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SITE MAP 

 

SUMMARY 

This report recommends that Council resolve to issue a Notice of Decision to Grant a 
Planning Permit for a Planning Application PLP317/16, which proposes to develop the 
land at 189 Hidden Valley Boulevard, Wallan for a residential village, the use of land 
for a display home and native vegetation removal.   

Officers have assessed the proposal and consider that it is consistent with the 
incorporated Comprehensive Development Plan, which identifies the site as 
accommodating a higher density form of “resort” type development. 

Five submissions were received in response to informal advertising and the content of 
these submissions is discussed later in this report. A site visit was undertaken by 
Councillors and Council Officers on 3 July 2017 to review the site and the proposed 
development. 

It is considered that subject to conditions, the proposal is consistent with the relevant 
objectives of the State and Local Planning Policy Framework as outlined within the 
Mitchell Planning Scheme. Conditions will be included in the recommended approval 
that seek amended plans to address concerns with aspects of the proposal. These 
were concerns that were articulated by community members in their submissions as 
well as being raised by officers through the assessment of the application. 
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SITE AND SURROUNDS 

The subject site is located on the northern outskirts of the township of Wallan within a 
wider development known as Hidden Valley. The Hidden Valley development includes 
residential development at a range of densities, features large areas of open space 
and is built around an 18-hole golf course. 

From its inception in the 1990’s, Hidden Valley was developed as a master planned 
community with low density housing within an open valley.  All housing, fencing and 
the community hub are characterised by a Tuscan theme.  The Arcadia Group (Permit 
Applicant) owns an approved retirement village site, central resort and golf and country 
club precinct.   

The subject site forms part of the larger parcel legally described as Lot Al on Plan of 
Subdivision 530944J.  The total site has a total area of approximately 19 hectares.  
The subject site is recognized on the Hidden Valley Master Site Plan as Precinct 1 
(Village Resort).  The subject site proposed for development is approximately 8.5 
hectares with a frontage to Hidden Valley Boulevard of 400 metres and to Valley Drive 
of 170 metres.   

The subject site falls gently towards the east and includes many established trees 
along the northern boundary that were planted at the inception and first stage 
construction of the Hidden Valley Estate.  The northern boundary currently contains an 
access road which is proposed to be formalised as part of the application. Currently, 
this site is vacant and used for grazing. The site is otherwise undeveloped.  

Planning Background 

Extensive planning history exists for the wider area of the Hidden Valley Estate with 
the most relevant history to the subject site listed below. 
 

• P301927/99 – Planning Permit issued to construct a Golf and Country Club on the 
site 

• P302399/00 – Planning Permit for the construction of a Golf Driving Range 

• P302400/00 – Planning Permit issued for the construction of a ménage and stables 

• PL6327/06 – Planning Permit issued to construct buildings and works associated 
with a retirement village, residential aged care facility, shops and to use and 
develop the land for display homes, a place of assembly and to remove vegetation. 

• PLP258/15 – Planning Permit issued for Buildings and works in association with 
the use of the land for accommodation (including 50 resort accommodation units) 
and the removal of vegetation 

• PLP/259/15.01 Planning Permit issued to redevelop Hidden Valley Country Club 

 

Title/Restrictions/Agreements 

The title of the land is not encumbered by any covenants, easements or agreements 
relevant to the assessment of this application. 
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Surrounding Area 

The subject site forms part of the Hidden Valley Estate and Golf Course. The main 
features and land uses that surround the subject site are described as follows: 

• North – To the north of the subject site is currently vacant grassland. The developer 
has indicated a desire to expand the current proposed development into this area 
as a future stage of development. This future proposal will be subject to a future 
permit application and will be subject to formal advertising. 

• East – To the east of the subject site is the Hidden Valley Country Club (currently 
being redeveloped) and further beyond are Wild Duck and Mittagong Lakes. 

• South – Hidden Valley Boulevard runs along the southern boundary of the subject 
site with land on the opposite side of the site currently vacant. There are existing 
planning permits for this area to the south for a retirement village. 

• West – To the west of the subject site is Chui House which is currently being used 
as a sales office. 

PROPOSAL 

The application proposes buildings and works for the construction of 126 independent 
living units in an attached and semi-detached single level form. Initially the proposal 
included 128 units but this has been reduced to 126 on amended plans submitted to 
Council on 24 July 2017 to facilitate provision of visitor car parking. 

The subject site forms part of the Village Resort Precinct in the Hidden Valley 
Comprehensive Development Masterplan.  The application also seeks to use part of 
the land for the purposes of a display village and to remove native vegetation. 

These independent units will be developed over five stages. The initial stage 
(nominated as stages 1, 2 and 3) will include the temporary display of the housing to 
assist clients choose housing products. 

• Stage One – eight (8) single story units with western orientation (aspect towards 
Lake Mittagong). Some units in this stage will be used for display purposes based 
on tenure uptake and availability. 

• Stage Two – comprises six (6) units (some units in this stage will be used for 
display purposes based on tenure uptake and availability). 

• Stage Three – comprises 12 units. 

• Stage Four – comprises 47 units. 

• Stage Five – comprises 53 units. 

As stated above, the proposal for each unit is self-contained accommodation with 
kitchen and bathroom facilities and a variety of housing types available including two 
and three bedroom units. There is an alfresco area at the rear of each unit as private 
open space and a garage with space also included for a golf buggy. It is intended by 
the developer that each unit will be sold with a golf buggy for resident’s local access to 
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local amenities both existing and proposed. The materials, colours and form of the 
traditional Tuscan developments within the Hidden Valley community will be 
reproduced. 

Although each unit is self-contained, the units will not be individually subdivided and 
owned. The tenure of the villas is for long-term residential lease and will be limited to 
persons over 55 years of age. 

Three display homes are proposed in Stage One (1) of the development. These will 
consist of three alternate types of building forms to demonstrate the proposed building 
types.  Once the display units are no longer required, they will revert to use as living 
units. 

The Chui House, to the south west of the subject site, is proposed to be used as a 
sales office and welcome centre for prospective purchasers.  Up to four staff will be 
based within Chui House working standard business hours. When prospective 
purchasers park at Chui House they will be accompanied by a staff member via golf 
buggy to the display units. Visitor parking for the display homes will be available at 
Chui House where there are 17 car parking spaces.    

Several introduced trees of Victorian, Australian native and exotic species which were 
planted for screening and amenity purposes are proposed to be removed. The 
Arboricultural Assessment identified these trees as Low/Moderate value. The location 
and extent of the trees to be removed are primarily concentrated along the northern 
site boundary, with a section in the north-west corner, a row of screening trees from 
the western mid-section to the southern site boundary and a row along the eastern 
boundary to the southern boundary.  

A landscape design was included with the application featuring canopy trees and 
screening to Hidden Valley Boulevard.  Extensive gardening in the front area of each 
unit and along the Valley Boulevard frontage is proposed. Significant landscaping is 
indicated on the proposed plans including footpaths between each east west row of 
units. These areas include footpaths and gathering points for the residents and the 
areas also allow for the gradient changes of the site. 

