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1. Introduction 
Crystal Group and Walter Mott are proposing to develop the area around the Spring Hill Cone 

generally in accordance with the Beveridge North-West Landscape and Visual Assessment 

(Planisphere for the Metropolitan Planning Authority (VPA), Final Report, September 2014) 

and in response to the Beveridge North West Precinct Structure Plan (VPA, 2019).  

The subject site is within the Mitchell Shire and the subject site falls within the area being 

evaluated under Amendment C106.  

The following report seeks to independently assess the visual impact implications of the 

proposed structure plan and offers recommendations that may improve the visual and 

relationship between the existing cone and the future surrounding subdivision. 

Expert Evidence – Practice Note 

I acknowledge that I have read and complied with the Guide to Expert Evidence (dated April 

2019).  In compliance with this Guide, I provide the following information.  

Name & address 

Allan Wyatt – Landscape Architect 

XURBAN 

Suite 1103, 408 Lonsdale Street 

Melbourne, Victoria, 3000.  

Qualifications 

I am a registered Landscape Architect with over 40 years’ experience and I have a 

Grad.Dip.L.D. from RMIT (1980) and I am a member of the Australian Institute of Landscape 

Architects.   

I have given expert evidence on landscape, urban design and visual impact assessment at 

the former Administrative Appeals Tribunal (AAT) and VCAT and provided expert evidence 

before planning panels in Victoria.  I have also given expert evidence before Planning Appeal 

bodies in NSW, South Australia, Tasmania, Queensland and New Zealand.   

A Curriculum Vitae is attached as Annexure 1 to this report.   

Instructions 

Allan Wyatt of XURBAN has been engaged by HWL Ebsworth Lawyers acting on behalf of 

Crystal Group to review the proposed structure plan and particularly to advise on alternatives 

that may improve the landscape and visual outcomes.   
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Facts, matters and assumptions  

The facts, matters and assumptions, on which the opinions expressed in this report are 

based, include: 

• Beveridge North-West Landscape and Visual Assessment (Planisphere for the 

Metropolitan Planning Authority (VPA), Final Report, September 2014);  

• Beveridge North West Precinct Structure Plan (VPA, 2019); 

• Draft Mitchell Planning Scheme Local Provision C106 which included: 

o  Proposed zoning,  

o Area to be deleted from an Erosion Management Overlay,  

o Area to be deleted from a Vegetation Protection Overlay; and  

o IPO4, Incorporated Plan Overlay – Schedule 4. 

Site inspections  

I have visited the site and surrounds on the 24th March 2020 and the 25th June 2020.  The 

photographs used in this report were taken during these site visits.   

Declaration 

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.   
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2. The environs 
The PSP is located is located between Wallan to the north and Beveridge to the south and 

lies between the Hume Freeway to the east and Old Sydney Road to the west.   

The main topographic features surrounding the area within the proposed PSP are shown in 

Figure 1. 

Figure 1 PSP and surrounds (Source: Planisphere 2014. P18) 

  

Figure 1 shows the location of the Spring Hill Cone, which is within the PSP area, as well as 

the smaller cone to the north near Wallan and the larger cone to the south which is called 

Mount Fraser.  There is also a smaller cone to the west of the Spring Hill Cone which is not 

as visually separate as the other cones as it merges into the foothills west of Old Sydney 

Road.  
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The land owned by the Crystal Group is part of the area under consideration within the PSP 

shown by the red outline in Figure 2 and this area is referred to as the subject site in this 

report.   

Figure 2 Subject site (Source: Nearmap, Imagery 28 March 2020) 

  
 

The central focus and major visual element in the landscape within the subject site is Spring 

Hill which lies on the south east corner of the subject site.  

The area on the western edge of the land owned by the Crystal Group is the site of a future 

quarry and the existing Work Authority boundary is shown by a red dashed line. The main 

portions of the Spring Hill Cone lie within the land owned by the Crystal Group. 

The land to the south is owned by the Gilbo Group and incorporates the lower southern edge 

of the Spring Hill cone.   

In the Beveridge North-West Landscape and Visual Assessment (Planisphere 2014, p33), 

the Spring Hill Cone is described as: 

“The on site hill cone is part of a series of cones that run north-south in the centre 

of the wider valley.  It has few trees which is typical of the hill cones and a rocky 

pasture surface. 

The Hill provides 360 degree views to Wallan, Beveridge and also to Melbourne 

City. 

