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Introduction 

1. My name is Jonathon Cobbley Fetterplace and I am a Director of A Different City Pty Ltd 
which conducts its business at Level 2, 52 Albert Road, South Melbourne.  My qualifications 
and experience are described in Appendix 1. 

2. I have been requested by Norton Rose Fulbright on behalf of Yarra Valley Water (YVW) who 
own 740 hectares of land within the Beveridge North West Precinct Structure Plan (BNWPSP) 
area to prepare an expert report considering the factors that are likely to impact the 
development of the YVW land (the Subject Site), known as Hazelwynde, as a master planned 
community.   

3. Specifically, I have been requested to consider the following in relation to the development of 
the Subject Site: 

o the preferable number of growth fronts; 
o if more than one growth front is preferable, the reasons why that is preferable; 
o the likely direction(s) of growth; 
o the impact of servicing and the development of surrounding infrastructure and any other 

factors that may influence the staging of development of the YVW land; 
o the likely timing of development; and 
o the impacts, if any, of the proposed quarry on the marketability and sales of the 

proposed development of the land within the PSP, and on the YVW land in particular. 
 

4. I received further instructions on 29 May 2020, requesting in considering the above that I 
explain whether I agree or disagree with the likely pattern and staging of the development of 
the BNWPSP shown graphically in the following reports:  

o Potential Development Sequencing – Northern Growth Corridor Report, dated 27 April 
2016, which was prepared for Mitchell Shire Council by Patch Design + Plan (the Patch 
Report); and  

o Tract Planning Permit Report, dated 2019-10-02, associated with the Permit Application 
lodged by Conundrum Holdings Pty Ltd on 4 October 2019 (the Tract Report). 

5. In the event that I disagree with the pattern and staging of development shown in these 
reports, I am instructed to provide a graphic representation of my views in relation to the likely 
sequence of development. 

6. The purpose of this statement is to assist the Panel formed to consider Amendment C106 (the 
Amendment) to the Mitchell Planning Scheme. 

7. The Amendment applies to 1,276 hectares of land and is bound to the north by Hadfield Road, 
to the east by the Hume Freeway, to the south by Camerons Lane and to the west by Old 
Sydney Road (PSP Area). 

8. The Amendment proposes, amongst other things, to incorporate the BNWPSP (August 2019) 
into the Planning Scheme and to rezone the Subject Site to Urban Growth Zone Schedule 3 to 
facilitate the urban development of the land. 

9. In undertaking my assessment, I have inspected the Subject Site and surrounds and have 
considered various documents relating to the Amendment and the BNWPSP. 

10. I have also reviewed a submission made by YVW to the exhibition of the Amendment, including 
the specialist consultant reports appended to its submission.  In addition, I have also been 
provided with a memo addressed to Norton Rose Fulbright, prepared by YVW (dated June 
2020), outlining the proposed project timing and staging for the Hazelwynde project.  A copy 
of this memo is contained within Appendix 2 of my report. 
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11. A summary of my opinion with respect to the development of the land is as follows: 

o Construction may commence as early as 24-30months from present, subject to market 
conditions; 

o Development of the Subject Site is likely to commence from the Camerons Lane frontage 
of the property adjacent to the east of the proposed western north-south arterial road of 
parcels 9 and 11 (Property 1); 

o The direction of growth would likely move north from Camerons Lane aligned with the 
proposed western north-south arterial road from year 1 to year 10 of development; 

o The staging of development will be influenced by the timing of infrastructure delivered 
external to the Subject Site, including sewer reticulation, the Camerons Lane / Hume 
Highway interchange; the cost of bring forward works external to the site; timing of 
development of other landholdings within the PSP; minimising the cost / delivery of 
infrastructure projects internal to the site and the ability to maximise the delivery of 
standard residential lots in early stages of development. 

o Multiple development fronts within the Subject Site may be possible in order to appeal to 
the broad market with a diversity of housing product / sale options should demand 
permit.  Multiple development fronts would likely be pursued from year 11 of the project; 

o The identification of a quarry north of the BNWPSP area is likely to constrain and delay 
the timing of development of the northern part of the Subject Site (parcel 4 / Property 2) 
from year 12 of urban development.  This will impact the ability to collect funds and 
deliver infrastructure projects identified within the Precinct Infrastructure Plan. 

12. I declare that I have made all the inquiries that I believe are desirable and appropriate.  No 
matters of significance that I regard as relevant have, to my knowledge, been withheld. 

The Subject Site 

13. The Subject Site is irregular in shape and comprises a total land area of approximately 740 
hectares within the BNWPSP.   

14. The Subject Site is identified as two (2) properties:   

o Property 1 (referred to as 180 Camerons Road, Beveridge) is comprised of five parcels of 
land being Lot 2 LP131969, Lot 1 LP137153, Lot 2 LP137153, Lot 3 LP137153 and Lot 2 
LP214034.   

o Property 2 (referred as Camerons Lane Beveridge) is comprised of two parcels being Lot 
8 LP6746 and Lot 9 LP6746 
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Refer Figure 1 – Site Plan below.  Source: Mesh 

 

15. The Subject Site is bounded by Camerons Lane to the south and Old Sydney Road to the west. 
The Hadfield Road reservation is located adjacent the northern boundary of the site, however 
the road is not formed or constructed, nor is access available from Old Sydney Road (to the 
west) or the Northern Highway (to the east) at either end of the road reservation. 

16. The Subject Site is zoned Urban Growth Zone, Rural Conservation Zone and Urban Floodway 
Zone. 

17. The northern portion and western interface of the Subject Site is subject to a Rural 
Conservation Zone and the western boundary of Property 1 is subject to an Erosion 
Management Overlay.  The Urban Floodway Zone follows the alignment of the existing Kalkallo 
Creek waterway located on Property 1. 

18. I am instructed that the land is presently being managed as a farm and being partially used 
for spray irrigation of treated effluent from the Wallan Sewerage Treatment Plant.  I am 
advised that the site will continue to be used for these purposes until 2022. 

19. The topography of the Subject Site is best described as undulating. The highest point of the 
land is located to the north and the lowest point to the south.  The norther portion of Property 1 
in particular is subject to significant variation and slope with gradients greater than 20% in 
some locations.  While Property 2 and the land adjacent Camerons Lane forms part of an 
open plain and is generally flat, gently rising to the north. 

20. There are a number of scattered remnant trees within the open plains, along fence lines, along 
the property boundaries and the edges of the waterway corridor within the Subject Site.  
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21. The Kalkallo Creek waterway forms part of the existing natural drainage system for the area. 
It intersects the site at Old Sydney Road to the north west and traverses the western portion of 
the land to Camerons Lane to the south west.   

22. Areas of potential cultural sensitivity are identified along either side of the Kalkallo Creek 
waterway and to the northern boundary of the Subject Site. 

The Surrounding Land  

23. The Subject Site is located in proximity to the surrounding features: 

o Beveridge township is located approximately 2.5kms to the east; 

o The Hume Freeway is located approximately 2kms east; 

o Wallan Town Centre is located approximately 4kms north; 

o The majority of the surrounding land is used for various agricultural and hobby farm 
purposes; 

o The Mandalay residential community and golf course is located immediately south of 
Camerons Lane.  The community is under construction and will contain a number of local 
conveniences, sports facilities and community uses; and 

o Views to the surrounding hills to the west, north west and east are key features of the 
context.  The Spring Hill Cone, located to the north east of the Subject Site is a significant 
environmental feature in the landscape, as is Mount Fraser located to the east of the 
Hume Freeway. 