All roads within the site will be privately owned, maintained and controlled by an 
Owners Corporation. The roads are designed with a road cross section of 6.0m wide 
carriageway within a 7.2m wide road reserve. 

Access to the site is proposed in two locations being (1) to Valley Drive, generally in 
the same location as an existing gravel road servicing the existing uses on the site, 
and (2) through the existing car park to the club house facilities to Hidden Valley 
Boulevard. The access points are indicated in Attachment 1 being the originally lodged 
application plans. A third access point has been proposed in the most recent drawings 
submitted to Council for consideration also to Hidden Valley Boulevard. This access 
point will only be used for emergencies and pedestrian access. 

Concerns were expressed through the application process regarding the access onto 
Valley Drive specifically relating to sight lines at the entry/exit point. A revised traffic 
analysis was submitted for review but concerns still exist from both the Planning and 
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Engineering Departments of Council regarding sight lines. Conditions will be required 
to address this matter and is fully explored in the discussion section below. 

The proposal includes 32 x 90-degree angle visitor car spaces.  However, 20 of these 
spaces are on a separate land parcel north of the subject site (shown as Eastern 
Precinct Lots on the Hidden Valley Comprehensive Development Plan). For the 
purposes of this application, it is considered that there are 12 visitor car spaces 
provided on the subject site. 

PLANNING SCHEME PROVISIONS 

Zoning 

The subject site is located within the Comprehensive Development Zone Schedule 1 
pursuant to Clause 37.02 of the Mitchell Planning Scheme. Under the zone, a permit 
is required for the development of the land for a residential village and for the proposed 
display home function.  

Overlays 

The subject site is affected by the Salinity Management Overlay pursuant to Clause 
44.02 of the Mitchell Planning Scheme.  Under this overlay, a permit is required to 
construct a building or construct or carry out works. 

Particular Provisions 

Clause 52.01: Public Open Space  

Under Clause 52.01 of the Mitchell Planning Scheme, a public open space contribution 
may be made only once for any of the land to be subdivided.  However, in an 
agreement between Council and Hidden Valley Australia Pty Ltd dated 24 January 
2000, Council acknowledges that the area set aside on the Comprehensive 
Development Plan for public open space represents a discharge by the owner of any 
requirement for public open space or recreation imposed or capable of being imposed 
by the Council or any other authority pursuant to the Subdivision Act 1988 or any other 
such legislation. 

Clause 52.06 - Car Parking 

This Clause seeks to ensure the provision of an appropriate number of car spaces 
having regard to the activities on the land and the nature of the locality.  
‘Accommodation’ is not listed on Table Clause 52.06-5 and consequently, Clause 
52.06-5A applies as follows: 

Where a use of land is not specified or where a car parking requirement is not specified 
for the use in another provision of the planning scheme or in a schedule to the parking 
overlay, before a new use commences or the floor area or site area of an existing use 
is increased, car spaces must be provided to the satisfaction of the Responsible 
Authority.  

In this instance, the car parking requirement for a ‘dwelling’ is considered an 
appropriate measure, where one car parking space is required per one to two-bedroom 
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dwelling and two car parking spaces are required per three and more bedroom 
dwelling. 

In regard to visitor spaces, the Planning Scheme requires one visitor space for every 
five dwellings. This would equate to a requirement for 25.2 visitor spaces. Twelve (12) 
are proposed. Therefore, another 12 will be required by condition on the permit. It is 
noted there will also be on-street car parking available through the proposed 
development and this shall be included in conditions within the recommendation. 
Subsequently it is considered this requirement has been satisfied subject to additional 
car spaces being provided as per the officer’s recommendation. 

The car parking for the Display Village function is sufficient under this part of the 
Mitchell Planning Scheme. 

Clause 52.17 – Native Vegetation 

Under Clause 52.17 the removal of native vegetation requires a planning permit unless 
exemptions apply.  The table at Clause 52.17-7 states that no permit is required to 
remove, destroy or lop native vegetation to the minimum extent necessary if any of the 
following apply: 

Planted Vegetation – the native vegetation has been planted or grown as a result of 
direct seedling or for Crop raising, extensive animal husbandry, aesthetic or amenity 
purposes including agroforestry. 

The vegetation that is proposed to be removed was planted for aesthetic and screening 
purposes. Therefore, the applicant is not required to apply for a permit to remove the 
vegetation under this part of the scheme. 

Incorporated Documents 

Pursuant to Clause 81.01 of the Mitchell Planning Scheme, Hidden Valley 
Comprehensive Development Plan, December 1999 (Revision 01, March 2002 is listed 
as an incorporated document. 

State Planning Policy Framework (SPPF) and Local Planning Policy Framework 
(LPPF) 

Multiple clauses of the Mitchell Planning Scheme from both the SPPF and the LPPF 
are relevant and have been considered through the assessment of the application. A 
full table of the relevant Clauses considered is included at Attachment 3 to this report. 

PUBLIC NOTIFICATION (ADVERTISING) 

Pursuant to Clause 4.0 of the Schedule to the Comprehensive Development Zone, an 
application for buildings and works is exempt from the notice requirements of Section 
52(1)(a), (b) and (d), the decision requirements of Section 64(1), (2), and (3), and the 
appeal rights of Section 82(1) of the Planning & Environment Act 1987 if it is generally 
consistent with the Hidden Valley Comprehensive Development Plan, December 1999 
(Revision 01, March 2002). 
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Further, pursuant to Clause 44.02-6 of the Salinity Management Overlay an application 
under this overlay is exempt from the notice requirements of Section 52(1)(a), (b) and 
(d), the decision requirements of Section 64(1), (2) and (3) and the review rights of 
Section 82(1) of the Act. 

Council sent a letter to the owners and occupiers of approximately 130 nearby 
properties on 5 May 2017 advising of the proposal.  The letter explains the constraints 
of council’s considerations – to the buildings and works and associated impacts. The 
letter also explained that there are no formal rights of objection or the ability for 
residents to appeal a decision to the Victorian Civil and Administrative Tribunal (VCAT). 
However, Council invited residents to respond within 14 days with any concerns to 
assist in the assessment process.  

Five submissions were received in response and the concerns articulated have been 
considered in the assessment of this application. Where possible conditions are 
included within the recommendation to address these concerns. Four submissions 
identified concerns with the proposal with the remaining submission providing support. 

Consultation 

All submitters as well as the permit applicant were invited to address Council at the 
Hearing Committee held on 14 August 2017. The applicants made a short verbal 
presentation in support of their application. Their comments have been considered in 
the finalisation of this report and the recommendations contained within. 

REFERRALS 

External 

The application was referred to the following authorities and Council departments for 
comment and review: 

Melbourne Water 

The application was referred to the catchment management authority Melbourne for 
their information. The authority did not respond within the required time frame, 
therefore, under the provisions of the Act, their consent is assumed. 

Country Fire Authority 

The application was referred to the Country Fire Authority for their information. The 
CFA did not object to the application and have included two conditions associated with 
the provision of fire hydrants. 

Public Transport Victoria (PTV) 

The application was referred to PTV. The authority did not object to the proposal. 

