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1. INTRODUCTION 
This report has been prepared by Urbis on behalf of Stockland Pty Ltd in support of an application made 
under Section 96A of the Planning and Environment Act 1987. 

The Victorian Planning Authority is preparing a Planning Scheme Amendment to incorporate the Minta Farm 
Precinct Structure Plan (PSP) into the Casey Planning Scheme. The PSP will apply to 286 hectares of land, 
that currently comprises ‘Minta Farm’.  This is generally bound by Soldiers Road, Grices Road, Cardinia 
Creek and the Princes Freeway.  

The application represents the initial stage of an integrated development, comprising some 12 hectares, 
located at the south-west corner of the overall site. The proposed subdivision provides the first component of 
a broader master planned community, which has been holistically designed to support a residential 
community, as well as a strong employment focus to the north.  

The report provides a broad framework for the development of the land envisaged by the PSP. It allows for a 
considered response to the future development of the remaining land within the Minta Farm Precinct 
Structure Plan area, and achieves the key objectives and sustainable development outcomes envisaged in 
the emerging PSP.  

The report, together with its appendices, considers the proposed subdivision against the relevant Clauses of 
the State and Local Planning Policy Framework and provides a response to the requirements of Clause 56 – 
Residential Subdivision.  The report addresses the ‘Design Response’ information as required by the 
emerging PSP. 

The Appendices accompanying this planning report are listed within the front cover of this report.  

1.1. PERMIT REQUIREMENT 
From a statutory planning perspective, this submission seeks approval for: 

 Subdivision of the land. 

 Creation of restrictions. 

1.2. STOCKLAND PROJECT VISION 
Stockland is a diverse national property group with interests in retail, commercial, industrial and residential 
development throughout Australia.   

Stockland has substantial land parcels within the Casey Corridor, including Eve, Sierra and Arbourlea within 
Cranbourne North, Edgebrook within Clyde and Selandra Rise within Clyde North. These land parcels are of 
a sufficient size to demonstrate Stockland’s commitment to integrated and comprehensive community 
planning, sustainable development and urban design in Melbourne’s south-east corridor. 
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2. BACKGROUND 
2.1. BACKGROUND DISCUSSIONS 
Stockland have been involved with preliminary discussions with the Victorian Planning Authority in relation to 
preparation of the amendment. The subdivision proposed has sought to respond to comments from the VPA 
that have arisen during the preparation of the Amendment. Further, the subdivision as proposed, will not 
prejudice the overall development of the Minta Farm PSP area.  

2.2. GROWTH CORRIDOR PLAN 
The Growth Corridor Plans provide a framework to guide the planning of new communities in each of 
Melbourne’s four growth corridors. The GCPs are a tool to guide and inform future decisions regarding urban 
development and infrastructure that may be required to service these new communities over the long term.  
They should not be interpreted as a delivery mechanism or program committing the Government to specific 
infrastructure or development projects or specific levels of service provision. 

Of reference to the subject site, the following is noted:  

 The land use is nominated as ‘business with residential’.  

 Grices Road to the south, and Soldiers Road to the west are nominated as forming part of the Principal 
Public Transport Network (PPTN).  

It is of note that the Growth Corridor Plan provides a high-level development outcome, and is subject to 
change depending on detailed area investigations.  

The emerging Minta Farm Precinct Structure Plan will be generally in accordance with the Growth Corridor 
Plan.  

Figure 1 – South-East Growth Corridor Plan 

 

Minta Farm PSP Area 
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3. THE SITE’S CONTEXT  
3.1. REGIONAL CONTEXT 
The South-East Growth Corridor is one of the four nominated growth corridors. It is located approximately 45 
kilometres to the south-east of Melbourne.  

The growth area has the following attributes: 

 The region is heavily reliant on the established urban areas for jobs and services.  

 The area has good access via road and rail, through the Monash Freeway, Princes Highway and South 
Gippsland Highway, together with the Cranbourne and Pakenham rail lines.  

 Principal activity centres are provided at Cranbourne and Fountain Gate, with major activity centres at 
Pakenham, Officer, Berwick and Casey Central.  

 The area will eventually accommodate a population of 230,000 or more people, and has the capacity to 
provide at least 86,000 jobs.  

 The region comprises areas of important biodiversity, drainage, flood mitigation, landscape and cultural 
heritage values.  

 Residents and visitors will be able to access the open space via a comprehensive trail network that will 
extend throughout this Growth corridor.  

3.2. MINTA FARM PSP AREA 
The Minta Farm PSP area is located to the north of the Clyde North PSP area, and to the west of the Officer 
South Employment PSP area. Established residential areas are located to the west of the PSP area.  

