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1.0

INTRODUCTION
•

larger lots of 2,000m2 + are located at the
eastern end of the site adjacent to Yan
Yean Road.

•

smaller lots of 350m to 600m are located
around the western knoll on the site and
towards the rear of the site facing the linear
reserve.

•

public open space, which equates to
approximately 4.7% of the site area,
excluding the linear open space / drainage
reserve at the rear of the subject land.

This Development Plan relates to the ‘Bond
Property’, which is formally known as 995 Yan
Yean Road, Doreen.
The location of the subject land is shown in
Figures 1 and 2.
The ‘Bond Property’ (the subject land) has an
area of 44.69 hectares and is located on the
west side of Yan Yean Road, approximately 300
metres south of the developing Laurimar
residential estate and approximately 750 metres
north of Bridge Inn Road. It forms part of the
Mernda/Doreen urban growth area within the
City of Whittlesea and is zoned Residential 1.
Clause 43.04 (Development Plan Overlay) of the
Whittlesea Planning Scheme specifies that a
permit must not be granted to use or subdivide
the subject land, or to construct a building or
carry out works thereon, until a development
plan has been prepared to the satisfaction of the
responsible authority.
Notwithstanding this
requirement Schedule 5 to Clause 43.04
provides the City of Whittlesea, as the
responsible authority, with the discretion to grant
a permit for subdivision prior to the approval of a
development plan. The Council, however, must
be satisfied that the subdivision will not prejudice
the future use or development of the land for the
purpose of the Residential 1 Zone or any aspect
of the City of Whittlesea’s Municipal Strategic
Statement.
A separate planning permit application for
subdivision has recently been made in respect
of the subject land.
This report and the attachments constitute the
Development Plan for the subject land for the
purposes of Clause 43.04 (Schedule 5).
The Development Plan provides for the
residential subdivision of the subject land, with a
strong emphasis on open and integrated
landscape themes, retention of remnant native
trees, interconnection with adjoining land and
provision of a semi-rural interface to Yan Yean
Road.
It incorporates the following key
components:
•

the majority of lots range in size from 700m
to 1,000m2.

2

2

The report addresses the following:
•

The subject land’s regional and local
context.

•

The subject
characteristics.

•

The relevant planning controls and policies
that apply to the land.

•

Details of the Development Plan with
respect to:
-

•

land’s

particulars

and

design philosophy and vision
road layout and connectivity
lot size and dwelling types
public open space
pedestrian and bicycle access
landscape master plan
staging

The
town
planning
considerations
associated with the Development Plan,
including:
-

consistency with the design principles
in the draft Mernda Strategy Plan
provision of a range of dwelling types
extent of public open space
integration with adjoining land
connectivity with the local road network
provision of pedestrian and bicycle
access
retention of existing vegetation and
proposed additional landscaping
management of archaeological sites

2
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•

-

Service infrastructure considerations
associated with the Development Plan
including;
Drainage
Water supply
Sewerage reticulation
Electricity
Telecommunications
Gas supply
Services capacity

2
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FIGURE 1. – LOCALITY PLAN

SUBJECT LAND

Source: Melway – Edition 29

FIGURE 2. – ZONING PLAN

Yan Yean Pipe
Track

SUBJECT LAND

Yan Yean Road

Bridge Inn Road
Source: pData 3.1 - Whittlesea Planning Scheme


N
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2.0

THE SITE CONTEXT

2.1

Regional Context

Land on the east side of Yan Yean Road
opposite the subject land is within the Shire of
Nillumbik and is zoned for rural purposes.

The Plenty Corridor has been identified as one
of Melbourne’s three priority metropolitan growth
areas since the 1980s.
There are three main urban growth areas within
the Plenty Corridor; namely South Morang and
Mernda/Doreen, where most of the recent
growth has been directed, and Whittlesea
township, which is the focus of incremental
growth.
The subject land is located within the
Mernda/Doreen growth area approximately
28km from the Melbourne GPO and mid-way
between the newly developing South Morang
residential area to the south and Whittlesea
township to the north.
Plenty Road provides the main north-south link
through the Mernda/Doreen growth area, from
the established metropolitan area and the
Western Ring Road to the south and Whittlesea
township to the north. Yan Yean Road provides
the secondary north-south link.
Planning
policy
suggests
that
the
Mernda/Doreen growth area is expected to
accommodate some 40,000 people once fully
developed.

2.2

Local Context

The Laurimar estate to the north of the subject
land (beyond the adjoining property) is the first
stage of development in Mernda/Doreen area
and is now well advanced.
Until recently, urban development in the
Mernda/Doreen area, including the subject land
and adjoining land to the north, south and west,
has not been possible due to servicing
limitations. This circumstance changed in mid
2000 when Yarra Valley Water announced that
the spare capacity in the Eltham Main sewer
could be accessed to service the equivalent of
16,500 residential lots in the area.
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3.0

EXISTING SITE CONDITIONS

3.1

Extent of the Site

The subject land has a frontage to Yan Yean
Road of 342.99 metres, a depth of between
1,282.06 metres and 1,321.854 metres, and an
area of 44.69 hectares.
A copy of the Certificate of Title is attached to
this report as Appendix 1.

3.2

Exiting Use and Improvements

The subject land is currently used for grazing.
The existing buildings include a dilapidated (disused) house, machinery/dairy shed and other
outbuildings, all of which are located towards the
south-east corner of the site towards Yan Yean
Road.
There are also a number of existing dams that
are dispersed throughout the subject land.
The site features, including buildings and dams,
are shown on the Landscape Inventory/Site
Analysis included as Appendix 2.