Internal 

The application was referred to Council’s Engineering Services Unit who advised that 
they had queries and concerns relating to the proposal. The concerns were in relation 
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to the sight distance on Valley Drive, the provision of a car parking plan to explain the 
parking parameters and allocations.   

The applicants subsequently provided a car parking assessment and altered the right 
entry sight distance.   

Conditions to be included within the recommendation have been discussed with the 
Unit which resolve site distance concerns. This will include restriction of the exit onto 
Valley Drive to a left turn exit only. 

DISCUSSION 

The Hidden Valley Estate 

In 1994, after taking into consideration the unique feature of the land that comprises 
what is known today as The Hidden Valley Estate, the then Minister for Planning 
introduced a special recreation and residential zone to the land.  This zone sought to 
recognise and retain the key features of the then existing “Heytesbury Estate” with 
regards to: 
 

• Retaining and enhancing the main entry boulevard; 

• The protection and incorporation of vegetation areas, open space, lakeside areas, 
golf facilities and equestrian trails; 

• Lakeside villa allotments and large homestead lots; and 

• Roads sited on ridgelines that blend into the landscape. 

 
The land, comprising approximately 1,000 hectares, is required to be developed 
generally in accordance with the vision established for the Heytesbury.  Forming part 
of the Great Dividing Range, Hidden Valley was designed to work within the natural 
topography of the land. Hillside villages, reminiscent of Tuscany were to be located in 
small clusters, promoting vistas of the rural valleys below. Villages surrounded by 
larger Homestead and Estate lots and located around lakes were carefully planned to 
protect views of the rural hinterland.  Of the 950 residential lots which comprise the 
development, it was intended that approximately two thirds of the lots would be 
designed to contribute to a village style of development, with the remaining third being 
large semi-rural lots. 
 
Recreational and resort activities were also planned on key sites, including the subject 
site. These elements were designed to create a complementary resort focus to the 
overall development. The Comprehensive Development Plan (CDP) was prepared in 
1999 and revised shortly thereafter to specifically identify distinct precincts within the 
Estate to accommodate the various forms of development and land uses, ranging from 
resort style living units to residential type development on larger allotments. The 
analysis of the application must therefore be undertaken against the unique provisions 
of the CDP, taking into account its purpose among other things to “provide for 
recreational rural and equestrian facilities and activities in conjunction with residential 
and resort development on a range of lot sizes”.   
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Response to the Comprehensive Development Plan 

The site is located within the Village Resort Precinct. The Village Resort Precinct allows 
a range of uses including accommodation and place of assembly without planning 
permission.  It is intended that development within this precinct will be distinctly 
different to that in other precincts of the Estate (e.g. Eastern Precinct & Estate lots) 
which will be developed at a lower density, typically seen in the low density or rural 
living zones. 
 
Recreational and resort activities are planned on key sites such as those adjacent to 
the lakes and the golf courses.  The plans submitted with the already approved permit 
P306604/11 indicate a future retail hub on an adjacent lot next to Lake Mittagong.  The 
use of the adjacent Chui House as a welcoming centre provides a central hub for visitor 
access into the independent units. With a business centre and staff available, the use 
of three units during the duration of the staging for a display home is considered 
appropriate within the requirements of the Zone. 
 
It is considered that the proposed development is consistent with the incorporated 
Comprehensive Development Plan, which identifies the site as accommodating a 
higher density form of “resort” type development.   
 
It is important to note that density in its own right is not a consideration that can be 
used to determine the appropriateness of the development. Instead, the planning 
scheme and the principles of planning in Victoria requires Council to undertake a 
performance based assessment of the application against the provisions of the 
scheme. Meaning the proposed density of the development is one factor amongst 
many considered by officers in the assessment of the application in reaching a 
balanced and reasoned recommendation for the development. 
 
Layout, design and orientation 

The proposed development design, whilst it is acknowledged it is not ideal, has been 
informed and influenced by the slope and natural features of the site. Views to Wild 
Duck and Mittagong Lakes have also contributed to the orientation of the dwellings, 
resulting with the development having an east-west orientation for a significant number 
of the dwellings (approximately 75%). While it would be more ideal to have a larger 
number of dwellings orientated north-south to capitalize on the use of passive solar 
energy, there is limited scope under the provisions of the planning scheme to require 
the development to be re-orientated to achieve greater access to northern light/reduce 
access to the western sun whilst still achieving an appropriate outcome with regards 
to amenity, livability, servicing and vehicle access.   
 
As part of the building permit process, the development will need to achieve a minimum 
six-star rating. Building techniques and energy efficiency principles commonly used to 
achieve this include insulation, glazing, and windows size/orientation and type.  
However, to complement these initiatives, a condition will require that appropriate 
Water Sensitive Urban Design measures be incorporated into the drainage of the site.   
 
The proposed internal road network provides safe and convenient access. Council’s 
Engineering team is satisfied with the road network except for the exit from the north 
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west of the site onto Valley Drive due to sight line concerns (i.e. right turns when exiting 
the intersection from the development). To address this, exit movements from the 
development onto Valley Drive will be restricted to left out turns only.  A further concern 
was expressed in regard to the additional access onto Hidden Valley Boulevard shown 
on the most recent plans submitted to Council. To overcome this, this entry/exit point 
shall be conditioned to be an emergency only access/exit for vehicles. 
 
The architectural composition of the dwellings and community facilities incorporates 
elements of Tuscan style development in keeping with other buildings within the 
Hidden Valley estate.  The materials and colour schedule are in keeping with the 
Hidden Valley Comprehensive Development Plan. It is considered that the proposed 
development contributes to the complexity and diversity of the built environment.   
 
Unlike other development within the Hidden Valley Estate, dwellings have been 
clustered together, resulting in the use of party walls for many of the units.  While this 
has the possibility of contributing to building mass, it is not considered that the proposal 
has excessive mass.  This is due to the modest height of the development 
(approximately 5.5 to 6 metres) and the orientation of the dwelling rows relative to 
Hidden Valley Boulevard. When viewed from this road, views through the development 
will be achieved, interspersed with well vegetated areas in and around communal 
areas of the development.  The development will undoubtable not have an open feel 
as currently present throughout the Estate. However, this is not at the detriment of the 
Estate given the intended purpose of the subject site and the visual outcome being 
achieved.    
 
Due to the unique nature of the site and the proposal, a number of the dwellings will 
be sited in close proximity to the site’s external property boundary, particularly 
dwellings 901 to 906, located adjacent to Hidden Valley Boulevard and dwellings 3501 
to 3503 located to the north west of the site. Given the prominence and reduced 
setback of dwellings 3501 to 3503 from Valley Drive, it is considered appropriate that 
these dwellings be removed from the plan to enable appropriate landscaping to occur 
in this prominent location.  It is also considered appropriate that a minimum of 3 metres 
be provided between the rear of dwellings 901 to 906 and the Hidden Valley Boulevard 
property boundary to provide space for appropriate landscaping to assist with the 
further integration of these dwellings with Hidden Valley Boulevard.   

