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2. 

2. Introduction 
2.1 Credentials & Experience 
 
My name is Francis Olaf (Frank) Hanson and I am an Urban Designer and 
Landscape Architect based at 64-66 Wales Street, Thornbury Victoria. 
My qualifications and experience are set out in Appendix A of this report and 
summarised below. 
 
I have worked as an Urban Designer & Landscape Architect for nearly 34 years and 
have experience on a diverse range of projects, locally, nationally and overseas in 
both the public and private sectors.  
2.2 Prior involvement with the Amendment 
 
With regard to the Amendment C106mith to the Mitchell Planning Scheme 
(Amendment) Beveridge North West Precinct Structure Plan, while Principal Urban 
Designer at The Victorian Planning Authority (VPA), I helped prepare the urban 
context analysis, developed concepts and visualisations for land use, including 
residential areas, schools, local town centres and a major town centre. I also 
attended workshops with government agencies and developers. 
 
Most recently, I have assisted the VPA in the negotiations with submitters with the 
provision of advice on landscape issues pertaining to the Rural Conservation Zone 
and interfacing areas. 
 
2.3  Instructions 
 
As a preliminary matter, I was instructed to review the briefing material provided, the 
subject of the Amendment C106mith to the Mitchell Planning Scheme (Amendment)  
Beveridge North West Precinct Structure Plan PSP which seeks to incorporate the 
PSP into the Mitchell Planning Scheme.  I was then directed to:  
 
1. Review the exhibited amendment1 and background materials (as relevant), 

submissions and the VPA’s response to submissions (to be tabled 26 June);  
2. Prepare an expert witness statement in accordance with the PPV Guide to 

expert evidence;  
3. Appear at the panel hearing to provide expert evidence.  

 
I was instructed that my expert witness statement should, in addition to any other 
relevant matter, address the following issues: 
 
1. With a focus on Spring Hill, outline the key landscape elements to be protected 

through the application of the Rural Conservation Zone (RCZ);  

 
1 The exhibited amendment documents do not show a proposed quarry as mentioned in “The Landscape and Visual 
Assessment” by Planisphere, Final Report September 2014 prepared for the Metropolitan Planning Authority. I did not consider 
a quarry in my assessment for this report.  
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2. Briefly outline the work you have undertaken with the VPA in response to 
submissions;  

3. Provide your expert opinion regarding where the RCZ boundary should be drawn. 
In providing your expert opinion, please address the following matters (this can 
be done by heading or in substance):  
§ Are any changes to the exhibited RCZ boundary appropriate?  
§ If changes are appropriate, where should the RCZ be drawn? 
§ Where your preferred RCZ boundary follows a particular contour, why has 

that contour been chosen? 
§ Where your preferred RCZ boundary shifts from one contour to another 

contour: 
§ Is there an appropriate rational for shifting from one contour to 

another in that location?  
§ Are contours appropriately joined? 

4. To the extent you can comment, does your proposed RCZ boundary respond to 
bushfire concerns?  

5. How does your proposed RCZ boundary include or exclude land in response to 
development constraints or opportunities;  

6. If any area is within the exhibited RCZ boundary but is outside your proposed 
RCZ boundary, explain why you consider that land should be outside the RCZ 
boundary and therefore developable. 

 
In undertaking my expert report, I have inspected the site and neighbouring areas 
over a number of years on this and related projects and have considered the 
following documents: 
2.4 Materials reviewed in undertaking this report 
 
The Landscape and Visual Assessment by Planisphere, Final Report September 
2014 prepared for the Metropolitan Planning Authority  
 
Beveridge Northwest Precinct Structure Plan August 2019 
as exhibited by the Victorian Planning Authority 
 
The North Growth Corridor Plan Growth Areas Authority 2012 
 
Planning Practice Note 42 - Applying the Rural Zones DELWP, June 2015 
 
VPA Response to Submissions Table, June 26, 2020. 
I reviewed submission responses to submission numbers 3, 18,19, 20, 22, 24, 27 
and 33 which were identified in my brief as raising landscape issues.  
 
I also reviewed the application of the Rural Conservation Zone in the City of 
Whittlesea, where I have provided Consultant Services, acted on behalf of 
developers and served as the Team Leader of Urban Design.  In this review included 
the delineation of the Quarry Hills Parkland in a study which I prepared: Quarry 
Hills/Darebin Creek Parkland - Urban Design and Landscape Interface - Contour 
Design for the City of Whittlesea, October 2005 
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3. Summary of Opinion 
 
It is my opinion that Amendment C106mith to the Mitchell Planning Scheme 
(Amendment) Beveridge North West Precinct Structure Plan (PSP which seeks to 
incorporate the PSP into the Mitchell Planning Scheme responds appropriately to the 
existing landscape setting and topography of the subject site. With regard to the 
focus of my evidence, the application of the Rural Conservation Zone to the Spring 
Hill Cone and the western elevated portions of the site, it is my opinion that the 
exhibited boundary is generally appropriate but my investigations and subsequent 
discussions between the VPA and affected parties shows that there are potential 
modifications which are minor in nature which can improve the intended outcome of 
the zone. From this review I have determined that key elements that can be used to 
determine the RCZ boundary so that it protects the unique features of the Spring Hill 
Cone and the adjoining landscape are: 

• Protection of the Cone; 
• Protection of representative areas of rock outcrops and boulder fields; 
• Creating a “meaningful inter urban break” and one which allows the Cone to 

“stand proud” as part of a series of volcanic regional landmarks 
• Inclusion of areas of similar slope (designated less suitable for development 

and which assist in defining the cone proper) based on an overlay of the slope 
analysis, contours and the FUS  

• Consideration of bush fire management, long term maintenance, 
management and 

• Ensuring that the basis of the boundary has a defendable rationale. 
 