The Minta Farm PSP area is presently used for farming, predominantly cropping. A number of dwellings and 
outbuildings typical of a farm exist centrally on the site. The PSP area comprises 286 hectares, and is bound 
by Princes Freeway to the north, Cardinia Creek to the east, Grices Road to the south, and Soldiers Road to 
the west.  

The PSP is expected to ultimately deliver around 3,000 dwellings, with an employment precinct in the north, 
expected to create around 10,000 jobs.  

3.3. STOCKLAND’S LANDHOLDING 
Stockland owns the southern portion of the overall Minta Farm, which equates to 116 hectares. This land is 
bound by Soldiers Road to the south-west, Grices Road to the south, Cardinia Creek to the east, and land 
within the wider Minta Farm PSP area to the north.  

Stockland’s landholding features undulating topography, and contains a number of planted windrows. 
Dwellings, sheds and dams are located on the site, consistent with the present cropping use of the site. The 
site is bisected by the future Bells Road Arterial.   

3.4. APPLICATION AREA 
The application area is approximately 12 hectares, and is located within the south-west portion of the site, 
with direct abuttal to Soldiers Road. The application area is cleared of vegetation, and is currently used for 
cropping.  
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Picture 1 – Aerial photo of Stockland’s landholding, and application area.  
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4. THE PROPOSAL 
It is proposed to subdivide the subject land for the purposes of a residential development. The key 
components of the proposed development are outlined in the table below. 

Table 1 – Proposal Details 

Project Element Details 

Image, Character, Heritage 

and Housing 

231 lots of varying sizes are proposed. An average lot size of 385m2 is 

provided. It is proposed that appropriate restrictions will be placed on the 

proposed to ensure the delivery of housing across the proposed 

subdivision that contributes to the overall vision for Minta Farm. 

Dwelling density is provided at approximately 19 dwellings per net 

developable hectare.  

Town Centres and 

Employment  

No town centres are provided as part of this application. However, this 

application will not prejudice the ability for employment land to be provided 

within the wider PSP area.  

Open Space, Community 

Facilities and Education  

No open space or community facilities are provided within this application 

area, in accordance with the PSP. Notwithstanding, this application will not 

prejudice the future development of community facilities in later 

applications.  

Biodiversity, Threatened 

Species and Bushfire 

Management  

The application area has no interface with, and is not in proximity to, 

sensitive conservation areas. Bushfire risk will be managed through the 

construction phase, in accordance with the required site management plan. 

Transport and Movement Access to the site is proposed via a Connector Street / Boulevard from 

Soldiers Road. Within the site, the internal road network has been 

designed with standard Access Streets with 16 metre cross sections linking 

to the Connector Street network. 

Integrated Water 

Management and Utilities  

Appropriate servicing infrastructure including drainage outfalls will be 

provided to support the subdivision proposed.  

Precinct Infrastructure Plan 

and Staging 

All services are available to be extended to the site, in a logical manner 

with limited external upgrades in the short term. Services, including water 

and recycled water, telecommunications / NBN, gas, electricity and 

sewerage reticulation will all be provided to the site and to individual 

allotments in line with land development practice. 
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5. THE PLANNING CONTEXT 
Below is a summary of the applicable planning context. Refer to Appendix G for further detail.  

5.1.1. State Planning Policy Framework 
The relevant clauses of the State Planning Policy Framework are: 

 Clause 11 – Settlement 

 Clause 12 – Environmental and Landscape 
Values 

 Clause 13 –Environmental Risks 

 Clause 15 – Built Environment and Heritage 

 Clause 16 – Housing 

 Clause 18 – Transport 

 Clause 19 – Infrastructure 

5.1.2. Local Planning Policy Framework 
The relevant clauses of the Local Planning Policy Framework are: 

 Clause 21.03 – Settlement and Housing 

 Clause 21.04 – Environment  

 Clause 21.06 – Transport  

 Clause 21.07 – Built Environment  

 Clause 21.10 – Berwick Southern Area 

 Clause 22.05 – Stormwater Policy

5.2. EXISTING PLANNING CONTROLS 
5.2.1. Zoning 
Presently, the site is within the Urban Growth Zone, pursuant to the Casey Planning Scheme.  As Part A of 
the UGZ currently applies to the land, residential subdivision of the land cannot occur.  

5.2.2. Overlays 
No overlays affect the application area.  

5.3. PROPOSED PLANNING CONTROLS 
5.3.1. Zoning – Urban Growth Zone, Schedule 14 
Upon gazettal, Part B of the Urban Growth Zone will be enacted. This will give effect to Schedule 14 of the 
Urban Growth Zone to implement the Minta Farm PSP. The area subject to this application will have an 
applied zone of Residential Growth Zone (RGZ).  

