
 

 

 

 

 ABN 80 518 867 063 

 

 

14 October 2019 

 

 

Tony Marks  

Strategic Planning Manager 

Victoria Planning Authority  

Level 25, 35 Collins Street 

MELBOURNE  VIC  3000 

 

 

Via email: tony.marks@vpa.vic.gov.au 

 

 

Dear Tony, 

 

BEVERDIGE NORTH WEST PRECINCT STRUCTURE PLAN – SUBMISSION ON BEHALF OF 

GILBO FAMILY (PROPERTY 6) 

 

Niche Planning Studio represent the Gilbo family and their property located at 55 Northern 

Highway (Property 6 of the PSP).  

 

On behalf of the Gilbo Family and Balance Property Partners, we thank the VPA and 

Mitchell Shire Council for the opportunity to provide this submission to the Beverdige North 

West PSP (BNWPSP).   

 

This submission follows our pre-exhibition meetings with the VPA and Mitchell Shire Council, 

specifically matters relating to defining the Spring Hill reserve boundary and interface and 

configuration of land uses internal to the site.  These meetings were held on 23 May, 6 June 

and 1 July 2019.   

 

This submission makes reference to plans tabled during our discussion with the VPA and 

Council which should be read in conjunction with this submission.   

 

1. PSP Format 

 

From a planning implementation perspective, we commend the VPA in preparation of a 

new “format” PSP.  Following our detailed review of the PSP as part of the exhibition process, 

we support the emphasis on streamlining planning and development guidance with a view 

to encourage flexibility at the permit stage.    

 

We believe this approach establishes a positive basis for future developers/landowners to 

collaborate and discuss preferred planning, urban design and development outcomes 

early in the planning permit process.   Provided that key intentions discussed with the VPA 

and Council are continued post-PSP, such as flexibility in connector road alignments, 

support for genuinely diverse cross-sections and meaningful open spaces and landscaping 

outcomes are embraced by both developers and Council at the permit stage; we believe 

the vision of the PSP and its aspirations to embrace both natural and cultural elements will 

be meaningfully translated as the land transitions to urban development.    

 

However, clarity around how Requirements versus Guidelines will be considered and 

implemented in the context of assessment against very broad Objectives of the PSP is raised 

as part of our submission.     
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Key Submission Items 

 

The following identifies a number of key submission items requiring resolution: 

 

2. We are aware of a Works Authority for a quarry proposal directly north of our 

client’s land (as depicted in Plan 2 – Precinct Features).    

 

Our submission formally objects to a proposed quarry and associated uses that are 

considered incompatible with the vision and development of the PSP area.   

 

3. As VPA is aware, Niche Planning Studio was engaged by the Gilbo Family to 

undertake a detailed urban design review and master planning exercise of their site, 

having regard to the draft Future Urban Structure Plan (January 2019), the overall 

vision of the BNWPSP and our detailed site analysis and site visit.   

 

Specifically, our urban design/masterplan review sought to: 

 

a) Properly understand and define the southern extent of Spring Hill 

reserve.  Niche’s review sought to understand the important landscape 

contribution and significance of the hill, slope analysis, the large stony 

knoll/look out feature, the presence of the existing homestead in a flat 

section of land (to be retained with future development potential), key 

views and vistas to and from Spring Hill, its cone and its relationship to 

the movement network.   

 

b) ‘Test’ the alignment of connector roads and the relationship with land 

uses.  This involved reviewing the town centre location and road 

network with a view to set up a high-quality “core” that provides for 

plazas and open space nodes that can support high density housing, 

and range of uses.  This was discussed through deflection of the 

connector road network and emphasis on capturing views and vistas.    

 

c) Ensure parks can assist in the creation of local neighbourhood focal 

points with connectivity to the town centre and broader open space 

network.   

 

 

Given the significance of (a) above (Spring Hill reserve), this matter is discussed 

below and items (b) and (c) discussed within Point 3 and Point 4, overleaf.   

 

Spring Hill Reserve Boundary  

 

An initial meeting was held with Niche, Balance Property Partners, VPA and 

Council VPA and Council on 23 May 2019.  The meeting was arranged following 

appointment of Niche and Balance Property Partners by the Gilbo family to 

represent their interests through the PSP process.  The meeting sought to  

 

understand the status of the PSP, its history and VPA’s next steps.      

 

On 6 June 2019 a second meeting was held where Niche presented a detailed site 

analysis, design response and masterplan for the Gilbo’s landholding. The plan was 

based on a site visit and informed by a detailed understanding of the site’s 

character and features having regard to the draft FUS.    