Beveridge North West Precinct Structure Plan 

24. The Beveridge North West Precinct Structure Plan (BNWPSP) applies to the Subject Site and 
sets the long term vision and guidance for the future development of the land. 

25. Plan 4 (p. 7) of the BNWPSP identifies property boundaries.  The Subject Site is identified on 
this Plan as comprising properties 1, 2, 3, 4, 9, 11 and 13. 

26. The Future Urban Structure (Plan 3, p.5 of the PSP) identifies land uses, key infrastructure 
items and environmental features to deliver urban development within the precinct. 

Refer to Appendix 3 - Plan 3 – Future Urban Structure (BNWPSP August 2019) 

27. Features of the Future Urban Structure, as it relates to the Subject Site, include: 

o The southern half of Property 1 to be developed for residential purposes, including open 
spaces; 

o The northern portion of Property 1 to be developed for residential purposes, including 
three (3) areas of credited open space.  A large swath of this land is reserved for 
‘landscape values’ and is not developable; 

o A four (4) lane arterial road is proposed to traverse Property 1 from south to north 
connecting Camerons Lane and crossing into Property 2 to the north of the PSP (the 
western north-south arterial road); 

o A four (4) lane arterial road is proposed to run south to north along the length of the 
eastern boundary of Property 2, connecting Camerons Lane to the north of the PSP area 
(the eastern north-south arterial road);  
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o Two (2) local town centres are located on Property 2. These include: 

§ A local town centre is located at the southern end of the property, surrounded 
by ‘mixed use’, a local community centre, a school, open space and drainage 
reserve / retarding basin (the Southern Local Town Centre); 

§ A local town centre is located to the north of this property, adjacent residential 
use, a local community centre, a school, local indoor recreation facilities and 
credited open space (the Northern Local Town Centre); 

o A number of public infrastructure items are also identified, including bridge crossings. 

28. The PSP establishes seven (7) elements to implement the vision and objectives of the future 
urban structure.  These are: 

o Image, character, heritage and housing; 

o Town centres & employment; 

o Open space, community facilities & education; 

o Biodiversity and bushfire management; 

o Transport and movement; 

o Integrated water management and utilities; and 

o Precinct infrastructure plan and staging; 

29. Each element includes requirements and guidelines which articulate where outcomes are 
mandatory and where discretion may be exercised. 

30. Delivery of key service infrastructure and utilities within the PSP is addressed at Clause 3.6 
(Integrated Water Management & Utilities), p41 -44 of the PSP.   

31. Plan 11 (Integrated Water Management) of this Clause identifies the delivery of a constructed 
waterway (WI-01 and part WI-03) and a retarding basin (WI-02) located on Property 2 (Parcel 
13) and the retention of natural waterways (WI-05 & WI-04) on Property 1 (parcels 1,2,3, 9 and 
11).  These items are required to treat and convey stormwater in accordance with Melbourne 
Water requirements and the relevant Development Services Scheme (DSS). 

32. Plan 12 (Utilities), p. 42, of the PSP identifies the future alignments and connections for the 
provision of proposed major utilities including electricity, gas, sewer, recycled and potable 
water mains.   

Refer to Appendix 4 - Plan 12 – Utilities (BNWPSP August 2019) 

33. Guideline G63 states that ‘trunk services should be placed along the general alignments 
shown on Plan 12, subject to any refinements as advised by the relevant servicing authorities’. 

34. Development staging is specifically addressed at Clause 3.7 (Precinct Infrastructure Plan & 
Staging), p46 of the PSP.  The requirements state: 

o Development staging must provide for the timely provision and delivery of:  

§ arterial road reservations;  

§ connector streets and connector street bridges;  

§ street links between properties, constructed to the property boundary;  
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§ on- and off-road pedestrian and bicycle network paths;  

§ essential infrastructure;  

§ land for community infrastructure, sports fields and local open space;  

§ connection of the north-south Arterial network between Camerons Lane and 
Hadfield Road where practicable. 

35. Guidelines G66 to G70 of Clause 3.7 provide further guidance as to how infrastructure should 
be delivered to achieve the vision and objectives set out in the PSP.   

36. Guideline G67 states: 

o Staging of development should be determined largely by the development proposals on 
land within the precinct and the availability of infrastructure services. Development 
applications should demonstrate how the development will: 

§ integrate with adjoining developments, including the timely provision of roads 
and path connections, to a practical extent;  

§ provide open space and amenity to new residents in the early stages of the 
development, where relevant; 

§ provide sealed road access to each new allotment; 

§ deliver any necessary trunk service extensions, including confirmation of the 
agreed approach and timing by the relevant service provider; 

§ avoid and minimise impacts to BCS conservation areas with regard to the 
location of essential and other services; 

37. Guideline G69 states infrastructure projects identified in the Precinct Infrastructure Plan 
should be delivered in accordance with and as per the timing at Appendix 4.1 of the PSP.   

Refer to Appendix 5 - Plan 13 – Precinct Infrastructure Plan (BNWPSP August 2019) 

38. G69 also states: ‘Where infrastructure is proposed to be delivered outside ahead of the 
sequence identified in Appendix 4.1, the onus is on the developer to fund the infrastructure 
works as ‘Works In Kind’. 

39. Guideline G70 outlines the criteria that development staging should have regard to, including:  

§ proximity to existing or proposed development fronts or serviced land; 

§ proximity to significant existing public transport infrastructure or public 
transport service; 

§ proximity to existing or committed community infrastructure, such as schools; 

§ proximity to new or existing arterial or connector road infrastructure; 

§ its role in facilitating delivery of the above infrastructure. 

40. G70 also states staging that meets ‘alternative criteria’ may be considered by the responsible 
authority ‘where an applicant satisfactorily demonstrates that development will not be 
isolated from basic and essential infrastructure and services’. 
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Servicing Infrastructure & Utilities 

41. Development staging will largely be driven by access, cost and ease to deliver key servicing 
infrastructure and utilities to the Subject Site for the purposes of urban development. 

42. Preliminary investigations undertaken by YVW and its consultant, Verve, indicate the Subject 
Site has access or requires works to access servicing infrastructure and utilities for future 
urban development, including:  

43. Electricity Supply: 

o Existing supply is available in Camerons Lane and Old Sydney Road.  However, 
augmentation and the provision of new electrical kiosks is required to increase the 
supply capacity to service the Subject Site for urban development.   

o Works are to be developer funded and delivered at the time of subdivision to the 
satisfaction of Austnet, which is responsible for electricity supply to the Subject Site. 

44. Telecommunications: 

o Optic fibre cable as part of the NBN rollout is available at Wallan north of the Subject 
Site (approx. 4kms to the north).  To bring the cable to the Subject Site boundary, works 
would need to be funded and delivered by the developer at the time of subdivision. 

o Optic fibre is also available at the existing Mandalay residential community to the 
immediate south of the Subject Site (supplied by Opticomm).  To bring the cable to the 
Subject Site boundary, works would need to be funded and delivered by the developer at 
the time of subdivision. 

45. Gas Supply: 

o Supply of gas to the Subject Site is available from the existing mains located in Lithgow 
Street to the south (approx. 1km) or from Wallan (approx. 4kms to the north). 

o Connection and extension to the existing mains is required to be developer delivered and 
funded at the time of subdivision to the satisfaction of the APA Group, which is 
responsible for gas supply to the Subject Site. 