3.3

Topography

There are two ridges across the subject land
and a number of valley formations, with the area
near the western boundary being generally flat.
The ridges form two high spots which for ease of
reference are described in this report as the
eastern knoll and the western knoll.

scattered individual trees and two key treed
areas.
The key treed areas include a group of mature
remnant River Red Gums in the valley across
the middle of the site, towards the northern
boundary, and a group of mostly mature Yellow
Box and Long Leaf Box beyond the second
ridge, towards the rear of the site on the
southern side. (ie. Beyond the western knoll –
Refer Appendix 4).
A detailed ‘Tree Assessment’ of the subject land
has been undertaken by Ecology Australia Pty
Ltd, Flora and Fauna Consultants, and is
included with this report as Appendix 5.
These treed areas are also shown on the
Landscape Inventory/Site Analysis included as
Appendix 2.

3.5

Access and Connectivity

Access to the subject land is currently gained via
a single driveway to Yan Yean Road towards the
south-east corner of the site.
Yan Yean Road is identified as a secondary
arterial road in the draft Mernda Strategy Plan
and presently comprises one lane in each
direction in the vicinity of the subject land.
Yan Yean Road provides a north-south link from
Arthurs Creek to Plenty and otherwise connects
with Plenty Road and the Western Ring Road
via either Bridge Inn Road, Kurrak Road/Gorge
Road, and Diamond Creek Road.

Significant viewlines exist in all directions from
different parts of the subject land, including to
Mt. Disappointment and the Melbourne city
skyline.
(Refer also to the Landscape
Inventory/Site Analysis included as Appendix 2)

3.4

Native Vegetation

Whilst the majority of the subject land has been
cleared for grazing purposes, there are
remnants of native vegetation, including

5
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3.6

Archaeological Survey

An archaeological survey of the subject land
was undertaken by Biosis Research in June
2002. The Biosis survey assessment, which has
been provided to Council separately as part of
the background material to the Development
Plan for the subject land, notes that the subject
land contains five previously identified
archaeological sites, including:
•

•

two Aboriginal isolated artefact sites:
-

AAV7922/0637 - a worked quartz flake
previously recorded at the north-east
corner of the land, but which was not
relocated during the current survey
despite the use of GPS to find its
previously recorded co-ordinates.

-

AAV7922/0638 - a basalt hammer
stone, re-located in the copse of young
trees, 50 metres south of northern
boundary, west section.

No new archaeological sites were recorded
during the archaeological survey of the subject
land by Biosis.
The findings of the archaeological survey are
detailed in the accompanying report; ‘An
archaeological survey of the Bond land, 995
Yan Yean Road, Doreen, Victoria (June
2002)’, prepared by Biosis Research.
The subject land is not identified as having any
heritage significance under the draft Mernda
Strategy Plan.

three non-Aboriginal archaeological sites:
-

H7922-0237 - a well, re-located on the
northern fenceline, past the copse of
trees near the middle dam.

-

H7922-0238 - artefact scatter, relocated in the copse of trees, 50 metres
south of northern boundary, west
section.

-

H7922-0239 - brick paving, forming part
of the access track into property, west
of house and dairy shed.

The Boisis assessment notes that the scientific
values of the two Aboriginal archaeological sites
are ‘low’ using three main criteria – site contents
(cultural material, organic remains and site
structure), site condition (degree of disturbance
of site) and representativeness (the regional
distribution of a particular site type).
The Biosis assessment also notes that each of
the non-Aboriginal historical sites has ‘low’
scientific significance using the same criteria
noted above, and also has ‘local’ cultural
heritage significance using Heritage Victoria
criteria.
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4.0

APPLICABLE PLANNING
CONTROLS AND POLICIES

4.1

Municipal Strategic Statement

forecast to account for a small share of
total population growth.”

The sections of the City of Whittlesea’s
Municipal Strategic Statement (MSS) that are
relevant to the Development Plan for the subject
land are provided at the following clauses of the
Whittlesea Planning Scheme:
•

Clause 21.02-5 (The City of Whittlesea - its
Growth Prospects)

•

Clause
and
Framework)

•

Clause 21.06 (Objectives, Strategies and
Actions)

21.05

(Growth

Areas

Clause 21.02-5 states in part as follows:
“The City of Whittlesea is a designated
growth
area
of
metropolitan
significance and is projected to reach a
population of approximately 142,000
persons by the year 2011.
The City will continue to provide for
significant
greenfield
residential
development throughout the forecast
period.
This development will be
concentrated primarily in the Plenty
Valley in accordance with the growth
opportunities nominated on the Plenty
Valley Strategic Plan. To complement
growth opportunities nominated within
the Plenty Valley, the City will also
support the establishment of an
additional growth front in the Epping
North area in accordance with the
recommendations of the General Plan.
Growth within the Plenty Valley will be
focussed in South Morang and Mernda
where the City is forecast to produce
around 900 – 1,000 new dwellings per
year.
While Mill Park, Lalor,
Thomastown and Epping currently
dominate Whittlesea in terms of
population size, by the end of the
forecast period South Morang is
expected to grow to a similar population
level. Growth within Epping North is

Clause 21.05 notes that Council has prepared
detailed plans for the main growth areas within
the Plenty valley, including the Mernda Local
Structure Plan, Part 1. The draft Mernda
Strategy Plan has recently been prepared for the
balance of the Mernda/Doreen growth area (ie.
apart from the area.
Clause 21.06 states the following with respect to
the Mernda/Doreen Area (excluding Laurimar
Park):
“Density and Style of Development
Range of development densities with a
target density across the entire area of
approximately
8
lots
per
hectare.
Comprehensive, permeable lower density
style of development which emphasises;
subdivision
design,
interface
with
surrounding rural areas, retention of local
features, provision of public transport and
local services and access to interconnected
open space.
Capacity and Development Life
Maximum capacity of approximately 30,000
persons (excluding Laurimar Park).
Development life subject to the preparation
of an appropriate Local Structure Plan(s).
Intended Housing Market
Predominantly second and third home
buyers however emphasis will be placed
upon a range of allotment sizes and
housing styles.
Status
Currently zoned for urban development.
Awaiting resolution of major servicing issues
and preparation of an appropriate Local
Structure Plan(s).”
The recently exhibited draft Mernda Strategy
Plan is effectively the ‘local structure plan’ for the
area.
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4.2

