPF is to “ensure that the objectives of planning in 
Victoria (as set out in section 4 of the Planning and Environment Act 1987) are fostered through appropriate land 
use and development planning policies and practices that integrate relevant environmental, social and economic 
factors in the interests of net community benefit and sustainable development.”  
 
The following clauses are considered the most relevant in the assessment of this Development Plan.  
 
Clause 11 - Settlement  
 
This provision has been set up to essentially anticipate and respond to the needs of existing and future 
communities through the provisions of appropriately zoned serviced land for future housing, employment, 
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recreation and open space, commercial and community facilities and infrastructure. The objectives of the 
following sub-clauses should be taken into consideration:  
 
Clause 11.01-1S - Settlement: To facilitate the sustainable growth and development of Victoria and deliver 
choice and opportunity for all Victorians through a network of settlements.  
Clause 11.02-1S - Supply of Urban Land: To ensure a sufficient supply of land is available for residential, 
commercial, retail, industrial, recreational, institutional and other community uses.  
 
Clause 11.03-1S - Activity Centres: To encourage the concentration of major retail, residential, commercial, 
administrative, entertainment and cultural developments into activity centres that are highly accessible to the 
community.  
 
Clause 12 – Biodiversity 
 
This provision establishes guidance for the protection of natural values. The objectives of the following sub-
clauses should be taken into consideration: 
 
Clause 12.01-1S – Protection of Biodiversity: To protect and enhance Victoria’s biodiversity. 
 
Clause 12.01-1L – River Red Gum Protection: To retain and provide for the long-term viability of River Red Gums. 
 
Clause 12.01-2S – Native Vegetation Management: To ensure that there is no net loss to biodiversity as a result 
of the removal, destruction or lopping of native vegetation. 
 
Clause 15 - Built Environment and Heritage  
 
This provision strives to recognise the role of urban design, building design, heritage and energy and resource 
efficiency in delivering liveable and sustainable cities, towns and neighbourhoods. The objectives of the 
following sub-clauses should be taken into consideration:  
 
Clause 15.01-1S - Urban Design: To create urban environments that are safe, healthy, functional and enjoyable 
and that contribute to a sense of place and cultural identity.  
 
Clause 15.01-1L - Urban Design in the City of Whittlesea:  

• Support built form outcomes that create a connection to place and the community.  
• Design development to orient toward rather than away from the street. 

 
Clause 15.01-1R - Urban Design - Metropolitan Melbourne: To create a distinctive and liveable city with quality 
design and amenity.  
 
Clause 15.01-2S - Building Design: To achieve building design and siting outcomes that contribute positively to 
the local context, enhance the public realm and support environmentally sustainable development.  
 
Clause 15.01-2L - Environmentally Sustainable Development: To achieve best practice in environmentally 
sustainable development from the design stage through to construction and operation.  
 
Clause 15.01-3S - Subdivision Design: To ensure the design of subdivisions achieves attractive, safe, accessible, 
diverse and sustainable neighbourhoods.  
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Clause 15.01-3L - Subdivision Design: To design subdivisions to be site responsive.  
 
Clause 15.01-4R - Healthy Neighbourhoods - Metropolitan Melbourne: To create a city of 20 minute 
neighbourhoods, that give people the ability to meet most of their everyday needs within a 20 minute walk, cycle 
or local public transport trip from their home.  
 
Clause 15.01-5S - Neighbourhood Character: To recognise, support and protect neighbourhood character, 
cultural identity, and sense of place.  
 
Clause 15.03-1S – Heritage Conservation: To ensure the conservation of places of heritage significance. 
 
Clause 15.03-1L – Heritage Conservation in Heritage Conservation Areas 
 

General Strategies (as deemed relevant): 
• Secure and protect places with identified heritage value in the early stages of subdivision and 

development processes. 
• Protect views of, and vistas to, silhouettes and profiles of a heritage place including mature vegetation 

and landmarks where these views or vistas have been identified as contributing to the significance of 
the heritage place. 

• Design subdivision plans to maintain a heritage place and any associated contributory elements 
associated with a heritage place on a single lot and, where possible, utilise original boundaries. 

 
Clause 15.03-1L - Dry Stone Walls: To support the conservation and repair of dry stone walls and their 
sympathetic integration within developments.  
 
Clause 15.03-2S - Aboriginal Cultural Heritage: To ensure the protection and conservation of places of Aboriginal 
cultural heritage significance.  
 
Clause 16 - Housing 
 
This provision seeks to ensure there is adequate housing supply to meet different needs and the long-term 
sustainability of housing in appropriately accessible locations. The objectives of the following sub-clauses 
should be taken into consideration: 
 
Clause 16.01-1S – Housing Supply: To facilitate well-located, integrated and diverse housing that meets 
community needs. 
 
Clause 16.01-2S – Housing Affordability: To deliver more affordable housing closer to jobs, transport and 
services. 
 
Clause 18 - Transport  
 
This provision strives to ensure an integrated and sustainable transport system that provides access to social 
and economic opportunities, facilitates economic prosperity, contributes to environmental sustainability, 
coordinates reliable movements of people and goods, and is safe. The objectives of the following sub-clauses 
should be taken into consideration:  
 
Clause 18.01-1S - Land Use and Transport Integration: To facilitate access to social, cultural and economic 
opportunities by effectively integrating land use and transport. 
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Clause 18.01-2S - Transport System: To facilitate the efficient, coordinated and reliable movement of people 
and goods by developing an integrated and efficient transport system. 
 
Clause 18.01-3S – Sustainable and Safe Transport: To facilitate and environmentally sustainable transport 
system that is safe and supports health and wellbeing. 
 
Clause 18.02-1S - Walking: To facilitate an efficient and safe walking network and increase the proportion of 
trips made by walking. 
 
Clause 18.02-2S - Cycling: To facilitate an efficient and safe bicycle network and increase the proportion of trips 
made by cycling. 
 
Clause 18.02-3S – Public Transport: To facilitate an efficient and safe public transport network and increase the 
proportion of trips made by public transport. 
 
Clause 18.01-4S – Roads: To facilitate an efficient and safe road network that integrates all movement networks 
and makes best use of existing infrastructure. 
 

4.3  Mernda Strategy Plan  
The Development Plan area is located within Precinct 3 of the overarching Mernda Strategy Plan 2008 (the 
‘Strategy Plan’) prepared by City of Whittlesea (Figure 14). This document provides overarching strategic 
guidance on the future urban structure of Mernda. The Strategy Plan designates the SRDP area for medium 
density residential development, given its close proximity to the town centre.  
 
It also states the following:  
 
“Heritage places such as Graffs Farmhouse and St Josephs Church to be protected within medium density housing 
area.”  
 
A further assessment of the SRDP against the plans and objectives of the MSP is provided at Section 6.3 of this 
report. 
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4.4 Mernda Town Centre Comprehensive Development Plan  
The Mernda Town Centre Comprehensive Development Plan (MTCCDP) applies to the Mernda Town Centre (the 
‘town centre’) which is designated as a future major activity centre. The MTCCDP provides the overarching 
framework to guide development of the town centre, consistent with the objectives of the Mernda Strategy Plan, 
across five sets of urban design principles.  
 
The subject area is located on the periphery of the town centre, providing convenient access to shops, services 
and transport. This supports the provision of increased residential densities and the opportunity to provide 
diverse forms of housing to meet different needs within the community. 
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5 Planning Controls Summary  
5.1  Zoning  
The Development Plan area is currently zoned as General Residential Zone - Schedule 1 under the Whittlesea 
Planning Scheme (see Figure 15). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

5.2  Overlays  
The Development Plan area is also covered by the following Overlays (shown at Figures 16-20):  

• Development Plan Overlay - Schedule 5  
• Vegetation Protection Overlay - Schedule 1  
• Incorporated Plan Overlay - Schedule 1  
• Heritage Overlay - Schedule 21 and Schedule 69  
• Development Contributions Plan Overlay - Schedule 9  
• Public Acquisition Overlay -  

 
A brief overview of these overlays is provided on the following pages. 
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Development Plan Overlay - Schedule 5  
 
The applicable Development Plan Overlay (DPO) requires the approval of a Development Plan prior to a permit 
being granted for subdivision, use or development (Figure 16). This Development Plan has been prepared 
pursuant to the requirements of this Overlay, which is discussed further in the following section of this report.  
 
