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EXECUTIVE
SUMMARY
The Former Lilydale Quarry is a unique,
generational urban infill opportunity
– at 163 hectares it is the largest
single-ownership infill renewal site in
metropolitan Melbourne.
The development proposal outlined in
this report is grounded in state and local
planning policy, providing an immediate
opportunity for significant urban renewal.

DELIVERING DIVERSITY AND
AFFORDABILITY
The development will deliver a mix of housing,
townhouses, apartments and detached dwellings,
improving affordability and housing choice which
is lacking in the area. The Eastern Region housing
market typically comprises low-density, detached
housing. Lilydale and the surrounding region is
experiencing increased demand for a greater variety
of housing types. The project’s medium density
residential development is largely unseen in
Lilydale. 5% of dwellings delivered on the site
will be designated as Affordable Housing.

UNIQUE IDENTITY AND AMENITY
The State-significant heritage assets on the site will
be celebrated and rejuvenated to provide a unique
community identity. A network of open space will
be provided with centrepiece features including
a rail trail along the railway corridor and major
park in the urban core, and district-level sporting
facilities. A minimum of 10% unencumbered open
space will be provided for active and passive open
spaces. Street typologies include high-amenity
boulevards and active transport will be encouraged
with connections to surrounding neighbourhoods and
the existing regional trails. Sustainability principles
will be embedded in the planning framework and
development to establish exceptional greencredentials.

STATE SIGNIFICANT DEVELOPMENT
The former Lilydale Quarry is a designated strategic
urban renewal site in Plan Melbourne 2017-2050. Its
development will deliver immediate, medium and
long-term economic benefits to Victoria through
construction, new infrastructure – including a
potential future train station – and housing and
commercial development. The development
is ready to proceed upon successful rezoning
and will contribute significantly to the Eastern
Region’s housing target, releasing underutilised
land for a higher use. The development will deliver
approximately 3,200 new homes to deliver a new
community of 8,000 people.

TRANSFORMATIVE URBAN RENEWAL
The development will transform and reconnect Lilydale
by rehabilitating and remediating the former quarry
land for a new, mixed-use community. The filling of the
former quarry pit area (approximately $100 million in
works) and redevelopment of the site will replace a
‘hole’ in the fabric of Lilydale, improving connectivity
between regional assets including Lilydale town
centre, Lillydale Lake, Box Hill Institute, cycling trails
and surrounding neighbourhoods. Opening up this
significant site will be supported by regional transport
improvements via new internal roads, external road
upgrades and the potential future train station.

A TRUE 20-MINUTE NEIGHBOURHOOD
The development will create a stellar 20-minute,
transit-oriented neighbourhood, centred around a
potential future train station. The new Neighbourhood
Activity Centre at the core of the development will
be mixed-use and encourage active transport. A full
range of conveniences will be established in the centre
and be highly connected by public transport and new
road network. The future residential population will be
supported by a range of community facilities (including
maternal child health, child care, and potential
Government Specialist School), retail provision and
a network of open space.

DELIVERING ESSENTIAL
INFRASTRUCTURE
The project will provide essential infrastructure to
support the future community and ensure that impacts
on surrounding residents are minimised. Agreements
under section 173 of the Planning and Environment Act
1987 will be made between the landowner and Council
to ensure the delivery of:
▪
Road and transport infrastructure, including internal
boulevards, avenues and connecting roads, provision
for a potential future train station and bus routes,
and a generous rail trail;
▪
Community infrastructure, including arts and
culture, maternal health and childcare facilities,
and provision for a proposed Government Specialist
School;
▪
Open space, including the provision of sport and
recreation space and facilities;
▪
Affordable housing; and
▪
Filling of the former quarry pit to allow for future
development and open space.

FIT-FOR-PURPOSE PLANNING
FRAMEWORK
The proposed planning framework makes the best
use of the tools available in the Planning Scheme
to facilitate and future-proof this opportunity. The
planning framework provides a flexible, tailored, and
precinct-based staging approach to the development.
A new Schedule to the Comprehensive Development
Zone (CDZ) will be inserted into the Planning Scheme
and will be complemented by a Comprehensive
Development Plan (CDP) which includes a cohesive
vision and objectives for the entire site, a high level
urban framework, key infrastructure commitments,
and clear principles and requirements for future
development.
The Schedule to the CDZ is based on a logical
gateway approval process, which requires further
detailed planning be undertaken prior to the issue
of a permit for development.
The responsible authority will have multiple
decision-making points to ensure that planning and
development is aligned not only to the site vision, but
contemporary expectations and strategic thinking.
This approach enables future precinct planning
to adapt and respond to evolving needs and
expectations of future communities and for
development to achieve best practice outcomes that
are relevant at the point of development, as opposed
to a point in time when the land is rezoned. Potential
future infrastructure upgrades to Mooroolbark Road
and Maroondah Highway have been accommodated.

1.

INTRODUCTION

The former Lilydale Quarry site is a 163-hectare property located in the south of Lilydale (Shire of Yarra
Ranges). The Site enjoys the distinction of being the largest redevelopment site in single ownership in the
metropolitan area and has been recognised in Plan Melbourne 2017-2050 (Plan Melbourne) as a
strategically important site for urban renewal.
The land was used as a limestone quarry and lime production facility from the late 19th Century until 2015,
when the Sibelco company ceased its operation. The land was purchased in mid-2017 by HBI Lilydale Pty
Ltd, a Joint Venture between Intrapac Property, Brencorp Properties, and Bayport. The Joint Venture is
hereby referred to as the Proponent.
The land has a 25-hectare quarry pit in its centre (15% of the property area), a range of former quarry
buildings, including the heritage-listed lime kilns, mining infrastructure, farm buildings and a sports oval in the
north, and open, tree-lined buffer areas in its West, South and East. The topography varies across the land.
The Project Vision is for the comprehensive renewal and transformation of the former quarry to support an
integrated, thriving and sustainable neighbourhood – ‘Kinley’ (the Development). A Planning Scheme
Amendment (PSA) is required to facilitate this transformation. The development is expected to host
approximately 8,000 new residents in 3,200 homes (including an affordable housing provision), as well as
community facilities, open space, and a local town centre. It will be a walkable neighbourhood with a
potential future train station at its heart, its heritage assets will be celebrated, and the quarry pit will be filled
to allow for construction on its former footprint.
The southern portion of the land, known as Stage 1, was the subject of a rezoning and residential
subdivision application lodged by the former site owner, Sibelco, which was approved by the Minister for
Planning in November 2014. The Stage 1 land is now zoned General Residential Zone - Schedule 1 (GRZ1)
and is under development for residential purposes. The balance of the land (Stage 2) comprises some 143.8
hectares of land (the Site) and is the subject of proposed Planning Scheme Amendment C193yran (the
Amendment). It is currently zoned Special Use Zone - Schedule 1 (SUZ1). Multiple overlays apply to the
Site. See Figure 1 below for the overall project timeframe.
The Stage 2 proposal (this Amendment) is underpinned by a thorough suite of technical assessments and
consultant reports, outlined in Section 1.1.
In early 2017, the Proponent convened a comprehensive Design and Visioning Forum, led by internationally
renowned architecture and urban design practice, Torti Gallas and Partners. Key stakeholders, including
elected Yarra Ranges Shire Councillors and Council officers, and state government department and agency
representatives, joined the project team to prepare a new vision for the quarry.
Since then, the Proponent and its consultant team have undertaken extensive consultation with Yarra
Ranges Shire Council (Council), the Victorian Planning Authority (VPA), Department of Environment, Land,
Water and Planning (DELWP), Department of Transport (DoT), and the Department of Jobs, Precincts and
Regions (DJPR) – Earth Resources Regulation (ERR), to prepare a cohesive strategic framework and robust
set of planning controls that will guide the future renewal of the land, and resolve technical site issues to
enable the Site’s transformation and use for urban development.
On 12 August the Minister for Planning directed the VPA, under section 36 of the Victorian Planning
Authority Act 2017, to lead the preparation and finalisation of the Lilydale Quarry precinct and associated
draft planning scheme amendment C193yran. The VPA will undertake any further required engagement with
key stakeholders, landowners and agencies as directed by the Minister for Planning. The Minister has also
appointed the VPA Priority Projects Standing Advisory Committee, comprising a panel of experts, to
independently review the Amendment.
The structure of the planning controls will facilitate an integrated, staged development. An over-arching
Vision and Framework Plan provide the impetus. This vision will be implemented by the Comprehensive
Development Zone (CDZ) and Schedule and supporting Comprehensive Development Plan (CDP). Once the
proposed zoning regime is in place and the CDP is incorporated into the Yarra Ranges Planning Scheme,
further plans will need to be prepared to establish the detail necessary to support future subdivision and
development. Strategic reference documents and a set of binding legal agreements between the Proponent
and Council will help to ensure a best-practice outcome.
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The Amendment is an essential first step in allowing the future development of the land, consistent with the
long-term strategic vision.

Figure 1 – The Development Process

2 INTRODUCTION
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1.1.

REPORT PURPOSE

Urbis Pty Ltd has been engaged by HBI Lilydale Pty Ltd and has worked closely with the project consultant
team to prepare a PSA to facilitate the urban renewal of the former Lilydale Quarry. A detailed assessment
of the proposal is set out in this report and should be read in conjunction with the following documents:
1. Certificates of Title (Appendix A)
2. Amendments and additions to the Yarra Ranges Planning Scheme ordinance, comprising:
• Clause 22.13 Former Lilydale Quarry (new) (Appendix B)
•

Clause 37.02 Comprehensive Development Zone Schedule 1 (new) (Appendix C)

•

Clause 45.01 Schedule to the Public Acquisition Overlay (amended) (Appendix D).

•

Clause 51.03 Upper Yarra Valley and Dandenong Ranges Regional Strategy Plan Schedule
(amended) (Appendix E)

•

Clause 72.03 What does this Planning Scheme Consist of? Schedule (amended) (Appendix F)

•

Clause 72.04 Documents Incorporated in this Planning Scheme Schedule (amended) (Appendix G)

•

Zone and Overlay Maps (Appendix H)

3. Incorporated Documents, comprising:
• Former Lilydale Quarry Comprehensive Development Plan October 2020, Urbis Pty Ltd (Appendix I)
4. Reference Documents, comprising:
• Conservation Management Plan, Lovell Chen (Appendix J)
•

Heritage Interpretation Strategy, Lovell Chen & Biosis (Appendix K)

•

Integrated Water Management Strategy, Incitus (Appendix L)

•

Stormwater Strategy, Incitus (Appendix M)

•

Integrated Transport Plan, Cardno (Appendix N)

•

Former Lilydale Quarry Sustainability Framework, WSP (Appendix O)

5. Background Reports, comprising:
Conditions and needs assessments:
• Urban Design Report, Roberts Day (Appendix P)
•

Affordable Housing Needs Assessment, Urbis (Appendix Q)

•

Housing Supply and Demand Analysis, SGS Economics (Appendix R)

•

Community Infrastructure Needs Assessment, Ethos Urban (Appendix S)

•

Flora and Fauna Assessment, Nature Advisory (Appendix T)

•

Summary of Retail and Commercial Analysis, Urbis (Appendix U)

•

Western Land Environmental Site Assessment, Tonkin & Taylor (Appendix V)

• Strategic Bushfire Assessment, Biosis (Appendix W)
Geotechnical Document Suite:
• Geotechnical Overview, Urbis (Appendix X)
• Geotechnical Framework, Tonkin & Taylor (Appendix Y)
Design and Provision:
• Engineering Servicing Report, Reeds Consulting (Appendix Z)
•

Cave Hill Station Concept Development Report, Raylink Consulting (Appendix AA)

•

Train Station Value Analysis Report, Value Advisory (Appendix BB)

•

Lilydale Quarry Train Station Cost Benefit Analysis, SGS Economics (Appendix CC)

•

Affordable Housing Proposition, Urbis (Appendix DD)

•

Open Space Strategy, TCL (Appendix EE)

•

Infrastructure Contributions Report, Urban Enterprise (Appendix FF)

•

Economic Benefits Snapshot, Urbis (Appendix GG)
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2.

SITE & CONTEXT

Figure 2 – The Site, looking South from Melba Avenue

Source: © Impress Photography 2017

2.1.

SITE DESCRIPTION

The land is positioned at the southern edge of the Lilydale Activity Centre, and interfaces educational,
industrial, open space and residential uses. The land is irregular in shape, bounded by Mooroolbark Road to
the west, Maroondah Highway and Melba Avenue to the north, Hull Road to the south and residential
neighbourhoods to the east and south east (refer Figure 2). The north-eastern boundary interfaces with the
Box Hill Institute (TAFE) and a small precinct of light industrial and warehouse uses. The Site is bisected
north-south by the Lilydale Railway Line, separating the Site into ‘Eastern land’ and ‘Western land’.
The Site consists of six titles over 163 hectares (provided in Appendix A). The southern parcel (A/PS731531)
is not subject to this PSA; it forms Stage 1 of the development which was rezoned in November 2014 and is
currently undergoing subdivision and development for residential purposes. The balance land (the Site),
spanning five titles (approximately 143 hectares), is the subject of the Amendment.
The eastern portion (east of the railway line) consists of the quarry pit, processing plant and amenities,
product and overburden stockpiles, and a vegetated buffer zone. A redeveloped heritage oval and facilities
are in the northern portion of the land. The western portion of the land is an undeveloped strip of land that
formed a buffer area to the west of the quarry.
The Site presently limits connectivity within the region, particularly reducing access from residential areas in
the west to Lillydale Lake. Without wholesale redevelopment of the Site, it will remain as a hole in the urban
fabric of Lilydale, restricting access and presenting ongoing maintenance and surveillance concerns for the
landowner and surrounding residents.
Figure 3 – Quarry Pit and Infrastructure Aerial Photos

Source: © Impress Photography 2017
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Source: © Impress Photography 2017
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Figure 4 – Quarry Pit and Aerial View of ‘Western land’ to West and South

Source: Peter Clarke © C/o Latitude Group

2.2.

Source: Bayport

SITE CONTEXT: A SITE OF REGIONAL IMPORTANCE

The Site is approximately 32 kilometres east of Melbourne’s CBD, a comparable distance to the CBD as
Dandenong, Werribee and Craigieburn. Lilydale is a gateway to the Yarra Valley and Dandenong Ranges.
The Site is the largest single-landholding infill site in Melbourne, directly south of central Lilydale. Plan
Melbourne designates the Site as a strategic urban renewal site, confirming its importance as the foremost
opportunity for large scale infill development across the whole of Melbourne’s east. Figure 5 demonstrates its
scale relative to other urban renewal sites in metropolitan Melbourne.
Lilydale is designated as Major Activity Centre (MAC), with significant retail, health, commercial and local
services. The Lilydale Station and heart of Lilydale Activity Centre is 750 metres to the north of the Site.
Lilydale suburb has a population of approximately 17,000 residents.
Unlike other outer regions of metropolitan Melbourne, the Eastern Region has no designated growth area –
the Site is therefore crucial to supporting housing growth and diversity in a region that has extremely limited
growth opportunity and homogenous housing stock. The potential future train station to be provided on the
Site further strengthens the important policy role of the Site to deliver increased housing diversity and choice.

Figure 5 – Comparison of Urban Renewal Sites
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The Site is proximate to existing infrastructure and commercial areas, including:
•

Lilydale Activity Centre and Lilydale Railway Station directly north of the Site

•

Maroondah Highway adjacent on the northern boundary

•

Access to Croydon (train) and Chirnside Park (road) MACs.

The Lilydale Railway Line connects to the Belgrave line at Ringwood, a Metropolitan Activity Centre. Travel
time to Melbourne CBD from Lilydale Station is approximately 50 minutes, and passes through Box Hill
Metropolitan Activity Centre. Croydon MAC is also on the Lilydale line, and Chirnside Park MAC is
approximately 2.5kms northwest.

Figure 6 – Site Context on the Lilydale Railway Line

A key objective of Plan Melbourne is to foster the ’20-minute neighbourhood’, where people can meet most
of their everyday needs within a 20-minute walk, cycle or local public transport trip of their home. Urban
renewal opportunities form a key component of Plan Melbourne’s objectives. The quarry site is within 10-15
minutes of central Lilydale by walking and Ringwood is a 15-minute train ride from Lilydale.
Plan Melbourne also sets an aspirational population growth target of 70:30 – 70% population growth to be
housed in infill development, and 30% in greenfield development. DELWP’s 2018 report on urban
development 1 highlights the gap to this target, noting that recent years have seen rates of infill development
as low as 60%. This project presents a crucial opportunity to contribute to reaching this target.

2.3.