My examination of similar applications of the zone in the City of Whittlesea offers an 
example of how this might be achieved (refer Appendix B - Applied examples of the 
Rural Conservation Zone City of Whittlesea) 
 
Protection of the Spring Hill Cone and associated landscapes through the 
implementation of the Amendment ensures that the character and amenity of the 
area, from a landscape and placemaking perspective, will be enhanced. The 
landscape functionality and outcome will be appropriate to the area and make a 
positive contribution to the character of The Shire of Mitchell. 
 

4. Context/Location 
 
The PSP is located at the northern end of the Northern Growth Corridor Plan area.  
 
The PSP is adjoined to the north by the Wallan South & Wallan East (Part 1) PSP 
area, the Urban Growth Boundary to the west (along Old Sydney Road), the Hume 
Freeway to the east and Camerons Lane to the south.  
 
The future Beveridge North East and Northern Freight PSP’s lie east of the Hume 
Freeway from the PSP. The Mandalay estate, the approved Beveridge Central PSP 
and the future Beveridge South West PSP are situated south of Camerons Lane.  
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The Land within the PSP is primarily used for grazing and has undulating 
topography, particularly in the north-west, and north-east (Spring Hill). 
 

5. Review of matters in the brief 
5.1 With a focus on Spring Hill, outline the key landscape elements to be 
protected through the application of the Rural Conservation Zone (RCZ) 
 
In forming my views, I have drawn on my knowledge of the site and a review of the 
subject land and its context. In addition, I reviewed the following documents: 

§ The Landscape and Visual Assessment by Planisphere, Final Report 
September 2014 prepared for the Metropolitan Planning Authority  

§ The North Growth Corridor Plan in Growth Corridor Plans by The Growth 
Areas Authority 2012  

§ Beveridge Northwest Precinct Structure Plan August 2019 as exhibited by 
the Victorian Planning Authority and 

§ Planning Practice Note 42 Applying the Rural Zones, June 2015, DELWP 
 
Rural Conservation Zone 
 
As a part of my review I note that Rural Conservation Zone is part of suite of Rural 
Zones for Victoria that “have been developed to "recognise and protect rural areas 
that are environmentally sensitive." (PPN42 DEWLP page 1) 
 

The Rural Conservation Zone is a conservation zone that caters for rural areas with 
special environmental characteristics” (PPN42 P4) 
 
Rural Conservation Zone Purpose 
To implement the SPPF and the LPPF, including the MSS and local planning 
policies. 
To conserve the values specified in a schedule to the zone. 
To protect and enhance the natural environment and natural processes for their 
historic, archaeological and scientific interest, landscape, faunal habitat and cultural 
values. 
To protect and enhance natural resources and the 
biodiversity of the area…” (PPN42 p5) 
 
Main Features of the Rural Conservation Zone 
"The Rural Conservation Zone is primarily concerned with protecting and conserving 
rural land for its environmental features or attributes.” 
(PPN42 p5) 
 
Where should the Rural Conservation Zone be applied? 
 
The Rural Conservation Zone is designed to be applied to rural areas where: 

• the protection of the environmental features of the land is of primary strategic 
importance including, for example, native vegetation, flora and fauna, 
significant habitats, or they could relate to the visual qualities of the land 

 
If the environmental or landscape features cover a large rural area, the Rural 
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Conservation Zone is likely to be suitable."  (PPN42 DEWLP page 11) 
Possible Rural Conservation Zone areas include: 

• rural areas of high scenic or landscape value” (PPN42 DEWLP page 1) 
 
The North Growth Corridor Plan  
 
The PSP must appropriately respond to and refine the high-level objectives 
contained within the North Growth Corridor Plan (NGCP). My review suggests that 
the submissions to date have raised issues and address matters of how the broader 
corridor plan has been refined into the more detailed PSP.  As a result of a “trickle-
down effect” from the broadscale Corridor Plan to site specific matters raised on 
individual properties within the PSP, there are ramifications for high level “broad 
strokes” made in the Growth Corridor Plan – (a plan covering many hundreds of 
square hectares) when they are applied at the more detailed site-specific level: 
 

 
This is a summary which I derived from a document prepared by the Growth Areas Authority (now the 
VPA) Source Growth Corridor Plans by The Growth Areas Authority 2012 p 6 
 
This diagram shows that the level of detail becomes more important at the local 
(permit) plan level. At a corridor scale, a broad “brush” of an open space corridor 
may appear entirely reasonable, but when applied on the ground it becomes more 
important to be site-specific in detail. In the case of Beveridge North West and the 
RCZ, the width of a line on a corridor plan can be many tens of meters at the PSP 
and Permit level and more detailed features and levels surveys not previously 
available can be highly effective in determining the boundary for protection of key 
features. 
 