46. Sewer: 

o Yarra Valley Water (YVW) is responsible for the provision of sewer reticulation within the 
BNWPSP area. 

o The Lockerbie Branch Sewer (identified as PSGW0290) will provide outfall for the 
southern half (the catchment) of the Subject Site.  YVW advise this asset is due to be 
completed by 2022. 

o I am instructed by YVW that access to sewer within the early stages of development will 
be via a pump station and rising main that will need to be constructed in Camerons 
Lane.  The rising main alignment will extend east from Patterson’s Road and will be 
developer delivered and funded at the time of a subdivision.   

o Planned future sewer assets are also to be located to the north of the BNWPSP area and 
may serve the northern catchment of the Subject Site.  Works to bring forward the 
delivery of sewer access to the north may be possible, however these costs would need 
to be fully funded by the developer and would not be reimbursable by YVW. 
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47. Water Supply: 

o Water supply for drinking and non-drinking water to the Subject Site is split into two (2) 
catchments north and south based on the contour line RL 285.  

o The area to the south will be serviced by the Beveridge PR Zone and the north will be 
serviced by the Mt Fraser Zone.  The Beveridge Zone is immediately accessible, but the 
Mt Fraser Zone will not be accessible for some time, with works not planned until post 
2025+. 

o Connection to existing water assets in Camerons Lane is available to the southern 
catchment for up to 500 lots.  Once supply is exhausted, connection to the Mandalay 
internal loop main would be required at the cost of the developer. 

48. Drainage: 

o The Subject Site is covered by two (2) Melbourne Water drainage schemes, Kalkallo 
Creek DS and the Taylors Creek DS. 

o The Kalkallo Creek DS essentially covers the majority of stormwater flows for the Subject 
Site and BNWPSP area.  The existing Kalkallo Creek drainage reserve will convey water 
south, whilst constructed waterways, wetlands and retarding basins will need to be 
constructed on Property 2.  The land and works for these assets will be reimbursed to the 
developer under the Melbourne Water DSS. 

o The Taylors Creek DS applies to part of the north eastern portion of Property 1 and 
northern portion of Property 2. Stormwater will flow north in this location to future 
drainage assets to be developed. 

Other Factors Influencing Development Staging 

49. Vehicle Access & External Road Network 

o Existing vehicle access to the Subject Site is via Old Sydney Road to the west or 
Camerons Lane to the south.   

o The Hume Freeway is located approximately 2kms east, with road access to the Subject 
Site via Lithgow Street from the off ramp.   

o A future diamond interchange and freeway overpass is proposed to connect Camerons 
Lane and the Hume Freeway, located to the east of the Subject Site.  The land is secured 
via Public Acquisition Overlay.  The delivery of the interchange is a State infrastructure 
project and forms part the planning of the Beveridge Central PSP. 

o At the time of writing this report I am advised that the design of the interchange is being 
undertaken.  While I am advised that the project is a high priority for State and Local 
Government, the timing for delivery of the interchange is still to be determined.  

o Camerons Lane is proposed to be upgraded to a four (4) lane arterial road within the 
BNWPSP and is identified as being delivered under the PSP infrastructure contributions 
plan projects RD-01 and RD-02.  The projects are listed for short (0-5years) to medium (5-
10years) term timing. 

o Old Sydney Road is located outside the BNWPSP area and is not identified for any 
upgrade works associated with the BNWPSP that I am aware of. 
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50. Slope & Landform: 

o The existing topography of the Subject Site will influence the preferred staging of 
development due to the cost associated with excavation and / or fill requirements to 
deliver drainage infrastructure and level residential lots.   

o Level (flat or benched) residential lots cost less to build on and provide better residential 
amenity.  On sloping land there are additional development costs associated with 
benching lots (cut and/or fill). 

51. Cultural Heritage Management & Salvage  

o A number of culturally sensitive areas are identified within the Subject Site and within the 
BNWPSP area. 

o A Cultural Heritage Management Plan (CHMP) is required to be prepared and approved 
for the Subject Site prior to the issue of a permit for the development of the land.  
Management and salvage works may be required as a result. 

o The extent and cost of salvage works and / or avoidance of any sensitive areas for may 
influence the masterplan and staging of development. 

52. Sales & Competition 

o Master planned communities in greenfield locations are long term projects that are often 
delivered over many years.  The Subject Site has the potential to be developed for over 
8,000+ homes, which may take up to 30+years to be fully developed.   

o It would be anticipated that a land development project of this scale and duration would 
sell a minimum of 20 to 30 lots per month (or 240 to 360 lots per year).  I am instructed 
that data provided by Charter Keck Cramer estimates on average of 311 lots have been 
traded per annum (on a 10year data cycle) by other relevant projects of a similar scale.  

o Similar projects relevant to the Subject Site within the northern growth area include 
Cloverton (Kalkallo) and Highlands (Craigieburn) which are currently achieving average 
monthly sales (gross) for the 2020 calendar year of between 24 to 28 lots (source: RPM 
Land Digest & ASR North/Hume– May 2020).   

o Lot production will generally follow the rate of sale on a staged basis.  Stage delivery 
(construction) would likely overlap and would result in the delivery of approximately 5 or 
6 stages (with approx. 50 lots per stage) annually. 

o Positioning the Subject Site within the ‘Land Development Market’ is important to attract 
prospective land purchasers.   

o Lots sizes (or product types) released for sale to the market will be considered on a stage 
by stage basis subject to an assessment of demand at the time of release. 

o Generally, in the early stages of land development projects lots released for sale will 
provide a broad range of lot sizes that have broad market appeal.  Standard lot sizes 
(380sqm and above) would form the majority of lots released upfront.  Smaller lot 
options, medium density housing and non-residential lots will likely be held back for later 
release once the project has sales momentum and clear delivery timing. 

o Presenting a ‘Sales Front’ (Land Sales Office and Display Village) on site is important to 
attract prospective purchasers.  The location and provision of a sales office and display 
village on site is an early consideration of the masterplan to launch sales and drive sale 
volumes for the project.   

o Key considerations for the provision and location of a successful Sales Office and 
Display Village include: 
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§ Be directly accessible by vehicles from a main road, preferably sealed and that 
carries high traffic volumes; 

§ Be visible from the main road to passing traffic and access / car parking areas 
clearly defined; and 

§ Be proximate to early development stages of the project (including proposed 
display homes) or key infrastructure, such as open space that will be delivered 
early in the project and highlighted to promote the character of the future 
community. 

53. Development Management & Funding 

o Most land development projects are funded with a mix of capital and debt.  The cost of 
development is managed throughout the lifecycle of the project and performance 
measures are put in place to ensure cash flow is available to deliver the project on a 
staged basis; and 

o Upfront costs of development are important to minimise, while revenue returned is to 
achieve a positive cash flow and manage debt. 

54. Other Landowners 

o Development undertaken on other landholdings may influence staging and timing of 
development, particularly where infrastructure is required to connected in order to 
facilitate urban settlement (eg. sewer, drainage and road infrastructure, all of which can 
be a substantial cost brought forward if required to commence development);  and 

o Development on other landholdings can create greater competition between projects, 
but also draw more customer traffic to a development area, to the benefit of all projects 
on the market at that time. 