ENVIRONMENT & HERITAGE

As noted in the introduction, the Site has a 25-hectare quarry pit at its centre (representing 15% of the Site).
The Site Plan at Figure 9 shows the site layout, including the railway line bisecting the Site.

Heritage
The Development will enrich Lilydale’s place proposition and authenticity by conserving and allowing access
to previously inaccessible heritage assets to tell the stories of Lilydale’s indigenous history, early colonial
settlement and industrial past.
The Site is located on the lands of the Woi wurrung people and Cave Hill (the quarry location) was a sacred
site. There are recorded Registered Aboriginal places (VAHR), including artefacts, a clay ball feature/hearth
and other archaeological deposits.
A heritage overlay (HO201) applies to a portion of the Site to protect elements of the quarry infrastructure
and quarry pit, which represent early industrial heritage in Victoria. The Cave Hill Quarry Conservation
Management Plan (Appendix J) notes the primary factors for its significance:
•

1

From 1878 it was one of the primary sources of limestone in Victoria. The quarry is associated with the
second wave of lime production in Victoria, coinciding with the construction boom of the 1870s/80s. The

Urban Development Program: Metropolitan Melbourne Redevelopment 2018, DELWP 2018.
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Site retains evidence of three generations of lime processing equipment dating from the late nineteenth
century to the 1960s – including the most extensive battery of pot kilns in Victoria (The Tunnel) and
1920s elements associated with increased mechanisation (Picking Station, Road Metal Plant, network of
conveyors, No. 1 Kiln)
•

After a 1920s upgrade, the Site was recognised as one of the leading industrial plants in Australia

•

The Site has a strong association with David Mitchell (1829-1916), a building contractor and
entrepreneur who became a prominent public figure (one of his ten children was Helen Porter Mitchell,
Dame Nellie Melba). It demonstrates a range of his activities and interests, including industrial
production, farming and construction.

Figure 7 – Cave Hill Quarry Historic Photos

Source: John Mitchell Private Collection

Source: John Mitchell Private Collection

Environment
The internal area adjoining the quarry pit is a buffer of mostly cleared land. The Site predominantly
comprises planted trees and shrubs placed as a dust buffer and to stabilise stockpiles of quarried material.
Dominant planted species include non-indigenous natives such as Spotted Gum, Southern Mahogany,
Sugar Gum and Giant Honey-myrtle, planted in high numbers around the site boundary. Understorey
vegetation throughout the Site is dominated by introduced grasses and variety of weed species.
Two patches of remnant native vegetation occur in the western portion of the study area. One is in the southeastern corner, dominated by native Weeping Grass, but no other indigenous species. The second patch,
occurring on the margins of the dam in the north, is dominated by Green Rush and Marsh Club-sedge with
the introduced Slender Rush. Three large scattered trees (Eucalyptus varieties) exist in the west. Within the
supporting Flora and Fauna assessment, Figure 1 presents the vegetation on the land.
No Environment Protection and Biodiversity Conservation Act 1999 (EPBC) listed flora species or ecological
communities have been recorded during assessments and none are considered likely to occur due to the
highly modified and degraded nature of the study area.
Two dams exist on the Site, the larger in the north and smaller farm dam in the north-west corner. The
undulating topography of the Site means there are three distinct drainage catchments, to the East, North and
South.

URBIS
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2.4.

SITE INTERFACES

The Lilydale Railway Line bisects the Site north-south through its centre. The railway reserve is under the
management of VicTrack. Table 1, Figure 8 and Figure 9 below describe the Site interfaces.
Table 1 - Site Interfaces

Interface

Description

North-eastern
Interface

Immediately adjacent on the north-eastern side is Box Hill Institute (a TAFE campus), with
a light industrial/commercial cluster further north. On the northern side of Melba Avenue is
a high school, with Lilydale commercial centre further north. To the east of Box Hill is
Lillydale Lake, an artificial lake with recreation trails. (Figure 9)

Eastern and
South-eastern
Interfaces

A landscape buffer exists inside the eastern boundary, abutting the rear of a residential
neighbourhood characterised by single storey detached housing.

Southern
Interface

The southern area of the Site is the Stage 1 residential subdivision currently underway.
The southern boundary fronts residential subdivision and Hull Road, beyond which are
further residential areas (Figure 8).

Western &
North-western
Interfaces

Established planted vegetation exists inside the western boundary, fronting Mooroolbark
Road, a secondary arterial road. Mooroolbark Road connects to Maroondah Highway on
the north-west of the Site. Isolated commercial sites are found along Maroondah Highway,
interspersed with low and conventional density residential development. Balcombe
Avenue Reserve, an open field and oval, is opposite to the south-west.
Topography varies across the Site; the north-western boundary is steep, with an
embankment sloping down from Maroondah Highway (and Mooroolbark Road to a lesser
extent) towards the railway line.

Figure 8 – Aerial View From South Towards Site, Showing Surrounding Residential Areas and Stage 1 in Foreground

Source: © Impress Photography 2017
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Figure 9 – Lilydale Quarry Site Context
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3.

DEMOGRAPHIC TRENDS & DRIVERS

Key documents:
•

Affordable Housing Needs Assessment, Urbis Pty Ltd (Appendix Q)

•

Housing Supply and Demand Analysis, SGS Economics (Appendix R)

•

Summary of Retail and Commercial Analysis, Urbis (Appendix U)

•

Community Infrastructure Needs Assessment, Ethos Urban (Appendix S)

3.1.

METROPOLITAN CONTEXT

Victoria is Australia’s most urbanised state and Melbourne is the country’s second most populated city with
five million residents. Like many of the world’s major cities it has grown and evolved, influenced by
macroeconomic trends, property market changes, government actions and infrastructure investment cycles.
While this evolution has happened gradually over a long period of time, recently the pace of growth has
accelerated rapidly. The scale of urban transformation during this period has been significant. For over a
decade, Melbourne has been the fastest growing capital city in Australia, adding 1,009,000 people in the 10
years to 2017. This equates to an annualised figure of 100,900 or 2.4% per annum. This high rate of growth
continues through the latest ABS Census period with little sign of abating, and Melbourne is set to overtake
Sydney as Australia’s largest city by population by 2026, based on government projections.
Melbourne’s population is projected to grow to 8 million — with Victoria’s total population set to top 10 million
by 2051. To accommodate this growth, the city will need to build another 1.6 million homes in places where
people want to live.
The pace and quantum of growth has made long-term planning difficult. Historic growth rates have not been
a reliable indication of future growth and government forecasts have repeatedly underestimated Melbourne’s
rate of growth. A significant increase in the supply and diversity of housing stock is required to meet
projected growth and the changing housing needs of the population. While the impacts of Covid-19 are
difficult to predict, the current pause in population growth is expected to end in the short to medium term.
Melbourne's famous liveability and international attractiveness, as well as local demographic changes, will
likely result in a return of housing demand modelled pre-Covid-19.

3.2.

POPULATION FORECAST & ASSUMPTIONS

Recent population growth has been lower in the Yarra Ranges (0.9%) and Eastern Region (1.2%) relative to
the metropolitan average (2.5%). Nonetheless, significant metropolitan growth and local growth is expected
to continue. To accommodate this growth, Plan Melbourne seeks to provide 1.6 million new homes, while
ensuring protection of existing residential areas.
The Affordable Housing Needs Assessment forecasts growth Lilydale-Coldstream SA2 to grow at 2.4% per
annum, equating to almost 250 dwellings per year between 2019-2036. The analysis indicates a requirement
to deliver 12,160 additional homes in the LGA and 4,200 homes in the Lilydale SA2 by 2036. Significantly,
the 65+ age group population is set do double in absolute terms.
The Development is proposed to provide 3,200 lots with a projected population of 8,000 residents by 2041.
This projection is based upon an average household size of 2.36 (slightly lower than the Lilydale average of
2.6 given the expected community profile and proposed housing types including medium-density).
It is expected that the Lilydale Quarry will attract a resident population distinct from surrounding areas, and
will cater to different housing demand from a broad range of users. This assumption is based upon case
studies of infill development in Melbourne and Sydney which show that new master planned developments
surrounded by established suburbs often attract younger households with higher incomes and in white-collar
employment. The dwelling typologies proposed to be provided on the Site will also include a much broader
range of housing types than are found in the local area.

3.3.

HOUSING TRENDS

Over the last decade, a noticeable shift has occurred in where and how Melbournians choose to live. The
profile of residents dominated by families has in the past shown a preference for detached housing. This
reflects the historical preference for families to have large homes and yards and apartments traditionally
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being small. The steep rise in housing cost along with population growth means a shifting preference to
smaller dwellings. The Affordable Housing Needs Assessment forecasts a high future demand for medium
density and rental accommodation in the area. Price growth for both units and houses in the Lilydale area
has remained above the Greater Melbourne average over the last 20 years.
While the Lilydale area has typically comprised families in detached housing, 63% of the Lilydale housing
market is now outside the traditional family model (including one parent families, couples without children,
and lone person households). With expectations for a significant increase in the population of retirement age
persons within the Yarra Ranges and growth in the rental market, demand for smaller households is
expected to rise.
Of LGAs in the Eastern Region, Yarra Ranges has the lowest number of flats and townhouses/terraces 2.
Housing choice is limited in this area; it is integral that housing policy not only meets housing demand, but
also achieves diversification, as the provision of high quality new dwellings at a range of densities would be
expected to cater to the needs of single, couple and family households of all tenure types.
The Affordable Housing Needs Assessment models a need for 7,900 additional homes in the Yarra Ranges
LGA over the next 25 years, including 3,400 in the Lilydale SA2. This includes at least 2,400 medium density
dwellings within Yarra Ranges LGA. The report forecast is calculated on 2016 average household sizes, with
demand for housing (including medium density and rental accommodation) likely to be underestimated.
In Lilydale, Chirnside Park and Mooroolbark, nearly 50% of renting households were living under rental
stress. 1,189 lots of affordable housing are currently required in the Lilydale SA2, with a need for an
additional 333 lots forecast by 2029.
While renting is the least represented form of housing tenure in the Lilydale area, the last decade is evidence
that appetite for this form of living is growing and can assist with consumer choice and affordability
pressures.
There are simply no other sites in the Yarra Ranges Shire that have the capacity or scale to respond to the
growing local need for increased housing diversity. With its proximity to Lilydale Station and Activity Centre
(and the potential future train station delivery on the Site) Lilydale Quarry is strongly positioned to deliver a
new pipeline of contemporary, diverse and affordable dwellings that are well matched to future housing need
and demand.

3.4.

EMPLOYMENT TRENDS

At a high level, Plan Melbourne promotes job growth throughout Melbourne’s suburbs, seeking to improve
accessibility between housing and employment.
Melbourne’s recent history has seen a decline in manufacturing industry and economic output, with growth in
professional services. The Eastern Metro Region shows similar trends to Greater Melbourne, with growth
highest in Health Care, Education, Construction and Accommodation/Food sectors from 2006 to 2016.
Professional and Financial services are significantly lower than the metropolitan average. The Eastern Metro
Region contained 409,000 jobs in 2016, growing by 90,500 jobs in the previous 20 years – Monash,
Whitehorse, Knox and Maroondah LGAs provide the lion’s share, with Yarra Ranges and Manningham
significantly lower (Yarra Ranges had 46,219 of 409,153 jobs in the Region (11.3%)) 3. Figure 10
demonstrates the current breakdown of employment sectors in Lilydale.
The Yarra Ranges Activity Centre Hierarchy Network Strategy
(2012) designates Lilydale as one of its two Major Activity
Centres. Lilydale MAC provides a range of retail, community,
recreational and civic facilities and services. Straddling both
sides of Maroondah Highway, Lilydale MAC has approximately
50,000m2 of retail floorspace and serves a regional catchment
of more than 100,000 residents.
Relevant policy seeks to reinforce Lilydale MAC’s role as a key
activity and retail centre. Any employment/retail development
at Lilydale Quarry must complement, rather than compete with,
the existing and future role of the Lilydale Activity Centre.

2
3

Figure 10 – Lilydale Employment Sectors, 2018

(Source: Infrastructure Victoria)

From: Economic, Social and Environmental Profile: Eastern Metro Region, Infrastructure Victoria, 2019
Ibid.
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4.

THE PROPOSAL

4.1.

VISION: A PLACE TO LIVE – CLOSE TO EVERYTHING YOU NEED

12 THE PROPOSAL

URBIS
PLANNING REPORT LILYDALE QUARRY PSA C193YRAN OCTOBER 2020

Figure 11 – Lilydale Quarry Framework Plan
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4.1.1. The 20-minute Neighbourhood
The proposal seeks to create a truly mixed-use, Transit Orientated Development (TOD) neighbourhood that
embodies the 20-minute city concept.
The proposal delivers a contemporary approach to middle-suburban infill development. Central to the new
neighbourhood is the potential future train station, setting the tone for a walkable, public-transport focused
core with a commercial element. A diversity of housing types with a focus on medium density will introduce
much-needed variety to the area.
The Site and its neighbourhoods (precincts) will have a strong, unique identity, driven by a re-interpretation
of the industrial heritage and artefacts of the Site. Sustainable design practices will underpin the
development. Active transport and recreation will be facilitated by a network of pathways and open spaces,
with a range of community facilities to be provided.
Table 2 below provides a comparison of the project against the criteria for successful 20-minute
neighbourhoods, as prepared by DELWP and the Victorian branch of the Heart Foundation:
Table 2 - Assessment Against 20-minute Neighbourhood Criteria

A 20-minute
neighbourhood should:

Lilydale Quarry development

Be safe, accessible and well
connected for pedestrians
and cyclists to optimise
active transport

A network of pedestrian and cycling-friendly paths and streets will be
delivered throughout the Site. A ‘rail trail’ cycling/shared path will travel along
the rail corridor, connecting into the surrounding shared path network. The
internal road network will be designed to support pedestrian and cyclist
safety.

Offer high-quality public
realm and open space

Residents will enjoy generous open space provision for active and passive
recreation, with a District Sport Reserve (the Heritage Village Precinct
Reserve), a District Social Recreation Reserve (Escarpment Park), and local
parks provided on the Site

Provide services and
destinations that support
local living

The Site will include community facilities, open space and a retail and
commercial component that supports the resident population.

Facilitate access to quality
public transport that
connects people to jobs and
higher-order services

When compared with other large-scale redevelopment proposals, Lilydale
Quarry is uniquely positioned in the metropolitan context – it is on an existing
railway line and provision of a new station will allow residents to travel to a
wide-range of jobs along the Lilydale Rail Line. This includes employmentrich areas such as the Ringwood and Box Hill activity centres. New and
upgraded bus routes servicing the Site will further increase the number of
jobs accessible within a 20-minute public transport catchment.

Deliver housing/population
at densities that make local
services and transport
viable

Lilydale Quarry will provide for approximately 8,000 residents. This level of
residential density, the majority within easy walking distance, will improve the
viability of a potential future train station on the Site in addition to existing
residents. The railway station catchment analysis demonstrates that existing
adjacent residential areas would also benefit from and utilise the proposed
station.

Facilitate thriving local
economies

A new population of approximately 8,000 residents will support activity
centres in the surrounding area, particularly Lilydale.
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4.1.2. Housing
The Site is unique across Melbourne for its scale and opportunity. The development will provide a diversity of
housing types, including a significant proportion in medium density townhouse-style. This will introduce new
housing choices for the area and provide greater affordability. With a projected 3,200 dwellings
(approximately 8,000 residents by 2041), the development can deliver a very large portion of required new
housing in the Region (Figure 12).

Figure 12 – Projected Dwelling Provision

The medium density development will be predominantly centred around the potential future train station and
town centre. The interface between existing residential areas and new built form on the Site will be treated in
a sensitive manner. Standard residential lots will be located to the outer areas of the Site and those adjoining
existing residential.
In order to ensure a smooth delivery of a mix of densities and high quality medium-density product, the Small
Lot Housing Code will be introduced to the Yarra Ranges Planning Scheme as part of this Amendment. The
Small Lot Housing Code (VPA, November 2019) eliminates the need for a planning permit for a dwelling on
lots less than 300 square metres, where a clear set of dwelling design and siting standards are met. This
State-led Code is used for most residential development in the Urban Growth Zone and greenfield growth
areas. It sets out dwelling design and siting standards including requirements for setbacks, building height,
provision of car spaces and private open space, overlooking, overshadowing, building articulation and
fences.
There will be a provision of affordable housing (to qualifying households) as part of the overall development
of five percent. Measures to create affordable housing opportunities include delivering:
•

A range of densities to compensate for the scarcity of smaller dwelling types in the area

•

A range of price points (linked to the size and type) to include relatively more affordable options

•

Targeted private rental stock adding supply to the section of the market that is experiencing affordability
pressure.