Safety, open space and landscaping 

New development should create urban environments that enhance personal safety and 
property security and where people feel safe to live, work and move in at any time. The 
proposed development aims to provide a safe environment for over-55 members of the 
community.  Private spaces within the development are appropriately identified with 
landscaping and paving clearly delineating the public realm from private spaces.  
Dwellings are generally orientated towards the internal road network with adequate 
surveillance being provided towards the public areas. The alfresco areas for each 
dwelling will also provide a pleasant and low maintenance outdoor space for each 
residence.   
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The development proposes a number of footpaths throughout the development that 
connect to the Clubhouse. Pedestrian paths are considered well designed when there 
are regular intervals of seating, links to public amenities and shelter; users of the path 
should be able to see and be seen; provision of shade without obstructing sightlines; 
the use of lighting. The proposed development responds in part to these guidelines. 
There is scope for improvement in the permit conditions with the removal of two central 
units and the creation of a larger open space and gathering point.   

Planted vegetation of varying tree species is proposed to be removed. This is 
considered appropriate due to the significant vegetation that is to be replanted in 
accordance with a detailed landscape plan, required as a condition of the permit. 

Parking requirements 

The requirements for car parking are set out in Clause 52.06 of the Mitchell Planning 
Scheme. Based upon the statutory requirement, the development is required to provide 
25 visitor car parking spaces. The proposal aims to provide these within the private 
road network.  Most of the roads are 6.0m wide with some sections being 5.5m in width.  
Based upon this requirement, the proposal can provide up to 30 car parking spaces 
upon one side of the road. Further, the revised plans have nominated 12 x 90-degree 
car spaces. 

It will be a condition of permit that dedicated/marked visitor parking areas be identified, 
restricting car parking to one side of the internal road network.  Further visitor car 
parking spaces will be required as a condition of permit to meet the statutory 
requirement.  This will result in the two car parking spaces provided to the north of the 
development being incorporated within the site. To accommodate this, additional 
dwellings will be required to be removed from the plan.   

Traffic generation 

The provided report by GTA Consultants, and supported by Council’s Engineering 
Department, identified that the existing road network as sufficient capacity to 
accommodate the proposal without the need for any road updates.  It is estimated that 
the proposal will equate to a total of 896 vehicles movements and 90 peak hour 
movements per day. Council’s Engineering Department and further independent 
analysis by OneMileGride have supported this. Conditions within the recommendation 
will include removal of units in the north-western corner of the development and making 
the exit at this location a left-out turn only. 

Native Wildlife and Habitat Loss 

The submissions raised wildlife loss as a potential risk of the development. As the 
existing vegetation on site is planted, it provides some but limited environmental value, 
therefore its removal will not significantly impact the environmental values of the area. 
The proposed removal of vegetation is therefore considered appropriate. 

The submissions raised by nearby residents identified concerns relating to bushfire 
risk.  The proposal was referred to the CFA. The CFA did not object to the proposal, 
however has requested conditions relating to fire hydrants.  A secondary emergency 
entrance to the development was also added to the proposal in consideration of the 
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submissions.  It is considered that these measures, in accordance with the Victorian 
Bushfire Safety Policy Frameworks 2010 and the Victorian Building Authority are 
adequate to address concerns relating to bushfire risk. 

Waste Management Plan  

Conditions will be included in the recommendation seeking a detailed waste 
management plan be submitted to Council for consideration and eventually endorsed 
to form part of the permit. It will be a requirement that consideration be given to a 
private waste and recycling collection operation to be used on site given the scale and 
density proposed and that all internal roads will be managed and maintained by an 
owner’s corporation. This is deemed to be an appropriate response to the proposed 
development. 

On balance the proposed development, subject to compliance with conditions 
contained below, is considered an appropriate development for the subject site.  

SUBMITTER CONCERNS 

The submissions received in relation to the current proposal cover a number of matters 
and are addressed below: 

Submitter Concerns 

Local resident - Too great density 
- Restricted open space in the development 
- Detracts from local aesthetic 
- Traffic evacuation in fire event 
- Lack of parking for proposed function centre and visitors to 

development 
- Potential traffic congestion on roads. 
- No public forum to address concerns 

Local resident - Too great density in conjunction with retirement village 
- Traffic congestion 
- Bushfire threat 

Local resident - Failure to consult with local community 
- Doesn’t believe the proposal is in accordance with the Design 

Guidelines 
- Amenity issues (noise, wild life habitat loss, traffic congestion, 

emergency access) 
- Impact on existing infrastructure 

Local resident - Doesn’t believe the proposal is in accordance with the Design 
Guidelines 

- Failure to consult with local community 
- Cumulative impact of this development with residential village. 

Residents 
Association 

- Supportive of the development 

It is deemed that many of the concerns articulated through the submissions have been 
addressed in the proposed conditions included in the recommendation below. 
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CONCLUSION 

The proposal is consistent with the objectives of Clause 11.05-2 (Distinctive Areas of 
State Significance) in that it responds well to the slope and the isolated location of the 
land. The development will be sited and designed so that relevant infrastructure to 
service the lots can effectively be provided. 

With modification by conditions, the proposal will be consistent with the objectives of 
Clause 15, 15.01-1.05-2. The permit conditions will result in a reduction of the 
proposal’s density with the recommended removal of seven units, which will allow the 
development to contribute positively to local urban character and sense of place, 
enhance liveability, diversity, amenity and safety of the public realm and minimise 
detrimental impact on neighbouring properties. The proposed individual units will offer 
a design that will complement the design objectives of Hidden Valley and with 
modification, the proposal will offer an environment that is safe and accessible to the 
older population.  

A condition of permit will require the deletion of units 2301 and 2204 from the plans 
and replaced with open space.  

The proposal is not for the subdivision of individual lots, rather the single tenure of 
individual units from the Arcadia Group. The units will be staged over five stages with 
three units from each stage reserved as Display Homes.  With the modifications 
suggested on the permit conditions, the development layout will achieve attractive, 
liveable, walkable, cyclable, diverse safe and sustainable neighbourhoods pursuant to 
Clause 15.01-4 (Design and Safety) and Clause 15.02-1 (Energy and resource 
efficiency) of the Mitchell Planning Scheme.  

The deletion of units 3503, 3502 and 3501 from the plans and replacement with 
landscaping treatment and access way will improve the access point onto Valley Drive 
along with creation of an exit left only at this location. 

A condition of permit will include an emergency access to Hidden Valley Boulevard 
restricted with appropriate bollard treatment or similar to the satisfaction of the 
Responsible Authority. 

The proposal is consistent with the objectives of Clause 16 in that it offers new housing 
opportunities that will have access to services and be planned for long term 
sustainability, including walkability to activity centres, public transport, schools and 
open space. It offers diversity and meets the community needs and is therefore 
considered to be consistent with the objectives of Clause 16.01-1 (Integrated housing) 
and Clause 16.01-4 (Housing diversity) of the Mitchell Planning Scheme. Within the 
adjacent retirement village development (P306604/11), ancillary facilities required for 
the marketed age demographic will also be available.  

The proposal is consistent with Clause 21.02 (Settlement) of the Mitchell Planning 
Scheme as it offers a well-designed new development with various housing 
opportunities and choices.  