Key landscape elements which I identified in the NGCP and which I believe are to be 
protected through the application of the Rural Conservation Zone (RCZ) include: 
 
The North Growth Corridor Plan identifies the subject land as being of interest: 

“The Melbourne north Growth corridor is characterised by a large valley floor 
space, flanked by the foothills of the Great Dividing Range, and incised by the 
Merri and Darebin creeks. The key landscape features that form part of the 
broader setting for urban development include: 
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• Retention of key views to the hills that flank the growth corridor to the 

west, north and east. 
• Retention of distant views from the Growth corridor to the Great Dividing 

Range to the north and north east. 
• Retention of an inter-urban break between the northern edge of the 

Growth Corridor and Wallan. This will be achieved by ensuring that the 
edge of urban development is just south of the saddle that commences at 
the intersection of Old Sydney Road and Beveridge Darraweit Road, and 
links south-east to Mt Fraser.” (NGCP page 57) 
 

 
 
Extract from the Northern Growth Corridor Plan, GAA 2012 red circle highlights the 
interurban break 
 
Landscape and Visual Assessment  
by Planisphere, Final Report September 2014  
prepared for the Metropolitan Planning Authority 
 
Planisphere prepared a comprehensive analysis of the existing site conditions in 
2014 in anticipation of the Precinct Structure Plan process.  The analysis concludes 
that there are a number of areas that “…could possibly be incorporated into a 
conservation zone of open space” (Planisphere page 55)  
 
The consultants examined the site in the broad context of the Corridor Plan and in 
detail including which I have summarised as follows: 

• Land Use 
• Terrain 
• Water Mountain Views 
• Road Views 
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• Character Areas Summary 
 
They identified key visual character elements including the impacts of the site’s 

• Geology 
• Trees 
• Slope  
• With a Summary of Elements 

 
There were several case study investigations of urban treatments in similar 
circumstances and a series of recommendations for the future development of the 
site including: 
 

Overview 
• Spring Hill Cone 
• Creek Side Hills 
• Open Plains 
• Components 

 

 
     Landscape Character Areas (Planisphere page 51) 
 

This is a summary of key recommendations made by Planisphere:  
 
The following recommendations are derived from the consultants’ analysis of the key 
visual and landscape elements of the Beveridge North West precinct and an 
assessment of the case study sites.  It is considered that the recommendations 
implement the following objectives of the Precinct Structure Planning Guidelines: 

• Image and character 
• Open space and natural systems 
• Integrated water cycle management. (Planisphere page 55) 

 
I have extracted the key elements of the Planisphere summary in this and following 
tables: 
  

LANDSCAPE CHARACTER 
AREAS 
Reflect the key characteristics 
(as listed below) of the 
landscape character areas in 
new development. 
 
Open Plain:   
Retain significant trees and 
waterway features 
 
Creek Side Hills:  
Retain undulating topography 
and the creek valley 
 

WATERWAYS 
Provide pedestrian and visual 
connections along waterway 
corridors. 

Retain existing dams where 
possible to provide wetland 
and water features. 

Utilise waterway corridors to 
provide linkages between open 
space areas. 
 
Extend connections along 
waterways where identified to 

LANDFORM 
Retain Spring Hill Cone as a 
significant visual landmark 
in the area. 
 
Utilise high points to provide 
public views over the 
surrounding landscape. 
 
Development on undulating 
landforms should 
incorporate larger lot sizes 
and frontages to allow for 
more sensitive 
development. 

LANDSCAPE 
Retain identified High 
and Very High Value 
trees, preferably within 
the public realm (e.g. 
along roadsides, public 
open space). 

Retain stone outcrops 
and incorporate into 
public realm where 
possible. 

Provide vegetative 
screening along the 
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Spring Hill Cone:  
Retain the smooth landform  
and rock outcropped surface 
free of buildings and major 
alterations to the landform. 
 
Further recommendations 
relating to the landscape 
character areas are outlined 
in the following pages of this 
recommendations chapter. 

provide additional linkages to 
surrounding areas. 
 
Development along creeks and 
water features should front 
these spaces to provide an 
attractive interface and passive 
surveillance. Minimal fencing 
should be used along these 
interfaces.  
 

Buildings on steeper slopes 
(e.g. >20%) should be 
avoided. 

Lay out roadways to 
minimise sites that slope 
uphill from roadways. 

Any quarry developed on 
the site should avoid the 
Spring Hill Cone slopes if 
possible and be well 
screened by informal native 
or indigenous planting. 

Hume Highway interface 
where elevated above 
the site. 
Cone as a significant 
visual landmark in the 
area. 
 

(Planisphere page 51) 
 
“CHARACTER AREA RECOMMENDATIONS: SPRING HILL CONE  
The Spring Hill Cone has the highest significance of the three identified landscape 
character areas. This character area is considered more significant due to its high 
visibility from long and short distances and the quality of the landscape.” 
(Planisphere page 57) 
 

VISUAL SIGNIFICANCE 
As a single landform, the Spring Hill 
Cone is the most significant landscape 
feature of the precinct because of its 
visual prominence from surrounding 
areas, particularly along the Hume 
Freeway. 

