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Lilydale Quarry Planning Scheme Amendment C193 – Summary of Issues  


Ref. Area 
 


Issue  Management approach and 
recommendations 


1.1 Quarry Pit Rehabilitation  A need to ensure rehabilitation is 
undertaken safely that minimises amenity 
impacts and is suitable for proposed future 
uses – including housing, community 
facilities, open space, infrastructure.  
 


Rehabilitation of the filling will be managed 
under the Work Authority and Work Plan 
up to RL100m (State Govt.) Amenity 
issues and bonds to be covered by Work 
Plan. 
 
A planning permit is proposed to manage 
backfilling after RL100m following removal 
of the Work Authority.  
 
The CDZ requires a statement from a 
qualified geotechnical engineer confirming 
that the geotechnical condition of the filled 
area will support the proposed type and 
scale of development proposed. The CDZ 
requires a peer review of this report by an 
independent qualified geotechnical 
engineer.   
 
Council’s recent peer review of the 
Geotechnical Framework undertaken by 
Senversa and advice from Golder confirm 
that additional review of the Geotechnical 
Framework is required. 
 
A section 173 agreement between Council 
and the owner of the land is proposed (and 
required under the CDZ) to implement an 
agreed Geotechnical Framework 
governing backfilling methodology and 
specifications, monitoring and reporting, 
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Ref. Area 
 


Issue  Management approach and 
recommendations 


settlement performance criteria, and 
security/rectification bonds.   This 
agreement is not yet finalised (pending 
acceptance of Council’s requirements) and 
should be executed before the Amendment 
is progressed. 
 


1.2 CDZ Schedule No trigger for geotechnical considerations 
for land within close proximity to quarry 
edge but outside Precinct 4. 


The CDZ Schedule should be modified to 
require geotechnical considerations for 
land close to quarry edge. 


2.1 Transport – Train Station The Comprehensive Development Plan 
(CDP) is developed on the assumption a 
train station will be provided when there is 
no State Government commitment.  
 
The CDP does not detail land 
requirements for a future train station 
 
The proposed traffic generation rates are 
discounted taking into account access to 
future public transport including a new 
train station that has not been confirmed 
by the State Govt.  This highlights the 
need to confirm the new station as part of 
the approval process.  
 
Significant higher density housing and/or 
larger scale retail/commercial uses within 
the Urban Core are suitable if a train 
station is confirmed. 


The CDP needs to describe a mechanism 
of how the consideration and approval of 
permits will be managed ahead of 
confirmation of a new train station (if the 
station is not agreed to by the State 
Government as part of finalising the draft 
Amendment). 
 
The amendment approval process should 
provide a timeframe of when the new train 
station for this site will be provided and 
coincide with a commitment to duplicate 
the rail line from Mooroolbark to Lilydale. 
 
Future more detailed planning/permits 
relating to Precinct 4 should only occur 
following resolution of the station and 
confirmation of the suitability of the land for 
residential development. 
 
The CDP should explain under what 
circumstances the plan will need to be 
modified.    
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Ref. Area 
 


Issue  Management approach and 
recommendations 


2.2 Transport – Mooroolbark 
Railway Underpass 


Supporting transport documentation 
implies proposed upgrade(s) to 
Mooroolbark Railway Underpass are 
feasible and supported by relevant rail 
operators.  


Proponent to confirm feasibility of railway 
underpass option(s) and gain written in 
principle support from Victrack and Metro 
Trains Melbourne (MTM) before 
Amendment proceeds further.  
 
The VPA should investigate the 
coordination of upgrading the underpass 
with duplication of the rail line. 


2.3 North-South Connector 
Street 


Submitted documents do not provide 
certainty around the location and 
connection of the North-South Connector 
Street through Box Hill Institute land.   


The proponent will need to provide written 
confirmation from Box Hill Institute on the 
agreed land requirements for the future 
connector street.  The design and location 
will need to be to Council and DoT 
satisfaction. 
 


2.4 Traffic impact mitigation 
measures  


Council’s review of mitigation measures 
has highlighted inadequacies.  
 
 


Traffic mitigation measures will need to be 
revised and agreed to before they are 
formalised within the Infrastructure 
Contributions Section 173 agreement.  
 
A developer funded signalised intersection 
at Maroondah Hwy/Hutchinson St will be 
required (subject to DoT approval). 


3.1 Infrastructure Contributions   Infrastructure contributions have not been 
finalised or agreed.  Key areas include: 


• Traffic impact mitigation measures 


• Standard of Community Centre 


• Active Recreation Precinct    
 
The details of a proposed Community 
Centre have not been finalised and the 
proposed description is not considered 


A section 173 Agreement is proposed to 
be entered into between Council and the 
proponent to lock in future infrastructure 
requirements (items, standard, timing). 
This should be in place before the 
amendment is finalised.  
 
The details of the new community centre 
and open space (including open space 
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Ref. Area 
 


Issue  Management approach and 
recommendations 


adequate. The proposed land area has not 
been confirmed.  Council does not agree 
that a 35 per cent external usage applies 
to the proposed Community Centre.  
 
The proposed Active Recreation Reserve 
of 6.7 hectares is not sufficient in size to 
accommodate the proposed activities.  
The area needs to be at least 8 hectares. 
The developer will need to fund 
improvements to the active recreation 
reserve including a new pavilion in 
accordance with Council’s submission.   
 
Agreement will need to be reached on 
appropriate contributions towards 
community infrastructure needs that are 
unable to be delivered on site. 
 


improvements) will need to be included in 
the Infrastructure Contributions Section 
173 Agreement. It is expected that 100 
percent of the cost of the new community 
centre, open space and open space 
improvements will be met by the 
developer.   
 
The section 173 agreement can be used to 
resolve how off site community 
infrastructure needs will be met.    
 
 
 
 
 
 
 
  
 


3.2 State transport 
infrastructure 


State Government planned infrastructure 
upgrades should be brought forward to 
coincide with and support the development 
of the Quarry. Key regional projects 
include:  


• duplication of the rail line (which 
should be combined with a new 
station) 


• Development of the Healesville Arterial 
link from Wantirna to Mooroolbark 
Road, which includes upgrade of 
Mooroolbark Road. 


• Lilydale Bypass  


The VPA should work with relevant State 
authorities and Govt departments to 
secure commitments for the required 
upgrades to the public transport and 
arterial road network as part of finalising 
the Amendment.    
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Ref. Area 
 


Issue  Management approach and 
recommendations 


3.3 Proposed Govt education 
facility  


Future proofing of the land for a future 
education facility. 


An agreement between the State Govt and 
landowner needs to be in place to secure 
the site. 


4.1 Planning Framework – CDP  CDP still requires significant additional 
investigations to be undertaken before 
permits can be considered.  


Overall preference for additional 
investigations e.g. relating to stormwater 
and cultural heritage to be undertaken 
earlier to inform the CDP. 


4.2 Planning Framework - 
Commercial uses  


A retail/commercial centre is proposed on 
corner of Maroondah Hwy and 
Mooroolbark Road. This use is considered 
to be an out of centre development and 
could result in a poor built form outcome at 
entrance to Lilydale.  


The CDP should remove the 
retail/commercial precinct shown on the 
Corner of Maroondah Hwy and 
Mooroolbark Rd. A residential hotel may 
be acceptable in this location.  


4.3 Planning Framework – 
Commercial uses – impact 
on activity centres 


The CDP provides limited guidance on 
extent of Commercial uses. Potential 
confusion around consistency with CDP is 
likely for future permit applications.    
Potential for the North – South Connector 
Street to become a significant bulky 
goods/restricted retail location, potentially 
undermining nearby activity centres and 
leading to excessive traffic generation and 
poor built form outcomes.   


Recommend the CDP provide clearer 
framework around extent of proposed 
Commercial uses within each Precinct.  
    
 


4.4 Planning Framework - CDP  A community centre is not identified on the 
CDP. 


Council preference is for a 0.8Ha site to be 
provided with two options shown - Heritage 
Precinct and Urban Core outside of Quarry 
pit area.  


4.5 Planning Framework - Third 
party notification and appeal 
rights 


A significant body of investigations are 
required for each Precinct prior to the 
granting of planning permits.  This is not a 
transparent process. 
 
 


Preference for more detail to be included in 
the CDP enabling certainty or reintroducing 
a Precinct Plan approach that includes the 
additional public consultation phase. 
 







6 


 


Ref. Area 
 


Issue  Management approach and 
recommendations 


5.1 Affordable Housing The proposed affordable housing 
approach mainly caters for Moderate 
Income household brackets. Council 
research indicates a need to address 
housing shortages for Very Low and Low 
Income households. 
 


While a positive step towards addressing 
housing affordability further discussions 
will need to take place with the proponent 
and relevant housing providers to 
negotiate an Affordable Housing section 
173 agreement and Schedule to CDZ. 
 


6.1 Heritage - Northern 
Recreation Precinct - Public 
Open Space 


Proposed northern recreation precinct 
showing two sports ovals is not resolved 
due to uncertainty of alternative 
stormwater treatment on Council land and 
Heritage Victoria. 
  
Previous feedback from Heritage Victoria 
raised concerns about heritage impacts of 
extending the existing oval to a 
competition size.   
 
The proposed 6.7Ha is considered too 
small to accommodate the required active 
sports facilities. A figure of 8Ha is required 
to meet demand generated by the 
development. 


Council is supportive of the proposed 
extension of the existing oval to 
competition size and creation of a second 
adjacent oval.  
Council officers have requested 
confirmation on the feasibility of the 
proposed stormwater treatment facility on 
Council land which will require MW 
agreement.   
 
Further discussions with Heritage Victoria 
are advised to resolve the northern 
recreation precinct.    
 
Council recommends the sports precinct 
area of 6.7Ha be reviewed and increased 
to 8Ha.  
 


6.2 Aboriginal Cultural Heritage Incorporation of Aboriginal cultural 
heritage into the CDP.  
 


An Aboriginal Cultural Values Assessment 
should be prepared to inform the CDP. 


6.3 European Heritage No clear commitment to protect or 
repurpose significant heritage buildings or 
structures.  
 
  


The CDP should provide more details on 
how significant heritage structures and 
buildings will be protected and repurposed. 
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Ref. Area 
 


Issue  Management approach and 
recommendations 


7.1 Stormwater Management – 
Council land 


Further clarification is required regarding 
the submitted Stormwater Strategy as 
outlined in Council submission. Key 
issues: 


• Confirmation from Melbourne 
Water on proposed approach of 
stormwater strategy and use of 
Olinda Creek, Lillydale Lake  


• Confirmation that development will 
not lead to increased flooding risk 
on any land 


• The feasibility of a proposed 
retarding basin and wetland on 
Council land has not been 
confirmed. 


• Further investigation of ways to 
reduce conventional end of line 
treatments 


Response is required to address issues 
raised in submission.  Further clarification 
from MW is required.  
 
 


7.2 Stormwater management – 
Box Hill Institute land 


A proposed overland flow path that is 
required on Box Hill Institute land to 
Lillydale Lake has not been confirmed by 
Box Hill Institute. Details have not been 
provided to Council on impacts to Lillydale 
Lake Reserve. 


Written confirmation from Box Hill Institute 
should be provided before the Amendment 
is progressed. The impact on Lillydale 
Lake Reserve will also need to be 
assessed and approved by Council and 
MW.  
 


7.3 Stormwater management – 
staging of infrastructure 


The Stormwater Strategy or CDP does not 
propose how stormwater management 
infrastructure will be aligned with 
development stages given facilities will 
treat multiple Precincts.  


The CDP and Stormwater Strategy should 
provide more guidance on delivery of 
interim stormwater treatment infrastructure 
and not rely on details being provided at 
later stages for each precinct.  
 


7.4 Stormwater management – 
ownership and 


The CDP has not confirmed the future 
ownership and maintenance obligations 


Confirmation and resolution of 
ownership/responsibility of treatment 
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Ref. Area 
 


Issue  Management approach and 
recommendations 


management  for stormwater drainage retardation basins 
and wetlands.   


facilities is required. Council position is that 
MW should manage the two nominated 
facilities in current CDP as previously 
understood.  


8.1 Sustainability  A sustainability framework has been 
submitted by the proponent that requires 
sustainability objectives but does not 
nominate targets or commitments and 
leaves this to future approvals.  


The CDP should be more definitive in 
relation to committing to a third party rating 
scheme and setting minimum sustainability 
benchmarks. This could be achieved by 
committing to at least a 5-6 star Green Star 
Communities (with certification) or an 
equivalent tool.   
 


 


Abbreviations: 


CDP Comprehensive Development Plan  DET Department of Education and Training 


CDZ Comprehensive Development Zone   MW Melbourne Water 


DoT Department of Transport    YVW Yarra Valley Water 
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1.0 Introduction and Objectives 


In an email dated 6th August 2020, Senversa was requested to provide a proposal for the geotechnical 
review of the geotechnical framework for the backfilling of the Lilydale quarry to allow the site to be 
developed for commercial and residential purposes as part of an overall sub-division of the former 
Sibelco quarry and limestone treatment facility. Our proposal (M18268_PRP_Rev0 dated 18th August 
2020) was accepted by Yarra Ranges City Council on the 4th September 2020. 


1.1 Introduction 


The former Lilydale Quarry redevelopment comprises 163 Ha of land for commercial, residential, retail 
and community purposes. The development is being carried out by Hume Lilydale Pty Ltd. and LBJ 
Corporation Pty Ltd.  Our report only addresses the proposed structures, roads and features within the 
backfilled quarry that is located in Precinct 4.  The former quarry is up to 120m deep. This quarry is to 
be backfilled and covers an area of about 25 ha at the surface. It is proposed that the central portion 
be developed as a neighbourhood centre with medium density town houses, commercial and retail 
buildings and possibly some higher density, multi-level apartments. 


A new railway station may be constructed just west of the existing quarry. Part of the northern part of 
the quarry is to be transferred to Yarra Ranges Shire as public open space. 


The proposed landform of the quarry surface is to allow for drainage under gravity from the south to 
the north. The planned finished surface level at the southern end of the quarry is to be at RL140m 
AHD with the surface sloping at 3% such that the northern edge of the quarry is be at about RL120m 
AHD and will drain further to the north of the quarry to about RL100m AHD. This will result in part of 
the existing quarry batters being retained at the northern face of the quarry. The volume of material 
required to fill the quarry to the level specified by the developer is approx. 9 million m3. Only onsite fill 
is to be used to fill the quarry. 


The proposed development plan with the quarry outlined has not been provided in any detail and it is 
understood that it is yet to be determined (Golder, March 2020). 


1.2 Limitations of this Report 


Senversa assessment is limited to the issues around the settlement of the backfill in the quarry and its 
suitability to support the proposed development. It does include an assessment of the framework for 
the handover proposal with respect to the period for onsite monitoring prior to transfer to the Council. 
Our limitations are further discussed in Section 8.0 


Our assessment does not include any of the following: 


• Landslip stability of the escarpment to be retained. 
• A detailed assessment of the hydrogeological modelling of groundwater rebound, except where it 


affects the fill settlement. 
• The backfilling process of the karst caves present in the sides of the quarry walls. 
• Any landslip stability assessment of the quarry walls post construction. 
• Geotechnical review of the site classification of the proposed buildings in accordance with 


AS 2870 Residential Slabs and Footings. 
• Geotechnical review of the haul road widening. 
• Any environmental investigation or assessment or importation or contamination management plan. 
• Risk assessment of the slope stability of the faces of the current quarry condition. 
• Detailed review of the proposed ground monitoring during filling. 
• Road or building design nor criteria for acceptable settlement. 
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1.3 Documents reviewed 


The following documents were provided and reviewed: 


• Geotechnical Framework for the Kinley Development, Tonkin and Taylor, Version 8, Report No. 
1000511.R6.v8, June 2020. 


• Rehabilitation of Lilydale Quarry – Revised Comments Regarding Tonkin and Taylor documents 
provided December 2018, by Golder Associates, Ref No. 18101888-005-L_Rev0, dated 28th May 
2019. 


• Rehabilitation of Lilydale Quarry – Requirements for Geotechnical Documentation, Ref No. 
18101888-004-L-Rev0, by Golder Associates, dated 7th June 2019. 


• Former Lilydale Quarry – Revised Geotechnical Framework and S173 Documents, Ref No. 
18101888-011-TM-rev0, by Golder Associates dated 3rd March 2020. 


• Former Lilydale Quarry – Revised Geotechnical Framework, Ref: 18101888-012-TM-Rev0, by 
Golder Associates dated 20th March 2020. 


• Development at 4 Melba Avenue, Lilydale and Hull Road, Mooroolbark, Geo-Tech Framework and 
173 Agreement, Ref No. AJS115599-03816 by Russell Kennedy, dated 8th April 2020. 


1.4 Objective 


The objective of backfilling the quarry was to provide a ground surface for the proposed development 
at or close to the surface of the quarry. The crest of the quarry edge varies, between RL140m AHD at 
the southern edge to between RL116-120m AHD at the northern edge. The backfilling is expected to 
take place over a period of about 5 years. T & T indicate that the FSL will be vary from a high point of 
RL155m AHD to the south of the quarry to be about RL120m AHD at the northern edge of the quarry. 
Golder (March 2020) indicate that the fill in the quarry area may be as high as RL140m AHD, but T & 
T indicates that the FSL of 100m AHD may adopted. This confusion as to the final level may be due to 
iterations in the site development that the reader is not aware of. 


The quarry has been dewatered for many decades and the current groundwater has been suppressed 
within the quarry by pumping to about RL0 m. The groundwater is expected to rebound to about 
RL88m AHD which is estimated to be the approximate natural groundwater level. T & T indicate that 
the groundwater rebound to RL88 AHD will provide between 28 and 42m cover over the water table 
depending on the final surface adopted. T & T indicate that it will be at least 12m if the FSL of 100m 
AHD is adopted as the final surface. 


This report discusses and reviews: 


• The methodology of the construction of the backfilling. 
• The conceptual geotechnical model and methodology for settlement prediction.  
• The proposed settlement.  
• The proposed modelling of groundwater rebound. 
• Proposed approach for the settlement monitoring. 
• The implications for the expected total and differential settlement on the structures and the stability 


of the quarry walls. 
• Period of monitoring required to ensure that the settlements can be reasonably predicted in light of 


what is proposed by T & T and Golder’s comments. 
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1.5 Developer’s Proposed Backfilling Approach 


The quarry walls were stabilised and made safe to ensure that the filling could take place in a safe 
manner. Loose boulders in the walls and oversize rock has been separated and removed. Any 
uncontrolled fill and vegetation has been also removed. Any karst cavities have been or are being 
filled with flowable cementitious fill or concrete. We make no comment on the adequacy or otherwise 
of these works. 


A drainage blanket has been placed across the entire floor to a thickness of 1m and constructed in two 
layers and compacted with 16 tonne vibrating roller. The drainage material is described as well graded 
between 50 and 300mm particle size. A 300mm thick filter layer was placed over this and a separation 
geotextile placed over this layer to prevent the ingress of fines. The function of the drainage layer is 
understood to control the rise of the water table within the quarry and will only have a function during 
backfilling. 


The fill is to be sourced from the site stockpiles and is variable. The Earthworks Specification 
(Appendix M in the Geotechnical Framework) allows for a wide range of material to be placed as 
engineered fill varying from clayey gravels, silty gravel, low, medium and highly plastic clays and 
clayey sands.  A maximum particle size of 300mm is being adopted and is being placed in a loose 
layer thickness of not greater than 400mm. The fill is being compacted to an average Standard dry 
density ratio of 101% with a minimum of 98%.The fill is to be placed at the field moisture content in the 
site stockpiles which is understood to be generally dry of the OMC. If compaction is completed at a 
moisture content less than the OMC, it is easier to achieve higher compaction but has other 
implications which are discussed in the following sections.  


Monitoring of the fill during placement will take place, with particular reference to the settlement. 


A concrete riser of 2m diameter is connected to a 4m x 4m concrete pit placed within the gravel 
drainage layer and contains the sump pump. The riser is extended as the fill is raised and maintains 
the groundwater below the current fill level to avoid construction issues. To reduce the very high 
down-drag forces, the sump riser is painted with a 10mm thick mm thick bitumen coating and is 
wrapped in a heavy duty polythene plastic layer surrounded with a 1m wide layer of uncompacted 
coarse ballast rock to allow surface water on the fill to drain to the base of the fill. The groundwater 
needs to be pumped at a rate of 2 ML/day. It is not clear if the sump pipes are to extend to the final 
ground surface or be stopped at the expected groundwater rebound level of RL88 m. Furthermore it is 
not clear if the developer intends to allow the groundwater to rise as the fill rises. 
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2.0 Fill Geomechanics 


The settlement of the fill is expected to comprise a number of components: 


• Immediate (elastic) settlement. 
• Primary consolidation settlement which results in the porewater being expelled from the fill over 


time. 
• Secondary consolidation or creep which occurs over a period of time. 
• Hydro-consolidation also known as Collapse settlement occurs with increased stress from the 


filling but only as the fill becomes totally or partially saturated and subjected to stress. 


Types of settlement, related to the ground improvement and development model, are described below.  


2.1 Immediate settlement  


The settlement is caused by the placement of a load. This typically occurs over a short timeframe, 
sometimes referred to as ‘elastic’ settlement. In the case of the filling of the quarry, immediate 
settlement occurs as the fill is placed continually then increase as further fill is placed to the full height. 
The placement of building, and other development features will increase this elastic settlement, but if 
the fill is well compacted, it is expected to be minor. Elastic rebound will occur if the fill is unloading. 


2.2 Primary consolidation settlement 


The settlement is caused by a load increasing the porewater pressure in the soil below. As this excess 
porewater pressure dissipates, the load transfers to the soil particles and the soil settles. This can vary 
between days and many years and depends on the hydraulic conductivity of the medium and the 
length of the flow path. The flow path for this site is considerable as it need to dissipate to the edges, 
the floor or the crest. However, the fill is proposed to be placed dry of the OMC, so that the pores will 
not be saturated, any porewater dissipation will be minor, except in the case where you have hydro-
consolidation. However, once the fill is saturated, and additional load is applied by filling, primary 
consolidation will then re-commence, but the effective stress may reduce once the rising water table 
reaches equilibrium, thereby reducing the loads from self-weight. 


Ground heave from increased moisture content can occur but only in the upper less loaded fill. Ground 
rebound can occur if the fill is unloaded but is typically much less than the initial consolidation and is 
not proposed for the quarry backfilled area. However, it will occur in the surrounding natural areas 
outside of the quarry as the surrounding stockpiles are removed and placed within the quarry. It is 
beyond the scope of this report to discuss the impacts. 


2.3 Secondary compression settlement (creep) 


Settlement that occurs when all excess pore pressures have dissipated, often known as creep 
settlement and can be a result of a number of causes such particle relocation. Secondary settlement is 
usually relatively small compared to primary settlement but, depending on soil types, can continue for 
decades as a reducing rate. 
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2.4 Hydro-consolidation Settlement 


The reduction of the volume of fill soils inundated for the first time, can result in rapid settlement 
known as “collapse” settlement or hydro-consolidation. Hydro-consolidation can occur due to soil 
types, moisture at placement, increases mass loading until it equilibrates with the surrounding water 
level. This can be an issue if it occurs post development. The fill is to be placed well below optimum 
moisture content, which can potentially lead to volume change when infiltrated. The degree of 
‘collapse’ is related to the void ratio so that even if the fill is compacted to high density, it can still have 
a significant air voids ratio if compacted well dry of the OMC. When the fill becomes moist or even 
saturated it can then ‘collapse’ and increase the porewater pressures which then need to dissipate to 
either the surrounding unsaturated soils or drainage points such as the perimeter, base of the fill or the 
sump riser perimeter gravels. 


It is often not possible to distinguish between these latter settlement modes with monitoring alone. 


2.5 Differential settlement 


Uneven settlement of the fill surface can occur both during and post construction. Differential 
settlement may cause issues in the future and is discussed for completeness with respect to 
settlement types. Differential settlement could be caused by various issues at the site, including, but 
not limited to different fill types, compressibility, different moisture content and relative compaction, 
and difference in fill thickness i.e. benches within the quarry / edge of quarry and other factors.  


Significant differential settlements during and post filling are expected. The differential settlements 
post filling are an important issue. 


2.6 Discussion 


The complexity of the various settlement issues makes it difficult to predict the post construction 
settlements with any accuracy due to many variable factors including geomechanics and 
hydrogeology. Consequently, and as proposed by all parties, the acceptance should be by monitoring 
of the fill settlements post filling. 


No organic matter is proposed within the fill (AS3798 – Section 4.3) so landfill gases are expected to 
be minor. 


The majority of the settlement will occur due to the self-weight of the fill with some minor settlement 
from the proposed buildings and site features and increased effective stress from the rise in the water 
table.  Some settlement can also be a result of increased mass in the upper soils above the water 
table if the soils are placed dry of the OMC as proposed due to flooding, leaking pipes, and water 
migration to depth due to diffusion and hydraulic conductivity The majority of the stockpiled soils is 
reported to be clays but can be either gravelly clays, silty clays and sandy clays with some clayey 
gravels. 


The immediate settlement will occur as the fill is placed. No unloading is proposed. Any settlement 
from low rise building loads is likely to be minor.  Seasonal movement as a result of variable moisture 
contents in the upper soils can be expected and the amount will vary depending on the soil 
characteristics in the upper 2 – 3m 


The fill is to be placed dry of the optimum moisture and potentially well dry of the OMC. Initially there 
will be minimal primary consolidation, but significant elastic settlement. However, as the water table 
rises, the clays will become saturated and the effective stress increases resulting in both hydro- 
compaction and primary consolidation.  On-going settlement will occur consisting of both creep 
settlement and consolidation depending on the drainage pathways and distance. Once the water table 
has equilibrated, the effective stresses will decrease and once any excess porewater pressure has 
dissipated, the subsequent settlements will then decrease to on-going creep settlements. However, if 
the clays are placed wet of the OMC, primary consolidation may occur during the placement of the fill 
due to the increased stress but the rise in the water table will result in less settlement for the same dry 
density due to a lower void ratio and potentially less hydro-consolidation. 
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Provided that the materials are compacted to a similar high dry density ratio (DDR), if the material is 
placed well dry of the OMC, it will have a higher void ratio and therefore more prone to hydro-
consolidation as the water table rises, with the need to then dissipate any excess porewater pressures 
depending on the degree of saturation at the time. However very high levels of compaction can reduce 
the void ratio sufficiently to avoid significant hydro-consolidation. If on the other hand, the clays are 
placed wet of the OMC but at a similar DDR, the air void ratio will be less. Depending on the degree of 
compression due to the increased self-weight, consolidation can occur, taking time for the excess 
porewater pressure to dissipate. However, any hydro-consolidation will be less.  Waddell and Wong 
(2005) recommend that to reduce the risk of hydro-consolidation settlement, the fill should be 
compacted to at least 98% Standard DDR with a moisture content near the OMC. 
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3.0 Hydrogeology 


Understanding the hydrogeology within and external to the surrounding quarry is important as it affects 
the rate of saturation of the clay backfill, time for equilibration of the water table, the expected 
equilibrium water level and consequently the time for further consolidation and hydro-consolidation, 
both during and post filling. 


The writer has been assisted in this review by Senversa Principal Hydrogeologist Barry Mann. 


T & T conducted a preliminary hydrogeological assessment (Appendix I, Geotechnical Framework) 
with seepage modelling. T & T acknowledge that there is considerable uncertainty around the local 
hydrogeological regime and we would agree with the uncertainty raised. We consider that the 
hydrogeological assessment is of limited value, due mainly to the lack of assessment of site specific 
aquifer hydraulic properties, which is acknowledged in the modelling report. There are references to 
Geo-Eng (2000) and Sibelco reports (2016), but it is unclear how T & T related these to the adopted 
model inputs.  


3.1 Aquifer Hydraulic Properties 


The basis for the adopted Fill hydraulic conductivity (K) and anisotropy values are unclear. T & T refer 
to tests (test records not provided), but no reference as to why an anisotropy of 1 was adopted.  
Uniform permeability in the horizontal and vertical directions is considered unlikely for fill placed and 
compacted in lifts, based on experience in similar earthworks projects.  No justification is provided for 
the adopted K values for Fill. The value of 1.9 x 10-4 m/s (or ~17 m/day) seems quite high for 
compacted fill with fines and is inconsistent with the laboratory results. The value is more consistent 
with coarser grained sediments (sands, gravels).  Rocktest (2015) indicates that the limestone 
hydraulic conductivities may be > 1 x 10-4 m/s but does not provide any data to substantiate this.   
Published literature values (Domenico and Schwarz, 1990) cite K values for karst and reef limestone 
as ranging between 1 x 10-6 to 2 x 10-2 m/s, and for limestone and dolomite between 1 x 10-9 to 6 x 10-


6 m/s.  The wide range in values reflects the highly heterogenous nature of fractured rock aquifers and 
highlights the need for site specific hydraulic testing in support of modelling efforts.  


There is also no justification for the adopted specific yield (Sy) for limestone and fill (0.02 and 0.08 
respectively). Specific yield, also known as the drainable porosity, for an unconfined aquifer is typically 
analogous to effective porosity, and represents the volumetric fraction of water that an unconfined 
aquifer will yield, or drain, under the forces of gravity within a fixed aquifer volume (e.g cubic metre).  
Morris and Johnston (1967) and Rowe (2000) indicate that for clayey materials, Sy typically ranges 
between 0.02 to 0.05, averaging 0.03, which is lower than the adopted model value of 0.08.   


The adopted Sy for the limestone (0.02) is considered low, as compared to published literature values 
(Heath, 1983; Morris and Johnston, 1967) which range between 0.14 to 0.18.  When factoring in 
recharge, a higher Sy can translate to higher recharge rates, which may also significantly affect 
modelling results.   


3.2 Model Calibration 


Due to the lack of site specific hydrogeological data, it appears that the observed daily inflows at 
different depths (2 ML/day at 12 mAHD; 3.4 ML/day at 54 mAHD) were used as a basis for model 
calibration.  If this assumption is correct, it would involve back-calculation of aquifer K and S values 
based on the known groundwater discharge (Q) to the quarry, using a derivation of the Theis (1935) 
equation. The Theis equation, however, is non-unique, in that numerous different combinations of K, 
and S can be used to yield a known Q.  For modelling purposes, this requires operating within a 
reasonable envelope of values. However as noted above there can be a very wide range of values, 
resulting in considerable uncertainty in the absence of site specific data.  
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The model outputs, reported as steady state, show the predicted drawdown between the model 
boundary (1200 m distant, with fixed head of 100 mAHD) and the quarry.  The modelled drawdown 
appears to extend out to the boundary, which suggests the model domain is too small and not 
accurately reflecting steady state conditions.  The model should be extended out to say 2 km, or to a 
distance which fully contains the cone of depression. 


3.3 Groundwater Rebound  


Sibelco determined that the groundwater will rebound to about RL 88m AHD which is some 80m 
above the currently depressed groundwater level, and that this will take some 12 years for this to 
occur, as based on water balance calculations (Appendix Q, Geotechnical Framework contains T & T  
Preliminary Slope Instability Impact Assessment for Work Authority 199 Amendment, Appendix A  
Geo-Eng 2001 report, Appendix E)). This is based on groundwater recharge, precipitation, runoff and 
evaporation with an assumed natural final, equilibrated water level of RL 100m which is some 12m 
higher than that adopted in the T & T Geotechnical Framework report.  


Rocktest (2015) reports that they expect the long term groundwater level to be about RL80m, based 
on a far field groundwater level reported to be between RL 90m and RL100m. They also point out the 
likelihood of a perched groundwater level within the upper Volcanic clays, which they assume forms 
an aquitard.  The writer is not disputing the adopted RL 88m AHD for the equilibrated groundwater 
level, but does point out that there is considerable uncertainty around this estimate, as well as the 
potential impact of the aquitard on the saturation of the upper clays. 


The Limestone K would be expected to control inflows to the pit, whether backfilled or not.  The model 
run based on Fill K < Limestone K predicted 20+years to reach steady state recovery, while the model 
run with Fill K > Limestone K reached steady state recovery in 1.4 years.  This highlights the need for 
a better understanding of the site specific hydrogeological properties.  


3.4 Reporting Issues 


Groundwater recharge is shown in the model output sections, but no values or justification of the 
adopted recharge is provided in the text.  Groundwater models are typically sensitive to this 
parameter. 


The model results summary does not include the high Fill K scenario.  


3.5 Sump and Riser Design 


The T & T report indicates that “a drainage layer constructed of filter material shall be placed around 
the riser to allow surface water to drain down to the base of the riser and enter the sump”. 


Based on the design sketches, it appears that the filter pack around the riser is intended to provide 
direct hydraulic connection from surface of the backfill during filling to the sump, with the aim to drain 
surface water from the working ground surface and act as a type of surface water control mechanism.  
While this is a convenient approach to surface water runoff control, it will also work in reverse should 
pumping cease. Under non-pumping conditions, groundwater may preferentially enter and rise up the 
permeable riser filter pack, potentially to the expected equilibrium water level (~RL88m), and at a 
much higher rate than the overlying and surrounding compacted, low permeability fill.  This may lead 
to differential saturation and differential settlement of fill during saturation, with higher hydro-
consolidation rates closer to the riser pipe some years before all of the fill becomes saturated. 


The reported perched water table in the Volcanics may also result in saturation of the clay backfill from 
the quarry perimeter inwards but is not discussed in the T & T report nor modelled. 
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The writer considers that the T & T prediction of the saturation of the quarry backfill has low reliability 
due to; 


• The lack of any reliable, site specific hydraulic property (ie K, Sy) data for the surrounding 
limestone aquifer and fill material. 


• The lack of any baseline groundwater level measurements in the limestone aquifer surrounding 
the quarry. 


• The small model domain. 
• The lack of assessment of the potential for the riser pipe filter pack to form a preferential pathway 


for groundwater rebound.  
• The model does not consider the presence of the perched water table in the upper Volcanics. 
• The model does not consider the presence of precipitation or runoff from the quarry sides during 


the filling process or post filling. 


It is acknowledged that T & T have indicated that there is considerable uncertainty in the model and 
we concur with that view.      
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4.0 Fill Settlement Performance 


4.1 Required Fill Performance 


The fill performance criteria is discussed in a draft T & T report (December 2017) for handover of 
assets is discussed in Appendix P. 


The settlement performance criteria for commercial and residential buildings is not discussed. There 
should be a discussion of the acceptable total and differential settlements for various building types, 
heights and foundations. 