55. Quarry Proposal 

o I am aware that the land in the north of the BNWPSP area is proposed to be developed 
for a quarry.  I understand that a permit application for the quarry was refused in 2015, 
however a new permit application was been submitted to Council in October 2019.  At 
the time of writing this report, I am instructed that Council is yet to make a decision on 
the application; 

o I note the BNWPSP proposes to include a notation on the existing conditions plan 
referring to the proposed work authority that identifies the extent of the proposed quarry 
extending into the north eastern portion of the PSP area, adjacent to the northern half of 
Property 2 of the Subject Site; 

o Extractive industries are subject to buffer requirements when adjacent to urban land, 
which are defined to protect both the residential amenity and industry operation rights; 
and 

o Extractive industry has the potential to create adverse residential amenity impacts as a 
result of noise, air quality (dust), vehicular movements and visual amenity, which is a 
relevant consideration marketing, sales and the staging of development of the Subject 
Site.   
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Assessment 

56. As outlined earlier, the scope of my instructions is to consider the development of the Subject 
Site for a master planned community.  I have been specifically instructed to consider as 
relevant to the Subject Site: 

o the fronts and directions of growth (including multiple fronts);  

o the impact of servicing, infrastructure development and other factors that may influence 
staging and timing of development; and  

o impacts of the quarry on the marketability and sales of the proposed development of the 
Subject Site and land within the BNWPSP area. 

57. In forming my views, I have had particular regard for the proposed objectives, requirements 
and guidelines of the BNWPSP for the delivery of urban development. 

58. As per the YVW memo, I have also assumed that the Subject Site would be developed as a 
single development site.  I also agree with the ‘key assumptions’ outlined in the YVW memo as 
relevant to the consideration of the development commencement and likely sequencing, which 
I discuss in more detail later in my report. 

Development Commencement 

59. The southern end of the Subject Site (parcels 9, 11 and 13) has convenient access to a number 
of key infrastructure services and utilities in proximity to the property boundary to support the 
logical commencement of development.   

60. While augmentation and extension of infrastructure is required to be funded and delivered by 
the developer, a number of these services may be accessed within and / or constructed along 
the Camerons Lane road reservation.   

61. In particular, access to sewer reticulation for the Subject Site will be available from the south 
by 2022 with the completion of the Lockerbie Main Sewer (PSGW0290).  While access to sewer 
reticulation from the north is less certain and it would also require negotiation to construct 
sewer reticulation through multiple private land holdings. 

62. The Subject Site has two (2) existing road frontages for which vehicle access to the site may 
be taken in the initial stage(s) of development.  Hadfield Road has not been constructed and 
does not provide existing vehicle access. 

Development Timing 

63. Subject to external economic conditions and the issues discussed in this report, in my view the 
timing for the commencement of development would likely be a minimum of 24 to 30 months 
from present.   

64. This timing accounts for the following key actions, including:  

o completion of the PSP process and gazettal by the Minister for Planning (approx. 12-
18months);  

o design and development of a project masterplan (6-12months);  

o preparation and consideration of a planning permit application with Mitchell Shire 
Council (6-12months);  

o detailed design for construction and discharge of permit conditions, eg. stage 
certification (4-6 months); and  
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o the completion of presale targets (3-6months). 

These actions would be undertaken concurrently, where possible, to minimise the timeframe 
to commence construction. 

65. In addition to the above, I am instructed that YVW will undertake a process to select a 
development partner to assist with the project.  Again, this would be undertaken concurrent 
with the above key actions. 

66. The commencement of construction for the first development stage would be primarily 
dependent on achieving adequate pre-sales (volume/rate) and project cash flow (assessed on 
a stage by stage basis) for construction. 

Anticipated Development Sequencing by Others 

67. I have considered the anticipated sequencing contained within the Patch Report, the Tract 
Report and the YVW memo.  I provide the following comments in relation to each report: 

68. Patch Report: 

o I do not agree with the sequence of development outlined in this report as it relates to the 
BNWPSP area and the exhibited PSP.  I note that the report was prepared prior to the 
exhibition of the draft BNWPSP (2019) and therefore has likely considered a different 
urban structure.  In addition, the timing of development assumes that the PSP would be 
approved prior to 2020.   

Refer below extracts of the early stages of the development sequence - Years 2015 to 
2020 (P. 10) and Years 2020 to 2025 (P. 12) of the Patch Report.  

Figure 2 – Patch Report – Years 2015 to 2020 
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Figure 3 – Patch Report – Years 2020 to 2025 

 

o Specifically, I do not agree that the development of the PSP would commence and 
generally move north from Camerons Lane aligned with the eastern north-south arterial 
road.  The proposed urban structure contained in the exhibited PSP identifies this land as 
being ‘mixed use’, applying a higher density target (ie. smaller lot sizes) and is subject to 
significant service and community infrastructure.   

o In my view the viable commencement of development of a master planned community 
requires the delivery of a greater volume of ‘standard’ residential lots prior to 
diversifying into other housing typologies that do not generate higher levels of market 
demand and sales volumes.   

o Given the significant infrastructure spend required in this location, the project cash flow 
would require substantial revenue (sales volume) to be achieved early to justify these 
development costs.   

o I discuss these matters further at paragraph 77 to 82 my report. 

69. Tract Report: 

o I do not agree with the sequence of development outlined in this report as it relates to the 
BNWPSP area and the exhibited PSP.   

o In particular, the proposed sequencing assumes that there will be three (3) development 
fronts from Camerons lane (including 2 fronts within the Subject Site) that will 
commence at the same time and rollout generally south to north.  In my view it is unlikely 
that YVW would commence 2 residential development fronts, side by side, upfront.   

o Further it cannot be assumed that other landowners to the east would commence 
development at the same time as YVW.  The landowners to the east rely on infrastructure 
connections (including drainage and sewer) through the YVW site, which would need to 
either be constructed by YVW or agreements entered into by the eastern landowners to 
bring forward works.  As such it is likely timing of development to the east would be 
behind that of the Subject Site. 
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o Further the sequence appears to assume that land sales / volume and production rates 
will be equally split across each of the development fronts.  This would not be the case if 
timing of commencement to the east was delayed.  Further in my view the Subject Site 
would take a much larger share of sales volumes in the area due to the scale and draw of 
the project. 

o In my view, the proposed sequencing has not taken into consideration, the topography 
of the land, the viable and cost efficient delivery of infrastructure and market 
consideration associated with a master planned community project of the size and scale 
of the Subject Site. 

o I also consider annual lot production numbers relied on by Tract (ID forecast - 277 lots 
produced per year across the whole PSP area) is low to apply to the entire BNWPSP area 
and does not accurately reflect the market share / sales volumes that would be achieved 
for a project of the size and scale relevant to the Subject Site.   

o I address these matters in more detail at paragraph 71 to 76 my report. 

Refer below extract of development sequence from the Tract Report (Figure 18 – Phase 4 
Expected Development Pattern, P. 37).  