This land form is a significant feature 
both as single hill and as its role in the 
series of cone hills which punctuate 
the valley from north to south. 
 

LANDSCAPE SIGNIFICANCE 
The landscape quality of the Spring 
Hill Cone is significant due to its 
stoney surface and the lack of 
planting. This creates a smooth 
pastured landform that represents the 
typical Hill Cones in the valley. The 
lack of trees also creates open views 
across the site to all directions. 

RECOMMENDATIONS OVERALL 
Any built form or development on the 
Spring Hill Cone would be highly visible 
from most locations in the valley. 
Furthermore, it would require significant 
earthworks to establish functional road 
gradients and viable building sites.  

The landscape and visual assessment 
undertaken for the site considers the 
site significant enough to remain 
undeveloped and to be used as public 
open space. This could be enhanced 
through the use low height landscaping 
and possibly a viewing platform. 

(Planisphere page 53)  
 
Planisphere prepared a Components plan with an accompanying Recommendation 
Table which highlights key items (numbered) with objectives (as per the Precinct 
Structure Planning Guidelines) and recommendations: 
 

 

Components Plan 
(Planisphere page 58 
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Recommendations 
Table (Planisphere 
page 59 

 
I have extracted the relevant items in the Detail of the Components and 
Recommendations (See Below) 
 

 

Detail of 
Components 
Plan 
(Planisphere 
page 58) 

1 The Spring Hill Cone visual and landscape character could be retained by 
designating the area as open space  

Extract from 
Recommendation 
Table 
(Planisphere 
page 59 

2 The proposed quarry could disturb the sloping pasture character of Spring Hill 
and is located in a highly visible location from both the north and south. If the 
quarry construction could not be avoided planting around the quarry should be 
in an informal arrangement following contours to blend in with the landform as 
much as possible.  

5 To maintain the Wallan Open Plain ridge area, so views from Wallan are not 
obstructed by development, it would be beneficial to designate the ridge area 
as open space.  

10 Incorporating retained trees into the public realm by planning roads to align 
with significate tree rows would help in maintaining the existing character 
elements.  

15 Where possible, retention of stoney surfaces and outcrops and incorporating 
them into the open space landscape design would help maintain the landscape 
character.  

17 Areas of significant or sensitive slope changes could possibly be incorporated 
into a conservation zone of open space  

After a thorough analysis of the subject site and surrounds, the key 
recommendations from Planisphere which relate to the Spring Hill Cone and the 
RCZ boundary are as follows: 
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“To maintain the Wallan Open Plain ridge area, so views from Wallan are not 
obstructed by development, it would be beneficial to designate the ridge area 
as open space. 
 
Where possible, retention of stoney surfaces and outcrops and incorporating 
them into the open space landscape design would help maintain the 
landscape character.  
 
Areas of significant or sensitive slope changes could possibly be incorporated 
into a conservation zone of open space” (Planisphere page 59) 

 
My opinion of the preceding background review 
 
In my opinion, the Future Urban Structure prepared by the Victorian Planning 
Authority can achieve most of the high-level objectives set out by the Growth 
Corridor Plan and the intent of the Rural Conservation Zone. It also has taken strong 
consideration of the Planisphere recommendations in protecting and enhancing 
important landscape values. The Planisphere report was prepared some six years 
ago, and a great deal of additional site investigation work has been undertaken 
including more detailed slope analysis.  It is important to note that the Planisphere 
report was not required to consider the implications for the recommendations on the 
ultimate overall urban form, but rather that the area would become “urbanised”. 
 
From this review I have determined that the key elements that can be used to 
determine the RCZ boundary so that it protects the unique features of the Spring Hill 
Cone and the elevated western area of the PSP are: 

• Protection of the Cone; 
• Protection of representative areas of rock outcrops and boulder fields; 
• Creating a “meaningful inter urban break” and one which allows the Cone to 

“stand proud” as part of a series of volcanic regional landmarks; 
• Inclusion of areas of similar slope (designated less suitable for development 

and which assist in defining the cone proper) based on an overlay of the slope 
analysis, contours and the FUS; 

• Consideration of bush fire management, long term maintenance, 
management; and 

• Ensuring that the basis of the boundary has a defendable rationale. 
 
5.2 Briefly outline the work you have undertaken with the VPA in response to 
submissions: 
 
Working with the VPA I was given access to the submission responses and to work 
prepared by consultants on properties affected by the RCZ and by other submitters. 
The intent of this work was to gain an understanding of the issues raised by 
submitters, the basis for their responses and to determine if there were areas of 
commonality and where revisions to the RCZ boundaries could potentially be made. 
 
Through a series of iterations, I worked with the VPA to review submitted plans 
reports and comments and determine points in common and points of difference. 
 



Beveridge North West PSP - Expert Witness Statement 
 

Frank Hanson | Urban Design   
 

12. 