The Stage 1 subdivision (not part of this PSA) at the southern end of the land has already commenced,
providing a mix of detached dwellings and number of townhouses.
An alternative development proposition is considered in the Geotechnical Overview (Appendix X). The
alternative scenario would be enacted in the unlikely event the backfilling of the quarry does not meet the
performance requirements for settlement/stability to allow the envisioned development to occur. Should this
circumstance arise, a Planning Scheme Amendment would be necessary to modify the land
use/development controls for Precinct 4 (within the CDZ, CDP and related documents). The community and
retail facilities proposed for development upon the backfilled quarry would be located into the northeast of
the precinct and the open space created on the quarry site instead. The dwelling yield and required
infrastructure would need to be revised based upon the lower population yield.
The ability to secure the envisioned residential densities on the Site – and subsequent provision of housing
diversity, choice and affordable housing – is predicated on filling the former quarry pit to create additional
developable land in the Urban Core. The potential future train station is also a required asset to leverage
higher densities.

URBIS
PLANNING REPORT LILYDALE QUARRY PSA C193YRAN OCTOBER 2020

THE PROPOSAL

15

4.1.3. Employment
The Project Vision is for a primarily residential community, supported by a Neighbourhood Activity Centre.
The Site is well-positioned to provide a new catchment population for nearby employment areas and the new
community will support and reinforce the neighbouring Lilydale MAC. Employment provision on-site will
primarily be retail and commercial/office floorspace that provides local convenience.
The future community require accessible convenience to a range of retail and commercial services in order
to achieve the 20-minute neighbourhood principles. The Urban Core will provide a range of commercial uses
to service the new community within a walkable, Transit-Oriented Development.
Multiple studies have been undertaken to determine how much retail and commercial floorspace could be
delivered on the Site without detrimentally impacting upon nearby activity centres. The proposed approach to
retail and commercial floorspace provision has been informed by these retail assessments as well as the
outcomes of consultation undertaken over recent years with Council and the VPA.
The Project Vision and associated planning controls have been drafted to favour a higher density, mixed-use
environment based around high quality public transport and amenity. The provision of land for employment
uses is centred on the Urban Core. Across the Site it will comprise:
•

Retail: The indicative land budget nominates 6,000m2 of retail floorspace across the development
(5,000m2 in the Urban Core and 1,000m2 in the Heritage Village). While the SGS Economics analysis
indicated the potential for over 20,000 m2 of retail floorspace by 2031, the Proponent has pursued a more
conservative approach (aligning with the Essential Economics analysis, commissioned by Council) to
ensure retail floorspace will service the needs of the future community and not detrimentally impact the
Lilydale MAC
Retail use is largely ‘as of right’ in the Urban Core Precinct and the Heritage Village Precinct, meaning
that a planning permit is not required to undertake this use. However, qualifying cumulative caps of
5,000m2 for the Urban Core and 1,000m2 in the Heritage Village will apply, meaning proposals which
cumulatively go above the thresholds will trigger Section 2 (permit required) and the applicant will need
to demonstrate the applications meet retail requirements. Furthermore, any single shop with a leasable
floor area over 1,500 m2 is a ‘permit required’ use, with Council to assess each proposal on its merits
Commercial/office: Office use is a ‘permit not required’ use in the Urban Core and Heritage Village
Precincts. There is an ambition to provide population serving jobs in the first instance, with destination
jobs to follow (depending on the future employment market and attractiveness of the transit-oriented
development offer provided by the potential future train station). It will be important to create a critical
mass of activity in the Urban Core and surrounding areas to support a thriving commercial centre in the
coming decades

•

Mooroolbark Road: A commercial site is proposed at the corner of Maroondah Highway and
Mooroolbark Road. Office and shop (including restricted retail premises) are permit required uses in this
area to ensure Council continues to have oversight over the proposed use of this area.

Many workers living within the Site will travel externally to employment. The potential future train station will
form a crucial element to ensuring connection to jobs by public transport and reducing the need for carbased transport. With the Lilydale MAC walking/cycling distance from the Site, the development will help
stimulate the local and regional economy by providing new housing and residents close to employment.
The project will deliver significant economic stimulus for Melbourne’s Eastern Region and Victoria as a whole
(economic benefit modelling is shown in Appendix GG).
With a total construction cost of $1.4 billion, the project will generate large numbers of construction related
jobs over its 15-20 year delivery timeframe. Construction of the development will generate $590 million (Net
Present Value (NPV)) value added to the Victorian economy and support an average of 402 full time
equivalent direct and indirect jobs per annum over the construction period.
Ongoing employment on site will primarily be retail and commercial/office floorspace that provides local
convenience. It is estimated that the full development of Lilydale Quarry will support over 1,000 jobs ongoing.
These direct jobs are estimated to induce a further 500 indirect jobs within Victoria as a result of flow on
effects. There will be an estimated $718 million (NPV) added to the Victorian economy per annum from the
daily operation and management of facilities in the development over the next 40 years.
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4.2.

PRECINCT DEVELOPMENT

Key documents:
•

Comprehensive Development Zone (CDZ) (Appendix C) & Plan (CDP) (Appendix I), Urbis

•

Urban Design Report, Roberts Day (Appendix P)

The scale of the Site offers an opportunity to create a variety of urban neighbourhoods of diverse character,
density and mixed-uses to cater for the needs and preferences of different groups. This will promote a
unique identity and a sense of place for each of the precincts.
In early 2017 the Proponent convened a comprehensive Design and Visioning Forum. Key stakeholders,
including elected Yarra Ranges Councillors, local and state government officers, DoT representatives and
Melbourne Water joined an international team of consultants to explore the new vision for the quarry.
Through this collaborative process the key design principles (in the previous section) were explored, tested
and agreed. Comprehensive engagement has been ongoing, including informal community consultation.
Due to the scale of the Site and the 15+ year development timeframe, it will be designed and ultimately
delivered progressively. The land has been divided into four precincts:
•

Precinct 1 – Western Neighbourhood

•

Precinct 2 – Heritage Village

•

Precinct 3 – Eastern Neighbourhood

•

Precinct 4 – Urban Core.

The detailed development outcome of each precinct will be agreed with the Responsible Authority through
further detailed planning (requirements to be satisfied before planning permits can be issued within the area
controlled by the Comprehensive Development Zone and Plan).
Figure 13 illustrates the precinct boundaries. The boundaries of these precincts are indicative only, allowing
for some flexibility in the final extent of each as detailed planning progresses.
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Figure 13 – Precinct Overview (Source: Roberts Day)

The southern area of the Site known as Stage One has already been rezoned and is now in the process of
subdivision and development.
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4.2.1. Precinct 1 – Western Neighbourhood
The Western Precinct will provide a mix of traditional (detached, small lot and/or dual occupancy) and
medium density (terrace/town house and/or low to mid-rise apartment) housing through considered urban
design that responds to the sloping topography.
A linear green corridor and signature avenue street will form a legible spine through the precinct, weaving
together the northern, central and southern areas. This linear corridor creates a setting for residential
housing while also performing a functional role by responding to topographical changes.
The northern edge of the precinct will also allow for a commercial mixed-use development that responds to
the Maroondah Highway frontage, providing an appropriate landmark for this gateway to Lilydale. Due to the
significant interface and slope constraints at this location this use represents the best possible built form and
infrastructure at this location.
The Western Neighbourhood will integrate strategic pedestrian connections into the Site from Mooroolbark
Road.

4.2.2. Precinct 2 – Heritage Village
Development of the Heritage Precinct will support the retention and adaptation of significant built heritage
elements within the former limestone processing area and farm area for community, commercial, tourism and
retail uses.
The Heritage Village will be a focus for mixed use activity, which will integrate the Site’s significant heritage
assets with residential uses and open spaces.
The history of the Site will be celebrated and provide a sense of arrival with the historic gateway at the Melba
Avenue entrance to the precinct, supporting the Site’s strong physical integration with the broader Lilydale
township.
A series of distinctive open spaces will frame the heritage village, enabling strong visual connections to the
retained industrial structures and historic fabric.
Residential, tourism and creative industry uses will be encouraged to support the activation of the heritage
village.
District-scale sport and recreation facilities will also be provided in the precinct’s north. This focal point for the
region will be delivered to support future and surrounding residents and complement nearby community
facilities (e.g. Lilydale High School, Box Hill Institute).

4.2.3. Precinct 3 – Eastern Neighbourhood
The Eastern Neighbourhood will deliver a model walkable urban neighbourhood with a mix of traditional
(detached, small lot and/or dual occupancy) and medium density (terrace/town house and/or low to mid-rise
apartment) housing, focused around a defining central park and transecting avenue streets.
The Precinct will provide a direct connection to the adjoining Lillydale Lake as well as creating the context for
liveable medium density housing along a boulevard street that runs centrally through the neighbourhood.
It will integrate sensitively at interfaces with adjoining residential areas, with deeper lots backing onto the
rear boundaries of adjoining properties. A tree retention buffer zone is incorporated within these boundary
lots to preserve the green backdrop that the existing homes enjoy.
Medium density housing is anticipated at the western end of the precinct, in order to maximise the number of
residents in proximity to the potential future train station and the commercial and retail amenities
concentrated in the Urban Core.
Healthy active living will be encouraged and will unlock medium density housing opportunities, through
proximity of all dwellings to a range of active and passive recreation spaces and active transport
infrastructure.
New development will be integrated with surrounding residential areas via pedestrian and cycle links that
connect to Sharnalee Court and north-south Rail Trail connections.
An activated frontage and high levels of permeability will be provided to the Box Hill Institute land with a
shared boulevard street on the boundary.
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4.2.4. Precinct 4 – Urban Core
The Urban Core Precinct will deliver vibrant higher density transit-oriented development focused around the
potential future train station and urban plaza, establishing opportunities for living and working within a
walkable catchment of the station.
The Precinct will provide a diversity of housing typologies, including medium to higher density apartment,
mixed use, terrace/town house and live/work opportunities.
Local retail, commercial and community uses will be supported in the Urban Core, which may include an
education centre, community meeting spaces, and new civic spaces.
A series of activated urban plazas will be framed by higher density development forming the Site’s activity
core.
The Escarpment Park at the northern end of the precinct will form an important open space focus within the
development, interpreting the Site’s history with the retained escarpment.
The new Escarpment Park will be linked to the existing Lillydale Lake and Warburton Trail through a safe,
off-road shared east-west cycle and pedestrian trail.
Axes of retail and commercial activity will be provided along streets representing key desire lines between
major open spaces and transport infrastructure. Each Avenue Street will have a distinctive and unique
character defined by changes in the alignment of the streets and strong visual links through a series of urban
spaces and experiences.
Sustainable transport will be encouraged by providing cycle infrastructure on collector streets and at the
potential future train station, including secure and undercover cycle storage areas.
A pedestrian priority area around the station and retail areas will be created through traffic calming
techniques. The land adjacent to Box Hill Institute includes a 1.4-hectare area identified as a Proposed
Government Specialist School.

4.3.

TRANSPORT

Key documents:
•

Integrated Transport Plan, Cardno (Appendix N)

•

Cave Hill Station Concept Development Report, Raylink Consulting (Appendix AA)

•

Train Station Value Analysis Report, Value Advisory (Appendix BB)

•

Lilydale Quarry Train Station Cost Benefit Analysis, SGS Economics (Appendix CC)

4.3.1. Integrated Transport
Core to the proposal of a mixed-use, dense urban development is the Integrated Transport Plan (ITP)
centred around a potential future train station. The station will catalyse the Urban Core and provide a true
Transit-Oriented Development (TOD). Delivery of the potential future train station is crucial to providing a
best-practice urban infill form.
The ITP identifies opportunities to integrate a proposed transport network, which considers all users, with the
existing surrounding network. This will inform a framework for future investment in transport network
provisions as development progresses and demand increases. Further assessments will be required,
involving Integrated Traffic & Transport Management Plans (ITTMPs) and Traffic Impact Assessments (TIAs)
to accompany Planning Permit applications. A Supporting Traffic Impact Assessment is an appendix to the
ITP. The ITP has been developed in close consultation with YRSC, VPA, and DoT.
The urban structure of the Site will seek to maximise public and active transport-oriented benefits. The
internal transport network will be fully integrated and maximise access for all transport modes throughout
Lilydale Quarry. The road hierarchy will accommodate all users, including walkers, cyclists and buses. Rail
crossings for vehicles and pedestrians will be strategically located to promote a connected community, which
is able to efficiently access and integrate with the external transport network. Connections to the external
active transport network includes key existing off-road shared paths such as the Lilydale-Warburton rail trail,
Bayswater-Lilydale trail and Olinda Creek trail.
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There are 5 overarching objectives in the ITP, supported by requirements and guidelines. The objectives are:
Objective 1: To develop an integrated multimodal transport network that supports the redevelopment of the
former Lilydale Quarry as a dense, highly-walkable urban environment affording high levels of transport
choice while promoting a shift towards sustainable transport modes.
Objective 2: To prioritise sustainable transport within the development and maximise intermodal connectivity
within the Urban Core and in proximity to the potential future train station.
Objective 3: To provide safe and convenient active transport links between where people live and where
they work, shop and recreate, integrated with connections external to the Site.
Objective 4: To develop a legible and inter-connected vehicle transport network within the Site, with public
transport that is fully integrated with surrounding areas, including key local and regional employment nodes
and activity centres.
Objective 5: To ensure the transport and car parking network is capable of advancing and responding to
future trends and technologies.

4.3.2. Public Transport
The Lilydale railway line bisects the Site, providing a unique opportunity for a TOD-based community. The
current line is single-track between Mooroolbark and Lilydale, requiring an upgrade solution (either a loopcross or duplication). Lilydale Station is being replaced as part of a current Level Crossing Removal Project,
but does not include full duplication of the line. There are numerous existing bus stops within walking
distance of the Site, as well as the potential for additional bus services to provide direct access within the
Site.
The potential future train station has a multiplier effect on development, supporting higher density and the
ability to create a truly 20-minute neighbourhood with associated services. The Cost Benefit Analysis by
SGS found between $2.19-$2.38 benefit for every dollar spent. There are qualitative benefits in the form of
support for active and public transport use, shifting mode share away from private vehicle dependence.
Further economic impact analysis by Value Advisory found the station (supporting higher density) could
deliver a mode shift to rail between 7-17% compared to a lower density scenario (no station) of
approximately 4%.
Value Advisory (Appendix BB) found that a commitment from Government to deliver a station by 2025 would
deliver a further $792 million in value to the Victorian community, on top of the value created through
development of the Site under a ‘no station’ scenario. The value is primarily due to increased building and
development construction, as well as land value uplift, public transport improvement and tax revenues.
The potential future train station is as yet un-funded. Given the high modelled economic benefits, the
proposal is considered highly feasible. A value capture framework could contribute to development of the
station.
While train travel will form the core of the public transport offering, significant investment in bus infrastructure
will also be made to ensure transferability and ease of use. The ITP sets out high-level design and
requirements for the various forms of public and active transport. Within the development, all connector
streets will be designed as bus capable roads. This will ensure public transport permeability throughout the
Site and provision of linkages to the existing external network.
The ITP relies upon the assumption the potential future train station is delivered to ensure an integrated, 20minute neighbourhood. The patronage forecasting by Cardno estimates average daily patronage at the new
station would be between 2,500-3,000 trips. The concept plans provide the justification of the design and
delivery, with further detailed work being appropriate at the precinct-planning stages. Future detailed
planning will address the design of the potential station. This work will be undertaken in consultation with
DoT.
The ITP requires all connector roads to be bus capable, a transport interchange to service the potential
future train station and cycle infrastructure at the potential future train station.

4.3.3. Active Transport
In line with Objective 3 of the ITP, there are ample connections available to the external active transport
network including key off-road shared paths such as the Lilydale-Warburton rail trail, Bayswater-Lilydale trail
and Olinda Creek trail. The Site also presents an opportunity to provide missing connection in the
surrounding active transport network.
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There is currently a gap in north–south shared users trails due to the former quarrying activity. The proposal
includes provision of a rail trail along the Lilydale Railway Line, extending the shared path network through
the Site to the Lilydale Railway Station. This provides further connectivity opportunities with the shared path
network to the Lilydale-Warburton rail trail and Bayswater-Lilydale trail, improving the Principle Bicycle
Network.
The redevelopment of the Site will also improve east-west connectivity in the locality, constrained by the
orientation of the Lilydale railway line and the quarry. The proposal includes both pedestrian and vehicle
crossings over the railway line, improving permeability within and through the Site. The ITP requirements
include dedicated cycle paths, shared zone streets and rail trail in certain locations.