Figure 4 – Tract Report – Phase 4 – Expected Development Pattern 
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70. YVW Memo: 

o I generally agree that the sequence of development outlined by YVW would represent a 
logical development rollout, noting that the target sales volumes and staging are subject 
to market influences.  However, I do not agree that commencement of the project at the 
Southern Local Town Centre, from Camerons Lane, would represent a logical 
development sequence. 

o I note that YVW have an aspiration for the site to be ‘town centre led’ with respect to 
timing and staging.  Whilst I support this approach and the aspiration for the early 
provision of community services and employment opportunities, the proposed urban 
structure (per the exhibited PSP) requires the delivery of significant infrastructure 
(including major drainage infrastructure works) around the town centre and ‘mixed use’ 
development upfront in this location.  As such the cost of commencing the development 
would likely be more substantial compared to other locations along Camerons Lane.   

o Further, in my view, residential sales volumes would likely be limited for ‘mixed use’ and / 
or commercial lots in the early stages of development.  While higher yielding land values 
would also be achieved later in the project once the population is more established and 
major infrastructure works can be justified in managing cash flow. 

o Notwithstanding the above, I am aware that YVW is undertaking ongoing investigations 
with Council to explore opportunities and possible external agreements to bring forward 
‘employment land uses’ around the Southern Local Town Centre.  I support this approach 
and consider that such an outcome may be possible to be delivered concurrently with 
the delivery of typical residential development rollout. The timing, however, would again 
be subject to market influences for those uses or agreements being secured. 

o I have considered these matters further in providing my views on the likely development 
sequencing of the Subject Site from paragraphs 71 to 83 of my report. 

Likely Development Sequencing  

71. I have undertaken an analysis of the ‘likely development sequencing’ for the Subject Site and 
prepared a series of plans to illustrate my views, which are contained at Appendix 6 of my 
report.  I have also adopted the assumed sales rate of 23 dwellings per month (or 276 per 
year) and land take up (15.3ha per year) as contained within the YVW memo at page 2 of 
Appendix A.   

72. I consider Camerons Lane the preferred site frontage for the first stages of development for 
the following reasons: 

o The future urban structure of the BNWPSP identifies the land to be developed for 
residential purposes; 

o Camerons Lane is directly accessed from the existing Mandalay Estate immediately 
south of the Subject Site, providing immediate access to open space and community 
services; 

o Camerons Lane is an existing sealed two-way road; 

o The majority of sales traffic to the site (and a future sales office) would likely come from 
the Hume Freeway.  Camerons Lane is proposed to be upgraded in the short to medium 
term and is conveniently accessed from the Hume Freeway, via the Lithgow Street off 
ramp and Malcolm Street; and  

o The future diamond interchange and freeway overpass proposed to connect Camerons 
Lane and the Hume Freeway will provide direct vehicle access and traffic volumes to a 
future sales office within the Subject Site.  
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o Old Sydney Road and Hadfield Road fall outside the BNWPSP area.  There are no current 
proposals (that I am aware of) to upgrade or deliver urban road infrastructure for either 
of these road reservations.  

73. In my view the land east of the proposed western north-south arterial road (within parcels 9 
and 11 of Property 1) is the likely preferred location to commence development for the 
following reasons: 

o The topography of the land is generally flat; 

o The land is nominated for residential development within the Future Urban Structure and 
subject to standard residential density targets (i.e. 17dwellings/ha - Outside the walkable 
catchment) identified in the BNWPSP; 

o The land appears unconstrained in terms of environmental features, cultural sensitivity 
or ‘Sensitive Interface Area Outcomes’ referred within the BNWPSP; 

o Access to the site along the western north-south arterial road may be constructed to an 
‘interim standard’ without the need to construct multiple legs of the future intersection 
and not require negotiation of access agreements with other private landholdings; and 

o There is limited major internal infrastructure identified to be delivered in this location 
within the Precinct Infrastructure Plan. 

Refer Figure 5 below – Likely Development Sequencing – Plan 2 – Growth Front & Direction. 

 

74. In my assessment the development front would generally move north from Camerons Lane 
along the alignment of the western north-south arterial road alignment to the north-eastern 
corner of parcel 11 due to the generally flat topography, application of standard residential 
land (majority) and limited internal infrastructure works.  

75. Development would likely cross the property boundary (from parcel 11 into parcel 13) by year 
6 of development and follow the alignment of the north-south connector road and drainage 
channel to the northern boundary of the parcel.  Again, this sequence would take advantage 
of the generally flat topography and limited infrastructure works, whilst also exploring some 
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more dense housing typologies (smaller lot sizes) with parts of the alignment located within 
the walkable catchment.  Refer to figure 6 below. 

 
Figure 6 – Likely Development Sequencing – Plan 3 - Breakdown from Years 1 to 10 

 

76. I also note that this development alignment would be wholly contained within the western 
drainage catchment and not rely on the delivery of the eastern drainage channel / retarding 
basins identified to be constructed on parcel 13.  In my view the development of the Subject 
Site could be rolled out relatively unimpeded from years 1 to 10 and would not rely on the 
delivery of other infrastructure being delivered on adjoining properties. 

Multiple Development Fronts 

77. Multiple development fronts may be considered within the Subject Site from approximately 
year 11 onwards (based on my sequence).  However, the location and timing of 
commencement would be largely dependent on market conditions, the rate of production, the 
possible quarry and the progress of infrastructure delivered on other landholdings.  

78. The below figure shows the possible commencement and sequencing of multiple development 
fronts from year 11 to 15. 
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Figure 7 – Likely Development Sequencing – Plan 4 - Breakdown from Years 11 to 15 

 

79. In my view there would likely be an adequate residential catchment (approximately 8,000 to 
10,000 residents) available to support the delivery of part of the Southern Local Town Centre, 
including provision of a full line supermarket, by years 11 to 15.  The catchment may also be 
supported by incoming population having been also established on the adjoining land to the 
east.  Therefore, a small development front may commence at the south eastern corner of 
parcel 13 during this period.   

80. This development front is subject to some significant infrastructure costs and will be impacted 
by market conditions given the designation of ‘mixed use’ within the PSP.  The type of housing, 
smaller lot sizes (noting it is located within the walkable catchment) and/or mix of uses would 
likely only be brought to the market at a time when higher yielding land values could be 
achieved.  In my view infrastructure (including road, drainage and sewer) serving this area 
would likely have been constructed (or be well underway) by the landowners to the east of the 
site, which would reduce development costs. 

81. In order to ensure a mix of lots sizes (subject to market conditions) is released to the market a 
third development front may be commenced to the south west of the Subject Site from year 13.  
This area is identified for ‘standard’ residential density in the PSP.  While the topography rises 
from east to west, I would consider it more favourable to develop in terms of topography than 
the southern portion of parcel 1 (which would be an alternative location to deliver ‘standard’ 
residential at this time).  Vehicle access to this development front may be obtained from 
Camerons Lane and all other infrastructure will likely be accessible at this time. 

82. At year 11, in my opinion, other alternative development fronts would likely be constrained by: 

o steeper topography; 

o cost to build internal infrastructure items, such as bridge crossings to access 
developable land; 

o cost to upgrade major infrastructure external to the Subject Site, including roads and 
availability of funds collected from infrastructure contributions;  

o timing of delivery of community services and open space on adjoining land holdings;  
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o market conditions, sales rates and the demand for standard residential lots, alternative 
housing typologies, such as medium density housing, and release of non-residential land 
or ‘mixed use’ land; and 

o possible buffer constraints and adverse amenity impacts associated with the quarry, 
should it proceed. 

83. Sequencing the likely development fronts beyond year 15 is relatively speculative at present, 
in my opinion, and subject to the market conditions at that time.  Notwithstanding there is 
some logic based on following the topography of the land and sequential infrastructure 
delivery.  Refer below Figure 8 which provides an estimation of the full build out of the Subject 
Site to year 30. 