Incorporated Plan Overlay - Schedule 1  
 
The Incorporated Plan Overlay (IPO) implements the Mernda Strategy Plan within the Whittlesea Planning 
Scheme as the overarching strategic document applicable to the site and surrounding area (Figure 17). Any 
approved Development Plan or planning permit must be generally in accordance with the provisions of the 
Mernda Strategy Plan.  
 
Heritage Overlay - Schedules 21 and 69  
 
The purpose of the Heritage Overlay (HO) includes to conserve places of cultural significance and ensure that 
development does not adversely impact them (Figure 18). The HO21 applies to the St Joseph’s Church which 
will be retained within future development. HO69 refers to Graff’s House which burnt down in 2015 and was 
approved for removal. A permit is required to subdivide land, remove a building, construct a building or carryout 
works within the HO. As outlined, a subsequent Heritage Overlay schedule will be applied to Property 6.  
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Vegetation Protection Overlay - Schedule 1  
 
The purpose of the Vegetation Protection Overlay (VPO) includes to protect areas of significant vegetation 
(Figure 19). The applicable Schedule 1 to the VPO (VPO1) identifies native vegetation within Mernda, particularly 
Red Gum Grassy Woodlands, as important for protection. A planning permit is required for the removal, 
destruction or lopping of any native vegetation. An arboricultural assessment of existing River Red Gums is also 
listed as an application requirement.  
 
Development Contributions Plan Overlay - Schedule 9  
 
This overlay implements the Mernda Strategy Plan Development Contributions Plan (DCP), which stipulates the 
developer contributions required for the provision of shared infrastructure and services (see Figure 20). It is 
anticipated that the requisite contribution for individual properties will be included as a condition of future 
planning permits. 
 
Public Acquisition Overlay 15 
 
This overlay identifies land proposed to be acquired to facilitate road widening and a major four-leg 
intersection at Plenty Road, Station Lane and Everton Drive. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

 
FIGURE 21- PUBLIC ACQUISITION OVERLAY 

Source: VICPLAN 
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5.3 Heritage Provisions Response  
The following assessment is provided against the provisions of the Heritage Overlay, as it applies to the St 
Joseph’s Church and Graff’s House, as well as Historic Dry Stone Walls, including local provisions at Clause 
15.03-1L and the Heritage Overlay.  
 
The Application Requirements to accompany a planning application are listed at Clause 1.0 of the Schedule to 
the Heritage Overlay (Clause 43.01).  
 
5.3.1 St Joseph's Church  
 
The St Joseph’s Church (hereafter ‘the Church’) is protected under the Heritage Overlay (HO21).  
 
The relevant application requirements for the Church include:  
 

• A report explaining the proposal and how it addresses any heritage policy in this scheme.  
 
This report provides details of the proposal including retention of the Church within the future development area. 
The layout has considered retention of the Church within a future lot. It has also been provided with internal, 
local road access from the east (rather than Plenty Road) which also ensures sight lines of the Church are 
maintained. Furthermore, appropriate separation has been provided to the future residential area.  
 

• A Heritage Impact Statement prepared by a suitably qualified heritage consultant, that assesses the impact 
of the proposal on the heritage place outlining: The cultural heritage significance of the place and a 
description of the contributory elements of the heritage place and how these have been considered in the 
preparation of the application.  

o Existing conditions and the current use of the place.  
o The works proposed and what physical and/or visual impacts will result from the proposed works.  
o Reasons outlining why any detrimental impacts on the significance cannot be avoided.  
o Alternative proposals and measures being employed to avoid, limit or manage any unavoidable 

detrimental impacts.  
 
Please refer to the submitted Heritage Assessment prepared by Benchmark Heritage. The assessment 
appropriately identifies that the heritage values of the Church will not be impacted within the context of future 
development. 
 
5.3.2 Dry Stone Walls  
 
The Dry Stone Wall is protected under local provisions, with application requirements outlined under the Heritage 
Overlay, as follows:  
 

• For applications where dry stone walls may be affected:  
- A feature survey of the dry stone walls within the proposed development.  

 
Please refer to the Survey Plan which identifies the location of dry stone walls. It is noted that distinction should 
be made between historic dry stone walls and other rocks or boulders, such as landscaping rocks between 
Plenty Road and St Josephs Church. 
 

- A dry stone wall management plan which includes the following:  
 Photographs (or suitable records) of the dry stone walls.  
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 Recommendations for repair and/or reconstruction.  
 Conservation works that will retain the cultural significance of the dry stone walls.  
 A plan showing the proposed location of any landscaping, footpaths, and structures that 

may impact on the dry stone walls.  
 
Please refer to the submitted Dry Stone Wall Management Plan, forming part of the submitted Heritage 
Assessment, prepared by Benchmark Heritage (see Appendix 4). The report provides a comprehensive survey 
and assessment of the dry stone wall.  
 
In summary, the wall was assessed as ‘Poor’ condition, meaning that most of the wall has collapsed. There were 
no intact sections of the wall recorded. The construction technique of the wall indicates it was constructed after 
1870, due to the use of supporting wire. It is considered probable that the wall was constructed by stacking 
loose rocks under the fence rather than a professional dry stone wall method. The report found that the wall has 
local value only, and removal would have minimal impact on the overall heritage value of the subject land.  
 
Given the poor condition and low heritage value identified in the assessment, it is proposed to remove the dry 
stone walls, with the exception of the dry stone wall within the St Josephs Church site. It is proposed to reuse 
removed stone in accordance with Whittlesea policy within landscaping or interpretative features within the 
proposed Graff’s House reserve. 
 
5.3.3 1470 Plenty Road, Mernda  
 
An independent assessment by Council’s Heritage Advisor determined that the existing dwelling located in the 
south-west corner of 1470 Plenty Road has heritage significance and will need to be protected. The 
Development Plan has been appropriately modified to apply the proposed curtilage around the dwelling and 
immediate surrounds. Any future permit application for use and development will incorporate the dwelling and 
ensure its protection.  

5.4 Development Plan Overlay -Schedule 5 Response  
This section addresses each of the specific requirements of the Development Plan as set out in Clause 43.04 
of the Whittlesea Planning Scheme, as well as the specific requirements set out within the applicable Schedule 
5 to the Development Plan Overlay (DPO5).  
 
5.4.1 General DPO Requirements  
 
The Development Plan responds to the requirements set out in the DPO as follows: 
 
Table 1. DPO Requirements Response 
 

Clause 43.04-3 Requirement  Assessment / Response  
The development plan may consist of plans or other 
documents and may, with the agreement of the 
responsible authority, be prepared and implemented in 
stages.  
 

The Development Plan Package consists of the plan 
entitled Masterplan Concept Development Plan, provided 
as Appendix 9 to this report.  
 

A development plan that provides for residential 
subdivision in several specified zones, including GRZ, 
must meet the requirements of Clause 56 as specified in 
the zone.  
 

The Development Plan indicates a conceptual subdivision 
layout and local internal road network. It is anticipated 
that this will allow for future subdivision in accordance 
with Clause 56.  
 

The development plan must describe:  
• The land to which the plan applies.  

• The Development Plan applies to the land within 
the Development Plan boundary as depicted in previous 
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5.4.2 DPO5 Specific Requirements 
 
Table 2 sets out the specific requirements for a development plan listed at Clause 4.0 of the DPO5 and 
explains how the proposed SRDP meets those requirements. 
 
Table 2. DPO5 Requirements Response 
 
DPO5 Requirements  Assessment/Response  
1. Generally in accordance with the Mernda Strategy Plan 
and associated Precinct Plans. A written report must be 
submitted addressing how the Development Plan responds 
to and applies the design principles and key objectives of 
the relevant plans.  
 

The Development Plan is consistent with the plans and 
objectives of the Mernda Strategy Plan (MSP). The SRDP 
Area is designated for residential purposes under the MSP 
and has been prepared taking into consideration the goals 
of the MSP such as supporting higher densities and 
retention of the St Joseph’s Church.  
 

2. Protection and enhancement of identified conservation 
areas. An environmental assessment of the flora, fauna 
and habitat significance of the land must be submitted 
which includes recommended actions for management, 
revegetation and restoration of conservation and 
vegetation protection areas and the links between such 
areas. The assessment should be guided by the broader 
environmental assessment recommendations completed 
as part of the Mernda Strategy Plan.  
 

Please refer to the submitted Biodiversity Assessment 
which provides an assessment of the existing flora and 
fauna onsite. It identifies that there are minimal 
environmental values present that warrant protection. 
Additionally, the MSP does not identify any areas 
environmental significance or future open space or 
conservation areas within the subject area.  
 