The Hume Freeway marks the eastern boundary of the character area and the 

changes in grade to the north open plains marks the northern edge. 
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Topography 

The subject site comprises relatively flat plains surrounding the Spring Hill Cone which has a 

‘boomerang’ shaped cone.  The arms of the cone create a natural amphitheatre which is 

orientated to the south east towards Mount Fraser.   

The summit of Spring Hill is approximately RL355, whilst the summit of Mount Fraser is 

approximately RL415.  The Spring Hill cone is not as distinctive as Mount Fraser which is 

higher and is a more prominent landmark for travellers on the Hume Freeway. 

The existing topography of the subject site and the contours around the Spring Hill Cone is 

shown in Figure 3.  The contour interval is 1 m and the purple dashed line designates the 

outline of the subject site.   

Figure 3 Existing topography   
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Figure 4 shows a view to the Spring Hill Cone from Taylors Lane near the intersection of the 

Northern Highway looking eastwards.  The northern Highway is just visible to the left of Spring 

Hill where it is edged by existing vegetation.  

Figure 4 View of Spring Hill Cone with Mount Fraser behind 

 

In Figure 4 Mt Fraser is on the left and behind the Spring Hill Cone.  Spring Hill Cone is 

approximately 2.5 km from the location of this viewpoint and Mount Fraser is approximately 

4 km distant.  Although further away, Mount Fraser is still visually dominant.  

Vegetation 
The subject site is cleared and is best described as a rocky pasture, especially on the upper 

slopes of the Spring Hill Cone.   

Figure 5 Rocky pasture 
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The only native vegetation visible from the west looking towards the Spring Hill Cone is that 

along the edge of the Northern Highway.   

Figure 6 Existing planting along Northern Highway 

 

This existing planting does not screen views into the subject site, however there are areas 

where roadside planting does screen views to the Spring Hill Cone.   

Similarly, roadside planting is not continuous along the Hume Freeway, although where it is 

present, it screens views to Spring Hill.  An example is shown in Figure 7. 

Figure 7 Existing planting along Hume Freeway 

 

The existing views to the Spring Hill Cone will be discussed in the following section. 

 

Spring Hill Cone 
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3. Visual analysis 
A selection of viewpoints illustrates the existing visibility and landscape character of the 

Spring Hill Cone when viewed from the neighbouring road network and the visibility of nearby 

features when viewed from the cone.   

Views from the cone 
There are panoramic views available from the top of the cone.  Figure 8 shows a view from 

the western arm of the Spring Hill Cone, looking south e3ast towards Mount Fraser.  The 

rocky outcrops on the top of the cone are visible in the foreground. 

Figure 8 View from the edge of the western arm looking towards Mount Fraser  

 

The cone is not a simple structure, but as mentioned previously it is shaped like a 

‘boomerang’, with the two arms creating a natural amphitheatre. 

Figure 9 View from the ‘amphitheatre’ looking towards Mount Fraser  

 

The ‘amphitheatre’ is focused towards Mount Fraser with the tree planting along the Hume 

Freeway just visible in the background. 

There are also panoramic views to the west towards the established urban area of Wallan  

The established urban area north of Taylors Lane is shown in Figure 10. 
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Figure 10 View from the Spring Hill Cone looking westward  

 

The small cone in the foreground of Figure 10 is just visible against the backdrop of the ridge 

behind.  It is not as obvious as Mount Fraser, however in any future development, it would 

be important to retain this visual connection between the two cones.  This visual link is not 

reinforced by any change in the landscape and this will be discusse4d later in this report.   

Views to the north across the northern Highway also take in the Hume Freeway interchange 

as shown in Figure 11. 

Figure 11 View looking north  

 

The overpass over the Hume Freeway is visible on the right of Figure 11.  In the foreground 

rock outcrops are an attractive feature which should be preserved as a feature in any future 

parkland.  

Figure 12 View looking south east  

 

The trees in the middle distance are between 10 and 15 m in height and clearly illustrate that 

residential areas established on the lower lying areas will not block the visual connection 

between the Spring Hill Cone and Mount Fraser. 
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Views to the Spring Hill Cone 
The Spring Hill Cone is visible from the surrounding road network, although not to the extent 

that would possibly be expected. 

Figure 13 shows the existing view from the Hume Freeway approximately 1200m south of 

the Northern Highway exit.  