4.3.4. Road Network
The surrounding road network includes two arterial roads (Maroondah Highway and Mooroolbark Road),
providing convenient access to Lilydale MAC and Melbourne’s broader arterial network. The ITP provides
detail on all surrounding roads. New connections and internal roads will be provided as part of the
development. The concept planning has considered the traffic impact assessment provided within the ITP,
which considers traffic generation and distribution, connectivity, intersection analyses, and a traffic volume
assessment.
The Lilydale Quarry Framework Plan (Figure 11) provides the high-level detail for the redevelopment,
including transport network. The Site access connections, internal roads, bridges and primary active network
pathways are provided. The ITP provides a figure of the Proposed Road Hierarchy (Figure 4-2, page 22),
intersection upgrade summaries and diagrams, as well as road cross-sections.
The road hierarchy demonstrates that primary access points will be via a new main North-South Boulevard
Connector Street between Hull Road (South) and Melba Avenue (North – with modifications to the Box Hill
Institute access road and Technology Drive). Secondary level (Connector streets) will access Mooroolbark
Road at two new locations. Internal boulevard and avenue streets provide narrower road reserves and
greater priority of foot, shared and cycling paths.
The proposed future duplication of Mooroolbark Road has been considered in the preparation of the PSA,
which seeks to apply a new Public Acquisition Overlay to the area of land adjacent to Mooroolbark Road
proposed for widening. This is in addition to the existing PAO in place to facilitate the potential future delivery
of the proposed Lilydale Bypass.

4.3.5. Car Parking
An increasing number of car parking management initiatives are emerging, capitalising on the policy shift
and advances in technology, as well as changing user behaviour. The incremental development of Lilydale
Quarry provides an opportunity for this to be incorporated as appropriate for the various land uses and
development locations throughout the Site.
Forward looking public and private car parking solutions will be considered as development progresses,
particularly in the urban core/railway precinct, activity nodes and higher density residential areas.
The provision of car parking is intended to be such that sustainable transport modes are encouraged and
that flexibility is maintained for future adaptation. Car parking should be complementary to TOD and as such
be located to encourage pedestrian mobility around activity nodes and intermodal transport hubs.
The ITP recommends that all at-grade and above-ground car parking structures have a minimum 3.5 metre
floor to floor height to enable future re-adaptation, and where practical for off-street car parking in Precinct 4
to be located to the rear of all buildings or appropriately screened.

4.4.

COMMUNITY FACILITIES & OPEN SPACE

Key documents:
•

Open Space Strategy, TCL (Appendix EE)

•

Urban Design Report, Roberts Day (Appendix P)

•

Conservation Management Plan, Lovell Chen (Appendix J)

•

Community Infrastructure Needs Assessment, Ethos Urban (Appendix S)

•

Affordable Housing Proposition, Urbis (Appendix DD)
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4.4.1. Community Facilities
The surrounding area has a range of community facilities across Sports and Recreation, Open Space &
Parks, Education (including Early Years), Culture and Community space, primarily focused in and around
Lilydale Town Centre. This proposal provides for a range of new community facilities to service the future
population and surrounding area, including:
•

Sports and Recreation: Two sports ovals at the north-eastern corner of the Site, as well as tennis courts

•

Open Space (including parks): Major parkland, neighbourhood parks, local parks, civic plaza, rail trail
and wetland reserves

•

Education: provision for a Proposed Government Specialist School adjacent to the Box Hill Institute, as
well as early learning centre(s)

•

Community: a centrally located Civic Hub as well as art spaces and installations.

The Community Infrastructure Needs Assessment concludes that overall, the framework for facilities
provision is adequate to meet expected demand, with flexibility to deliver nuanced product over time as each
stage progresses. Further assessment is required at detailed precinct planning to determine exact needs
and provision, taking into account the potential future train station delivery.

Recreation and Open Space
The proposed open space network provides a mix of spaces and places with convenient linkages internally
and to the surrounding open space network. The network takes advantage of the Site features, including
topography, historical elements and connection to regional trails. Active transport green links will connect the
Site internally.
A hierarchy of parks is provided, with the key spaces being:
•

A 6.7-hectare (approx.) District Sport Reserve to the north of heritage assets in Precinct 2 (the Heritage
Village Precinct Reserve)

•

A 3.1-hectare (approx.) District Social Reserve in the Urban Core (Precinct 4), known as the Escarpment
Park.

10% of the gross developable area is set aside as unencumbered public open space, excluding the wetland
retention areas. Several parks integrate active recreation and sports facilities as well as a range of other
activity types and local parks provide more socially focused passive recreation spaces.
The District Sport Reserve is proposed in the north-eastern corner, replacing the existing heritage-style oval
with two ovals. This approach is preferred by Council as it consolidates active sports areas into a single
reserve and delivers a facility in proximity to other regional assets (e.g. Lilydale High School and Box Hill
Institute)
The open space network will benefit the health of residents of the Site and surrounding community, and
supports the higher density, mixed use, transit-oriented development vision.

Education
The Community Needs Assessment concluded that further consideration and discussions with the
Department of Education and Training are required to determine the potential need for education assets on
the Site. The proposal to set aside a Proposed Government Specialist School site aligns with the report
recommendation for an interim site identification to provide flexibility for the future. To allow flexibility,
Precinct 4 includes an indicative site for a Proposed Government Specialist School, adjacent to the Box Hill
Institute.
A range of Early Years service spaces will be required to cater for the future population. The Community
Infrastructure Needs Assessment recommends 3-year-old and 4-year-old kindergarten programs and
Maternal and Child Health service. Further consideration of market demand is required to determine needs
for 0-6-year-old Long Day Childcare as well as Occasional Care services (both more viable if the potential
future train station is delivered). Further assessment will be undertaken closer to the time of delivery.
A flexible approach to the provision of education facilities has been taken because the exact education
needs of the future community may change. Further engagement with the Department of Education is
required to understand the potential need for Government school facilities and detailed precinct planning will
provide tailored education needs.
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Community and Culture
The unique site characteristics, including industrial heritage to be retained, are being developed for
distinctive art and community spaces. A strong local and sub-regional arts and cultural focus will build the
identity of the new community. As well as heritage interpretation, a range of community facilities will be
provided on the Site (within Precinct 2 or Precinct 4).. Uses recommended by the Community Needs
Assessment include libraries, spaces for culture and arts, community programs and meetings.
The scale of the arts and culture facilities proposal reflects Council’s requirement that the Site plays a local
role and that regional and municipal facilities are located with the Lilydale Township.
The structure of the proposed planning controls allows a progressive approach over time, providing a
tailored, flexible approach to community facility provision. Further planning will confirm the range of uses and
spaces to be delivered, and could include distinctive elements such as an outdoor performance/event space
and outdoor adventure pursuits.

4.5.

GEOTECHNICAL

Key documents:
•

Geotechnical Overview, Urbis (Appendix X)

•

Geotechnical Framework, Tonkin & Taylor (Appendix Y)

The Site’s most prominent feature is the 25-hectare (surface area) quarry pit, an oval space of approximately
420 metres wide, 640 metres long, and previously 120 metres deep. The quarry pit is the single largest barrier
to the Site’s urban renewal, and a major limitation to connectivity within the region. To assess the capacity for
filling and future development of the quarry pit, a suite of technical assessments have been completed. Without
wholesale redevelopment of the Site, it will remain as a hole in the urban fabric of Lilydale, continuing to restrict
access and presenting ongoing maintenance and surveillance concerns for the landowner and surrounding
residents.
Works within the quarry are operating under Work Authority 199, which includes a rehabilitation plan that has
been recently updated to reflect the vision for proposed filling of the pit and future land use as the mixed-use
urban core.
The scale of the proposal to fill the quarry and facilitate medium density development is understood to be
unique worldwide. The filling of the quarry pit will be a highly technical, engineered program over a significant
timeframe. The backfilling work is being conducted with the intention to develop the final land surface for a
range of uses, comprising buildings, roads and open space. Importantly, the end use will be determined by
the performance of the fill material. This will be established once the filling is completed and monitoring of
settlement can be assessed to determine the suitability of the land for its intended use and development.
The Site is unique as the material required to fill the former quarry pit is wholly contained within the land –
the Eastern Neighbourhood (Precinct 3) alone has an overburden pile up to 40 metres deep.
To support the fill and land use vision the following document suite has been prepared:
•

Geotechnical Overview: Overview document of the geotechnical works proposed and the interaction
with the planning approvals and staging

•

Geotechnical Framework: Details the approach, filling specifications, fill process, monitoring, reporting,
and survey assessment and investigation works undertaken. It also includes the Engineering Filling
Specification, a project-specific geotechnical specification, developed by the proponent in collaboration
with Council and its geotechnical engineering advisor

•

Section 173 Agreement between Council and the Proponent: Provides a comprehensive risk mitigation
approach, referencing the Geotechnical Framework and its Appendices.

The assessments and reports cover the proposed works, staging, assessment and risk mitigation processes.
An alternative development scenario is discussed in the event the filled land does not settle to a standard
sufficient for the development envisioned – this risk is considered to be very low.
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The alternative development proposition is predicated on the use and development of the filled land for open
space purposes only. This alternative proposition would only be enacted where the settlement performance
of the filled land is unable to be demonstrated to achieve the agreed criteria. In that circumstance, an
amendment to the Yarra Ranges Planning Scheme would be necessary (i.e. CDZ Schedule and CDP
changes), in order to:
•

Modify the land use/development controls for Precinct 4

•

Relocate the proposed community and retail facilities to an area of unfilled land in the north-east corner
of Precinct 4

•

Modify the open space network to respond to the alternate development pattern and concentration of
population

•

Reduce the dwelling yield and revise the provision of community infrastructure and open space based on
the lower population yield.

It should be noted that the significant decrease in dwellings on the Site (resulting from the reduced
development capacity of the pit area) will lead to a necessary reassessment, and likely reduction, of the
developer infrastructure contributions (including community facilities) required to service the future
population.
In relation to open space and recreation assets, land will not be transferred to Council if it does not meet the
agreed performance standards as set out in the Geotechnical Framework and Geotechnical Agreement
between the Proponent and Council.
The estimated timeframe for filling of the quarry pit is five years, excluding the settlement period and
monitoring to ensure the agreed settlement criterion has been achieved.
The rigorous investigations and filling specification seek to ensure the land will be stable and suitable for the
envisioned mixed-use development within the Urban Core. While this precinct will be the last to be
developed under the site staging, it will form the heart of the future Lilydale Quarry community.

4.6.

ENVIRONMENT

Key documents:
•

Sustainability Framework Plan, WSP (Appendix O)

•

Integrated Water Management Strategy, Incitus (Appendix L)

•

Stormwater Strategy, Incitus (Appendix M)

•

Engineering Servicing Report, Reeds Consulting (Appendix Z)

•

Western Land Environmental Site Assessment, Tonkin & Taylor (Appendix V)

•

Strategic Bushfire Assessment, Biosis (Appendix W)

•

Flora and Fauna Assessment, Nature Advisory (Appendix T)

4.6.1. Flora and Fauna
As discussed in Section 2.3, the Site is highly modified, with vegetation comprising predominantly planted
trees and shrubs. The current estimate of native vegetation removal is slightly above 1 hectare, comprising
two patches of Herb-rich Foothill Forest (EVC 23), and three large scattered trees. While there is a large
amount of planted vegetation on the Site, this does not constitute native vegetation under the relevant
planning provisions at Clause 52.17.
While the removal of native vegetation is managed through a planning permit process rather than the PSA
stage (and will occur later in the development timeframe), it is important to understand the expected impact
of the future development. The expected removal of native vegetation is more than 0.5 hectares, triggering
the detailed assessment pathway and a referral to DELWP. The expected offsets would therefore be 0.178
general habitat units with a minimum strategic biodiversity value of 0.256 within the Port Phillip and
Westernport CMA or Yarra Ranges municipal district, and protection of at least three large trees. The Flora
and Fauna Assessment (Appendix T) demonstrates that the required offsets are available.
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The assessment concludes that no listed flora species (under the EPBC or FFG acts) are likely to occur or
have the potential to occur on the Site.
The fauna assessment concludes that only two listed species are likely to occur or have the potential to
occur, being the Fork-tailed Swift (EPBC Act, migratory), and Grey-headed Flying Fox (EPBC Act,
vulnerable). The Fork-tailed Swift is considered unlikely to be impacted by the proposed development due to
its large range. Given the small numbers of Grey-headed Flying-fox, widespread availability of alternative
foraging sites and feeding range, it is also considered unlikely to be impacted by the proposal.
The Flora and Fauna Assessment concludes that the proposal has a low development impact on native flora
and fauna, no implications under the EPBC Act, Flora and Fauna Guarantee Act 1988, or Environment
Effects Act 1978. Precision control methods of prohibited weeds under the Catchment and Land Protection
Act 1994 is required. The report identifies a range of measures that should be considered during
construction, potentially managed through a Construction Management Plan, as well as preferred planting
species for future re-vegetation and planting.

4.6.2. Integrated Water Management and Stormwater
The Amendment includes two reference documents to guide Integrated Water Management and Stormwater
Management across the life of the Development. The two documents provide over-arching principles as well
as broad-level design requirements and provision, in tandem with the CDP.
The suite of reports provides an integrated approach to the supply of water, the removal of wastewater and
the management of stormwater runoff. Adopting an integrated approach to water management will reduce
the stress on the natural environment and enhance liveability and resilience for the future community.

Integrated Water Management
The Development will lead to an increase in demand for water supply, an increase in wastewater generated,
an increase in stormwater runoff and a subsequent increase in pollutant wash-off. The Integrated Water
Management Strategy (IWMS) determines the required water management assets for an integrated
approach to the supply of water, the removal of wastewater and the management of stormwater runoff.
Adopting this integrated approach will reduce the stress on the natural environment and enhance liveability
and resilience for the community.
The key elements for Integrated Water Management within the Lilydale Quarry redevelopment include:
•

Stormwater catchment and quality treatment to best practice pollutant reduction targets, prior to
discharge to receiving waterways (as outlined in the stormwater strategy)

•

Recycled water supply throughout the development, reducing the overall potable water use through the
Site (an agreement has been made with Yarra Valley Water for a ‘Third Pipe’ for recycled water to be
connected to the development)

•

Incorporation of passive irrigation features where possible (avoiding conflict with other services).

The proposal has been developed in consultation with Melbourne Water, Yarra Valley Water and Council.
The CDZ schedule requires an Integrated Water Management Strategy to be prepared before a planning
permit can be issued. These strategies need to address the IWMS objectives, specify approaches to urban
water management (including water supply, wastewater, flood resilience, urban waterway health, and
management of public spaces), potable water use, design detail to mitigate flooding, and stormwater
capture, treatment and reuse.

Stormwater
The Stormwater Strategy identifies the required assets for drainage purposes early, to understand the
impacts from the increase of stormwater runoff due to urbanisation and ensure they can be mitigated. Thus,
the Development can proceed without the risk of flooding, of flooding neighbouring properties and without
impacting on the natural environment, receiving waterways and ultimately, Port Phillip Bay.
The Site has three distinct catchment and drainage areas. Council and Melbourne Water are responsible for
the local drainage network and the regional drainage catchment respectively. Reticulated water services will
be extended to the Site.
The Stormwater Strategy outlines a management plan for stormwater that will be generated from the
urbanisation of the land, including a Drainage Strategy Plan. It identifies the assets required to manage the
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increased surface water runoff from urbanisation and sets a framework to achieve the intent of the
stormwater assets. The surface water management for the Site has been optimised and designed to achieve
multiple benefits for the community and the environment.
There are three primary catchment and management systems proposed, integrated as key elements of open
space reserves (two on-site and one off-site), while considering the recreation and access needs and
drainage function.:
•

Lillydale Lake Retarding Basin: A constructed wetland system on-site, discharging to Lillydale Lake

•

Melba Avenue Main Drain: A constructed wetland system located off-site, in response to meeting
Council’s open space requirements

•

Mooroolbark Drain: outlet is existing and free draining (addressed in Stage 1 development).

The CDZ schedule requires a Stormwater Management Strategy be prepared before a planning permit can
be issued.. A full hydraulic impact analysis of the proposal will be undertaken as part of the strategy
preparation.

Water Sensitive Urban Design (WSUD)
The proposal provides the following key WSUD elements to ensure best-practice water sustainability:
•

Wetlands integrated with the proposed retarding basin will treat the majority of the residential
development area and will be the primary WSUD treatment system. The wetland will include a sediment
basin and other facilities based on Melbourne Water requirements

•

Construction of raingardens within designated road reserve areas and some nominated open space
areas. The proposed rain garden system sizing & locations will be confirmed with detailed design of the
development

•

Gross pollutant control is proposed ‘at source’ via grated pits within road areas and will prevent gross
pollutants from entering the minor drainage system and loading the proposed wetland.