Pursuant to Clause 32.07-3, a planning permit is required to subdivide land. A permit granted must: 

 Be generally in accordance with the precinct structure plan applying to the land. 

 Include any conditions or requirements specified in the schedule to this zone or the precinct structure 
plan. 

The Draft Future Urban Structure as provided within the PSP is shown at Figure 1 below.  

5.3.2. Overlays – Infrastructure Contributions Plan  
A separate Planning Scheme Amendment is likely to subject the site to an Infrastructure Contributions Plan 
(ICP) Overlay. An ICP is the statutory document through which an infrastructure levy may be imposed. The 
standard residential levies have been set at $339,000 per net developable hectare for the South-East region. 
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Picture 2 – Zoning Plan 
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5.4. PARTICULAR PROVISIONS 
5.4.1. Clause 52.01 – Open Space 
Upon gazettal, the schedule to Clause 52.01 will specify a contribution for public open space.  

5.4.2. Clause 52.02 – Easements, Restrictions and Reserves 
This clause enables the creation of a restriction to enable a use or development that complies with the 
planning scheme after the interests of affected people are considered. 

5.4.3. Clause 56 – Residential Subdivision  
Clause 56 aims to achieve residential subdivision outcomes that appropriately respond to the site and its 
context. An assessment against the objectives and standards provided in this clause is included with this 
permit application at Appendix M 

5.5. GENERAL PROVISIONS 
5.5.1. Clause 65 – Decision Guidelines 
Clause 65 outlines the decision guidelines that Council must consider before decision on an application in 
order to ensure the proposal will produce an acceptable outcome. An assessment against these guidelines is 
included with this permit application at Section 7.5 of this report. 

5.5.2. Clause 66 – Referral and Notice Provisions 
Clause 66 outlines the referral requirements for an application of this nature.  

5.6. PERMIT TRIGGERS 
Below is a summary of the permit triggers relevant to this application: 

 A permit is required to subdivide land zoned UGZ where a PSP applies to the land, pursuant to Clause 
37.07-10 of the Urban Growth Zone.  

 A permit is required to create, vary or remove an easement or restriction, pursuant to Clause 52.02 of 
the Casey Planning Scheme.  
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6. MINTA FARM PRECINCT STRUCTURE PLAN  
6.1. OVERVIEW 
The vision for Minta Farm as outlined within the emerging PSP is: 

The Minta Farm precinct will be home to a vibrant and integrated residential and employment 
community.  The precinct’s character will be established through incorporation of the existing and unique 
natural and built features. Most notably will be the creation of a high amenity and integrate park network 
designed with the landscape and the remarkable constructed and natural waterway network along 
Cardinia Creek that is rich in biodiversity. The urban structure of the residential areas and regionally 
significant employment precinct will be centred on the town centre, will draw upon the natural topography 
and be connected by convenient transport links and a cohesive network of public spaces.  

The Minta Farm PSP establishes objective and planning and design guidelines for the following elements, to 
guide the future development of the precinct.  

 Image, character, heritage and housing.  

 Town centres and employment. 

 Open space and community facilities.  

 Biodiversity, threatened species and bushfire management.  

 Integrated water management and utilities. 

 Precinct infrastructure plan and staging.  

6.2. FUTURE URBAN STRUCTURE 
The Future Urban Structure (FUS) is shown at Figure 2 below. As can be seen, the FUS provides for a mix 
of uses, including predominantly residential, with an employment precinct in the north. The employment land 
is expected to include an innovation, technology precinct; a commercial / office precinct; and a small local 
enterprise precinct.  

A local town centre is also proposed, together with community facilities. A future government primary school 
is also proposed for the northern portion of the site, outside of Stockland’s landholding.    

A range of open spaces are provided for within the precinct, including active, passive and conservation areas 
located along the existing Cardinia Creek corridor.  

A proposed arterial road is shown running north-south through the precinct, linking Bells Road in the south to 
the Beaconsfield Interchange in the north. The precinct is supported by a connector street network, providing 
road links through the site.  

6.3. APPLIED ZONE PROVISIONS 
It is expected that land earmarked for residential development (and land within this application area) will 
predominantly have an applied zone of Residential Growth Zone – Schedule 1 (RGZ1), which is outlined at 
Clause 32.07 of the Casey Planning Scheme. Residential land within the vicinity of Cardinia Creek will have 
an applied zone of General Residential.  
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Figure 2 – Draft Minta Farm Future Urban Structure 
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7. PLANNING CONSIDERATIONS 
This report assesses the proposed subdivision against the relevant planning policy and development 
requirements established in the emerging Minta Farm PSP, and to determine whether the proposed layout is 
appropriate for the site’s context.  