The proposal is consistent with the Hidden Valley Comprehensive Development Plan. 
With modification by condition, the proposal corresponds to the Car Parking Provisions 
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outlined in Clause 52.06. The available parking at the Welcome Centre for the use of 
visitors to the display home meets the statutory requirement. The provision of parking 
for each dwelling also meets the statutory requirement. A condition of permit will 
require the deletion of units 1701 and 2907 to create a total of 25 car spaces for visitors 
to the development.  

Overall subject to compliance with the below conditions, it is deemed that the proposed 
development is appropriate and a planning permit should be issued. It is noted that 
conditions attached to the recommendations seek changes to the degree that is 
possible and seek to address a number of concerns expressed including density, 
sustainable development, open space, car parking and safe traffic access. 

 
RECOMMENDATION 

 
THAT Council, having acknowledged that the proposal is consistent with the Hidden 
Valley Comprehensive Development Plan, having complied with the relevant 
Sections of the Planning and Environment Act 1987, resolve to issue a Planning 
Permit in respect of Application No. PLP317/16 for buildings and works in association 
with the use of the land for accommodation (including independent living units), use 
of the land for display homes and the removal of vegetation at Lot AL on PS 530944J, 
known as 189 Hidden Valley Boulevard, Wallan , subject to the following conditions: 

General 

1. Before the development starts, amended plans to the satisfaction of the 
Responsible Authority must be submitted to and approved by the Responsible 
Authority.  When approved, the plans will be endorsed and will then form part of 
the permit. The plans must be drawn to scale with dimensions and three copies 
must be provided. The plans must be generally in accordance with the plans 
submitted to Council on 26 July 2017 (dated 03/07/2017) but modified to show: 

a) The deletion of car parking bays to the north side of the proposed road of 
the subject site from the plans to the satisfaction of the Responsible 
Authority. 

b) The deletion of unit 1705 from the plans and replacement with a 6 car 90-
degree parking lot to the satisfaction of the Responsible Authority. 

c) The deletion of unit 2907 from the plans and replacement with a six 6 car 
90-degree parking lot to the satisfaction of the Responsible Authority. 

d) The deletion of unit 2301 and 2204 from the plans and replacement with a 
central communal open space area to the satisfaction of the Responsible 
Authority. 

e) The deletion of units 3503, 3502 and 3501 from the plans and replacement 
with suitable landscaping treatment responsive to the access way onto 
Valley Drive to the satisfaction of the Responsible Authority. 

f) Units 901-906 provided with at minimum a three metre setback from the 
Hidden Valley Boulevard property boundary. 
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g) North west access onto Valley Drive from within the development is to be 
made left out only with appropriate signage and road treatment to affect this 
outcome to the satisfaction of the Responsible Authority. 

h) Clarification of the provision of an access way to Chui House to the 
satisfaction of the Responsible Authority. 

i) The provision of dedicated/marked indented visitor parking areas on one 
side of each street to the satisfaction of the Responsible Authority. 

j) Emergency access way to Hidden Valley Boulevard restricted with 
appropriate bollard treatment or similar to the satisfaction of the Responsible 
Authority. 

k) Amended plans that include sufficient treatment of the northern most internal 
road to reflect its function as the major access road to the development with 
appropriate width and treatments to the satisfaction of the Responsible 
Authority. 

 
Such plans must be to the satisfaction of the Responsible Authority and when 
endorsed by the Responsible Authority, will form part of this permit. 
 

2. The layout of the development as shown on the endorsed plans must not be 
altered or modified, unless otherwise agreed in writing by the Responsible 
Authority. 

 
3. The layout of the site and the size, levels, design and location of buildings and 

works shown on the endorsed master plans must not be modified for any reason 
without the prior written consent of the Responsible Authority. 

 
4. Once commenced, the development must be completed to the satisfaction of the 

Responsible Authority. 
 

5. Prior to the construction of each stage, development plans must be submitted to 
the satisfaction of the Responsible Authority. When the plans are to the 
satisfaction of the Responsible Authority, they will be endorsed and will then form 
part of the Permit.  The plans must be drawn to a scale of 1:500 and three copies 
provided, generally in accordance with the site master plan but modified to show: 

a) An overall site plan of the stage, including location of dwellings, roadways 
and dimensions of the area to be for the use of the residential village only in 
the context of the title boundaries. 

b) Location of trees to be retained or removed in the context of this stage of the 
development. These trees should be numbered in accordance with the 
report prepared by TreeLogic. 

c) Location of carriageway pavement, parking, kerbs, crossovers, footpaths, 
tactile surface indicators and speed control and traffic management devices.  

d) Design and location of street furniture, lighting, seats and mailboxes. 

e) External storage for all dwellings. 
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f) Location and elevations of fences including height, colours and materials to 
be used. 

g) Bin storage within garages or secluded private open spaces of each 
dwelling. 

h) Each dwelling with a rain water tank with the minimum capacity of 2000L.  

i) All driveways with a minimum width of 3m and constructed with coloured 
concrete. 

j) The housing mix including typical lot size and number of bedrooms;   

k) Amended plans that include sufficient treatment of the northern most internal 
road to reflect its function as the as the major access road to the 
development with appropriate width and treatments to the satisfaction of the 
Responsible Authority 

Landscape Plan 
6. Before development starts, a revised detailed landscape plan to the satisfaction 

of the Responsible Authority must be submitted to and approved by the 
Responsible Authority. When approved the plan will be endorsed and will then 
form part of the permit. The landscape plan must be prepared by a person 
suitably qualified or experienced in landscape design and must be drawn to scale 
with dimensions and three copies must be provided. The landscape plan must 
show: 

a) a planting schedule of all proposed trees, shrubs and ground covers, 
including botanical names, common names, pot sizes, sizes at maturity, and 
quantities of each plant. 

b) at least one native tree planted within each secluded open space and each 
front setback area and at least 70% of all plantings to be native. 

c) paving, retaining walls, fence design details, and other landscape including 
areas of cut and fill and finished site levels. 

d) landscaping and planting within all open areas of the site. 

e) the provision of advanced tree planting within landscape buffer zones and 
front setback areas. 

All species selected must be to the satisfaction of the Responsible Authority. 

 
7. Before any of the development is occupied, or by such time that is agreed in 

writing by the Responsible Authority, all landscaping works as shown on the 
endorsed plan must be carried out and completed to the satisfaction of the 
Responsible Authority. When the landscaping works have been completed, 
written confirmation must be provided to the satisfaction of the Responsible 
Authority that landscaping of the land has been undertaken in accordance with 
the endorsed landscaping plans. 
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8. All landscaping works as shown on the endorsed plans must be maintained, 
including that any dead, diseased or damaged plants are to be replaced, to the 
satisfaction of the Responsible Authority. 

 
9. Any weed infestations resulting from soil disturbance and/or the importation of 

sand, gravel and other material must be controlled during the construction period 
to ensure that there is no weed spread outside of the subject site to the 
satisfaction of the Responsible Authority. 