I then worked with the VPA to develop a fairly clear set of principles/considerations 
around how to apply the Rural Conservation Zone to justify any amendments 
including: 
 
Landscape -addressing the fundamental attributes of the landscape as outlined in 
the Planisphere Report including: 
 

§ Elevation  
§ Slope 
§ Rock outcrops 
§ Trees, buildings etc. 
§ Views  

Alignment of outcomes with application of planning tools 
§ RCZ 
§ General Residential /Urban Growth 

Bushfire Issues: 
§ Simplification of complex interfaces resulting in a more defendable boundary 

Future Urban structure 
§ Delineating logical/sustainable neighbourhoods 
§ Walkable catchments 
§ The requirement for the urban form to reach a critical mass delineating 

logical/sustainable neighbourhoods and consideration of walkable catchments 
to the Local Town Centres, schools and other facilities. 

§ Potential future open space access  
 
The potential to provide logical points of access to a potential future open space on 
the Spring Hill Cone similar to that of the Quarry Hills Park in The City of Whittlesea 
was also considered (refer Appendix B).  
 
There were a number of proposals raised by the submissions which I (and later the 
VPA) did not support, including moving the line of proposed development with a 
subdivision layout much further up the slope of the southern cone face. This and 
other intrusions into the exhibited RCZ area were not considered following my 
detailed analysis of the existing RCZ boundary and subsequent modifications to the 
boundary as outlined in the following section. 
 
Methodology 
 
Using mapping information supplied by the VPA, I overlaid on to a base plan the 
following layers: 

§ Contours 
§ Slope Analysis 
§ Vegetation 
§ Cadastre 
§ Aerial Photograph 
§ The Exhibited Future Urban Structure Plan 

 
This mapping required several iterations. 
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The overlay of the contour and slope information revealed, in particular, as noted 
previously, the need to consider how the level of detail becomes more important at 
the local (permit) plan level and that high-level overarching policy decisions can have 
enormous ramifications.  At a corridor scale a broad “brush” of an open space 
corridor as expressed by the RCZ may appear entirely reasonable but when applied 
on the ground it becomes more important to be site-specific in the detailed 
delineation of the boundary. In the case of Beveridge Northwest and the RCZ, the 
more detailed features and levels surveys not previously available have been highly 
effective in determining the areas that should potentially be included within the RCZ. 
This resulted in some minor but important potential changes to the RCZ boundary 
which may assist in creating a more realistic and defensible boundary. The key 
findings were as follows: 

§ It is evident when looking at the plan that simply using a contour line will not 
result in a consistent approach because there are so many variations along a 
line delineating “areas of the same elevation”. 

§ Key elements that we need to group are areas of similarly steeper slopes, 
areas of rock outcrops and boulder fields and others. 

§ It is necessary to use this combination of elements that allow Spring Hill Cone 
to stand “proud” of its surroundings and maintain a viable space at the 
regional scale that creates the interurban break and provides a “meaningful” 
open space. 

 
The following diagrams are provided to explain the rationale for the proposed Spring 
Hill Cone boundary to the RCZ. Following this are proposed treatments to other 
portions of the RCZ for the site. 
 
Potential Spring Hill Cone RCZ boundary modifications: 
 

 
313 metre contour 

The yellow line shown at left is one of the 
selected contours which the proposed RCZ 
boundary follows. In this first image the 
boundary follows the 313 metre contour at the 
base of a steep sloped area greater than 10-
15 %) from the southern end of the Northern 
Highway Boundary until the slope becomes 
less steep, less than 10 %. 

 
325 metre contour 

From the point where the slope becomes less 
steep as described above, the proposed 
boundary follows a diagonal line which 
connects the line formed by the 313 m contour 
to the 325 contour and around this line until 
the slope increases above 10-15 %.  The 
proposed RCZ boundary then follows a 
diagonal down to the 317 m contour along the 
western edge of the protruding sloped area 
(circled in red). 
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329 metre contour 
 

The proposed RCZ boundary then follows the 
base of the steeper sloped area along the 317 
metre contour line then along a diagonal line 
below a steeper slope (above 10-15 %) until it 
joins the 329 metre contour.  
 

 
324 metre contour 

It follows the 329 metre contour until it meets 
the southern edge of the east- west linking 
strip then follows the 324 metre contour 
around the top of the cone to the Northern 
Highway Boundary. 

 

 
Potential Combined Revised Boundary 

The revised Cone boundary 
comprised of contours from 
the above analysis joined 
along areas of common 
slope, rock outcrops and 
scattered boulders.  

 
The lines formed by the above key moves are joined by diagonals across steep 
slopes. The resulting lines have then been regularised to remove small aberrations 
to the overall boundary and to provide ease of maintenance, emergency access and 
constructability on edges.  
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The proposed zone boundary includes the two cone “peaks and large areas of 
boulder and rock outcrops as per the Planisphere recommendations as shown 
below: 
 

 
Modified Potential Combined Revised Zone Boundary overlaid on detail area extracted from 
Planisphere Component [Recommendation] plan (Planisphere page 58) 
 
A similar approach was applied to the elevated sloped areas on the western side of 
the PSP area with the approach summarised in this diagram (with bright green areas 
included in revised RCZ area and orange areas excluded): 
 

 
Potential modifications to the RCZ on the western portion of site  
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5.3 Provide your expert opinion regarding where the RCZ boundary should be 
drawn. In providing your expert opinion, please address the following 
matters (this can be done by heading or in substance):  

 
§ Are any changes to the exhibited RCZ boundary appropriate?  