3. Retention and integration of individual and stands of 
mature trees, particularly indigenous River Red Gums. An 
arborcultural survey of all existing trees on the land and 
their condition, health and integrity must be submitted 
including appropriate measures for the long term 
preservation of the tree(s) having regard to their proposed 
open space or development context. A tree protection 
strategy must also be submitted to ensure that trees (in-
cluding canopy and root system) are not damaged during 
subdivision construction.  
 

The submitted Biodiversity Assessment and Arborist 
Report appropriately assesses existing vegetation onsite, 
including River Red Gums. The majority of trees were 
identified as having low retention value and therefore were 
recommended for removal. However, proposed retention 
and removal of River Red Gums will be addressed at 
planning permit stage. Furthermore, Tree Protection 
Strategies can be prepared as part of individual planning 
permit applications, as required, to the satisfaction of the 
Responsible Authority. This has been noted as a require-
ment on the plan and at Section 7.4 of this report.  
 

4. A ‘Net Gain’ assessment of any native vegetation to be 
removed having regard to the background document 
Victoria’s Native Vegetation Management – A Framework 
for Action including the location of any necessary offsets.  
 

The submitted Biodiversity Assessment includes an 
indicative assessment of the offset requirements for 
potential vegetation removal, to be formally addressed at 
planning permit stage to the satisfaction of the responsible 
authority. 
 

5. Recognition of important landscape views and vistas. A 
visual impact assessment must be submitted for those 
areas identified as ‘visually sensitive’ in the Precinct Plans 
forming part of the Mernda Strategy Plan. 

Not Applicable - The SRDP area is not identified as ‘visually 
sensitive.’ Nor does it interface with any important 
landscape views. Therefore, this requirement is not 
deemed a relevant consideration.  

• The proposed use and development of each part of 
the land.  

• Any other requirements specified for the plan in a 
schedule to this overlay  

 

sections of this report. It comprises the remaining land 
without a Development Plan confined by Plenty Road, the 
railway line and Station Lane.  
• The proposed use and development of each part 
of the land is detailed on the plan.  
• Refer to section 5.3.2 for a response to the 
specific DP schedule requirements.  
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6. Provision of appropriate transition and interface design 
treatments between designated land uses identified in the 
Mernda Strategy Plan. Design concept plans for the 
interface between residential areas and the following land 
uses must be submitted:  
• Adjacent or opposite land zoned Rural and En-

vironmental Rural.  
• High voltage power transmission line easements.  
• Mernda town centre and other precinct activity 

centres.  
• The existing rail reserve and Melbourne Water ‘pipe 

track’ reservation.  
• Identified cultural heritage places.  
• Low density residential areas.  
• Primary and Secondary arterial roads.  
• Major open space reserves.  
 

The SRDP has appropriately responded to surrounding land 
uses and interfaces including the railway line to the east 
and Plenty Road secondary arterial to the west. The street 
network has been designed with the use of laneways and 
paper roads (subject to VicTrack approval) to ensure that 
dwellings will appropriately front and activate the 
abovementioned areas.  
 

7. Provision of appropriate transition and interface design 
treatments between designated land uses and the existing 
or proposed Plenty Gorge Parklands which incorporates a 
boulevard road adjacent to the parklands and the design of 
lots such that no common boundary abuts the parklands.  
 

Not Applicable - The SRDP area does not interface with the 
Plenty Gorge Parklands. Therefore, this requirement is not 
deemed a relevant consideration.  
 

8. A landscape strategy for the area adjacent to the existing 
or proposed Plenty Gorge Parklands including plans...  
 

Not Applicable - The SRDP area does not interface with the 
Plenty Gorge Parklands. Therefore, this requirement is not 
deemed a relevant consideration. 
 

9. Conservation and protection of Aboriginal and European 
cultural heritage places. A detailed archaeological survey 
and heritage assessment must be submitted which 
includes recommendations for the protection, restoration 
and interpretation of significant individual sites and, where 
appropriate, design measures to sensitively integrate sites 
into the proposed town centre or open space network...  
 

The St Joseph’s Church is a heritage listed building that will 
be retained within a separate land parcel.  
 
Interpretation of Graff’s House will be provided within an 
open space reserve in accordance with the relevant 
planning permit. This will also incorporate a feature 
constructed from stone reused from the Dry Stone Walls 
proposed for removal.  
 
The existing dwellings within Property 6 will be subject to 
a further detailed assessment and heritage controls to 
determine the exact curtilage. An indicative area has been 
designated on the SRDP for protection in the interim. 
 
The site is not within an area of identified Aboriginal 
Cultural Heritage Sensitivity and, therefore, it is considered 
that no further investigations are required.  
 

10. Application of the principles of water sensitive urban 
design (WSUD). A stormwater management plan must be 
prepared and submitted which provides for the protection 
of natural systems, integration of stormwater treatment 
into the landscape, protection of water quality (particularly 
in relation to the Plenty River and its tributaries), and 
reduction of run-off and peak flows. The plan must have 
regard to the particular WSUD principles set out in the 
Mernda Strategy Plan.  
 

Please refer to the submitted Stormwater Management 
Strategy which outlines stormwater management for the 
site in accordance with the applicable Melbourne Water 
drainage scheme. In accordance with this scheme, it is 
anticipated that stormwater will be conveyed and treated 
at a catchment level within downstream assets external to 
the SRDP area, as well bioretention basins within the site.  
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11. Opportunities for a diverse range of allotment densities 
and dwelling types. A statement of housing outcomes, 
population and lot yield targets must be submitted.  
 

The urban layout has been designed to deliver a range of 
lot densities and dwellings including both conventional and 
medium density allotments. Please refer to the submitted 
Development Plan Package for details regarding the urban 
layout, and Section 7.2.1 of this report for further 
information regarding anticipated development outcomes.  
 

12. Provision of a road network providing a high degree of 
connectivity and external and internal permeability. A 
functional road layout plan must be submitted showing 
typical road cross sections and integration with the 
existing and proposed arterial road network. The plan 
should further provide for any public bus network which 
may be required within the Development Plan area; the 
provision of land for road widening where identified in the 
Mernda Strategy Plan; and a bicycle and pedestrian 
network plan (which includes links to adjoining land and 
networks).  
 

The road network has been designed to provide a high 
degree of connectivity. Roads will consist of local roads, a 
connector street and several laneways, providing rear-
loaded access to a number of lots. The connector street 
will be constructed within the Station Lane road reserve to 
the south, with the provision of land for road widening. The 
site will have access to the external network including 
Plenty Road and Bridge Inn Road. Please refer to the Road 
Network Plan, forming part of the Development Plan 
Package, and shown at Section 7.2.4 of this report.  
 

13. A landscape concept plan for all open space areas.  
 

Not applicable - The site does not contain any open space 
areas. Therefore, this requirement is not deemed a relevant 
consideration.  
 

14. A street tree concept plan.  
 

It is submitted that this can appropriately be addressed as 
part of future planning permit applications to the 
satisfaction of the Responsible Authority. It is noted that 
the inclusion of rear-loaded lots will allow increased street 
tree planting opportunities within the primary frontage due 
to reduced vehicle crossovers.  
 

15. Precinct activity centre design concept plans.  
 

Not applicable - The SRDP area does not contain any 
activity centres. Therefore, this requirement is not deemed 
a relevant consideration.  
 

16. A conduit network concept plan to facilitate the future 
installation of advanced telecommunications services 
through optical fibre cabling.  
 

The submitted Drainage and Servicing Infrastructure 
Strategy identifies that NBN is available nearby to be 
provided to the site.  
 

17. A development contributions plan and open space land 
budget.  
 

It is anticipated that development contributions will be 
included as a condition of future planning permits in 
accordance with the applicable Mernda Strategy Plan DCP.  
 

18. An environmental audit identifying any environmental 
hazards or contamination on the land and proposed 
treatments, if any; or a qualified statement indicating the 
absence of such hazards or contamination.  
 

Please refer to the submitted Contamination Assessment 
which appropriately identifies that the site does not contain 
any contamination and, therefore, is suitable for residential 
uses.  
 

19. The location of any detention tanks, drainage retarding 
basins or other utility infrastructure required to service the 
neighbourhood.  
 

Please refer to the submitted Stormwater Management 
Strategy which outlines the anticipated requirements for 
the provision of drainage connections and infrastructure, 
including the indicative location of bioretention basins.  
 