Local Planning Policies

A number of local planning policies in
Whittlesea Planning Scheme are relevant to
preparation of a development plan for
subject land. These policies, of course,
need to be considered in more detail at
subsequent subdivision approval stage.

the
the
the
will
the

The requirements
summarised below.

are

•

of

these

policies

To create a sense of place and
community focus through subdivision
design.
To promote subdivision that ensures
integration, lot size diversity, efficient
open space provision, movement, and
appropriate streetscape design.
To define the need
requirements
for
sit
procedures.”

for and
analysis

Clause 22.01 (Open Space Policy)
Amongst other things, the policy seeks:
The objective of this policy is:
-

“To provide a framework to undertake
planning, provision, development and
maintenance of an integrated open
space system which meets the wide
ranging needs of the community.”

-

Amongst other things, the policy seeks to:
-

•

protect and enhance natural and
cultural features, including areas of
flora and fauna significance;
provide local and regional open space
linkages;
provide a balance between informal
recreation and active sporting areas;
encourage a diverse range of
recreation opportunities for different
age groups;
provide accessible, attractive, secure
and site responsive open space areas;
and
incorporate the conservation of historic
places in areas of open space.

Clause 22.04 (Subdivision Design Policy)

•

Clause 22.10 (River Red Gum Protection
Policy)
The objective of this policy is:
“To ensure that the development of
urban and rural areas takes into
account the presence, retention,
enhancement and long term viability of
River Red Gums in urban areas.”
Amongst other things, the policy requires:
-

The objectives of this policy are:
“To achieve appropriate site responsive
subdivision design for the creation of
new undeveloped allotments for
residential, rural residential, rural living,
industrial and commercial development.

diversity in lot sizes and types;
the incorporation of features of cultural,
heritage and natural significance into
subdivisions to create character,
diversity and interest;
integration
with
surrounding
environment and land use;
movement networks that provide for a
high degree of accessibility and
connectivity; and
site responsive subdivision design.

-

the majority of River Red Gums
proposed for retention to be generally
sited in public open space reserves
and/or road reserves; and
if the tree is to be located on a lot, for
the lot to be large enough to protect the
tree and its root system.

To define and evenly apply municipal
planning objectives for subdivision
design.
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•

Clause
22.11
Contributions Policy)

have it form part of an active recreation link
with land to the west and south.

(Development
•

Incorporate the group of remnant Red
Gums towards the western end of the
subject land as part of public open space.

•

Provide a “low density” residential interface
2
(ie. lots greater than 700m ) along the Yan
Yean Road frontage, with these lots to be
accessed internally and with buffer planting
to be provided along Yan Yean Road.

•

Provide “medium density” housing lots (ie.
2
2
200m to 450m ) adjacent to the drainage
reserve/recreation link at the western end of
the site.

•

Otherwise provide “standard density” lots
2
2
(ie. 450m to 700m ) across the larger part
of the subject land.

The objective of this policy is:
“To ensure the provision of basic
infrastructure in a timely fashion to
meet the needs generated by new
development.”

4.3

Mernda Strategy Plan (Draft)

As noted, the subject land is included within the
area affected by the draft Mernda Strategy Plan.
The draft Strategy Plan has been prepared by
the City of Whittlesea to “… set a strategic
direction, and provide broad level planning
control, over the development of land in the
Mernda/Doreen component of the Plenty Valley
growth corridor.”
The draft Strategy Plan is intended to comprise
the Incorporated Plan for the entire growth area
(apart from the area that is the subject of the
Mernda Local Structure Plan (Part 1).
The draft Strategy Plan includes six residential
‘Precinct Plans’, which form the basis of
neighbourhood planning units.
The subject land is included within Precinct 2A;
and is located at the north-eastern corner of this
precinct. The precinct covers an area of 274
hectares, and otherwise extends towards the
Yan Yean pipe track to the west and Bridge Inn
Road to the south.
The key land use and design concepts that are
identified for Precinct 2A and are directly
relevant to the subject land are as follows:
•

Acknowledge the visually sensitive design
areas around the two high points (ie. the
eastern and western knolls) on the site.

•

Continue the sub-arterial road and primary
bus route through the middle portion of the
site linking with adjoining land to the north
and south.

•

Continue the drainage reserve from the
adjoining land to the north along the
western portion of the subject land, and

Other key land use and design concepts are
identified for the wider precinct. In so far as they
are relevant to the Development Plan for subject
land, these include the following:
•

Continue the north-south bicycle/pedestrian
trail, and its western link, just beyond the
western boundary of the subject land.

•

Provide for a combined primary and
secondary school site on adjoining land to
the south-west, integrated with the active
recreation area that forms part of the southwestern portion of the subject land.

•

Continue the drainage reserve along the
western boundary of the subject land to
form part of a key conservation/open space
link, possibly to the Plenty Gorge parklands.

•

Provide two local convenience centres
2
(250m each); one just to the south of the
subject land within the adjoining property,
and the other towards the south-western
area of the precinct.

The draft Strategy Plan also contains an
Infrastructure Charges Plan as a mechanism to
equalise the uneven distribution of open space
across individual land holdings and associated
financial burdens within the Strategy Plan area.
Under this scheme, each land holding is
required to contribute either land, cash, or a

9

Development Plan
Bond Property, 995 Yan Yean Road, Doreen
combination of the two, that is equivalent to the
adjusted percentage open space figure for the
precinct in which the land is contained.