The development will provide on-site treatment to achieve best practice pollutant reduction targets.

4.6.3. Managing Contaminated Land
Due to the former use of parts of the land as a limestone quarry and processing facility, there remains a
possibility that portions of the land have potential for contamination. The Proponent, Council, VPA and EPA
Victoria have engaged throughout the PSA process to determine the appropriate response to addressing
potentially contaminated land.
For the purposes of an environmental assessment, the land has been separated into two portions. The
Western Land (land to the west of the Melbourne-Lilydale Railway Line) and the Eastern Land (to the east of
the rail line).

Western Land
Based on its former use for agricultural and grazing purposes and the results of the recent Environmental
Site Assessment (ESA)(Appendix V), it is considered that the Western Land has low potential for
contamination. As such, an Environmental Audit is not required, and no Planning Scheme triggers are
proposed to be applied. Based upon consideration of the ESA, this approach has been deemed satisfactory
by Council and EPA Victoria.

Eastern Land
Due to the uncertainty relating to the management of past quarrying activities and the potential for
contamination, an Environmental Audit will be undertaken for all the Eastern Land. The Geotechnical
Framework included an initial environmental assessment, utilising a matrix rating system for areas within the
Eastern Land, with the former ‘Plant Area’ and ‘Northern Land – Industrial’ rated as a High risk of
contamination.
The requirement to complete an Environmental Audit will be deferred to an appropriate time (in line with
detailed precinct planning), with the PSA C193yran proposing to apply an Environmental Audit Overlay
(EAO) to the affected land.
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This process, which offsets the need to undertake an Environmental Audit for all land before a rezoning, has
the benefit of allowing the PSA to proceed while providing EPA and Council with confidence that a Certificate
or Statement of Audit will be provided at a suitable time and in an appropriate manner.
As well as the requirements of the EAO, there is also an Environmental Audit timing trigger within the
proposed Schedule to the CDZ:
Unless otherwise agreed to by the responsible authority, a permit must not be granted to subdivide land
to the east of the Lilydale-Melbourne railway line until the following requirement has been satisfied (as
applicable):
Where the Environment Protection Act 1970 applies:
• A certificate of environmental audit is issued for the affected land in accordance with Part IXD of the
Environment Protection Act 1970; or
• An environmental auditor appointed under the Environment Protection Act 1970 makes a statement in
accordance with Part IXD of that Act that the environmental conditions of the affected land are suitable
for sensitive uses.
Where an Environmental Audit is required after the repeal of the Environment Protection Act 1970, this shall
be carried out in accordance with the relevant provisions of the Environment Protection Act 2017. This
clause will ensure that land is appropriately remediated at a time when the intensity and extent of future land
uses are better understood. The proposed Schedule to the CDZ and the inclusion of the EAO over the
Eastern Land provides Council with a robust framework to address concerns around potential contamination,
while providing the flexibility to assess applications at an appropriate time.
This formal Environmental Audit process will act as the mechanism to manage potential contamination
during the quarry pit filling process. The proponent has engaged Peraco Pty Ltd as Environmental Auditor for
the site (defined as 4 Melba Avenue, Lilydale). The audit has recently commenced and the EPA audit
reference number is 8006773. The audit process will result in the presentation of an environmental audit
statement and/or report that will resolve concerns with respect to the contamination status of the filled land
and will be presented before a permit can be issued to subdivide land east of the Lilydale-Melbourne railway
line.

4.6.4. Bushfire Risk Management
The Site is partially affected by the Bushfire Management Overlay (eastern area). A separate application
process will be undertaken through the State Government to remove the BMO from the land.
As outlined in the Strategic Bushfire Assessment, the existing BMO is primarily in place due to revegetation
planting undertaken as part of a buffer between the quarry pit area and residential area to the east. The
proposal will see the removal of this planted vegetation for development of residential lots.
The assessment finds that the Site only marginally meets the criteria in the Advisory Note 64 BMO mapping
methodology currently. The assessment considers the future form of development will no longer meet the
criteria, justifying removal of the BMO.
The reduction in risk reflects the removal of vegetation and cultivation of new landscaped areas in strips that
are less than 20 metres, disconnected from larger patches of vegetation. The Site is located within the centre
of an established suburb; the redevelopment will only intensify the form of urban development and reduce
the extent of classifiable vegetation in the landscape. Furthermore, the Site has full access to road and rail
infrastructure with the ability to egress to a safer place in the event of an emergency. There are local
emergency services in the local area and ready access to water supply.

4.7.

HERITAGE & CULTURAL VALUES

Key documents:
•

Conservation Management Plan (includes Aboriginal Heritage Assessment, Andrew Long and
Associates), Lovell Chen (Appendix J)

•

Heritage Interpretation Strategy, Lovell Chen and Biosis (Appendix K)

The Site contains a number of significant historical items of both indigenous and post-contact heritage.
Investigations of both heritages have been conducted to identify areas of significance. A Conservation
Management Plan and Heritage Interpretation Strategy provide the frameworks for the protection,
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interpretation and celebration of these assets. The emphasis of the Heritage Interpretation Strategy is placed
on opportunities for site-wide coordination, for example through landscape treatments, with further detailed
precinct planning to include precinct-specific Heritage Interpretation Plans.

4.7.1. Cultural Heritage
The Site is located on the lands of the Woi wurrung people, one of the seven Kulin nation language groups.
The Wurundjeri willam clan generally inhabited the Yarra and Plenty Rivers, including the Lilydale area. The
Wurundjeri willam clan had a further three divisions, including the Kurnsje-berreing, under whose lands the
Site appears to fall. Cave Hill (as it was known in the early European time), was a unique limestone
formation, providing the basis of the quarrying activities. Cave Hill was a site of indigenous importance as
Dreamtime legend; the ‘Buk-ker-tillible’ was a cave with no bottom, created by Pund-jel. Cave Hill has since
been quarried out of existence.
The broader Lilydale area has been subject to significant ground disturbance with intensive market
gardening and more recent residential development. However, the balance land of Lilydale Quarry has
reserved areas that were not subject to significant ground disturbance. Earlier studies (focused in the
southern area) have recorded Registered Aboriginal places (VAHR), including artefacts, and there is a high
expectation that further sites of significance and artefacts exist in the land, especially on plateaus and ridges.
Two such landforms exist in the western precinct between Mooroolbark Road and Lilydale Railway line.
The desktop audit and assessment of known and predicted Aboriginal cultural heritage values in the area of
Cave Hill Quarry was prepared in 2013, to inform wider cultural heritage assessment of the Site. The report
concluded that a mandatory CHMP would not be necessary for the Site, as areas of cultural heritage
sensitivity (including registered sites and known areas) are located in the southern area of the Site and were
subject to a previous CHMP (in 2010). Unless the areas containing these known sites are set to be radically
altered beyond the previous CHMP’s findings, a new CHMP is not required. Nonetheless, a voluntary CHMP
is being prepared for the western portion of the Site (Precinct 1 – Western Neighbourhood).
The Heritage Interpretation Strategy establishes a recommended approach to the interpretation of cultural
heritage values, including tangible and intangible. The Strategy sets out the principles for engagement with
Traditional Owners and other relevant Aboriginal stakeholder groups. Informed interpretation is an
opportunity to align the Site’s history with its future identity.
The interpretation of Aboriginal cultural heritage must have Aboriginal people in a primary role at the centre
of decision-making. Aboriginal people have the right to control, maintain and celebrate culture, heritage and
identity.
The three Principles of interpretation established in the Heritage Interpretation Strategy are:
1. Respect: for Aboriginal people, values and associations
As related to interpretation at Kinley, primacy should be afforded to Aboriginal values and
associations.
2. Integration: opportunities for site-wide themes
Themes, stories and motifs with site-wide resonance should be prioritised as the basis for
interpretation at Kinley.
3. Authenticity: evidence-based interpretation
Interpretation at Kinley should be based on evidence of tangible and intangible cultural
heritage values.
The CDZ schedule requires a Heritage Interpretation Plan be prepared before a planning permit can be
issued. A Heritage Interpretation Plan will consider each precinct against these principles and provide further
interpretation detail. Consultation with Traditional Owners will be ongoing.

4.7.2. Post-European Contact Heritage
The significant industrial heritage of the Site is outlined in the Cave Hill Quarry Conservation Management
Plan, as summarised in Section 2.3.
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The planned adaptation and re-use of existing heritage assets, including some of the mining infrastructure,
will provide a unique identity to the Site. The end uses are not yet known but can include community and arts
uses.
PSA C193yran seeks to reduce the extent of the existing Heritage Overlay (HO201). The Victorian Heritage
Register listing was approved in 2017 and the Heritage Overlay was expanded in 2019 to include the quarry
pit and areas between individual buildings/listings into a single heritage overlay. Due to the ongoing and
proposed filling of the quarry pit in order to deliver the Urban Core development, the area of the quarry pit is
proposed to be removed from the extent of the heritage overlay. The new boundary is proposed to be the
escarpment and a 10-metre curtilage, reflecting plans for the Escarpment Park to incorporate the
escarpment as a heritage feature.
Precinct 2 (Heritage Village) forms the core of Post-European Contact heritage, including:
•

Industrial plant dating from the late nineteenth century to the 1960s

•

Remnants of the farm which operated at the Site from the late-1870s to 1916

•

Open space/playing fields.

Priorities in the Heritage Village will include the conservation of extant heritage buildings and elements, and
exploration of opportunities for adaptive re-use. Tangible evidence of post contact activities, including
farming, lime processing and the association with David Mitchell, are prominent in this precinct. The linking of
precincts 2 and 4 will be important for this heritage interpretation.

4.8.

INFRASTRUCTURE PROVISION & CONTRIBUTIONS

Key documents:
•

Infrastructure Contributions Report, Urban Enterprise(Appendix FF)

•

Engineering Servicing Report, Reeds Consulting(Appendix Z)

The Development will require a significant amount of new public infrastructure across transport, drainage,
community and open space infrastructure. To ensure the appropriate level of infrastructure is provided to
meet future requirements the Infrastructure Contributions Report consolidates the suite of technical
assessments to determine what is required and the most equitable and practical approach for its provision.
This infrastructure will be provided iteratively and holistically in advance of the use of the land.
The Infrastructure Contributions Report consolidates the iterative design process that has been undertaken
and cites inputs from other specialist reports, particularly the Engineering Servicing Report. The
Infrastructure Contributions Report relies upon the consolidated plan of infrastructure provision provided in
the CDP.
The recommended mechanism to legally enshrine the development contributions is an agreement made
between the Proponent and Council via section 173 of the Planning and Environment Act 1987. The
agreement will set out direct delivery of required infrastructure, expected steps for the owner to facilitate its
provision and the required quantum of open space. Section 4.5 of the Infrastructure Contributions Report
specifies content to be in included in the agreement.
The CDZ schedule states that a permit must not be granted until an agreement under section 173 of the
Planning and Environment Act 1987 has been entered into between the owner of the land and the
responsible authority to formalise infrastructure contributions.
The Section 173 agreement will replace the need for any public open space contributions under the Planning
Scheme. The agreement needs to be complemented by other planning mechanisms including the CDZ, CDP
and planning permit conditions regarding local (internal) infrastructure requirements.
The development contributions mechanism will need to retain sufficient flexibility to respond to changes in
development yield over time, which creates subsequent changes to infrastructure requirements. The Section
173 agreement will not cover contributions for the potential Education facility and potential future train station
as discussions are ongoing and no decision has been made as the land requirement is unknown.
The Infrastructure Contributions Report includes a full list of infrastructure project sheets in the appendix,
providing item costings that will form part of the Section 173 agreement.
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5.

PROPOSED PLANNING CONTROLS

The development of the former Lilydale Quarry presents a metropolitan-scale urban renewal opportunity.
Due to the size of the landholding, the Site will take decades to fully develop and therefore a conventional
approach that seeks to prescribe detailed controls and development requirements at the beginning of the
development process is likely to prevent the full potential of the Site from being realised. The Site will instead
need a planning framework that is flexible, so that future delivery can be tailored to match actual need at the
point when development occurs, while ensuring that future development stages are consistent with a sitewide vision.
It is proposed that a tailored CDZ Schedule is introduced to the Yarra Ranges Planning Scheme. This CDZ
Schedule will establish a planning framework to require detailed planning for the Site to be carried out in
subsequent stages following the rezoning.
This PSA is proposed as the first stage in the planning process to facilitate a major housing-led urban infill
opportunity on this key strategic site for a new community consisting of approximately 8,000 people in 3,200
new dwellings. It will include a local town centre established next to a potential future train station, a heritage
precinct based around historical industrial built form, major open spaces, and a range of community
infrastructure facilities to support the emerging population. It is noted that while planning will be based on this
yield, actual outcomes will be defined in future planning phases.
The proposed hierarchy of documents is summarised below:
Responding to state and local strategic policy, it is proposed that the following changes are made to the
Yarra Ranges Planning Scheme:
•
•
•
•

A new ‘former Lilydale Quarry’ Local Policy
A new schedule to the CDZ, which applies to the entire Site
New and updated provisions applying to parts of the Site (EAO, PAO)
Removal of the BMO from the Site (separate process) and reduction in the area of the HO.

To support the CDZ, the former Lilydale Quarry Comprehensive Development Plan (CDP) will be
incorporated in the Planning Scheme. The CDP provides guidance for each development theme.
The CDP will reference a range of documents, including five documents to be referenced in the Planning
Scheme. These reference documents include:
A Conservation Management Plan as well as Heritage Interpretation Strategy, to inform decisionmaking around heritage matters and provide guidance on how the Site’s past should be appropriately
managed and interpreted in the context of new development.
An Integrated Water Management Strategy and Stormwater Strategy, to inform the site-wide approach
to water management, including use, capture, recycling, retention and drainage.
An Integrated Transport Plan to inform high-level transport principles and priorities, providing an overarching concept for the transport system and mix.
A Sustainability Framework to provide high-level sustainability principles and an outcome-based
framework against which development options can be evaluated.
Three Section 173 legal agreements will be entered into by the Proponent, registering the agreements on
the Title. The three agreements relate to Infrastructure Contributions, Geotechnical Framework (of the
quarry pit filling and settlement criteria), and Affordable Housing.
A suite of Background Reports has been prepared to inform the preparation of the PSA and provide
Council and authorities with confidence that the PSA documentation and CDP is appropriately drafted.
Once the CDZ Schedule and CDP is in place, further detailed plans will need to be produced before
planning permits for subdivision, use and development can be granted. These detailed plans will be a mix
of whole-of-site and precinct-specific (e.g. a Precinct Integrated Traffic and Transport Management Plan
and Heritage Interpretation Plan for each precinct, an Urban Design Framework to be prepared for
precincts 2 and 4).
A subdivision or planning permit application will need to demonstrate that the proposal complies with state
policy, local policy, the Schedule to the CDZ, the CDP, and any endorsed further detailed plans.
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Specifically, the Proponent proposes to amend the Yarra Ranges Planning Scheme (the Planning Scheme)
by undertaking the following:
•

Amend Planning Scheme Map No. 40 Zones

•

Amend Planning Scheme Map No. 40HO (reduction in extent)

•

Amend Planning Scheme Map No. 40PAO (introduction of new area for acquisition)

•

Insert new Planning Scheme Map No. 40EAO (introduction to part of the Site)

•

In Local Planning Policy Framework – insert a new Clause 22.13 in the form of the Former Lilydale
Quarry Local Planning Policy

•

In Zones – Clause 37.02, insert a new Comprehensive Development Zone Schedule 1

•

In Overlays – Clause 45.01, replace the Public Acquisition Overlay Schedule with a new Schedule

•

In Particular Provisions – amend the Schedule to Clause 51.03 (Upper Yarra Valley and Dandenong
Ranges Regional Strategy Plan)

•

In Particular Provisions – amend the Schedule to Clause 53.01 (Public Open Space Contribution and
Subdivision)

•

In General Provisions – amend the Schedule to Clause 72.03 (What does this Planning Scheme
Consist of?) to reflect the above

•

In Incorporated Documents – amend the schedule to Clause 72.04 (Documents Incorporated in the
Planning Scheme) to reflect the above.