20. The stages, if any, by which the development of the land 
is proposed to proceed.  
 

Please refer to the Staging Plan, forming part of the Plan 
Package, which demonstrates that staging will largely 
progress from the southern portion of the site towards the 
north to tie in with existing road and servicing 
infrastructure. 
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6 Vision & Design Response  
With consideration of the detailed Site Analysis undertaken for the overall study area, the applicable 
requirements of the Whittlesea Planning Scheme and the overarching Mernda Strategy Plan, the following Vision 
and Design Response were formulated to help guide preparation of the Development Plan layout and assist 
Council’s assessment of future planning permit applications.  
 

6.1 Development Plan Vision  
The Development Plan will facilitate development of a residential growth precinct that contributes to housing 
diversity and supports activity within the emerging Mernda Town Centre. And to provide a high quality, highly 
accessible and highly liveable neighbourhood that takes advantage of the sites proximity to key transport, shops 
and services.  
 

6.2 Design Response  
The following list identifies site responsive design considerations used to guide the urban design layout:  
 

1. The urban layout should be designed to minimise irregular shaped lots influenced by the triangular 
shaped site;  

2. Built form should respond to sensitive interfaces associated with major transport routes to the west 
and east;  

3. Support opportunities for the retention of scattered River Red Gums, particularly a large tree in the 
north of the precinct;  

4. The topography is gently undulating;  
5. Pedestrian and cycling connections should be facilitated to encourage active transport to the Mernda 

Town Centre and Railway Station;  
6. Appropriate connections should be provided to the external road network, including Plenty Road, 

Station Road and Station Lane.  
 
Please refer to the Site Analysis Plan, forming part of the submitted Development Plan Package, and shown at 
Figure 21 on the following page. 
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FIGURE  22 – SITE ANALYSIS PLAN 
PREPARED BY PATCH DESIGN+PLAN 
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6.3 Mernda Strategy Plan Response  
This section outlines how the SRDP has been designed giving consideration to the plans and key objectives of the 
Mernda Strategy Plan. The subject site’s location within each relevant MSP Plan, as well as an MSP Comparison Plan 
(prepared by Patch Design + Plan), are shown at Figures 22-28 on the following pages.  
 
Plenty Road and Bridge Inn Road are designated as secondary arterial roads to the west and south, as well as a bus 
route (see Figure 22). A collector road is also designated through the adjoining site to the southwest. The railway 
reservation is also shown to the southeast, which has since been constructed.  
 
A shared path is designated within the Plenty Road and Bridge Inn road reserves, as well as a regional shared path 
within the railway reservation adjacent to the east of the site (see Figure 23).  
 
There are no areas of environmental significance, public open space or activity centres designated within the SRDP 
area (see Figures 24-26). However, the Mernda Town Centre is designated immediately to the southwest.  
 
The majority of the site is also within an area of low archaeological sensitivity, except for a small portion of the 
southwest corner which is ‘high for scarred trees (red gum)’ (Figure 27). 
 
 

 
 
  

 
FIGURE  23 – ROADS & PUBLIC TRANSPORT PLAN 

SOURCE: MERNDA STRATEGY PLAN 

 
FIGURE  24 – BICYCLE/PEDESTRIAN NETWORK PLAN 
SOURCE: MERNDA STRATEGY PLAN 
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Table 3. Response to Mernda Strategy Plan Key Objectives 
 
MSP Key Objective  Response  
1. To put in place an efficient, equitable and 
environmentally sustainable transportation system that 
reduces car dependence, encourages walking and cycling 
for local trips, and supports local economic activity.  
 

The SRDP will support conventional and medium density 
residential housing within walking distance to the Mernda 
Railway Station and Town Centre, reducing the reliance on 
the private motor vehicle. Footpaths on local streets will 
link to the broader pedestrian and cycling network, allowing 
residents to access their daily needs by active modes of 
transport.  
 

2. To protect and enhance environmental values by 
applying the principles of ecologically sustainable design 
to the designation of open space and the construction of 
urban areas.  
 

The SRDP area does not contain any designated areas of 
public open space. However, it is anticipated that 
consistent street tree planting will be provided throughout.  
 

 
FIGURE  25 – AREAS OF ENVIRONMENTAL  

SIGNIFICANCE PLAN 
SOURCE: MERNDA STRATEGY PLAN 

 
FIGURE  26 – OPEN SPACE NETWORK PLAN 
SOURCE: MERNDA STRATEGY PLAN 

 
FIGURE  27 – ACTIVITY CENTRES PLAN 
SOURCE: MERNDA STRATEGY PLAN 

 
FIGURE  28 – ARCHAEOLOGICAL SENSITIVITY PLAN 
SOURCE: MERNDA STRATEGY PLAN 
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3. To establish a series of diverse and pedestrian-friendly 
precinct activity centres that complement a mixed-use 
Mernda Town Centre of sub-regional status.  
 

The SRDP area does not contain an activity centre, however 
residents will have pedestrian access to the adjacent 
Mernda Town Centre which will help support commercial 
activity.  
 

4. To facilitate the timely provision of a range of community 
and recreation facilities to meet the needs of local 
residents and promote community health and cohesion.  
 

The SRDP area does not contain any designated 
community or recreation facilities. Therefore, this is not 
deemed a relevant consideration.  
 

5. To establish an integrated open space network that 
maintains ecological integrity and landscape character as 
well as offering a wide range of passive and active 
recreation opportunities for all user-groups.  
 

The SRDP area does not contain any designated areas of 
public open space. However, residents will have direct 
access to a regional cycling path along the railway line, as 
well as active recreation and conservation reserves on the 
adjacent side of Plenty Road.  
 

6. To protect Aboriginal and European heritage sites and to 
increase community understanding and awareness of this 
heritage through site-responsive urban design.  
 

St Joseph’s Church will be retained within its own 
individual parcel whilst Graffs House will be interpreted 
within a public reserve.  
 
Potential heritage dwellings will be subject to further 
comprehensive assessment at the planning permit stage. 
 
The SRDP area is not currently within an area of Aboriginal 
Cultural Heritage Sensitivity.  
 

7. To effectively and efficiently implement the 
servicing and drainage strategies that have been 
prepared by Yarra Valley Water and Melbourne Water 
respectively.  

 

The submitted engineering strategies outline drainage and 
servicing for the site in accordance with Yarra Valley Water 
and Melbourne Water strategies, respectively.  
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FIGURE 29 – MSP COMPARISON PLAN 
PREPARED BY PATCH DESIGN+PLAN 
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7 The Development Plan  
This section provides further details regarding key elements of the urban structure and should be read in 
conjunction with the Development Plan Package provided at Appendix 9.  
 
A series of specialist consultants were engaged to provide expert advice and input to the design of the SRDP. 
These reports also assess the SRDP against the applicable guidelines and standards to ensure appropriate 
compliance is achieved. This information will help to set clear development and engineering expectations to 
assist future permit applications for subdivision and development. Therefore, it is considered that the following 
information serves to suitably justify the proposed SRDP.  
 

7.1 Future Urban Layout & Land Use Overview  
The SRDP incorporates 8 individual properties with a combined overall area of approximately 5.39ha.  
 
The primary land uses will comprise conventional and medium density residential. The Development Plan 
package includes several plans such as the Site Analysis, Road Network, Masterplan Concept Development Plan 
and exemplar Case Study Images, which are discussed in the following section of this report. A copy of the 
Masterplan Concept Development Plan is shown on the following page (see Figure 29).  
 
The residential areas will be supported by a local road network that connects to Station Road and Plenty Road 
via a future connector street through the adjoining property to the south.  
 
It is envisaged that required drainage infrastructure and servicing will be located below ground within the road 
reserve. The internal and external road network have been designed to ensure traffic is unobstructed and 
supports bicycle and pedestrian activity through the delivery of pedestrian paths and appropriate street design. 
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FIGURE  30- MASTERPLAN CONCEPT DEVELOPMENT PLAN 
PREPARED BY PATCH DESIGN+PLAN 
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7.2 Key Elements  
 

7.2.1 Residential  
 
 
 
 
 
 
 
 

The Urban Design response identifies residential areas appropriate to the site context and key interfaces.  
 
This includes a mixture of conventional lots (300-450m2) and medium density residential areas (lots ranging 
from 150-300m2), with the majority of smaller lots accessed via rear laneways.  
 