Water Sensitive Urban Design 
10. Before the development starts, detailed plans to the satisfaction of the 

responsible Authority must be submitted to and be approved by the Responsible 
Authority. When approved, the plans will be endorsed and will then form part of 
the permit. The plans must be drawn to scale with dimensions and three copies 
must be provided. The plans must show: 
a) The type of water sensitive urban design stormwater treatment measures 

to be used; 
b) The location of the water sensitive urban design stormwater treatment    

measures in relation to buildings, sealed surfaces and landscaping areas; 
c) Design details of the water sensitive urban design stormwater treatment 

measures, including cross sections. 

These plans must be accompanied by a report from an industry accepted 
performance measurement tool, which details the treatment performance 
achieved and demonstrates the level of compliance with the Urban Stormwater 
Best Practice Environmental Management Guidelines, CSIRO 1999. The water 
sensitive urban design stormwater treatment system as shown on the endorsed 
plan must be retained and maintained at all times in accordance with the Urban 
Stormwater - Best Practice Environmental Management Guidelines, CSIRO 
1999, to the satisfaction of the Responsible Authority. 

 
Waste management plan 
11. Prior to the commencement of the development, a Waste Management Plan that 

encourages recycling must be submitted and approved by the Responsible 
Authority.  Such plan must provide details of a regular garbage collection service 
for residents and community facilities including information regarding the type of 
refuse bins, type/size of trucks, means of accessing bins and frequency of refuse 
collection to the satisfaction of the Responsible Authority. Once approved, such 
plan must be implemented to the satisfaction of the Responsible Authority. 

 
Lighting 
12. External lighting must be designed, baffled and located to prevent any adverse 

effect from light spill on adjoining land to the satisfaction of the Responsible 
Authority. 

Engineering Conditions 
13. Unless otherwise agreed by the Responsible Authority, prior to the use of the 

development the permit holder must construct a shared footpath of 2.5 metres 
wide.  The footpath must be constructed on the following roads; Hidden Valley 
Boulevard from the intersection of Valley Drive to Lakeside Drive, and Valley 



ORDINARY COUNCIL MEETING AGENDA 21 AUGUST 2017 

PLANNING PERMIT APPLICATION PLP317/16 FOR THE CONSTRUCTION OF A RESIDENTIAL VILLAGE AT 
189 HIDDEN VALLEY BOULEVARD, WALLAN (CONT.) 

MITCHELL SHIRE COUNCIL Page 222 

Drive from the intersection of Hidden Valley Boulevard to the site entry along 
Valley Dive to the satisfaction of the Responsible Authority. 

 
14. Before any road and/ or drainage works associated with the development start, 

detailed construction plans to the satisfaction of the Responsible Authority must 
be submitted to and approved by the Responsible Authority. The plans must be 
drawn to scale with dimensions. The plans must include: 

a) All necessary computations and supporting documentation for any structure, 
traffic data, road safety audit and geotechnical investigation report. 

b) All details of works consistent with the endorsed layout plan, relevant 
landscape plan. 

c) Design for full construction of streets and underground drainage, including 
measures to control / capture pollutants and silt. 

d) Provision for all services and conduits (underground), including alignments 
and offsets, on a separate services layout plan. 

e) All external pavement widths to be in accordance with relevant Mitchell Shire 
Council Standards. 

f) Vehicle crossings must be provided to each unit. 

g) Provision of concrete footpaths in any Council streets and reserves.  All 
footpaths shall be a minimum 1.5 metres in width and be in accordance with 
Mitchel Shire Council Standards. 

h) Shared paths as required within streets and reserves.  All shared paths must 
be a minimum 2.5m in width and be in accordance with Mitchel Shire Council 
Standards. 

i) Provision of public lighting with underground electricity supply to all streets 
and footpaths. All street lighting must be designed in accordance with AS 
1158. Energy efficient lighting, (e.g. LED (preferred), T5 or CFL), should be 
utilised. 

j) Provision of underground drains of sufficient capacity to serve all lots being 
created which connect to a legal point of discharge including the provision 
of an inlet to each lot. 

k) Permanent survey marks as required. 

l) Survey details of the canopy trunk location and size of all trees to be 
removed or retained and associated tree protection zones. 

m) Details in relation to all filling on the land that must be compacted to 
specifications approved by the Responsible Authority. 

n) The location of any earthworks (cut or fill) or service provision in a location 
outside the designated tree protection zone which does not adversely impact 
on the health and integrity of any trees to be retained. 

o) The drainage system of the proposed development must be designed to 
ensure that flows downstream of the land are restricted to pre-development 
levels unless increased flows are approved by the Responsible Authority. 
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p) Underground drainage must be provided and any other drainage works 
necessary for the transmission of drainage as required to the approved 
outfall. 

q) All drainage works must be designed to meet the following current best 
practice performance objectives for stormwater quality as contained in the 
Urban Stormwater – Best Practice Environmental Management Guidelines 
(1999) unless otherwise agreed by the Responsible Authority: 

I. 80% retention of the typical annual load of total suspended solids 
II. 45% retention of the typical annual load of total phosphorus; and  
III. 45% retention of the typical annual load of total nitrogen. 

r) All lots within the proposed development abutting or adjoining a watercourse 
or water body must have a minimum 600mm freeboard above the 1 in 100-
year flood level of the water course or water body. 

s) Roads and allotments are to be designed such that the allotments are 
protected with a minimum 150mm freeboard against the 1 in 100 flooding, 
where the water level exceeds 50mm above the top of kerb. 

 
Unless otherwise agreed by the Responsible Authority, prior to the use of the 
development, all works shown on the approved construction plans must be 
constructed or carried out in accordance with the plans and to the satisfaction of 
the Responsible Authority.  

 
15. The discharge of water from the proposed development must be controlled 

around its limits to prevent any discharge onto any adjacent property or streets 
other than by means of an approved drainage system discharged to an approved 
outlet in a street or to an underground pipe drain to the satisfaction of the 
Responsible Authority. 

 
16. Unless otherwise agreed in writing by the Responsible Authority, prior to the 

commencement of any works associated with the development start, a 
Neighbourhood Drainage Strategy to the satisfaction of the Responsible 
Authority must be prepared.  The Strategy should include: 

a) General sizing and specification of any retention and treatment facilities; 

b) Location of any proposed retention and treatment facilities; 

c) Typical details of proposed systems to be utilised; 

d) Evidence to support water quality improvements; 

e) Evidence to support appropriate retention; 

f) Major storm overland flow paths and requirements; 

g) Any required staging or interim facilities. 
 

Unless otherwise agreed by the Responsible Authority, prior to the use of the 
development, all works shown as part of the approved drainage strategy must 
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be constructed or carried out in accordance with that strategy to the satisfaction 
of the Responsible Authority. 