The above changes are detailed in Appendix B to Appendix H.
The proposed rezoning of the land is primarily focused on the following propositions:
1. The principle of urban development of the former Lilydale Quarry is acceptable
2. Key infrastructure (social and physical) to support the anticipated future population (residents and
workers) has been identified and will be delivered through requirements in the proposed planning
controls
3. Embedding the ‘Former Lilydale Quarry CDP’ into the Planning Scheme, with its set of ‘Objectives’,
‘Requirements’ and ‘Guidelines’, will guide future detailed planning, including infrastructure provision.

5.1.

PLANNING PROCESS

The PSA proposes a staged (or gateway) process, which requires that further detailed plans need to be
prepared prior to the granting of planning permits and building permits.
The key stages of the planning process for Lilydale Quarry are illustrated in Figure 14 and Figure 15. The
Yarra Ranges Planning Scheme is the head of the planning controls, with a new Comprehensive
Development Zone & Schedule setting the framework (along with local policies and incorporated and
reference documents). The CDZ gives rise to the CDP, an overarching document and suite of plans for the
broad site. The CDZ schedule sets out requirements for further detailed plans (whole-of-site and precinctlevel) that require Council approval and once in place, will provide guidance for planning permit applications.
Those further detailed plans will be reserved for subsequent stages under the proposed CDZ requirements.
Triggers for the provision of infrastructure are established by the CDP and proposed Infrastructure
Contributions Agreement, and detailed assessments would then be undertaken during later detailed planning
to ensure provision meets demand as each stage of development progresses.
This approach has been designed with two intended key benefits:
1. Establishing a cohesive vision and objectives for the entire Site, ensuring that future development is
undertaken cohesively and in line with the broader vision. This is particularly important as there are
some factors which impact more than one precinct, for which a piecemeal approach to planning would
result in inferior outcomes, including:
•

Infrastructure provision, which should be considered up front for the entire Site, and appropriate
locations identified to accommodate the anticipated population at full build-out

32 PROPOSED PLANNING CONTROLS

URBIS
PLANNING REPORT LILYDALE QUARRY PSA C193YRAN OCTOBER 2020

•

Transport, which needs to be provided as an integrated network throughout the Site that stitches the
new neighbourhoods into the existing network around the Site.

2. Enabling future precinct-level planning to adapt and respond to evolving needs and expectations of
future communities and for development to achieve best practice outcomes as technology advances.
This approach has precedent in the established framework for growth area planning, which requires several
stages of planning prior to eventual development. While Lilydale Quarry is clearly an infill context, the growth
areas process similarly allows for:
• An initial rezoning in recognition of the future intentions of the Site: designation as Urban Growth Zone
and approval of Growth Corridor Plans – akin to the CDZ and CDP
• Further detailed planning for discrete areas, undertaken in a staged manor: Precinct Structure Plans –
similar to the requirements of the CDZ schedule for further detailed precinct-level plans to be prepared
prior to granting of planning permits
• Finally, subdivision and planning permit applications.
This structure provides several checks and balances that allow the principles of urban development to be
established early through the proposed rezoning, but allowing more detailed planning and community input
to come forward later.
The documentation requirements at each stage of the proposed gateway process are outlined in Figure 14.
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Figure 14 – Proposed Planning Framework Hierarchy

34 PROPOSED PLANNING CONTROLS

URBIS
PLANNING REPORT LILYDALE QUARRY PSA C193YRAN OCTOBER 2020

5.2.

COUNCIL DECISION-MAKING PROCESS

By following the proposed planning process, Council will have numerous opportunities to assess future
development proposals on the Site. Figure 15 shows where further approvals are needed, and where
engagement is required from both community and authorities.

Figure 15 – Council Decision-Making Process

5.3.

WHY THIS SET OF CONTROLS?

A number of alternative planning control frameworks for the Site were explored by the Proponent and
Council prior to the development of this PSA package. All of these were ultimately rejected due to their
shortcomings in dealing with the unique circumstances and complexities of this Site, and in meeting the
expectations of Council.
Through the course of the Proponent's engagement with Council it has been made clear that the zoning
framework needs to establish upfront certainty around the urban structure of the Site, the geotechnical
engineering required for the former quarry pit, and key infrastructure commitments, to ensure that
development occurs holistically – with each progressive stage working to achieve a common vision.
The proposed CDZ framework is strategically justified on the basis that:
•

It enables a Comprehensive Development Plan (CDP) to be prepared and incorporated in the Planning
Scheme at the time of rezoning, which includes a cohesive vision and objectives for the entire Site, a
high level urban framework, key infrastructure commitments, and clear principles and requirements for
future development. This avoids the potential for piecemeal planning outcomes that could result under
Option 2, and at the same time meets Council’s requirement for a clear, legally binding plan to be locked
in at the rezoning stage

URBIS
PLANNING REPORT LILYDALE QUARRY PSA C193YRAN OCTOBER 2020

PROPOSED PLANNING CONTROLS

35

•

The schedule to the CDZ is based on a logical gateway approval process, which requires further detailed
planning be undertaken prior to the issue of a permit for development

•

It provides a planning framework that accommodates flexibility, so that future delivery can be tailored to
match actual need at the point when development occurs

•

It builds in triggers for the provision of infrastructure through a legally binding Agreement made between
the Proponent and Council via section 173 of the Planning and Environment Act 1987, with clear
obligations to be met by the developer at each stage of development

•

It references all required Section 173 agreements that run with Title, so that they are transparent and
identifiable in the zone framework by third parties

•

It provides a single zone for the entire Site and incorporates all critical development requirements into a
single schedule

•

Most importantly, the approach enables future planning to adapt and respond to evolving needs and
expectations of future communities and for development to achieve best practice outcomes that are
relevant at the point of development, as opposed to a point in time when the land is rezoned.

5.4.

WHY NOT DO MORE DETAILED PLANNING NOW?

Given the long-term development horizon of this project, further detailed planning at this stage would be
counterproductive as it would likely set undeliverable expectations for the community.
In five- or ten-years’ time or longer, this work would have to be repeated in order to respond to new trends in
population and household make-up, new sustainability and transport technologies and initiatives, and
changing living preferences.
Further, by undertaking planning in stages, the community will have the opportunity to provide input
progressively, and closer in time to when development is likely to commence. The responsible authority will
also have multiple decision-making points to ensure that planning and development is aligned not only to the
Project Vision, but contemporary expectations and strategic thinking.

5.5.

WHY REZONE THE LAND NOW?

As discussed in the preceding sections, the former Lilydale Quarry is a unique, long term strategic infill
opportunity. Certainty for all stakeholders is essential and the rezoning of the Site will represent a first key
step in advancing this major project.
The proposed planning framework set out in the PSA, including the CDP, will provide a level of certainty that
the development could be appropriately staged with an agreed framework, so that resources and planning
can be appropriately targeted efficiently on the early stages only. This will assist Council in officer resourcing,
by permitting the assessment to be undertaken in stages over the coming years.
The proposed PSA also takes the step of establishing objectives and requirements that future planning and
development will need to respond to – which also provides early commercial certainty around the major
infrastructure obligations on the Site.
In summary, the purpose of undertaking a PSA now is to:
•

Put in place a planning framework to establish a clear intent for the future development of the former
Lilydale Quarry for all stakeholders

•

Establish a clear process and requirements for future planning that are understood by all stakeholders.
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6.

STATE POLICY CONTEXT

The following section details the project’s alignment with the key themes and objectives of the Planning
Policy Framework including Plan Melbourne.

6.1.

PLANNING POLICY FRAMEWORK

The Amendment supports the overarching objectives of the Planning Policy Framework (PPF), as follows:

6.1.1. Clause 11 – Settlement
Clause 11 requires planning to contribute to, amongst others, ‘diversity of choice’, ‘a high standard of urban
design and amenity’, ‘accessibility’ and ‘Land use and transport integration’. The clause acknowledges the
importance of responding to the needs of existing and future communities through the provision of zoned
and serviced land for housing.
The Amendment supports this objective as it represents the first step in the process to rezone, undertake
detailed planning and permit the development of the former Lilydale Quarry for a variety of housing types. In
particular, the proposed staged planning process (including the CDP and CDZ, which set the overarching
framework and objectives, the requirement for further detailed plans, and eventual planning permit
applications) will enable development to respond to the changing needs of future communities, as and when
development proceeds, while ensuring consistency with the holistic vision and intentions for the Site. The
Vision for the Site sets out principles including being a mixed-use urban environment, transit-oriented
development, safe and walkable neighbourhood and diverse open spaces.
The Amendment aligns with clauses 11.01-1S and ‘Settlement’ and 11.01-1R ‘Metropolitan Melbourne’
which seek to promote sustainable growth, focusing investment and growth in places of state significance in
metropolitan Melbourne, particularly along existing transport infrastructure. The Amendment capitalises on
the major urban renewal infill opportunity of the Site.

6.1.2. Clause 12 – Environmental and Landscape Values
Clause 12 stipulates that planning should help to protect the health of ecological systems and the
biodiversity they support (including ecosystems, habitats, species and genetic diversity) and conserve areas
with identified environmental and landscape values. Clauses 12.01-1S ‘Protection of Biodiversity’ and
12.01-2S ‘Native vegetation management’ seek to further protect and conserve Victoria’s biodiversity and
ensure no net loss to biodiversity as a result of impacts on native vegetation.
A Flora and Fauna report (Appendix T) has been prepared to inform and support the Amendment. The report
assessed the biodiversity values of the Site, finding that:
•

Vegetation on site was found to be predominantly planted trees and shrubs, in high numbers around the
periphery of the study area. No EPBC Act-listed flora species or ecological communities have been
recorded during the assessments and none are considered likely to occur due to the highly modified and
degraded nature of the study area

•

Native vegetation in the Site is limited to three (3) scattered trees and two (2) patches of remnant native
vegetation (found to be highly modified Herb-rich Foothill Forest (EVC 23))

•

One listed threatened fauna species (Grey-headed Flying-fox) and one migratory bird species (Forktailed Swift) are considered to have the potential to occur within the study area. The assessment of the
susceptibility of these species to the development found it is unlikely they would be significantly impacted
given the widespread availability of alternative habitat in the region.

The findings have informed the design and preparation of the PSA, which will ensure existing biodiversity
and natural drainage features will be identified and incorporated into the design of public open spaces as
much as practical. The Amendment rezoning will not lead to any removal or direct impacts upon native
vegetation, which will require future consideration. The proposed ordinance sets out biodiversity and
sustainability principles and the Vision is for a sustainable, high-amenity environment.

6.1.3. Clause 13 – Environmental Risks and Amenity
Clause 13 requires planning to ensure that potentially contaminated land is suitable for its intended future
use and development, and that contaminated land is used safely. Clause 13.04-1S ‘Contaminated and
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potentially contaminated land’ requires applicants to provide adequate information on the potential for
contamination, and facilitate the remediation of contaminated land particularly in areas intended for
residential development. Consistent with these clauses, the Amendment is informed by an Environmental
Site Assessment (Appendix V), and proposes an EAO over the parts of the Site considered to have
significant contamination risk. This will allow for an Environmental Audit to be undertaken at the appropriate
time, informing detailed precinct planning. This will ensure that the condition of the land is appropriate for the
uses proposed at that time.
Clause 13.02-1S ‘Bushfire planning’ prioritises the protection of human life in land-use planning, over all
other policy considerations. Strategies include directing population growth and development to low risk
locations. A Strategic Bushfire Assessment (Appendix W) has been prepared to inform and support the
Amendment, concluding that the proposed development (and vegetation removal) will be low risk, warranting
removal of the BMO (via a separate process).
Clauses 13 and 13.1 ‘Climate change impacts’ seek to ensure planning prepares for and responds to the
impacts of climate change, including by directing population growth to low risk locations. The Site is in a low
risk location, distant from coast and in an established urban area. The Project Vision and framework seeks to
embed sustainability principles across the life of the project, with over-arching principles and objectives to
create a resilient and flexibly adaptive community (Sustainability Framework - Appendix O).

6.1.4. Clause 14 – Natural Resource Management
Clause 14 requires that planning assists in the conservation and wise use of natural resources including
energy, water, land, stone and minerals to support both environmental quality and sustainable development.
Sustainability planning has been embedded through all aspects of the CDZ and CDP framework, seeking to
deliver sustainability principles as part of the over-arching vision, including:
•

Infrastructure that promotes active, public and other sustainable forms of transport

•

Provision of sustainable buildings and energy efficient homes

•

Reduction in reliance on reticulated potable water and enables a sustainable and green environment

•

Consideration of renewable energy opportunities.

The CDZ schedule requires a Precinct Sustainability Management Plan be prepared for all precincts,
providing guidelines and benchmarks at precinct-level. The plans must align with the overarching
Sustainability Framework and will ensure that development responds to current best practice sustainability
initiatives as and when it proceeds.
The filling of the former quarry pit will transform an exhausted resource extraction pit into a significant mixeduse community, representing a substantially higher and more sustainable use of the land.
Clause 14.02 ‘Water’ seeks to protect water quality and assist in restoration of catchments, water bodes
and groundwater. The Integrated Water Management Strategy and Stormwater Strategy set a framework to
ensure water quality is protected, water usage is minimised, stormwater is managed to improve quality and
any discharge is appropriately controlled.

6.1.5. Clause 15 – Built Environment and Heritage
The Amendment supports the over-arching principles of Clause 15. As outlined in the Project Vision, CDZ,
CDP and supporting Urban Design Report (Appendix P), the former Lilydale Quarry development will deliver
a high standard of architectural and urban design, including a variety of typologies (including medium density
townhouses and apartment buildings), mixed use development and higher density apartments. The overarching principles seek to celebrate the heritage of the Site, landscape character, and deliver a unique, safe,
quality, sustainable neighbourhood.
The built form will respond to its surrounds, ensuring that development interfacing with existing low-density
residential development is lower in scale. Development will taper up towards the centre of the Site where
there is capacity for greater density. Quality open spaces connected by infrastructure which supports active
transport will support the objectives of Clause 15.01-1S ‘Urban Design’ and 15.01-4S ‘Healthy
neighbourhoods’ to create safe, healthy, enjoyable urban environments.
The Development seeks to deliver a high-quality, energy efficient built form, contributing to the public realm
as required by clauses 15.01-2S ‘Building design’ and ‘15.01-5S ‘Neighbourhood character’. The
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proposed mixed-use, mixed-density development will maximise resource efficiency and encourage active
transport, as required in Clause 15.02-1S ‘Energy and resource efficiency’.
Importantly, the Site’s history will be preserved, through the conservation and adaptive reuse of the
significant heritage buildings on site, supporting the objectives of Clause 15.03-1S ‘Heritage conservation’.
The Heritage Interpretation Strategy provides principles for acknowledging, protecting and celebrating
Aboriginal cultural heritage (Clause 15.03-2S) on the Site. A separate CHMP is being prepared.

6.1.6. Clause 16 – Housing
Clause 16 requires planning to provide for diverse housing that is accessible, sustainable and proximate to
activity centres, public transport, schools and open space. Clause 16.01-4S ‘Housing affordability’ seeks
to specifically deliver affordable housing closer to jobs, transport and services.
The unique scale of the Site and location on the existing Lilydale Railway Line provides an exemplary
opportunity to deliver a diversity of housing with excellent transport access. The Amendment and CDP are
informed by housing and affordable housing needs assessments, demographic projections, and an analysis
of the surrounding residential housing market. The envisioned community of approximately 3,200 dwellings
will provide housing in a sub-region with low land supply, with a 5% affordable housing target, aligning
housing provision with community needs (Clause 16.01-1S ‘Integrated housing’ and 16.01-4S ‘Housing
affordability’).
The Vision for mixed-use, higher-density, transit-oriented development in a major urban renewal infill site
supports the objectives of clauses 16.01-2S ‘Location of residential development’, 16.01-2R ‘Housing
opportunity areas – Metropolitan Melbourne’, 16.01-3S and ‘Housing diversity’ and 16.01-3R ‘Housing
diversity – Metropolitan Melbourne’. Future residents will benefit from proximity to the services and
amenities in Lilydale Activity Centre, as well as direct rail connection to Ringwood and Box Hill activity
centres. Within the Site, residents will be provided with ample open space for recreation and education and
community facilities; Lilydale Quarry will be a true 20-minute neighbourhood.

6.1.7. Clause 17 – Economic Development
Clause 17 states that planning is to contribute to the economic wellbeing of the state by providing land,
facilitating decisions and resolving land use conflicts. The Amendment seeks to facilitate a unique,
metropolitan-significant urban renewal project which will transform the disused quarry – a physical barrier
that presently represents a significant liability to the community – into a significant mixed-use, residential-led
development. The potential future train station has the capacity to lift local economic performance through
construction and ongoing increased connectivity between jobs, services and residents. The delivery of the
potential future train station supports State government infrastructure improvement and provision.
In tandem with the expected population lift, there is provision for a range of supporting commercial services,
providing greater employment diversity for the area (Clause 17.01-1S ‘Diversified economy’). The
Development will strengthen the broader Lilydale area through population and economic growth. The
provision for commercial supply (retail, entertainment, mixed-use including office and other commercial
services) is informed by supporting retail needs analysis to ensure the future population will have an
adequate level of services, while supporting rather than competing with the nearby Lilydale Town Centre
(Clause 17.02-1S ‘Business’).