A series of exemplar images from several case studies have been provided to demonstrate the type and quality 
of built form that is anticipated for the medium density allotments. Please refer to the Concept Development 
Plan, forming part of the submitted Development Plan Package. An excerpt is also shown as Figure 30 below. 
 
   

 
FIGURE  31- CASE STUDY IMAGES 
PROVIDED BY PATCH DESIGN+PLAN 
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7.2.2 Servicing  
 
 
 

A professional engineering consultant, Arcadis, were engaged to prepare a high-level servicing strategy for the 
provision of utilities to the subject area (Figure 31).  
 
The key conclusions were as follows:  

• All servicing infrastructure is available, or can be provided, to the subject site with potential for external 
extensions/upgrades;  

• There is a sewer outfall to the north that should be able to provide for at least part of the site. 
Alternatively, it is expected that a sewer pump station could be required;  

• There are a number of water assets adjacent to the subject site, however these may not have necessary 
capacity to service the site and therefore may require upgrades;  

• Gas, power and NBN are available near to the site, although similarly some external upgrades may be 
required.  

• All existing aerial services, including electricity (rated 22kV or less) and telecommunications assets, 
within the development area and streets abutting the subdivision are required to be undergrounded.  

 
For further details please refer to the Drainage and Engineering Services Strategy, prepared by Arcadis, 
provided as Appendix 7. 
 
 
   

 

FIGURE  32- SEWER SERVICING PLAN 
SOURE: YARRA VALLEY WATER 
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7.2.3 Drainage  
 
 
 

The urban layout has been designed with consideration of flood conditions and to appropriately manage 
stormwater generated from urban development. An excerpt of the Mernda Central DSS is shown as Figure 32 
below.  
 
Site drainage infrastructure is summarised as follows (refer Figure 32 below):  

• Stormwater runoff for the minor rainfall event will be collected and conveyed downstream via a 
traditional pit and pipe road drainage network (20% AEP, 5-year ARI)  

• Roadways will used to convey flows to the downstream for larger rainfall events up to the 1% AEP (100-
year ARI) design rainfall event. 

• Prior to discharging from the site, stormwater runoff from minor frequent events will undergo water 
quality treatment in bio-retention basins as a water sensitive urban design measure. 

• Discharge locations from the site will ultimately aim to align with the Mernda Central DSS drainage layout 
with several outlets to Station Road to the east, the Station Lane easement to the south, and crossing 
Plenty Road to the west. Additional information is currently being sought from relevant authorities to 
confirm the status and hydraulic capacity of their nearby infrastructure.  

• Depending on the status and timing of downstream infrastructure (proposed or constructed) some 
interim stormwater quantity measures, such as on-site detention basins, may be required. 

 
For further details please refer to the Stormwater Management Strategy (SWMS), prepared by Arcadis, 
provided at Appendix 8. 
 

 
FIGURE 33- PROPOSED PIPE NETWORK (BLUE), BIO-RETENTION BASINS (GREEN) AND MAJOR FLOW PATHS (RED) 
PREPARED BY ARCADIS 
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7.2.4 Access and Transport  
 

 
 
The urban layout has been designed with input from a professional traffic consultant, Traffix Group, to design 
a safe, convenient and efficient internal road network throughout the precinct (see Figure 33).  
 
Key aspects of the transport network are described as follows:  

• The road network is generally consistent with the Mernda Strategy Plan;  
• It utilises the existing road network, as well as additional connections and upgrades, to provide a high 

level of vehicular, cycling and pedestrian permeability;  
• Logical connections to the external network are provided;  
• Traffic management measures have been identified to assist creation of a safe road environment, 

including intersection treatments;  
• The proposed road network is expected to satisfactorily accommodate all future traffic movements;  
• The proposed impact of the anticipated traffic volumes is expected to be minimal and manageable in 

the context of the overall road network.  
• Street cross sections will be designed in accordance with City of Whittlesea’s Guidelines for Urban 

Development.  
 
For further details please refer to the Traffic Engineering Assessment, prepared by Traffix Group, provided at 
Appendix 10. 
 
  

 
FIGURE  34- ROAD NETWORK PLAN 
PREPARED BY PATCH DESIGN+PLAN 
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7.2.5 Railway Interface Acoustic Treatment 

 
The Train Noise Assessment, prepared by Marshall Day Acoustics, outlines several recommendations for 
appropriate noise attenuation to help meet guidelines for internal amenity of dwellings. This includes an 
acoustic barrier to the north-east boundary adjacent the train stabling yard, as well as building envelope design 
measures to dwellings behind the acoustic barrier and along the eastern boundary of the subject site (adjacent 
the train line). These measures include glazing systems, and façade and roof treatments. Proposed noise 
attenuation measures are also identified on the Masterplan Concept Development Plan. 
 
For further details please refer to the Train Noise Assessment, provided at Appendix 6.    
 
 
 
7.2.5 Biodiversity & Tree Retention / Removal 

 
 
A Biodiversity Assessment and Arboricultural Assessment were undertaken for properties where access could 
be obtained. Field work was conducted to identify and map existing flora and fauna on the subject site.  
 
Key aspects of the vegetation management are described as follows:  
 

• Retention and removal of River Red Gums (RRG’s) will be subject to detailed design at the planning 
permit stage to the satisfaction of the responsible authority. 

• Several RRG’s are outside the subject site and may be impacted by external factors, such as: 
o Tree nos. 1-5 are located outside the subject site may be removed to facilitate widening / 

urbanisation of Station Road and an interface road to the station. 
o Tree nos. 24 & 34 are located within the PAO. 

• Other identified River Red Gums will require a planning permit for their removal and the provision of 
necessary offsets in accordance with the Whittlesea Planning Scheme.  

• A native vegetation patch in the south-west corner will be impacted by land required for the applicable 
PAO. However, it is anticipated that a portion may be retained subject to future detailed design at the 
planning permit stage. 

• River Red Gum trees must be assessed against Clause 12.01-1L of the Whittlesea Planning Scheme to 
ensure that preservation of high quality trees within local parks and widened nature strips. 

 
Please refer to the Masterplan Concept Development Plan which identifies the location of existing trees within 
the SRDP area. It is worth noting that any future subdivision and development is not to affect the adjoining 
native vegetation that is to be retained. 
 
For further details please refer to the Biodiversity Assessment, prepared by Ecolink Consulting, provided at 
Appendix 3. 
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7.2.6 Heritage 

 
 
 
 

A Heritage Assessment was undertaken for St Joseph’s Church, Graff’s House and the Dry Stone Walls, as well 
as the dwelling on Property 6. Key recommendations of the report for the management of heritage features are 
as follows:  
 
Dry Stone Walls 
 
Recommendation 1: No further heritage assessment is required. The dry stone wall is assessed as being of 
local significance (see Section 4 of the assessment). 
 
Recommendation 2: Use of Surplus Stone 
The stone wall should be subject to restoration or salvage if restoration is not possible:  

1. Dismantling the Wall/Restoration of the wall  
- A qualified practitioner must be used for any restoration work for the dry stone wall removal. 
- This must be done in a careful and systematic manner, preferably not during the winter, and in a 

fashion that does not break, chip or otherwise damage the stone.  
2. Salvage and Storage of Material  

- The salvaged stone must be stored at a suitable location and in a manner that protects the stone 
from any future works, preferably where earthworks are not planned or where they have been 
completed.  

3. Options for the salvage and reuse of the stone:  
- The stone from the historic wall material must be stockpiled and reused to help retain this aspect 

of the area's character through re-use in fencing and landscaping.  
- Surplus stone may be disposed off-site.  

 
St Joseph’s Church 
 
Recommendation 3: St. Joseph’s Catholic Church must be retained with in the proposed development. The 
proposed lot containing the church must be designated a no-go zone during any ground disturbance works. 
 
Recommendation 4: St Joseph’s Catholic Church should be registered in the Heritage Victoria Database as an 
example of Victorian Gothic architecture. 
 
Graff’s House 
 
Recommendation 5: Graff’s House should be managed in accordance with the Consent to Damage permit. 
 
Heritage Dwelling (Property 6) 
 
A Heritage Protection Area (or ‘curtilage’) is shown on the SRDP for Property 6, affording protection to the 
dwelling subject to further assessment at the planning permit stage.  
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Please refer to the Masterplan Concept Development Plan which identifies the heritage features. For further 
details please refer to the Heritage Assessment, prepared by Benchmark Heritage, provided at Appendix 4. 