 
17. Prior to the use of the buildings, the permit holder must construct at no cost to 

Council, drainage works between each of the proposed lots and the Council 
nominated point of discharge, all to the satisfaction of the Responsible Authority 

 
18. Before any works associated with the development start, a Construction 

Management Plan must be submitted to, and be to the satisfaction of the 
Responsible Authority. The Construction Management Plan must include details 
of: 

a) A Site Management and Safety Plan including, but not limited to, the 
following: 
i. Locations of temporary on-site facilities such as equipment storage 

areas, litter control compounds, contractor rest and car parking areas 
and the likes; 

ii. On-site safety procedures; 
iii. Relevant service authority and emergency services contact details; 
iv. Site access address for emergency vehicles; 
v. Working hours and days; 
vi. Site specific safety and risk analysis; 
vii. Methods to ensure the recommendations of any approved Cultural 

Heritage Management Plan applying to the land are carried out. 

b) An Environmental Management Plan including, but not limited to, the 
following: 
i. Methods to contain dust, dirt and mud within the subject site, and the 

method and frequency of clean up procedures; 
ii. Sediment control techniques to ensure that no mud, dirt, sand, soil, clay 

or stones are washed into or allowed to enter the storm water drainage 
system; 

iii. Stormwater management and water quality control procedures; 
iv. Methods to prevent and manage illegal dumping on the land; 
v. Tree Protection Zones around the trees to be retained as shown on the 

endorsed plans; 
vi.  Machinery wash down areas, clearly fenced and located in disturbed 

areas, which ensure that all machinery entering and exiting the land is 
weed and pathogen free; 

vii. Methods to ensure that contractors working on the land are aware of 
the requirements of the Construction Management Plan and any other 
obligations of the planning permit. 

c) A Traffic Management Plan including, but not limited to, the following: 
i. Proposed haulage routes to and from the subject land; 
ii. Expected frequency of vehicle movements to and from the land; 
iii. Site access arrangements for construction vehicles; 
iv. Measures proposed to mitigate traffic impacts resulting from 

construction vehicles accessing the land. 
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All works must be undertaken in accordance with the approved Construction 
Management Plan to the satisfaction of the Responsible Authority. 

 
19. All works must be undertaken in a manner that minimises soil erosion, and any 

exposed areas of soil must be stabilised to prevent soil erosion, to the 
satisfaction of the Responsible Authority. 

 
20. All lot filling on the site must be carried out, supervised, completed and recorded 

in accordance with AS 3798 - 2007 (Guidelines on earthworks for commercial 
and residential developments) to the satisfaction of the Responsible Authority. 
All fill must be certified clean fill as defined by the Environment Protection Agency 
(EPA) and no fill accepted from the public. Prior to the use commencing, 
evidence must be provided to demonstrate compliance with the above Australian 
Standard, to the satisfaction of the Responsible Authority. 

 
21. Before any works associated with the development start, an Existing Conditions 

Report providing details of all Council infrastructure and assets within the road 
reserve of Hidden Valley Boulevard and Valley Drive must be submitted to the 
Responsible Authority. All Council infrastructure and assets identified in the 
report must be continuously maintained to the standard described in the report 
until the completion of the works including that any assets or infrastructure 
damaged as a result of the works are reinstated at the cost of the permit holder 
and to the satisfaction of the Responsible Authority. 

 
22. Unless otherwise agreed to in writing by the Responsible Authority, before the 

use starts the following must be submitted to the satisfaction of the Responsible 
Authority: 

a) A complete set of “as constructed plans” of site works in digital file format 
both PDF and AutoCAD. 

b) A-SPEC data for all external (Council) assets being provided or constructed 
as part of the development.  

c) A refundable maintenance bond of 5 per cent of the total cost of all 
infrastructure to be handed over to Council is to be held by Council for a 
minimum of twelve (12) months. 

d) Plan checking and supervision fees in line with Councils adopted fees and 
charges for development works.  

CFA Conditions 
23. Hydrants    

a) Prior to the occupation of the buildings, above or below ground operable 
hydrants must be provided to the satisfaction of the CFA. The maximum 
distance between these hydrants and the rear of all building envelopes (or 
in the absence of building envelopes, the rear of the lots) must be 120 
metres and the hydrants must be no more than 200 metres apart. These 
distances must be measured around lot boundaries.    
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b) The hydrants must be identified with marker posts and road reflectors as 
applicable to the satisfaction of the Country Fire Authority.    

Permit expiry 
24. This permit will expire if one of the following circumstances applies: 

a) Stage 1 of the development is not started within two (2) years of the date of 
this permit and completed within four (4) years from the date of 
commencement. 

c) The overall development is not completed within eight (8) years of the date 
of this permit.  

d) The plan of subdivision is not certified within two years of the issue date of 
this permit. 

e) The statement of compliance is not lodged at the titles office within five 
years of the date of certification of the plan of subdivision. 

The Responsible Authority may extend the permit if a request is made in writing 
in accordance with Section 69 of Planning and Environment Act 1987. 

 
NOTES: 

Note:  CFA’s requirements for identification of hydrants are specified in 
‘Identification of Street Hydrants for Firefighting Purposes’ available under 
publications on the CFA web site (www.cfa.vic.gov.au). 

Note: Please note that this approval does not constitute a Building Permit. You 
should enquire with Council’s Building Services Unit on 5734 6230 to 
determine if a building permit is required for this proposal. 

Note: Waste water associated with the development of a dwelling on the land must 
be treated and retained on-site in accordance with the State Environment 
Protection Policy (Waters of Victoria) under the Environment Protection Act 
1970, and the installation of any Septic Tank System must comply with the 
Septic Tank Code of Practice 2008 and Council’s Domestic Wastewater 
Management Plan 2006, to the satisfaction of the Responsible Authority. 

Note: All streets must be named in accordance with the Naming rules for places in 
Victoria, Statutory requirements for naming roads, features and localities 
(DELWP 2016) to the satisfaction of the Responsible Authority. 

Note: When the landscaping has been completed in accordance with the endorsed 
plans, Council’s Operations and Parks Department must be contacted so as 
an inspection of the landscaping works can be undertaken.  Once Council is 
satisfied that the landscaping works have been completed in accordance 
with the endorsed plans, a Certificate of Practical Completion for the works 
will be issued. 

Note: A road-opening permit must be obtained from Council’s Engineering 
Services Unit before any vehicle crossover is constructed. 

Note: A legal point of discharge must be obtained from Council’s Engineering 
Services Unit before any drainage infrastructure is constructed. 

http://www.cfa.vic.gov.au/
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Note: A plan checking fee of 0.75 per cent of the cost of the works proposed on 
the engineering plan and a supervision fee of 2.5 per cent of the cost of 
constructing the works may be charged by Council and, if required, must be 
paid prior to the issue of a Statement of Compliance under the Subdivision 
Act 1988. 

Note: Before any works commence, Goulburn Broken Catchment Management 
Authority should be contacted to determine whether any works require 
approval under the Water Act 1989. 
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Attachment for Council Planning Report (PLP317/16) 
 
Relevant State Planning Policy Framework (SPPF) 
 

Clause 9 - Plan 
Melbourne 

This clause is relevant and has the following objective: 

• Where relevant, planning and responsible authorities must 
consider and apply the strategy Plan Melbourne:  Metropolitan 
Planning Strategy. 