Figure 13 View from the Hume Freeway  

 

The Spring Hill Cone appears as a series of rounded hills.  They are not as distinctive as the 

view to Mound Fraser which is visible from further south.  Nor is Spring Hill a component of 

the view for a great distance.  It is glimpsed and then screened by vegetation and then viewed 

again intermittently.  

Figure 14 View from the Northern Highway entry ramp to the Hume Freeway #1 

 

In Figure 14 the Hume Highway is visible in the middle distance and the Spring Hill Cone 

appears as a slight hill in the background.   

Vegetation lining the Hume Freeway screens views to Spring Hill from the Hume Freeway 

and from the Northern Highway merge lane as shown in Figure 15.   

Figure 15 View from the Northern Highway entry ramp to the Hume Freeway #2 

 



 

XURBAN 

Allan Wyatt – Expert Evidence Statement      11 

 

Views from the north towards Spring Hill are also not as dramatic as those from the south.  

Figure 16 shows the view from the Northern Highway, where a small un-named local road 

currently provides access to the subject site.  Spring Hill is visible in the background and 

would be screened if the existing vegetation, visible on the left in Figure 16, was also 

continued northwards towards Wallan.  

Figure 16 View from the Northern Highway #1 

 

Figure 17 is taken from the junction of Macsfield Road and the Northern Highway, which is 

approximately 1.1 km south of the Spring Hill Cone.   

Figure 17 View from the Northern Highway #2 

 

At the intersection of Macsfield Road the view to Spring Hill from the Northern Highway is to 

a low rise in the distance.  The silhouette of the cone is apparent on the ridge, however 

foreground planting and/or planting proposed as part of the future quarry would screen views 

to the cone.  

Further south at the edge of Wallan, the Spring Hill Cone is also visible in the distance, as is 

Mount Fraser.  Figure 18 shows the view from Taylors Lane, near its intersection with the 

Northern Highway.   This is the current southern extent of the existing urban area of Wallan 
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Figure 18 View from Taylors Lane at the southern edge of Wallan 

 

When viewed from Taylors Lane the current view has the Spring Hill Cone in the foreground 

with Mount Fraser visible behind.  However, any development or vegetation on the southern 

side of Taylors Lane would easily screen both these cones from view. 

Implication of the visual analysis 
The Spring Hill Cone is undoubtedly an important local feature, but one that currently does 

not have a high degree of visual prominence from the surrounding areas.  It is a subtle change 

in the landscape which will be largely screened from view if there is intervening vegetation or 

built form. 

However, views from the top of the cone are superb, where panoramic vistas include the city 

to the south as well as Wallan and the future town centre of St Hilaire.  The vantage points 

across the top of the cone will take in Mount Fraser and the natural amphitheatre created by 

the arms of the cone.  It is a dramatic space when viewed from a close distance.  

The topography of the Spring Hill Cone is subtle, especially in those areas where it merges 

into the surrounding plains.  It is apparent from reviewing the drone footage that drone footage 

from a bird’s perspective is no alternative to walking the site.  The drone footage flattens the 

topography and lessens a viewer’s understanding of the landscape. 
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4. Planning background  

The subject site is within the Mitchell Shire Council and within the area under consideration 

in this Precinct Structure Plan (PSP) and Amendment C106.  The subject site is proposed to 

be zoned Urban Growth Zone (UGZ) and Rural Conservation Zone (RCZ) as shown in Figure 

19.  The subject site is outlined in a red dashed line.  

Figure 19 Proposed Zoning (Source: Amendment C106)  

   

 

It is also proposed within Amendment C106 that the land designated as RCZ will also be 

subject to an Incorporated Plan Overlay – Schedule 4 (IPO4).  

In part, the proposed zoning is based on the Planisphere report which included a ‘Summary 

of Key Elements’ and part of this figure is replicated in Figure 20.   

  



 

XURBAN 

Allan Wyatt – Expert Evidence Statement 14 

 

Figure 20 Proposed Zoning (Source: Planisphere, p63 Summary)  

 

This figure shows the Spring Hill Cone Character Area extending to the south. It also shows 

the proposed quarry on the western side of the subject site and the Open Plain Character 

Area that surrounds the cone.   

The Open Plain Character Area has a break which runs from the edge of the Spring Hill Cone 

Character Area across the proposed quarry and appears to link the Spring Hill Cone with a 

smaller cone to the west within the PSP area.   

This appears to suggest that there is a different, albeit unnamed, character type on this east 

west link which runs from the Spring Hill Cone through the quarry and through the land to the 

land to the west, to the smaller cone.  A different character type is not supported by on-site 

observations (refer Figure 10).  