Pursuant to the table of uses at Clause 32.01-1,
a permit is not required to use land for the
purpose of a 'Dwelling' in the Residential 1 Zone.

The draft Strategy Plan states:

Clause 32.01-2 requires a planning permit for
subdivision.

“In cases where a land holding in a
particular
precinct
contains
a
designated area of open space that
exceeds the adjusted percentage open
space figure for the precinct as a whole
(refer Table 5.4), the land holding will
be reimbursed to the extent that it has
over-contributed.
Conversely, land
holdings that do not contain any open
space, or if an area provides less than
the adjusted open space percentage
for the precinct in question, a pro-rata
cash contribution will be made that is
equivalent to the value of the adjusted
percentage open space requirement.
Under this scheme, each land holding
will contribute either land, cash, or a
combination of the two, that is
equivalent to the adjusted percentage
open space figure for the precinct in
which the land is contained.”
The draft Strategy Plan nominates the adjusted
open space as a percentage of gross
developable area in precinct 2A as 11.08%.

4.4

Clause 32.01-3 requires a planning permit to
construct or extend a dwelling on a lot of less
2
than 300m and the requirements of Clause 54
(One dwelling on a lot) must be satisfied.
Clause 32.01-4 requires a planning permit to
construct or extend two or more dwellings on a
lot and residential buildings and the
requirements of Clause 55 (Two or more
dwellings on a lot and residential buildings) must
be satisfied.

4.5

The subject land is covered by a Development
Plan Overlay (Schedule 5).
The purpose of the Development Plan Overlay
is:
•

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

•

To identify areas which 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
land.

•

To exempt an application from notice and
review if it is generally in accordance with a
development plan.

Zoning

The subject land is zoned Residential 1.
The purpose of the Residential 1 Zone is:
•

To implement the State
Framework and the Local
Framework,
including
Strategic Statement and
policies.

Planning Policy
Planning Policy
the
Municipal
local planning

•

To provide for residential development at a
range of densities with a variety of dwelling
types to meet the housing needs of all
households.

•

In
appropriate
locations,
to
allow
educational,
recreational,
religious,
community and a limited range of other nonresidential uses to serve local community
needs.

Development Plan Overlay (Schedule
5)
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Schedule 5 to the Development Plan Overlay
specifies the following:
"MERNDA DEVELOPMENT PLAN
Requirement
granted

before

a

permit

4.6

Incorporated Plan Overlay (Schedule
1)

The subject land is also covered by an
Incorporated Plan Overlay.
is
The purpose of the Incorporated Plan Overlay is:

The Responsible Authority may grant a
permit for subdivision, use or
development prior to approval of a
development plan provided that the
Responsible Authority is satisfied that
the subdivision, use or development will
not prejudice the future use or
development of the land for the
purpose of the zone or any other
aspect of the Municipal Strategic
Statement.

•

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

•

To identify areas which require:
-

Requirements for development plan
-

Development Plans must show:
•
•
•
•
•
•
•
•
•
•

Application of the principles of the
relevant incorporated plan;
Co-ordination of different land
ownerships;
Local road network;
Subdivision design, including lot
densities;
A range of dwelling types including
flats, units, terraced and semidetached houses;
Topographic details;
Location of pedestrian and bicycle
access through residential areas;
Location and layout of nonresidential uses, including activity
centres;
A conceptual level landscape plan
including the location and retention
of existing vegetation;
Identification
of
significant
environmental and cultural features
and measures to preserve and
enhance these features."

•

The form and conditions of future use
and development to be shown on an
incorporated plan before a permit can
be granted to use or develop the land.
A planning scheme amendment before
the incorporated plan can be changed.

To exempt an application from notice and
review if it is generally in accordance with
an incorporated plan.

Schedule 1 to the Incorporated Plan Overlay
specifies that:
"The Responsible Authority may grant a
permit for subdivision, use or development
prior to the approval of an incorporated
plan provided that the Responsible
Authority is satisfied that the subdivision,
use or development will not prejudice the
future use or development of the land for
the purpose of the zone or any other
aspect of the Municipal Strategic
Statement."
Notwithstanding that a permit may be granted
prior to approval of an Incorporated Plan, the
Development Plan for the subject land has been
prepared in recognition of the draft Mernda
Strategy Plan. As noted earlier, the Strategy
Plan is intended to comprise the Incorporated
Plan for the Mernda/Doreen urban growth area
(apart from the area that is the subject of the
Mernda Local Structure Plan (Part 1).
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4.7

Vegetation
(Schedule 1)

Protection

Overlay

The subject land is also covered by a Vegetation
Protection Overlay (Schedule 1).
The purpose of the Vegetation Protection
Overlay is:
•

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

•

To protect areas of significant vegetation.

•

To ensure that development minimises loss
of vegetation.

•

To preserve
vegetation.

•

To recognise vegetation protection areas as
locations of special significance, natural
beauty, interest and importance.

•

To maintain and enhance habitat and
habitat corridors for indigenous fauna.

•

To encourage the regeneration of native
vegetation.

existing trees

and

other

Clause 42.02-2 states that:
"A permit is required to remove, destroy or
lop any vegetation specified in a schedule
to this overlay."
Schedule 1 to the Vegetation Protection Overlay
states:
"No permit is required to remove, destroy
or lop vegetation, which is not native
vegetation."
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5.0

THE DEVELOPMENT PLAN

5.1

Design Philosophy and Vision

overlooking the linear open space at the
western end of the subject land and the
treed reserve beyond the western knoll).

The Development Plan provides for a residential
estate with a strong emphasis on open and
integrated landscape themes, retention of
remnant native vegetation, interconnection with
adjoining land and provision of a semi-rural
interface to Yan Yean Road.
The Development Plan for the subject land is
attached hereto as Appendix 3.