7.3 Intrastructure Contributions  
7.3.1 Melbourne Water Drainage Contribution  
 
Developers are required to pay a contribution for the delivery of drainage infrastructure in accordance with the 
Mernda Central Development Services Scheme (DSS).  
 
It is anticipated that this will be included as a permit condition to be paid by individual developers at the time of 
development. The contribution rates are currently listed as $181,948 per hectare (hydraulic) and $41,424 per 
hectare (water quality), respectively, although these are subject to change at any time. Please refer to the 
Melbourne Water website for the latest rates.  
 
7.3.2 Development Contributions  
 
Developers are required to pay a contribution for the provision of shared infrastructure in accordance with the 
Mernda Strategy Plan Development Contributions Plan Precinct 5 (DCP) and the Development Contributions 
Plan Overlay - Schedule 7 (DCPO7).  
 
It is anticipated that this will be included as a permit condition to be paid by individual developers at the time of 
development. The current contribution rates (2022/23 indexed rates) are $213,527.61 per hectare for the 
Development Infrastructure Levy (DIL) and $219.72 per dwelling for the Community Infrastructure Levy (CIL). 
These rates are subject to annual indexation increases. Please refer to Council’s website for the latest rates. 
 
7.3.3 Public Open Space Contribution  
 
A Public Open Space Contribution of 10.7% Gross Developable Area is required as part of future permit 
applications in accordance with the Mernda Strategy Plan and Clause 53.01 of the Whittlesea Planning Scheme.  
 

7.4 Planning Permit Application Requirements  
It is anticipated that future planning permit applications will need to submit additional information (including 
but not limited to the following), subject to the discretion of the Responsible Authority:  
 

• Detailed Servicing Strategy  
• Stormwater Management Strategy (SWMS)  
• Traffic Impact Assessment  
• Landscape Plan 
• Arboricultural Assessment (Property 1 & 8) 
• Comprehensive Heritage Assessment (Properties 6 and 8 only) 
• Biodiversity Assessment (Property 8) 

 
Property 8 elected to not be included in the preparation of background reports for this Development Plan. 
Consequently, they require the full suite of assessments to be prepared in accordance with the Whittlesea 
Planning Scheme prior to development of their property. 
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7.4.1 Design Guidelines 
 
The implementation of Design Guidelines will be required to the satisfaction of Council, as a condition of 
a granted permit and implemented as a condition of the sale of contract of future residential lots. These 
should include measures specific to the site and relate to street address, interface and viewlines. 
 
The following guidance should be considered in relation to double fronted lots:  
• Design to provide overlooking (such as balconies) to promote passive surveillance of the public 

realm. 
• Dual fronted lots must express non-dominant garage design treatments with vertical separation and 

secondary access to the lot supported.  
• Design must conceal services from the public realm.  
• Design must provide shared bin storage that is screened and located away from dwelling entry points 

and windows. 
 
The Design Guidelines will also include guidance on limiting overshadowing of any adjoining native 
vegetation with a requirement for shadow diagrams to accompany any application for development.   
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8 Conclusion  
This Development Plan has been prepared in accordance with the requirements of the Development Plan Overlay 
- Schedule 5 (DPO5) of the Whittlesea Planning Scheme. As demonstrated in preceding sections, the SRDP 
successfully responds to, and appropriately satisfies, the key design considerations set out in the DPO5, Mernda 
Strategy Plan and Whittlesea Planning Scheme.  
 
In summary, the key benefits (as listed throughout this document) will be the ability to provide affordable and 
diverse housing opportunities in a high-quality neighborhood that respond to the site’s convenient access to the 
Mernda Railway Station and emerging Mernda Town Centre. 
 
 
 
 
  

 
FIGURE 35- MERNDA TOWN CENTRE 
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Appendix 1 
SURVEY PLAN  

(PREPARED BY LYSSNA) 
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Appendix 2 
ARBORICULTURAL ASSESSMENT 

AND REPORT 
(PREPARED BY TREEMAP ARBORICULTURE) 
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Appendix 3 
BIODIVERSITY ASSESSMENT 

(PREPARED BY ECOLINK CONSULTING)  
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Appendix 4 
HERITAGE ASSESSMENT  

(PREPARED BY BENCHMARK HERITAGE) 
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix 5 
CONTAMINATION ASSESSMENT 

(PREPARED BY CONNOLLY ENVIRONMENTAL)  
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Appendix 6 
TRAIN NOISE ASSESSMENT 

(PREPARED BY MARSHALL DAY ACOUSTICS)
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Appendix 7 
DRAINAGE AND ENGINEERING 

SERVICING STRATEGY REPORT 
(PREPARED BY ARCADIS)  
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix 8 
STORMWATER MANAGEMENT STRATEGY 

(PREPARED BY ARCADIS)  
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix 9 
DEVELOPMENT PLAN PACKAGE 
(PREPARED BY PATCH DESIGN+PLAN) 
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Station Road Development Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix 10 
TRAFFIC ENGINEERING ASSESSMENT 

(PREPARED BY TRAFFIX GROUP) 
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STATION LANE COLLECTOR ROAD

LEGEND
SITE BOUNDARY
INTERNAL PROPERTY BOUNDARY
RESIDENTIAL (CONVENTIONAL/MEDIUM DENSITY)  
EXISTING CHURCH SUPERLOT
TREE RESERVE/POCKET PARK
PUBLIC ACQUISITION OVERLAY
SIGNALISED INTERSECTION
EXISTING SHARED PATH
PROPOSED SHARED PATH
REMNANT TREE + TPZ 
TREE ID NUMBER (TREEMAP ARBORICULTURAL ASSESSMENT)
REMNANT VEGETATION PATCH
POTENTIAL BIO-RETENTION BASIN
PROPOSED ACOUSTIC BARRIER
POTENTIAL HERITAGE BUILDING
HERITAGE PROTECTION AREA 

8

EXISTING
CHURCH

FORMER
GRAFFS HOUSE

685M2

1

2

3

4

5

6

7

8

9

10

11

12

13

12

11

12

13

14

NOTES:
COUNCIL CURRENTLY UPGRADING STATION ROAD. DEVELOPER OF 1500 
PLENTY RD WILL BE REQUIRED TO URBANISE NORTHERN VERGE INC. 
BUT NOT LIMITED TO FOOTPATH, VERGE, INDENTED PARKING ETC. 
SUBJECT TO APPROVAL FROM RESPONSIBLE AUTHORITY;

ULTIMATE ACCESS TO STATION ROAD FROM STATION LANE OR FUTURE 
DEVELOPMENT WOULD BE SUBJECT TO VICTRACK AND PTV APPROVAL;

SIGNALISED INTERSECTION TO BE PROVIDED BY OTHERS;

PROPERTY 1 (1500 PLENTY ROAD) REQUIRES FURTHER TREE 
ASSESSMENT +  + PROPERTY 8 (4 STATION ROAD) REQUIRES FURTHER 
TREE + BIODIVERSITY ASSESSMENT;

ACOUSTIC TREATMENTS REQUIRED IN ACCORDANCE WITH THE TRAIN 
NOISE ASSESSMENT PREPARED BY MARSHALL DAY ACOUSTICS (AND 
SUMMARISED IN THE DEVELOPMENT PLAN), INCLUDING DWELLINGS 
NORTH OF THE EAST-WEST SECTION OF STATION ROAD AND FRONTING 
STATION ROAD TO THE EAST AT THE RAIL INTERFACE

TREES ASSESSED WITHIN THE ARBORICULTURAL ASSESSMENT 
PREPARED BY TREEMAP ARBORICULTURE (2021) THAT ARE NOT 
PROTECTED UNDER THE WHITTLESEA PLANNING SCHEME HAVE NOT 
BEEN SHOWN

THE PAPER ROAD WILL NOT BE REQUIRED ALONG THE EASTERN 
BOUNDARY ADJACENT THE RAIL INTERFACE IF VICTRACK APPROVAL IS 
GRANTED TO UPGRADE THE WESTERN SIDE OF STATION ROAD 
(INCLUDING A FOOTPATH);

FURTHER DETAILED DESIGN IS REQUIRED FORMING PART OF A FUTURE 
PLANNING PERMIT APPLICATION TO DETERMINE THE TREATMENT OF 
ROCK FORMATIONS EAST OF THE PROPERTY AT 4 STATION ROAD 
ABUTTING THE STATION ROAD RESERVE;

POTENTIAL BIO-RETENTION BASINS SHOWN AREA SUBJECT TO 
FURTHER DETAILED DESIGN TO THE SATISFACTION OF WHITTLESEA 
COUNCIL AT THE PLANNING PERMIT APPLICATION STAGE;

A TREE PROTECTION STRATEGY IS REQUIRED AS PART OF FUTURE 
PLANNING PERMIT APPLICATIONS, WHERE APPLICABLE, FOR THE 
PROTECTION OF IDENTIFIED TREES IN ACCORDANCE WITH THE 
WHITTLESEA PLANNING SCHEME AND TO THE SATISFACTION OF 
WHITTLESEA COUNCIL.