This link appears to be the rationale behind the east west RCZ break in the proposed zoning 

(refer Figure 19).  The usefulness of this east west break is not obvious nor is the rationale 

for an 80 m landscape break.  Figure 21 shows how this landscape break has been 

delineated in the PSP as an area of ‘landscape values’ although there is no apparent 

difference in landscape, topography, vegetation or slope to identify this as a different 

character area and one worthy of retention. 
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Figure 21 Landscape values (Source: VPA. Plan 3 – Future Urban Structure) 

 

The delineation of the RCZ to the south of the Spring Hill Cone also not appear, from on-site 

inspection, to either follow a contour or to relate to landscape features of the cone.  It’s 

western extension has been discussed previously, but the southern delineation of the 

‘landscape values’ area and consequently the RCZ boundary to the south and east is not 

supported by on-site observations. 

The following section of this report will examine a proposal to use the Spring Hill Cone as a 

central defining feature for the surrounding subdivision and also explain a rationale to 

determine an appropriate boundary between the Cone landscape and that of the surrounding 

plains. 
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5. The proposal 
I agree with the proposition, that is part of the underlying rationale for the PSP, that the Spring 

Hill Cone is a landscape feature that should be the focus for the surrounding residential area 

and retained as part of the view from adjoining roads.   

However, I believe that the interface between residential developable land and the cone 

landscape can be fine tuned to increase the importance of this landscape element within the 

future community.  

Firstly, it is worthwhile looking at examples where a landscape feature was the focus for the 

surrounding development and lessons that may be learnt from these examples.  One such 

subdivision is that of Hilltop Park in Doreen.  

Figure 22 Hill Top Reserve, Doreen (Source: Google Maps)  

 

In this example residential allotments create the interface for more than 75% of the park’s 

perimeter.  This reduces the visual connectivity of the park with the surrounding 

neighbourhood.  Concentric feeder roads are also designed to facilitate residents to exit and 

leave the urban areas without viewing the park.  It is not part of the travel experience for 

many. 
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The lessons that are apparent when analysing the layout in Figure 22, is that it would be 

better if the road around the focal park or reserve was not lined on both sides with residential 

allotments, but that this road was single stacked on the side away from the park and the park 

/ road interface was maintained. 

An example of the difference this makes to a travellers or locals experience on an area is 

between the presence of the Bay when seen from Beach Road, Sandringham and further 

south through Mentone, compared with the experience when views to Port Phillip Bay are 

blocked by intervening residential development in suburbs such as Aspendale, Edithvale and 

Chelsea.  In the latter example the presence of the Bay is screened from view for travellers 

on the major road (Beach Road).  Figure 23 illustrates the differing road and subdivision 

patterns of Beach Road and the adjacent Port Phillip Bay.  

Figure 23 Sandringham and Aspendale – Bay frontages 

     

These examples lead to principles that may be applied to the PSP area.  These are: 

1. Linear development should not be permitted to create a barrier between the park 

and the adjoining road network; and 

2. To increase the awareness of the park as a central feature, the suburban collector 

road should run around the edge of the park.  Other streets should feed into this 

perimeter road.  The intention is to create the park as the focus for all residents in 

residential areas surrounding the park, not merely those immediately adjacent to the 

park.  

3. Pedestrian connections may radiate from the park, these will provide links both in 

the landscape terms and as a means of accessing the central open space.  

Park interface 
The road creates the interface between the park, centred on the Spring Hill Cone, and the 

surrounding residential development. The road needs to be close enough to the cone so that 

the topographical focus can be retained and located at a point where the gradient is such that 

the proposed road does not create a dominant line in the landscape.  

One way of determining an appropriate boundary between the Spring Hill Cone and the 

surrounding Plains Landscape Character Areas is to look for the keypoint.  This is defined as 

the location where the contour lines start spreading further apart and it is usually where a 

convex slope (the upper areas of the cone) transitions into a convex slope (the low-lying 

areas).  This keypoint does not follow a single contour, but rather is a transition point in the 

landscape.   
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Figure 24 Keypoint  

 

Figure 24 shows the location of the keypoint at this slope change.  A road at this location 

would enable viewers traversing a road at this location to be in reasonable proximity to the 

cone whilst still minimising earthworks and allowing residential development on the down-hill 

side to view into the park created around the Spring Hill Cone. 