6.1.8. Clause 18 – Transport
The Amendment embeds the integrated transport principles sought by Clauses 18 ‘Transport’, 18.01
‘Integrated transport’ and 18.02-1S ‘Sustainable personal transport’ into the planning framework for the
Site, guided by the Integrated Transport Plan (Appendix N). The Development seeks to provide an integrated
and sustainable transport system that provides access to social and economic opportunities for residents,
contributes to environmental sustainability, is safe, and encourages active transport.
The Amendment coordinates land use and transport planning (Clause 18.01-1S ‘Land use and transport
planning’), proposing a potential future train station at the core of a higher-density, mixed-use development
to be truly transit-oriented (Clause 18.02-2S ‘Public transport’). Public transport access to the Site is strong
and will be improved, providing improved mobility and access to services for surrounding neighbourhoods
and future residents. Existing public transport and surrounding road networks will be upgraded as required
(Clauses 18.02-2R ‘Principal Public Transport Network’ and 18.02-3S ‘Road system’).
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The Amendment will implement a planning framework which provides a hierarchy of transport modes,
prioritising active and public transport, with the future development to be highly-walkable (Clause 18.02-1S
‘Sustainable personal transport’).

6.1.9. Clause 19 – Infrastructure
Clause 19 ‘Infrastructure’ states that planning for development of social and physical infrastructure should
enable it to be provided in a way that is efficient, equitable, accessible and timely. Planning is to recognise
social needs by providing land for a range of accessible community resources, such as education, cultural,
health and community support facilities.
Planning should facilitate efficient use of existing infrastructure and human services and planning authorities
should consider the use of development and infrastructure contributions in the funding of infrastructure.
The Amendment addresses infrastructure needs raised in Clause 19 through a blend of the Project Vision,
principles, framework plans and strategies. The Development seeks to provide a range of infrastructure and
services to meet the needs of its future community, to provide a unique, high-amenity neighbourhood.
Provision has been made for a Proposed Government Specialist School (if required at the time of
development). The Community Needs Assessment addresses future need for community facilities including
education, early childhood facilities, community (libraries, culture and arts) and sports and recreation facilities
(19.02-2S ‘Education facilities’, 19.02-3S ‘Cultural facilities’ and 19.02-4S ‘Social and cultural
infrastructure’). Analysis and understanding of the exact community needs for these facilities will evolve as
further detailed plans are prepared for the precincts..
The Development will provide a diverse and connected range of open spaces for active and passive
recreation and enjoyment, supporting the objectives of clauses 19.02-6S ‘Open space’ and 19.02-6R
‘Open space – Metropolitan Melbourne’.
Provision of this infrastructure will be coordinated and facilitated through the planning controls as part of the
Amendment, as well as a guiding Section 173 Agreement for Infrastructure Contribution (19.03-1S
‘Development and infrastructure contributions’). The infrastructure will be delivered in advance of the
residential development and occupation, ensuring a timely and efficient servicing (19.03-2S ‘Infrastructure
design and provision’).
The Amendment provides frameworks for Integrated Water Management and Stormwater Management
(Appendix L, Appendix M) to ensure the sustainable management of water supply, water resources,
wastewater, drainage and stormwater for the Development (Clause 19.03-3S ‘Integrated water
management’).
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7.

LOCAL POLICY CONTEXT

The Amendment is consistent with the Local Planning Policy Framework and supports Council’s objectives
as outlined in its Municipal Strategic Statement.

7.1.

MUNICIPAL STRATEGIC STATEMENT (MSS)

7.1.1. Clause 21.01-1 – The Upper Yarra Valley and Dandenong Ranges
Regional Strategy Plan
The Upper Yarra Valley and Dandenong Ranges Regional Strategy Plan was prepared following Council
amalgamation and is implemented through the MSS and Clause 51.03. The policies set directions for the
region, including ‘development to be contained to ensure that it does not prejudice the conservation of
natural resources and the amenity of those who live there’. The Development aligns with the directions of the
clauses by providing significant urban infill in an established urban area. The Amendment provides a revised
Clause 51.03 to make reference to the CDZ proposed for insertion in the Planning Scheme.

7.1.2. Clause 21.03 – Vision
The Yarra Ranges Vision 2020 is a strategic framework for the municipality seeking long term rather than
short term actions to strengthen communities. The Strategic Framework Map (Clause 21.03-1) notes
Lilydale as a ‘Metropolitan Area’. The Site is noted as ‘Rural Area’ however is surrounded by ‘Metropolitan
Area’ – reflecting the context of the Map being prepared while the former quarry use was ongoing. The
Amendment aligns with the intent of the Metropolitan Area and Vision for a vibrant and dynamic shire.

7.1.3. Clause 21.04 – Land Use
The clause and sub-clauses delineate land uses and key issues and objectives in the municipality.
The Amendment addresses the key issues of Clause 21.04-1 ‘Residential’ including providing greater
housing choice, diversifying housing stock, providing affordable housing, and providing higher density
residential development in established areas. Objective 1 seeks to guide residential development into
sustainable locations that are not subject to physical or environmental constraint. The Site is within the
established Lilydale urban area and the physical constraints are being mitigated through the development.
The clause supports higher density residential housing in consolidation areas within easy walking distance of
shops, public transport, open space and schools. The development will provide these services for the future
residential population as well as existing surrounding neighbourhoods. The Site’s proximity to Lilydale town
centre which is an identified ‘consolidation area’ supports the proposal’s higher-density development.
The Commercial objectives in Clause 21.04-2 include promoting growth within the Shire, encouraging retail,
business and community services to locate in commercial centres, avoiding encroachment into residential
areas and reinforcing the role of activity centres. The Amendment facilitates a new community on the fringe
of Lilydale activity centre which will reinforce and support its development. The proposed Neighbourhood
Activity Centre will serve the future population by providing a range of conveniences and local services that
will not compete with the role of Lilydale town centre.

7.1.4. Clause 21.05 – Settlement
The objectives of the clause seek to reinforce and grow the role of the MACs including employment
generating uses and higher density housing. The development will establish a new community catchment of
approximately 8,000 people who will rely upon Lilydale MAC for major retail and community services.

7.1.5. Clause 21.06 – Built Form
The clause sets out five sustainable design principles to ensure a more sustainable urban form: sense of
place, protection of environments, design quality, sustainable urban form and sustainable building design.
While the Amendment provides a rezoning and does not development directly the sustainability principles
are embedded into the future development as part of the proposed planning framework. The CDZ and CDP
set out sustainability and design principles in order to achieve a high amenity, highly sustainable new
community directly in support of objectives 1, 2, 4 and 7 of Clause 21.06.
Clause 21.06-1 ‘Heritage’ seeks to protect and conserve the Shire’s cultural heritage including indigenous
and post-contact heritage. The proposal celebrates the indigenous and more recent industrial heritage of the
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Site, embedding the Heritage Interpretation Strategy into the planning framework. The rejuvenation and
celebration of the Site’s heritage assets will contribute to its unique identity.

7.1.6. Clause 21.08 – Subdivision
Future subdivision of the Site will need to adhere to the Clause 21.08. Further detailed planning (precinctlevel and subdivision permit stage) will reflect the clause objectives. Nonetheless, the Amendment provides
a set of over-arching principles for the subdivision, lot layout, lot sizing and functionality in order to create
diversity in housing choice and an attractive, high-amenity neighbourhood in line with the principles and
objectives of the clause.

7.1.7. Clause 21.09 – Environment
The Environment policy includes sub-clauses on Biodiversity (Clause 21.09-1) and Sustainability (Clause
21.09-3) to protect areas of environmental significance, vegetation and catchments, as well as promoting
sustainability. The Amendment considers the catchment characteristics of the Site and provides Integrated
Water Management and Stormwater strategies to ensure no negative impact on the catchment and drainage
systems.
The proposal’s planning framework provides sustainable building and broader neighbourhood-level
principles to ensure appropriate sustainable infrastructure and construction.

7.1.8. Clause 21.10 – Infrastructure
The clause seeks to ensure the design and provision of infrastructure caters for current and future demands,
maintains environmental qualities, is flexible in design to suit local characteristics and integrates land use
and transport planning. The proposed planning framework integrates land use and transport planning, sets
out required infrastructure (including internal and external upgrades) and provides for sustainable design
measures in infrastructure and design.

7.1.9. Clause 21.11 – Community Infrastructure
The clause objectives are to improve access to community services and establish a network of recreational,
leisure and cultural facilities. The proposed planning framework sets out 10% of the Site for unencumbered
open space (active and passive recreational use) with a network of parks, cycling paths and pedestrian links.
The heritage assets of the Site will be celebrated and rejuvenated to provide a range of cultural facilities.
Provision is made for community services including maternal health, childcare services and a Proposed
Government Specialist School.

7.2.

LOCAL PLANNING POLICIES

7.2.1. Clause 22.07 – Lilydale Activity Centre
The Lilydale Major Activity Centre map denotes a small part of the Site at the north-eastern corner as being
within the activity centre boundary and ‘industrial’. The policy therefore does not apply to the entire Site and
does not account for the major urban renewal opportunity. The Amendment and development will support
objectives of the clause to reinforce Lilydale’s central role and create an accessible and convenient centre by
providing a large, new community with strong active, public and road transport connections.
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8.

STRATEGIC ASSESSMENT OF THE AMENDMENT

The strategic assessment guidelines establish the key tests for the assessment of PSA proposals.
The following section demonstrates that the proposal responds exceptionally well to the relevant planning
considerations and aligns with the strategic vision for the Site, the delivery of which will be facilitated by the
Amendment.

8.1.

WHY IS THE AMENDMENT REQUIRED?

The Amendment is required to put in place the necessary planning framework and controls to facilitate the
urban renewal development of the former Lilydale Quarry Site.
The existing Special Use Zone – Schedule 1 ‘Earth and Energy Resources Industry’ recognises and
provides for the former quarry use that has ceased. The Amendment is the essential first step to allow the
urban renewal of the Site for new uses and development, consistent with its strategic opportunities.
The purpose of undertaking the Amendment now is to:
•

Put in place a planning framework to establish a clear intent for the future development of the former
Lilydale Quarry for all stakeholders

•

Establish a clear process and requirements for future planning that are understood by all stakeholders

•

Allow the proponent to have certainty around the planning process that will enable it to better plan for the
staged redevelopment.

8.2.

HOW DOES THE AMENDMENT IMPLEMENT THE OBJECTIVES OF
PLANNING IN VICTORIA?

The objectives of planning in Victoria are set out in Section 4(1) of the Planning and Environment Act 1987.
The Amendment achieves the following relevant objectives by:
•

Providing for the fair, orderly, economic and sustainable use, and development of land;

•

Facilitating development in accordance with the objectives set out in section 4(1)(a), (b), (c), (d) and (e)
of the Act;

•

Facilitating the provision of affordable housing; and

•

Balancing the present and future interests of all Victorians by facilitating the urban renewal of an
underutilised former quarry site for residential and limited commercial use.

The Amendment provides for the fair, orderly, economic and sustainable use and development of the Site
through the introduction of a CDZ and CDP enabling site-specific controls for this unique site over a longterm development horizon. The requirements for further detailed plans as set out in the CDZ will ensure that
the future development can respond to trends, market demands and best practice at the time of the
development, while according with the holistic vision for the Site set today.
The Amendment facilitates best-practice ESD initiatives, contributing to a sustainable development that
supports the protection of natural resources and maintenance of ecological processes and genetic diversity.
The Amendment provides for a vibrant, mixed-use precinct that supports a pleasant, efficient and safe
working, living and recreational environment for its users, the local community and visitors. The Site will be
developed as an exemplar 20-minute neighbourhood, enabling residents to live, work, recreate and meeting
their daily needs within close proximity of their homes.
The Amendment will retain, conserve and enhance the heritage assets of the Site and will interpret the
important history of the Site throughout the development.
The Amendment will provide for the redevelopment of the Site with improved facilities for the benefit of the
community, including a significant open space provision.

URBIS
PLANNING REPORT LILYDALE QUARRY PSA C193YRAN OCTOBER 2020

STRATEGIC ASSESSMENT OF THE AMENDMENT

43

The Amendment will ensure that future development accords with the above objectives through the
requirement in the CDZ for further detailed plans to be prepared and in place prior to permit applications.
The Amendment seeks to balance the present and future interests of all Victorians by providing a significant
contribution to the Victorian economy and facilitating a high quality, sustainable development that will support
the growth of nearby employment areas and activity centres.

8.3.

DOES THE AMENDMENT ADDRESS ANY ENVIRONMENTAL, SOCIAL AND
ECONOMIC EFFECTS?

Environmental Effects
The Amendment will ensure the delivery of exemplary sustainable development. It will:
•

Set in place a staged planning process, to enable future development to respond to best practice
environmentally sustainable design from advances in knowledge and technology at the time

•

Facilitate the delivery of infrastructure that will encourage active transport modes throughout the Site,
connecting to public transport infrastructure and reducing carbon emissions

•

Integrate water management and stormwater throughout the Site to prioritise efficient use and capture
and have no negative impact on surrounding drainage catchments.

Social Effects
The Amendment will result in positive social impacts through:
•

Provision of a range of dwelling typologies to meet the needs of Melbourne’s growing population

•

The inclusion of a mix of uses, creating a vibrant precinct for the enjoyment of residents, visitors, workers
and the general public

•

Significant provision of open space for public recreation and enjoyment that link internally and to existing
trails and open spaces in the surrounding area

•

Provision of 5% affordable housing throughout the Site.

Economic Effects
The Amendment will facilitate the development of 3,200 new homes and a potential future train station in
Melbourne’s Eastern Region, which will deliver significant positive economic impacts, including:
•

Creation of new and on-going employment in a range of industries, including during the development
and construction phases

•

Ongoing economic lift via development of the potential future train station, improving connectivity
between residents and nearby jobs and services

•

Supporting the development of the Lilydale Major Activity Centre by providing attractive and appropriate
housing for approximately 8,000 people in close proximity to the centre.

8.4.

DOES THE AMENDMENT ADDRESS RELEVANT BUSHFIRE RISK?

The Amendment will not increase the bushfire risk to existing and future residents, property and community
infrastructure. A portion of the Site is covered by the BMO due to the planting of a vegetation buffer to the
former quarry use. The supporting Strategic Bushfire Assessment endorses removal of the BMO given the
future development will be removing the planted vegetation buffer. The Site is otherwise within an
established area and considered a low-risk landscape. A separate process will be undertaken to remove the
BMO. Ongoing engagement with the CFA will be part of this planning process.

8.5.

DOES THE AMENDMENT COMPLY WITH THE REQUIREMENTS OF ANY
MINISTER’S DIRECTION APPLICABLE TO THE AMENDMENT?

The Amendment is consistent with the relevant Ministerial Directions, as discussed below.
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The Form and Content of Planning Schemes
The former Lilydale Quarry is a unique site with a long-term development horizon. This requires an approach
that balances certainty of vision to ensure the Site is developed holistically and flexibly to enable the
development to respond to changes in technology and trends over time.
Although the Site necessitates a bespoke approach that considers the long-term nature of the Site’s
redevelopment, the standard suite of planning controls has been applied. The drafting of the Schedule to the
CDZ complies with the Ministerial Direction for the Form and Content of Planning Schemes.

Ministerial Direction No. 1 – Potentially Contaminated Land
The Amendment addresses the requirements of Ministerial Direction 1. The Amendment proposes that an
Environmental Audit Overlay be applied across the ‘Eastern Land’, requiring an environmental audit be
completed prior to the approval of a permit for subdivision of that land. This approach is appropriate in this
circumstance given that further detailed planning is required to determine the locations of various land uses.
This accords with ‘Option 2’ provided in the Explanatory Statement to Direction No. 1, which gives advice on
how a planning authority can satisfy itself that the environmental conditions of that land are or will be suitable
for that use.
In preparing an amendment that would have the effect of allowing (whether or not subject to the grant of a
permit) potentially contaminated land to be used for a sensitive use, agriculture or public open space, a
planning authority must satisfy itself that the environmental conditions of that land are or will be suitable for
that use.
The former quarrying use of the land has resulted in a portion of the Site meeting the definition of potentially
contaminated land. An Environmental Site Assessment has been prepared for the land, noting the areas of
highest potential contamination are located in the eastern part of the Site particularly where plant material
and industrial uses occurred. The ESA concluded that the Western Land has low potential for contamination
and no EAO or Environmental Audit is required for that portion. Based upon consideration of the ESA, this
approach has been deemed satisfactory by Council and EPA Victoria.
The EAO over the Eastern Land will ensure an Environmental Audit is undertaken at an appropriate time.