Clause 37.07-10 of the Urban Growth Zone confirms that permit applications for subdivisions are required to 
be generally in accordance with the PSP applying to the land. The PSP is prepared cognisant of the wider 
State, Municipal, and Local Planning Polices. It is considered that the driving planning consideration in this 
instance is the consistency with the emerging PSP. This section therefore considers general compliance with 
the PSP. Compliance with the relevant particular provision clauses is also provided. 

7.1. CONSISTENCY WITH PSP 
The PSP establishes requirements and guidelines for the following:  

 Image, character, heritage and housing  

 Town centres and employment 

 Open space and community facilities  

 Biodiversity, threatened species and bushfire management  

 Transport and movement 

 Integrated water management and utilities 

 Precinct infrastructure plan and staging  

As outlined below, the subdivision as proposed within this application, meets the objectives of the emerging 
PSP, as well as the requirements and guidelines as outlined.  

7.1.1. Image, Character, Heritage & Housing 
The subdivision responds to the image and character requirements and guidelines set in emerging PSP by 
providing: 

 A diversity of streetscape treatments, designed to enhance the local character and amenity of the 
community. This strategy includes the establishment of a landscape of connecting canopies along 
streets and open spaces.  

 The subject site will provide a total of approximately 231 lots with a range of sizes, which will assist in the 
delivery of a mix of housing types. The subdivision plan enclosed demonstrates the proposed lot mix. As 
can be seen, a range of lot sizes are provided, which will encourage a diversity of housing type to be 
constructed.   

 Whilst this application seeks approval for 231 lots, the layout has been designed to ensure that future 
connections to the wider residential area can be made. Lots have been designed to front public open 
space, local access streets or connector roads as appropriate.  

 A mix of housing styles and designs will be encouraged to ensure a visually interesting neighbourhood. 
In addition, the treatment of internal and external interfaces will be carefully considered to ensure that 
the development has a positive impact on the public realm.  

 An overall dwelling density of approximately 19.2 dwellings per net developable hectare has been 
achieved, which meets the objectives of the emerging PSP. The emerging PSP encourages a dwelling 
density of 19.6 dwellings per net developable hectare over the overall precinct. It is expected that greater 
dwelling density will be provided in the north of the precinct, where proximity to community facilities, 
active open space and the local town centre is provided. 

 The dwelling density proposed for this application area does not prejudice the ability for future 
development to provide the required 19.6 dw/NDA within the overall precinct.  
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 Design guidelines will be imposed through a restriction on future plans of subdivision.  We ask that these 
be required as a condition of permit. 

7.1.2. Town Centres and Employment 
The PSP envisages the northern portion of Minta Farm to be used for employment purposes, with a local 
town centre also located in the north. No land within the application is designated for town centre or 
employment purposes. As such, this application will not prejudice development of the wider PSP area as 
envisaged in the future urban structure.   

7.1.3. Open Space and Community Facilities 
The PSP outlines the required open spaces required to support the intended development. Passive open 
space will ultimately be provided in accordance with the PSP. As no passive open space is shown to be 
located within the application area, there are no open space reserves proposed as part of this application. 
Equalisation of the provision of passive open space will be finalised as the development progresses.  

The PSP proposes that a community hub is located within the northern portion of the PSP area, outside the 
application area and outside of Stockland’s landholding. The hub will contain active open space, primary 
school, and community facilities. Whilst not proposed as part of this application, the layout proposed will not 
prejudice development of the community hub.  

7.1.4. Biodiversity, threatened species and bushfire management 
The subdivision of the application area will not impact on the long-term conservation of significant flora and 
fauna species throughout the precinct. The application area is well setback from the sensitive Cardinia Creek 
interface area.  

The staging of the subdivision will ensure that appropriate bushfire protection measures are considered 
during the construction phase of the development.  

7.1.5. Transport and movement 
One Mile Grid have assessed the proposed residential subdivision. Access to the application area is 
proposed from Soldiers Road, creating a cross-intersection with the existing Hazelnut Boulevard to the 
south-west. Within the site, the internal road network has been designed with standard Access Streets with 
16 metre cross-sections.  

The transport and movement objectives set out in the emerging PSP are met by the proposed layout of the 
site. The connector road network proposed as part of this application is consistent with that proposed in the 
PSP in that it provides a north-south and east-west connection through the site. 

The road network provides footpaths on both sides of all roads, with the exception of adjacent to passive 
open space reserves, where footpaths will be provided within the reserve. A pedestrian link is provided at the 
western end of the application area, providing a link to Soldiers Road.  