Yes. There are a number of changes which have been shown in the 
preceding discussion and shown below in the Overall Recommendations Plan 
which provide a logical approach to the delineation of the boundary and which 
can assist in providing a clear and defensible boundary.  
 
In addition to the changes recommended above for the Spring Hill Cone and 
the western elevated areas, the active recreation area shown between the two 
arterial roads has been recommended to be reoriented:  

• To ensure an open space connection between the arterials 
• To assist in creating a stronger inter-urban break character 
• To allow for a reduced residential interface to arterial roads and   
• A more flexible interface with the Wallan South PSP. 

 
The total area of the RCZ before the changes was approximately 192.3 Ha. 
Removing the strip between the two arterials reduced that by about 9.2 ha but 
this is still shown as an active an open space break and will appear as a 
visual open space break. 
Approximately 2.26 ha was added into the RCZ by rationalizing or “smoothing” 
and the same process removed approximately 7.3 Ha from the RC zone area 
The total of the new RCZ contained in the potential revised boundary is 
approximately 178.05 Ha or a 7 per cent reduction overall. 
 

§ If changes are appropriate, where should the RCZ be drawn? 
There changes which have been described above and shown in the Overall 
Recommendations Plan and details below: 

 

 
Potential modifications to the RCZ with descriptions of key rationale  
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Detail of Potential modifications to the RCZ on the eastern portion of site  
Orange area excluded from RCZ. 
 

§ Where your preferred RCZ boundary follows a particular contour, why 
has that contour been chosen? 
 
Contours have been selected wherever possible to coincide with the boundary 
delineated in the exhibited RCZ. Deviations are based on such factors as 
inclusion of areas of similar slope (designated less suitable for development 
and which assist in defining the cone proper) based on an overlay of the slope 
analysis, contours, rock outcrops and the boundaries of the FUS and 
consideration of bush fire management, long term maintenance and 
management. 
 

§ Where your preferred RCZ boundary shifts from one contour to another 
contour: 

§ Is there an appropriate rational for shifting from one contour 
to another in that location?  
Yes, as above 

§ Are contours appropriately joined? 
Yes, as above. 
 

5.4 To the extent you can comment, does your proposed RCZ boundary 
respond to bushfire concerns?  
 
In my Landscape Architectural studies at the University of Melbourne I spent nearly 3 
years focused on design related to bushfire recovery at Mt Macedon following the 



Beveridge North West PSP - Expert Witness Statement 
 

Frank Hanson | Urban Design   
 

18. 

1983 Ash Wednesday Bushfires. When I was appointed Team Leader, Urban Design 
at the City of Whittlesea in 2009, following the Black Saturday Bushfires, I sat in the 
same area as the Bush Fire Recovery Team and was exposed to the consequences 
of bushfires in peri urban areas. These experiences and other have instilled in me 
the need to consider the impact of bushfire and grass fires on design and planning 
decisions in these peri urban areas. 
 
Urban Designers and Landscape Architects have responded to these threats in 
applying fire safety principles in design. This includes neighbourhood layouts which 
promote multiple egress points, clear wayfinding and activated interfaces to fire 
prone open space including perimeter roads and limited or no flammable fencing on 
open space boundaries. In landscape design it includes provision of canopy breaks 
and limited understorey planting in key areas. 
 
Protection of human life must be paramount in urban planning and design. The 
matters raised by the Country Fire Authority in their submission are of extreme 
importance in light of the recent and historic bush fire activity in Victoria.   
 
A pertinent example of how an accessible and manageable boundary between urban 
development and open space resulted in less damage than might otherwise have 
been expected, occurred during a bushfire on December 30, 2019 at University Hill 
in Bundoora on the Plenty River Gorge in the City of Whittlesea. The site is less than 
16 kilometres from the CBD of Melbourne and metres from homes and the 
Metropolitan Ring Road. Where the fires met properties, which abutted the gorge 
with standard fences and with restricted access, there was damage to property but 
where there was a perimeter road which provided ready access to the fire appliances 
and a well maintained, low grassed buffer, the damage was contained. I worked on 
the site analysis for the then Janefield (now University Hill) site in the early 1990s. 
 

 

 
 
 
 
 
University Hill Zoning Plan 
Whittlesea Planning Scheme 
accessed online 
 

 

 

 
 
 
 
 
 
 
Area of Fire December 30, 2019 accessed 
from CFA online  
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Google Earth image of area where 
impacted (note cleared setback to gorge) 
 
 

 
Grass fires are likely to be a feature of the RCZ at Beveridge North West for the 
foreseeable future so creating an easily accessed interface to the perimeter of the 
RCZ as far as possible should be a strong consideration in planning for this area. 
 