5.4

Public Open Space

The Development Plan shows approximately
4.7% of the subject land dedicated as open
space. This excludes the linear open space
drainage reserve along the rear of the site. It
also excludes the tree reserve along the Yan
Yean Road frontage of the site.
The three key areas of open space comprise:
•

a large central local park (approximately
1.7ha in area), which is located along the
northern boundary of the subject land
adjacent to the open space on the adjoining
land and also fronts The Boulevard. This
park incorporates the major group of
remnant Red Gums on this part of the
subject land.

•

a treed reserve (approximately 7,000m2) to
the west of the second ridge, which
incorporates the major group of Yellow Box
gums in this location.

Two north-south collector roads extend through
the subject land and connect with adjoining land.

•

a linear open space and drainage reserve
(grassed channel) adjacent to the western
boundary of the subject land.

The local roads that are otherwise shown on the
Development Plan provide for through
connectivity in all cases, either within the subject
land or to adjoining land.

In addition, the Development Plan also shows
three small neighbourhood parks as follows:

5.2

Road Layout and Connectivity

The Development Plan is based on a modified
grid road network with a central access spine
‘The Boulevard’ commencing at the Yan Yean
Road entrance. The Boulevard is intended to be
a median-separated, tree-lined dual carriageway
up to the first of two roundabouts, with a road
reservation width of 30 metres. After the first
roundabout and thereafter through the
remainder of the subject land, The Boulevard is
intended to have a road reservation width of 20
metres.

5.3

(1)

towards the north-western corner
2
of the site (approximately 800m )
which would also accommodate a
large, healthy Red Gum in this
location;

(2)

small park (approximately 725m2)
on the east side of the main northsouth collector road, which also
accommodates and large healthy
Red Gum;

(3)

small
park
(approximately
2
1,850m ) on the west side of the
main north-south collector road,
which also accommodates a large
healthy Red Gum, and which
together with (2) above forms a

Lot Size and Dwelling Types

The Development Plan intends to provide for a
range of lot sizes as follows:
•

the majority of lots at a conventional size,
ranging from 700m2 to 1,000m2, which
would accommodate single, detached
housing.

•

larger rural residential lots of 2,000m2 +
located at the eastern end of the site
fronting Yan Yean Road.

•

smaller lots in the order of 350m to 600m
to provide for terraced-type housing
adjacent to key open space areas (ie.

2

2
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5.5

feature element opposite the main
park where The Boulevard

beyond the second ridge, (ie. the western knoll),
towards the rear of the site on the southern side.

intersects with the main northsouth collector road.

A small number of native trees are to be
removed, mostly because of poor health or
because they are located in the local road
reserves. All of these nature trees that are to be
removed form part of the treed area beyond the
western knoll. Most of the Yellow Box and Long
Leaf Box in this area will, however be retained.
The location and condition of each tree is shown
in Drawing No. SV2B that forms Appendix 2 to
this report. The trees that are to be removed, as
well as those that are to be retained, are shown
in Drawing No. MP3B that forms part of
Appendix 4.

Pedestrian and Bicycle Access

The Development Plan shows three key bicycle
access routes through the site; namely:
•

along The Boulevard, which is intended to a
have a road reservation width of 20 metres;

•

along the central north-south collector road,
which links with the adjoining properties and
is intended to have a road reservation width
of 24.5 metres; and

•

along the linear open space adjacent to the
western boundary of the subject land.

The Development Plan also provides for a high
level of permeability for pedestrian access
through the local road network and the key open
space areas.

5.6

5.7

Staging

It is envisaged that the Development Plan will be
implemented in stages, commencing with the
main boulevard entry into the estate from Yan
Yean Road with subsequent stages following in
a progressive manner off the main boulevard
and the central collector roads.

Landscape Master Plan

The Landscape Master Plan for the subject land
is provided as Appendix 4.
The landscape masterplan includes the following
drawings:
Landscape Inventory / Site Analysis
Tree Significance Assessment land
Landscape Masterplan
Landscape Masterplan
Tree Removal (Woodland area)
Street Tree Framework
Woodland Park
Redgum Woodland
Parkland Open Spaces
Landscape Masterplan
Tree Removal Plan

SV 1b
SV 2b
MP 1c
MP 2a
MP 3b
TP01
TP02
TP03
TP04
TP05

The Development Plan provides for the retention
of most healthy native trees on the site,
including the two significant stands of remnant
native trees; namely the group of remnant River
Gums in the valley across the middle of the site,
towards the northern boundary, and a group of
mostly mature Yellow Box and Long Leaf Box
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6.0

DEVELOPMENT PLAN
CONSIDERATIONS

6.1

Consistency with the draft Mernda
Strategy Plan Design Principles

As noted in Section 4.3 of this report, the draft
Mernda Strategy Plan outlines a number of
design principles that are to be considered in
planning for residential development of the
subject land.
The Development Plan responds to these
design principles as follows:
•

Acknowledge the visually sensitive design
areas around the two high points on the
site.

The Development Plan has proper regard to this
design principle by providing for lots in the
2
2
700m to 1,000m range around the higher point
located towards the eastern knoll on the subject
land to enable the careful siting of detached
housing and additional landscaping within
individual sites.
The subdivision layout around the western knoll
provides for terraced allotments in a
configuration that avoids the siting of buildings
on the higher land, whilst still allowing for long
distant views or views over the adjacent treed
reserve.
•

Continue the sub-arterial road and primary
bus route through the middle portion of the
site linking with adjoining land to the north
and south.

The Development Plan shows a connecting
north-south collector road through the middle
portion of the site, intersecting with The
Boulevard and traversing the main local park,
with a road reserve of 24.5 metres intended to
provide for bus access.
•

Continue the drainage reserve from the
adjoining land to the north along the
western portion of the subject land, and
have it form part of an active recreation link
with land to the west and south.