The transfer of land including development for public open space will only be handed over to the 
Council subject to the following: 


1. The predicted maximum total settlement from post 5 years after completion of the filling in next 45 
years is equal to or less than 500mm. 


2. Less than 55mm of settlement in the year prior to handover to the Council. 


3. Less than 450mm of settlement per log cycle of time (base 10) in the years prior to transfer. 


We understand that these areas may contain sporting complexes including ovals, hockey pitches or 
other sporting complexes inclusion basketball courts as well as stadiums and pavilions. The details of 
what is to be constructed where has not been provided to us but we understand that in the public open 
space, any buildings will not exceed one storey, apart from a pavilion that may be two stories.  


The transfer of land to the Council for Council reserves including road reserves will only be handed to 
the Council where: 


1. The predicted maximum total settlement from post 5 years after completion in next 45 years is 
equal to or less than 300mm. 


2. Less than 37mm of settlement in the year prior to transfer. 


3. Less than 300mm per log cycle of time (base 10) in the years prior to transfer.  


Again the acceptable total and differential settlements for these structures, drainage, features and 
roads should be determined. 


4.2 Differential Settlements 


While differential settlements are discussed, no criteria for the differential settlements is proposed and 
will be left until the land is transferred to the Council.  


It is our opinion that a criteria for the acceptable differential settlements with respect to the proposed 
land use needs to be determined now such that the differential settlements are measured over the 
period prior to transfer and predicted settlements are acceptable for the proposed land use including 
ovals, buildings, roads and below ground services. We understand that the developer wishes to leave 
the determination of what buildings and less flexible structures such as netball, basketball and hockey 
can be constructed and where these are to be located until the expected settlement can be 
determined.  While this approach could be adopted, considerable discussion will be required at the 
later time in the development, particularly if the post fill settlements are significant and either required 
additional foundation measures or at worse, cannot be constructed in the proposed location. The 
developer may wish to delay handing sections of the site to the Council for these facilities that may not 
be agreeable to the Council’s time frame. This is not an approach that we would recommend to the 
Council and the criteria for total and differential settlement for each type of structure and feature such 
as roads should be determined now and a cost formula calculated for increased foundation costs or 
reduced design life. 
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We understand that the Council’s preferred position is to locate these facilities and buildings outside 
the quarry area. 


Considerable differential settlement can be expected if say the asset traverses the quarry boundary or 
is close to the quarry boundary. In this circumstance, the total and differential settlement could be 
similar and likely to pose more of an issue for the development than the total settlements alone.  In 
this situation near the quarry edges, it may be necessary to pile buildings and provide special 
treatment for below ground services and roads. It is recognised that where the filling is deep, piling will 
become impractical and will only be practical where near the quarry edge. Piling construction issues 
can also occur with piling on steep quarry edges. The situation with the pile toe ‘sliding down’ the 
quarry face and not socketing into the rock face can sometime occur.  


In certain circumstances, significant differential settlement could occur above and around the riser 
pipe, although the developer proposes to avoid buildings or structures sensitive to differential 
movement in the riser location.  


The proposed maximum total settlement of 300mm could result in a maximum of differential 
settlement between the quarry edge and the deepest fill zone and may be acceptable for conventional 
shallow foundations for buildings, but is going to depend greatly on the horizontal distance over which 
this differential settlement can occur. The differential settlement is important. For domestic dwellings 
as specified in AS2870 Table 4.1 and depending on the type of superstructure, the maximum 
differential settlement that can be tolerated varies between 10mm and 40mm. It is acknowledged that 
suitably designed foundations can accommodate greater differential settlements.  


Therefore for a clad framed building, the total settlement of 300mm may result in a differential 
settlement of between 100 and 150mm across the building located well within the quarry area, which 
will require special consideration of foundations, such as an adjustable foundation or a screening slab. 
Either will incur additional foundations costs. A structural engineer should be consulted for further 
details. It may not be practical to construct solid masonry or brick veneer structures. 


The differential settlement could also be aggravated by proximity of the sump location depending on 
the rate of saturation of the fill.  The rate of saturation from the base of the quarry, from the perimeter 
perched groundwater table, and saturation of the upper fill from either flooding or rainfall will all 
contribute to the differing settlement rates along the different materials used in backfill, varying from a 
clay to a gravel, although it is understood that most of the engineered fill is to be a clay, of some type. 


We have not been provided the proposed latest development plan but T & T Dwg No 1000511-06 
dated Sep 2019 (preliminary draft) shows what appears to be a hockey pitch over the site boundary 
and a school between sump and the quarry boundary. Increased maintenance and special design 
considerations will be required to address the expected total and differential settlement issues. 


4.3 Ground Settlement Impacts Adjacent to the Quarry 


There does not appear to be any consideration of the impacts of the settlement on the ground 
adjacent to the quarry edge. Providing that the fill is backfilled to a high level of compaction as 
proposed up to the edge of the quarry, any movement of the adjacent ground is limited and is defined 
by: 


• Vertical movement (settlement) of the fill. 
• Lateral movement of the fill. 
• The passive pressure from the placement of the engineered fill. 
• The compressibility of the adjacent natural ground. 


Any such movement is likely to be limited to a small confined area adjacent to but beyond the quarry 
edge. Any laterally moving landslips or tension cracks are likely to be limited in movement or width to 
the lateral movement of the fill and the passive pressure from fill. This does not apply to any landslips 
with a rupture surface day-lighting at the toe of the slope or quarry face at or near the top of the fill. 
However this is not part of consideration in this report and will only apply where there is a slope or 
quarry face rising away from the edge of the fill.  
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This is not likely to be a major issue, except for conventional shallow foundations for structures 
immediately adjacent to the quarry edge. 


4.4 Monitoring Methods 


It is proposed to monitor the performance of the fill and groundwater during the 5 years of filling. 


4.4.1 VW piezometers 


The vibrating wire piezometers within the fill are proposed to monitor the pore water pressures and 
transmit the information to a control box with a data logger. Care needs to be taken to ensure that the 
piezometers measures pore water pressure and not a combination of the porewater and air pressure. 


4.4.2 Groundwater Response 


It is proposed to install water pressure instruments to measure the groundwater response but the 
details of where this is to be undertaken is not provided.  


4.4.3 Shape array 


The shape array is fitted with accelerometers to measure the differential settlement with time relative 
to a quarry bench. These will be installed at first or second bench and then at a bench about RL40 – 
50 m AHD. Few details have been provided. The settlement will be monitored as the settlement 
progress.  


4.4.4 Surface Settlement Monitoring Points 


Surveyors are to measure the rate of settlement of the surface at the top of the filled area post filling. 
The plates are to be surveyed to AHD from a remote TBM using precise surveying techniques and 
recorded to 1mm accuracy. 


4.4.5 Settlement points within the Backfill 


Six vertical extensometers are proposed between the horizontal arrays and the surface to measure 
the settlement.   


4.5 Monitoring Frequency 


It is proposed to monitor the instrumentation once per day except for the extensometers which will be 
less frequent.  


4.6 Conclusions 


The proposed monitoring and frequency appears to be sufficient although the number of surface 
monitoring points needs to be sufficient to determine not just the total settlement but also the 
differential settlement at the surface as well. The measurements of differential settlements should be 
concentrated particularly in areas where structures or features will be impacted by differential 
settlements or there is variability in the ground properties such as zones of more compressible soils or 
increased groundwater saturation. Due to the variability of the soils and compaction, differing fill 
depths over benches, differing saturation and different toleration of structures or roads and other 
features, the settlements of the fill surface are likely to vary across the filled area and the total and 
differential settlements need to be considered in the acceptance. 
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5.0 Comparison of the T & T and Golder Comments 


Golder Associates Comment 
No 


Senversa Comments (relating to filling only) 


Page No Technical Memo Ref: 
18101888-011-TM-
Rev0 dated 3rd March 
2020 


 


2 Geotechnical 
Framework 


We have reviewed section of Version 8 dated June 2020. It is a long document with multiple 
appendix levels. We agree with Golder that rationalising the appendix numbering would be 
helpful to avoid confusion  


2 & 3 Lack of definitive 
development plan 


A development plan is important so know where the more sensitive structures, public open 
space and other areas are located. We agree with Golder’s request. 


3 Accepted settlement 
criteria 


We agree with Golder’s view that the settlement criteria need to be reviewed, enhanced and 
determined at this time. The suitability of the total and differential settlements and the accuracy 
of the predictions will depend on many factors and not just on previous settlement results. For 
instance, hydro-consolidation in the future may still occur if the saturation of the engineered fill is 
only partially completed and make future logarithmic extrapolations problematic. It is not 
recommended that the Council accept settlements based on time but on reasonable expectation 
of future settlements.  Issues such as differential settlement from differing fill depths over 
benches, and riser pipes need to be considered. If the Council accepts the proposed settlement 
criteria, there may be a need for additional foundation costs due to adjustable foundations. 
Hockey pitches and roads will require additional maintenance over their design life.  
It is acknowledged that the settlement is primarily proportional to the fill depth, provided the 
relative compaction, moisture condition, the fill type and saturation is all similar. Battering the 
upper slopes back to reduce the change in fill depth can increase the distance over which the 
total settlement increase or in other words, reduce the differential settlement over a fixed 
distance. There are some advantages with this approach for roads and some features such as 
basketball courts etc in these areas.  
However, Senversa’s view is that the criteria for the building and site features be determined 
now, with the a series of increasing design measures or decreased design life to be incorporated 
with associated costs if the agreed predicted differential settlement cannot be achieved with 
agreement now on compensation in the unlikely event that the differential settlement suitable for 
the buildings and structures cannot be achieved. 


3 Engineered fill in quarry 
area is unlikely to be 
satisfactory founding 
stratum for higher 
density residential 
apartments and 
potential commercial 
and retail facilities.  


Golder comment that the buildings can be founded on piles in natural ground is not practical in 
our view, except around the perimeter. Piling of the buildings on the perimeter of the quarry 
edge will be required due to potential differential settlements but can be problematic where the 
quarry face is in hard rock and very steep and will need to be able to accommodate the future 
down drag (negative skin friction) forces as well as the building loads. We agree with Golder that 
the engineered fill within the quarry is not likely to be a satisfactory founding stratum for higher 
density multi-storey apartment buildings (unless piled). However other low-rise residential or 
commercial building types could be considered, but will be dependent on the acceptability of the 
future total and differential settlements for shallow foundations. As discussed earlier in this 
report, additional foundation requirements will be required with associated increased foundation 
costs. 


3 Zoning of highly plastic 
clays from Precinct 2 
into areas that can 
accommodate more 
settlement.  


We consider this approach problematic and may increase the differential settlements across the 
filling. If this zoning is proposed, it requires careful consideration but may be better to spread as 
a thin layer over the entire filled quarry area and be placed in the upper fill layer but below any 
seasonal moisture fluctuations, say below 2.5m. 
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Golder Associates Comment 
No 


Senversa Comments (relating to filling only) 


4 Sump Riser, Golder 
point out the potential 
for significant differential 
settlement if the sump 
riser extends to the 
FFL. If the riser is 
finished well below the 
FFL, the differential 
settlement will be less. 


We agree with the Golder comment generally that it is better to stop the riser well below FSL.  
However, the Golder comment does not appear to consider the frictionless coating on the riser. 
If the riser extends to the proposed surface level and provided that the frictionless coating is 
effective, the ground around the riser should not ‘hang up’ on the riser, and the localised 
differential settlement will be only on the surface of the riser to the surrounding ground. If on the 
other hand if you stop the riser below the surface, and the surrounding interface is frictionless or 
close to it, the soil above riser will sit above the riser and the extent will depend on the shear 
angle of the soil. In addition, the saturation of the surrounding clays from water from the gravel 
surrounding the riser will saturate the clays closer to the riser and increase settlements in this 
area relative to soil above the riser which will not settle. Either way, there is the potential for 
significant differential settlements in this area, but we agree that on balance it will be better to 
stop the riser some 12m or more below the surface to reduce the rate of differential settlement 
over distance, but details of the proposed completion of the sump riser should be provided. 


5 Upper Fill material It is desirable to have low reactive material in the upper 2.5m or so of the fill material to reduce 
soil reactivity. It is recommended that low reactive suitable soils of not greater than 75mm in 
diameter in the upper 2.5m of fill be adopted. 


5 Fill Suitability We agree with all parties that organic matter, topsoil, pure silt, acid sulfate soils, contaminated 
soils and foreign matter are not suitable. The environmental suitability of the soils is not part of 
this assessment but could be provided if required. While the max particle size is limited to 
300mm, limits on the % of oversized material and any gap grading must be undertaken to avoid 
voids occurring between boulders, not just a limit on size, and a visual assessment is 
recommended by Golder and we agree with the recommendation that the specification should 
contain a limit of coarse rock per m3. 


5 Moisture Conditioning 
and Relative 
compaction 


T & T argues that limits on the moisture placement is not required based on their testing. T & T 
propose to compact the fill materials, presumably at the field moisture content that is well dry of 
the OMC. We understand that this will make higher levels of relative compaction possible but 
considerable effort may be required by the contractor. The test results show that the level of 
compaction is the more important factor in reducing the hydro-consolidation than the moisture 
content, but the air void ratio is a combination of both of these factors.  Using the results of the 
consolidation tests undertaken by T & T and not withstanding some of the anomalies in the test 
data, the test results indicate a clear relationship between the initial void ratio (or relative 
compaction) with % collapse for a particular stress. If the initial void ratio is below 0.6, the % 
hydro- consolidation is below 1%. 


 
Figure 5-1: % Hydro-consolidation and initial void ratio 
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Golder Associates Comment 
No 


Senversa Comments (relating to filling only) 


 
Figure 5-2: Dry Density ratio compared with % hydro-consolidation 
Expressed in another way, if the Standard DDR is equal to or greater than 101%, the collapse 
consolidation is less than 1% as the void ratio has been sufficient reduced. It is noted that a 
minimum average Standard DDR of 101% is specified for the filing of the quarry, but the 
minimum of 98% SDDR could undergo some greater hydro-consolidation. 
Based on the T & T data, there is no direct relationship between moisture content alone dry of 
the OMC and the % collapse consolidation. A change in the density of the soil will have a bigger 
effect than a change in the moisture content. For example, a 10% change in the density will 
have a much bigger effect than a 10% change in the moisture content in reducing the void ratio.  
However, the literature indicates that % hydro- consolidation is expected to become greater as 
the moisture content becomes more dry of the OMC for the same DDR. (Waddell & Wong, 
2005).  
On the other hand, if the soils are compacted wet of the OMC or even at OMC, the specified 
DDR will be more difficult to achieve. With increased load as the fill is placed, there is the 
potential for positive porewater pressures which may dissipate slowly, slowing the rate of 
settlement. To a certain extent this may happen anyway, as at least partial saturation will need 
to occur, to initiate hydro-consolidation 
We agree with Golder comments about the need to avoid placing the material too dry of the 
OMC as it will create a higher air void ratio  for the same DDR and the potential for greater 
future hydro-consolidation settlement. We also note that the placement of material too wet may 
mean that the DDR cannot be achieved and lead to saturation of the compacted clays. 
Porewater pressure dissipation is then occur as the fill becomes more loaded. However, it is 
noted that the higher compaction even if dry of the OMC can also reduce the air void ratio to an 
acceptable level. 
As recommended by Golder, a target moisture limit should be specified for the specified DDR 
but can be fairly broad and it is acknowledged that the DDR is the more important factor.  


6 Monitoring Further details of the monitoring with plans should be provided including surface monuments to 
measure both total and differential settlements, particularly if the shape arrays fail. 


6  Approval post 
construction 


Golder indicate that the Geotechnical Framework still has information gaps that need to be 
addressed. The Council concern is not only for the public open space land and the road 
reserves, but also for the future privately owned properties.  It is reasonable for the Council to 
insist on the details of total and differential settlement monitoring in all areas including roads.  


6 Performance criteria See Section 6. 
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6.0 Conclusions 


Senversa was asked to consider whether the period for monitoring of the settlement can be reduced 
from the period of 5 years post construction before the site is handed over to the Council. Golder 
(March 2020) provided a commentary on this issue.  


This section involves a discussion of the following: 


• The establishment of criteria for acceptable total and differential settlements across the proposed 
area or building for the design life of the building. 


• The expected future settlement from the handover of the site to the Council for the expected 
design life of the building, structure and features. 


6.1 Settlement Performance Criteria 


It is recommended that the Council specify what they consider acceptable total and differential 
settlements over the life of the proposed structure or proposed use of the site. For example, in public 
open space which is only park land, a larger settlement could be tolerated than for say buildings. 
However, tennis and basketball courts and synthetic or hybrid pitches (hockey, soccer) cannot tolerate 
significant differential settlement without impacting their performance. For some structures, adjustable 
foundations can be incorporated into the design to allow for increased differential settlements, but this 
results in significant additional foundation costs. 


We agree with the Council approach that the criteria for the backfill should be ‘performance based’ 
This approach appears to be agreed by all parties and the method to achieve this performance is up to 
the developer. However, we are of the view that the acceptable performance criteria should be 
specified at this time, with a sliding scale of compensation to the Council if these cannot be achieved.  


T & T Fill Performance Criteria report (2017), within Appendix P of Geotechnical Framework, indicates 
that the construction of assets on land to be handed over the Council could be conducted over a 
staggered period of not more than 10 years. It is unclear whether this approach is acceptable to the 
Council as residents may expect these facilities in a lesser period. For public open space the 
settlement is not to exceed 500mm in the next 45 years after handover to the Council. They indicate 
the example of public open space with an oval that can tolerate greater total and differential 
settlements than say a pavilion. While this approach could be considered, it does raise the issue of 
what are acceptable total and differential settlements for these buildings and ovals. If the predicted 
future total and differential settlements do not decrease sufficiently within 10 years to allow the pavilion 
to be constructed, what is the proposed action in that event? It may be as simple as an agreement or 
formula that the developer provide compensation to the Council for increased oval maintenance and 
increased foundation building costs. It is recommended that these possible issues be resolved sooner 
rather than later.  


The settlement criteria for roads and drainage of 300mm per log cycle of time is specified by T & T 
(2017). For a 20 year design life with the road construction completed 5 years after filling, the 
expected settlement is approximately 210mm. The differential settlement could be between typically 
105mm in the centre of the quarry and up to 210mm near the quarry edge, depending on the 
steepness of the quarry face, presence of berms and other features on the quarry edge. In our 
experience, differential settlements can be greater than those predicted with computer modelling, even 
though total settlements can be less. There is no discussion over the increased maintenance and 
impacts on the roads and drainage within the quarry area. The differential settlements between the 
roads traversing the edge of the quarry and the quarry backfill need to be considered.  The distance 
over which the differential settlements occur will depend on many factors, but the most important 
factor is the increasing depth of fill provided all other factors discussed earlier are similar. While 
greater than normal differential settlements may be able to be accommodated in the design of roads 
and services by increasing the number of side entry pits, increased grades, measures to reduce 
reflective cracking in the roads by reinforcement of the asphalt layer with geotextiles or geogrids 
and/or accepting a reduced road life. These costs will need to be considered by the Council with 
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increased maintenance and/or reduced life. Near the edge of the quarry, the differential settlement 
over time will be a similar value to the total settlement, although the distance over which the 
differential settlement will occur could vary. Other measures will need to be considered in this area 
and the Council should be specifying acceptable future differential settlement limits for all of the 
scenarios and assets they are taking over. T & T (2017) indicates that the settlement of well 
compacted fill will settle uniformly with a constant settlement with a logarithm of time for the nominated 
design life of 50 years. While we would generally agree with that comment, it is only applicable if the 
material and compaction are relatively uniform, the depth of the fill is similar and the groundwater and 
moisture conditions within the fill have achieved equilibrium. It has been suggested that the 
groundwater within the quarry may take some 20 years to achieve equilibrium but may occur quicker 
in different parts of the quarry. Furthermore, it is proposed to have few controls on the location or 
thicknesses of various soil material to be backfilled within the pit. We consider that the rates and 
amount of settlement will vary with associated differential settlement occurring. 


In conclusion, the performance criteria for each area or asset to be taken over by the Council 
needs to be specified now, such that at the time of handover, there is an agreement of the 
acceptable criteria for the expected future total and differential settlements at the time of 
construction of these assets that will be eventually handed to the Council. It will vary for 
different assets. There also should be an agreement now of the approach to determine the 
future total and differential settlement predictions at any time post filling and if these are not 
achieved within the time period acceptable to Council, the methodology for compensation to 
the Council for increased foundation costs and maintenance.  


We understand that the Council will not be liable for any privately owned assets or buildings. However, 
the Council has expressed interest in the assessment for these assets. Moreover, we note and agree 
with Golder that it is unlikely that the deep fill will provide a satisfactory foundation for higher density, 
multi-level residential dwellings or offices. It is possible even low density, one and two storey 
residential dwellings or commercial buildings may require additional foundation costs or possibly 
reduced performance over their design life. It is, however, considered that over a number of years 
from that time, as the confidence in the future predicted settlement increases, and the groundwater 
equilibrates, the development potential for the backfilled quarry areas may increase.   


6.2 Predicted Future Settlement 


The predicted future settlement needs to demonstrate compliance with the settlement criteria. Whilst 
the proposed methodology for the prediction of settlements is a reasonable approach, it is at best an 
estimate only and could vary considerably. A time period of monitoring to provide justification for 
handover to the Council alone is not appropriate. The period of monitoring of the settlement to 
demonstrate compliance with the criteria, should be either less or more based on the data and method 
of prediction, rather than just a time period. We note that T & T are proposing a settlement criteria for 
the design life of the proposed area. 


It is our opinion that the prediction of future settlement cannot be made with a high level of confidence 
until the groundwater is at, or is close to, the final expected level, such that any hydro-consolidation 
has occurred. Once it can be assured that this has occurred, the prediction of future settlement will 
have a greater level of confidence. The time and the amount of the hydro-consolidation settlement that 
will occur, will depend on when the fill is loaded & saturated and also depends on the void ratio. If at 
the time of the hydro-consolidation, the soil is close to or saturated, excess pore water pressure will 
need to dissipate.   


The T & T prediction of the time period for saturation of the fill by the groundwater to occur has a low 
reliance (as acknowledged by T & T). However, there does not appear to be any firm discussion if the 
groundwater will be allowed rise during the backfilling of the quarry so saturation will occur during 
filling nor any assessment of the saturation of the backfill around the riser, the final height of the riser 
nor the impacts on the total and differential settlements due to the riser remaining in place post 
backfilling. The impacts of the surrounding natural ground becoming saturated earlier or a perched 
water table occurring in the upper horizons does not appear to have been considered. If saturation of 
the fill is allowed to occur during filling or more quickly, it may help reduce the time for ongoing 
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monitoring. As the filling is to be placed dry, there does not appear to be an assessment of the 
increased mass in upper soils over time from rainfall and diffusion to the lower layers (say 2 – 5m 
below the surface). This increased moisture content will result in swelling of the upper soils but also 
settlement of the deeper fill due to the increased mass and weight of the upper soils along with the 
proposed structures over time.  Although it is acknowledged that at depth within the fill, the % of 
increased load is likely to be minor. 


For all of the reasons discussed above, it is likely that there will be significant differential settlements 
across the site and in particular near the edges of the quarry.  We agree with Golder that there needs 
to be sufficient settlement monitoring points across the final surface level to monitor the settlements 
over time to allow for an assessment of the expected future total and differential settlements for the 
site overall and for individual assets or land that will be transferred to the Council. This is likely to 
necessitate multiple settlement points for each area for the Council asset. The number and location of 
the proposed surface monitoring points is not known at this time. 


The methodology and hold points that need to be achieved before the land is handed over to the 
Council need to be clearly determined now due to different interpretations by different organisations at 
a later stage. This data should drive the handover rather than any fixed time period. However, it is our 
view that the monitoring period must occur until at least the saturation of the backfill has occurred. VW 
piezometers will measure the groundwater at depths, but these have not been specified, apart from 
one elevation of RL40m. 


It is important to understand the impacts on time period for monitoring settlement and the impacts that 
the longer period of monitoring has in increasing the confidence in the predicted final settlement over 
the 50 year design life. For example if the settlement is monitored for 5 years, the settlement from the 
end of the 50 years will increase by log(55/5) by 1.04 per log cycle of time. For 300mm per log cycle of 
time, this equates to settlement of the order of 312mm . However, if you only allow the monitoring for 2 
years, the future settlement for the next 50 years can be expected to increase by 1.41 times the 
settlement per log cycle of time. i.e. ~424mm of settlement. If you allow the monitoring to occur for 10 
years, the future settlement is only expected to 0.78 the settlement per log cycle of time i.e. of the 
order of 233mm of settlement. The greater the potential of extrapolation of the settlement, the lesser 
the potential accuracy of any future prediction. We are not suggesting that the accuracy of any 
prediction will be as precise as indicated above but the numbers determined here are to illustrate the 
issue. The longer you undertake monitoring prior to development, the more accurate the prediction of 
future settlement and the less settlement that will occur over the design life of the structure. 
Furthermore, the longer you wait prior to commencing the development, the considerably less 
settlement over the 50 year design life (between 233 and 424mm of settlement if development 
commences 10 years after development compared with 2 years, respectively). Note that these 
settlements are slightly greater if you adopt 50 year design life of the building rather than 50 years 
from completion of the filling as proposed by T & T (T & T, 2017). 


Therefore the period to predict the future settlement is dependent on the following and therefore the 
period for monitoring. The period for monitoring should be determined by consideration of the 
following: 


1. The consistency of the settlement plots with logarithm of time within defined areas of the 
development. 


2. The consistency in the differential settlement across or along road reserves and other future 
Council land. 


3. The groundwater located within and across the entire quarry back fill has equilibrated and is 
verified by monitoring. 


4. The acceptability of the predicted total and differential settlements of the proposed Council 
structures and features including, pavilions, ovals, synthetic pitches, roads and drainage. 


5. The longer the period allowed after construction prior to the commencement of the building or 
asset, the lesser the settlement over the design life of the structure. 
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Unless the total and differential settlements are much less than the specified criteria and equilibrium of 
the water table has occurred, in our opinion, it is unlikely that a settlement monitoring period of less 
than 5 years will be acceptable. 


6.3 Monitoring 


We agree with Golder (March 2020) that the details of the monitoring plan need to be provided and the 
monitoring plan needs to be sufficient with adequate surface survey monitoring points. The monitoring 
points need to be sufficient to determine the total and differential settlement for both Council and 
private assets. There also need to be sufficient measurements of porewater pressures within the 
quarry backfill to establish that the water table within the fill has reached the long term equilibrium.  
These monitoring points need to be protected from damage and vandalism. 
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7.0 Recommendations 


The following recommendations are made with respect to the filling of the quarry: 


1. It is our opinion, that on balance, the period to assess compliance with the performance criteria 
should be at least 5 years. As discussed in this report, the longer the period of monitoring prior to 
the development or handover to the Council, the greater the confidence in the predicted 
settlement over the next 50 years and the lesser settlement over this period. Notwithstanding 
these recommendations: 


a. If the developer can demonstrate that the predicted total and differential settlements are 
much better than the accepted performance criteria over a period of 3 years after filling 
and prior to any construction, equilibrium in the groundwater within the quarry has 
occurred and the settlement points are showing consistent values with minimal differential 
settlement, the period for monitoring may be able to be reduced. 


b. On the other hand, if the predicted settlements are marginal; there is considerable 
difference in settlement between settlement locations and the transition to achieve 
equilibrium of the groundwater within the pit backfill is still on-going, the monitoring period 
may need to be extended to beyond the 5 years after the completion of the fill, prior to 
construction. 


2. It has been suggested that the poorer highly plastic clays or other compressible soils should be 
zoned into areas that can accept greater total and differential settlements. We consider this 
approach to be problematic due to the following: 


a. It will exacerbate the differential settlements across the overall site. 


b. The quantity of these materials is largely unknown with any accuracy at this time and the layer 
of this thickness is unknown at this time. 


3. It is recommended that the zoned materials be placed across the entire backfilled areas in layers 
with a similar thickness of a particular soil or rock material across the quarry area and the 
thickness of these layers and soil type be recorded. 


4. No details are provided on how the developer proposes to address the significant differential 
settlement between the edge of the quarry and the deeper section of quarry and how it will impact 
on roads and other structures in this area. 


5. As discussed in this report, the performance acceptance criteria for each of the Council or other 
assets within the quarry backfill should be determined now, even if the location is not known, with 
an associated cost compensation formula if the predicted total and/or differential settlements are 
greater than normal, resulting in increased foundation costs or reduced design life. 


6. The period for the settlement prediction for most structures for their effective design period, 
whether it be 20 years or 50 years, should commence from the commencement of construction 
and not from the completion of filling. There appears to some difference in interpretation between 
T & T and Golder. 


7. Moisture content limits should be specified to achieve the required air void ratio to reduce the 
potential for larger hydro-consolidation settlements. 


8. More details on the monitoring locations and elevations and frequency of readings needs to be 
provided. 


9. The details of the decommissioning of the sump riser and the proposed final level of the riser need 
to be provided and how any differential settlement if the riser is to be retained will be 
accommodated or determine if it is not an issue. 
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10. A better, more robust 3 – dimensional computer groundwater model of the expected rate of 
saturation of the backfill taking into account the impacts of the riser surrounding ballast, the 
surrounding perched water table, rainfall and drainage surface water impacts on the backfill during 
the monitoring period and better determination of the final groundwater level is recommended. 
This will require a hydrogeological investigation with appropriate pumping testing and monitoring 
to derive the onsite hydrogeological parameters. A 3 – dimensional settlement model which 
includes the berms and any more compressible layers and include information gained during the 
backfilling to date.  


11. Provide information if the groundwater levels will be allowed to rise during the quarrying backfilling 
and include this impact in the hydrogeological and settlement models. 
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8.0 Principles and Limitations of Investigation 


This report has been prepared by Senversa with all reasonable skill, care and diligence in agreement 
with the Client. Information reported herein is based on the interpretation of data collected and has 
been accepted in good faith as being accurate and valid. 


Area Uncertainties and Limitations 


Site Specific Specific uncertainties and limitations noted for this investigation are as follows: 
• The assessment is based on a review of the reports provided of the site at the time of 


assessment. Senversa’s conclusions presented in this report are therefore based on the 
information available in these reports.  


• At the time of this report, detail of the proposed development is not known.  
• This geotechnical report should not be used for detailed design. No environmental 


assessment has been undertaken nor is implied in this report. 


Scope of Services This geotechnical report has been prepared in accordance with the scope of services set out in 
the proposal, or as otherwise agreed, between the Client and Senversa. In some circumstances 
the scope of services may have been limited by a range of factors such as time, budget, access 
and/or site disturbance constraints. 


Reliance on Data In preparing the report, Senversa has relied upon data, surveys, analyses, designs, plans and 
other information provided by the Client and other individuals and organisations. Senversa will 
not be liable in relation to incorrect conclusions should any data, information or condition be 
incorrect or have been concealed, withheld, misrepresented or otherwise not fully disclosed to 
Senversa. 


Purpose and Use of 
Geotechnical Investigation 
Report 


Geotechnical engineering reports are prepared to meet the specific needs of the agreed scope. 
This report was prepared expressly for the Client for purposes identified in the scope of works 
and as indicated by the Client or its representative. The report should not be use by any other 
persons for any purpose, or by the Client for a different purpose. The Client should not use this 
report for anything other than its intended purpose without seeking additional geotechnical 
advice. 
This report should only be reproduced in its entirety.  


Limitations of Site 
Investigation 


The comments and conclusions are based on the information provided and there is the 
possibility that other information or further assessment may alter the conclusions and 
recommendations. Site exploration identifies specific subsurface conditions only at those points 
from which samples have been taken. The risk that variations will not be detected can be 
reduced by increasing the frequency of test locations; nonetheless, even a rigorous assessment 
may fail to detect all of the geotechnical conditions on a site. Site variations may be present in 
areas not investigated or sampled. 
The data derived from the site investigation works and subsequent laboratory testing are 
extrapolated across the site to form an inferred geological model and an engineering opinion 
about overall subsurface conditions and their likely behaviour with regard to the proposed 
development. 


Subsurface Conditions are 
Time Dependant 


Site assessments are limited by time, and natural processes such as erosion, or mankind 
altering the ground conditions, including the site levels or filled areas, may affect the condition of 
the site, and subsequently, the findings of this site assessment. 
This geotechnical report should not be used when the nature of the proposed site usage 
changes, when the size, layout, or location of the development is modified, when the site 
ownership changes nor should it be applied to a nearby area. No environmental assessment has 
been undertaken nor is implied. 


Avoid Misinterpretation Costly problems can occur if the report is misinterpreted. To avoid these problems, Senversa 
should be retained to work with the appropriate design professionals and to review the adequacy 
of their plans and specifications relative to the geotechnical matters. 
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Dear Damian 


RE: LILYDALE QUARRY SITE REDEVELOPMENT – PEER REVIEW OF TRANSPORT RELATED MATTERS 


I refer to your request for review of transport related documents in regard to the proposed Planning Scheme 


Amendment to rezone the Lilydale Quarry. 


A summary of our findings and recommendations are provided in the following report.  


Naturally, should you have any questions or require any further information, please do not hesitate to 


contact me in our Melbourne office on (03) 9851 9600. 


Yours sincerely 
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Introduction 


A Planning Scheme Amendment is being sought by Intrapac for the rezoning of the Lilydale Quarry site.  


GTA Consultants has been engaged by Yarra Ranges Council to provide a review of material as it relates to 


traffic and transport matters.   


In this regard this report sets out a review of the following documents: 


 Lilydale Quarry Urban Renewal Integrated Transport Plan Report (Cardno, October 2020) 


 Lilydale Quarry Urban Renewal Supporting Traffic Impact Assessment Report (Cardno, October 


2020) 


 DRAFT Yarra Ranges Planning Scheme Amendment Documents 


 Lilydale Quarry – Approach to Development Contributions (Urban Enterprise, October 2020) 


This report has been prepared to inform Council of outstanding transport related matters that are not 


considered to have been appropriately addressed or require additional investigations in order to assist them 


in preparing a response to the proposed amendment material. 


It is noted that this review is a continuation of work, previously undertaken by GTA Consultants’, reviewing the 


2018 Cardno Traffic Impact Assessment report & 2019 Cardno Integrated Transport Plan report. 


 


Lilydale Quarry Urban Renewal Integrated Transport Plan 


The 20-Minute Neighbourhood 


The Lilydale Quarry Urban Renewal Integrated Transport Plan (ITP) identifies the site as “a unique opportunity 


to provide a fully integrated mixed use development, benefitting from its strategic location along the Lilydale 


train line and its potential for Transit Oriented Development (TOD)”. 