5.5 How does your proposed RCZ boundary include or exclude land in 
response to development constraints or opportunities;  
 
An attempt has been made to balance the need to protect the landscape values of 
the RCZ while recognising as Planisphere notes: “The site has been identified as 
future land supply primarily for residential land use. The assessment will be used to 
better inform the Precinct Structure Plan (PSP)” (Planisphere page 7) It is this 
balancing of, sometimes, conflicting needs that is the essence of planning.  Areas 
which were removed generally were either in response to the need to rationalise 
irregular shapes to reduce interface to potential bushfire hazards (as noted) but also 
to: 

§ Isolate areas containing similar steeper slopes 
§ Help delineate areas of steeper slopes 
§ Maintain exemplar areas of significant rock outcrops 
§ To assist orderly urban development by creating a greater critical mass to 

help create a more logical neighbourhood form and increase the net 
developable area within the walkable catchment of the Local Town Centre 

 
 
5.6 If any area is within the exhibited RCZ boundary but is outside your 
proposed RCZ boundary, explain why you consider that land should be 
outside the RCZ boundary and therefore developable. 
 
There are large areas (refer Slope overlaid on FUS below) which exhibit similar 
conditions to those which are demonstrated within the exhibited RCZ area, 
particularly to the south of the “saddle” formed between the Spring Hill Cone and the 
western elevated area. What they do not demonstrate is the large contiguous areas 
of the exhibited RCZ which contain the regional landmark cones and provide 
regional views.  
 
These areas (as seen on the aerial photograph below) have been significantly 
altered by the impact of cropping and grazing, use by Yarra Valley Water and for 
other farming uses.  This includes land on the southern edge of Spring Hill Cone 
which includes the dwelling and supporting landscape.  The Creekside Hills area 
(described in the Planisphere report) has been significantly altered by land use 
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practices as well. 
 

 
Aerial view of PSP site accessed from Google Earth July 2020 
 
This is not to imply that these are “expendable” landscapes, they should be subject 
to best practice planning and design controls appropriate to sloping sites. They can 
become important placemaking elements if careful design considerations are 
implemented. Design interventions in these sloping areas can provide future points 
of access into the Spring Hill Cone and the western elevated areas while others can 
be used as important placemaking elements within new neighbourhoods.  
 

 
Areas of similar slope to the RCZ (source VPA) shown marked with red line. The green 
arrow delineates the high level inter-urban break of the NGCP. 
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6. Conclusion 
 
It is my opinion that Amendment C106mith to the Mitchell Planning Scheme 
(Amendment) Beveridge North West Precinct Structure Plan (PSP which seeks to 
incorporate the PSP into the Mitchell Planning Scheme responds appropriately to the 
existing landscape setting and topography of the subject site.  

It is my opinion that the application of the Rural Conservation Zone to the Spring Hill 
Cone and the western elevated portions of the site, boundary is generally 
appropriate but my investigations and subsequent discussions between the VPA and 
affected parties shows that there are potential modifications, minor in nature, which 
can improve the intended outcome of the zone. 

From this review I have determined the key elements that can be used to determine 
the RCZ boundary so that it protects the unique features of the Spring Hill Cone and 
the adjoining landscape are: 

§ Protection of the Spring Hill Cone; 
§ Protection of representative areas of rock outcrops and boulder fields; 
§ Creating a “meaningful inter urban break” and one which allows the Cone to 

“stand proud” as part of a series of volcanic regional landmarks 
§ Inclusion of areas of similar slope (designated less suitable for development 

and which assist in defining the cone proper) based on an overlay of the slope 
analysis, contours and the FUS  

§ Consideration of the Future Urban structure by delineating logical/sustainable 
neighbourhoods and consideration of walkable catchments to the Local Town 
Centres, schools and other facilities 

§ Consideration of bush fire management - simplification of complex interfaces 
resulting in a more defendable boundary 

§ Consideration of long-term maintenance, management and 
§ Ensuring that the basis of the boundary has a defendable rationale. 

I note that this statement has been prepared in accordance with Planning Panels 
Victoria Guideline No. 1 - Expert Evidence and I have made all the inquiries that I 
believe are desirable and appropriate and that no matters of significance have been 
withheld from the Panel. 
 
 

 
 
Frank Hanson 
MLArch MP&D (Urban Design) AAILA RLA  
Frank Hanson|Urban Design  
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Appendix A Response to Planning Panels Victoria G2 Guide to 
Expert Evidence 
 
1. Name and Professional Address of Expert 
Francis Olaf Hanson 
Frank Hanson/Urban Design. 
64-66 Wales Street, Thornbury, Victoria 3071 
Telephone 0410 463 329 
 
2. Qualifications and Professional Affiliations 
 
Master of Planning & Design (Urban Design) The University of Melbourne   1990 
Master of Planning & Design (Urban Design) The University of Melbourne  1986 
Diploma of Management, RMIT University    2011 
Bachelor of Fine Arts (Art) University of Calgary  1981 

 
Registered Landscape Architect – # 556 – Current  
Associate Australian Institute of Landscape Architects (AILA)  
Member VPELA - Victorian Planning & Environmental Law Association  Current  

 
Industry Member Course Advisory Panel School of Architecture 
and Built Environment   
Deakin University  

2017-to 
present 

 
Member/Chair Course Advisory Panel   
Landscape Architecture Program, Faculty of Architecture Building 
and Planning 
The University of Melbourne 

2002-2011 

 
Experience: 
 