This road location was determined in a site visit with surveyors, who pegged out the road 

alignment on site and surveyed the location of the cone road as depicted in Figure 25. 

Figure 25 Proposed cone road  

 

The proposed road around the Spring Hill Cone would be at a level that the surrounding 

residential development would not prevent existing views from the Hume Freeway and the 

Northern Highway to the Spring Hill Cone.  This will be addressed later in this report. 
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Quarry implications 
The ring road or loop around the cone is only the starting point in the development of the 

adjoining residential development.  Other roads must connect to the other areas of the PSP.  

Figure 25 shows the existing 80 m wide landscape corridor and linkage to the west of the 

Spring Hill Cone that is shown on the PSP documents.  However, if this land is to be 

developed as a quarry and the final surface of the quarry floor is shown on the Development 

Plan (BCA Consulting, Figure 6.1) as RL 293 and the adjacent land to the east of the quarry 

is RL 327, there is a difference of 34 m.  The final face of the quarry is shown on the drawing 

entitled ‘Cross Sections & Face Profiles (BCA, Figure 6.4) and is replicated below in Figure 

26. 

Figure 26 Proposed quarry edge  

 

The proposed quarry edge makes the east west landscape corridor and road linkage shown 

on the PSP difficult, if not impossible, to achieve.  If the quarry proceeds then this east west 

link, if required, should be relocated to the southern edge of the quarry.   

Road layout 
The developable land must connect to the north and to land to the south and west. For those 

developable areas surrounding the cone, roads should be designed to bring residents on a 

route that includes travelling on the cone loop.  Similarly, pedestrian parks and green wedges 

should be designed to allow visual and pedestrian connections to the Spring Hill Cone as well 

as strengthening view lines to the city, Mount Fraser, the existing cone to the west and to the 

future St Hilaire Neighbourhood Centre to the north.  

A proposed road network which meets these objectives is shown in Figure 27. 

Figure 27 Proposed road layout   
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Figure 27 shows the visibility of the cone is maintained with development proposed on the 

lower side of the proposed loop road around the cone.  In keeping with the principles outlined 

earlier the design also ensures that the surrounding residential areas are also focused on the 

cone landscape with roads leading to the loop road and radial parkland areas facilitating 

pedestrian access to the cone.    

Site built form 

Figure 27 also shows the proposed built form which makes the cone the focus for the 

residential development.   

A ‘Barrier’ type housing along the edge of the Northern Highway and the Hume Freeway. 

This will enable a built form to provide a noise barrier to the Freeway. 

Other proposals include ‘Park Front’ type housing as well as more typical housing in the 

remainder of the proposed residential areas.  

The proposal also examines compatible uses and associated built form within the park 

focused on the Spring Hill Cone. 
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Proposed landscape strategy 
The proposed landscape strategy links together the views from the highpoints of the Spring 

Hill Cone to major features identified in the previous analysis and the Landscape and Visual 

Assessment (Planisphere 2014). 

The central parkland, which includes the highpoints of the cone as well as the rocky outcrops 

on some of the lower lying slopes, comprises an area of approximately 30 hectares.  It 

includes a natural amphitheatre, orientated to the south east, which could be used as an 

event space.  As well as an event space, other parkland facilities could be provided within 

the cone park.  Figure 28 shows possible compatible uses for the cone which includes: 

• a peak building,  

• a interpretive hub located on the saddle between the two highpoints; and 

• a ‘welcome’ building incorporating amenities adjacent to the entry road to the north.  

Figure 28 Proposed landscape strategy  

 

The combination of park with destination amenities, road network, green wedges and the 

road network combine to create a distinctive neighbourhood responding to the unique setting 

of the Spring Hill Cone. 
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6. Conclusion 
The focus for the PSP is undoubtably the Spring Hill Cone and the road and park layout set 

out in this report ensures that the park and the cone are the focal point for the surrounding 

residential community.  The park is not secreted behind a row of housing, but the design 

intent is for the main local collector road to circumnavigate the entire cone providing a focus 

for the development. 

In part this is achieved by orientating the road network so that residents and visitors entering 

or leaving the urban areas surrounding the cone are bought adjacent to the park and this 

becomes a landmark that guides movement through this future urban area.   

Radial parkland areas link retarding basins at the low points of the site with the cone and also 

assist to define view corridors such as the view to Mount Fraser.  These radial parkland 

spaces will add to the dramatic views available from the summits of the Spring Hill Cone.  
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