MEDIUM DENSITY PRIMARY FRONTAGE TO ADDRESS STATION LANE 
WITH VEHICULAR ACCESS TO BE PROVIDED VIA LANEWAY/LOCAL 
STREET.

EXISTING GRADE CONDITION FOR ROAD ALIGNMENTS PROVISIONALLY 
MEET DDA FOOTPATH REQUIREMENTS. FUTURE FLP DESIGN TO 
PROVIDE UTLIMATE DESIGN OUTCOME;

1470 PLENTY RD - 'DWELLING HAS BEEN IDENTIFIED AS BEING OF 
LOCAL HERITAGE SIGNIFICANCE AND IS IN THE PROCESS OF BEING 
CONSIDERED FOR PERMANENT HERITAGE PROTECTION;

ALL RIVER RED GUM TREE REMOVAL WILL BE DEALT WITH AT THE 
SUBSEQUENT PLANNING PERMIT APPLICATION PHASE.

1

2

7

7

8

2

5

4

4

2

3

2

PROPERTY ADDRESS CONVENTIONAL MD MD SL TOTAL

1 1500 PLENTY ROAD 0 0 18 18
2 1490 PLENTY ROAD 0 8 0 8
3 2 STATION ROAD 0 24 0 24
4 10 STATION ROAD 0 6 0 6
5 1480 PLENTY ROAD 0 20 0 20
6 1470 PLENTY ROAD 8 5 0 13
7 1480 PLENTY ROAD 27 19 0 46
8 4 STATION ROAD 3 19 0 22

38 101 18 157

YIELD ESTIMATE

Total 

PROPOSED DENSITY (DW/NDHa) 32.2

Tree Category Trees To Be 
Retained

Trees To Be 
Removed Total

RRG (Inc. 80% Retention Policy) 4 0 4
RRG (Small Tree/Planted) 1 17 18
RRG (Plenty/Station Rd Upgrades) 0 2 2
Other Trees 0 42 42
Total 5 61 66

Retention Rate* 100.00%

*Retention % does not include Small RRG or RRG already removed external 
road upgrades
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Mernda Town Centre 

Attachment 3: Site Context Plan 

1480 Plenty Road 

1470 Plenty Road 

1490 Plenty Road 

1500 Plenty Road 

10 Station Road 

2 Station Road 

4 Station Road 

Mernda Regional Sports Precinct (future) 

Metro Train Stabling 

Land affected by the Station Road 

Development Plan 

Mernda Recreation Reserve 

AGENDA - Scheduled Council Meeting 16
July 2024

Att 5.3.3

177 | 412



Land affected by the Station Road 

Development Plan 

Attachment 3: Suburb Context Plan 

Urban Growth Boundary  Suburb Boundary 

Mernda Village Shopping Centre 

St Josephs Catholic Primary School 

Mernda Town Centre  

Mernda Train Station  

Costa Mushroom Farm 

Hazel Glen College 

Mernda Central College 

Mernda Regional Sports Precinct (future) 

AGENDA - Scheduled Council Meeting 16
July 2024

Att 5.3.3

178 | 412



Attachment 4 - Station Road Development Plan Submissions Summary and Officer Response Table  

Key Submission Points  Officer Response  
1. Affected Landowner- Plenty Road  

a) Requests that the residential land along 
Plenty Road be designated as 'Medium 
Density' rather than 'Conventional 
Housing' in accordance with the 
overarching strategy, the MSP. The 
Development Plan does not explain 
why some areas are 'Conventional 
Housing' and others are 'Medium 
Density'. 

The designation of medium and convention 
density development has been reviewed. The 
Development Plan has been updated to 
redesignate the land along Plenty Road from 
conventional density to medium density. The 
Council Report recommends the land to the 
east of the heritage dwelling be updated to 
conventional density as a transition of density 
from the heritage site to medium density 
development. 
 
The Development Plan has been updated to 
include indicative lot sizes to provide greater 
certainty of development outcomes.  
 
  

b) Requests that the area of heritage 
curtilage read ‘potential heritage 
protection area’ rather than ‘heritage 
protection area’ as this is subject to 
further heritage assessment and 
strategic process. The background 
colour within the heritage area has no 
specified purpose according to the 
legend. 

The Development Plan legend has been 
updated to reflect the requested change.  

c) Asserts that the Development Plan 
should recognise the options for future 
use of the heritage building and this 
should not be limited to only 
residential. 

The Development Plan does not limit the use of 
the heritage building to only residential uses.  
Consideration may be given as part of the 
separate planning process to apply the Heritage 
Overlay as to whether the site is suitable for a 
wider range of potential uses which may 
encourage the adaptive re-ruse of the building. 

d) Requests that the ‘Possible 
bioretention basin’ is shown within a 
public reserve similar to those in other 
areas of the Plan. 

The Development Plan has been updated to 
apply the tree reserve/pocket park colour to 
the area including the trees and potential 
bioretention basin. 

e) Expresses concern that the 
bioretention basin shown on Property 8 
in the Development Plan (and not 
Property 7) may result in additional 
stormwater being directed to Property 
6.  

Refer to response 2 b. below.   

f) States that the Development Plan 
shows Property 1 and Property 8 in 
different shades of grey and that it is 
unclear what the status is of these 

Property 1 and Property 8 both form part of the 
Development Plan. As both properties are 
subject to further assessment they are shown 
as grey on the plan. Property 1 will require an 
arborist report and Property 8 will require an 
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properties and whether they form part 
of the Development Plan. 

arborist and biodiversity assessment at the 
planning permit stage.  

g) States that there is no suggestion that 
the trees are of heritage significance 
which should be indicated. 

The trees are not of heritage significance.  

h) Indicated that two trees within the 
property have been removed from the 
land and therefore should not be 
shown on the masterplan. 

The Development Plan has been updated to 
remove trees 21 and 32 from the Development 
Plan.   

i) Asserts that the use of Station Road as 
the only vehicle access to the 
Development Plan area leaves 1470 
Plenty Road landlocked until the 
property to the east is developed.  
 
Requests that the Development Plan 
shows a driveway/road in front of the 
heritage building connecting to Station 
Lane or as a temporary and alternative 
vehicle access arrangement. 

The Development Plan aims to provide a 
permeable street network and integrate the 
various parcels into a cohesive layout. Due to 
no access being allowed to Plenty Road, this 
restricts options for road access.   
 
The Development Plan does not go to the level 
detail of showing driveway access and this can 
be determined at the planning permit stage.  

j) Requests that the Development Plan 
provide opportunities for community 
uses to locate on the land subject to 
further assessment. 

The Development Plan does not prohibit 
community uses from locating within the 
Development Plan area in accordance with the 
overarching zone. However, a community use 
may be subject to further assessment at the 
planning permit stage and would need to meet 
the objectives and requirements of the 
Whittlesea Planning Scheme and be generally in 
accordance with the Mernda Strategy Plan and 
the approved Development Plan. The use of 
land within the Development Plan accords with 
the Mernda Strategy Plan which is the 
overarching strategic plan for the suburb. 

k) Does not support the road alignment 
(loop road) as it restricts development 
opportunity. Suggests that the loop 
road is removed and rear laneway 
access with the medium density 
residential.  

The loop road is required as the land is 
designated as medium density to ensure there 
is adequate visitor car parking within the road 
reserve and a more permeable road network. 
Additionally, this provides a more appropriate 
interface to Plenty Road, an arterial road which 
will provide no opportunity for on-street car 
parking.  

2. Affected Landowner - Station Road 

a) Objects to the Development Plan. 
States that they had declined 
participation in the development plan 
and does not provide consent. 
Requests that their property is 
excluded from the Development Plan. 