Landscape Architect Public Works Department Victoria 1985-86 & 1989 -90 
Landscape Architect Various Private Practices Toronto, Canada 1986 - 89 
Landscape Architect Tract Consultants 1990 - 92 
Director Pelham Design Studio Pty Ltd/Frank Hanson Pty Ltd 1992 - 99 
Contour Consultants Urban Designer/Landscape Architect 
(Consultant) 

1997-99 

Urban Designer/Landscape Architect MDG Pty Ltd 1999- 2002 
Associate/Landscape Architect/Urban Designer Contour Design 2002 - 2004 
Associate/Senior Urban Designer - EDAW/AECOM 2004 – 06 
Principal Urban Designer – Urbis 2006 – 09 
Team Leader Urban Design - City of Whittlesea 2009 - 12 
Manager Urban Design + Planning – Architectus 2012 - 14  
Principal Urban Designer - Victorian Planning Authority (VPA)   2014 - 19 
Principal City Shaper – RPS 2019 – 20 
Frank Hanson Urban Design Current 

 
Teaching & Lecturing: 
 
Adjunct Professor RMIT University School of Global, Urban and 
Social Studies 

2011-14 



Beveridge North West PSP - Expert Witness Statement 
 

Frank Hanson | Urban Design   
 

23. 

Honorary Senior Fellow - Faculty of Architecture Building and 
Planning - The University of Melbourne   
 

2004-09 

Frank taught and tutored postgraduate and undergraduate 
students in the RMIT University School of Global, Urban and 
Social Studies with Dr Beau Beza 
 
Frank has given lectures to Urban Planning students at Deakin 
University and has taken students on urban design ‘walks’ in 
central Melbourne. Frank has also lectured and tutored in Urban 
Design and Landscape Architecture subjects at the University of 
Melbourne 

2008-14 

 
Panels & Committees: 
 
Industry Member Course Advisory Panel School of Architecture 
and Built Environment Deakin University  
 

2017- Current 

Member Urban Design Assessment Panel for the Level Crossings 
Project (LXRP) 
Member Urban Design Assessment Panel for the Mernda Rail 
Project  
Member Urban Design Assessment Panel for the North East Link 
(NELA) 

2017-2019 

Member/Chair Course Advisory Panel  
Landscape Architecture Program, Faculty of Architecture Building 
and Planning 
The University of Melbourne 

2002-2011 

 
3. Area of expertise 
My work has encompassed most aspects of landscape architecture and I have expertise in 
the preparation 
of landscape plans for many project types including: 
• Mixed use developments; 
• Medium and high-density residential developments; 
• Commercial and industrial developments; 
• Shopping Centres; 
• Parks, Reserves and Open Space relating to sports infrastructure; 
• Residential Estates and New Communities and 
• General advice and expert opinions on landscape amelioration. 
 
4. Expertise to prepare this Report 
I have worked as an Urban Designer & Landscape Architect for nearly 34 years and have 
experience on a diverse range of projects, locally, nationally and overseas.  
I have worked ion projects across the northern metropolitan area in The Cities of Whittlesea 
and Hume and the Shire of Mitchell for public and private clients. This includes Visual and 
Landscape Character Assessments. Of particular relevance to this panel is my work on  
The Beveridge Northwest, Beveridge Central and Merrifield North Precinct Structure Plans 
While at the VPA, I helped prepare the urban context analysis, developed concepts and 
visualisations for land use, including several local town centres and a major town centre in 
these PSPs. I also attended workshops with government agencies and developers. 
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5. Instructions received in relation to this matter 
I have been instructed by Harwood Andrews Lawyers, in briefing material dated 5th May 
2020 to provide expert landscape architectural evidence, particularly relating to the sensitive 
Spring Hill Cone, ridgelines and the open space network. 
 
6. Facts, matters and assumptions upon which the report proceeds 
My evidence is based principally on the assessment of the VPA Future Urban Structure and 
the background report by Planisphere and the outcome contemplated in terms of future 
development of the subject land. 
 
7. Reference documents used to prepare the plans, sections and photo simulations 
As specified in the evidence. 
 
8. Identity of the person and Supporting Professionals 
No other persons were relied upon in the preparation of this report: 
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Appendix B Applied examples of the Rural Conservation Zone 
City of Whittlesea 
 
I was involved in the delineation of the RCZ in the Quarry Hills in the City of 
Whittlesea.  

  
RCZ applied 
Whittlesea Planning Scheme online 

Aerial with future park access circled 
(Google Earth) 

Figure 1  
In this example the boundary follows a determined contour which was set based on 
the then constraints of water supply but also for visual impacts. A variety of 
interfaces where employed 

  
RCZ applied 
Whittlesea Planning Scheme online 

Aerial of RCZ in Lyndarum Estate 
(Google Earth)l 

Figure 2 
In this example the boundary follows the canopy line of River Red Gum Trees and 
ground cover planting. A variety of interfaces where employed 



Beveridge North West PSP - Expert Witness Statement 
 

Frank Hanson | Urban Design   
 

26. 

Quarry Hills/Darebin Creek Parkland - Urban Design and Landscape Interface - 
Contour Design for the City of Whittlesea, October 2005 
 

 
 

 
 

 

Potential hill interface

Potential hill interface

Potential hill interface
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