 

Following that meeting and outcomes from discussions with both VPA and Council, 

an updated version of the plan was then prepared by Niche and emailed to the 
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VPA and Council on 19 June 2019 (with an accompanying explanatory 

document).   

 

The updated plan and a detailed explanatory document responded to our 

meeting and discussion around the strategic location of the town centre; which 

was agreed, between parties, to be located on the connector road intersection 

and reshuffled land uses to better leverage the potential of the centre.  

 

The updated plan also further adjusted the boundary of Spring Hill reserve through 

defining a logical southern boundary which considered the following points in 

detail: 

 

- Discussions with VPA and Council’s and priority for the Spring Hill reserve and 

precinct more broadly; 

  

- Greater understanding of the topography and slope of the area particularly in 

the north-west corner of the site which is steeper and effectively concludes the 

growth area within the redefined reserve; 

 

- Retention of the Gilbo’s homestead within the flatter and developable area of 

the PSP having regard to the terrain, views and vistas as presented by Niche.    

 

The second plan was then circulated via email on 19 June 2019.  It was 

intentionally provided ahead of VPA and Council’s site inspection of the Gilbo’s 

landholding on 20 June 2019.   

 

A third meeting was held on 1 July 2019 to discuss VPA and Council’s site visit and 

Niche’s plan option.  During this meeting on 1 July 2019, support was provided by 

VPA and Council on the plan with some changes discussed as follows: 

 

- Further agreed adjustments to the southern boundary of Spring Hill where it was 

acknowledged by VPA the land in and around the homestead is significantly 

flatter and the boundary was agreed to be aligned north of the dwelling;  

 

- Discussion that the existing homestead should be located within the 

developable area; and 

 

- The steeper areas of land in the north-east corner to be captured within the 

new Spring Hill reserve therefore concluding the north-eastern extent of the PSP 

area in open space (see Attachment with generally agreed changes).    

 

Notwithstanding this work and meetings with VPA and Council, it is noted that the 

exhibited FUS does not reflect our agreement at the meeting dated 1 July 2019.  

Instead, the PSP plan shows the Gilbo’s homestead and additional areas 

extended well beyond the home effectively enlarging Spring Hill reserve beyond 

that of the Future Urban Structure Plan and not reflecting agreement at the 

meeting.   

 

We submit there is no justification for this change and is not in accordance with 

discussion and agreement at the meeting with VPA and Council on 1 July 2019. 

Significantly and more importantly, the change to the extent of the reserve does 

not consider topography of the land, sit features and the future retention of the 

Gilbo’s dwelling, which is now located within the RCZ.   

 

As depicted in Appendix 1, Niche has overlayed the draft FUS, Niche/VPA/Council 

generally agreed alignment and the exhibited PSP boundary.   
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What is sought:  

 

- Spring Hill reserve boundary changed to that agreed during the meeting 

dated 1 July 2019 with VPA and Council (see Appendix 1).  This position is 

consistent with discussion at the meeting with VPA and Council on 1 July 2019 

as part of detailed work and urban design analysis undertaken for the site.       

 

 

4. With respect to (b) and (c), to ensure this intended flexibility is maintained at PSP 

level to permit level and the overall vision of the PSP can be realised, it is 

requested: 

 

R1 - expanded to specifically reference road alignments, such as 

“Subdivision layouts, including road alignments, lot diversity and housing 

typologies must respond to natural features of the area…” 

 

G56 - Amended to “A variety of cross-sections are supported in subdivision 

layouts …”  

 

Whilst these may be considered as minor changes to wording, our experience 

through the planning application process is to ensure the PSP supports all aspects 

of diversity and flexibility, particularly cross-sections and changes to the alignment 

that will assist in realising the Objectives of the PSP and other Guidelines, such as 

place-making objectives and housing diversity.     

 

As submitted in Item 1, the role of Requirements versus Guidelines is important 

particularly in terms of how the two are to be differentiated and interpreted, using 

this submission matter as an example.    

 

5. We acknowledge Council and VPA’s preference for the location of the town 

centre on the connector road intersection and this was reflected in the second 

plan emailed on 19 June 2019.  However, in accordance with our discussions, we 

identified key opportunities to align the road system to take advantage of views, 

deflections to provide for higher density/diverse housing outcomes and land uses.   