Development Plan Overlay - Schedule 5 (DPO5) 

applies to the subject property and therefore a 

Development Plan is required to subdivide the 

land. Any future planning permit must be in 

accordance with the proposed Development 

Plan. DPO5 requires a Development Plan to be 

prepared in order to implement the objectives 

of the Mernda Strategy Plan. This is unlikely to 
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be achieved in areas of fragmented land 

ownership with properties being developed 

individually. For this reason, DPO5 requires 

Development Plans to be prepared for 

precincts rather than individual holdings. As 

such, its inclusion in the Development Plan 

provides for orderly planning of the sub 

precinct and urban development of the subject 

property. The Development Plan does not 

prevent future subdivision of the land or 

retention or use of the existing dwelling.  

b) Asserts that the development 
arrangement favours adjoining 
properties and will devalue the 
property value. Argues that the road 
arrangement significantly reduces the 
available land for housing.  
 
Also requests that the bio-retention 
basin be relocated to the property 
directly adjacent as well as the local 
access road.  

 

The Development Plan has been updated to 
terminate the east-west local road at the 
eastern boundary of Property 7. A temporary 
turn around area is to be provided. The 
alignment of the east-west local road through 
Property 8 will be subject to further 
assessment. 
 
The Development Plan has been updated to 
relocate the bio-retention basin within Property 
7.  

c) Opposes the use of their land for the 
widening or extending of Station Lane 
as the property is not serviced by 
Station Lane. 

Noted. There is no proposal for the 

Development Plan to apply to the submitters 

land or to amend the existing approved 

Development Plan affecting the submitters 

land. As such, a recommendation of the Council 

Report is that the Development Plan include 

following statement: In relation to the Station 

Lane widening, the adjoining Mernda Town 

Centre North East Development Plan states the 

following: Development of the Development 

Plan may potentially require its reservation to 

be widened to 20m to allow a bus service to 

operate. Should Station Lane not be required to 

accommodate a bus service the ultimate 

reservation can be re-negotiated at the 

planning permit application stage. 

 

3. Department of Energy, Environment and Climate Action  

a) State that the Development Plan does 
not demonstrate how native vegetation 
will be avoided or minimised. The 
current proposed lot layout and 
reserve/pocket park sizes will result in 
consequential loss of all identified 
native vegetation. 

Native vegetation removal will be assessed at 
the planning permit stage, when the applicant 
will have to demonstrate how native vegetation 
removal has been avoided and minimised.  
 
The Council Report recommends including 
requirements in the Development Plan to 
maximise the retention of River Red Gums, 

AGENDA - Scheduled Council Meeting 16
July 2024

Att 5.3.4

181 | 412



including juvenile River Red Gums, at the 
planning permit stage. 

b) State that the proposed layout does 
not anticipate changes that might be 
required should native vegetation of 
high biodiversity value or important 
biodiversity values be identified within 
Property 8.  
 
Of particular concern is the location of 
the proposed east-west local road 
connection through the centre of 
Property 7 which may be subject to 
change should the further assessments 
identify significant values. It is 
recommended allowance be included 
for a vehicle turnaround on the 
proposed local road at the eastern 
boundary of Property 7 (or similar) 
should through access to Property 8 
not be achieved. 

 

Officers agree that the exhibited Development 
Plan did not anticipate changes that might be 
required to the layout if native vegetation or 
biodiversity values are identified within 
Property 8.  
 
The Development Plan layout has been 
updated to terminate the east-west road at the 
eastern boundary of Property 7 and a turn 
around area will be provided. Refer to response 
2 b. above. 

c) State that the native vegetation and 
biodiversity values within the Station 
Lane road reserve that runs along the 
southern boundary of the DP area have 
not been assessed. There is potential 
for direct and indirect impacts to native 
vegetation and biodiversity values from 
the DP which have not been 
considered. This includes potential 
direct impacts to native vegetation on 
the adjacent road reserve from 
potential site outlets shown on Figure 
32 – sewer servicing plan and the 
proposed pipe network, bioretention 
basins and major flow paths or from 
construction of the access street or 
station lane widening shown on Figures 
30 and 34. 

The Development Plan has been updated to 
include the following note - ‘any future 
subdivision and development is not to affect the 
adjoining native vegetation that is to be 
retained.’ 

d) Recommend that the Design Guidelines 
(Section 7.4.1) include guidance on 
limiting overshadowing of any retained 
native vegetation with a requirement 
for shadow diagrams to accompany any 
application for development adjoining 
lots, reserves or open space where 
native vegetation is proposed to be 
retained. 

 

A note to this effect has been included in the 
Development Plan Report.  
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e) State that the Biodiversity Assessment 
report conclusions that there is a low 
potential for the EPBC Act listed and 
FFG Act listed threatened Matted Flax-
lily Dianella amoena does not appear to 
have considered the ability of this 
species to persist in areas of 
predominantly non-native vegetation 
and the low likelihood of detectability 
of this species outside the flowering 
time. Recommend that further 
consideration be given to the potential 
for impact to this species. 

 

The following note has been included in Section 

7.4 of the Development Plan: 

Given seasonal conditions on the site it is 
possible that flora and fauna identified within 
the Environment Protection and Biodiversity 
Conservation (EPBC) Act may present within the 
Development Plan area and may require further 
assessment at the planning permit stage. 
 

4. APA APT O&M Services Pty Ltd 
Makes no objection to the proposed 
Development Plan. 

Submission noted.   

5. APA VTS Australia (Operations) Pty Limited 

Makes no objection to the proposed 
Development Plan. 

Submission noted.  

6. Country Fire Authority   

Supports the Development Plan in its current 
form and provides the below advice in relation 
to fire safety for Development:  

• Sufficient width roads/ streets to permit 
emergency vehicles access at times,  

• Reliable, reticulated Fire Hydrant 
system – pressure and flow,  

• Vegetation throughout the location 
managed in a fuel modified state during 
the Fire Danger Period. 

Submission noted.  
 
The Development Plan provides for sufficient 
road widths for emergency vehicle access. 
Additional fire safety measures can be 
addressed in later stages of Development.  

7. Melbourne Water  

Makes no objection to the proposed 
Development Plan. 
 
Notes that the Development Plan looks to 
connect into local drainage infrastructure for 
the 20% AEP flow through underground pipe 
infrastructure and overland flows. Considers 
the Development Plan to be generally in 
accordance to the DSS.  

Submission noted.  

8. Melbourne Water 

Makes no objection to the proposed 
Development Plan.  

Submission noted. 

9. Department of Transport and Planning 

a) Requests that the statement in relation 
to access to Station Road is updated to 
including the following wording 
“Ultimate access to Station Road from 
Station Lane or future development 
would be subject to VicTrack and PTV 

Noted. It is considered that statement 

“Ultimate access to Station Road from Station 

Lane or future development would be subject 

to VicTrack and PTV approval.’ implies that an 

alternative access would need to be provided in 
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approval. If not approved by the 
relevant authority, the Development 
Plan is to be amended to provide 
alternate access arrangement”. 

the instance that it is not approved by VicTrack 

or PTV. This statement is consistent with the 

approved Mernda Town Centre North East 

Development Plan to the immediate south that 

also contemplates access to Station Road.  

b) States that the intersection of Plenty 
Road and Everton Drive will be 
constructed by the City of Whittlesea 
and if not funded by Council 
requirement should be included in the 
Development Plan for it to be 
constructed as part of the Development 
Plan.  

The signalised intersection at Plenty Road and 
Everton Drive will be funded and constructed 
by the City of Whittlesea.  

c) Notes that the intersection of Plenty 
Road/Station Road would not be able 
to restrict left-in/left-out without 
physical restrictions.  

The Development Plan identifies the 
intersection at Plenty Road and Station Road as 
left-in/left-out. It is considered that any 
physical restrictions can be incorporated into 
the intersection as part of its future upgrade.  

d) Requests that the Development Plan 
identifies how the left-in/left-out at 
Plenty Road/Station Road will match in 
with the access to the future Regional 
Aquatic and Sports Centre at Mernda.  

The detailed design of this intersection can be 

considered at the planning permit stage noting 

the need to consider access to the future 

Regional Aquatic and Sports Centre at Mernda. 

e) States that there are no noise contours 
included in the submitted noise report 
to review the noise attenuation 
measures for the southern portion of 
the precinct.  

The noise levels were measured in the southern 
portion of the site and found to be below the 
required thresholds for noise attenuation 
measures.  

f) States that it is necessary to consider 
traffic movements in and out to and 
from the arterial road network after 
deciding an appropriate road network 
for the precinct. This can be provided at 
the planning permit stage.  

Noted.  
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