The Development Plan provides for a linear
open space / drainage reserve (approximately
1.6ha in area) adjacent to the western boundary
of the subject land to form part of the key
conservation/open space link to towards the
Plenty Gorge parklands. This land has not been
included as part of the adjusted public open
space budget identified under the draft Merinda
Strategy Plan.
•

Incorporate the group of remnant Red
Gums towards the western end of the
subject land as part of public open space.

The Development Plan shows this group of Red
Gums located fully within the main open space
reserve on the subject land. They will form an
attractive landscape setting that is centrally
located and open to key viewlines along The
Boulevard and the main north-south collector
road through the subject land.
•

Provide a “low density” residential interface
2
(ie. lots greater than 700m ) on the subject
land with rural land on the eastern side of
Yan Yean Road, with these lots to be
accessed internally and with buffer planting
to be provided along Yan Yean Road.

The Development Plan provides for low density
residential lots of approximately 2,000m2 +
(2,000 m2+) along the eastern boundary of the
subject land to maintain the semi-rural character
of Yan Yean Road and to provide an appropriate
interface to the rural land that is located
opposite.
The low density lots would not be accessed off
Yan Yean Road and would instead gain access
from an internal local road connecting with The
Boulevard and adjoining land to the south.
The Development Plan otherwise provides for a
tree reserve along the subject land’s Yan Yean
Road frontage.
•

Provide “medium density” housing lots (ie.
2
2
200m to 450m ) adjacent to the drainage
reserve/recreation link at the western end of
the site.

The Development Plan provides for terrace lots
2
2
(ie. in the range 350m to 600m ) opposite the
linear open space and drainage reserve at the
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western end of the subject land, consistent with
the draft Strategy Plan.
•

Otherwise provide “standard density” lots
2
2
(ie. 450m to 700m ) across the larger part
of the subject land.

The Development Plan otherwise provides for
conventional sized lots, ranging from 700m2 to
2
1,000m .
Whilst the size of these lots is
generally larger than that envisaged in the draft
Strategy Plan, the larger lots provide greater
opportunities to preserve the environmental
assets of the land, including the retention of
native trees and to assist in achieving an open
and integrated landscape theme consistent with
the existing landscape character of the locality.
The draft Strategy Plan suggests that transitions
between residential densities should occur midblock, rather than mid-street, to ensure
streetscape consistency.
The Development
Plan satisfies this design principle in all respects.

6.2

Provision of a Range of Dwelling
Types

The Development Plan provides for
approximately 360 lots, which for a site
area of 44.69 hectares equates to a net
residential density of 8 lots per hectare.
This level of development is consistent with
the draft Mernda Strategy Plan, which
states that:
“In accordance with Council’s Municipal
Strategic Statement, an average net
residential density of 8 lots per hectare
has been assumed across the entire
subject plan area. This relatively low
residential density reflects the need to
preserve environmental assets through
generous open space allocations and
the application of rural-style residential
development in sensitive areas, or as
buffers alongside rural land.” (page 50)
The provision of mostly conventional detached
housing as an outcome of the Development Plan
is also consistent with the draft Strategy Plan
given that the subject land is not adjacent to any

of the planned activity centres, where higher
density development is encouraged.
In this regard, the draft Strategy Plan states:
“Residential development will generally
follow a density gradient that decreases
with distance from activity centres.”
(page 50)

6.3

Extent of Public Open Space

As noted, the public open space shown on the
Development Plan, excluding the linear open
space / drainage reserve at the rear of the land,
equates to approximately 4.7% of the site area,
which is less than the 11.08% adjusted open
space budget specified for land in Precinct 2A
under the Infrastructure Charges Plan in the
draft Mernda Strategy Plan. This percentage
may vary slightly depending on the final details
of any subdivision approval, and for this reason,
the land budget calculations required and any
balance to be addressed by way of possible
cash contribution are best addressed at the
subdivision approval stage.

6.4

Integration with Adjoining Land

The Development Plan has proper regard to the
future development of adjoining land.
The Development Plan provides open space
that directly links or extends that which is
planned in respect of the adjoining land to the
north, and which is otherwise designated under
the draft Strategy Plan in respect of adjoining
land to the south and west.
The road layout also connects directly with that
which is planned in respect of the adjoining land
to the north, including the main north-south
collector road that is envisaged in the draft
Strategy Plan.
Notwithstanding that the road layout within the
adjoining land to the south is yet to be fully
planned, the Development Plan for the subject
land provides for the continuation of the main
north-south collector road into this property
along the alignment designated in the draft
Strategy Plan. This collector road also provides
a direct link to the convenience centre site that is
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designated within this adjoining property, just to
the south of the subject land, under the draft
Strategy Plan.
The Development Plan also provides for the
continuation of the internal roads into the
adjoining land to the south to access low-density
lots along Yan Yean Road to the east and the
linear open space and drainage reserve to the
west.