Clause 10 – 
Operation of the 
State Planning 
Policy Framework 

This clause is relevant and has the following objective: 

• Integrate relevant environmental, social and economic factors in 
the interests of net community benefit and sustainable 
development. 

Clause 11.02-1 – 
Supply of Urban 
Land 

This clause is relevant and has the following objective: 

• Ensure a sufficient supply of land is available for residential, 
commercial, retail, industrial, recreational, institutional and other 
community uses.   

• Planning for urban growth should consider consolidation, 
redevelopment and intensification of existing urban areas. 

Clause 11.05-2 – 
Distinctive Areas of 
State Significance 

This clause is relevant and has the following objective: 

• To protect and enhance the valued attributes of the distinctive 
areas of the Bellarine Peninsula, Macedon Ranges, Mornington 
Peninsula and the Yarra Valley and Dandenong Ranges. 

Clause 11.10-3 – 
Planning for growth 

This clause is relevant and has the following objective: 
• To focus growth and development to maximise the strengths of 

existing settlements 

 
Clause 13.03-3 
Salinity This clause is relevant and has the following objective: 

• To minimise the impact of salinity and rising watertables on land 
uses, buildings and infrastructure in rural and urban areas and areas 
of environmental significance and reduce salt loads in rivers. 

 

Clause 15.01-1 - 
Urban design This clause is relevant and has the following objective: 

• ‘To create urban environments that are safe, functional and provide 
good quality environments with a sense of place and cultural identity.’ 

• Planning should achieve high quality urban design and 
architecture that: 

➢Contributes positively to local urban character and sense of 
place. 

➢Reflects the particular characteristics, aspirations and 
cultural identity of the community. 

➢Enhances liveability, diversity, amenity and safety of the 
public realm. 

➢Promotes attractiveness of towns and cities within broader 
strategic contexts. 

➢Minimises detrimental impact on neighbouring properties. 
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Clause 15.01-2 -  
Urban design 
principles 

This clause is relevant and has the following objective: 
• ‘To achieve architectural and urban design outcomes that contribute 

positively to local urban character and enhance the public realm while 
minimising detrimental impact on neighbouring properties.’ 

• The following design principles must be applied to development 
proposals for non-residential development or residential 
development not covered by Clause 54, Clause 55 or Clause 
56: 

     Context 

➢Development must take into account the natural, 
cultural and strategic context of its location. 

➢Planning authorities should emphasise urban design 
policies and frameworks for key locations or precincts. 

➢A comprehensive site analysis should be the starting 
point of the design process and form the basis for 
consideration of height, scale and massing of new 
development. 

  The public realm 

➢The public realm, which includes main pedestrian 
spaces, streets, squares, parks and walkways, should 
be protected and enhanced. 

Safety 

➢New development should create urban environments 
that enhance personal safety and property security and 
where people feel safe to live, work and move in at any 
time. 

Landmarks, views and vistas 

➢Landmarks, views and vistas should be protected and 
enhanced or, where appropriate, created by new 
additions to the built environment. 

Pedestrian spaces 

➢Design of interfaces between buildings and public 
spaces, including the arrangement of adjoining 
activities, entrances, windows, and architectural 
detailing, should enhance the visual and social 
experience of the user. 

Heritage 

➢New development should respect, but not simply copy, 
historic precedents and create a worthy legacy for 
future generations. 

Consolidation of sites and empty sites 

➢New development should contribute to the complexity 
and diversity of the built environment. 

➢Site consolidation should not result in street frontages 
that are out of keeping with the complexity and rhythm 
of existing streetscapes. 
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➢The development process should be managed so that 
sites are not in an unattractive, neglected state for 
excessive periods and the impacts from vacant sites 
are minimised. 

Light and shade 

➢Enjoyment of the public realm should be enhanced by a 
desirable balance of sunlight and shade. 

➢This balance should not be compromised by 
undesirable overshadowing or exposure to the sun. 

Energy and resource efficiency 

➢All building, subdivision and engineering works should 
include efficient use of resources and energy efficiency. 

Architectural quality 

➢ New development should achieve high standards in 
architecture and urban design. 

➢ Any rooftop plant, lift over-runs, service entries, 
communication devices, and other technical attachment 
should be treated as part of the overall design. 

Landscape architecture 

➢Recognition should be given to the setting in which 
buildings are designed and the integrating role of 
landscape architecture. 

 

Clause 15.01-4 – 
Design and Safety This clause is relevant and has the following objective: 

• To improve community safety and encourage neighbourhood 
design that makes people feel safe. 

Some of the listed strategies (amongst others) are:  

➢Ensure the design of building, public spaces and the mix 
of activities contribute to safety and perceptions of safety. 

➢Support initiatives that provide safer walking and cycling 
routes and improved safety for people using public 
transport. 

Clause 15.02-1 – 
Energy and Resource 
Efficiency 

This clause is relevant and has the following objective: 

• To encourage land use and development that is consistent with 
the efficient use of energy and the minimisation of greenhouse 
gas emissions. 

The listed strategies are:  

➢Ensure that buildings and subdivision design improves 
efficiency in energy use. 

➢Promote consolidation of urban development and 
integration of land use and transport. 

➢Improve efficiency in energy use through greater use of 
renewable energy. 
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➢Support low energy forms of transport such as walking and 
cycling. 

Clause 16 - Housing 
This clause is relevant and has the following objective: 

• Planning should provide for housing diversity, and ensure the 
efficient provision of supporting infrastructure. 

• New housing should have access to services and be planned for 
long term sustainability, including walkability to activity centres, 
public transport, schools and open space. 

• Planning for housing should include providing land for affordable 
housing. 

Clause 16.01-4 – 
Housing Diversity This clause is relevant and has the following objective: 

• To provide for a range of housing types to meet increasingly 
diverse needs. 

Clause 17.01-1 -  
Business 

This clause is relevant and has the following objective: 
 

• ‘To encourage development which meet the communities’ 
needs for retail, entertainment, office and other commercial 
services and provides net community benefit in relation to 
accessibility, efficient infrastructure use and the aggregation 
and sustainability of commercial facilities.’ 

Clause 18 – Transport 
This clause is relevant and has the following objective: 

• To promote an integrated transport system whilst also promoting 
sustainable personal transport such as walking and cycling. 

 
 
Relevant Local Planning Policy Framework (LPPF) 
 

Clause 21.02 – Urban 
Growth This clause is relevant and has the following objective: 

• Wallan is recognized as a town for urban growth and sets out 
objectives and strategies seek to ensure orderly and managed 
development. 

Clause 21.04-3 - Soil 
degradation This clause is relevant and has the following objectives: 

• To ensure that the use and development of land does not cause 
significant land disturbance. 

• To minimise land degradation. 

Clause 21.06-1 - 
Urban environment 

This clause is relevant and has the following objectives: 

• To enhance the presentation of towns and their main road 
entrances. 

• To enhance the safety of neighbourhoods. 
Clause 21.11-9 - 
Wallan This clause is relevant and has the following objective: 

• Encouraging the development of reserve links between and 
through the various residential estates, including linking Hidden 
Valley to the rest of town and seeks to provide community 
services and facilities to assist in creating a central focus for 
residents.   
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