Figure 8 – Likely Development Sequencing – Plan 5 - Full Breakdown Years 1 to 30 

 

Possible Quarry Implications  

84. The presence of a quarry proximate to the Subject Site is a relevant consideration to 
determining the sequencing, the direction of development, its saleability for residential 
purposes and the delivery of PSP infrastructure to support the incoming population. 

85. I am instructed that in the event that the quarry proceeds, part of the Subject Site would be 
subject to a 500m ‘buffer’ from the edge of the quarry works area, shown in Figure 9 below.  
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Figure 9: Extent of potential Quarry Buffer.   
Source: Phase Extraction Boundaries & Buffer (Figure 10, date 28/08/2019) - Conumdrum 
Holdings Permit Application (PDF P.99) 

 

86. I have considered the impact of the quarry (and its buffer) on the likely development 
sequencing of the Subject Site.  Based on my likely development sequence I anticipate that 
development of the Subject Site would meet the extent of the quarry buffer by year 12 or 13. 
Refer below Figure 10. 

Figure 10 – Likely Development Sequencing – Plan 6 – Full Breakdown from Year 1 to 30 with 
Quarry & Buffer & Topography Overlay 

 



 

 
21 

87. In my view the maximum timeframe for which the quarry would not likely impact the 
development sequence of the Subject Site is approximately 12 years from commencement of 
urban development. 

88. In my view, development staging within the Subject Site would be directed to other locations 
from year 11 of the likely development sequence, before moving north in the event that the 
quarry proceeds (and / or if it is nominated within the PSP).  Refer below Figure 11. 

Figure 11 – Likely Development Sequencing – Plan 9 –Breakdown from Year 1 to 31+ / Amended 
Sequence due to Quarry 

 

89. The quarry buffer would constrain urban development of the land on parcel 4 (Property 2) of 
the Subject Site until such time that the operation of the quarry ceases.   

(I note the recent permit application for the quarry nominates an operational timeframe of 30 
years, however the ultimate life of the quarry is unknown given it would likely be determined 
by the pace of extraction and market demand for materials.) 

90. The quarry immediately adjoins the north eastern boundary of parcel 4.  The buffer extends 
from the edge of the property boundary west and south covering approximately 40% of this 
landholding.   

91. With reference to the PSP urban structure and land budgets for parcel 4, the buffer area will 
cover the following, including: 

o Net development area (NDA), including a local town centre and residential land within 
the walkable catchment (approx. 33.9ha of the PSP land budget); 

o Future government school (3.5ha); 

o Local community centre (1.20ha); 

o Local indoor recreation (4.99ha); 

o Local sports reserve (20.01ha);  
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o Local network park (4.73ha); and  

o Extension of the eastern north-south arterial road (10.73ha). 

92. The arterial road, community facilities, local indoor recreation centre, local sports reserve and 
local network park are all to be delivered using infrastructure contributions collected via the 
future Infrastructure Contribution Plan (ICP - yet to be prepared) for the PSP area. 

93. In addition to the Subject Site, the quarry (and buffer area) would constrain all NDA contained 
within property 5 (ie. 53.13ha per the PSP Land Budget p.55) and approximately a third of the 
NDA within property 6 (ie. approx. 28.86ha of the allocation referred within the PSP Land 
Budget).   

94. In total the quarry and buffer would delay approx. 161ha of residential / commercial NDA and 
local community infrastructure land / projects for the PSP area and the future ICP. 

95. Collection of developer contribution funds associated with this quantum of land would 
therefore also be delayed, pushing back Council’s ability to deliver these community projects 
and the PSP failing to deliver adequate access to infrastructure for established residents.   

96. From a market perspective, the presence of a possible quarry and its buffer creates 
uncertainty and risk in proceeding with the development of the northern part of the Subject 
Site.  The possible amenity impacts associated with the quarry and the likely delays in 
delivering the Northern Local Town Centre and community infrastructure may deter 
prospective purchasers from buying lots even in proximity to the quarry buffer.  This would 
also likely result is a slower rate of sale or require price discounting to maintain sales volumes. 

97. In my view if the quarry proceeds or is nominated within the PSP area, an alternative 
development sequence would be necessary to be pursued by the Subject Site.   I consider that 
the development of the land surrounding the buffer would be delayed from year 12, possibly 
up to year 31+.  In addition, the resequencing would result in an extension to the overall 
development timeframe by 1-2+ years, subject to the ability to commence development within 
the buffer area by year 31. 

98. While it cannot be assumed the quarry operations will have ceased by year 30, regardless the 
delays and resequencing required will have a significant negative impact on the project 
viability and development feasibility for the Subject Site.  

 
Conclusion 

99. In conclusion, taking into consideration the factors that would likely impact the development 
of the Subject Site for a master planned community, I summarise my opinion as follows: 

o Construction may commence as early as 24-30months from present, subject to market 
conditions; 

o Development of the Subject Site is likely to commence from the Camerons Lane frontage 
of the property adjacent to the east of the proposed western north-south arterial road of 
parcels 9 and 11 (Property 1); 

o The direction of growth would likely move north from Camerons Lane aligned with the 
proposed western north-south arterial road from year 1 to year 10 of development; 

o The staging of development will be influenced by the timing of infrastructure delivered 
external to the Subject Site, including sewer reticulation, the Camerons Lane / Hume 
Highway interchange; the cost of bring forward works external to the site; timing of 
development of other landholdings within the PSP; minimising the cost / delivery of 
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infrastructure projects internal to the site and the ability to maximise the delivery of 
standard residential lots in early stages of development. 

o Multiple development fronts within the Subject Site may be possible in order to appeal to 
the broad market with a diversity of housing product / sale options should demand 
permit.  Multiple development fronts would likely be pursued from year 11 of the project; 
and 

o The identification of a quarry north of the BNWPSP area is likely to constrain and delay 
the timing of development of the northern part of the Subject Site (parcel 4 / Property 2) 
from year 12 of urban development.  This will impact the ability to collect funds and 
deliver infrastructure projects identified within the Precinct Infrastructure Plan. 

 

Jonathon Fetterplace 
Director 
A Different City Pty Ltd 
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Appendix 1 - Statement of Qualifications and Expertise  

1. Name and Professional Address of Expert:  
 
Jonathon Cobbley Fetterplace 
Director 
A Different City Pty Ltd 
Level 2, 52 Albert Road  
South Melbourne VIC 3205 
 
2. Qualifications and Experience:  
 
I hold a Bachelor of Applied Science (Planning) and a Bachelor of Social Science (Environment), 
both from RMIT. 
 
Professional experience is as listed below:  
 
• 2019 to Current: Director, A Different City Pty Ltd  

• 2012 – 2019: Director Planning & Design (and other positions), Dacland Pty Ltd  

• 2004 – 2012: Director (and other positions), Urbis Pty Ltd  

• 2003: Senior Consultant, Mouchel Parkman Pty Ltd 

• 1999 – 2002: Urban Planner, Coomes Planning Pty Ltd 

• 1999: Urban Planner, Stonnington City Council 

3. Area of expertise includes:  

• The development, design and planning of Greenfield master planned communities, including 
advice and management of project acquisition, capital raising, design development, planning, 
sales and marketing, and delivery phases of development projects. 

• Private planning consulting advice and property development advisory services to a wide 
range of commercial clients addressing the design and management of urban development 
projects, statutory planning processes and project delivery strategies.  