 


It is agreed that this development has the opportunity to draw on state and local policy and create an 


integrated development that connects with the surrounding employment, shopping, education and 


transport infrastructure. 


While these opportunities are real and must be capitalised upon, a balance however must be recognised 


with areas of the site remaining some two kilometres from the existing Lilydale retail centre and railway 


station.  While a new railway station is being contemplated as part of the development there is no 


certainty that such a station will come to fruition, or at least not for some time. 


A Sustainable Transport Opportunity 


The proposal is identified to provide “an ideal opportunity to integrate sustainable transport modes, 


incorporating TOD principles that will provide permeability within the site and encourage connectivity to the 


surrounding network”.   


 


The proposed linkages (for all modes of travel) within the site, must be provided with a focus on how these 


connect with strategic routes around the site and be tested to ensure that those routes contemplated 


are deliverable during development of the site (e.g. proposed paths can be accommodated within 


existing rail reserves north of Melba Avenue). 
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Proposed road cross sections strongly support walking and cycling modes of transport along with 


facilitating buses along major routes.   


Lilydale Comprehensive Development Plan  


The Comprehensive Development Plan identifies that the site will be developed over an extended period of 


time.   


Public Acquisition Overlay 9 (PAO9) is reflected along the northern portion of the site to account for the future 


Lilydale Bypass, whilst the proposed PAO along the east side of Mooroolbark Road makes allowance for the 


potential future Healesville Freeway extension (i.e. the Healesville Arterial). 


A road hierarchy is depicted consisting of a series of Connector and Access Street.    


A series of Precincts numbered 1 through 4 are identified which are understood to reflect the probable order 


of development stages.  The anticipated timing of the delivery of those stages is not identified.  


 


The key road network elements within this plan represents an appropriate layout. 


The proposed road hierarchy and associated road cross sections align with typical Victorian Planning 


Authority standards and appropriately provide quality walking and cycling elements that, where possible, 


are separated from vehicle movements. 


The provision of development precincts provides the opportunity to consider the nature of transport 


generation across the site and the required staging of infrastructure upgrades. 


Integrated Transport Objectives, Requirements & Guidelines 


A series of objectives, requirements and guidelines are specified to inform land use and built form decision 


making.   


 


In general terms the objectives and requirements are considered suitable.   


The associated detail related to these requirements is discussed further in the following and requires further 


resolution.  


Concept Masterplan 


A Concept Masterplan of the future proposed development of the subject site has been prepared.  


 


The concept Masterplan is considered to be generally satisfactory and depicts an appropriate layout for 


the site.  It is noted that elements of detail will be resolved during detailed planning applications for each 


of the development stages.  The Concept Masterplan however appears to provide suitable detail to 


guide the internal planning of the site.  Further detail regarding the extent of mitigating works required 


beyond the boundaries of the concept masterplan is required, as discussed in the following sections.   


The interfacing of the concept masterplan with the existing surrounding land uses to the east is considered 


appropriate in providing pedestrian connections through to Lilydale Lake and to Sharnalee Court.  While 


a vehicular connection to Sharnalee Court could benefit residents of the Lakeview Estate and to a lesser 


extent the proposed development in creating greater vehicular permeability, the existing cross section 


of Sharnalee Court (approximate 5.0m carriageway) would not be expected to perform a higher 
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connector street function.  As such should Council consider there to be significant benefits in connecting 


these two estates (in a vehicular form), it would be recommended that local engagement be undertaken 


with both the Kinley Estate and Lakeview communities to further consider such opportunities and establish 


whether upgrades to the vehicle carriageway on Sharnalee Court could be undertaken within the 


available road reservation. 


Traffic Impact Assessment 


A traffic impact assessment report has been prepared by Cardno to “identify road network improvements, 


which would be required should development proceed prior to regional projects being implemented”. 


A summary of this report is provided as part of the ITP. 


 


The review of the overall Traffic Impact Assessment has been provided later in this report rather than 


commentary being provided upon the summary within the ITP. 


 


Traffic Impact Assessment Report 


Existing Conditions 


The report sets out transport characteristics surrounding site along with background traffic data / volumes. 


 


Traffic data has been collected over an extended period of time, most dating to 2015.  While this data 


could be considered to be aged, this has been as a result of the protracted amendment development 


process and subsequently growth factors have been applied to reflect current day volumes. 


At this time, it is not proposed that additional base traffic volume data should be collected.   


Proposed Development 


A mixed use development is anticipated across the site comprising largely residential land uses.  Commercial, 


civic, office, retail and education facilities are also identified. 


The development is identified to occur progressively over a 20 year period noting the following with respect of 


the provision of transport infrastructure.   


“As such, the transport network will not be required to cater for projected population immediately. The current 


and future road and movement network will be considered further as part of the precinct planning stages, 


responding to the immediate development access needs whilst still considering the ultimate transport network 


structure. 


Development staging will be determined largely by the development proposals on land within the precinct 


and the availability of infrastructure services.”  


“This traffic impact assessment has been prepared considering the overall traffic generation of the Kinley 


development. It is assumed that detailed assessments will be undertaken as development progresses to meet 


the infrastructure upgrades requirements of each additional stage and precinct.” 
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The identified development yield provides an appropriate breakdown of land uses and typology 


(particularly relating to residential dwellings) to enable consideration of the transport impacts on the site. 


The development of the site is anticipated to happen over the next “20-plus year period” however there 


is limited explanation to how this will happen, and which works will support which stage of the 


development.  While it is recognised that the surrounding mitigation works have been established for the 


ultimate development scale further assessment is required to identify how these works would likely occur 


and the ‘Stage‘ trigger point which would require certain works to be completed.   


Further discussion is provided in the following sections of this report relating to the extent of mitigating 


works required, however on the assumption of mitigating works currently identified by the Cardno report 


to be required / proposed these would be anticipated to be linked with the following development stages 


(as identified within Figure 3-1 of the Cardno report) as follows: 


 Upgrades to Mooroolbark Road / Maroondah Highway intersection – To be completed prior 


to the opening of Development Stage 2, Precinct 1  


 Upgrades to Mooroolbark Road / Hull Road intersection – To be completed prior to the 


opening of Development Stage 2, Precinct 1 


 Signalisation of Mooroolbark Road / Churchill Drive intersection – To be completed prior to the 


opening of Development Stage 2, Precinct 1 


 Signalisation of Mooroolbark Road / Landscape Drive intersection – To be completed prior to 


the opening of Development Stage 2, Precinct 1 


 Signalisation of Honour Avenue / Hull Road intersection – To be completed prior to the 


opening of Development Stage 2, Precinct 3 


 Roundabout at Hutchinson Street / Melba Avenue intersection – To be completed prior to the 


opening of Development Stage 2, Precinct 2 


 Upgrades to Hutchinson Street / John Street intersection – To be completed prior to the 


opening of Development Stage 2, Precinct 2 


 Upgrades to Hull Road / Swansea Road intersection – To be completed prior to the opening of 


Development Stage 2, Precinct 3 


 Signalisation of Hutchinson Street / Maroondah Highway intersection – To be completed prior 


to the opening of Development Stage 2, Precinct 2 


It is noted that the above commentary is provided on the general basis of proximity of development 


stage to intersection location and the likely impact of development stages to intersection operations as 


compared with detailed traffic modelling of impact.  This should be undertaken by the applicant to 


ensure that an overall plan for infrastructure provisions is identified at this time.  The above also assumes 


that development precincts proceed in order of 1 through 4.  A change to the order and size of the 


delivery of precinct stages may result in the need to bring forward certain intersection works.  


During the identification of more detailed staging of intersection works it is recommended that triggers 


be identified relating to the number of lots rather the general stage.   


Car Parking Assessment 


Indicative car parking requirements have been identified, primarily on the basis of car parking rate 


requirements specified within Column B of Table 1 to Clause 52.06 of the Yarra Ranges Planning Scheme.   


 


The adoption of standard Planning Scheme rates at this time would be considered appropriate in order 


to identify the indicative future parking requirements of the site.  Detailed parking requirements for 


individual land uses should be calculated as part of specific planning permit applications for individual 


land uses. 
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Specific commentary has been provided with respect of a number of land uses not covered by the standard 


planning scheme rates including the proposed Government Specialist School, Train Station and Recreational 


Reserve.   


 


These parking assessments are important to inform the calculation of traffic generation, however primarily 


should form a consideration as part of a Planning Permit Application. 


Traffic Impact Assessment 


Traffic Generation 


Traffic generation rates have been derived for each of the proposed land uses within the site as summarised 


within Table 5.7 of the Supporting Traffic Impact Assessment.  The table is reproduced below as Figure 1 for 


reference.   


Figure 1:  Cardno Proposed Traffic Generation Rates 


 


 


Residential  


There are a number of components which make up the residential traffic generation considerations as 


follows: 


 The appropriateness of traffic generation surveys undertaken at the adjacent Lakeview Estate 


by Cardno  


 Internal and external traffic factors 


 Transit Orientated Development considerations 


 Low density, medium density and high density dwelling typology 


Having regard to the combination of these considerations, the residential traffic generation rates 


adopted by Cardno, could be considered appropriate and fit for purpose. 


Mixed Use Commercial Super Lot 
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The report indicates that the commercial development located on the corner of Maroondah Highway 


and Mooroolbark Road will be serviced by left in left out access to Maroondah Highway as well as an 


internal access road within the development.  The trip generation rates adopted appear reasonable. 


It is however understood that the Department of Transport has raised concerns regarding the proposed 


access strategy to the arterial road network. Satisfactory resolution of the proposed access strategy is 


required as the implication of access arrangements for this specific land parcel will have flow on effects 


to the distribution of traffic for the site and the level of traffic accessing the site through other site access 


intersections. 


Potential Future Train Station 


A traffic generation rate of 0.5 vehicle movements per parking space is considered reasonable and 


consistent with recent surveys undertaken by GTA Consultants.   


Proposed Government Specialist School 


It is noted that the Cardno report talks to the nature of the surrounds and the abundance of local 


schooling options which would give rise to the proposed school serving a very local catchment that would 


be made up of many non vehicular trips. 


However the nature of the school being a ‘specialist’ school (rather than a primary school as previously 


described) may give rise to a different demographic of students and a broader catchment to that 


described by Cardno.   


This would likely result in a higher traffic generation rate to that adopted within the Cardno report. The 


Cardno report identifies a traditional generation rate in the order of 0.75 trips per student, however, 


reduces this to a rate in the order of 0.4 trips per student during the AM peak and lower during the PM 


peak.    


While some reductions to the standard trip generation rates could be expected, the extent adopted by 


the Cardno report for the ‘Specialist School’ may not be appropriate.  It is however also important that a 


double counting of trips with those generated by residential dwellings does not occur.   


Given the elements of uncertainty that may exist around the ultimate future configuration of a school 


(specialist or primary school), it would be recommended that further consideration be given to the 


appropriateness of these rates.  


Town Centre 


The trip generation rates adopted for the town centre (Civic, Retail & Commercial) appear reasonable 


and representative of the extent of traffic likely to be generated by the land uses to the external road 


network. 


Recreational Reserve 


The assumption that the recreational reserve will mainly attract traffic outside of peak times is considered 


reasonable.  


Summary 


Overall, the trip generation rates for the majority of uses presented in the report appear reasonable and 


could be considered to be fit for purpose.  While further considerations are required for a specific uses as 


identified above, the impacts of changes to these traffic generation rates are likely to be minor in the 


context of the overall site traffic generations. 
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Traffic Distribution 


The distribution of traffic has been undertaken having regard for different trip types likely to be generated by 


the development establishing the overall distribution of traffic along key arterial roads.   


 


The adopted distributions are not dis-similar to the proportions of key turning volumes at key intersections 


in the vicinity of the site, and as such are generally considered to be fit for purpose.   


An anomaly in the distribution of traffic however may appear in the distribution of traffic along John Street 


to the west of Hutchison Street.   


In the first instance the distribution of traffic along John Street aligns with existing turning movement activity 


at the intersection of John Street and Hutchison Street, with some additional focus on traffic travelling 


north to the intersection of Hutchison Street and Maroondah Highway rather than turning east or west at 


John Street.  The distribution of traffic along John Street in a manner consistent with the desire lines of 


existing traffic movements could be considered to represent a reasonable approach.   


The continued distribution of traffic along John Street to the west of Hutchison Street, may however, have 


not had due regard for the potential capacity constraints of John Street (to be discussed later) and the 


potential desired changing nature of John Street as result of the relocation of the Lilydale Railway Station 


to the south of Maroondah Highway. 


The relocation of the railway station creates an increasing focus on pedestrian and public transport 


movements along William Street and John Street compared to current.  In turn this may result in a desired 


focus on reducing traffic capacity on John Street with a greater focus on Maroondah Highway to carry 


traffic flows. 


As a process, the initial assignment of traffic to John Street could be considered reasonable, however this 


level of traffic assignment must be assessed to determine if it can be carried within the capacity of the 


road.  If the roadway is shown to be reaching capacity and the impacts cannot be mitigated, then 


consideration must be given to the reassignment of traffic to appropriate routes where capacity may 


exist.  


In this instance, the capacity of John Street and the intersection of John Street and Maroondah Highway 


has not been assessed within the Cardno Traffic Impact Assessment.  As such the suitability of the 


directional assignment of traffic along John Street, as compared with along Hutchison Street to 


Maroondah Highway requires further consideration. 


Anticipated Traffic Volumes 


Post development traffic volumes have been derived by adding the site generated traffic volumes to 


background traffic volumes. 


 


While noting the commentary provided above with respect of traffic distributions, the anticipated future 


traffic volumes could be considered fit for purpose.   


Intersection Analysis 


The key metrics by which to judge the performance of intersections is identified to be the Degree of Saturation 


(DoS), 95th Percentile Queue and Average Delay. 
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With respect of the DoS measure the report identifies “It is considered acceptable for some critical movements 


in an intersection to operate in the range of 0.9 to 1.0 during the high peak periods, reflecting actual conditions 


in a significant proportion of inner-city signalised intersections”. 


 


While it is recognised that some inner city intersections operate with existing conditions at a DoS level of 


1.0, reflecting the intersection operating at capacity, this is not considered to represent an appropriate 


design objective or scenario1.  The Integrated Transport Plan further identifies the following as appropriate 


limits for intersection operation.   


“As detailed in the DoT Supplement to Austroads Guide to Traffic Management Part 3: Traffic Studies and 


Analysis, in evaluating intersection performance during capacity analysis and design the target maximum 


Degree of Saturation (DoS) of the critical (maximum) movement is: 


 0.90 (desirable) and 0.95 (maximum) for signalised intersections; and 


 0.80 (desirable) and 0.85 (maximum) for un-signalised intersections, including roundabouts.” 


These limits as specified by Austroads indicate that a DoS level below 1.0 should be adopted as the 


maximum operating conditions of an intersection.  Beyond this level queuing and delays begin to increase 


disproportionately. 


It is recognised that the future operation of intersections must be considered in the context of the existing 


operating conditions, for which it is reasonable to expect future development to provide mitigating works 


to return intersections back to their existing levels, but also the limits of intersection operations and in some 


instances existing capacity can be utilised to support new development.   


This must however be reasonably balanced to ensure that the concept of development contributions are 


considered and fairly met.  These concepts of development contributions include: 


 Need:  Does the proposed development generate a need for mitigating works to be 


undertaken 


 Nexus:  Is there a logical link between the works and the development 


 Equity:  Is it fair in the context of the surrounds and other development for the works to be 


attributed to the particular development.   


As such key questions that must be asked in considering the intersection operation and proposed 


mitigating works include:   


 Are the mitigation measures appropriate and can they be supported by Council (e.g. 


removing parking to create additional traffic capacity and what is the subsequent impact to 


surrounding land holders of this decision)? 


 Do the proposed works have the necessary effect? 


 Do the proposed works go far enough in mitigating the impacts created by the proposed 


development? 


Site Access Intersections 


Mooroolbark Road / Site Access / Churchill Drive 


The intersection is proposed to form a signalised cross intersection. 


 


The Sidra results indicate that this intersection would operate within appropriate limits.   


 
1  It is recognised that in such instance the onus should not necessarily be placed on a developer to return the intersection to below this level if these 


existing conditions are beyond this level. 
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It is however noted that the signal cycle time is not consistent between the Maroondah Highway / 


Mooroolbark Road intersection (AM - 130 sec, PM – 100 sec) and the new site access intersections along 


Mooroolbark Road (85 to 90 sec).  It would be expected that the Department of Transport would require 


consistent cycle times to be adopted to ensure these intersections can be coordinated.   


While a longer cycle time would typically reduce the DoS on primary movements, increases to queuing 


and delays can occur.  Updated intersection operational analysis should be undertaken to confirm the 


continued suitability of these intersections and the interaction of queuing along Mooroolbark Road.  


Notwithstanding it is likely that the scale of these site access intersections would be suitable for the volume 


of traffic expected to be carried. 


Mooroolbark Road / Site Access / Landscape Drive 


The intersection is proposed to form a signalised cross intersection. 


 


The Sidra results indicate that this intersection would operate within appropriate limits.   


As per discussions regarding Churchill Drive, similar signal cycle time issues occur and require rectification.  


Notwithstanding it is likely that the scale of these site access intersections would be suitable for the volume 


of traffic expected to be carried. 


Honour Avenue / Hull Road 


The intersection is proposed to form a signalised T intersection. 


 


The Sidra results indicate that this intersection would operate within appropriate limits. 


It is however noted that the signal cycle time is not consistent between the Hull Road / Mooroolbark Road 


intersection (AM – 70 – 115 sec) and the new site access intersection along Hull Road (60 sec).  It would 


be expected that the Department of Transport would require consistent cycle times to be adopted to 


ensure these intersections can be coordinated given the spacing between these intersections. 


While a longer cycle time would typically reduce the DoS on primary movements, increases to queuing 


and delays can occur.  Updated intersection operational analysis should be undertaken to confirm the 


continued suitability of these intersections and the interaction of queuing along Mooroolbark Road.  


Hutchinson Street / Jarlo Drive / Melba Avenue 


The intersection is proposed to form a roundabout controlled T intersection. 


 


The Sidra results indicate that this intersection would operate within appropriate limits and is considered 


satisfactory. 


It is also understood that this intersection has been designed within the boundaries required to facilitate 


a future more significant intersection with the Lilydale Bypass at this location.  The timing of the bypass 


currently remains unknown. 


Existing External Intersections 


Hutchinson Street / John Street 


Upgrades proposed to mitigate traffic impacts caused by the proposed development at the intersection of 


Hutchison Street and John Street include the provision of a dedicated right turn lane on the eastern approach, 
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alterations to parking restrictions on a number of approaches, extensions to right turn lanes on the western and 


southern approaches and alterations to the signal phasing and/or timing. 


 


This intersection represents the key northern access point to the surrounding road network for the Kinley 


Estate, however is constrained by limited road reserves.  The additional traffic volumes are identified to 


take the intersection beyond capacity however the suite of mitigating works return the intersection to an 


operation at its capacity limit.  Long queues are expected to be created on the southern intersection 


approach (Hutchison Street), however delays are identified to remain reasonable.   


The proposed works will require agreement from Council to a loss of on-street parking in order to be able 


to deliver the capacity improvements to the intersection that are required. 


Having consideration for the road reserve constraints at this location, and that delays across the 


intersection are not significantly increased this could be considered to represent an acceptable 


outcome.   


Victoria Road / Maroondah Highway / Mooroolbark Road 


A suite of upgrades are proposed to mitigate traffic impacts caused by the proposed development at the 


intersection of Victoria Road, Maroondah Highway and Mooroolbark Road.   


These works include the provision of a full length left turn lane on the southern approach, extension of the 


existing right turn lane on the southern approach, a full length departure lane on the southern leg, extension 


of the existing short departure lane on the eastern leg, provision of double right turns on the western approach 


and alterations to the signal phasing and/or timing. 


 


The existing intersection currently operates at or close to capacity.  The mitigating works seek to return 


the intersection to a DoS below 1.0 however does not return many approaches of the intersection its 


current level of operation.  Queuing is increased significantly on many approaches.   


Improvements to the intersection could be achieved through lengthening short turn lanes and short 


departure lanes on the eastern Maroondah Highway intersection approach, however it is recognised that 


significant topography constraints may exist which limit the ability to achieve such changes. 


The suitability of the mitigating works at this intersection are deferred to DoT given that both Maroondah 


Highway and Mooroolbark Road fall under their control.   


Mooroolbark Road / Hull Road 


Upgrades proposed to mitigate traffic impacts caused by the proposed development at the intersection of 


Mooroolbark Road and Hull Road include the provision of extended right turn lane on the northeast (Hull Road) 


approach, an additional short through traffic lane on the northeast (Hull Road) approach and departure, an 


additional right turn lane on the northwest (Mooroolbark Road) approach, an extended left turn lane and 


conversion to a shared left/through lane on the southwest (Hull Road) approach and review and alteration of 


the signal phasing and/or timing. 


 


While it is acknowledged that this intersection currently exceeds its operational capacity on some 


approaches and that significant improvements and investment has been considered for this intersection, 


this intersection will in the future operate with DoS levels exceeding 1.0 on all approaches in both the AM 


and PM peak hour periods.  As such the extent of mitigating works could not be considered to be 


appropriate at this time.   
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It is recognised that additional turning lanes cannot be simply added to the intersection due to constraints 


created by the rail line however the further extensions to short lanes on all approaches should be further 


considered to more appropriately mitigate the impacts at this intersection. 


Swansea Road / Hull Road 


Upgrades proposed to mitigate traffic impacts caused by the proposed development at the intersection of 


Hull Road and Swansea Road include the conversion of the existing dedicated left turn lane on the western 


approach to a left / through lane and the review and alteration of the signal phasing and/or timing. 


 


The existing intersection operates within its capacity limits however following the development of the 


Kinley Estate this intersection (with the proposed mitigating works) will operate above its capacity limit of 


0.95 with significant increases to queues and delays on all approaches.  This includes the extension of 


queuing within short turn lanes beyond the length of these lanes impacting the operation of through 


traffic vehicles.   


As such the impacts to this intersection could not be considered to have been mitigated through the 


works proposed.  Further consideration should be given to the opportunity to extend turn lanes on all 


intersection approaches in order to more suitably accommodate queue lengths within the short turn lane 


length in order to mitigate the development impacts. 


Any proposed changes to cycle times at this intersection should also consider any flow on adverse 


impacts to the operation of linked traffic signals at the intersection of Swansea Road and Birmingham 


Road. 


Anderson Street / Hardy Street 


No works are proposed to be undertaken at this intersection.   


 


Sidra analysis prepared by Cardno indicates that this intersection currently operates at or above 


capacity.  The level of additional traffic generated to this intersection will continue to worsen the 


operation of this intersection, impacting queuing and delays on all approaches.  


Detailed SIDRA outputs have not been included as part of the Cardno Transport Impact Assessment report 


appendix and as such it is difficult to provide further comment at this time on whether further intersection 


works could be undertaken to mitigate the development impacts. 


Anderson Street / Maroondah Highway 


No works are proposed to be undertaken at this intersection.   


 


While the operation of this intersection will become more congested in its post development state, DoS 


levels will remain generally within appropriate limits along with limited increases to queuing and delays.   


As such the post development operation of this intersection could be considered acceptable at this time.   


Maroondah Highway / Hutchinson Street 


The Cardno report identifies that “It is understood that the Maroondah Highway / Hutchinson Road intersection 


will ultimately be upgraded to a signalised intersection as part of the Yarra Ranges Shire’s Lilydale Integrated 


Transport Plan”.  As such intersection analysis has been undertaken on the basis that this intersection will be 


signalised in future years.   


It is however unclear from the Cardno report who will be responsible for the signalisation of this intersection.   
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The absence of the works at this intersection from the proposed Development Contributions Plan however 


would indicate that the developer does not intend to fund the signalisation of this intersection.   


 


This intersection provides an important link between the Kinley Estate and the surrounding arterial road 


network.   


While the Integrated transport plan identifies a strategic intent that this intersection would be signalised 


in future years, such need to signalise this intersection is borne from the creation of a significant north-


south road serving the Kinley Estate. 


As such the signalisation of this intersection must be included as part of the mitigating works proposed by 


the Kinley Estate to provide suitable capacity for the development to access the surrounding arterial road 


network.   


The importance of this connection for the Kinley Estate is further emphasised with the proposed Level 


Crossing removal works and relocation of the Lilydale Railway Station (to a location between John Street 


and Maroondah Highway) which will result in a likely changing function of John Street with a greater 


pedestrian and bus focus particularly around the station precinct which will lessen the capacity and 


attractiveness of vehicles travelling along John Street in order to access Maroondah Highway.   


It is noted that in its signalised form this intersection would operate satisfactorily under post development 


conditions. 


Further to the above, should this intersection not be signalised, this would likely alter the distribution of 


traffic at the intersection of Hutchison Street and John Street.  Subsequently the extent of mitigating works 


at the intersection of Hutchison Street and John Street and intersections further abroad (Hardy Street and 


Anderson Street) would likely be required to be altered to that identified by Cardno. 


Maroondah Highway / John Street 


This intersection has not been assessed as part of the Cardno Traffic Impact Assessment report.   


 


On the basis of the significant distribution of development traffic along John Street to and from 


Maroondah Highway by Cardno, an assessment of the Intersection of John Street and Maroondah 


Highway is warranted to be undertaken.   


The capacity limitations of John Street in its current form (level and type of traffic currently being carried 


by the road) and future form (with the presence of the Railway Station increasing the road pedestrian 


and public transport focus) must also be suitably considered, and as relevant, traffic impacts mitigated 


or traffic redistributed to other routes away from John Street.  In the instance of traffic being redistributed 


away from John Street, any associated impacts must also be suitably mitigated.   


Other 


Having regard to the significant traffic volumes being generated by the proposed development along 


Hutchison Street and Hull Road (in comparison to existing volumes) it is recommended that consideration be 


given to the increasing through traffic movements on the operation of the following unsignalized intersections: 


 Intersection of Hull Road and Lakeside Drive (x2) 


 Intersection of Hutchison Street and Lilydale Marketplace 


 Intersection of Hutchison Street and Lilydale High School Car Park 
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Summary 


While the localised site access intersections with the immediate interface of the Kinley Estate appear to have 


been appropriately designed, the additional works proposed at surrounding intersections do not appear, in 


many instances, to mitigate the impact of the development on the external road network. 


As such it is recommended that further works and/or additional analysis be considered at the following 


intersections: 


 Victoria Road / Maroondah Highway / Mooroolbark Road 


 Mooroolbark Road / Hull Road 


 Swansea Road / Hull Road 


 Anderson Street / Hardy Street 


 Maroondah Highway / John Street 


 Hull Road / Lakeside Drive (x2) 


 Hutchison Street / Lilydale Market Place 


 Hutchison Street / Lilydale High School 


In addition, the signalisation of the intersection of Maroondah Highway and Hutchison Street must be included 


as a project to be funded by the proposed development rather than expecting that this will be undertaken 


by others. 


While it is recognised that in some instances physical constraints may exist which limit the ability to further 


extend the proposed mitigating works, such circumstance must be justified. 
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Planning Scheme Amendment Documents 


The proposed Schedule 1 to Clause 37.02 Comprehensive Development Zone (CDZ) sets out various 


requirements including the need to obtain a planning permit, which may be obtained in Stages.   


A permit application is required to include “A Precinct Integrated Traffic and Transport Management Plan that 


promotes walking, cycling and public transport”.  


The plan is to identify: 


 “Location of proposed roads, pedestrian, cyclist and vehicle access points: 


 Details of how the objectives of the Former Lilydale Quarry Integrated Transport Plan, October 2020 


have been addressed. 


 An assessment of the impact of traffic generated by the precinct upon the surrounding road 


network. 


 Address internal road design requirements. 


 Predicted traffic volumes. 


 An assessment of potential traffic mitigation works and traffic management measures that may be 


required within and external to the site, including the staging of the measures and external works. 


 Details of proposed connections to the surrounding road network, where relevant 


 Details of internal and external intersections, performance and treatments. 


 Details of the location of and linkages to public transport 


 An assessment of car parking demand 


 An assessment of public transport services in the locality, existing stops and any additional stops or 


infrastructure prepared in consultation with the relevant Victorian public transport authority. 


 Details of cycling and pedestrian infrastructure, including links to significant destinations and the 


potential future train station.” 


The Schedule also identifies that an Infrastructure Contributions Agreement must be put in place prior to the 


granting of a permit to subdivide or construct a building or construct or carry out works. 


 


These requirements of the Schedule to the CDZ provide the opportunity for the matters raised in the above 


review of the Transport Impact Assessment to be dealt with prior to the finalisation of the agreement of 


necessary transport mitigation measures. 


However, it is noted that the granting of a permit in stages could be used to diminish the overall impact 


of the development on the surrounding transport network.  As such it is recommended that a requirement 


be put in place for the site wide transport mitigation measures, particularly to the external road network 


be agreed separately and more holistically to the precinct plans.  This will ensure that the extent of 


mitigation works are agreed up front and the focus of precinct plans (subject to the development scale 


remaining in line with that agreed) can be primarily upon the internal operations of the site.   
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Approach to Development Contributions 


The Approach to Development Contributions report prepared by Urban Enterprise identifies the proposed 


mitigation measures identified by the Cardno Traffic Impact Assessment Report.   


The report identifies the apportionment of these works to be solely the responsibility of the Kinley Estate 


development.   


The report also identifies triggers for the provision of identified transport related infrastructure.   


 


The Approach to Development Contributions report in isolation appears reasonable in its inclusion of the 


proposed works identified by the Cardno Traffic Impact Assessment Report.   


However as identified in earlier discussions, the following matters require further resolution which will 


ultimately impact the outcomes of the Approach to Development Contributions report.   


 The required inclusion of the signalisation of intersection of Maroondah Highway and 


Hutchison Street as the responsibility of the Kinley Estate development, and 


 The extent of other mitigation works to surrounding intersections. 


While the identified triggers provide additional detail to that identified elsewhere within the Traffic Impact 


Assessment report prepared by Cardno, it should be required that further analysis and justification be 


provided as part of the Traffic Impact Assessment Report to support the identified timing / triggers.  This is 


required to confirm that the interim conditions and proposed levels of development can be 


accommodated within the staged infrastructure works. 


 


Summary of Assessment 


On the basis of the above commentary the following provides a summary of key elements: 


 It is agreed that this development has the opportunity to draw on state and local policy and 


create an integrated development that connects with the surrounding employment, shopping, 


education and transport infrastructure. 


 The proposed road hierarchy and associated road cross sections align with typical Victorian 


Planning Authority standards and appropriately provide quality walking and cycling elements that, 


where possible, are separated from vehicle movements. 


 The adoption of standard Planning Scheme rates at this time would be considered appropriate in 


order to identify the indicative future parking requirements of the site.  Detailed parking 


requirements for individual land uses should be calculated as part of specific planning permit 


applications for individual land uses. 


 The trip generation rates for the majority of uses appear reasonable and could be considered to 


be fit for purpose. 


 The adopted traffic distributions are generally considered to be fit for purpose with the exception 


of the distribution of traffic along John Street to the west of Hutchison Street which requires further 


consideration.   


 Site access intersections are generally identified to operate appropriately, however updated 


intersection operational analysis should be undertaken to coordinate cycle lengths with nearby 


external intersections. 


 The works proposed at surrounding external intersections do not appear, in many instances, to 


mitigate the impact of the development on the external road network.  As such it is recommended 


that further works and/or additional analysis be considered at the following intersections: 
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 Victoria Road / Maroondah Highway / Mooroolbark Road 


 Mooroolbark Road / Hull Road 


 Swansea Road / Hull Road 


 Anderson Street / Hardy Street 


 Maroondah Highway / John Street 


 Hull Road / Lakeside Drive (x2) 


 Hutchison Street / Lilydale Market Place 


 Hutchison Street / Lilydale High School 


 The signalisation of the intersection of Maroondah Highway and Hutchison Street must be included 


as a project to be funded by the proposed development rather than expecting that this will be 


undertaken by others. 


 The Schedule to the CDZ provides the opportunity for the matters raised in the above review of the 


Transport Impact Assessment to be dealt with prior to the finalisation of the agreement of 


necessary transport mitigation measures, however it is recommended that a requirement be put in 


place for the site wide transport mitigation measures, particularly to the external road network be 


agreed separately and more holistically.   


 The Approach to Development Contributions report in isolation appears reasonable in its inclusion 


of the proposed works identified by the Cardno Traffic Impact Assessment Report, however as 


identified, the following matters require further resolution:  


 The required inclusion of the signalisation of intersection of Maroondah Highway and 


Hutchison Street as the responsibility of the Kinley Estate development, and 


 The extent of other mitigation works to surrounding intersections. 


 Further analysis and justification should be provided as part of the Traffic Impact Assessment Report 


to support the identified timing / triggers identified in the Approach to Development Contributions 


report. 
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Lilydale Quarry Amendment C193 Proposed Community Centre and 


Active Recreation Precinct – (Prepared for Yarra Ranges Council by 


ASR Research)   
 


 


1. Revised quantitative analysis of community infrastructure demand at Kinley 


 


 The table below provides a quantitative analysis of community infrastructure demand based on the 


revised dwelling and population assumptions in the Ethos Urban Report 2020.  The analysis has been 


confined to Council provided community infrastructure and the provision ratios used in the analysis are 


consistent with those used in the Ethos Urban Report. 


 The revised analysis confirms that, on a quantitative basis, the Kinley Site would add: 


- Substantial demand for local and suburban district level infrastructure – e.g. 98 kindergarten places, 


6 M&CH sessions, 132 childcare places, 0.5 neighbourhood houses/community centres, 2 


football/cricket fields, 1.5 soccer fields, 0.5 fields for lower profile sports and 340m2 of library floor 


space     


- Significant demand for sub-municipal and municipal level infrastructure – e.g. 0.1 aquatic centres, 


0.1 art centres, 0.8 indoor courts. 