It is proposed to construct a roundabout at the future cross-intersection of Hazelnut Boulevard and Soldiers 
Road. This is sufficient capacity within the roundabout to accommodate the traffic generated by the proposed 
development.  

In summary, the proposed internal road network and connection to Soldiers Road are expected to be 
suitable to accommodate the expected traffic generation as a result of the proposed development.  

Refer to Transport Impact Assessment at Appendix H.  

7.1.6. Integrated water management and utilities 
7.1.6.1. Stormwater 
A Stormwater Management Plan has been prepared by Water Technology for wider Stockland landholding. 
As a result of discussions with Melbourne Water and the VPA, a concept masterplan and preliminary 
drainage strategy has been developed. The drainage strategy takes into consideration the existing flow of 
stormwater across the land and the viability of the existing lake system in the future development of the land.  

In summary, the stormwater drainage strategy included the following key features.  
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 Three key sediment basins located strategically to fully utilise the capacity of the surrounding road 
system and minimise the number of basins. These are not located within the application area.  

 A constructed waterway (Baillieu Creek) which conveys stormwater flows from the Baillieu Creek 
Sediment Basin to the North Lake.  

 Modified lakes to drop normal water levels to allow the diversion of flows from the north west of the 
subject land.  

Please refer to the Stormwater Management Strategy in Appendix J. 

7.1.6.2. Utilities  
Servicing advice has previously been provided by Charlton Degg (dated June 2017).  This confirms that the 
subdivision can be readily connected to reticulated water, sewer and recycled water, electricity, 
telecommunication and gas services.  The extent of work required to deliver these services to the site will 
depend on the progress of surrounding developments in vicinity of the site. 

Specific commentary on servicing is provided in Appendix J. 

7.1.7. Precinct infrastructure plan and staging  
The subdivision staging been designed to ensure that it encourages the realisation of a cohesive and 
integrated neighbourhood that can be coordinated with the early delivery of key infrastructure within the 
wider estate, including: 

 Required pedestrian links and tree reserves.  

 Timely delivery of key local roads, including pedestrian connections and shared paths where required.    

 Access to Soldiers Road, with the subject site accommodating the required intersection flaring.  

A draft Precinct Infrastructure Plan is provided at Appendix F. 

7.2. CULTURAL HERITAGE MANAGEMENT 
A Cultural Heritage Management Plan is being prepared by Tardis in relation to the proposed subdivision, as 
part of the activity area is an area of cultural heritage sensitivity, and the activity is deemed as high impact.  
This will be provided under separate cover.  
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Figure 3 – VAHR Places in relation to Future Urban Structure 
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7.3. SITE ASSESSMENT 
The application is supported by a Detailed Site Assessment, prepared by DRC Environmental Pty Ltd, which 
assesses the soils of the site for the purposes of an environmental site assessment, and groundwater for the 
purposes of a hydrogeological assessment. The assessment concludes that site:  

 Has not been subjected to a history of industrial or commercial activities that may results in a potential to 
contaminate land; 

 Soils have been chemically tested to be compatible with low density residential land use; 

 Is not filled with soils that are of an unsuitable aesthetic quality for urban low to medium density 
residential land use as demonstrated by the excavation and investigation processes recently completed 
for the site; 

 No beneficial uses are precluded due to soil conditions and concentrations will not affect the sites 
proposed residential use. 

 Groundwater assessment has established: 

 The beneficial use maintenance of ecosystems is not precluded at this site on the basis that metals 
concentrations identified are indicative of regional background or naturally occurring levels; 

 Stock water use is precluded due to naturally elevated TDS; 

 Primary Contact Recreation is precluded due to naturally elevated TDS and measured pH; and 

 Groundwater analytical results are not indicative of pollution or contamination. 

 Given the location of these site these beneficial uses of the groundwater are unlikely to be realised and 
will not preclude the site for the proposed residential use; and 

 Soil analytical data collected at the site does not indicate any contamination that may pose an 
unacceptable health risk to low density residential land use. 

Refer to Appendix L for the report prepared by DRC Environmental.  

7.4. CONSISTENCY WITH PARTICULAR PROVISIONS 
7.4.1. Clause 52.01 – Public Open Space Contribution and Subdivision 
This clause requires that a person who proposes to subdivide land must make a contribution to the Council 
for public open space for the amount specified in the schedule to this clause. This will be addressed though 
the PSP process though the provision of on-site open space.  