Ministerial Direction No. 9 – Metropolitan Planning Strategy
The Amendment addresses the objectives of Plan Melbourne 2017-2050. As outlined in of this report, the
former Lilydale Quarry is a designated strategic urban renewal infill site with a unique opportunity to deliver
upon the objectives of Plan Melbourne.
As the largest single-ownership urban renewal site in metropolitan Melbourne, its redevelopment supports
the principles, outcomes and directions that seek to provide housing choice in appropriate locations,
integrate transport and land use planning and make Melbourne a sustainable and resilient city with
appropriate infrastructure. The development will deliver housing diversity, sustainable transport and will
enable people to live close to where they work, providing the exemplar 20-minute neighbourhood.

Ministerial Direction No. 11 – Strategic Assessment of Amendments
The Amendment has been prepared in accordance with the requirements of the Strategic Assessments of
Amendments, including consideration throughout this report of all strategic considerations outlined in the
Direction.
The Amendment will lead to the preparation and lodgement of further detailed plans , followed by permit
applications that will require the resources of the responsible authority to assess. Notwithstanding, these will
progress gradually over time and as such will not place an unreasonable administrative burden on the
responsible authority.

Ministerial Direction No. 18 – Victorian Planning Authority Advice on Planning Scheme
Amendments
This Direction ensures that a planning authority seeks, and has regard to, the advice of the Victorian
Planning Authority (VPA) when preparing an amendment to rezone land in relation to which the Authority
has, or has previously been directed to provide advice.
The Minister for Planning’s Statement of Expectations for the VPA for 2018-19 allocated the VPA the role of
‘Advisor’ to Council for the Lilydale Quarry CDP. The plan for the Site has been prepared in consultation with
the VPA and the Council over the last two years. During this time, Council and VPA officers at various levels
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have been engaged with and provided the opportunity to input into the development of the plan through
meetings, workshops, the circulation of draft documents and ongoing liaison.
The advice of the VPA has been considered and incorporated as appropriate as the plan has developed, and
on 12 August the Minister for Planning directed the VPA, under section 36 of the Victorian Planning Authority
Act 2017, to lead the preparation and finalisation of the Lilydale Quarry precinct and associated draft
planning scheme amendment C193yran. The VPA will undertake any further required engagement with key
stakeholders, landowners and agencies as directed by the Minister for Planning.

Ministerial Direction No. 19 – Preparation and content of amendments that may significantly
impact the environment, amenity and human health
The Amendment addresses the requirements of Ministerial Direction 19. The purpose of this Direction is to
require planning authorities to seek the views of the Environment Protection Authority (EPA) in the
preparation of planning scheme reviews and amendments including those that allow the use or development
of potentially contaminated land, and/or trigger the requirements of Ministerial Direction No. 1.
This Direction requires that in preparing a planning scheme amendment, a planning authority must:
•

Seek the written views of the EPA about the potential impacts of the proposed review or amendment and
any strategies, policies, plans or reviews forming the strategic basis for the review or amendment,
including precinct structure plans, on the environment, amenity and human health

•

For a PSA, include in the explanatory report a statement of how the proposed amendment addresses the
views of the EPA.

The views of the EPA have been regularly sought during the preparation of the Amendment and
development proposal. Engagement with the EPA between 2018 and 2020 included stakeholder meetings
and letters between the EPA, Council and Proponent. The application of the EAO to the Eastern Land and
assessment of the Western Land have been considered by the EPA.

8.6.

HOW DOES THE AMENDMENT SUPPORT OR IMPLEMENT THE PLANNING
POLICY FRAMEWORK AND ANY ADOPTED STATE POLICY?

The Amendment will assist in implementing the relevant objectives of State Planning Policy, as summarised
below and further discussed in Section 6 above.
Clause 11 – Settlement
The Amendment will facilitate increased housing diversity and choice, high standards of amenity, land use
and transport integration and focuses investment and growth in a designated urban renewal site.
Clause 12 – Environmental and Landscape Values
The Amendment prioritises the health of the ecological and waterway systems on the Site and will facilitate
rehabilitation of a former quarry pit into a mixed-use development with high quality open spaces, drainage
and wetland systems, and planting of landscape vegetation. The future development will ensure no net loss
of biodiversity.
Clause 13 – Environmental Risks and Amenity
The Amendment ensures that potentially contaminated land will be suitable for its intended future use and
development by applying the EAO to that part of the Site considered to have a risk of contamination. This will
allow for an Environmental Audit to be undertaken prior to permits being granted, to ensure that the condition
of the land is appropriate for the uses proposed at this time.
The Site is in a low risk area for climate change impacts, distant from coast and in an established urban
area. The Project Vision and framework seeks to embed sustainability principles across the life of the project,
with over-arching principles and objectives to create a resilient and flexibly adaptive community. The
Strategic Bushfire Assessment concludes that the future development and removal of former planted
landscape buffer vegetation will mean the landscape risk is low and residential use is suitable for the Site.
Clause 14 – Natural Resource Management
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Sustainability planning has been embedded through all aspects of the CDZ and CDP framework, seeking to
deliver sustainability principles as part of the over-arching vision. The filling of the former quarry pit will
transform an exhausted resource extraction pit into a significant mixed-use community, representing a
substantially higher and more sustainable use of the land.
The Integrated Water Management Strategy and Stormwater Strategy set a framework to ensure water
quality is protected, water usage is minimised, stormwater is managed to improve quality and any discharge
is appropriately controlled.
Clause 15 – Built Environment and Heritage
The Amendment supports the over-arching principles of Clause 15. As outlined in the Project Vision, CDZ,
CDP and supporting Urban Design Report, the former Lilydale Quarry development will deliver a high
standard of architectural and urban design, including a variety of typologies (including medium density
townhouses and apartment buildings), mixed use development and higher density apartments. The
development principles seek to celebrate the heritage of the Site, landscape character, and deliver a unique,
safe, quality and sustainable neighbourhood.
Clause 16 – Housing
The Amendment will facilitate development of an exemplar 20-minute neighbourhood. Future residents will
benefit from proximity to the services and amenities in Lilydale Activity Centre, as well as direct rail
connection to Ringwood and Box Hill activity centres. Within the Site, residents will be provided with ample
open space for recreation and education and community facilities.
Provision for 5% affordable housing as part of the development will deliver a significant boost to the supply of
affordable housing in the local area.
Clause 17 – Economic Development
The Amendment seeks to facilitate a unique, metropolitan-significant urban renewal project which will
transform the disused quarry into a significant mixed-use, residential-led development. The proposed
development and potential future train station have the capacity to lift local economic performance through
construction and ongoing increased connectivity between jobs, services and residents. The delivery of the
potential future train station supports State government infrastructure improvement and provision. The
increased population will support and reinforce the economic role of the Lilydale Major Activity Centre.
Clause 18 – Transport
The Amendment facilitates a true Transit-Oriented Development based upon a potential future train station in
the centre of the Site. The Amendment embeds the integrated transport principles sought by Clause 18 into
the planning framework for the Site.
Clause 19 – Infrastructure
The Amendment addresses infrastructure needs raised in Clause 19 through a blend of the Project Vision,
principles, framework plans and strategies. The Development seeks to provide a range of infrastructure and
services to meet the needs of its future community, to provide a unique, high-amenity neighbourhood.
The proposed planning framework accounts for development of social and physical infrastructure in a way
that is efficient, equitable, accessible and timely. Provision is made for land for a range of accessible
community resources, including education, cultural, health and community support facilities.
A Section 173 Agreement will control the development and infrastructure contributions to fund infrastructure
as part of the development.

8.7.

HOW DOES THE AMENDMENT SUPPORT OR IMPLEMENT THE LOCAL
PLANNING POLICY FRAMEWORK, AND SPECIFICALLY THE MUNICIPAL
STRATEGIC STATEMENT?

The Amendment is consistent with the Local Planning Policy Framework and supports Yarra Ranges Shire
Council’s objectives as outlined in its Municipal Strategic Statement. Particular support is given to:
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•

Clause 21.01-1 – The Upper Yarra Valley and Dandenong Ranges Regional Strategy Plan: by providing
infill development where ‘it does not prejudice the conservation of natural resources and the amenity of
those who live there’

•

Clause 21.03 – Vision: by providing major renewal in the designated Lilydale ‘Metropolitan Area’

•

Clause 21.04 – Land Use: by providing greater housing choice, diversifying housing stock, providing
affordable housing, and providing higher density residential development in established areas

•

Clause 21.05 – Settlement: by establishing a new community catchment of approximately 8,000 people
who will rely upon and reinforce Lilydale Major Activity Centre for major retail and community services

•

Clause 21.06 – Built Form: by promoting sustainable urban form: a sense of place, protection of
environments, design quality, heritage celebration and sustainable building design

•

Clause 21.08 – Subdivision: by providing a set of over-arching principles for the subdivision, lot layout,
lot sizing and functionality in order to create diversity in housing choice and an attractive, high-amenity
neighbourhood

•

Clause 21.09 – Environment: by providing a planning framework elevating sustainable building and
broader neighbourhood-level principles to ensure appropriate sustainable infrastructure and
construction, as well as protection of waterways and catchments

•

Clause 21.10 – Infrastructure: by integrating land use and transport planning and providing an
appropriate level of infrastructure to meet future demands, while maintaining environmental qualities and
being flexible in design to suit local characteristics

•

Clause 21.11 – Community Infrastructure: by setting out 10% of the Site for unencumbered open space
(active and passive recreational use) with a network of parks, cycling paths and pedestrian links. The
heritage assets of the Site will be celebrated and rejuvenated to provide a range of cultural facilities.
Provision is made for community services including maternal health, child care services and a Proposed
Government Specialist School.

Consistency of the proposed amendment with the Local Planning Policy Framework is further outlined in
Section 7 of this report.

8.8.

HOW DOES THE AMENDMENT SUPPORT OR IMPLEMENT THE MUNICIPAL
PLANNING STRATEGY?

The Yarra Ranges Planning Scheme does not include a Municipal Planning Strategy at Clause 02.

8.9.

DOES THE AMENDMENT MAKE PROPER USE OF THE VICTORIA PLANNING
PROVISIONS?

The Amendment makes proper use of the VPPs by providing appropriate strategic local policy and planning
controls for a key strategic site. The CDZ and CDP will ensure that development of the Site is undertaken
sustainably, in way that responds to the needs the future population, while stitching in sensitively to the
surrounding established neighbourhoods and supporting the growth of the Lilydale Major Activity Centre.
The introduction of the Small Lot Housing Code to the Yarra Ranges Planning Scheme utilises existing State
policy to enhance and streamline future development of detached dwellings at higher densities, where
appropriate.

8.10. HOW DOES THE AMENDMENT ADDRESS THE VIEWS OF ANY RELEVANT
AGENCY?
The Amendment has been prepared in collaboration with Council and state government departments and
agencies over the preceding years. Throughout the preparation of the proposed development and
Amendment, the following agencies have participated in stakeholder engagement sessions:
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•

Department of Environment, Land, Water and Planning (both Water and Planning division
representatives)

•

Department of Transport (VicRoads and Transport for Victoria)

•

Department of Jobs, Precincts and Regions – Earth Resources Regulation (ERR)

•

Department of Education and Training

•

Victorian Planning Authority

•

Environment Protection Authority Victoria

•

Melbourne Water

•

Yarra Valley Water

•

VicTrack

•

Level Crossing Removal Authority

•

Aboriginal Victoria

•

Heritage Victoria.

The views of the above organisations, as facilitated through the extensive workshop and meeting process
undertaken between 2018 and 2020, have informed and shaped the development of the background studies
and the Amendment.

8.11. DOES THE AMENDMENT ADDRESS RELEVANT REQUIREMENTS OF THE
TRANSPORT INTEGRATION ACT 2010?
The Transport Integration Act 2010 establishes a framework for the provision of an integrated and
sustainable transport system in Victoria. The Amendment will facilitate development that supports a
sustainable transport system, by:
•

Leveraging the existing railway line through the Site with a potential future train station to provide an
exemplar Transit-Oriented Development

•

Prioritising active transport modes including cycle infrastructure and pedestrian friendly streets

•

Development of exemplar 20-minute neighbourhoods, enabling residents to meet their daily needs in
close proximity to their homes and without having to travel long distances in private vehicles

•

Making improvements to the surrounding road network to improve the performance of private and public
transport traffic

•

Providing greater public transport accessibility to travel for work and supporting the Lilydale Major
Activity Centre by providing housing choice in close proximity to jobs.

8.12. WHAT IMPACT WILL THE NEW PLANNING PROVISIONS HAVE ON THE
ADMINISTRATIVE COSTS OF THE RESPONSIBLE AUTHORITY?
The Amendment will facilitate a major urban renewal infill development thereby necessitating greater
administrative cost on the Council. Council’s planning unit have been involved in the preparation of the
planning framework for the Site and support the renewal opportunity. Therefore, the future costs to the
Council are known and need to be balanced against the benefits the development and new community will
bring to the local economy and Council.
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9.

CONCLUSION

The former Lilydale Quarry is the largest single-ownership urban renewal site in metropolitan Melbourne. It is
ideally positioned to support the strategic objectives of Council and the Victorian Government.
A development of this scale is a long-term proposition and the future will see major changes for Melbourne
as its population continues to grow and evolve. The proposed Planning Framework is flexible to ensure it can
respond to these changes. The proposed bespoke approach employs the tools available in the Victorian
planning system to provide both certainty of vision and objectives as well as flexibility.
The proposed development of the Site supports the objectives of key State and local planning policy and is
consistent with the objectives of Plan Melbourne 2017-2050.
There is strong strategic support for the proposal and the assessment outlined in this report demonstrates
that the Amendment should be supported for the following reasons:
•

The former Lilydale Quarry is a unique urban infill opportunity, the largest single-ownership renewal site
in Melbourne. As such it requires a tailored planning approach to capitalise on this potential

•

The proposed planning framework sets the vision and objectives that provide certainty that the desired
outcomes will be achieved through future detailed plans for precincts, permit applications and eventual
development outcomes

•

The development will provide housing diversity and choice, fit for the needs and expectations of a
diverse community now and into the future. Provision has been made for 5% affordable housing

•

Development will capitalise on existing public transport infrastructure, seeking to leverage the existing
railway line through delivery of a potential future train station. Coupled with active transport
infrastructure, the proposal seeks to deliver enhanced transit-oriented development outcomes as an
exemplar 20-minute neighbourhood

•

The development will support a new community with a unique site-identity and character, with highamenity open space and services provision and neighbourhood-level activity centre. The Site’s unique
heritage characteristics will be rejuvenated and celebrated

•

Sustainability objectives and requirements are embedded in the framework to deliver an active, resilient
community with environmentally friendly design and infrastructure provision

•

The development will support and reinforce Lilydale Major Activity Centre’s economic development by
providing housing choice and a new population catchment within walking and cycling distance of the
MAC.
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DISCLAIMER
This report is dated 16 October 2020 and incorporates information and events up to that date only and excludes
any information arising, or event occurring, after that date which may affect the validity of Urbis Pty Ltd’s
(Urbis) opinion in this report. Urbis prepared this report on the instructions, and for the benefit only, of Hume
Lilydale Pty Ltd and LBJ Developments Pty Ltd (Instructing Party) for the purpose of Planning Scheme
Amendment (Purpose) and not for any other purpose or use. To the extent permitted by applicable law, Urbis
expressly disclaims all liability, whether direct or indirect, to the Instructing Party which relies or purports to
rely on this report for any purpose other than the Purpose, and to any other person which relies or purports to
rely on this report for any purpose whatsoever (including the Purpose).
In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future
events, the likelihood and effects of which are not capable of precise assessment.
All surveys, forecasts, projections and recommendations contained in or associated with this report are made
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on
the actions of others over which Urbis has no control.
In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis
may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such translations
and disclaims any liability for any statement or opinion made in this report being inaccurate or incomplete
arising from such translations.
Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its
officers and personnel) is not liable for any errors or omissions, including in information provided by the
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not
made by Urbis recklessly or in bad faith.
This report has been prepared with due care and diligence by Urbis and the statements and opinions given by
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading,
subject to the limitations above.
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