 


Infrastructure items Provision ratio Demand 2041  


  Kinley  All of Lilydale 


  7,600 31,000 


3 and 4-year old preschool 
(place)  


1 place: 2 children aged 3 and 4 
years  


98 209 


M&CH (session)  1 nurse: 130 infants, 1 session: 
13 infants (0 year old)   


6 28 


Long day childcare (place) 1 place: 6.8 children aged 0-6  132 550 


Occasional care (place)  1 place: 58 children aged 0-6  12 54 


Neighbourhood house  1 centre: 15,000 residents 0.5 2.2 


Multipurpose community centre  1 centre: 15,000 residents   0.5 2.2 


Centre based library floor space 
(sqms) 


45sqms: 1000 residents  340 1420 


Arts venue   1 venue: 60,000 residents    0.1 0.5 


Dedicated youth space 1 venue: 15,000 residents 0.5 2.0 


Football field  1 field: 5,000 residents 1.5 6.3 


Cricket field  1 field: 4,000 residents  2.0 8.5 


Soccer field  1 field: 5,000 residents 1.5 6.3 


Tennis court 1 court: 3,000 residents  2.5 10.5 


Lawn bowls green  1 green: 10,000 residents  0.8 3.2 


Field for lower profile sports  1 field: 15,000 residents  0.5 2.2 


Indoor multipurpose court 1 court: 10,000 residents  0.8 3.3 


Indoor aquatic/leisure centre 1 venue: 60,000 residents  0.1 0.5 
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2. Community facility needs, Kinley Site and Lilydale   


 


2.1 Early years facilities     


 


 Kindergarten programs are delivered from dedicated kindergarten facilities (sessional kindergarten) and 


long day care centres (integrated kindergarten). 78% of the kindergarten population in Yarra Ranges 


attends sessional kindergarten. It is estimated that Kinley’s 3 and 4yo population, at full development, 


will be around 196 children. 78% of this figure is 154 children.  A licensed place at a sessional 


kindergarten provides for two children.  Therefore, 77 licensed places will be required to meet this 


demand. This sessional kindergarten capacity should be provided locally at Kinley in the form of 2X33 


place kindergarten rooms and a multipurpose room that can be used as a licensable education and care 


space (a minimum of 22 places).  


 There is one M&CH centre in Lilydale – the 2 consultation room facility at the Lilydale Lakeside 


Children's Centre at the Box Hill TAFE site. There is currently demand for 16 M&CH sessions in Lilydale. 


Population growth in Lilydale will generate demand for 16 additional sessions (with 6 sessions from the 


Kinley Site).  The existing centre at Box Hill TAFE (20 sessions) will not be able to satisfy this demand.  


An additional consultation space will be required.  A suitable space for M&CH parenting programs and 


like activities will also be required.  These should be provided in Kinley.   


 Currently, there is an oversupply of long day childcare places in Lilydale. Population growth in Lilydale 


will generate demand for as many as 240 places (125 from the Kinley Site). The existing centres will be 


able to satisfy most of this demand.  However, another centre may be needed.  It is likely a private 


sector provider would develop this facility.  It could be on the Kinley Site.  


 One occasional childcare program operates in Lilydale - at the Lilydale Squash and Fitness Centre. A 


purpose occasional care space is also provided at the Box Hill TAFE site. Population growth in Lilydale 


will generate demand for 24 places (12 from Kinley). This demand could be met through the existing 


program at the fitness centre, the TAFE location and/or a licensable space at the community building in 


Kinley. A space for playgroup and other like children’s programs will also be needed at Kinley.    


 


2.2 Library and cultural facilities        


 


 There is one library in Lilydale - at the Box Hill TAFE Campus. This facility will not be large enough to 


cater for Lilydale (including Kinley) at full development. Provision options that could be considered are 


expanding the existing facility or establishing a library elsewhere in Lilydale.  The current library site is 


not ideal as it is not centrally located. Also, it would be difficult to expand at the site.  The best location 


would be a prominent site in the Lilydale Activity Centre.  This location option was canvassed in the 


Lilydale Place Plan.  


 There are two significant cultural facilities in Lilydale – the Lilydale Regional Museum which provides 


exhibition, function and display spaces and the Athenaeum Theatre which provides a 200-seat 


performance venue.  The concept of developing a performing arts centre/community arts venue to 


serve the Yarra Ranges has been discussed for many years but no firm proposal has been developed. 


There are some heritage structures on the Kinley Site.  The Ethos Urban Report 2020 indicates that one 


or more of these structures may be suitable locations for arts activities. The best location for and the 
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component elements of the arts venue/s would need to be determined through a detailed feasibility 


analysis.  


 


2.3 Facilities for community agencies, service providers, community groups          


  


 A dedicated youth hub is to be developed in Lilydale. The hub will provide a base for the various 


agencies and organisations that offer services to Yarra Ranges’ youth population.  A location for the hub 


has not yet been determined. A space that can be used for youth activities should be provided in Kinley.    


 Lilydale does not have a neighbourhood house facility. Lilydale has an active community garden group. 


This group is seeking to establish a permanent garden facility in Lilydale which preferably is integrated 


with other community spaces.  Lilydale’s aged population will increase significantly over the next 20 


years.  Demand for facility-based activities such as men’s shed, senior citizens groups, planned activity 


groups, University of the Third Age, friendship and other social support groups, delivered meals, allied 


health programs etc will grow.  Spaces will be needed for these activities.  Some of these spaces could 


be provided at Kinley.  


 Council officers have indicated a need for a facility in Lilydale which accommodates external community 


service and health providers and groups (some visiting) which provide sub-municipal, municipal and 


potentially regional services.  Officers have also identified the need for a community enterprise and co-


working space. The best location for these facilities would be the Lilydale Activity Centre.  


 The Lilydale Place Plan 2020 has confirmed the need for these spaces. In response to the Plan, Council is 


undertaking a masterplanning exercise for the Lilydale Train Station Precinct which encompasses the 


Lilydale Station, Melba Park, Olinda Creek and Lilydale Recreation Reserve.  The masterplan will look at 


the feasibility of redeveloping the Precinct to incorporate facilities for community health and well-


being, arts and culture, library services and community enterprise and co-working activities.       


 


2.4 Summary of community facilities in Lilydale 


 


 The table below provides a summary of the new or redeveloped community facilities that should be 


considered for provision in Lilydale and the potential/preferred locations for the facilities.   


 


Space/facility  Description  Potential locations Preferred location/s  


3/4yo kindergarten 2 licensed rooms, outdoor 
play area and associated 
infrastructure  
Licensable multipurpose 
room  


 Kinley  Kinley 


M&CH (consultation, 
parenting groups and 
other like programs)  


Consulting room, waiting 
area and associated 
infrastructure  
Multipurpose room 


 Kinley 
 


 Kinley 
 


Occasional care  Multipurpose room which is 
licensable as an education 
and care space  


 Kinley  
 


 Kinley  


Playgroups and like 
activities   


Multipurpose room  Kinley  Kinley 


Long day care Licensed rooms, outdoor 
plays area and associated 
infrastructure 


 Various locations in 
Lilydale, including 
Kinley  


 Private provision, 
location/s to be 
determined by 
provider/s 
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Space/facility  Description  Potential locations Preferred location/s  


Library  Display area, IT area, media 
rooms, study areas, work 
rooms etc     


 Lilydale Station 
Precinct  


 Lilydale Station 
Precinct 


Base for external 
agencies, community 
enterprise/ co-
working spaces   


Offices, meeting rooms, 
activities rooms and 
associated infrastructure    


 Lilydale Station 
Precinct  


 Lilydale Station 
Precinct  


Spaces for: 
- Neighbourhood 


house activities 
- Youth activities   
- Aged programs 
- Community groups 
- Community garden   


Offices, meeting rooms, 
activities rooms and 
associated infrastructure  
Outdoor garden plots   


 Lilydale Station 
Precinct 


 Kinley 


 Lilydale Station 
Precinct 


 Kinley 


Spaces for arts and 
cultural activities   


Offices, studios, meeting 
rooms, activities rooms and 
associated infrastructure   


 Lilydale Station 
Precinct 


 Kinley (heritage 
buildings)   


 Lilydale Station 
Precinct 


 Kinley (heritage 
buildings) 


      


2.5 Proposed Multi-Purpose Community Centre on the Kinley Site 


 


 The Ethos Urban Report 2020 makes provision for a community centre in Kinley comprising 2 


kindergarten rooms, 2 M&CH consulting and 2 dividable activity rooms.  The Report does not mention a 


land area for the community centre/early years centre on the Kinley Site.  Earlier documents mentioned 


0.55ha.  


 Council should indicate that a more substantial facility than that proposed by Ethos Urban will be 


required to serve the local Kinley community.  The community centre at Kinley should have the capacity 


to accommodate the following activities - kindergarten, M&CH, occasional care, neighbourhood 


programs, youth activities, visiting services, aged services, community garden and other general 


community programs.  The spaces required for these activities are listed in the table below.  A costing 


for the facility is provided in Appendix B.  


 Council’s consistent position has been that a minimum of 0.8ha should be provided for the community 


centre.  It is recommended that Council holds fast to this position.  0.8ha is required to accommodate 


the proposed centre (around 0.6ha – see table below) and allow space for future expansion.  It also is 


the land area commonly asked for by growth area LGAs for neighbourhood level community centres.  


 


 Element  Floor/land area m2 Floor/land area m2 


  Indoor  Outdoor  


Carparking/garden    


Public carparking    80 bays, 800m2 


Carparking compound for cars, small buses    3 bays, 45m2  


Access road/drop off point     400 


Open space/garden area   300 


Bin storage compound   16 


Sub-total    1560 


Kindergarten    


Front veranda   50 


Foyer 30   


Main office 25   


Room 1 – 33 place  120   
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 Element  Floor/land area m2 Floor/land area m2 


  Indoor  Outdoor  


Room 2 – 33 place  120   


Staff/meeting room  25   


Shared kitchen  20   


Shared storage  30   


Shared staff/accessible toilet   12   


Shared children’s amenities area  32   


Shared rear veranda  0 300 


Shared external storage 40   


Shared outdoor play area  0 700 


Circulation 10% 50  


Sub-total  504 1050 


Community Services Centre    


Front veranda     50 


Foyer/reception  45   


Pram storage  20   


Amenities    25   


Kitchen  24   


Office/s  60   


Consulting room X3  60   


Activity room 1 (dividable)  120   


Activity room 2 (licensable) 80   


Activity room 3 80   


Meeting room  30  


Storage   80   


Staff amenities/accessible toilet  20   


General amenities area including baby 
change  


45  


Rear veranda  0 80 


Licensed play area   0 200 


Other garden/play area   0 150 


Circulation 10% 68   


Sub-total  757 480 


Community Garden 


 


  


Plots   2000 


Sheds/toilet 60  


Sub-total 60 2000 


   


Total  1337 5090 
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3. Sporting Reserves, Pavilion and Associated Infrastructure 


 


3.1 Recreation Reserve on Kinley Site  


 


 The Kinley Site with generate demand for 2 football/cricket fields, 1.5 soccer fields, 2.5 tennis courts, 


0.8 lawn bowls greens and 0.5 fields for lower profile sports.       


 


Infrastructure items Provision ratio Demand 2041  


  Kinley  All of Lilydale 


  7,600 31,000 


Football field  1 field: 5,000 residents 1.5 6.3 


Cricket field  1 field: 4,000 residents  2.0 8.5 


Soccer field  1 field: 5,000 residents 1.5 6.3 


Tennis court 1 court: 3,000 residents  2.5 10.5 


Lawn bowls green  1 green: 10,000 residents  0.8 3.2 


Field for lower profile sports  1 field: 15,000 residents  0.5 2.2 


 


 The Ethos Urban Report 2020 makes provision for a 6.7ha active reserve.  This includes the existing 


Heritage Field located in the Kinley development area.  The plan for the reserve in the Kinley Estate, 


Open Space Strategy, 2020 (TCL) shows 2 ovals and 2 tennis courts.  The Report does not address the 


demand for the lawn bowls green or the field for lower profile sports.      


 Council supports the development of a 2 oval reserve in Kinley.  It does not support the provision of 


tennis courts at the reserve. Incorporating the courts at the existing Lilydale Tennis Club is considered a 


better option. Council recommends that 2 netball courts be provided at the reserve.  


 A 2 oval reserve would typically have the following facilities –  2 senior size ovals, buffer zones to 


adjacent properties, pavilion, spectator viewing areas, lights, external storage, access road/carpark, 


scoreboard, circuit path, play facilities and cricket nets (see table below for a list of the potential spaces 


and facilities at the Reserve. A costing for the facility is provided in Appendix C).  


 6.7ha is not large enough to accommodate these facilities. A suitably shaped 8ha (min) parcel is a more 


appropriate size for the reserve (see Appendix A for aerial views of a sample of existing reserves in 


Melbourne which contain multiple playing fields.  Note they are all larger than 8ha).  


 


Component spaces at Recreation Reserve   Floor/land area m2 


  Indoor  


Carparking and other   


Onsite public carparking   80 bays 


Access road   


Circuit path around main oval    


Reserve fencing    


Park furniture   


BBQ facility  


Play facility  


Playing field and courts   


Oval 1 160m/140m 


Oval 2 135m/115m 


Light towers (X8)  


Players/official shelters (X6)  







7 
 


Component spaces at Recreation Reserve   Floor/land area m2 


  Indoor  


Scoreboards    


Oval fencing   


Barrier nets   


Netball courts (X2)  


Light towers over netball courts (X6)  


Players/official shelters (X6)  


Pavilion   


Football/cricket   


Players changerooms (X4)  140 


Players amenities   100 


Umpires rooms  30 


Preparation areas (X2)  40 


First aid/medical room  15 


Timekeepers/scorers area   15 


Netball   


Players changerooms (X2)  50 


Players amenities   40 


Umpires rooms  20 


Duty room 20 


First aid/medical room  15 


General  


Public amenities   60  


Accessible toilet 8 


Kitchen/canteen 30 


Foyer 20 


Bar/social/community room  200 


Office/administration meeting room  25 


External covered viewing area/hard surface area   300 


Internal storage  60 


External storage  40 


Bin storage compound 15 
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Appendix A – Aerials of Multi-field Active Reserves    


 


South Morang – 9ha 
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Craigieburn – 10.2ha 
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Roxburgh Park – 8ha 
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Central Reserve Glen Waverley – 10ha  
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Appendix B – Costings of Proposed Kinley Community Centre   
 


Site works 
     Element  Area m2 Area m2 Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Clearing  - 6000 20 120000   


Earthworks  - 6000 40 240000   


Total          360000 


      Carparking/garden  
     Element  Area m2 area m2 Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Access road   400 80 40000   


Carparking   - 800m2 (80 bays) 3500 280000   


Carparking compound     45m2 (3 bays)   8000 24000   


Open space/garden area/landscaping  - 300 600 180000   


Bin storage compound   15 800 12000   


Total    1560      536000 


   


   Kindergarten  
     Element  Area m2 Area m2 Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Front veranda    50 1200 60000   


Foyer 30   2200 66000   


Main office 25   2700 67500   


Playroom 1 120   2300 276000   


Playroom 2  120   2300 276000   


Staff/meeting room  25   2700 67500   


Shared kitchen  20   5200 104000   


Shared storage  30   2650 79500   


Shared staff/accessible toilet   12   5200 62400   


Children’s amenities area  32   5200 166400   


Shared rear veranda  
 


300 1200 360000   


Shared external storage 40   1900 76000   


Shared outdoor play area  
 


700 1000 700000   


Circulation 10% 50   2300 115000   


Total  504 1050     2416300 
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Community Services and M&CH 
     Element  Area m2 Area m2 Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Front veranda     50 1200 60000   


Foyer/reception  45   2200 99000   


Pram storage  20   1000 20000   


Amenities    25   5200 130000   


Staff/accessible toilet    20   5200 104000   


Kitchen  24   5200 124800   


Office/s  60   2700 162000   


Activity room 1 (dividable)   120   2300 276000   


Activity room 2 (licensable) 80   2300 184000   


Activity room 3 80   2300 184000   


Meeting room 30  2300 69000  


Storage   80   2650 212000   


Consulting room 1  20   2700 54000   


Consulting room 2  20   2700 54000   


Consulting room 3 20   2700 54000   


Amenities 45   2700 121500   


Rear veranda  80 1200 96000   


Licensed play area    200 500 100000   


Other garden/general play area    150 200 30000  


Circulation 10% 68   2300 92000   


Total   757 480   
 


2226300 


      Construction cost  
 


5538600 
   Services  


 
250000 


   


  
5788600 


   Design contingency  10% 578860 
   


  
6367460 


   Construction contingency  5% 318373 
   


  
6685833 


   Costs escalation  8% 534867 
   


  
7220700 


   Consultants fees  10% 722070 
   Total 


 
7942770 
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Appendix C – Costings of Proposed Active Reserve   


 


Site works 
     Element  Area m2 Area m2 Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Site preparation   80000 4 320000   


Total          320000 
      


Carparking/landscaping/fencing  


     Element  No area m2/no/length Rate  Total  Total   


Carparking     80 bays, 800m2 3500 280000   


Access road   1000 80 100000   


Circuit path    1800 85 180000   


Landscaping    20000 30 600000   


Perimeter fencing and gates     1800 100 180000   


Park furniture    40 2000 80000   


BBQ facility  1    10000 10000   


Play facility   1 300000 300000   


Total          1730000 
   


   


Playing field and courts 
     Element  No No Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Oval 1 with lights and fence   1 1000000 1000000   


Oval 2 with lights    1 930000 930000   


Player shelters    6 10000 60000   


Netball courts with lights   2 140000 280000   


Player shelters    6 6000 36000   


Scoreboard (Oval 1)   1 50000 50000   


Scoreboard (Oval 2)    1 30000 30000   


Barrier nets    4 20000 80000   


Total          2466000 
      
 


Pavilion  
     Element  Area m2 Area m2 Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Football/cricket            


Players changerooms (X4)  140   2200 308000   


Players amenities   100   5200 520000   
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Element  Area m2 Area m2 Rate  Total  Total   


  Indoor  Outdoor  $ % $ 


Umpires rooms  40   3500 140000   


Preparation areas (X2)  40   2200 88000   


Timekeepers/scorers area   15   2200 33000   


First aid/medical room  15   3000 45000   


Netball           


Players changerooms (X2)  50   2200 110000   


Players amenities (X2)  40   6000 240000   


Umpires rooms  20   3500 70000   


Duty room 20   2200 44000   


First aid/medical room  15   3000 45000   


General          


Public amenities   80   5200 416000   


Accessible toilet 8   5200 41600   


Kitchen/canteen 30   5200 156000   


Foyer 20   2200 44000   


Bar/social/community room  200   2700 540000   


Office/administration meeting room  25   2700 67500   


External covered viewing area/hard surface area   300   1000 300000   


Internal storage  60   2100 126000   


External storage  40   1800 72000   


Bin storage compound 15   800 12000   


Circulation 10% 100   2200 220000   


Total   1373       3638100 
   


    


Construction cost  
 


8154100 
   Services  


 
300000 


   


  
8454100 


   Design contingency  10% 845410 
   


  
9299510 


   Construction contingency  5% 464975.5 
   


  
9764485.5 


   Costs escalation  8% 781159 
   


  
10545644 


   Consultants fees  10% 1054564 
   Total 


 
11600209 
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Additional Stormwater Strategy Comments - Proposed Planning Scheme 


Amendment C193 to the Yarra Ranges Planning Scheme   


General comments 
 


Council has the following general comments on the submitted Stormwater Strategy: 


• Typically Melbourne Water requires that flows are retarded to existing conditions at the 


outlet of the development site.  If Melbourne Water does not support the approach 


proposed by the Stormwater Strategy it is not clear where attenuation would occur and if 


there is sufficient space within the development to do so. 


• The strategy does not quantify by how much peak flows are increasing off the site for either 


the Lilydale Lake or Melba Drain Catchments.  Council cannot assess the strategy without 


understanding the increase in peak flow off the site for a range of Annual Exceedance 


Probabilities (AEPs). 


• The strategy only focuses on the 1% AEP event for both the Lilydale Lake and Melba Drain 


catchments. The planning provisions require all events up to and including the 1% AEP to be 


investigated and retarded back to existing conditions.  


• Council needs to be assured that the strategy will not increase the potential of flooding on 


any land as a result of this development.  


• The impact of climate change has not been considered in the strategy. Typically, climate 


change should be considered in the design in accordance with methods described in 


Australian Rainfall and Runoff 2019 


Melba Drain Catchment 
The applicant proposes to discharge post development flows into Melba Drain and eventually Olinda 


Creek without attenuation (retarding back to existing condition flow rates). The drainage strategy 


states that an option assessment has been undertaken on various scenarios. The assessment found 


that providing no attenuation in the development site (e.g. a retarding basin), results in the peak 


flow rate for the 1% AEP event being maintained at existing conditions in Olinda Creek. The strategy 


explains that this is possible as flows from the development will runoff before the larger flood wave 


coming down Olinda Creek at the outlet of Lillydale Lake.  The strategy then goes on to imply that 


the increase in peak flows within Melba Drain due to the development will be managed by a pipe 


diversion to Olinda Creek. 


Council has the following concerns: 


• The strategy provides no analysis on the size and alignment of the diversion pipe to Olinda 


Creek to prevent an increase in peak flows in Melba Drain. The pipe connection will have to 


traverse through public open space and Council will need to understand the proposed 


alignment to assess potential impacts (e.g. impacts on native vegetation).  


• The strategy provides no modelling outputs from the option assessment showing that peak 


flows in Olinda Creek are maintained at existing conditions as stated.  


• There is no analysis presented as to the potential impact to private property downstream of 


the site along Melba Drain. The diversion pipe to Olinda Creek should be sized to prevent an 


increase in flood flows and flood levels downstream of the site along Melba Drain for a 







range of AEPs. Without analysis, Council cannot be sure the proposed diversion pipe to 


protect Melba Drain from an increase in peak flows is feasible. An assessment should focus 


on showing minimal impact to private property with modelling outputs showing existing and 


proposed flood extents and afflux (change in flood level) plots for a range of AEPs.  


• The applicant has provided no analysis as to how flows will be captured in the diversion pipe 


connecting to Olinda Creek. It is not clear where flows will be captured and how this may 


impact the development site (e.g. flooding of ovals). 


• There has been no analysis on potential flood hazards cause by the proposal. It is not clear 


how the proposed diversion pipe may change velocities, depth of flooding and depth x 


velocity (flood hazard) along Melba Drain and through the Lillydale Lake Reserve  


downstream of the site. The reserve is regularly used by the community with a number of 


low crossings of Melba Drain.  


• There is little analysis presented on the potential environmental impacts of the proposed 


strategy. Council is concerned that the proposal may increase flood velocities and erosion in 


Melba Drain. Moreover, the proposed wetland has had little feasibility work undertaken. 


Given the proposed location, there are potential constraints to the wetland site that need to 


be investigated further before the location can be confirmed; flora and fauna impacts, 


cultural heritage impacts, geotechnical impacts (Lillydale Lake embankment and spillway), 


potential for contaminated land and conceptual hydrological and hydraulic analysis.  The 


strategy does not address any of these constraints.  Moreover, the ownership of the wetland 


has not been confirmed.  An alternative strategy may be possible to provide distributed 


treatment throughout the development (e.g. tree pits, swales) rather than the reliance on an 


end of line solution that may become a liability.  


Lillydale Lake Catchment 
The applicant proposes to discharge post development flows into Lillydale Lake without attenuation 


(retarding back to existing condition flow rates). A wetland is proposed at the outlet of the site with 


a low flow pipe outlet connecting to Lillydale Lake. The pipe will have capacity for the three month 


flow.  It is proposed that flow greater than the three month flow will overflow from the wetland into 


a high flow channel through public open space into Lillydale Lake. 


Council has the following concerns: 


• Melbourne water has not confirmed if Lillydale Lake can receive un-attenuated flows from 


the development.  


• The proposed form of the overflow channel from the wetland is a simple trapezoidal shape. 


The proposed outfall should enhance the amenity of the public space.  A more naturalised 


arrangement with variable stream form (i.e. base width, bank slopes) and riparian 


vegetation and cluster plantings should be investigated. Given the channel will be engaged 


in events greater than a 3-month recurrence interval, Council would support the potential to 


remove the low flow pipe altogether.  


• There has been some hydraulic modelling of the channel presented in the strategy which 


shows flows contained within the channel.  To prevent the flooding of the existing Shared 


User Park in the reserve, a bridge will be required over the channel set at the 10% AEP flood 


level.   It is not clear if the impact of the bridge has been included in the hydraulic modelling 


and Council are concerned that the bridge may cause impacts to private property in the 1% 


AEP event.   An assessment should focus on showing minimal impact to private property 







with modelling outputs showing existing and proposed flood extents and afflux (change in 


flood level) plots for a range of AEPs. 


• An analysis of flood hazards along the channel is required and this has not been addressed in 


the strategy.  Depths of flow in the channel are 600 mm, which is beyond safety limits 


outlined in Melbourne Water flood hazard guidance and Australian Rainfall and Runoff Book 


6 Chapter 7.  Moreover, velocities and velocities x depth have not been considered in the 


design. Council will not support a channel that creates a flood hazard through the park. 


• Analysis is required into flow velocities through the channel and inclusion of erosion controls 


where required. 
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1. Introduction  
 


The redevelopment of the former Lilydale Quarry represents a major urban renewal 


opportunity that will lead to significant investment, local employment, increased 


housing diversity and will provide additional community facilities, public open space 


and a network of new shared paths.  Since 2014, Council has supported 


redevelopment of the site providing it is in accordance with an agreed master plan 


that has been developed in consultation with the community and key stakeholders.   


This has been a consistent position of Council and is reflected in Council’s 


consideration of the draft Amendment that was submitted by the proponent to 


Council earlier in 2020 and formally considered in September 2020 before the 


Victorian Planning Authority (VPA) was directed by the Minister for Planning to lead 


the finalisation of the Amendment.  


Given the complexities of the site there are a number of outstanding issues that 


require resolution before the planning scheme amendment can progress.  Among 


the most critical of these is the need to successfully backfill the 120m deep quarry pit 


to enable it to be developed. Other key issue include facilitation of a new railway 


station, negotiating appropriate infrastructure contributions, ensuring adequate public 


open space for active recreation, and reaching agreement on an appropriate 


affordable housing contribution. Council has been working closely with the proponent 


on these and other matters and significant progress has been made in formalising 


arrangements through proposed section 173 agreements for Infrastructure 


Contributions, Affordable Housing and Geotechnical requirements. 


It is understood that the Minister for Planning is likely to refer unresolved matters 


raised in submissions to the VPA Standing Advisory Committee. Council 


wholeheartedly supports this and requests that its submission be referred to the 


Advisory Committee and that the Committee allows Council and all those who made 


a submission the opportunity to present before the Committee.  Given that additional 


matters are likely to be raised as part of this consultation process, Council requests 


that it be provided an opportunity to review submissions received by VPA and to be 


able to make further submissions to the Advisory Committee as required.     


At its Ordinary meeting held 8 September 2020, Council considered a report on draft 


Planning Scheme Amendment C193. In that meeting Council resolved the following: 


That Council:  


1. Provide in principle support to redevelop the former Lilydale Quarry for 


residential, commercial and community uses generally, as envisaged under 


draft Amendment C193 to the Yarra Ranges Planning Scheme, subject to the 


resolution of key issues outlined in this report. 
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2. Continue to work with the Victorian Planning Authority on preparation of draft 


Amendment C193 and request that the outstanding matters raised in this 


report be fully addressed. 


3. Request that the VPA undertake a comprehensive engagement process with 


all relevant stakeholders in finalising draft Amendment C193.   


4. Request that the VPA advance the timely and coordinated upgrade of regional 


transport infrastructure to support the Lilydale Quarry redevelopment including 


the duplication of the rail line from Mooroolbark to Lilydale, construction of a 


new train station within the quarry site, and planned upgrades to the arterial 


road network.  


5. Write to the Minister for Planning advising him of Council’s position on 


Amendment C193 and request the approval pathway for the Amendment is 


open and transparent allowing for full public consultation.  


6. Make a submission to a future Advisory Committee Hearing generally in 


accordance with this report.  


Council understands the importance of facilitating new development activity to 


support the recovery of the Victorian economy during the Covid19 crisis. However 


this should not be at the expense of ensuring appropriate planning controls are put in 


place and that the future development is supported by the required infrastructure.  It 


is essential to resolve all matters ahead of approval of the amendment in order for 


the successful redevelopment and seamless integration of this site into broader 


Lilydale.  Spending time ensuring an appropriate planning framework is put in place 


will save considerable time and resources during subsequent approval processes.    


Council is supportive of many elements of the proposed Comprehensive 


Development Plan (CDP) and associated planning controls.  It is also clear that this 


is not a straight forward development site, and while some improvements to the 


proposed CDP have been made since Council last reviewed the draft 


documentation, there still remain a number of areas of concern that need to be 


resolved.  These issues are discussed in this submission and for convenience a 


Summary of Issues is also provided (Attachment 1 – Summary of Issues).  


Council welcomes the opportunity to work with the VPA, proponent, State 


Government agencies, other key stakeholders, and the community to resolve critical 


areas before the amendment can be considered for approval by the Minister for 


Planning.      


 


2. VPA Projects Standing Advisory Committee 
 


It is understood the Minister for Planning has not determined the approval pathway 


for the amendment following this public consultation phase but has indicated use of 
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the VPA Projects Standing Advisory Committee.  Given the significance of this 


proposal, it is requested that a fully transparent process is adopted and that all 


submissions are referred to the Committee and that all submitters are provided an 


opportunity to present before the Committee.   Council looks forward to expanding 


on the issues raised in this submission at a future public hearing.  


 


3. Quarry Rehabilitation 
 


Work Authority 199 


The redevelopment as envisaged by the CDP is reliant on the successful backfilling 


and rehabilitation of the quarry pit and surrounding site including removal of the 


existing overburden stockpiles.  The pit area is approximately 25 hectares and the 


eastern stockpile area approximately 53 hectares. Ultimately, it is understood the 


final landform for the pit area is intended to be at RL140m AHD at the southern edge 


of the pit with the surface sloping three (3) per cent towards the northern edge of the 


quarry which is intended to be at about RL120m AHD.   To achieve this, in the order 


of nine (9) million cubic metres of stockpile is proposed to be relocated as 


engineered fill into the pit at a depth of up to approximately 120 metres.  


Currently the backfilling operation is regulated by the State Government’s Earth 


Resources Regulation branch of the Department Jobs, Precincts and Regions 


(DJPR) through Work Authority 199 and an approved Work Plan.  However this 


agency has made it clear to Council that beyond safety and amenity issues, the 


Work Plan does not address geotechnical matters beyond the backfill being suitable 


for end uses approved under the Work Plan, which Council understands to be 


grazing.   


It is understood that the current approved Work Plan allows the quarry to be 


backfilled to a finished level of RL100m AHD.  Once this level is reached and 


conditions of the Work Plan have been met, it is understood the proponent will seek 


to apply to the regulatory authority to extinguish the Work Authority from the site.  


Under this scenario, significant backfilling is still required (from RL100 to RL140m – 


RL120m) which is also over a significantly larger area than the filling that will have 


taken the height to RL100m AHD.  This second phase of the rehabilitation is 


proposed to be regulated by Council under a future planning permit in addition to the 


proposed Geotechnical Framework section 173 agreement.   It is unclear to Council 


the reasons why DJPR would be prepared to consider extinguishing the Work 


Authority at RL00 when the backfilling is only partially complete. It is also understood 


that rehabilitation conditions of the Work Plan would require topsoiling and seeding 


to make it suitable for grazing, which are incompatible with the ongoing backfilling 


operation.  Council’s preference is for the entire backfilling to be regulated by DJPR 


complemented by a geotechnical section 173 agreement.    
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Peer Review and Geotechnical section 173 agreement 


Given the importance of the backfilling process and the need to ensure the land is fit 


for the intended purpose, Council has sought expert geotechnical advice (Golder and 


more recently Senversa) on reviewing the backfilling proposal. Key issues 


considered at length have included: 


• the methodology and earthworks specification for the backfilling to enable 


future development of the land  


• establishing an appropriate monitoring and reporting framework that captures 


total and differential settlement 


• the impact of groundwater recharge on settlement behaviour  


• determining acceptable settlement performance criteria to enable 


consideration of the transfer of land to Council as either public open space or 


road reserves. 


It is noted that the Schedule to Clause 37.02 (Comprehensive Development Zone) 


includes a requirement for the preparation of a section 173 agreement between the 


responsible authority and the owner of the land regarding the performance of filled 


land in Precinct 4. This agreement is proposed to cover monitoring and reporting 


obligations, performance specifications to be achieved before land can be 


transferred to Council for open space and infrastructure, and indemnification of 


Council in relation to claims by third parties relating to negligence or non-compliance 


with the requirements of the agreement by the proponent.    


In the interests of providing greater certainty for the project and whether Council 


would be prepared to accept backfilled land as either open space or road reserves, 


the proponent has requested Council formalise arrangements through preparation of 


a section 173 agreement.  While Council is supportive of this approach and sees 


overall benefit in specifying requirements on geotechnical matters through an 


agreement, there are a number of outstanding issues that require resolution before 


Council is prepared to enter into such an agreement.      


In addition to seeking advice from Golder, Council recently commissioned a second 


geotechnical consultancy, Senversa to review the quarry backfilling and to consider 


unresolved issues between the proponent’s geotechnical consultants Tonkin and 


Taylor and Golder.  The Senversa Review confirms matters previously raised by 


Golder are justified and need to be addressed in any agreement going forward and 


also in the submitted geotechnical framework and planning provisions.  A copy of the 


Senversa Review is attached (Attachment 2 – Senversa Review).   


The advice provided confirms Council’s position that before any land within or 


adjacent to the filled area is considered for development or proposed to be 


transferred to Council for public open space or road reserves, there needs to be a 


sufficient period of post fill monitoring to confirm that both total and differential 


settlement are and will be within acceptable limits. From the advice received it would 
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appear there is still a high level of uncertainty about future settlement behaviour, 


particularly in relation to the impact of groundwater recharge and the extent of 


differential settlement.   


CDZ Schedule 


It is noted that the CDZ schedule includes a requirement to prepare a Geotechnical 


Statement, prior to subdivision or building and works, refer to extract below.       


Unless otherwise agreed to by the responsible authority, a permit must not be granted to construct a 


building or construct or carry out works within Precinct 4 until a geotechnical statement prepared by a 


suitably qualified geotechnical engineer has been prepared to the satisfaction of the responsible 


authority  


The statement must confirm that the geotechnical condition of the filled area will support the type and 


scale of development proposed within the CDP for Precinct 4. 


The statement must be accompanied by a peer review and supporting report from a suitably qualified 


and independent geotechnical engineer. 


 


What will be critical in being able to satisfy the above requirement will be 


documentation that clearly demonstrates the backfilling has been undertaken in 


accordance with a comprehensive geotechnical framework including adherence to a 


detailed Earthworks Specification and compliance to a suitable monitoring and 


reporting program.  The proposed section 173 agreement will assist in this regard, 


however it is noted that backfilling has already commenced without an agreement in 


place.        