 

We generally support the Design Principles contained within Appendix 4.3 of the 

PSP which provides sufficient siting and design guidance for future permit 

applications.  However, to ensure genuine diversity of town centres and place-

making outcomes can be designed and delivered within BNWPSP, we seek the 

following: 

 

What is sought: 

 

- Confirm Council will consider local connector road deflections and alignment 

to provide for a more site-responsive design and to support an interesting town 

centre.  This submission aligns more broadly to how the PSP and its 

implementation intends to differentiate between “Requirements” and 

“Guidelines”.  

 

- Amend Principle 8 which states “Design the main and other streets to comply 

with the relevant cross-sections found within the PSP” to instead allow flexibility 

for consideration of diverse main street cross-sections.   
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6. Niche tested potential open space outcomes for the site, with plan options tabled 

and discussed with the VPA and Council.   

 

The quantum and distribution of passive local parks on the site is supported.  With 

flexibility imbedded int the PSP that enables flexible shape and location, these 

parks can be designed to provide for a high quality and interconnected open 

space network internal to the site and surrounds.   

 

In our masterplan concepts, site analysis and discussions with VPA and Council, we 

believe the location of LP-24 should be a function of the broader town centre 

configuration and neighbourhood to the west of the north-south as well as a 

physical connection to Spring Hill and LP-25, and therefore should also be flexible.   

 

What is sought:  

 

It is submitted that in accordance with discussions at previous meetings) LP-24 is 

nominated as “flexible”.  We support its alignment physically connecting LP-25 and 

the southern boundary of Spring Hill reserve, however, maintain that its alignment 

should be generally flexible as show in the plan excerpt below.     

 

This can be implemented via Table 10 of the PSP, where “Locational Attributes” 

can be expanded to say that the location is flexible, however must physically 

connect LP-02 and Spring Hill reserve (amended from the Spring Hill Cone).   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

7. A significant portion of the site lies within a walkable catchment, with a required 

density of 30 dwelling/ha.   

 

It is submitted such a high and rigid density target of a minimum of 30 dwellings/ha 

within walkable catchments is not appropriate for the following reasons: 

 

- The density target will limit the ability to provide for meaningful dwelling 

diversity and typologies within the walkable catchments; 

 

- The delivery of such high density will potentially result in poor streetscape 

outcomes if applied in an inflexible way within the walkable catchments;   
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- The requirement does not consider the context of the PSP area, which sits at 

the outer extent of northern Melbourne, and does not consider market and 

project drivers which will ultimately underpin a development project.   

 

Specifically, a density target of a minimum 30 dwellings/ha is a very high 

density when compared to other PSP areas and we are concerned that 

application across such large areas could make the project difficult to take to 

market.  As such, some flexibility is required to respond to market acceptance 

and noting that developers will increase densities in appropriate locations as 

the market matures.    

 

What is sought: 

 

To promote a range of housing typologies and choice within the walkable 

catchments, and to ensure market acceptance and project delivery, we submit 

the density amended to provide flexibility with a minimum density of 20 dwellings 

with 30 dwellings/ha or greater encouraged in and around activity centres.    

 

This should be reflected by moving Requirement 2 and inserting as a Guideline, 

Table 4 therefore should support a density “range” of 20-30+ dwellings/ha within 

Table 4.   

 

 

8. The Gilbo’s landholding is impacted by Sensitive Interface Area B – Landscape 

Values, C- Steep Slopes and D- Hume Freeway.  

 

Each interface is in turn below: 

 

Sensitive Interface Area B – Landscape Values 

 

It appears the Gilbo’s property is nominated in the Sensitive Interface Area B, and 

this only applies to the first row of dwellings immediately abutting the Spring Hill 

reserve (as depicted in Plan 5).  Table 2 controls building height, whilst Table 4 

mandates a density of 15.5 dwellings/ha.   

 

What is Sought: 

 

- Assuming our interpretation of the PSP is correct, the PSP should be updated to 

show the interface areas and areas of steep slope on one plan and table to make 

referencing easier.   

 

- It is submitted a standard density of 17 dwellings/ha should be maintained as there 

is enough control in Table 2 that ensures dwellings respond to this interface.   

 

Sensitive Interface Area C- Steep Slopes 

 

The application of Interface Area C and the associated density targets in Table 4 

of the PSP seems inconsistent across the PSP area, including our client’s 

landholding.  Specifically, areas nominated as “steep” fall across both GRZ land 

and RGZ land.  Nevertheless, the density requirements vary greatly (30 

dwellings/ha versus 9 dwellings/ha).  