6.5

Connectivity with the Local Road
Network

The Development Plan provides only limited
access to the existing local road network, in the
form of a boulevard entry to Yan Yean Road at
the north-eastern corner of the subject land.
This represents a suitable outcome given the
visibility constraints that exist towards the
southern end of the subject land’s frontage to
Yan Yean Road. It is for this reason also that
the Development Plan otherwise relies on
connections to the local road network, including
Yan Yean Road, via collector roads through
adjoining land.
The detail of the proposed intersection
treatments to Yan Yean Road has been
prepared by Grogan Richards, Traffic Engineers,
and is included as Appendix 6.
6.6

Provision of Pedestrian and Bicycle
Access

The Development Plan provides for linear
linkages through the subject land between Yan
Yean Road to the east and the regional linear
reserve trails to the west, as well as through
adjacent land to the north and south.

entry from Yan Yean Road and within the tree
reserve along Yan Yean Road, as detailed in the
Landscape Master Plan; Drawing No’s MP1B
and MP2a. (Refer Appendix 4).
6.8
Management of Archaeological Sites
The Aboriginal isolated artefact site AAV
7922/0638 (a basalt hammer stone) and the
historical artefact scatter, H7922-0238, are
located in the large open reserve/park mid-way
along the northern boundary and are not
expected to be disturbed.
The necessary permit is to be obtained from the
Minister for Aboriginal Affairs in consultation with
relevant Aboriginal groups including the Kulin
Nations Cultural Heritage Organisation and the
Wurundjeri Tribe Land Comensation and
Cultural Heritage Council Incorporated to disturb
the second Aboriginal isolated artefact site
AAV7922/0637 (a worked quartz flake).
A ‘Consent to disturb’ will also be sought from
Heritage Victoria with respect to the two other
non-Aboriginal archaeological sites (H79220237 and 0239).
Council’s requirement for on-going monitoring of
ridgelines for sites of archaeological significance
is acknowledged.
The recommendations of the archaeological
survey are otherwise detailed in the
accompanying report; ‘An archaeological
survey of the Bond land, 995 Yan Yean Road,
Doreen, Victoria (June 2002)’, prepared by
Biosis Research.

These linear linkages are highlighted on the
Landscape Master Plan. (Refer Appendix 4)

6.7

Retention of Existing Vegetation and
Proposed Additional Landscaping

The Development Plan layout ensures that most
of the remnant native trees on the site will be
retained. Native tree removal is limited to some
“Thinning” in the woodland area beyond the
western knoll. The native relegation will be
complimented by new primary and secondary
avenue planting, including within The Boulevard
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7.0

SERVICES

7.1

Drainage

Main Drainage
Melbourne Water is responsible for the provision
and management of their main drainage and
floor protection strategy for the Upper Doreen
Catchment.
The Authority prepared the Laurimar Drainage
Scheme last year to cater for the present and
future development of the area.
The drainage scheme identifies the drainage
infrastructure required to service each land
holding within the catchment, including major
open channel works, pipelines, wetlands,
retarding basins and other water quality
facilities.
The drainage infrastructure is to be financed by
the drainage scheme fund consisting of
contributions made on an area basis to
Melbourne Water as land is subdivided. The
current
drainage
levy
for
residential
development under the 'Laurimar Drainage
Scheme' covering the subject land is $31,122
per hectare. In addition the Authority's 'DADS'
contributions
for
standard
residential
development in the sum of $3,044 per hectare
also applies.
Under the scheme the subject land has been
allocated four points of drainage discharge, two
that emit into proposed Melbourne Water
pipelines to be constructed along valley lines
within the Mitchell property and two connections
directly into the proposed major grassed open
channel that flanks the western boundary of the
site.
The proposed major grassed channel follows the
existing valley line in which Melbourne water
recently carried out drainage improvement works
to improve the outlet from the Laurimar Estate.
The ultimate channel is to have a base width of
60 metres and sides grading at 1 in 8. It is
proposed to limit the depth of flow in the channel
to a maximum of 600mm.
The subject land is not directly liable to flooding
from the estimated 100 year event from the
nearby Plenty River although a band of land

along the western boundary, that includes a
large dam, has little relief and is subject to
localised inundation from uncontrolled runoff.
In the preparation of the Development Plan the
above drainage issues have been investigated
and considered in the planning of the layout of
the roads and reserves.
The staged
construction of the main drain facilities, including
the remodelling of the land near the western
boundary into a reserve incorporating the
Melbourne Water grassed channel works will
provide for the full and proper drainage of the
land.
The proposed subdivision development plan
makes suitable provision for internal overland
flow paths within the road and reserve network
to cater for surcharge flows generated within
and upstream of the property.
Treatment of Existing Dams
The existing dam in the south west corner of the
land is located directly within the proposed
alignment of the major grassed drainage
channel and will be remodelled to suit the
requirements of Melbourne Water's drainage
strategy.
The dam is not required for any function relating
to retardation or water quality in the ultimate
drainage scheme, nor do any of the other four
smaller dams situated over various parts of the
site. All existing dams will be appropriately
breached, cleared out and filled with compacted
selected quality site material under the
supervision of a geotechnical consultant,
progressively with the subdivision development.
Water Quality and Water Sensitive Urban
Design
Melbourne Water's drainage scheme provides
an
integrated
stormwater
catchment
management and water quality plan for the
Upper Doreen / Laurimar catchment.
A major element of the Laurimar Drainage
Scheme is the proposed wetland that is to be
built in the adjoining property, immediately west
of the boundary of the subject land. The
proposed wetland will serve as a major water
quality treatment facility for stormwater
generated from the subject land and other
upstream developments.
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The major
constructed
site as part
also act as
facility.

grassed drainage channel to be
along the western boundary of the
of the drainage scheme works will
a sediment control and retardation

Within the development opportunities for water
quality initiatives included vegetated street sweal
drains and filtration trenches will be considered
as an integral part of the road and drainage
design, however the steep site grades (generally
>5%) and strong clayey soils will influence the
appropriateness of these matters.
Other measures that will be considered in the
detailed design will be the location of local gross
pollutant and sediment control areas and the
use of previous storage areas within reserves.
During the construction of the proposed
development, strict environmental management
practices will be specified including erosion
control, silt / sedimentation and other gross
pollution collection measures.
7.2