Given that geotechnical considerations are also relevant for land immediately 


adjacent to the quarry edge, it is recommended that the requirement for a 


geotechnical statement is triggered for proposals that are located adjacent to the 


filled land (e.g. within 30m of the quarry edge).  To clearly show this in the CDZ 


schedule, a scaled diagram should be included clearly identifying the quarry edge 


together with, for example the 30m buffer.  This modification is recommended to take 


into account any potential ground settlement impacts adjacent to the filled area that 


may occur outside of Precinct 4.  


 


4. Transport  
 


Council seeks a coordinated approach to the delivery of transport infrastructure 


required for this site.  This includes ensuring all necessary upgrades to the 


surrounding transport network are identified and secured and commitments are 


made to deliver regional infrastructure projects that will improve public transport for 


new and existing residents. The arterial road network will also require upgrades to 


ensure it is capable of managing anticipated future traffic volumes.   
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Council has recently adopted a new Integrated Transport Strategy and it is pleasing 


to see the redevelopment of the quarry site as proposed provides a very realistic 


opportunity to develop a transit orientated development that prioritises public 


transport and active modes of transport.  However it is the timely delivery of the 


necessary transport upgrades and infrastructure that will enable the vision of the 


CDP to be realised.  Without this level of investment, the additional population and 


resultant traffic generation will significantly increase local congestion around Lilydale 


and Mooroolbark continuing a reliance on private motor vehicles and ultimately 


reducing the quality of life for new and existing residents.    


Throughout the preparation of this amendment Council and the Department of 


Transport (DoT) have identified a number of transport related issues that require 


resolution.  It is understood that DoT will be making a submission to the VPA and 


Council requests that these matters along with Council’s identified transport issues 


are resolved prior to the Amendment being finalised.    


North South Connector Road through Box Hill Institute 


The proposal involves the construction of the North South Boulevard Connector 


Street and round about intersection on Box Hill Institute land and Council land.  It is 


not clear in the submitted documentation that an agreement between the proponent 


and Box Hill Institute to transfer land to facilitate this link has been finalised.  The 


final location and design of the road will need to be to the satisfaction of Council and 


DoT. Once this has been agreed to, a formal agreement between Box Hill Institute, 


the proponent and Council will need to be entered into to secure the relevant land, 


access arrangements and timing of construction.       


Traffic Investigations and proposed mitigation measures 


The proposed amendment has been informed by the preparation of an Integrated 


Transport Plan (ITP) and Traffic Impact Assessment (TIA). These investigations 


commenced a number of years ago and earlier versions were reviewed by Council 


assisted by transport consultants GTA, and detailed comments were provided to the 


proponent at the time.  Feedback on these earlier reports was also provided by DoT.   


The latest versions of the ITP and TIA have incorporated some of this feedback 


including adopting agreed traffic generation rates for residential development.     


Council officers assisted by transport consultants GTA have reviewed the latest 


transport reports and associated transport details of the Comprehensive 


Development Plan (CDP).  A copy of GTA’s Peer review is provided (Attachment 3 – 


Peer Review of Transport Related Matters). Council officers generally concur with 


the GTA analysis and recommendations.  At a high level, the objectives and 


requirements of the CDP and proposed layout and road hierarchy are considered 


appropriate for the purposes of considering the Amendment, notwithstanding the 


uncertainty around the future train station and the need to review the proposed traffic 


mitigation measures.   
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Overall the proposed traffic generation levels and distribution patterns, with the 


exception of movement along John Street (as identified by GTA) and Hull Road 


(identified by Council traffic engineers) are considered reasonable for the purposes 


of assessing this proposal.      


GTA has undertaken a review of the proposed mitigation measures and timing of 


delivery.  The feedback confirms that for a number of intersections the proposed 


mitigation measures are considered to be inadequate and would result in 


unacceptable congestion and intersection delays.  Significantly, GTA advise that the 


signalisation of Hutchinson St / Maroondah Hwy is critical.  


Key surrounding external intersections that require further works and/or analysis 


include: 


• Victoria Road / Maroondah Hwy/Mooroolbark Rd 


• Mooroolbark Rd / Hull Rd 


• Swansea Rd / Hull Rd 


• Anderson St / Hardy St 


• Maroondah Hwy / John St 


• Hull Rd / Lakeside Drive (x2) 


• Hutchinson St / Maroondah Hwy 


• Hutchinson St / Lilydale Market Place  


• Hutchinson St / Lilydale High School 


GTA also advises that further operational analysis should be undertaken for the 


proposed new intersections (principally along Mooroolbark Rd) in order to coordinate 


cycle lengths with nearby external intersections.  


When considering the principles of need, nexus and equity, all mitigation measures 


GTA and Council have identified including the signalising of the Maroondah Hwy / 


Hutchinson Street intersection should be fully funded by the development.  


Council acknowledges that in some instances it may not be possible or desirable to 


provide mitigating works that will return intersections back to pre-development levels.   


However, as a principle Council concurs with GTA’s conclusion that the measures 


should provide well functioning intersections that approach predevelopment levels if 


practical and feasible.  It is not appropriate to design mitigation measures where an 


intersection will operate above its capacity leading to unacceptable queues and 


delays nor is it appropriate for the development to absorb unreasonable levels of 


existing capacity.  


It is noted the submitted TIA assumes the signalisation of Maroondah Hwy and 


Hutchinson Street will be undertaken by Council.  This is incorrect.  The potential 


upgrade of this intersection was first identified in the Council’s Lilydale Integrated 







10 | P a g e  


 


Transport Plan which was undertaken by GTA in 2014. The document did not specify 


who was responsible for implementing the various recommendations.   What is clear 


is that the need to signalise this intersection is generated by the Lilydale Quarry 


development and will be an integral part of managing the substantial volumes of 


additional traffic utilising the proposed North South Boulevard Connector Street.  A 


fully signalised intersection at Hutchinson St / Maroondah Hwy will provide a logical 


and direct route to the arterial network i.e. Maroondah Hwy.  It will also reduce traffic 


volumes on both John and Hardy Streets and the new William St East and West / 


Maroondah Hwy signalised intersection, which will be installed by the Level Crossing 


Removal Project as part of the new Lilydale Railway Station Bus Interchange. With 


the new train station now to be located on the south side of Maroondah Hwy, the 


local road network west of Hutchinson Street will require a more pedestrianised 


focus.    


GTA also note that further analysis should be provided within the TIA to justify the 


proposed timing of infrastructure mitigation measures proposed under the Approach 


to Development Contributions Report.     


In consultation with DoT, Council is currently undertaking additional traffic modelling 


as part of its review of the current Lilydale Structure Plan. This modelling will take 


into account the latest transport reports prepared for Amendment C193 and also 


changes to the street network as a result of the Level Crossing Removal Project. The 


investigation will be finalised in the coming weeks and will assist in informing the 


preferred traffic mitigation measures for the quarry development to be secured 


through the Infrastructure Contributions Section 173 Agreement.  It is requested that 


this traffic modelling work is completed before a decision is made regarding traffic 


mitigation measures.      


Proposed Cave Hill Station 


The CDP identifies a new railway station within the middle of the Quarry site and this 


is seen as a key feature of the development which is strongly supported by Council’s 


Integrated Transport Plan. It is also noted that the submitted TIA has discounted 


traffic generation on the assumption the train station will be available leading to 


higher levels of public transport usage than typically occurs in outer suburban areas.  


Higher density housing and a neighbourhood activity centre are envisaged around 


the new station precinct and the CDP earmarks in the order of 1,300 dwellings within 


this precinct alone. 


It is disappointing that at this stage, there is no commitment from the State 


Government to deliver a new station and this has made it challenging to plan for the 


site based around a ‘potential future train station’.  Without certainty of the station it 


will be difficult to undertake further detailed planning for this precinct as the intended 


uses of higher density housing and a neighbourhood activity centre are reliant on the 


new station.  In this regard a clear mechanism should be provided within the CDP 


and CDZ schedule and agreements put in place between the State Government and 
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landowner that secures sufficient land for the station and associated station car park 


and puts in place an agreed delivery time.  In addition, further planning of Precinct 4 


should only occur once it is confirmed the land is suitable from a geotechnical and 


environmental perspective for the use and scale of development intended, and that a 


future train station is confirmed.  The CDP should clearly spell out the circumstances 


when a planning scheme amendment to modify the CDP would be required.       


Given the importance of a future train station to realise the vision proposed under 


Amendment C193 and the need to improve public transport services generally in the 


area, this current VPA led process should facilitate a process that provides for the 


new station and coordinates its construction with the duplication of the train line from 


Mooroolbark to Lilydale with the concurrent upgrade of the Mooroolbark Rail 


Underpass.  


Healesville Freeway Reservation (Healesville Arterial) 


The Amendment proposes an extension of the existing Public Acquisition Overlay 11 


along the western side of the subject land for the purposes of upgrading Mooroolbark 


Road to future proof the strategic corridor known as the Healesville Freeway 


Reserve or Healesville Arterial.   It is understood that in 2009, VicRoads undertook a 


strategic review of the Healesville Freeway Reservation and concluded the need to 


retain and secure land from Wantirna Road (within the vicinity of Eastlink) to the 


Maroondah Highway, Lilydale for future road purposes.  


It is understood the extent of the proposed Public Acquisition Overlay is based on 


plans undertaken by AECOM, commissioned by VicRoads in 2014. This strategic 


corridor when constructed will alleviate congestion on Hull Road and other roads 


within Mooroolbark and adjoining Maroondah City Council and will provide an 


important transport corridor for the Bayswater Business Precinct, a major 


employment centre for outer eastern metropolitan Melbourne.  The upgrade to 


Mooroolbark Road (and ultimately completion of Lilydale Bypass) will reduce the 


anticipated through traffic volumes along the new North South Boulevard Connector 


Street, which until these regional projects are undertaken will partly act as a default 


arterial road bringing significant volumes of traffic into the centre of Lilydale.  


Active Modes of Transport 


Council is supportive of the network of shared trails, and provision of off-road cycling 


paths proposed throughout the development.  The proposed cross-sections of the 


road categories are generally supported and will provide for a high level of amenity, 


future bus connections and provision for cycling and walking. To ensure appropriate 


minimum standards are provided, the CDP should specify a minimum shared path 


width of 3m and minimum footpath widths of 1.5m-1.8m.  


It is also encouraging that the proponent is advancing a proposed bridge connection 


across the railway line at the southern part of the site which will improve east west 


connectivity and potentially ease congestion at the Mooroolbark Rail Underpass.  
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Additional pedestrian connections across the railway line at the new railway station 


and at the northern end of the site are also strongly supported.    


Access Proposal 


The proposed road configuration identified in the CDP provides an acceptable 


access strategy. It is noted that access to the site from the north is limited on 


account of the future Lilydale Bypass reservation.  Beyond enabling access to the 


sports grounds, all vehicular access from the north should be via the new North-


South Boulevard Connector Street. While a permeable future bypass design should 


be pursued (i.e. a raised structure allowing free access and movement underneath) 


the Quarry access network should avoid any potential increase in through traffic 


along Cave Hill Road and other residential streets.   


In relation to access during the construction period, it is preferable that the primary 


access for heavy vehicles should continue to be via the existing Quarry driveway 


avoiding any residential streets. Access to the western side should be facilitated by 


the early construction of the bridge across the railway line and be subject to approval 


of a construction management plan.  


 


5. Infrastructure Contributions 
 


It is proposed to manage infrastructure contributions including impact mitigation 


measures and community orientated infrastructure through a section 173 agreement 


under the Planning and Environment Act 1987.  Earlier consideration was given to 


preparing a Development Contributions Plan (DCP) however a section 173 


agreement approach was preferred for the following reasons: 


• The land is in singular ownership; 


• The majority of infrastructure that will be required can be categorised as either 


internal infrastructure that will be required to be delivered to meet the needs of 


the future community or external infrastructure that is required to mitigate the 


impacts of the development; 


• The required infrastructure will be provided by the developer to the benefit of 


the project with no external apportionment; 


• Given the direct nexus between the development and the infrastructure it is 


not necessary or appropriate for Council to assume responsibility for delivery 


of any infrastructure (with the exception of contributions towards community 


infrastructure external to the site); 


• Land can be identified for vesting to Council without the need to value, or 


revalue, it; 


• Detailed costings will not be required by Council – Council’s interest lies in the 


design and delivered standard and timing; 
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• The section 173 agreement will run with the land and bind any future owners 


to the requirements that are contained within the agreement; and 


• Preparation of the section 173 agreement will simplify the process and enable 


any site specific issues to be addressed to the benefit of both parties. 


It is also submitted that major infrastructure items including proposed bridges over 


the railway line, new intersections, intersection upgrades, the various stormwater 


treatment facilities and construction of the North South Boulevard Connector Street 


that involves significant land acquisition are all projects that are solely benefitting the 


development.  If these projects were to be managed through a DCP, it would place 


unreasonable risk and liability onto Council to deliver these projects particularly in 


light of the uncertainty around the timing and scale of development.        


At this stage the extent of infrastructure that will be required for the new development 


will require further discussion and resolution, and for a number of mitigation 


measures will also require agreement with DoT. From an assessment of the 


submitted Approach to Development Contributions Report, there are a number of 


matters that require further consideration. The key items include: 


• Extent of mitigation measures proposed for the road network - Council has 


reviewed the proposed measures and has identified a number of 


inadequacies.  Among these is the need for the proponent to provide a 


signalised intersection at Maroondah Hwy / Hutchinson Street (subject to DoT 


agreement). The full extent of road mitigation measures will need to be 


agreed to by Council and DoT before the draft amendment is finalised.     


• The extent of public open space for active recreation - Currently a 6.77 


Hectare site is allocated at the northern end for two ovals and ancillary 


activities. Council has sought advice from community infrastructure 


consultants ASR which has demonstrated that an area of at least eight (8) 


hectares is required. 


• The active open space (two playing fields) will require a developer funded 


pavilion that has not been included in the proposed project descriptions 


prepared by the proponent.  A description of Council’s required standard is 


discussed under the section on Community Infrastructure. 


• A community centre is proposed for the site and the final scope, location and 


land area requirements need to be resolved.  The description provided in the 


submitted Approach to Development Contributions report is considered to be 


inadequate.   This issue is discussed further under Community Infrastructure. 


• A Government specialist school with an area of 1.9 hectares is nominated in 


the CDP. At this stage it is not clear at what stage the Department of 


Education and Training intends to acquire the site.   


• Land for a future railway station and associated car parking will need to be 


secured.  
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Overall, further details around standard and timing of infrastructure will need to be 


provided on all agreed infrastructure items. A detailed infrastructure project schedule 


(detailing items, standards and timing) will need to be finalised and incorporated into 


the section 173 agreement managing infrastructure contributions.    


Community infrastructure 


In relation to future community infrastructure, it is Council’s view the proposed 


community centre and active recreation reserve descriptions will need to be 


reviewed. An analysis of community needs for the future development was 


undertaken by consultants ASR which recommends that these facilities should be 


upgraded to accommodate the needs generated by the new community. This 


analysis which includes a detailed description of the required community centre and 


active recreation reserve is provided in Attachment 4 – Community Centre and 


Active Recreation Precinct.  It is submitted that the standards required by Council 


are consistent with typical standards required for developments of this scale. Council 


submits that the external apportionment attributed to the Community Centre 


expressed in the proponent’s Development Contributions Report is flawed and the 


scale of community centre proposed should not be considered to be an ‘over 


provision’ by an estimated 36 per cent. Moreover, it is not appropriate to calculate an 


‘over-provision’ of 0.4 kindergarten rooms on account of generating a demand of 


1.66 kindergarten rooms. Put simply, you cannot construct 1.66 rooms.  


It is also submitted that the Community Centre should be delivered earlier than 


proposed and to this end, two options each of 0.8 Hectares in area should be shown 


on the CDP;  


• Option 1: Adjacent to the Government Specialist Education site and outside of 


the Quarry pit area (still within Precinct 4) 


• Option 2: Within the Heritage Village (Precinct 2) with the potential to integrate 


with the future repurposed heritage buildings.      


While it would be preferable to identify one location, at this stage inclusion of the two 


options will provide the required flexibility to determine the best location for the 


facility.  A third option of locating a facility close to the future station and within the 


core retail area (Urban Core) was considered.  However at this stage there is too 


much uncertainty to identify a location within the backfill area.       


Some needs generated by the proposed community cannot be met on site such as 


library space, indoor sporting facilities, lawn bowls, aquatic facilities, etc. These 


needs have not been addressed in the Approach to Development Contributions 


report prepared on behalf of the proponent. To address this deficiency it is 


anticipated a financial contribution towards upgrading existing facilities and 


construction of new facilities within the Lilydale/Mooroolbark/Chirnside Park 


catchments is an appropriate mechanism to manage this generated demand.  This 


contribution can be negotiated as part of the Infrastructure Contributions section 173 
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agreement. To assist this analysis, Council is currently investigating preparation of a 


municipal wide Development Contributions Plan (DCP) which will include projects to 


serve local, district and regional catchments. Lilydale is expected to increase in 


population significantly over the next 20 years (approx. by 87 per cent), due mainly 


to the Quarry development but also on account of continued urban consolidation 


within Lilydale and nearby suburbs. With the levels of anticipated population growth, 


there will be a need to improve and upgrade existing facilities as well as provide new 


facilities to cater for the extra demand.  Given the broader nature of infrastructure 


projects that would be identified in a municipal wide DCP, compared to the 


infrastructure provision associated with the quarry site, it is expected that a future 


municipal wide DCP would also apply to the Quarry land.   


While there are differences of opinion between Council and the proponent on the 


level of infrastructure contributions required, both parties are well progressed in 


preparing the section 173 agreement.  Council and the proponent will continue 


negotiations on infrastructure contributions and it is submitted that this matter will 


need to be resolved and the section 173 agreement signed and executed before the 


Amendment is approved.   


In relation to the existing contributions associated with the Stage 1 Development 


approved under Amendment C139, the proposed community contributions should be 


regarded as separate to the demand generated by this development.  As the 


Approach to Development Contributions report states under section 3.2, “All 


technical reports were prepared on the basis that there would be in the order of 


3,484 demand units (in the order of 3,052 dwellings).   While the community needs 


analysis used a figure of 3,200 dwellings to estimate community needs, it did not 


consider the additional demands generated by non-residential development that will 


contribute to demands on many aspects of the community infrastructure.  


Regardless of whether Stage 1 contributions should be considered as part of this 


proposal, Council is seeking an appropriate response to infrastructure contributions 


that is appropriate to the scale of development proposed.   


  


6. Proposed Planning Framework  


Comprehensive Development Plan 


The key planning controls includes the Comprehensive Development Zone and 


Schedule (CDZ1) supported by an Incorporated Document, the Former Lilydale 


Quarry Comprehensive Development Plan (CDP). The CDP provides high level 


guidance for the future use and development of the site as well as identifying major 


transport routes, key open space, drainage reserves and required infrastructure.  


Since Council considered the draft Amendment in September 2020, the CDP has 


been modified to include additional detail and now provides: 
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• Guidance on built form showing preferred building heights and key interface 


treatments. 


• An indicative land budget indicating yields for residential and non - residential 


uses for each precinct; and 


• Proposed cross sections for street categories identified in the CDP. 


These changes are generally supported and provide an improved level of detail for 


how the site is proposed to be developed.  However, the CDP and CDZ 


acknowledge that additional investigations will need to be undertaken before 


development can occur.  As a principle it is Council’s strong preference that 


additional investigations are undertaken as part of the preparation of the CDP rather 


than being deferred.  This is particularly important for management of stormwater 


where the CDP has detailed the location and land area for retarding basins/wetlands 


which is currently based on a stormwater strategy which Council has concerns with.  


This issue will be expanded in the section under Stormwater Management. Similarly, 


it is preferable that an Aboriginal Cultural Values Assessment is undertaken to inform 


the CDP rather than be deferred and considered under individual precincts.  


In relation to the proposed indicative yields (residential and non-residential uses), it 


is recommended the CDP provide clearer guidance.  Currently the CDP provides 


Guideline G1 which states “The indicative yield for residential and non-residential 


uses for each precinct are outlined in tables 1 to 4.” However tables 1-4 do not refer 


to land uses, and it is most likely this is an error and the guideline should be referring 


to Appendix B - Precinct Yield Table. While this table provides some information on 


anticipated yields, it is recommended that non-residential uses are clarified and 


described in more detail for each Precinct. This would include providing indicative 


estimates for the various key land use terms consistent with the Planning Scheme 


definitions. This will reduce ambiguity that currently exists and will assist in 


determining whether a permit application is ‘generally consistent’ with the CDP.    


It is also recommended that the precinct yield table with proposed residential and 


non-residential yields be made more prominent in the CDP and not as an Appendix.   


Comprehensive Development Zone  


In a previous version of the CDZ schedule (considered by Council on 8 September 


2020), the additional investigations required prior to the granting of permits were to 


be undertaken as part of preparing Precinct Plans that required approval by the 


responsible authority before permits could be granted.  The current proposed CDZ 


schedule requires similar investigations to be undertaken but has eliminated the 


second step of requiring approval of Precinct Plans that would have involved a public 


consultation phase, similar to exhibiting a development plan under a Development 


Plan Overlay.   


Providing there is sufficient detail within the CDP that clearly shows how the site will 


be developed into the future, which should include identifying and quantifying key 
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land uses, design elements, open space, community facilities, built form, transport 


connections, street cross sections, parking, and estimated land use yields per 


precincts, the removal of this second approval process may be acceptable.  Without 


a detailed CDP in place however, a secondary approval process involving public 


consultation should be required.   


Given the ambiguity around proposed uses within the current version of the CDP, 


Council is concerned about the broad exemptions from notice and review proposed 


in the CDZ schedule. Providing additional detail in the CDP particularly for non-


residential uses as outlined earlier will reduce this concern.   


Council is supportive of the inclusion of further conditions on Industry and 


Warehouse uses within the CDZ schedule specifying uses must not be a purpose 


listed in the table to Clause 53.10. 


Council is also generally supportive of inclusion of the ability to develop lots less than 


300sqm under the Small Lot Housing Code. This will encourage provision of smaller 


dwellings although it is understood that a significant portion of dwellings are 


envisaged to be medium density products. 


The CDP identifies a future highway frontage commercial/mixed use area on the 


corner of Maroondah Hwy and Mooroolbark Road. Council is concerned that this is 


an inappropriate location for the kind of commercial development that would be 


allowed under the CDZ schedule.  Development of retail and commercial uses in this 


location is considered to be contrary to Council’s activity centre policies of 


encouraging retail and commercial activity within identified activity centres.   Clause 


22.07 Lilydale Activity Centre seeks to consolidate commercial activity within the 


town centre and established commercial zones.    It is also understood that DoT has 


expressed concerns about potential access arrangements at this location given its 


close proximity to the proposed Lilydale Bypass, steep topography and the existing 


intersection of Maroondah Hwy and Mooroolbark Road.     


 


7. Affordable Housing 
 


Council recognises the importance and opportunity the redevelopment of the Lilydale 


Quarry represents in terms of contributing towards providing well located and 


suitable affordable housing within Yarra Ranges and indeed the outer eastern 


metropolitan area.  The scale of the quarry redevelopment together with its location 


adjacent to the Lilydale Activity Centre and the expectations under the Planning and 


Environment 1987 represents a once in a lifetime opportunity to secure a meaningful 


affordable housing outcome.  
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With the recent announcement by the Victorian Government to deliver $5.3 billion 


towards construction of social housing over the next four years, there is a significant 


opportunity for the proponent to partner with the new Government agency Housing 


Victoria to deliver some of the 12,000 new homes that will be provided as part of this 


initiative.    


Council is encouraged to see the proponent has prepared a proposed affordable 


housing proposition to deliver a quantum of affordable housing outcomes, and while 


not guaranteed in the CDZ schedule, it provides a starting point to enter into 


negotiation with the proponent. Based on the findings of recent research prepared 


for Council, Council submits that the contribution towards meeting the needs of Very 


Low and Low Income households is not adequate under this proposition and this 


component should be increased.    


The proponent is proposing a five (5) per cent affordable housing contribution 


(approx. 160 dwellings that are to be made affordable) made up of: 


• Twenty eight (28) one bedroom units dedicated for social housing.  


• Offering forty (40) one and two bedroom units to a Registered Housing 


Provider at a discounted rate (e.g. 25% discount) to be used for rental 


purposes or if this cannot be realised providing the equivalent value of the 


discount as a contribution towards affordable housing outcomes.      


• Providing sixty-five (65) units that are within the affordable price points for 


moderate income households as defined under the Planning and Environment 


Act 1987. 


• Providing thirty (30) units at affordable price points for “key workers” which are 


likely to fall into the moderate income household bracket.   


While the provision of affordable housing is made on a voluntary basis, it is Council’s 


view that in order to satisfy the Minister for Planning’s requirements under the 


Ministerial Notice of June 2018, the proportion of housing that is to be secured for 


Very Low to Low Income households should be at least five (5) per cent.     


This position is based on the findings of research undertaken by Affordable 


Development Outcomes, a consultancy commissioned by Council as part of the 


State Government’s Affordable Housing Grants Program that was established to 


assist Councils in negotiating appropriate affordable housing contributions when 


considering planning proposals.  A Background report “Yarra Ranges Affordable 


Housing Background Report (June 2019)” identifies a significant shortfall of 


public/social housing in Yarra Ranges, with an estimated 2016 Affordable Housing 


Supply gap of 1,839 dwellings, increasing to 2,237 dwellings by 2036. This is the 


estimated gap of dwellings that is required to respond to the housing needs of Very 


Low and Low Income households and is therefore best delivered as Social Housing 


or Community Housing.  The report also identifies that one and two bedroom 


dwellings are the priority built form to meet the unmet and forecast Affordable 
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Housing need and that a percentage of Affordable Housing should be accessible and 


incorporate adaptable design to allow for changing household requirements.  


In addition to the Background Report, Affordable Development Outcomes has also 


prepared specific advice focusing on the Lilydale Quarry development. In this report 


a series of Guiding Principles are set out as well as a proposed Affordable Housing 


Outcome.  The recommendation from Affordable Development Outcomes is the 


delivery of eight (8) per cent Affordable Housing comprising of: 


• A minimum five (5) per cent Social Housing or other forms of Affordable 


Rental Housing to be owned and managed by a Registered Housing Agency; 


and 


• A three (3) per cent other Affordable Housing component, which may be 


delivered as additional Social Housing, Affordable Rental Housing or 


Affordable Home Purchase (such as shared equity home ownership). 


Given that a component of housing that will be developed on the site is likely to be 


affordable (both purchase price or rental) under the ‘Moderate Income Households’ 


definition and that the proposal is seeking to include a significant proportion of 


smaller dwellings, Council’s focus is towards addressing the needs of the Very Low 


and Low Income household groups.      


It is Council’s position that the proportion of housing delivered as Social Housing or 


other forms of Affordable Rental Housing that is owned and managed by a 


Registered Housing Agency should be at five (5) per cent.  This level of Social 


Housing together with a proportion of dwellings aimed at Moderate Income 


Households would provide an appropriate Affordable Housing outcome as part of 


this rezoning proposal and is consistent with the recommendations made by 


Affordable Development Outcomes and expectations established under the Planning 


and Environment Act 1987 and State Government policies.   


To provide an appropriate and transparent planning framework to manage Affordable 


Housing, it is recommended that the arrangement is secured within the Schedule to 


the CDZ as well as in a section 173 Agreement made between Council and the 


landowner. Currently the schedule to the CDZ does not provide any guarantee to 


deliver specific affordable housing outcomes and a section 173 agreement has not 


been signed.  To this end, the wording of the CDZ Schedule and Section 173 


agreement  should detail exactly how affordable housing will be delivered. This could 


include a combination of approaches including:  


• Gifting of completed dwellings to a Registered Housing Agency; 


• Sale of completed dwellings to a Registered Housing Agency; 


• Gifting of land to a Registered Housing Agency to then develop as Affordable 


Housing; and/or  


• Sale of dwellings to nominated Eligible Purchasers under a Shared Equity or 


other appropriate Affordable Home Purchase arrangement.  
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It is recommended that discussions are held with the community housing sector, 


Department of Health and Human Services (DHHS), Housing Victoria, VPA, Council 


and the proponent in order to reach a satisfactory Affordable Housing outcome that 


responds to the housing needs identified in the Council research with a particular 


focus on the shortfall of housing for Very Low and Low Income households. 


A copy of the Yarra Ranges Affordable Housing Background Report and Lilydale 


Quarry Affordable Housing Strategy are provided in Attachment 5 and 6 respectively. 


 


8. Cultural Heritage  
 


Council recognises the significant Aboriginal cultural heritage values, both tangible 


and intangible associated with the former Lilydale Quarry site. Council also 


acknowledges the significant European heritage and the role of Lilydale Quarry as a 


major source of limestone in Victoria dating back to 1878 and its association with 


prominent public figure David Mitchell. The proposed approach of the CDP to 


establish a Heritage Interpretation Strategy that builds on existing knowledge and set 


up a process to ensure the site’s heritage significance (both Aboriginal and 


European cultural heritage) will be integrated and celebrated into the new 


development is supported.   In addition, Council welcomes the provisions in the CDZ 


schedule to require Heritage Interpretation Plans for each precinct.   


It is however recommended that these investigations are undertaken ahead of 


finalising the CDP so that key issues, directions and outcomes are considered in the 


CDP. This would include preparation of an Aboriginal Cultural Values Assessment to 


ensure Aboriginal heritage is considered from the outset in the design and planning 


of the site and throughout subsequent approval processes.   


The existing heritage buildings and remnant industrial structures provide a significant 


opportunity to integrate and repurpose many of these significant heritage places into 


the new urban environment.   While the planning controls establish a framework for 


future work as part of the redevelopment, Council is concerned that there is a very 


real risk that many parts of the significant heritage structures including the Limestone 


Processing Precinct that includes kilns and a tunnel could be left without any 


prospect for restoration and adaptive repurposing. Council is seeking more 


commitment by the proponent at the amendment stage and involvement of Heritage 


Victoria to secure and document in the CDP the expectations and ability of how 


significant heritage buildings and structures can and will be restored and where 


possible repurposed.  Unfortunately there are many examples of redevelopment 


sites that have failed to protect and integrate existing heritage structures as part of 


the new development and as a consequence are left derelict and ultimately lost. In 


this regard it is suggested that a flexible approach be adopted by Heritage Victoria in 
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assessing future approvals under the Heritage Act 2017 and that adaptive uses for 


the buildings, spaces and structures are encouraged and facilitated.    


The northern part of the site including the quarry pit is listed under the Victorian 


Heritage Register (shown as HO201) and future development in this area will require 


a permit under the Heritage Act 2017.  The proposed Heritage Village Precinct 


includes provision for two playing fields which will require modifications to the 


existing oval and Eastern Driveway, which is specifically mentioned in the Heritage 


Statement of Significance. Council is supportive of the proposal to extend the 


existing oval to make it competition size and create a second oval immediately 


adjacent to the larger oval. While the concept will alter the existing oval and 


necessitate removal of part of the Eastern Driveway, the two oval concept along with 


netball facilities and pavilion will establish a model active sports precinct for the new 


community.  From a heritage perspective it is considered this is an appropriate 


response and maintains a connection to the original purpose of this part of the quarry 


site which provided social recreation for the quarry employees and their families. 


This precinct will also seek to protect, repurpose and integrate important heritage 


buildings and remnant structures into the new urban setting.  


Initial feedback from Heritage Victoria indicated concerns with the proposed concept 


of increasing the size of the oval and it is Council’s preference that this issue is 


resolved before the amendment is finalised as it has significant implications on the 


overall open space strategy for the site.   


The proponent is also requesting the removal of the quarry pit from HO201. Council 


is supportive of this request providing the heritage features associated with the 


northern escarpment are protected.  It is understood that a permit under the Heritage 


Act 2017 has been issued enabling the backfilling of the quarry pit.   


 


9. Stormwater Management 
 


From the submitted stormwater strategy, the proposal is an unusual approach to 


managing stormwater by not providing stormwater attenuation for the two Melbourne 


Water catchments and relying on Lillydale Lake and Melba Drain/Olinda Creek to 


receive un-attenuated stormwater runoff.  This has implications for the overall design 


and land area of the two main retarding basins/wetlands shown in the CDP.  It is 


acknowledged that the proponent has adjusted their original concept to enable an 


expansion of the northern active recreation area to accommodate two sporting ovals 


by relocating a wetland onto Council land.   In principle this concept is supported by 


Council but will require further investigations and involvement of Melbourne Water 


for it to be endorsed.  It is also possible that alternative options can be considered 


that avoids the need for large conventional end of line treatment facilities.  
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The CDZ Schedule will require more detailed investigations for each Precinct before 


permits can be granted.  However, it is Council’s strong preference that a range of 


critical investigations are undertaken now prior to finalising the amendment and CDP 


which can then provide greater clarity. Key areas include: 


• Confirmation from Melbourne Water the proposed retardation of stormwater 


from the development into Lillydale Lake and Melba Drain/Olinda Creek 


without attenuation on site is acceptable; 


• Confirmation that the proposed stormwater facility on the Council owned land 


is feasible and acceptable to Council and to Melbourne Water; and 


• Confirmation of ownership and management arrangements for the stormwater 


treatment facilities.  


Three stormwater treatment areas (wetlands/sediment retarding basins) are 


proposed within the quarry land (includes Phase 1 land) and one is proposed on 


Council land abutting the Lillydale Lake Reserve and Box Hill Institute. The proposal 


to use the Council land for a wetland has been discussed with Council officers at a 


preliminary level and if feasible will enable a larger sporting precinct than would 


otherwise be achieved within the Heritage Village Precinct.  More detailed 


investigations are required to demonstrate the viability of this option before the 


Amendment can be finalised. 


To manage stormwater from the development a 35 metre wide overland flow path 


from the quarry site into Lillydale Lake is proposed. This involves land acquisition 


from Box Hill Institute and permission from Council and Melbourne Water. At this 


stage it is unclear if Box Hill Institute is supportive of this proposal and confirmation 


of this arrangement will need to be provided before the Amendment is progressed. It 


is also recommended that options to ‘naturalise’ this overland flow path be explored 


and measures to minimise amenity impacts at the Lillydale Lake Reserve are agreed 


to. 


Prior to the VPA taking over the amendment process under the Government’s Fast 


Track Program, Council received feedback from Melbourne Water (MW) on the draft 


amendment. Key issues raised by MW included concerns about the impact on the 


Lillydale Retarding Basin (flood level) and confirmation was sought that the proposed 


development will not lead to an increase in the downstream flow of Olinda Creek.  