 

It is unclear as to why a density requirement of 9 dwellings/ha has been selected, 

and why application is a Requirement.   Instead, there should be flexibility based 

on demonstration of design outcomes.   
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What is Sought: 

 

- Plan 5 of the PSP which maps precinct features refined to accurately reflect 

areas of “steep slope”, that is mapping for areas of slope greater than 10%.  

 

- It is submitted that an additional Plan is inserted into the PSP that clearly 

defines “steep” areas as this is unclear and cross-referencing is required across 

Plan 5, Table 2, Table 4, Plan 6. 

 

- It is submitted a standard density of 17 dwellings/ha should be maintained as 

there is enough control in Table 2 that ensures the design of dwellings and 

broader earthworks respond to this interface.   

 

- Remove Figures 1-3 as there is no trigger for construction of a dwelling and as 

such assessment of these sections cannot be achieved at the subdivision 

stage.   

    

 

Sensitive Interface Area D- Hume Freeway 

 

It is submitted sufficient guidance is provided within the PSP through a specific 

cross-section that will control development outcomes abutting the Hume Freeway 

interface.   

 

The combination of a large and continuous acoustic wall with enlarged verges for 

enhanced landscaping will provide an appropriate interface that does not require 

further dwelling design controls.    

 

What is sought:  

 

- Within Clause 3 of the UGZ (application requirements) delete the requirement 

for Housing and Design Guidelines for the Hume Freeway interface.   

   

 

9. The PSP and Urban Growth Zone provides for a retail floor space cap of 3,100m2 

with the intention of providing for a supermarket and speciality shops.  This 

floorspace can be increased via planning permit, with support of a retail 

assessment.   

 

What is sought:  

 

For the purposes of ensuring viable town centre, a minimum floorspace of 4,500m2 

is requested to allow for a full line supermarket, specialty shops and to support the 

western neighbourhood and catchment.   

 

10. Guidelines 16 and 17 refers to the provision of affordable housing, requiring 10% of 

NDA to be set aside with guidance on where affordable housing is to be directed.   

Both Guidelines appear to be new to PSPs and how these are implemented are 

questioned.   

 

Whilst implementation of affordable housing has been identified as a Guideline of 

the PSP, a rate of 10% is specified.  Noting the intention of Guidelines are flexible if 

an Outcome of the PSP is met, it is unclear more broadly how the target has been 

set, how it is to be achieved, and the mechanisms that will be used as part of 

future planning permit applications that will see its implementation.       
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What is Sought: 

 

- It is requested that further information supplied as to how the 10% affordable 

housing target has been set, and how housing affordability can practicably be 

implemented via the PSP.   

 

Other Items 

 

The following additional items are identified:  

 

11. Noting other landholder/developer submissions may likely impact our client’s 

landholding, we respectfully request the VPA keep us informed of submissions that 

may have implications on our client’s landholding and reserve the right for further 

submission/s during VPA and Council’s submissions consideration process.   

 

This extends to any submissions supporting a quarry, associated land uses or 

requesting such uses as an inclusion in the PSP.   

 

12. Further to the above, we request we are party to any submissions relating to the ICP 

or changes to the ICP.   

     

13. We note the Directions Hearing is set for the week of 16 December 2019 with Panel 

pre-booked for week of Monday 17 February.   

 

The Panel date in particular may prove difficult for preparation of submission and 

we flag at this point that we be consulted about the dates.     

 

 

Once again, we thank the VPA for the opportunity to provide this submission and look 

forward to meeting to discuss and resolve items raised within this correspondence.   

Please do not hesitate to contact me on celia@nicheplanningstudio.com.au or my mobile 

0439 911 223. 

Kind Regards, 

 

 

 

Celia Konstas 

Associate Director 

Niche Planning Studio 

 

mailto:celia@nicheplanningstudio.com.au
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PRELIMINARY DEVELOPMENT CONCEPT PLAN
55 NORTHERN HIGHWAY, BEVERIDGE

Aerial supplied by: Nearmap
Aerial Date Stamp: 24.12.18
Survey supplied by: TGM Group
Plan Number: V_18-019-005
Revision Number: A
Drawn By: Matthew Patullock
Client: Balance Property Group
 

DISCLAIMER: This Concept Plan has been prepared based on the Beveridge North West PSP. 
Town Planning compliance is subject to approval from the Mitchell City Council and a suitable town planner will need to be appointed.
All Dimensions, Areas and Calculations are subject to Detailed Survey and Design before Town Planning Permit application. 
Built Form is illustrative only and subject to Architectural Design and approval from an RAIA qualified architect. This plan has been prepared 
for illustrative purposes only and should not be used as a means to judge any properties value or yield potential.
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