Water Supply

Yarra valley Water is responsible for the
provisions of water supply to development in the
Mernda - Doreen area.
The subject land is situated within the Yarrambat
Reservoir Supply Zone.
The supply zone consists of a low level system
serving land up to an elevation of RL 180m AHD
and a high level (pumped) system for land
above this elevation.
The current capacity in the Yarrambat reservoir
supply zone is limited to approximately 1000 lots
and ultimately Yarra Valley Water proposes to
construct a staged overall 30 megabit reservoir
facility on the east side of Yan Yean Road.
The proposed reservoir will assist in servicing
land up to RL 190m AHD. The land above this
elevation is proposed by the boosted supply
from the high level system.
More than half of the subject land is situated
above the RL 180m contour. The existing
450mm diameter water main in Yan Yean Road
along with recently completed water supply

improvement works, will serve as the basis of
the supply to the proposed development.
Yarra Valley Water has also advised that a
pump station is to be built to serve the ultimate
peak water demand from the high level system
catchment based on the project demand over
the next 15 years. In the interim it will allow a
staged temporary pump system to be built to
serve the subject land and other adjoining
properties.
Works are to be financed by the developer in
addition to payment of water supply
contributions under the Plenty Growth
contribution area, currently set at $2,052 per
standard residential lot.
7.3

Sewerage Reticulation

Yarra Valley Water is also responsible for the
provision of sewerage to the proposed
development.
In late 1999 Yarra Valley Water prepared a new
sewerage servicing strategy for the Mernda Doreen area.
One of the key parts of the strategy is the
recently commissioned Laurimar pumping
station, located near the southern boundary of
the Laurimar Estate and the associated rising
main pipeline that extends some 12 kilometres
south along Yan Yean Road to the existing
Eltham main Sewer in Diamond Creek,
The new system has a capacity to serve 3000
lots. Yarra Valley Water's ultimate sewerage
strategy requires the construction of a duplicate
rising main, several pumping stations and
extensive branch and reticulation sewer
infrastructure works to serve an estimate 16,000
potential lots in the Mernda - Doreen corridor.
After extensive consultation with the developer
and other stakeholders in the area, Yarra Valley
Water announced a proposal to fund the
construction of the major sewerage capital works
on the basis of increasing the previous Mernda
Doreen area sewerage contribution rate of
$2,549 per standard lot to the current rate of
$3,855 per lot.
The proposed development is to be sewered to
the Laurimar pumping station by a combination
of a local temporary pump station and gravity
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outlet sewer/s through the Mitchell land to the
north. All works are to be funded by the
developer.
Yarra Valley Water has advised that it will
facilitate easement rights through the adjoining
property/s as part of any land development
agreement with the adjoining landowner/s.
7.4

Electricity

TXU Networks is the electricity supply Company
responsible for the provision of power facilities to
the proposed development.
As a result of other developments in the
immediate area, TXU has undertaken the first
phase of electricity supply upgrade works along
the Yan Yean Road, which pass directly across
the frontage of the site and shortly it proposed
further augmentation of its supply assets along
Bridge inn Road.
This work will provide the basis for supply to the
proposed overall development and others in the
area. TXU will require a contribution from all
benefiting developers toward the cost of the
external substation and HV upgrade works over
and above the normal internal supply reticulation
costs and standard HV equalisation charges.
7.5

Telecommunications

Telstra has advised that its existing telephone
and associated telecommunications plant in Yan
Yean Road are available to the proposed
development.
These assets will need to be extended and
upgraded as development progresses.
Under current practice for the supply of
telephone / communications services in
residential subdivisions, the developer is liable
for the cost of civil works (trenching, backfill and
associated civil works) and Telstra will supply
conduits, pits and associated hardware and
labour to feed the necessary cables at no extra
cost to the developer.
7.6

As past of the development of the Laurimar
Estate, Origin Energy constructed a 150mm mild
steel gas main along the east side of Yan Yean
Road from its 'City Gate' major gas distribution
pipeline from the north, to a point opposite Hazel
Glen Drive, the main entry road into the
Laurimar Estate.
The main is the basis for gas supply to the
proposed development and others in the Yan
Yean Road precinct. Upon application Origin
Energy will extend this main to the subject land
along with internal reticulation mains and
services during the civil construction phase.
It is unlikely that the developer will bear any
costs associated with the extension of the
150mm main to the property, however this will
be subject to written confirmation.
7.7

Services Capacity

Yarra Valley water Ltd has analysed the
capacity of its existing services and investigates
the need for future services on the basis of
projected development demand. It has provided
written confirmation that both its current water
supply and sewerage reticulation services are
available for use by the subject land and other
surrounding properties and established water
supply improvement works required to serve
land above the RL180m AHD elevation.
Melbourne Water has confirmed that the land is
situated in a declared drainage scheme area
and details of proposed main drainage works
applicable to the site has been identified in their
scheme plans. Melbourne Water has raised no
objection to the staged construction of drainage
facilities and use of temporary drainage works
with the progressive development of the
property provided there is no adverse affect on
adjoining land holdings.
TXU Networks, origin Energy and Telstra have
advised that their respective services can be
extended and/or upgraded to adequately supply
the proposed development.

Gas supply

Origin Energy is responsible for the provision of
reticulated gas facilities to the proposed
development and surrounding Doreen area.

20

Development Plan
Bond Property, 995 Yan Yean Road, Doreen

8.0

CONCLUSION

The Development Plan for the subject land
provides for a well-considered, high quality
residential development. It has proper regard to
the particular characteristics of the site and the
site’s relationship to adjoining land, and is
consistent with the applicable planning controls
and policies that apply to the site, including the
applicable Development Plan overlay and the
draft Mernda Strategy Plan.
Any proposed subdivision of the site still
requires a planning permit under the provisions
of the Residential 1 Zone.
Details of the
subdivision design, including the designation of
individual lots, detailed road planning, servicing
provision, and any contributions that might be
sought towards open space and infrastructure
provision are to be considered as part of the
subdivision approval stage.
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