MW also sought further details on the feasibility of the proposed wetland located 


within the Lillydale Lake Reserve and also queried the reasons for not attenuating 


stormwater within the development site as is normally expected.    


It is noted the amendment documentation does not clarify the ownership and 


maintenance responsibilities for stormwater treatment facilities. Contrary to MW’s 


position, it is Council’s view that the stormwater facilities serving the Melba Ave 


Drain Catchment and the Lillydale Lake Retarding Basin should be owned and 
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managed by Melbourne Water. Council accepts responsibility for the Mooroolbark 


Drain Catchment.  


Council’s drainage engineers have reviewed the submitted documentation and these 


additional comments are provided under Attachment 7 – Stormwater Strategy 


Additional Comments.  It is requested that the matters raised are resolved through 


further discussions with the proponent and Melbourne Water before the amendment 


is progressed.        


 


10. Sustainability 
 


Council has a long commitment to driving and encouraging sustainability and 


addressing climate change. Council’s recently endorsed Liveable Climate Plan 2020-


2030 outlines an organisational commitment to achieving Net zero emissions by 


2040. Council is also seeking to introduce a Local Planning Policy through 


Amendment C148 that seeks to embed sustainability initiatives as part of the 


planning approval process.   


The inclusion of Sustainable principles and a Sustainability Framework in the 


Comprehensive Development Plan (CDP) is supported. The CDP promotes many 


best practice approaches including provision of new public transport, a network of 


shared paths, Water Sensitive Urban Design requirements as well as providing 


significant areas of public open space. Further initiatives and requirements will be 


provided through Precinct Sustainability Management Plans that are required for 


each precinct before permits can be granted.  The Sustainability Framework 


referenced in the CDP and the Schedule to the Comprehensive Development Zone 


do not specify a minimum certification level leaving this to the Precinct Sustainability 


Management Plans. While it is acknowledged sustainability is dynamic and 


continues to evolve, it is recommended a minimum standard of certification is 


specified in the Sustainability Framework and this be reflected in the CDP. This 


could include a minimum Green Star rating of at least 5-6 or equivalent standard. 


This will establish an exemplary benchmark avoiding potential disagreement when 


the Precinct Sustainability Management Plans are submitted for approval under the 


CDZ. 
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Overview 


1. Statement of Intent to Negotiate 


Council intends to seek an Affordable Housing inclusion as part of the rezoning of stage 2 of the Lilydale Cave Hill 


Quarry (the Site). 


The Yarra Ranges Affordable Housing Development Negotiation Framework (the Framework) sets out Council’s 


position in relation to Affordable Housing negotiations across the municipality. The Framework includes overarching 


objectives, principles, process, and key criteria setting out when Council will seek to negotiate an Affordable Housing 


agreement, based on evidence of Affordable Housing need. 


The Lilydale Quarry is a major redevelopment site within Yarra Ranges, identified as a strategic urban renewal site by 


the State Government in Plan Melbourne 2017-2050.The first stage of the project involved rezoning part of the site 


from the Special Use Zone to the General Residential Zone (Amendment C139). The balance of the site is proposed to 


be rezoned from the Special Use Zone to a Comprehensive Development Zone. If approved this would allow for the 


development of over 3,000 low, medium and high-density dwellings lots alongside a variety of community amenities. 


The landowner is expected to lodge a planning scheme amendment in 2020. 


Yarra Ranges Council has identified the Quarry Site as suitable for including an Affordable Housing outcome. 


The characteristics of the Quarry as a large scale strategic development site located adjacent to the Lilydale Activity 


Centre has been identified by Council as requiring a specific Affordable Housing strategy.  


The report sets out a proposed Affordable Housing Strategy that has been developed and informed by:  


 Changes made in 2018 to the Planning and Environment Act 1987 which introduced a new objective of 


planning in Victoria to facilitate the provision of Affordable Housing and a definition of Affordable Housing; 


 The State Government’s guidance in relation to planning negotiations for Affordable Housing 


(https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing); 


 Confirmation by the State Government that a Section 173 Agreement is an appropriate legal tool to secure 


an Affordable Housing Agreement; and 


 The Yarra Ranges Affordable Housing Development Negotiation Framework and Affordable Housing 


Background Report. 


Affordable Development Outcomes was engaged by Council to assist in developing a proposed Affordable Housing 


strategy for the Quarry Site. This strategy is to be used as the basis of discussion and negotiation between Council 


and the landowner as part of the planning scheme amendment process with respect to Affordable Housing. 


It is expected that a final Affordable Housing Agreement will be documented by the landowner as part of the formal 


planning scheme amendment process once an arrangement is agreed.  


2. Site Overview 


The Lilydale Cave Hill Quarry (the site) is 163 hectares, and is located approximately 1 kilometre southwest of Lilydale 


Activity Centre. It is currently in the Special Use Zone – Schedule 1 (Earth and Energy Resources Industry) of the Yarra 


Ranges Planning Scheme. The site is bounded by Mooroolbark Road, Hull Road and the Maroondah Highway, with 


the Lilydale train line bisecting the site. 


The Site operated as a limestone quarry and processing plant between 1878 and 2015. The quarry owners 


commenced investigations into the potential redevelopment of the site in 2011-12. 



https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing





Draft Lilydale Quarry Affordable Housing Strategy | 3 


In 2014 the Site was identified as one of twenty key Strategic Urban Renewal Sites in Plan Melbourne due to its 


advantageous position located in close proximity to existing transport and social infrastructure, including schools, 


medical facilities and retail amenities. As the site is bisected by the Lilydale rail line, there is also potential for a new 


railway station to be located on the Site. The Victorian Planning Authority (VPA) has been directed by the Minister for 


Planning to assist Council with the rezoning proposal. 


In 2014, an application to rezone 20 hectares of the southern portion of the site from Special Use Zone – Schedule 1 


to General Residential Zone – Schedule 2 and issue a permit for a 147 residential lot subdivision (Planning Scheme 


Amendment C139) was approved by the Minister for Planning. 


In 2016, Intrapac Property, Brencorp Property and the Bayport group formed a joint venture and purchased the site. 


In 2017, Intrapac developed a concept plan to address the potential for mixed use Transit Oriented Development 


(TOD) for the remainder of the site centred around a proposal for a new railway station. The Concept Plan proposed 


an update and reconfiguration of housing densities and community infrastructure. 


The Stage 2 development is subject to a planning scheme amendment that is expected to be lodged with Council in 


2020 and is expected to seek to rezone the land from its current Special Use Zone to a Comprehensive Development 


Zone. If approved this would allow for the development of over 3,000 low, medium and high-density dwellings lots 


alongside a variety of community amenities. 


3. Affordable Housing and Planning Negotiations 


Affordable Housing is defined in the Planning and Environment Act 1987 as “housing, including social housing, that is 


appropriate for the housing needs of very low, low and/or moderate- income households”. Further translation of the 


definition and its application is set out in Part A. 


An agreement to deliver Affordable Housing as a condition of a rezoning and subsequent development must be 


between the landowner and Council as the Responsible Authority and Planning Authority. The State Government 


policy guidance, summarised in Part A of this document, sets out key considerations and parameters for a 


negotiation and agreement. 


3.1 Policy Basis of an Affordable Housing Inclusion 


The inclusion of an Affordable Housing component as a condition of the site’s rezoning is proposed on the basis that 


the objectives of planning in Victoria set out in section 4(1) of the Planning and Environment Act 1987 require the 


planning and development of land to respond to the housing needs of all income groups within the community. This 


requirement is reinforced by the objectives within the Act to: 


 Provide for the fair, orderly, economic and sustainable use, and development of land; 


 Secure a pleasant, efficient and safe working, living and recreational environment for all Victorians and 


visitors to Victoria; 


 Facilitate the provision of affordable housing in Victoria; and 


 Balance the present and future interests of all Victorians. 


Evidence of the need for Affordable Housing in Yarra Ranges is established in the Yarra Ranges Affordable Housing 


Background Report, June 2019. The Background Report identified in 2016 an estimated 2,460 (increasing to 2,858 in 


2036) very low and low income households living in the municipality requiring social housing and an estimated 


shortfall of 1,839 dwellings (increasing to 2,237 in 2036). The Quarry owners have also undertaken an analysis of 


Affordable Housing supply and demand which highlights the demand for additional housing supply and Affordable 


Housing provision in the Lilydale area.1 


                                                             
1
 Urbis (2019) Lilydale Affordable Housing Supply and Demand Analysis, May 2019 
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The proposed rezoning of the land is reasonably expected to result in a value uplift that is considered appropriate 


and able to be shared towards Affordable Housing outcomes.  


3.2 Key Considerations  


The following considerations have informed the development of the proposed Affordable Housing strategy: 


1. State Government guidance addressing voluntary planning negotiations, available from 


https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing. 


2. The Planning and Environment Act 1987, including the associated Governor in Council Order and Ministerial 


Order. The Governor in Council Order forms part of the definition of Affordable Housing under the Planning 


and Environment Act 1987. The Ministerial Order specifies the matters that must be considered in 


determining whether housing provided under an Affordable Housing Agreement is appropriate for the 


needs of very low, low and moderate income households under the Planning and Environment Act 1987. 


3. The Yarra Ranges Affordable Housing Background Report, June 2019 and the Yarra Ranges Affordable 


Housing Development Negotiation Framework, September 2019. 


4. The site context and proposed development and built form outcomes and expected development 


timeframes. 


5. Evidence of Affordable Housing need and the dwelling typology required to respond to the need. 


6. The expected increase in land value as a result of the rezoning and potential opportunities and limitations 


on the capacity for this value to be shared by the landowner in the form of an Affordable Housing inclusion. 


7. The variations in cost impacts of different program and delivery models and the related quantum of 


Affordable Housing that may be achieved; 


8. The importance of all parties being confident that a dedicated and appropriate Affordable Housing 


outcome will be delivered on the Site over time. 


9. The benefits of allowing for a degree of flexibility in delivery arrangements over time. 


10. Potential capacity of third-party owners and/or managers of Affordable Housing, particularly Registered 


Housing Associations, to accept, manage, deliver and/or co-invest in an Affordable Housing arrangement.  


11. An objective to limit adversarial negotiation processes and achieve a suitable and clear Affordable Housing 


agreement within a reasonable period, which provides certainty to all Parties, including any potential future 


landowners. 


  



https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing
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3.3 Guiding Principles  


The following set of guiding principles are proposed to provide Council and the landowner with a structure for the 


negotiation process: 


1. Council is required under Section 4(1)(fa) of the Planning and Environment Act 1987 to facilitate the 


provision of Affordable Housing. Any agreement will be documented and reflected in a Section 173 


Agreement and planning controls. 


2. The quantum and type of Affordable Housing to be provided will be determined by the Parties with 


consideration to: 


a. The Yarra Ranges Affordable Housing Development Negotiation Framework. 


b. The definition of Affordable Housing set out in the Planning and Environment Act 1987 and the list of 


associated matters set out by the State Government. 


c. The evidence of need set out in the Yarra Ranges Affordable Housing Background Report (June 


2019). 


d. The site characteristics and site’s capacity to support an Affordable Housing inclusion. 


e. The expected uplift in land value expected to result from the new planning controls or other value 


enhancing planning provisions agreed to by Council. 


3. The delivery of Affordable Housing is to be realised on the Lilydale Quarry Site. 


4. Any proposal to deliver Affordable Housing on the Site that depends on the investment and/or ownership 


and/or management by another party will be tested with a potential third-party such as a Registered 


Housing Agency prior to securing an agreement. 


5. The determination of Affordable Housing delivery arrangements will consider estimated development 


timeframes and provide for required certainty relating to delivery, balanced against the opportunity for 


innovation over time. 


6. Any Affordable Housing that is agreed to be delivered on the site should, unless otherwise agreed by an 


intended third-party end recipient such as a Registered Housing Agency: 


a. Adhere to all standard planning, urban design and architectural guidance in accordance with State 


and local planning policy and urban design frameworks. 


b. Be integrated externally with private housing. 


c. Respond to the need for accessibility and adaptability features in a proportion of dwellings. 


d. Consider long-term affordability and operational costs. 


7. The effect of an agreement being reached by the Parties is to establish an appropriate set of planning 


and/or legal controls to ensure the Affordable Housing outcome is delivered in accordance with the 


agreement. This is to include reflecting the agreement in the planning controls, the planning permits and a 


Section 173 Agreement under the Planning and Environment Act 1987.  


8. On demonstrated delivery of the agreed Affordable Housing outcome the permit conditions and Section 


173 Agreement terms will be considered to have been met. 


9. Council does not expect to own or manage Affordable Housing delivered as a result of the application of 


this Framework. 
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The proposed process is summarised in Attachment 1. 


3.4 Proposed Affordable Housing Outcome  


Part B sets out a proposed Affordable Housing arrangement and delivery strategy as it relates to the Site.  


Consistent with the Yarra Ranges Affordable Housing Development Negotiation Framework, it is recommended the 


rezoning of the Site results in the delivery of 8 per cent Affordable Housing, proposed to comprise of: 


 A minimum 5 per cent Social Housing or other forms of Affordable Rental Housing to be owned and 


managed by a Registered Housing Agency; and 


 A maximum 3 per cent other Affordable Housing component, which may be delivered as additional Social 


Housing, Affordable Rental Housing or Affordable Home Purchase (such as Shared Equity Home Ownership) 


in accordance with the Affordable Housing definition in the Planning and Environment Act 1987 and 


Specified Matters Under Section 3AA(2) – Ministerial Notice. 


Assuming a total yield of 3,000 dwellings, a total 240 Affordable Housing Dwellings are proposed comprising a 


minimum 150 Social Housing dwellings and 90 other Affordable Housing dwellings. Such an approach responds to 


the findings of the Yarra Ranges Affordable Housing Background Report, which in 2016 identified an estimated 


shortfall of  1,839  social housing dwellings (i.e. affordable rental) increasing to 2,237 in 2036. 


The landowner should make a contribution to support the realisation of the Affordable Housing Dwellings by 


applying one or more of the following approaches: 


1. Gifting of completed dwellings to a Registered Housing Agency; 


2. Sale of completed dwellings to a Registered Housing Agency; 


3. Gifting of land to a Registered Housing Agency to then develop as Affordable Housing; and/or 


4. Sale of dwellings to nominated Eligible Purchasers under a Shared Equity or other appropriate Affordable 


Home Purchase arrangement. 


Part A sets out information on the different Affordable Housing programs and structures of the different delivery 


arrangements and highlights key criteria recommended to apply for the Parties to confirm that an intended built-


form will achieve an appropriate and genuine Affordable Housing outcome. This includes a guide to determine an 


appropriate price point or discount rate to ensure affordability and the viability of any potential sale arrangement. 


The Agreement and associated terms relating to the delivery of Affordable Housing are proposed to be captured 


within the Comprehensive Development Plan, the Schedule to the Comprehensive Development Zone and within a 


Section 173 Agreement pursuant to the Planning and Environment Act 1987. Proposed draft terms are set out with 


Part B. 


4. Next Steps 


It is recommended Council and the landowner: 


1. Agree to the negotiation principles and process set out within this document. 


2. Respond to the recommended Affordable Housing outcome and delivery options. 


3. Engage with one or more Registered Housing Agencies (led by the landowner) to test the delivery options 


and capacity and interest of agencies to purchase and/or develop land or take on gifted dwellings/land. 


4. Confirm an acceptable Affordable Housing Agreement for the site and determine an appropriate set of 


draft planning controls reflecting the Agreement as part of the finalisation of the Planning Scheme 


Amendment to rezone the site. 
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Once an agreement is reached, a final Affordable Housing Strategy is expected to be prepared by the landowner 


based on this draft. It is intended that an Affordable Housing Strategy is made available as part of the documents 


informing the Planning Scheme Amendment to rezone the site.  
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Definitions 


Affordable Housing 


Affordable Housing is defined in the Planning and Environment Act 1987 as housing, including social housing, that is 


appropriate for the housing needs of very low, low and moderate-income households. For the purposes of this 


definition: 


 Very low-income households are defined as households earning less than 50 per cent of the gross median 


household income; 


 Low income households are those earning less than 80 per cent of the gross median household income; 


and 


 Moderate income households are those earning less than 120 per cent of the gross median household 


income. 


Maximum income bands for these household groups are published by the State Government for Greater Melbourne 


and the rest of Victoria every year on 1 July. 


Affordable Housing should be priced (whether mortgage repayments or rent) so these households are able to meet 


their other essential basic living costs (generally no more than 30 per cent of income) and be ‘Appropriate’ for the 


household’s needs, which considers affordability, type, tenure, location, allocation, integration and housing need.
2
  


Affordable Housing includes: 


 Social Housing (Public and Community Housing) 


Social Housing includes Public Housing (owned and managed by the Director of Housing); and housing 


owned, controlled or managed by a participating registered agency (registered as a Housing Association or 


a Housing Provider) where the dwelling will be allocated to a household that meets the State Government 


published Social Housing income and asset eligibility requirements. 


 Affordable Rental Housing 


Affordable Rental Housing refers to housing that is rented at an affordable price and allocated to 


households that meet the Planning and Environment Act 1987 Affordable Housing income eligibility 


requirements published by Governor in Council Order. 


 Affordable Home Purchase 


Affordable Home Purchase involves the sale of a dwelling at the established market price to a low or 


moderate income household that meets the Affordable Housing income eligibility requirements where the 


market price is demonstrated to be affordable for that household without a discount.  


 Shared Equity Home Ownership 


Shared Equity Home Ownership is where a household that has some (limited) capacity to borrow funds is 


supported to purchase a dwelling through a structured home purchase arrangement, where the difference 


between the purchaser’s financial capacity and the market value of the dwelling is only required to be 


repaid on future sale or refinancing, with the funds then re-applied in future shared equity arrangements. 


                                                             
2
 Governor in Council Order (2018) Planning and Environment Act 1987, Section 3AB – Specification of Income Ranges, 6 June 2019 & Ministerial 


Notice under the Planning and Environment Act 1987 Specified Matters Under Section 3aa (2), 17 May 2018 
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Affordable Housing Agreement 


An Agreement reached between a landowner and the Responsible Authority in relation to the inclusion of Affordable 


Housing Dwellings as a part of a planning amendment or permit approval and the application of an Affordable 


Housing Percentage. An Affordable Housing Agreement is expected to be reflected in a Section 173 Agreement made 


pursuant to the Planning and Environment Act 1987. 


Affordable Housing Dwelling 


An Affordable Housing Dwelling is a Dwelling as defined in Clause 73.03 of the Victorian Planning Provisions which is 


made available for the purposes of Affordable Housing (either through gifting or sale).  


Affordable Housing Percentage 


The percentage of Affordable Housing Dwellings agreed to be delivered on the site and determined with reference to 


the estimated future total development yield (lots or dwellings) on the site that is subject to the planning application.   


Dwelling 


This Framework adopts the definition of a dwelling under Clause 73.03 of the Victoria Planning Provisions. 


References to a ‘dwelling’ or ‘lot’ in this Framework also refers to a dwelling or lot delivered as part of a ‘residential 


village’ and a ‘retirement village’, both of which are also defined under Clause 73.03 of the Victoria Planning 


Provisions. 


Eligible Household 


A household that meets the established criteria for an Affordable Housing program, typically an income limit and 


asset test. 


End Recipient 


The intended recipient of an Affordable Housing benefit created as a result of a planning negotiation. 


Housing Affordability 


Housing affordability refers to the relationship between expenditure on housing (prices, mortgage payments or 


rents) and household income. Housing affordability is particularly an issue for lower income households who have 


reduced financial resources available to meet housing costs. 


Housing Stress 


A lower income household (those in the lowest 40 per cent of incomes) is considered to be in ‘housing stress’ when it 


is paying more than 30 per cent of gross household income on rent (the ‘30/40 rule’). 


Planning Applicant 


A Planning Applicant for the purposes of the Framework refers to the entity that that is applying for a planning 


permit or the proponent making a planning scheme amendment request for a site located within Yarra Ranges Local 


Government Area. The Applicant may be the owner and/or intended developer of the land or may be a 


representative of the landowner. The Planning Applicant is the party that Council will engage with in relation to the 


application of the Framework.  


Registered Housing Agency 


A not-for-profit organisation that is a company limited by shares or guarantee, an incorporated association, or a co-


operative, registered under the Victorian Housing Act 1983, regulated by the Victorian Housing Registrar, with a 


purpose to own, manage and/or develop affordable rental housing. 
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Section 173 Agreement 


A Section 173 Agreement is a legal contract made between a local government authority (i.e. council) and any other 


party or parties, under Section 173 of the Planning and Environment Act 1987. This type of contract places a range of 


restrictions on how the land can be used and it is registered on the title to the land. 
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Figure 1: Government published Matters to be considered when determining 'appropriateness' of housing for Affordable Housing purposes (illustration by 


Affordable Development Outcomes) 


Part A: Context 


1. Affordable Housing Definition 


On 1 June 2018, the Planning and Environment Act 1987 was amended to include a new objective “to facilitate the 


provision of affordable housing in Victoria” and the incorporation of the following definition: 


“Affordable Housing is housing, including social housing, that is appropriate for the housing needs of any of 


the following - very low-income households; low-income households; and moderate- income households.” 


The Government publishes household income ranges to define very low, low and moderate-income households for 


the following financial year (Table 1) and a list of ‘matters that are required to be given regard to’ when determining 


the appropriateness of the intended built form these households (Figure 1). 


Household type Very low Low Moderate 


Single adult Up to $25,970 $25,971 - $41,550 $41,551 - $62,310 


Couple, no dependent children Up to $38,950 $37,821 - $62,320 $63,321 - $93,470 


Family (1- 2 adults with dependent children) Up to $54,520 $54,250 - $87,250 $87,251 - $130,870 


Table 1: Affordable Housing Income Eligibility, Greater Melbourne, 2019-2020 


 


 


 


 


 


 


 


Affordable Housing comprises of a spectrum of programmatic and tenure responses including supported, crisis and 


transitional housing, Social Housing (Public and Community Housing), disability housing, discounted rental housing, 


shared equity home ownership and home ownership. 


Subject to the evidence of local need, Affordable Housing delivered through an agreement negotiated within the 


planning system can result in any of these types of Affordable Housing program outcomes being achieved. New 


models may also emerge over time.  


Affordable Housing Price Points 


Table 2 sets out estimated upper-end Affordable Housing price points (as at 2019/2020) for different household 


groups under the Affordable Housing income bands for Greater Melbourne. These price points are derived from the 
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Affordable Housing income ranges published by the State Government and show what different households on 


these incomes could afford if they were to pay no more than 30 per cent of gross weekly income on housing costs.  


For these price points to be applied and accepted as determining a built form as ‘Affordable Housing’: 


 Dwellings must be appropriate in terms of dwelling size and amenity for the household size. 


 An independent process of verifying market value will be required to ensure there is no discounting, or if 


there is discounting or foregone revenue, that the difference will then be appropriately secured. 


 A lower price point should be adopted at the planning application stage, reflecting that the price points 


below assume the upper income limit for the household group and in turn borrowing capacity and that in 


practice, a lower income range will be required to be set for selling purposes. 


 


Greater 
Melbourne 


Very low (50% median) Low (80% median) Moderate (120% median) 


Household 
type 


Income 
Limit 


Affordable 
Rent/week 


Affordable 
Purchase 


Income 
Limit 


Affordable 
Rent/week 


Affordable 
Purchase 


Income 
Limit 


Affordable 
Rent/week 


Affordable 
Purchase 


Single <$25,970 <$150 <$105,407 <$41,550 <$240 <$168,643 <$62,310 <$359 <$252,903 


Couple <$38,950 <$225 <$158,090 <$62,320 <$360 <$252,944 <$93,470 <$539 <$379,375 


Family <$54,520 <$315 <$221,285 <$87,250 <$503 <$354,130 <$130,870 <$755 <$531,174 


Table 2: Estimated Affordable rents and purchase prices by household type3 


Affordable Housing ‘Check’ 


To assist Council and the landowner to translate the definition in the planning process, the following check should be 


made to ensure that a genuine and appropriate Affordable Housing arrangement is proposed and will be delivered: 


 Will the proposed built form result in housing that will be: 


1. Appropriate, in terms of a response to housing need and built form type, size and location; 


 


2. Affordable, either achieving a reasonable Affordable Housing price point for eligible households to 


purchase at, or provided via an appropriate managed rental arrangement where rents are set with 


regard to intended household incomes; and 


 


3. Allocated to, and for, very low, low or moderate-income households? 


 


 


 


                                                             
3
 Estimated Affordable Purchase Price Points is calculated assuming the household has a 10 per cent deposit and secures a loan with an average 6.69 


per cent interest rate for a 25 year term, using 30 per cent of income on housing costs (principal and interest). See Excel spreadsheet for formula. 
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2. Government Legislative Framework and Policy Context 


2.1.1 State Government 


State Government policies Homes for Victorians and Plan Melbourne affirm the importance of Affordable Housing to 


a productive and socially sustainable community and recognise there are a range of tools State and Local 


Governments can utilise to support delivery of outcomes.  


Plan Melbourne Direction 2.3 sets out actions to increase Affordable Housing, including streamlining decision-making 


processes for Social Housing proposals, strengthening the role of planning in facilitating and delivering the supply of 


social and Affordable Housing, and creating ways to capture and share value uplift from rezonings.  


In 2018 the State Government made the facilitating the delivery of Affordable Housing an objective within section 4 


of the Planning and Environment Act 1987. This objective is supported in the Victoria Planning Provisions (VPP) which 


include objectives and strategies to increase housing choice in terms of type, tenure and cost and encourage a 


significant proportion of new development to be affordable for households on very low to moderate incomes.  


2.1.2 Local Government 


Local Government in Victoria has a key role in facilitating the private sector to increase housing supply and support 


housing affordability through its implementation and administration of the Planning and Environment Act 1987 and 


the Victoria Planning Provisions. This includes setting housing supply and diversity aspirations to respond to local 


population and needs and forecast demand.  


Yarra Ranges Council has several existing policies and strategies relating to the need for and delivery of Affordable 


Housing as highlighted in the Yarra Ranges Affordable Housing Background Report.  


Council’s Vision 2020 identifies affordable and sustainable housing as a key priority, with a vision that:  


“the Shire in 2020 provides a diverse range of affordable housing types which play a valuable role in 


attracting and retaining specific population groups, particularly younger people, and in providing suitable 


housing alternatives for the Shire’s growing older population”. 


The Yarra Ranges Health and Wellbeing Strategy 2017 - 2021 also includes a goal to increase “affordable, safe and 


secure housing for all”.  Council’s Housing Strategy 2009 also articulates the need for more Affordable Housing across 


the municipality and recognises the importance of housing supply and diversity on housing affordability more 


broadly. 


There are several references within the Yarra Ranges Planning Scheme to housing diversity and affordability noted 


within the Affordable Housing Background Report. Since June 2018 Council is also required to “facilitate the provision 


of Affordable Housing” pursuant to section 4 of the Planning and Environment Act 1987 which sets out the objectives 


of planning in Victoria. 


2.1.3 Planning Negotiations – State Government Guidance 


The State Government is  encouraging councils to pursue voluntary negotiations with landowners in accordance with 


the objectives of planning in Victoria pursuant to section 4 of the Planning and Environment Act 1987. To support 


parties in these negotiations the State Government has released a set of policy guidance to inform this process, 


available from: https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing. 


The State policy guidance (as at June 2018) sets out several requirements to inform a Responsible Authority or 


Planning Authority’s decision to seek an agreement with a landowner, and any subsequent negotiation and 


determination of an appropriate Affordable Housing contribution. This includes recommended steps to: 


1. Establish a strategic justification for a proposed Affordable Housing request. 


2. Identify value to support the Affordable Housing being delivered. 



https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing
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3. Ensure landowner agreement. 


4. Consider a registered housing agency’s support for the proposal. 


5. Refer to the definition and list of matters when assessing an Affordable Housing proposal. 


The proposed Strategy reflects this guidance. 


3. Yarra Ranges Affordable Housing Development Negotiation Framework 


The Yarra Ranges Affordable Housing Development Framework establishes Yarra Ranges Council’s policy intent and 


framework to facilitate Affordable Housing outcomes through the planning permit and planning scheme amendment 


process on identified sites. 


The Framework applies to any site within the Yarra Ranges Local Government Area where a planning permit 


application and/or planning scheme amendment request is lodged and the development: 


1. Seeks to increase the site’s residential density to enable an estimated 20 or more lots or dwellings and is in 


a location with convenient access to services, amenities and/or transport; and/or 


2. Is for a site that is owned by Federal, State or Local Government and is expected to be sold to market for 


residential development; and/or 


3. Seeks to increase the site’s residential density to enable an estimated 20 or more lots or dwellings and 


seeks to exceed Council’s preferred planning outcomes for the site in terms of height, density or yield; 


and/or 


4. Seeks to increase the site’s residential density to enable an estimated 20 or more dwellings or lots and is 


identified by Yarra Ranges Council as a strategic development site suitable for Affordable Housing. 


The following Affordable Housing percentages are sought under the Framework, with the Lilydale Quarry site 


meeting the criteria of 500 or more dwellings and an 8 per cent Affordable Housing percentage. 


Proposed site yield 
(estimated total number of 
dwellings/lots) 


Affordable Housing Percentage 
(proposed % of total estimated 


dwellings/lots) 


20 – 49 dwellings / lots 1 per cent 


50 – 99 dwellings / lots 2 per cent 


100 - 299 dwellings / lots 4 per cent 


300 – 499 dwellings / lots  5 per cent 


500 or more dwellings / lots 8 per cent 


Table 3: Proposed Affordable Housing Percentages  
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Key aspects of the Framework as they are proposed to apply to the Lilydale Quarry are summarised below: 


Affordable Housing 
Outcome (Number) 


The total end yield is unknown at the planning amendment stage. Assuming a total yield of 3,000 


dwellings, the application of an 8 per cent Affordable Housing Percentage is proposed, which would 


result in a total 240 Affordable Housing Dwellings across the project.  The actual number of dwellings 


and in turn, Affordable Housing dwellings, may vary. Agreeing to an Affordable Housing percentage 


sets a calculation to then be applied over time. 


Affordable Housing 
Program Outcome (tenure 
and ownership)  


The dwellings to be delivered must result in Affordable Housing as defined by the Planning and 


Environment Act 1987. This could include Social Housing, Affordable Rental Housing and/or 


Affordable Home Purchase (including Shared Equity Home Ownership). 


Council’s priority is for lots or dwelling to be delivered in the form of a Social Housing or other 


Affordable Rental Housing outcome owned and managed by a Registered Housing Agency. A total of 


five per cent of dwellings are recommended to achieve an Affordable Rental Housing outcome, to 


reflect evidence of need for rental housing for very low and low income households. 


For the remaining three per cent, Council and the Planning Applicant may agree to other forms of 


Affordable Housing  being achieved on the site, such as Affordable Home Purchase or Shared Equity 


Home Ownership.  


Such an approach responds to the findings of the Yarra Ranges Affordable Housing Background 


Report, which in 2016 identified an estimated shortfall of  1,839  social housing dwellings (i.e. 


affordable rental) increasing to 2,237 dwellings in 2036. 


Affordable Housing 
Delivery Arrangement  


Where applying  the Framework results in one or more lots or dwellings being provided for an 


Affordable Housing purpose, Council’s preferred arrangement is to provide the dwelling at no cost to 


a Registered Housing Agency.. 


Council and the Planning Applicant may also agree to other delivery arrangements, including the sale 


of dwellings to individuals under an Affordable Home Purchase or Shared Equity arrangement, the 


discounted sale of dwellings to a Registered Housing Agency or the gifting of serviced lots capable of 


residential development. 


Dwelling Typology The priority built form for Affordable Housing on the Site is one and two-bedroom dwellings. Other 


dwelling types such as three-bedroom dwellings are proposed to be acceptable for a proportion of 


the Affordable Housing. 


The final Affordable Housing dwelling mix for the site is to be determined by the Planning Applicant in 


consultation with a Registered Housing Agency.  


As more than 10 dwellings will be delivered as a result of the rezoning, 10 per cent of the total 


Affordable Housing provision (i.e. 24 dwellings) should be accessible for people with a disability or 


limited mobility (Platinum Liveable Housing Standard). 


Integration Affordable Housing is expected to be integrated with and be the same quality and visual appearance 


as market housing located within the development and the surrounding neighbourhood. 


Clustering of Affordable Housing within a site may be supported if a Registered Housing Agency 


agrees to the location of dwellings/lots or where the delivery model provides land to a Registered 


Housing Agency to develop Affordable Housing. 


Affordability The criteria set out in the Framework reflects the need for well-located Affordable Housing that 


provide convenient access to services and amenities, reducing household living and transport costs. 


Affordable Housing should incorporate design and construction features that reduce long-term 


operational costs, including passive design features and green star features above minimum building 


requirements.  


Affordable Housing must be rented or sold at a price that is affordable for households that earn 
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within the State Government published Affordable Housing or Social Housing income bands. 


Ownership and/or management of dwellings by a Registered Housing Agency meet this criterion. 


Affordable Home Ownership and Shared Equity arrangements managed by an appropriately 


regulated not-for-profit housing agency meet this criterion. 


Allocation Affordable Housing must be allocated to households that meet the Affordable Housing or Social 


Housing income eligibility requirements set by the State Government (‘Eligible Households’). The way 


in which a dwelling is allocated to an Eligible Household should be set out by the Applicant during the 


application process, noting: 


• A dwelling that is intended to be owned and/or managed by a Registered Housing Agency or 


another appropriately regulated not-for-profit entity will meet this criterion; 


• Where a dwelling is proposed to be sold to individual households under an Affordable 
Purchase or Shared Equity Home Ownership arrangement, the Planning Applicant will need 
to demonstrate what arrangement will be implemented to ensure that the dwelling is 


allocated to a household that meet the Affordable Housing income bands. Involvement of a 
Registered Housing Agency or other not-for-profit agency such as a shared equity operator 
meets the criterion. 


In allocating dwellings to Eligible Household, the Housing Agency is expected to give regard to the 


priority household needs, Victorian Housing Register requirements, and local connections. 


Longevity  The value provided by the Planning Applicant to an Affordable Housing purpose captured in an 


agreement between Council and a landowner is expected to be utilised for Affordable Housing 


purposes in the long-term, noting:  


• Ownership by a Registered Housing Agency meets this criterion; 


• Where dwellings are proposed to be sold under an Affordable Purchase or Shared Equity 


arrangement where the household purchasing is receiving a benefit (i.e. discount or 
reduced cost), the Planning Applicant will be required to demonstrate that any difference 
between the household’s financial contribution and market value of the dwelling will be 
appropriately secured. 