• Planning and development advice to project boards, development managers, project 
managers, architects, financial providers and other professionals involved in a range of 
property development projects and issues associated with the development of land.  

• Statutory and strategic planning advice to State and Local Government on a range of 
residential, retail, commercial and industrial matters.  

4. Expertise to prepare this report:  
 
Professional qualifications and expertise in town planning, both in the public and private sectors 
and my expertise in property development having managed the planning and development of 
multiple greenfield master planned community projects for private developer, Dacland. 
 
5. Instructions received in relation to this matter:  
 
My instructions required me to undertake a review of the development considerations of the 
following: 
• the preferable number of growth fronts; 
• if more than one growth front is preferable, the reasons why that is preferable; 
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• the likely direction(s) of growth; 
• the impact of servicing and the development of surrounding infrastructure and any other 

factors that may influence the staging of development of the YVW Land; 
• the likely timing of development; and 
• the impacts, if any, of the proposed quarry on the marketability and sales of the proposed 

development of the land within the PSP, and on the YVW Land in particular. 
 
In so doing, I have relied upon those matters outlined below. 
 
6. Facts, Matters and Assumptions relied upon  
 
I have relied upon the following in the preparation of this report:  
 
• Inspection of the Subject Site and surrounds; 

• Review of the relevant planning controls within the Mitchell Planning Scheme; 

• Review of Amendment C106 to the Mitchell Planning Scheme & exhibited documentation; 

• Review of the Beveridge North West Precinct Structure Plan, exhibited documentation and 
background reports; 

• Review of the North Growth Corridor Plan; 

• Review of the Yarra Valley Water submission to the Victorian Planning Authority (11 October 
2020) to the exhibition of the Amendment, including the specialist reports appended to their 
submission. 

• Review of the Engineering Servicing Report, prepared by Verve (4 October 2019) for Yarra 
Valley Water. 

• Review of the Potential Development Sequencing – Northern Growth Corridor Report, dated 27 
April 2016, which was prepared for Mitchell Shire Council by Patch Design + Plan (the Patch 
Report);  

• Review of the Tract Planning Permit Report, dated 2019-10-02, associated with the Permit 
Application lodged by Conundrum Holdings Pty Ltd on 4 October 2019 (the Tract Report); 

• Phase Extraction Boundaries & Buffers plan (Conundrum Holdings Pty Ltd, Figure 10, 
28/08/2019) 

• Review of the Yarra Valley Water memo dated June 2020, addressed to Norton Rose Fulbright 
regarding the Hazelwynde Project - Proposed Project Timing and Staging (the YVW memo); 

• RPM Real Estate Group Land Digest and Area Sales Report (May 2020) Northern Growth 
Corridor (Hume). 

 
7. Identity of persons undertaking the work:  
 
Jonathon Fetterplace 
 
8. Summary of opinion:  
 
A summary of my opinions in relation to this matter is included at paragraphs no. 56-98 of my 
evidence.  
 
I have made all the inquiries that I believe are desirable and appropriate and no matters of 
significance which I regard as relevant have to my knowledge been withheld from the Panel. 
 
Jonathon Fetterplace 
Director 
A Different City Pty Ltd 
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Appendix 2 – Yarra Valley Water Memo (June 2020)



 

      Hazelwynde Project Memo 

Proposed Project Timing 
and Staging  June 2020 
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Memo 
 

To: Jacqueline Plant, Victoria Vilagosh and Elisa De Wit – Norton Rose Fulbright 

  

Re: Hazelwynde Project – Proposed Project Timing and Staging 

The purpose of this memo is to inform Norton Rose Fulbright (NRF) on the proposed project timing 

and staging for the Hazelwynde project from the perspective of Yarra Valley Water (YVW), the 

landowner. 

This memo is based upon work that has been undertaken by YVW, Catalyst Development Services 

and Verve Engineering to assist in YVW’s development of a project delivery strategy, which has not 

been finalised and may not be finalised for some time. The memo reflects YVW’s current view but is 

subject to change as further detailed information about the site, service location and market 

conditions are realised and/or when a development partner is selected by YVW for the purposes of 

delivering the Hazelwynde project. 

Background 
Yarra Valley Water (YVW) owns 740 ha of farming land located in Beveridge North West. This land is 

expected to be used for operational purposes by YVW until at least 2022. Post 2022, the land is 

expected to become available for residential development. The future development of this land is 

being progressed as the Hazelwynde Land Development Project (Hazelwynde Project).  

The land is located within the Beveridge North West Precinct Structure Plan. The PSP was publicly 

exhibited in September 2019. YVW provided a response to the VPA in November 2019 as an affected 

landowner which made a number of recommendations to the exhibited PSP to improve the 

document. The PSP is now scheduled for a Planning Panels Victoria hearing in July 2020. 

 

Project Timing and Staging 
 

1. Key Assumptions 
In order to assess the likely project timing and staging for the Hazelwynde project a number of 
assumptions have been made. These include the following: 
 

Key Milestones  
 

PSP Gazettal  2021 

YVW Development Partner Selection 2021 

Masterplan Approval 2022 

Project Commencement - Sales 2023 (lots released to market) 

Construction commences 2023 

Stage 1 residential lot settlements 2024 

Timing  
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Project length – base case 30 year scenario  
2024 – 2054 

Project length – stretch 20 year scenario 
2024 – 2044 

Staging  
 

Number of residential lots per stage 50 
 

Number of stages of residential development 152 

Yield  
 

NDA (Ha) 414 

Average lot size 350m2 

Residential density 20 dw/ha (as required by the PSP) 

Residential yield 8,200 residential lots  

Sales Rate  Average 26 lots per calendar month (or 311 Lots pa) 

Development Fronts 
 

Project Commencement Camerons Lane is assumed for the following reasons 

 Existing constructed road frontage of Camerons 
Lane 

 Access to Hume Fwy 

 Access to majority of services and the most 
economical development front to deliver with 
respect to trunk infrastructure 

 Close to existing amenity (Mandalay) 

 The south is where majority of the catchment 
will be located and is least encumbered 

 The south offers access that does not rely on 
any other party / landowner 

 An interchange at Camerons Lane will facilitate a 
public transport link to the future train station in 
Beveridge 

 Access to flat land close to Camerons Lane and 
the proposed Southern Local Town Centre 

 

Other development fronts  Other development fronts such as Old Sydney Road and 
Hadfield Road are possible but are not likely to be where 
the project commences due to topography, cost of 
infrastructure, and marketability of the project. 
 
A second development front or multiple development 
fronts may be considered in the future but are unlikely to 
be where the project commences 
 
A second development front is most likely contemplated 
after 5+ years of project commencement and/or 
progression of development along Old Sydney Road and 
Hadfield Road by other landowners/developers 
  

External Infrastructure required to commence 
at Camerons Lane 

 A retarding basin as per the Kalkallo Creek 
Drainage Scheme  

 Kalkallo Creek Q5 Pipeline A31 - A33 Pipeline / 
Camerons Lane Culvert Structures 
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 Kalkallo Creek Outfall Clean Out & Rehabilitation 

 Augmentation to existing Ausnet overhead 
electrical infrastructure (Camerons Lane) 

 Potable Water Extension - Mandalay Internal 
Loop Main  

 Potable Water Extension - Hazelwynde South 
Main 

 Recycled Water Extension 1 - Mandalay Internal 
Loop Main  

 Recycled Water Extension 2- Mandalay Internal 
Loop Main  

 Temporary T-access treatment at intersection of 
Camerons Lane & RD03 

 The 1st carriageway construction is 34m road 
reserve for RD03 (as nominated in the PSP). Full 
ICP reimbursement applicable. 