7.4.2. Clause 56 – Residential Subdivision 
A residential subdivision should meet all the objectives and standards of this clause. A full assessment 
against the objectives and standards are included in Appendix M. 
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7.5. CLAUSE 65 – DECISION GUIDELINES 
The table below considers the proposed subdivision against the relevant decision guidelines contained within 
Clause 65: 

Table 2 – Assessment against Clause 65 

Clause 65 Decision Guideline Response  

The suitability of the land for subdivision The land has been identified for development as part 

of the precinct structure planning process. 

The existing use and possible future development 

of the land and nearby land 

The wider corridor has been identified for a new 

residential based community together with supporting 

infrastructure as defined in the PSP. 

The availability of subdivided land in the locality, 

and the need for the creation of further lots 

The land has been identified as being required in 

order to meet Melbourne’s projected population 

growth.  

The effect of development on the use or 

development of other land which has a common 

means of drainage 

Supporting reports indicate that the development of 

the land does not impact on the wider drainage 

strategy for the corridor 

The subdivision pattern having regard to the 

physical characteristics of the land including 

existing vegetation 

The subdivision pattern is appropriate for the site. No 

native vegetation is removed as part of the 

subdivision.  

The density of the proposed development The proposed density is appropriate and the estate 

will ultimately exceed the minimum requirements of 

the PSP. Densities will increase in key locations 

where higher densities are encouraged in the PSP.  

The area and dimensions of each lot in the 

subdivision 

The lots are provided with a range of depths and 

widths, to provide for diversity in lots available for 

development. 

The layout of roads having regard to their function 

and relationship to existing roads 

The road hierarchy accords with the PSP.   

The movement of pedestrians and vehicles 

throughout the subdivision and the ease of access 

to all lots 

Pedestrian and off-road movements are facilitated 

through a shared path network and will be provided in 

accordance with the PSP. 

The provision and location of reserves for public 

open space and other community facilities 

Open space is delivered early and is in key areas to 

ensure maximum accessibility to the wider area. Open 

space provision accords with the PSP. 

The staging of the subdivision The subdivision is staged to enable it to be serviced 

and delivered in an efficient manner.  

The design and siting of buildings having regard to 

safety and the risk of spread of fire 

The subdivision has regard to this.  

The provision of off-street parking Off-street parking is provided as required by the PSP. 
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Clause 65 Decision Guideline Response  

The provision and location of common property Not Applicable. 

The functions of any body-corporate Not Applicable. 

The availability and provision of utility services, 

including water, sewerage, drainage, electricity and 

gas 

The site can be fully serviced as evidenced by the 

supporting reports. 

If the land is not sewered and no provision has 

been made for the land to be sewered, the capacity 

of the land to treat and retain all sewage and 

sullage within the boundaries of each lot 

Not Applicable.  

Whether, in relation to subdivision plans, native 

vegetation can be protected through subdivision 

and siting of open space areas 

No native or significant vegetation exists within the 

application area.   
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8. CONCLUSION 
This submission has been prepared in support of a planning permit application for the multi-lot subdivision of 
the land. Generally, the proposed subdivision comprises a residential staged multi-lot subdivision of some 
231 residential lots. 

Pursuant to the UGZ, it is a requirement that, where applicable, a permit application is generally in 
accordance with a PSP applying to the land. In the case of the subject land, the Minta Farm PSP applies.  

The preceding report, when considered in conjunction with the proceeding appendices, provides a full 
assessment against the requirements of Clause 56 and the relevant provisions of the Casey Planning 
Scheme and clearly demonstrates that the proposal is supportive of and is generally in accordance with the 
Minta Farm PSP on the basis that it:  

 Provides a road layout generally following the layout proposed in the PSP;  

 Provides a density of development that responds to the PSP requirements achieving the PSP’s dwelling 
density goal;  

 Does not preclude the development of the wider precinct for employment uses, active open space or a 
town centre, located in the north of the precinct.  

To conclude, the proposed subdivision layout has been prepared cognisant of the relevant planning 
framework and has been designed to respond positively to the objectives of the PSP and the site-specific 
constraints and opportunities.  On this basis, we submit that the proposal is worthy of Council’s support. 
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DISCLAIMER 
This report is dated 2 June 2017 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 
Stockland (Instructing Party) for the purpose of a planning permit application (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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APPENDIX A ‘APPLICATION FOR PLANNING PERMIT’ 
FORM 
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APPENDIX B CERTIFICATE OF TITLE 



 

URBIS 
MA10914-REP-005 171004 

 
APPENDICES

 

APPENDIX C SITE CONTEXT PLAN 
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APPENDIX D LAND USE PLAN 
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APPENDIX E LOT MIX PLAN 
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APPENDIX F PUBLIC INFRASTRUCTURE PLAN 
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APPENDIX G PLANNING CONTROLS AND POLICIES 
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 STATE PLANNING POLICY FRAMEWORK  

The relevant clauses of the State Planning Policy Framework are: 

 Clause 11 – Settlement 

Planning is to anticipate and respond to the needs of existing and future communities through provision of 
zoned and serviced land for housing, employment, recreation and open space, commercial and community 
facilities and infrastructure. 