• The Planning Applicant will also be required to demonstrate there is a clear and accountable 
strategy to guarantee the capture and future reinvestment of this value in to future 
Affordable Housing outcomes in the municipality on any future sale. A shared equity 
operator is expected to be able to assist the Applicant to meet this criterion. 


Delivery Timeframes Affordable Housing should be delivered in parallel to the market housing component on the site. 


On large sites a staged approach to delivering Affordable Housing may be agreed with Council.  


Advice of a Registered Housing Agency may be required to support a staged approach. 


A landowner seeking a staged approach will be required to provide Council with a site-specific 


strategy setting out the way in which they intend to deliver the agreed outcome over the project 


stages, and to report on this strategy during each stage of the development. 


Securing an Agreement An agreement and delivery arrangement should be reflected in the new Zone and Schedule to the 


Zone, a Section 173 Agreement between the landowner and Council and planning permits.  The 


Section 173 Agreement will document the process and timeframes for the landowner to achieve the 


agreed Affordable Housing outcome as a condition of practical completion. 


Verification  The Section 173 Agreement will require the landowner to demonstrate delivery of agreed outcomes 


in accordance with the Section 173 Agreement and planning controls. 


Council may seek confirmation from the nominated Housing Agency that the dwellings were 


delivered in accordance with the agreed strategy. 


Table 4: Yarra Ranges Affordable Housing Development Negotiation Framework – modified for Lilydale Quarry  
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4. Potential Program Outcomes and Delivery Models 


A range of Affordable Housing program outcomes could be realised on the Site as part of the proposed 8 per cent 


inclusion, including: 


Housing Program Key Characteristics 


Social Housing 


 


• Housing owned or managed by the State Government (Public Housing) or a Registered Housing Agency 


(Community Housing) and rented to households that meet Government income eligibility and asset 


eligibility.   


• A Registered Housing Agency is a not-for-profit incorporated organisation with a purpose to own and/or 


operate housing for lower income households that is regulated by the State Government appointed Housing 


Registrar.  


• Social Housing outcomes delivered under this Framework are expected to be owned and/or managed by a 


Registered Housing Agency. 


• Rent for dwellings managed by a Registered Housing Agency is generally set at a maximum of 30 per cent of 


household income plus Commonwealth Rent Assistance. 


Affordable Rental 


Housing 


• Affordable Rental Housing is housing provided at a discount to market rent to households that meet Social 


Housing income eligibility or Affordable Housing income eligibility requirements set out in the Planning and 


Environment Act 1987. A minimum 25 per cent discount to rent is generally provided. 


• An affordability test typically also applies, with rent expected to be set at either a discount to market or no 


more than 30 per cent of a household’s gross income.  


• Affordable Rental Housing may be provided on a long-term basis if owned by a Registered Housing Agency or 


could be for a set period of time on agreement with Council. 


Shared Equity 


Home Ownership 


 


• Shared Equity is an affordable home ownership program whereby a household that has some (i.e. limited) 


capacity to borrow funds is able to purchase a dwelling through a supported purchase arrangement.   


• Typically, the household borrows between 70 and 80 per cent of the value of a property from a bank, with 


the remaining percentage or ‘social equity’ provided by either a government grant, a land contribution or a 


developer contribution in the instance of a planning negotiation.   


• Shared equity programs require an appropriately regulated sales and management arrangement to source 


and test the income of a potential eligible purchaser and for the social equity that is provided to be 


appropriately secured and captured on future sale to enable reinvestment. 


• In a planning negotiation the landowner would meet the land and development costs with the purchaser 


paying the agreed (reduced) proportion of market value at settlement. The difference between the market 


value and the amount paid by the purchaser is defined as ‘social equity’ that is secured by a not-for-profit 


agency typically by a second mortgage. 


• On the future sale of the dwelling by the first purchaser the proportional equity provided at the start (i.e. 20 


– 30 per cent of market value) is repaid based on the property’s (future) market value. The landowner does 


not receive a return on their contribution, with the social equity reinvested by the managing entity in 


accordance with an agreement between the registered housing agency and Council. 


Affordable Home 


Purchase 


 


• Affordable Home Purchase is the sale of dwellings at the established market price for that dwelling to a low 


or moderate income household on the basis the dwelling and market price is demonstrated to be 


appropriate in size and affordable for that household without a discount. This is likely to only apply for 


smaller dwellings and must therefore be affordable for a single or couple to purchase without subsidy. 


• Applying this model is expected to be limited and/or not applicable on the site due to estimated market 


pricing relative to household income capacity. The dwelling must also be appropriate in size, amenity and 


quality for the proposed purchasing household. 


• If market prices are deemed to be affordable, applying this model requires a dedicated sale program  to 


ensure only eligible households that meet the defined income bands are able to purchase the property 


(requiring a process of income verification and allocation).  


• The model does not require the dwelling to be secured or managed as Affordable Housing in the long term 


as there is no subsidy or discount that is required to be secured, rather it can encourage relatively lower 


priced dwellings to be delivered in an area. If a discount is required, then the product should revert to a 


shared equity arrangement so the value can be captured and reinvested. 


Table 5: Affordable Housing Programs and characteristics 
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5. Potential Partners 


Proposed partners and end owners or managers of Affordable Housing that may be delivered are summarised 


below. 


5.1 Federal and State Government (potential investment initiative)  


The State and Federal Governments are progressing new financial mechanisms that are intended to enhance the 


delivery of Affordable Housing and may be suitable to deliver an Affordable Housing contribution at the Lilydale 


Quarry, including: 


 The Federal Government’s National Housing Financing and Investment Corporation and its $1 billion 


National Housing Infrastructure Facility (NHIF).  


 The State Government Social Housing Growth Fund, which is intends to provide long-term funding to 


registered housing agencies to support them to develop and hold Social and Affordable Housing for rental 


purposes.   


 State Government schemes for registered agencies access to lower cost financing and bank guarantees to 


reduce financing costs.  


 The Federal Government’s bond aggregator to offer lower-cost long term financing to the registered 


housing sector. 


The landowner may elect to further explore these funding opportunities as part of the negotiation and present their 


findings to Council, noting these initiatives may complement outcomes negotiated as part of a voluntary Affordable 


Housing agreement. These funding opportunities should not be exclusively relied upon to support achievement of a 


proposed Affordable Housing contribution.  


5.2 Registered Housing Agencies  


Registered Housing Agencies are organisations with a dedicated charitable purpose to deliver and manage 


Affordable Housing. . Under the Housing Act 1983 a Registered Housing Agency refers to an organisation that is a 


not-for-profit organisation that is registered by the Victorian Government as a provider or operator of Affordable 


Housing. Agencies are registered as either: 


1. Housing Association – the highest level of registration, Associations have greater capacity and experience in 


developing and owning housing assets and managing larger portfolios and debt. 


2. Housing Provider – generally smaller organisations that primarily manage housing on behalf of the State 


Government, with potential for some assets under direct ownership.  


They are recognised as growth vehicles for Affordable Housing by the State Government and are therefore eligible 


for grants or financial support when it is available. 


Registration means that the organisation’s work in providing Affordable Housing must comply with a range of 


standards and reporting obligations that are monitored by an independent Housing Registrar. Agencies are also 


regulated as charities by the Australian Charities and Not-for-profit Commission and the Australian Taxation Office. 


These processes provide a high level of oversight over the operations of the Agency and provide for a step-in 


mechanism if there is a significant breach in standards or obligations. 


Agencies may have different priorities as to the locations and households they support.  Agencies have strong links to 


wrap-around services and will generally link households to other agencies when other supports are required.  


A Registered Housing Agency’s capacity to invest is limited by the proposed below-market revenue and need to meet 


all operating costs from rents. They are also responsible for ensuring the long-term maintenance of dwellings. Some 


Housing Agencies have the capacity to develop sites which can support some cost savings. This requires the agency 
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to have funds and capacity to finance and deliver the project which typically requires government grants or other 


philanthropic funding in addition to the land provision. 


Registered Housing Agencies have the ability to seek and secure government funding when that funding is available. 


As set out in 6.1, this funding should not be relied on when determining the strategy. 


Any planning negotiated model that depends on a Housing Agency to purchase, own or manage dwellings must be 


tested with Agencies prior to the finalisation of the agreement to ensure it is realistic. 


Further information on Registered Housing Agencies is available at https://chiavic.com.au/. Council can also assist to 


connect the landowner to locally operating Registered Housing Agencies.  


5.3 Shared Equity (Affordable Home Ownership) Facilitators 


As at May 2019, Victoria has two Shared Equity programs in operation that are supported by the State Government: 


 Victorian Government pilot program ‘HomesVic’, supporting an initial 400 households through a State 


Government Shared Equity arrangement.  This program requires households to meet income eligibility 


requirements set by the State, have a 5 per cent deposit, secure a mortgage and find a property to 


purchase in the market. The shared equity ‘social equity’ in this program is provided by the State 


Government with the developer realising full market value.  This model is not expected to be applied to 


outcomes under this Framework. 


 Not-for-profit established Shared Equity Program, BuyAssist Australia. This or any other model established 


by a not-for-profit entity is considered appropriate means of delivering shared equity arrangements.  


The BuyAssist program is currently the only fully operational shared equity model in Victoria. Through the BuyAssist 


program shared equity arrangements may be delivered on government owned land as a result of a land sale or 


privately owned land as a result of a voluntary affordable housing agreements.  For voluntary affordable housing 


agreements, this involves: 


 BuyAssist providing advice on the level of developer contribution required (the social equity), to ensure the 


property will be affordable for the household to purchase.  The developer foregoes an agreed percentage 


of market value and sells the dwelling to an Eligible Purchaser household nominated by BuyAssist.  


 BuyAssist undertakes an assessment of household eligibility to confirm the household earns less than the 


Planning and Environment Act 1987 Affordable Housing income limits and has capacity to service a 


mortgage. This process establishes the household’s purchasing capacity and in turn the contribution 


required by the developer. 


 BuyAssist marketing the properties to eligible households and refers the household to enter a contract of 


sale with the developer. 


 On settlement, the developer receiving from the purchaser, typically in the form of bank funding, an agreed 


percentage of the property market value. 


 BuyAssist entering into a legal agreement with the purchaser enabling BuyAssist to secure the proportional 


social equity (i.e. the proportion of market value provided by the developer foregoing return) in the form of 


a second mortgage. 


 When the purchaser elects to refinance or sell the property, BuyAssist is repaid the social equity, calculated 


as a proportion of the end market value based on the proportional equity provided at settlement (i.e. if 30 


per cent was provided then 30 per cent of the future value is repaid).  BuyAssist through its not-for-profit 


owner, determines a reinvestment strategy and secures a new shared equity purchaser arrangement for a 


new dwelling.  


Other not-for-profit agencies may also establish shared equity programs which could meet the requirements of 


ensuring the dwellings are appropriate, affordable and allocated to eligible households. 



https://chiavic.com.au/
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Part B: Proposed Strategy – Lilydale Quarry 


1. Proposal 


The Proposal is for the Lilydale Quarry site to deliver 8 per cent Affordable Housing Dwellings across several stages. 


Further details on the intended delivery arrangement are set out below. 


The type of outcomes sought through the Yarra Ranges Affordable Housing Development Framework are proposed 


to be reflected in the rezoning by applying an 8 per cent Affordable Housing component. This reflects the Site 


undergoing a significant rezoning and proposing to accommodate well over 500 dwellings.  


The Affordable Housing contribution is intended to reflect the objectives of the Framework by: 


1. Achieving an 8 per cent Affordable Housing outcome across the Site through an agreement between the 


landowner and Responsible Authority, secured as part of the planning scheme amendment process and 


section 173 agreement. 


2. Achieving the Affordable Housing outcome by way of a land contribution and/or provision of completed 


dwellings, either gifted or sold at a discount to a Registered Housing Agency for use as Social and/or 


Affordable Rental Housing and/or sold at an established affordable price point to an individual household 


under an appropriately regulated ownership model. 


3. The Affordable Housing being delivered primarily in the form of one and two-bedroom dwellings unless 


otherwise agreed. 


4. 10 per cent of the total Affordable Housing provision (i.e. 1 in 10 dwellings) being made accessible for 


people with a disability or limited mobility (Platinum Liveable Housing Standard). 


5. The resulting Affordable Housing Dwellings being owned and/or managed by a Registered Housing Agency 


for Social and Affordable Rental Housing or overseen by a not-for-profit entity if an Affordable Home 


Ownership arrangement. 


6. The Affordable Housing being integrated across the site, with endorsement required from a Registered 


Housing Agency for any clustering of over 15 dwellings or lots within a stage and/or building. 


7. Reflecting the final Affordable Housing outcome in the new planning controls and securing the agreement 


to deliver the outcome via a Section 173 Agreement. 


1.1 Program Outcomes 


The Affordable Housing contribution, comprising a total 8 per cent of residential yield, is proposed to be delivered in 


the form of: 


1. A minimum 5 per cent Social or Affordable Rental Housing to be owned and managed by a Registered 


Housing Agency. 


2. A maximum 3 per cent other Affordable Housing component, which may be delivered as Social Housing, 


Affordable Rental or Affordable Purchase in accordance with the Affordable Housing definition set out in 


the Planning and Environment Act 1987. 
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1.2 Affordable Housing Delivery Options 


The proposed eight per cent Affordable Housing outcome could be achieved by the landowner: 


1. Gifting completed dwellings to a Registered Housing Agency; 


2. Selling completed dwellings to a Registered Housing Agency at a discount rate that enables the Agency to 


purchase and provide the dwellings as Social Housing or Affordable Rental Housing; 


3. Gifting serviced land to a Registered Housing Agency to then develop as Affordable Housing; and/or 


4. Sale of dwellings to nominated ‘Eligible Purchasers’ (households) under a shared equity or other 


appropriate Affordable Home Purchase arrangement. 


One or more of the options may be drawn on noting that it is proposed that a minimum 5 per cent of the total 


Affordable Housing component results in Social and/or Affordable Rental Housing reflecting the evidence of need 


presented in the Yarra Ranges Affordable Housing Report (June 2019). 


The landowner should respond to the proposed strategy and confirm how they propose to achieve the Affordable 


Housing component during the planning scheme amendment process and negotiation. A number of options may be 


included within the planning controls and/or section 173 agreement, with the landowner required under the 


Schedule to prepare an ‘Affordable Housing Delivery Strategy’ as a condition of the development. This will need to 


confirm how the Affordable Housing outcome is to be delivered, including any staging. 


1.2.1 Social Housing / Affordable Rental 


Gifting completed dwellings to a Registered Housing Agency would support a Social Housing outcome being realised 


and is the preferred option. 


Reflecting the number of Affordable Housing dwellings sought, it is recognised that a discounted sale or transfer of 


land may be an acceptable approach to achieve the proposed 8 per cent Affordable Housing.  This will depend on an 


Agency securing financing and/or funding to support the arrangement. 


As a guide, the maximum a Registered Housing Agency can typically pay to purchase a dwelling is $300,000. For 


example, on a dwelling with a market value of $500,000, a 40 per cent discount may be required unless an Agency 


can secure Government funding.  


The landowner should engage with  one or more Agencies to further inform what discount would be required to 


support a sale.   


Housing Agencies will also have an interest and capacity to manage the development of land provided at nil cost. A 


construction agreement could form part of this arrangement with the financing of development sitting with a 


Housing Agency.   


1.2.2 Affordable Home Purchase and Shared Equity Home Purchase 


Should the landowner seek to provide part of the outcome in the form of Affordable Home Purchase or Shared 


Equity Sale arrangements they will need to demonstrate how the appropriateness, affordability and allocation 


requirements will be met as part of the planning application process. 


Affordable Purchase arrangements are proposed to be contemplated if a minimum Social or Affordable Rental 


Housing component can be achieved.   


The Affordable Housing price points set out within the Framework and this document (as at 2019) are to establish 


whether the market price of a dwelling is affordable (with or without subsidy or discounting) for an individual 


household to purchase.  These price points are guides only and will need to be re-assessed annually in accordance 


with updated income bands published by the State Government. 
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If a developer’s product market price meets or is below the indicative price points:  


 The developer must provide a plan outlining how dwellings will be allocated to eligible purchasers who can 


afford to purchase the dwelling. 


 A housing agency is to be engaged by the landowner to undertake an income check and verify household 


eligibility to purchase the nominated dwellings. This may require a fee for service. 


If a developer’s product market price exceeds the indicative price points (or price points deemed to be Affordable for 


updated income bands a future point in time), and the developer proposes to make the dwelling affordable for 


purchase, then:  


 A shared equity arrangement must be implemented to appropriately manage the allocation and the 


developer contribution over time. 


 The landowner must ensure that the dwelling will be affordable and allocated to eligible households to 


purchase including the shared equity contribution. 


 The difference between the market price and price that the dwelling is sold at will be appropriately held so 


as to not provide a ‘windfall gain’ to the first purchaser, and so that it is reinvested in Affordable Housing in 


Yarra Ranges on first sale. 


For example, if the agreed ‘affordable’ price point for a 2-bedroom dwelling deemed to be appropriate for a 


moderate income couple to purchase is $379,000 (as per Table 2): 


 A dwelling priced at $379,000 or below would be deemed to be affordable without discounting and would 


count as Affordable Housing if a clear and transparent process is established to only sell the dwelling to a 


household that earns less than the current moderate income, couple household income band of $93,470 


per annum; 


 A dwelling priced over $379,000, for example $500,000 would require the landowner to forego the 


difference (i.e. $121,000 in this example), with this difference captured within a suitable shared equity 


arrangement. 


1.3 Delivery Terms 


The Agreement and associated terms relating to the delivery of Affordable Housing on the Lilydale Quarry site are to 


be captured within the Comprehensive Development Plan and Schedule to the Comprehensive Development Zone 


and within a Section 173 Agreement. 


The Schedule is proposed to require that the landowner(s) submit an ‘Affordable Housing Delivery Strategy’ prior to 


the commencement of development confirming how they will deliver the Affordable Housing contribution in 


accordance with the Schedule and Section 173 Agreement.  This Delivery Strategy should include the following 


terms: 


1. Delivery of a minimum 50 per cent of the total Affordable Housing contribution (i.e. 4 per cent of total 


residential yield) to occur prior to an agreed stage and/or development yield being achieved. 


2. Delivery of the full 8 per cent Affordable Housing component (either construction of dwellings or transfer of 


land) by no later than the practical completion of 85 per cent of total residential yield. 


3. Specifying the indicative location of the Affordable Housing within each stage which may be linked to the 


delivery timeframes set out in the Section 173 agreement and/or schedule to the Comprehensive 


Development Zone. 


4. Where the Affordable Housing outcome involves selling a dwelling to a purchaser, the landowner is 


required to demonstrate that the outcome achieves the Affordable Housing matters of allocation and 


affordability set out in the Specified Matters Under Section 3AA(2) – Ministerial Notice pursuant to the 
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Planning and Environment Act 1987. This could be demonstrated by providing a statement from a housing 


agency that household incomes were checked and verified as being eligible for Affordable Housing; 


5. Setting out a process of verifying the Affordable Housing outcome has been delivered in accordance with 


the agreed strategy and/or of reviewing the Strategy over the development timeframe. 


6. The removal of the Section 173 Agreement applying to affordable housing once terms have been met. 


1.4 Built form quality, amenity and long-term affordability 


Development must adhere to the planning controls and policy set out in the Yarra Ranges Planning Scheme and 


associated incorporated documents. 


The Affordable Housing component is to be built to the same standard as market housing. Internal fixtures may be 


different on the advice of a Registered Housing Agency recognising the need for durability of materials over time and 


ease of replacement. 


Design and construction must consider long-term affordability of the dwelling for residents. 


Car parking requirements should be determined with consideration of the Yarra Ranges Planning Scheme and the 


advice of a Registered Housing Agency. 


1.5 Integration 


The Affordable Housing should be integrated across the site and should be visually no different to market housing.  


Due to the scale of the project it is acknowledged that the delivery may be clustered in certain areas or stages of the 


development.  


A degree of clustering may be appropriate if the landowner transfers land parcels which have the capacity to 


accommodate apartments to a Registered Housing Agency. This is acceptable provided the landowner and 


Registered Housing Agency consider place management matters and the need to connect higher needs tenants with 


any wrap-around services so they can sustain their tenancy and engage in the community.   


A staging plan is expected to be discussed and documented as part of the negotiation, and where applicable, 


reflected in the Schedule to the Zone and/or Section 173 Agreement. This should consider delivery timeframes. 


1.6 Accessibility and Adaptability 


Australian Liveable Housing Design guidelines advocate for including features in dwellings to make homes more 


accessible, by ensuring homes are: 


 Easy to enter. 


 Easy to move in and around. 


 Capable of easy and cost-effective adaptation. 


 Designed to anticipate and respond to the changing needs of home occupants.  


The Liveable Housing Design Guidelines include three levels of performance, which are set out at 


http://livablehousingaustralia.org.au/library/help/Livable_Housing_Design_Guidelines_Web1.pdf  


A total of 10 per cent of all Affordable Housing Dwellings delivered as a result of the Agreement are proposed to 


adhere to ‘Platinum Level certification’ as set out under the Liveable Housing Guidelines (i.e. 1 in 10). 


Affordable Housing may also include housing for people with a disability approved under the National Disability 


Insurance Scheme (NDIS). Providing Specialist Disability Accommodation (SDA) under an NDIS supported 


arrangement generally requires larger dwelling footprints. Should the landowner include a proportion of this type of 



http://livablehousingaustralia.org.au/library/help/Livable_Housing_Design_Guidelines_Web1.pdf
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accommodation, a lower overall proportion of Affordable Housing may be achieved if a larger dwelling footprint is 


required. A maximum of 10 per cent of the Affordable Housing Dwellings may be NDIS or SDA approved and funded 


dwellings (which would then be expected to also achieve the 10% Liveable Housing Guidelines). These dwellings 


must be available to very low, low or moderate income households or households that meet the Disability Pension 


eligibility requirements.  


2. Proposed Planning Provisions 


An Affordable Housing strategy is expected to be reflected in the proposed Comprehensive Development Zone, any 


Schedule to the Zone and in a specific Affordable Housing Section 173 Agreement. 


The terms of this agreement are proposed to take the following form: 


Document Proposed Inclusion 


Schedule to the 
Comprehensive Development 
Zone 


1. Providing 8 per cent of total residential yield as Affordable Housing, to comprise: 


 


a. A minimum 5 per cent Social or Affordable Rental Housing to be owned and 
managed by a Registered Housing Agency. 


 


b. A maximum 3 per cent other Affordable Housing component, which may be 
delivered as Social Housing, Affordable Rental or Affordable Purchase in 


accordance with the Affordable Housing definition set within the Planning and 
Environment Act 1987. 


 


The landowner and Responsible Authority will enter into a Section 173 Agreement 


pursuant to the Planning and Environment Act 1987 to confirm and secure the 
Affordable Housing Agreement. 


 


2. An Affordable Housing Delivery Strategy is to be provided as a condition of the 


Comprehensive Development Plan. The Strategy is to set out how the Affordable 
Housing outcome will be achieved including delivery strategy, intended partners, 
timeframes, built form, and alignment with the State Government’s specified matters 
under section 3AA(2) of the Planning and Environment Act 1987.  


 


Section 173 Agreement 1. Reflect agreed outcomes and alignment with reflect all matters agreed within the 
Strategy including the State Government’s specified matters under section 3AA(2) of 
the Planning and Environment Act 1987and delivery timeframes. 
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Attachment 1: Negotiation Process 


Stage  Process 


1 – Notice of intent to apply 


the Framework and 


provision of negotiating 


terms 


1. Council officers to:  


• Provide the Affordable Housing Development Facilitation Framework and indicate 
Council’s intent to facilitate an Affordable Housing outcome. 


• Discuss the Framework with the Planning Applicant. 


• Refer the Applicant to Registered Housing Agencies to discuss delivery options. 


2 – Evidence, Proposal, 


Preliminary Offer, 


Negotiation, 


1. Planning Applicant to consider the proposed Affordable Housing inclusion. This may 


include seeking independent advice, engagement with Registered Housing Agencies, 
assessment of options, and further engagement with Council to understand opportunities 
and potential outcomes. 


2. Planning Applicant to outline their response to the Framework. 


3. Council reviews and responds to the Planning Applicant’s proposal, as part of existing 
planning assessment processes. 


4. Negotiation between Council, the landowners and key stakeholders as required. Council 
may require evidence the landowner has consulted with and has the support of a 
Registered Housing Agency depending on the proposed delivery arrangement. Council 


may also test the acceptability of a delivery arrangement with one or more Housing 
Agencies.    


3 – Agreement 5. Agreement in writing to in-principle agreed Affordable Housing component.  This may 
form the basis of a Term Sheet to ensure all aspects of the agreement are considered and 
set out prior to final drafting by lawyers. The agreement is expected to cover the 


proposed percentage, delivery arrangement, timeframes for delivering, and any other 
requirements agreed to provide appropriate comfort to all parties as to what, when and 
how Affordable Housing will be realised. 


4 – Independent review (if 


applicable) 


6. As per existing processes pursuant to the Planning and Environment Act 1987, planning 


scheme amendments to rezone land or planning permit applications may be subject to a 
process of further review (e.g. Planning Panel or VCAT). 


7. Incorporate external party review and recommendations into agreement. 


5 – Finalisation of planning 


review and draft zone 


controls 


8. Finalise agreement in accordance with in-principle agreement and term sheet. 


Council reflects agreement in permit conditions or planning controls if relevant (e.g. 
Schedule to the Zone). 


9. Execute Section 173 Agreement to secure the Agreement and delivery terms. 


6. Delivery 10. Subject to the site and agreement, the landowner may be required to produce further 


documents (such as a staging plan) confirming how the Affordable Housing will be 
delivered over time. 


11. Delivery of the Affordable Housing in accordance with the Agreement. 


12. Provide evidence that title has been transferred of an agreed number of lots or dwellings 
in to an agreed Affordable Housing purpose.  
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Disclaimer 


This Report has been prepared by Affordable Development Outcomes for Yarra Ranges Council. Affordable Development 


Outcomes is not liable to any person or entity for any damage or loss that has occurred, or may occur, in relation to that 


person or entity taking or not taking action in respect of any representation, statement, opinion or advice referred within 


this report. No part of this document may be reproduced without the written permission of Affordable Development 


Outcomes. June 2019 


www.affordabledevelopmentoutcomes.com.au      



http://www.affordabledevelopmentoutcomes.com.au/
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Definitions 


Affordable Housing 


Affordable Housing is housing, including social housing, that is appropriate for the housing needs of very low, low and 


moderate-income households. For the purposes of this definition: 


 Very low-income households are defined as households earning less than 50 per cent of the gross median 


household income. 


 Low income households are those earning less than 80 per cent of the gross median household income. 


 Moderate income households are those earning less than 120 per cent of the gross median household income. 


Maximum income bands for these household groups are published by the State for Greater Melbourne. 


Affordable Housing should be priced (whether mortgage repayments or rent) so these households are able to meet their 


other essential basic living costs (generally no more than 30 per cent of income) and be ‘Appropriate’ for the 


household’s needs which includes consideration of affordability, type, tenure, location, allocation, integration and 


housing need.1  


Affordable Housing includes: 


 Social Housing (Public and Community Housing) 


Social Housing includes Public Housing (owned and managed by the Director of Housing); and housing owned, 


controlled or managed by a participating registered agency (registered as a Housing Association or a Housing 


Provider) where the dwelling will be allocated to a household that meets the State Government published 


Social Housing income and asset eligibility requirements. 


 Affordable Rental Housing 


Affordable Rental Housing refers to housing that is rented at an affordable price and allocated to households 


that meet the Planning and Environment Act 1987 Affordable Housing income eligibility requirements 


published by Governor in Council Order. 


 Affordable Home Purchase 


Affordable Home Purchase involves the sale of a dwelling at the established market price for that dwelling to a 


low or moderate income household that meets the Affordable Housing income eligibility requirements where 


the market price is demonstrated to be affordable for that household without a discount.  


 Shared Equity Home Ownership 


Shared Equity Home Ownership is where a household that has some (limited) capacity to borrow funds is 


supported to purchase a dwelling through a structured home purchase arrangement, where the difference 


between the purchaser’s financial capacity and the market value of the dwelling is only required to be repaid 


on future sale or refinancing, with the funds then re-applied in future shared equity arrangements. 


                                                                 
1 Governor in Council Order (2018) Planning and Environment Act 1987, Section 3AB – Specification of Income Ranges, June 2019 & Ministerial Notice 
under the Planning and Environment Act 1987 Specified Matters Under Section 3aa (2), 17 May 2018 
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Affordable Housing Agreement 


An Agreement reached between a landowner and the Responsible Authority in relation to the inclusion of Affordable 


Housing as a part of a planning amendment or permit approval. An Affordable Housing Agreement is expected to be 


subsequently reflected in a Section 173 Agreement made pursuant to the Planning and Environment Act 1987. 


Eligible Household 


A household that meets the established criteria for an Affordable Housing program, typically an income limit and asset 


test. 


End Recipient 


The intended recipient of an Affordable Housing benefit created as a result of a planning negotiation. 


Housing Affordability 


Housing affordability refers to the relationship between expenditure on housing (prices, mortgage payments or rents) 


and household income. Housing affordability is particularly an issue for lower income households who have reduced 


financial resources available to meet housing costs. 


Housing Stress 


A lower income household (those in the lowest 40 per cent of incomes) is considered to be in ‘housing stress’ when it is 


paying more than 30 per cent of gross household income on rent (the ‘30/40 rule’). 


Registered Housing Agency 


A not-for-profit organisation that is a company limited by shares or guarantee, an incorporated association, or a co-


operative, registered under the Victorian Housing Act 1983, regulated by the Victorian Housing Registrar, with a purpose 


to own, manage and/or develop affordable rental housing. 


Section 173 Agreement 


A Section 173 Agreement is a legal contract made between a local government authority (i.e. council) and any other 


party or parties, under Section 173 of the Planning and Environment Act 1987. This type of contract places a range of 


restrictions on how the land can be used and it is registered on the title to the land. 
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Executive Summary 


1.1 Report Purpose 


Affordable Development Outcomes was engaged by Yarra Ranges Council to prepare an Affordable Housing Background 


Report with an objective to:  


 Support Council and key stakeholders to understand the policy context, establish the evidence of local 


Affordable Housing need, identify current and potential Affordable Housing programs and delivery models, and 


highlight the range of issues and opportunities to increase Affordable Housing supply in the municipality. 


 Provide a strategic basis for Council to respond to recent legislative changes that require Council to facilitate 


Affordable Housing through the planning system and support Council to engage in negotiations with private 


landowners to secure Affordable Housing Agreements. 


The Background Report is intended to form the basis of an ‘Affordable Housing Development Negotiation Framework’ 


which is expected to set a policy position for Council in relation to the negotiation of Affordable Housing as part of the 


planning process. The Background Report will also be drawn on to inform an update to the Yarra Ranges Housing 


Strategy and may support Council advocate for or pursue other opportunities to increase Affordable Housing supply.  


1.2 Affordable Housing Overview 


‘Affordable Housing’ is defined by the State Government as ‘housing, including social housing, that is appropriate for the 


housing needs of very low, low and moderate income households’.2   


Households that are eligible for Affordable Housing in the Greater Melbourne Area can earn up to $62,310 per annum as 


a single person ($1,195 / week), $93,470 per annum for a couple ($1,793 / week) or $130,870 per annum for a family 


($2,510 / week).3   


Affordable Housing is important for social and economic reasons. Having access to safe, secure and Affordable Housing 


underpins a person’s ability to participate in society to their full capacity, supports a diverse community of people of all 


ages and incomes, and underpins the productivity of a city by enabling workers to live near employment within their 


community.  


In 2018 Council undertook community engagement in relation to a proposed development on Council land that found 


that 20 per cent of respondents were concerned about the lack of Affordable Housing in the municipality.4 


Affordable Housing covers a range of programs including crisis and rooming house accommodation, Social Housing, 


Affordable Rental Housing, and Affordable Home Ownership. Social Housing is a type of Affordable Housing that is 


owned by the State Government (public housing) or a Registered Housing Agency (community housing) and rented to 


lower income households. Eligibility requirements for Social Housing is set by the Director of Housing.5  


In 2019 an estimated 1.14 per cent of all households living in Social Housing in Yarra Ranges were living in Social Housing 


compared to a Greater Melbourne average of 2.6 per cent.6  This indicates Yarra Ranges has had historically lower levels 


                                                                 
2 Planning and Environment Act 1987 
3 Governor in Council Order (2018) Planning and Environment Act 1987, Section 3AB – Specification of Income Ranges, Applicable from 1 July 2019 
4 Yarra Ranges Council (2018) Anderson Street Community Survey 
5 Department of Health and Human Services (2019) Social Housing Eligibility as at March 2019, income eligibility is by household type, with a single 
person eligible if earning up to $1,014 per week, a couple household up to $1,552 per week and a family up to $2,092 per week plus $339 for each 
dependant above two children,  
6 ID Consulting (2019) Community Profile – Yarra Ranges, https://profile.id.com.au/yarra-ranges  



https://profile.id.com.au/yarra-ranges
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lower levels of Federal and State Government investment in Social Housing. As market housing supply increases the rate 


of Social Housing as a percentage of all dwellings will decline unless new Affordable Housing supply is delivered. 


1.3 Policy Context 


The policy context, Federal and State investment initiatives, and the key roles and requirements of different 


stakeholders to deliver Affordable Housing is set out in Part A. 


Yarra Ranges Council recognises the importance of Affordable Housing in its Vision 2020 Community Plan, Council Plan 


2017-2021, Action Plan 2018-19 and Health and Wellbeing Strategy 2017-2021, with the later expressing a goal of 


“affordable, safe and secure housing for all”. The Yarra Ranges Housing Strategy 2009 highlights the need for more 


Affordable Housing across the municipality and recognises the importance of housing supply and diversity on housing 


affordability more broadly.  


Plan Melbourne and Homes for Victorians set the State Government legislative and policy context. These policies 


emphasise the importance of Affordable Housing and the need to grow supply, particularly of Social Housing for lower 


income households. The State Government has committed to utilising several tools at its disposal to begin to address the 


problem including land, planning, funding and financing initiatives. 


Recent changes by the State Government to the Planning and Environment Act 1987 requires Yarra Ranges Council to 


consider how it will facilitate Affordable Housing as part of the objectives of planning, set out in Section 4 of the Act.  