 0.75Ha passive open space (LP 11)  

 Sewer Pump Station and Rising Main (Camerons 
Lane) 

 

 
 
 

2. Hazelwynde Timing and Staging Scenarios   
 
Using the above assumptions, YVW has developed two staging plans that assume “base” and 
“stretch” programs for the project lifetime. This analysis is based on historical market trade data 
sourced from CKC that suggests an average of 311 lots have been traded per annum (over a 10-year 
data cycle). This historical annual sales rate been taken from selected masterplan estates that are 
relative to the scale and nature of Hazelwynde including Highlands, Cloverton and Merrifield.  
 
The project is assumed to commence at Camerons Lane and be staged in a northward direction 
which would include growth around the Southern Local Town Centre and primary North-South 
Arterial Road. This staging moves in a north-east direction and follows the location of relatively flat 
land located within the Hazelwynde land holding. Once development reaches the northern boundary 
of the Hazelwynde land holding, the development front will head west providing a number of lot 
configurations on the more slope affected land.  
 
YVW has a desire to have a ‘town centre led’ approach with respect to timing and staging of the 
Hazelwynde project. This would result in the development of early residential stages located in and 
around the town centre precinct earlier than typically seen in a master planned community of this 
scale. 
 
This ‘town centre led’ approach is seen to address a number of YVW and project partner objectives 
for the project including: 
 

 Early provision of community, health and education services. Specifically, the aim is to have 
these services available from day 1 of a resident moving in 

 Attracting jobs and investment opportunities to the precinct. Hazelwynde currently has a 
jobs target of 5,000 jobs 
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 Creating local amenity and a destination coupled with the timely delivery of services and 
infrastructure. The Southern Town Centre with its access to Camerons Lane, proximity to the 
existing Mandalay catchment and landscape features such as the wetlands and green 
corridors is well placed to address this. 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: BNWPSP and Slope Analysis  

 

 

 

Proposed Camerons 

Lane Project 
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Proposed quarry 

and proposed 

500m quarry 

buffer  
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Figure 2: ‘Base’ 30 year staging plan (assuming commencement with Southern Town Centre 

development and Camerons Lane frontage)  
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Figure 3: ‘Stretch’ 20 year staging plan (assuming commencement with Southern Town Centre 

development and Camerons Lane frontage)  
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3. Relationship to Proposed Quarry and 500m buffer 
 

The Staging Plans in both scenarios assume that approximately 3,750 dwellings will be delivered 
before reaching the buffer zone of the proposed quarry. This equates to 210Ha net residential 
developable land (or 340Ha gross). 
 
As stated above, given the greenfield market conditions, the timing and staging of the project would 
move in a north-easterly direction following the predominantly flat land located within the project 
 
The Staging Plans contemplate the following scenarios from a project trading perspective:   

 “Base Case” - 280 dwellings traded pa. This would result in the quarry buffer zone 
being met at year 13/14 (2037).  

  “Stretch” - 400 dwellings traded pa. This would result in the quarry buffer zone 
being met at year 9/10 (2033). 

 
Further information regarding timing and servicing of the Hazelwynde project can be found in 
Appendix A. 
 
 

4. Impacts of the proposed quarry and 500m buffer 
YWV has calculated the following areas for each land use proposed within a 500m buffer of the 

proposed quarry, with a total area of 59.08ha. This is summarised below and sourced from the 

exhibited PSP. 

 

Land use Area (Ha) 

Credited open space 17.2 

Local indoor recreation 4.9 

Future Government School 3.2 

Local Community facility 1.1 

Town Centre 3.8 

Landscape values 2.4 

Residential Land 26.5 
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Figure 4: Hazelwynde land affected by the proposed 500m buffer as per the exhibited PSP.   
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Victoria Cook 

Project Manager - Hazelwynde 

Yarra Valley Water 

Lucknow Street, Mitcham VIC 3132 

Victoria.cook@yvw.com.au  

 

 

 

mailto:Victoria.cook@yvw.com.au


Stage Planning
Assumed Sales Rate 34 Per Month
Assumed Sales Rate 408 Per Year
Developable Area (dwellings) 18 Per Ha
Area taken up (ha) 1.89 Per Month
Area taken up (ha) 22.7 Per Year

Project Lifespan (Year) Year No. Dwelling No. (cum) Ha (net) Ha (gross)
2023 1 408 22.7 37.1
2024 2 816 45.3 74.2
2025 3 1224 68.0 111.3
2026 4 1632 90.7 148.4
2027 5 2040 113.3 185.6
2028 6 2448 136.0 222.7
2029 7 2856 158.7 259.8
2030 8 3264 181.3 296.9
2031 9 3672 204.0 334.0
2032 10 4080 226.7 371.1
2033 11 4488 249.3 408.2
2034 12 4896 272.0 445.3
2035 13 5304 294.7 482.4
2036 14 5712 317.3 519.6
2037 15 6120 340.0 556.7
2038 16 6528 362.7 593.8
2039 17 6936 385.3 630.9
2040 18 7344 408.0 668.0
2041 19 7752 430.7 705.1
2042 20 8160 453.3 742.2



Stage Planning
Assumed Sales Rate 23 Per Month
Assumed Sales Rate 276 Per Year
Developable Area (dwellings) 18 Per Ha
Area taken up (ha) 1.28 Per Month
Area taken up (ha) 15.3 Per Year

Project Lifespan (Year) Year No. Dwelling No. (cum) Ha (net) Ha (gross)
2023 1 276 15.3 25.1
2024 2 552 30.7 50.2
2025 3 828 46.0 75.3
2026 4 1104 61.3 100.4
2027 5 1380 76.7 125.5
2028 6 1656 92.0 150.6
2029 7 1932 107.3 175.7
2030 8 2208 122.7 200.8
2031 9 2484 138.0 225.9
2032 10 2760 153.3 251.0
2033 11 3036 168.7 276.2
2034 12 3312 184.0 301.3
2035 13 3588 199.3 326.4
2036 14 3864 214.7 351.5
2037 15 4140 230.0 376.6
2038 16 4416 245.3 401.7
2039 17 4692 260.7 426.8
2040 18 4968 276.0 451.9
2041 19 5244 291.3 477.0
2042 20 5520 306.7 502.1
2043 21 5796 322.0 527.2
2044 22 6072 337.3 552.3
2045 23 6348 352.7 577.4
2046 24 6624 368.0 602.5
2047 25 6900 383.3 627.6
2048 26 7176 398.7 652.7
2049 27 7452 414.0 677.8
2050 28 7728 429.3 702.9
2051 29 8004 444.7 728.0
2052 30 8280 460.0 753.1
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Appendix 3 – Plan 3 Future Urban Structure (BNWPSP August 2019)  
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Appendix 4 – Plan 12 Utilities (BNWPSP August 2019)  
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Appendix 5 – Plan 13 Precinct Infrastructure Plan (BNWPSP August 2019) 



 

 
30 

Appendix 6 – Likely Development Sequencing – Hazelwynde, Yarra Valley 
Water –Plans 1 to 11 
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The cities of 
tomorrow will 
be different. 
We’ll lead 
you there. 
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