Planning for urban growth should consider: 

 Opportunities for the consolidation, redevelopment and intensification of existing urban areas. 

 Neighbourhood character and landscape considerations. 

 The limits of land capability and natural hazards and environmental quality. 

 Service limitations and the costs of providing infrastructure. 

 Clause 12 – Environmental and Landscape Values 

Planning should protect sites and features of nature conservation, biodiversity, geological or landscape 
value. Planning should ensure that permitted clearing of native vegetation results in no net loss in the 
contribution made by native vegetation to Victoria’s biodiversity. 

 Clause 15 – Built Environment and Heritage 

Planning should ensure all new land use and development appropriately responds to its landscape, valued 
built form and cultural context, and protect places and sites with significant heritage, architectural, aesthetic, 
scientific and cultural value. 

Land use and development planning must support the development and maintenance of communities with 
adequate and safe physical and social environments for their residents, through the appropriate location of 
uses and development and quality of urban design. 

 Clause 16 – Housing 

Planning should provide for housing diversity, and ensure the efficient provision of supporting infrastructure. 
New housing should have access to services and be planned for long term sustainability, including 
walkability to activity centres, public transport, schools and open space. 

 Clause 18 – Transport 

Planning should ensure an integrated and sustainable transport system that provides access to social and 
economic opportunities, facilitates economic prosperity, contributes to environmental sustainability, 
coordinates reliable movements of people and goods, and is safe. 

 Clause 19 – Infrastructure 

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 authorities are to consider the use of development 
contributions (levies) in the funding of infrastructure. 

 

 LOCAL PLANNING POLICY FRAMEWORK 

The relevant clauses of the Local Planning Policy Framework are: 

 Clause 21.03 – Settlement and Housing 

Objectives and strategies in relation to Settlement and Housing include: 

 To provide a framework for urban growth and development that will support and strengthen the 
diverse communities in Casey. 
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 Ensure all new development makes an appropriate contribution to upgrading local physical and 
community infrastructure. 

 Provide a safe and convenient open space system that offers a variety of opportunities and caters 
for a wide range of community needs. 

 To provide quality housing to accommodate significant population increases and to suit a range of 
household types and lifecycle needs. 

 Encourage and facilitate housing and lifestyle choice within Casey by providing a wide range of lot 
sizes to cater for different household types, also recognising life cycle stages of households. 

 Clause 21.06 – Transport  

Objectives and strategies in relation to Transport include: 

 Ensure that permeable neighbourhood design is incorporated into the planning of new residential 
areas to facilitate pedestrian and public transport movement and to improve urban amenity. 

 Develop capacity of key arterial roads in growing suburbs and identify and secure reservations for 
future transport corridors aligned with land use plans.  Maintain the safe and efficient operation of 
arterial roads by ensuring that access to these roads is planned in accordance with VicRoads 
Access Management Policies. 

 Clause 21.07 – Built Environment  

Objectives and strategies in relation to Built Environment include: 

 To create both an image that reflects Casey as a whole and images that reflect Casey’s diverse 
range of communities and places.  

 Encourage and deliver trees as the dominant suburban streetscape element.  

 Manage design and built form outcomes having regard to the strong suburban sense of place, which 
recognises green space and landscaped setbacks. 

 Clause 21.10 – Berwick Southern Area 

Objectives and strategies in relation to Berwick Southern Area include: 

 To create quality and diverse housing opportunities. 

 To create a community focus for Berwick’s southern area. 

 To create a new key employment precinct that creates a job-rich urban environment. 

 Develop ‘Minta Farm’ as an integrated and diverse employment precinct for the Berwick region, 
incorporating office, research, manufacturing, learning, and living components. 

 ZONING  
Urban Growth Zone 

Presently, the site is within the Urban Growth Zone, pursuant to the Casey Planning Scheme.  The purpose 
of this zone is to: 

 To manage the transition of non-urban land into urban land in accordance with a precinct structure plan. 

 To provide for a range of uses and the development of land in accordance with a precinct structure plan. 

 To contain urban use and development to areas identified for urban development in a precinct structure 
plan. 

 To provide for the continued non-urban use of the land until urban development in accordance with a 
precinct structure plan occurs. 
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 To ensure that, before a precinct structure plan is applied, the use and development of land does not 
prejudice the future urban use and development of the land.  

As Part A of the UGZ currently applies to the land, residential subdivision of the land cannot occur.  

Upon gazettal of the Amendment, Part B of the Urban Growth Zone will apply. Pursuant to Clause 37.07-10 
of the UGZ, a permit is required to subdivide land. A permit granted must be generally in accordance with the 
PSP applying to the land.  

Residential Growth Zone 

Upon gazettal, the applied zone of the land will be Residential Growth Zone (RGZ). The purpose of the zone 
is:  

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

 To provide housing at increased densities in buildings up to and including four storey buildings.  

 To encourage a diversity of housing types in locations offering good access to services and transport 
including activity centres and town centres.  

 To encourage a scale of development that provides a transition between areas of more intensive use 
and development and other residential areas.  

 To ensure residential development achieves design objectives specified in a schedule to this zone.  

 To allow educational, recreational, religious, community and a limited range of other non-residential uses 
to serve local community needs in appropriate locations. 

 OVERLAYS 
Land Subject to Inundation Overlay 

Part of the site is affected by a Land Subject to Inundation Overlay (LSIO). The purpose of this overlay is:  

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

 To identify land in a flood storage or flood fringe area affected by the 1 in 100-year flood or any other 
area determined by the floodplain management authority.  

 To ensure that development maintains the free passage and temporary storage of floodwaters, 
minimises flood damage, is compatible with the flood hazard and local drainage conditions and will not 
cause any significant rise in flood level or flow velocity.  

 To reflect any declaration under Division 4 of Part 10 of the Water Act, 1989 where a declaration has 
been made.  

 To protect water quality in accordance with the provisions of relevant State Environment Protection 
Policies, particularly in accordance with Clauses 33 and 35 of the State Environment Protection Policy 
(Waters of Victoria).  

 To ensure that development maintains or improves river and wetland health, waterway protection and 
flood plain health. 

A permit is required to construct a building or construct or carry out works.  

Development Contributions Plan Overlay 

The site may be subject to a separate amendment to apply the Infrastructure Contributions Plan Overlay 
(ICPO).  The purpose of this overlay is:  

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



 

APPENDICES  

 URBIS
MA10914-REP-005 171004

 

 To identify the area where an infrastructure contributions plan applies for the purpose of levying 
contributions for the provision of infrastructure.  

 To identify the infrastructure levy payable for the development of land.  

A permit granted must: 

 Be consistent with the provisions of the relevant infrastructure contributions plan.  

 Include any conditions required to give effect to any levies set out in the relevant schedule to this overlay 

 PARTICULAR PROVISIONS 

Clause 52.01 – Public Open Space Contribution and Subdivision 

A person who proposes to subdivide land must make a contribution to the council for public open space in an 
amount specified in the schedule to this clause. The Amendment to introduce the Minta Farm PSP will also 
amend Clause 52.01 to specify an amount of passive open space to be provided.   

Clause 52.02 – Easements, Restrictions and Reserves  

The purpose of Clause 52.02 is to enable to removal and variation of an easement of restrictions to enable a 
use or development that complies with the planning scheme, after the interests of affected people are 
considered. Clause 52.02 confirms that a permit is required to create a restriction.  

Clause 56 – Residential Subdivision 

The purpose of Clause 56 is to ensure that residential subdivision achieves outcomes that appropriately 
respond to the site and its context. An application must meet the objectives, and the standards should be 
met. However, if the responsible authority is satisfied that an application for an alternative design solution 
meets the objective, the alternative design solution may be considered. An assessment against these 
guidelines is included within this permit application at Appendix M.  

 GENERAL PROVISIONS 

Clause 65 – Decision Guidelines  

Clause 65 confirms that just because a permit can be granted, it does not imply that a permit should or will 
be granted. The response authority must decide whether the proposal will produce acceptable outcomes in 
terms of the decision guidelines of this clause. An assessment against these guidelines is included with this 
permit application at Section 0 of this report. 

Clause 66 – Referral and Notice Provisions  

This clause outlines the referral requirements for an application of this nature. The responsible authority will 
refer the application as required.  
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APPENDIX H TRANSPORT IMPACT ASSESSMENT  
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APPENDIX I   
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APPENDIX J SERVICING ADVICE  &  STORMWATER 
MANAGEMENT PLAN 



 

APPENDICES  

 URBIS
MA10914-REP-005 171004

 

APPENDIX K CULTURAL HERITAGE MANAGEMENT 
PLAN 

 

 

TO BE PROVIDED UNDER SEPARATE COVER 
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APPENDIX L SITE ASSESSMENT 
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APPENDIX M CLAUSE 56 ASSESSMENT 
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APPENDIX N DRAFT PERMIT CONDITIONS 
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