The State Government has not mandated a requirement for Affordable Housing on private landowners, however, it is 


actively encouraging local councils to develop an evidence-base and policy position and pursue voluntary negotiations 


with landowners on appropriately located and sized sites. The State Government guidance in relation to voluntary 


planning negotiations is set out in Part A. 


Affordable Housing arrangements Council could seek to negotiate to be included as a component of development 


include the gifting of dwellings or land or the discounted sale of dwellings for either Social and Affordable Rental Housing 


or for Affordable Home Purchase. It is proposed that an ‘Affordable Housing Development Negotiation Framework’ is 


developed to establish a Council policy position in relation to the negotiation of Affordable Housing as part of the 


planning process in accordance with the State guidance. 


1.4 Council role and current actions 


Local government in Victoria plays an important role in administering the planning system at a local level, advocating for 


community needs and investment, delivering community infrastructure and facilitating partnerships. 


Council already undertakes a range of roles that intersect and influence the facilitation of Affordable Housing and in 


particular, is responsible for administrating the local planning scheme which has a wider influence on housing supply, 


affordability and diversity. Actions underway include: 


 Assessing the potential to develop underutilised Council-owned land in Lilydale. 


 Continuing to support the provision of a transitional housing response through the Council-owned Jim Fuller 


House for older persons. 


 Undertaking an update to the Yarra Ranges Housing Strategy 2009. 


 Membership of the Eastern Affordable Housing Alliance which supports knowledge sharing across councils and 


advocates for further State Government action and investment. 


 Indicating its intentions to the owners of the Lilydale Quarry to seek an Affordable Housing inclusion as part of 


the proposed stage 2 rezoning.  


The Background Report provides further support and a clear evidence base for these and other actions. 
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1.5 Key Issues 


The delivery of Affordable Housing ultimately requires a subsidy or investment if it is to be delivered. This subsidy can 


come in the form of Federal or State Government grants, tax incentives or low-cost financing for Registered Housing 


Agencies, philanthropic support, the provision of government land, and through the application of planning incentives 


and processes that support dwellings being gifted or sold at a discount on privately owned land by way of voluntary 


agreement as part of the planning process.   


Federal, State and Local Governments, Registered Housing Agencies, other not-for-profit organisations and service 


support agencies, landowners, developers, and financiers are all important stakeholders in addressing Affordable 


Housing need. The requirements of these organisations to invest and support outcomes are critical to understand 


particularly if voluntarily agreed planning outcomes are to be achieved. Opportunities to facilitate the delivery of 


Affordable Housing must also be considered in light of the wider planning system and housing market challenges and 


opportunities. 


Several issues have been identified through the research and engagement with stakeholders that impact on the 


availability and delivery of Affordable Housing in the municipality, summarised in Table 1.   


Category Issues 


Housing Market  • Lack of housing diversity with a predominance of free-standing, three and four-bedroom dwellings. 
Very limited market supply of one and two-bedroom dwellings. 


• Range of difficulties and limitations associated with urban consolidation due to limited land supply, 
high costs of construction and risks including remediation and planning. 


• Availability of well-located and affordably priced land for housing agencies to develop. 


• Limited number of well-located development sites with good proximity to transport. 


• No short-term crisis accommodation within the municipality, for example for households escaping 
family violence. 


• Limited Social Housing supply with a significant gap between estimated demand and supply. 


• Current Public Housing (owned by DHHS) supply is predominantly free-standing dwellings, expected 
to comprise three or more bedrooms. It is understood there are limited redevelopment 
opportunities for many of these assets as they are not located close to services. 


• Increasing levels of rental stress by lower income households. 


Funding and Financing • Limited and insufficient Federal and State government funding to redevelop public housing assets 
and support not-for-profit housing agencies to develop sites and/or purchase dwellings. 


• Limited capacity of housing agencies to borrow funds due to the low rental returns on properties 
owned or managed by them. 


• Not the primary role of private sector to fund. 


• Not the role of Council to fund. 


• No institutional investment in Affordable Housing in Australia. 


Planning • No mandatory requirement for Affordable Housing under the Planning and Environment Act 1987. 


• Constrained ability to influence the market’s decision to deliver housing supply and diversity until 
planning permit applications are made to Council, other than to set the high-level strategic 
framework for where growth should occur and the housing outcomes that are desired. 


• Outcomes can only be included on privately owned land by agreement with the landowner, with no 
clear percentage requirement or delivery model set by the State Government. 


• Planning approval process can generate community opposition to Affordable Housing proposals. 


• Limited capacity to offer planning incentives. 


Community  • Varied level of community understanding of Affordable Housing needs. 


• Community concerns around urban consolidation / density, neighbourhood character and traffic / 
parking. 


Table 1: Overview of Key Issues 
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1.6 Affordable Housing Supply and Demand 


Part B of the Background Report sets out key data and analysis that highlight a key gap in the supply of Affordable 


Housing in Yarra Ranges, particularly rental housing for lower income households, and characteristics of this demand in 


the municipality.   


Council rate data indicates there was a total 621 Social Housing dwellings in the municipality as at June 2019 


(representing 1.14 per cent of all households in Social Housing), comprising 544 dwellings owned by the State 


Government (public housing) and 77 dwellings (houses or units) owned by Registered Housing Agencies, including two 


rooming houses (one community housing owned, one owned by Council). The majority of public housing dwellings are 


free-standing homes located in Lilydale and Mooroolbark.7 


In relation to demand, the evidence, set out in Part B, highlights a significant unmet demand for Affordable Housing. Of 


note: 


 There was a 25 per cent increase in homelessness in Yarra Ranges between 2011 and 2016 with a total of 622 


persons estimated to be homeless, including persons in marginal housing. The highest number of homelessness 


persons was in Mooroolbark (78 persons), followed by the Healesville – Yarra Glen Area (70 persons).8 


 An estimated 2,432 very low and low income households (earning in the bottom 40 per cent of incomes) living 


in Yarra Ranges in 2016 were in rental stress - paying more than 30 per cent of their income on rent.9  


 A further 2,506 very low and low income households living in Yarra Ranges in 2016 and paying a mortgage were 


estimated to be in housing stress.10  


 There has been a notable decline in affordability of the private rental market with only 87 private dwellings 


made available to rent in the municipality in 2018 assessed as being affordable for a household on a statutory 


(government) income to rent, representing 4.3 per cent of all new private rental properties available during the 


period. Only seven of these dwellings were one-bedroom properties.11  


 There is an overall lack of one and two-bedroom dwellings in the municipality (2.7 per cent and 11.3 per cent 


respectively), compared to 20 per cent single person households and 26.2 per cent couple households without 


children.12  


Part B also sets out an assessment of Affordable Housing supply and demand including an estimate as to the gap in 


Affordable Housing dwellings in Yarra Ranges. This assessment, presented in Table 2 highlights: 


 An estimated 2,460 low income households living in Yarra Ranges in 2016 that required Affordable Housing 


(2016 demand). If this demand was met, 4.15 per cent of all dwellings in Yarra Ranges would be Affordable 


(Social) Housing. 


 A gap or shortfall of 1,839 Affordable Housing dwellings after considering existing supply (621 Social Housing 


dwellings as at 2019). 


 An estimated 2,237 dwellings required to meet the needs of lower income households requiring Affordable 


(Social) Housing in Yarra Ranges by 2036. 


 To provide the 2,237 dwellings required an average of 22.72 per cent of all dwellings forecast to be delivered 


per annum need to be delivered as Affordable (Social) Housing between 2019 and 2036 (representing 132 


dwellings per annum). 


 


                                                                 
7 Yarra Ranges Council (2019) Council rates data, June 2019 
8 ABS (2018) 2049 - Census of Population and Housing: Estimating Homelessness, State and territory by place of enumeration, Statistical Area Level 2, 3 
and 4  
9 ID Community (2019), Social Atlas 
10 ID Community (2019) Social Atlas 
11 Department of Health and Human Services (2018) Rental Report – affordability over time, September 2018 Report, time series, author’s analysis 
12 ID Community (2019) Community Profile 
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2016 2036 


Affordable Housing Demand 


Estimated number of low income households 18,196 21,136 


Very low income households in estimated to require Affordable Housing, comprising 


of: 


- 622 persons estimated to be homeless in 2016, remaining constant as a 


percentage of all households to 2036 


- 50% of low income renters in housing stress (totalling 1,217 households) in 


2016 and 13.28 per cent of all low income households over time 


1,839 2,237 


Low income households living in Affordable Housing (Social Housing)  621 621 


Estimated Affordable Housing Demand   


(total of all households estimated to require Affordable Housing plus households living 


in Social Housing) 


2,460 2,858* 


Demand as a percentage of all dwellings  4.15% 4.03% 


Affordable Housing Supply 


Affordable Housing Supply (Number Social Housing units) 621 621 


Supply as a percentage of all dwellings 1.05% 0.88% 


Affordable Housing Gap 


Unmet demand (demand less supply) (Affordable Housing Gap) 1,839 2,237 


Gap as a percentage of all dwellings 3.10% 3.16% 


Affordable Housing Supply required to meet the estimated Gap (dwellings per annum 


between 2016 and 2036) 


132 dwellings per annum 


Percentage of all forecast new dwellings required as Affordable Housing to address 


demand  


22.72% of forecast dwelling supply  


Table 2: Summary of estimated Affordable Housing supply and demand 


* Forecast demand and supply assumes the percentage of low income households and percentage in housing stress remains the same over time and there is no increase or 


decline in 2019 rates of Social Housing  


1.7 Opportunity - Voluntary Planning Negotiations   


To meet the gap and ensure the estimated needs of the future low income population is addressed will require 


significant action and investment particularly by Federal and State Governments. 


Other actions such as facilitating and negotiating with developers through the planning process, outlined below, is one 


tool Council can draw on to support new Affordable Housing supply. 


Engaging in negotiations with developers to determine a potential Affordable Housing inclusion as part of a planning 


approval process is supported by State Government policy. To undertake negotiations councils are first required to 


establish a clear strategic policy base and evidence of Affordable Housing need. These requirements are expected to be 


met by the publishing of the Background Report.  


Council is also required by the State Government to consider how the planning system will enhance the development 


value and therefore support the delivery of an Affordable Housing inclusion. Options are explored in Part C and include 


facilitating rezonings, considering additional density where appropriate or other dispensations reflecting the housing and 


amenity requirements of the target group for Affordable Housing such as reduced car parking. Council can also pursue 
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non-planning scheme related matters, for example, faster assessment time frames to reduce holding costs to 


developers. 


An assessment against a range of matters is required by the State when determining the appropriateness of a proposed 


Affordable Housing outcome, summarised in Table 3 and discussed in Part C. This assessment sets out the proposed 


priority locations, built form, and other key Affordable Housing criteria that are recommended Council seeks to achieve 


through voluntary negotiations.  


This framework is proposed to form the basis of the ‘Affordable Housing Development Negotiation Framework’ that will 


be developed by Council.  


State Government 
published Matters 


Response and Framework for Action 


Housing Need • There is a clear need for Affordable Housing in Yarra Ranges with an estimated 2016 Affordable Housing 
Supply gap of 1,839 dwellings. This is the estimated gap of dwellings that is required to respond to the 
housing needs of very low and low income households and is therefore expected to need to be delivered 
as Social Housing. 


• Council actions to facilitate these outcomes are in accordance with the objectives of planning in Section 4 
of the Planning and Environment Act 1987 and are required if the level of need is to be addressed. 


• The need is greatest for lower income households, particularly singles and couples for whom one and two-
bedroom rental housing is appropriate. Affordable Housing that is appropriate for older persons, 
particularly single person households is also a key area of need. 


• There is a gap in affordability of home purchase for moderate income singles, couples and families. 


Location • Locations that provide convenient access to services and amenities are preferred locations for Affordable 
Housing delivery as they are more suited to development that can deliver well-located smaller dwellings 
required to respond to the identified need. 


• Other locations may be considered where the development and/or rezoning of a site would result in a 
residential density of 20 or more dwellings or lots.  


• Government owned land in reasonable locations is also a priority for Affordable Housing. 


• Access to support services is particularly important for higher need households who require both 
Affordable Housing and support to maintain their tenancy and participate in the community to their full 
capacity. 


Type • One and two-bedroom dwellings are the priority built-form to meet the unmet and forecast Affordable Housing 
need. 


• A percentage of Affordable Housing dwellings should be accessible for people with a disability or be adaptable in 
the future to respond to population ageing and current need. 


• Affordable Housing should be built to a quality that is reflective of market standards, with consideration to long-
term affordability features balanced against upfront capital costs. 


• Adaptable design should also be considered to allow for changing household needs. 


Tenure • Both affordable rental and ownership tenures are required to respond to the evidence of need, with emphasis 
on Social Housing and Affordable Rental Housing for lower income households. 


• Affordable rental tenures could include housing owned or managed by a Registered Housing Agency (Social 
Housing) or potentially privately-owned dwelling managed under an appropriately regulated Affordable Housing 
arrangement (subject to the proposal). 


Allocation • A clear and accountable process of ensuring any dwellings/lots delivered as Affordable Housing are allocated to 
households that meet either the Planning and Environment Act 1987 published Affordable Housing income 
bands or Social Housing income eligibility is required. 


• Dwellings/lots proposed to result in the ownership and/or management by a Registered Housing Agency will 
meet this requirement. 


• Dwellings/lots proposed for a home purchase arrangement by an individual Eligible Purchaser must be allocated 
through an appropriately regulated process with an established process of income checking of proposed 
purchasing households. 
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State Government 
published Matters 


Response and Framework for Action 


Affordability • Dwellings proposed as Affordable Housing must be clearly intended to be affordable for the proposed household 
target group.  An acceptable benchmark is that very low, low or moderate income households should not pay 
more than 30 per cent of their household income on housing costs. 


• Ownership and/or management by a Registered Housing Agency will meet this requirement (i.e. matter), 
reflecting that Housing Agencies are regulated to deliver rental affordability outcomes. 


• Evidence that a sale price or shared equity arrangement will be affordable for intended target groups will be 
required for any proposed purchase model. 


Longevity of 
outcome 


• The evidence indicates a forecast need for Affordable Housing. Affordable Housing that is delivered is expected 
to therefore be intended for long-term use or a an appropriate arrangement put in place to ensure that any 
value provided to facilitate the Affordable Housing outcome as a result of the planning process is appropriately  
secured and reinvested in other local Affordable Housing. 


• Terms of affordability are noted to likely vary depending on the funding / investment source and conditions of 
that funding. Consideration of an appropriate set of legal requirements is required to ensure they do not impact 
on the availability of this funding to a housing agency, for example, limitations on household allocation that 
would further limit revenue. 


• Where the State Government or a Registered Housing Agency is the intended owner and manager it is expected 
the dwelling will be affordable for a considerable period without the need for restrictions on title. 


• Where the dwelling is provided into a Shared Equity arrangement, the future repayment of the equity must be 
applied to new shared equity housing in the Yarra Ranges Local Government Area. 


Integration • Integration of Affordable Housing built form across an area is supported with an objective that Affordable 
Housing is not concentrated in any one single location unless supported by a Registered Housing Agency.  


• Clustering of Affordable Housing dwellings may be appropriate in some circumstances due to proximity to 
transport and/or availability of land or sites or government redevelopment or investment strategy. Advice from a 
Registered Housing Agency should be sought to confirm the number of dwellings that is appropriate in any one 
location/site. 


• Externally, Affordable Housing should be not look different from market housing and be equal in design quality 
and standards. 


• To support households to participate in their community may also requires other support services to be available 
for some residents of Affordable Housing that have more complex needs. 


Table 3: Outline Affordable Housing Framework in response to State Government Affordable Housing 'matters' 


As the State has not mandated an Affordable Housing requirement, the exact percentage, delivery model and program 


outcome to which Council may seek a landowner agreement is also required to be determined as part of the 


development of the proposed ‘Affordable Housing Development Negotiation Framework’. 


The Lilydale Quarry has been identified as a key opportunity to pursue a negotiation and test a Development Negotiation 


Framework as part of the proposed stage 2 rezoning process for the site. 


1.8 Next steps 


In addition to developing an Affordable Housing Development Negotiation Framework there is a range of other 


opportunities and potential actions that Council could take to continue to facilitate an increase in Affordable Housing in 


line with its roles as advocate and leader, land use planner, social planner and community developer.  


For example, the Background Report could support actions including the updating the Yarra Ranges Housing Strategy, 


developing an Affordable Housing Strategy, and/or exploring other partnerships and development opportunities with 


the State Government, Registered Housing Agencies and other not-for-profit organisations. 
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1.9 Background Report Structure 


The Background Report is structured in the following parts: 


Part A - Context: 


 Outlines a framework for translating a definition of Affordable Housing to a planning context. 


 Outlines why Affordable Housing is important to the sustainable growth of the municipality. 


 Establishes the policy context with emphasis on the State Government guidance in relation to voluntary 


planning negotiations. 


 Sets out a framework for considering the potential scope of Council’s work in relation to Affordable Housing 


facilitation and delivery. 


 Outlines different Affordable Housing models and key stakeholders and their requirements to invest in the 


delivery and development of Affordable Housing. 


Part B – Key Issues: 


 Summarises key issues identified through research and local stakeholder engagement. 


 Establishes the evidence of Affordable Housing need in the municipality, including an estimated Affordable 


Housing Supply Gap and the key characteristics of the need. 


Part C – Key Opportunities and Options 


 Highlights what other Councils are doing in this area. 


 Identifies a range of opportunities Council could action in line with its role. 


 Outlines a framework for Council to progress voluntary planning negotiations. 


 







Yarra Ranges Affordable Housing Background Report | 13 


 


Part A: Context 
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1. Study Area  


Yarra Ranges Council is a peri-urban municipality stretching between 30 and 110 kilometres north east of Melbourne 


CBD. Approximately 70 per cent of Yarra Ranges’ population live in urban areas which account for approximately three 


per cent of the municipality’s total land area. The municipality comprises of over 55 suburbs, townships and small 


communities, making it among the most geographically diverse of any Victorian municipality. The area is serviced by the 


Burwood, Warburton and Maroondah Highways and by the Belgrave and Lilydale rail lines. 


The municipality has two Major Activity Centres; Lilydale and Chirnside Park with Neighbourhood Activity Centres in 


Healesville, Kilsyth, Mooroolbark, Mt Evelyn, Yarra Glen and Yarra Junction.  


The following eight Consolidation Areas are identified by Council as having the capacity for higher density residential 


development; Chirnside Park, Lilydale, Healesville, Kilsyth, Mooroolbark, Mt Evelyn, Yarra Glen, and Yarra Junction. In 


the period 2011 to 2016, 24 per cent of residential development in the municipality is occurring within the consolidation 


areas.13 


 


 


Figure 1: Yarra Ranges Local Government Area14 


 


 


  


  


                                                                 
13 ID Consulting (2018) Yarra Ranges Shire, Analysis of Housing Demand and Supply, September 2018 
14 ID Consulting (2018) Yarra Ranges Shire, Analysis of Housing Demand and Supply, September 2018 
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Figure 2: Matters to be considered when assessing potential appropriateness of a proposed built form for Affordable Housing 


2. Affordable Housing Framework  


2.1 Definition Translation 


On 1 June 2018 the Planning and Environment Act 1987 was amended to include a new objective of planning at section 


4 of the Act “to facilitate the provision of affordable housing in Victoria” and the incorporation of the following 


definition: 


‘Affordable Housing is housing, including social housing, that is appropriate for the housing needs of any of the 


following - very low income households; low income households; and moderate income households.’  


The State Government has published household income bands to define very low, low and moderate income 


households (Table 4) and a list of ‘matters that are required to be given regard to’ when determining the 


appropriateness of the intended built form these households (Figure 2).15  


Household type Very low Low Moderate 


Single adult Up to $25,970 $25,971 - $41,550 $41,551 - $62,310 


Couple, no dependent children Up to $38,950 $37,821 - $62,320 $63,321 - $93,470 


Family (1- 2 adults with dependent children) Up to $54,520 $54,250 - $87,250 $87,251 - $130,870 


Table 4: Affordable Housing Income Bands, Greater Melbourne 2019-2020 


 


 


 


 


 


 


 


 


 


 


The definition, income bands and list of matters provides a framework for Council to consider whether a potential built 


form, whether proposed on private or Council owned land will deliver an Affordable Housing outcome.  


 


 


                                                                 
15 Governor in Council Order (2018) Planning and Environment Act 1987, Section 3AB – Specification of Income Ranges, June 2019, and Ministerial Notice 
under the Planning and Environment Act 1987 Specified Matters Under Section 3aa (2), 17 May 2018 







Yarra Ranges Affordable Housing Background Report | 16 


Figure 3: Housing spectrum illustrating Affordable Housing programs (Source: Affordable Development Outcomes (2019), adapted from Whitzman, Newton & Sheko, 2015),  


2.2 Basis for Action 


Access to an adequate standard of living, of which housing is a foundation, is foremost a human rights issue as without 


appropriate shelter, a person’s ability to live and participate in their society to their full potential is significantly 


decreased.  


People can find themselves in need of Affordable Housing at any life stages due to various circumstances, including 


limitation on their income generating capacity, physical and mental health concerns, family and relationship breakdown, 


family violence, loss of employment and substance dependency.   


It is estimated that approximately 64 per cent of households in Greater Melbourne fall within the State Government 


published Affordable Housing income bands for Affordable Housing set out in Table 4. 


Access to appropriate and Affordable Housing that is well located is critical to economic productivity and the efficient 


functioning of a city and place. Without sufficient and appropriate Affordable Housing supply, it is difficult for employers 


to attract and retain employees and people face significant time and cost pressures to access their place of employment. 


This has wider implications on family functioning, social cohesion and has environmental impacts due to an increase in 


car usage.  


The provision of an adequate supply of Affordable Housing also has significant social benefits for individuals, families, the 


wider community and the economy, with links to households’ health and wellbeing, capacity to participate in education 


and the workforce, level of reliance on social supports and high cost welfare services, participation in society and rates of 


family violence. 


2.3 Affordable Housing Programs  


Affordable Housing under this definition included a spectrum of housing programs, including supported, crisis and 


transitional housing, Social Housing (Public and Community Housing), disability housing, discounted rental housing, 


shared equity home ownership and potentially affordable home ownership (Figure 3).   


An overview of key models and their characteristics is set out in Table 5. 


The main form of Affordable Housing provided for in Yarra Ranges is Public and Community Housing (Social Housing).  


Yarra Ranges does not have a crisis centre within the municipality.  


There are ten registered rooming houses in Yarra Ranges, which provide a form of transitional housing. The quality and 


affordability of rooming house accommodation can vary considerably and there is likely to be unregistered rooming 


houses operating in the private rental market.  
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Housing Program Key Characteristics 


Crisis 
Accommodation, 
Transitional 
Housing, Rooming 
House 
Accommodation  


 Crisis accommodation refers to housing that is provided on a temporary basis to people in urgent need 
of housing. It may be provided in a specific nominated crisis accommodation building, or provided 
through support for people to access hostel, hotel, or caravan park accommodation. 


• Transitional housing is intended as a step between crisis accommodation and longer-term Affordable 
Housing.  It is typically furnished, and households are placed on a short-term lease. 


• A Rooming House is a building where one or more rooms are available to rent, and four or more people 
in total can occupy those rooms. A building tenanted in this manner should be registered as a Rooming 
House with the State Government and is required to meet minimum standards for privacy, security 
safety and amenity. 


Social Rental 
Housing 
 


 Social Housing is housing owned or managed by the State Government (Public Housing) or a Registered 
Housing Agency. This housing is rented to very low or low income households, with income eligibility set 
by the Director of Housing. 


 Dwellings are rented to households that meet the income eligibility requirements and are registered on 
the Victorian Housing Register which categorises applicants into ‘priority access’ and ‘register of interest’ 
households.   


 Rents are set at a maximum of 30 per cent of household income plus Commonwealth Rent Assistance. 


 Provide a significant level of assurance as to the long-term provision of the housing, with housing 
generally ‘for life’.  


 Outcomes that may be achieved under a planning negotiation are expected to be owned and/or 
managed by a Registered Housing Agency. 


Affordable Rental 
Housing 


 Affordable Rental Housing is housing that is provided typically at a discount to market rent to 
households that meet Social Housing or Planning and Environment Act 1987 Affordable Housing income 
eligibility requirements. Generally, a minimum 25 per cent discount is provided to ensure a Housing 
Agency maintains its charitable tax status. 


 An affordability test still applies with rent expected to be set at either a discount to market or no more 
than 30 per cent of a household’s gross income.  


• Dwellings may be provided on a long-term basis if owned by a Registered Housing Agency or could be 
for a set period of time, such as dwellings rented under the National Rental Affordability Scheme. 


• Registered Housing Agencies are the primary manager of Affordable Rental Housing.  There have been 
some limited examples where dwellings are managed by a real estate agent under the regulatory 
oversight of the Commonwealth Government.  


Shared Equity 
 


 Shared Equity Home Ownership entails a household that has limited capacity to borrow funds to be able 
to purchase a dwelling through an affordable housing purchase arrangement. On future sale the 
proportional equity provided is repaid based on the property’s (future) market value and reinvested in 
future shared equity arrangements. 


 Typically, the household borrows between 70 and 80 per cent of the value of a property with the 
remaining percentage or ‘social equity’ provided by government grant, land contribution or developer 
contribution and captured within an appropriate legal arrangement with the purchaser. 


 In a planning negotiation the landowner would meet the land and development costs with the 
landowner receiving the agreed proportion of total sale revenue at settlement. 


 Shared equity requires an appropriate arrangement being put in place for the social equity to be held, 
managed and controlled and reinvested on any future sale or refinancing by the original owner. This 
ensures there is not a loss of the original developer contribution.  


Affordable home 
purchase 
 


 New model for Victoria that is operational in South Australia. One option to support a greater number of 
Affordable Housing being achieved on a site without a cost impact for the developer.  


 Involves sale of dwellings at the established market price to low or moderate income households if the 
price is determined to be affordable without a subsidy. 


 Requires an allocation and income testing process of potential purchasers to ensure dwellings are 
affordable and allocated to households that meet the Planning and Environment Act 1987 Affordable 
Housing income bands. 


 Does not require the dwelling to be managed as Affordable Housing in the long term as there is no 
subsidy or discount required to be secured (the dwelling being relatively affordable in the market). 


Table 5: Affordable Housing Program Responses  
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Figure 4: Policy Context 


 


3. Policy Framework 


This section sets out the overarching global, Federal and State Government policy context in relation to Affordable 


Housing, with emphasis on financing and planning initiatives, and highlights the range of Council policies that identify 


Affordable Housing as a key need. Affordable Housing can be considered within a broader policy framework 


summarised in Figure 4. 
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3.1 Global Context  


At an international level, housing rights are recognised as global human rights. The right to housing is more than 


simply a right to shelter and is concerned with the right of a person have somewhere to live that is adequate. 


Whether housing is adequate depends on a range of factors including security of tenure, affordability, accessibility, 


location and cultural adequacy.  


In 2015 the Member States of the United Nations agreed on the 17 Sustainable Development Goals (SDGs) that are 


intended to guide global action on sustainable development until 2030. Primary Goal 11: ‘Make cities and human 


settlements inclusive, safe, resilient and sustainable’ is particularly relevant to the work of local government.16  


3.2 Federal Government Policy Context  


Macro housing policy settings are influenced through the policy settings of the Australian Government, including 


fiscal policy, and social policy settings. This includes taxation, funding for Social Housing and homelessness services, 


welfare payments, and assistance for first home buyers. Key policies include negative gearing and capital gains 


discounts for investors. Monetary policy (interest rates) is determined by the Reserve Bank of Australia (RBA) and 


this influences the behaviour of borrower and lenders, economic activity and the rate of inflation.   


Affordable Housing and Homelessness Policy 


The Australian Government sets high level and State-specific policy objectives in agreement with the State and 


Territories through the National Housing and Homelessness Agreement (NHHA). Between July 2018 and June 2023, 


Victoria will receive an estimated $2.03 billion towards housing provision, with funding is linked to specified 


outcomes in priority areas. Homelessness funds are focused on people affected by domestic violence and vulnerable 


young people who are homeless or at risk of homelessness. 


National Housing Finance and Investment Corporation  


The National Housing Finance and Investment Corporation (NHFIC) was established by the Commonwealth in June 


2018 and is dedicated to improving housing affordability. The NHFIC is responsible for managing a $1 billion National 


Housing Infrastructure Facility (NHIF) and will seek to partner with local governments to unlock new housing supply. 


NFFIC will also establish an Affordable Housing Bond Aggregator to drive efficiencies and cost savings in the provision 


of Affordable Housing by registered housing providers.  


The Federal Government has also committed $1 billion over five years to the Infrastructure Facility which will provide 


finance in the form of loans, equity investments and grants to local, state and territory governments, government 


corporations and registered community housing providers to support housing-related infrastructure projects. This 


could include new or upgraded infrastructure for services such as water, sewerage, electricity or transportation, or 


site remediation, including the removal of hazardous waste or contamination. This funding may be relevant for large 


scale rezonings in the municipality and could enhance the viability of delivering Affordable Housing.  


3.3 State Government Policy Context  


State Government financial levers that impact on housing affordability include stamp duties, land taxes and 


infrastructure funding. The State also provides financial assistance to first home buyers and has recently 


implemented policy changes and taxation arrangements to disincentivise investors, particularly if properties are left 


vacant.   


The Housing Act 1983 and the Planning and Environment Act 1987 are the key legislative frameworks that relate to 


Affordable Housing delivery in Victoria. The focus of the Housing Act 1983 is on Social Housing for very low income 


households, particularly housing owned and managed as Public Housing by the State Government.  


                                                                 
16 United Nations (2015) Sustainable Development Goals https://www.un.org/sustainabledevelopment/sustainable-development-goals/ 



https://www.un.org/sustainabledevelopment/sustainable-development-goals/
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The ‘facilitation’ of the provision of Affordable Housing became a Section 4 objective of the Planning and 


Environment Act 1987 on 1 June 2018. This objective is supported the Planning Policy Framework (PPF), which 


includes objectives and strategies to increase housing choice in terms of type, tenure and cost and encourage a 


significant proportion of new development to be affordable for households on very low to moderate incomes.  


Housing Strategy – Homes for Victorians 


Homes for Victorians and Plan Melbourne set out the State Government’s commitments in relation to Affordable 


Housing facilitation, investment and delivery. These strategies reflect that there are several tools the Government 


can use to facilitate increased Affordable Housing outcomes, including the application of government land, funding, 


financing and land-use planning instruments. 


The State Government’s 2017 Housing Strategy Homes for Victorians: Affordability, Access and Choice is a significant 


policy and investment intervention with several key strategies that are now being implemented, including provision 


of funding and low-cost financing for Registered Housing Agencies, redevelopment of public housing assets and sale 


of underutilised State Government owned land with an Affordable Housing requirement. Other initiatives include 


support for a pilot shared equity program and planning mechanisms outlined above. 


State Land-use Planning Policy  


The Planning and Environment Act 1987 establishes the overarching legislative framework under which planning 


policy is set and delivered in Victoria. Councils and decision makers must have regard to the Objectives set out in 


section 4 of the Act and the matters set out in the Victorian Planning Provisions (VPP) and Planning Policy Framework 


(PPF) when developing the Local Planning Scheme and Structure Plans and when determining planning matters.   


Clause 16 – Housing of the VPP notes that “Planning for housing should include the provision of land for affordable 


housing.” Clause 6.01-1S – Integrated Housing notes that “to promote a housing market that meets community 


needs” strategies are required to: 


 “Ensure that an appropriate quantity, quality and type of housing is provided, including aged care facilities 


and other housing suitable for older people, supported accommodation for people with disability, rooming 


houses, student accommodation and social housing. 


 Facilitate the delivery of high quality Social Housing.” 


Clause 16-014S – Housing Affordability contains the objective “to deliver more affordable housing closer to jobs, 


transport and services” includes recognition of the need for strategies that “Encourage a significant proportion of 


new development to be affordable for households on very low to moderate incomes.” 


Plan Melbourne establishes a 35-year planning blueprint that aims to ensure Melbourne growth is more sustainable, 


productive and liveable. A five-year implementation plan sets out key actions to increase the supply of Social and 


Affordable Housing and provide greater choice and diversity of housing.  


From 1 June 2018 there is a stronger legislative basis and obligation on Local Councils to give regard to Affordable 


Housing when undertaken planning with the introduction of a new objective in the Planning and Environment Act 


1987 “to facilitate the provision of Affordable Housing in Victoria”. The changes to the Act also confirmed that a 


Responsible Authority may enter a Section 173 Agreement with a landowner to secure an Affordable Housing 


agreement. 


Voluntary Planning Negotiations 


In 2018 the State Government released policy guidance to support responsible authorities and landowners to 


undertake voluntary negotiations and reach agreement to an Affordable Housing inclusion as part of the planning 


approval process. The guidance sets out requirements expected to inform a responsible authority’s decision to seek 


an agreement with a landowner which include: 


 Establishing a strategic justification for a proposed Affordable Housing inclusion. 
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 Identifying value to support the Affordable Housing being delivered. 


 Ensuring clear landowner agreement prior to the application of any requirement in the planning controls. 


 Having regards to a Registered Housing Agency’s support for the proposal. 


 Ensuring the outcome does not unduly impact on the commerciality of the development. 


 Ensuring the Affordable Housing outcome meets the definition and list of matters set out by Government 


to ensure appropriateness of the intended built form for Affordable Housing.17 


The guidance highlights that regard must be given to the commercial viability of delivering a negotiated Affordable 


Housing outcome and emphasises that contributions should not unduly impact on development progression, market 


supply or affordability. 


This new policy direction supports Council develop a strategic evidence base and policy position in relation to 


Affordable Housing and then engage with landowners looking to develop in priority areas or on strategic sites, 


particularly those identified for rezoning.  This Background Report sets the evidence base to underpin the proposed 


policy approach. 


Homelessness policy and operations 


The Victorian Homelessness Strategy ‘A Better Place’ was released in 2010 and aims to deliver a more strategic, 


targeted and coordinated approach to homelessness with the goals to halve overall homelessness and offer 


supported accommodation to all rough sleepers who need it by 2020. The Government’s Homelessness and Rough 


Sleeping Action Plan provides a framework to reduce the incidence and impacts of rough sleeping in Victoria.  


Victoria’s Homelessness Service System is organised under the ‘The Opening Doors Framework’ which is designed to 


provide an integrated and coordinated response for consumers by having a limited number of key access points into 


the homelessness system. The purpose of each access point is to provide a single point to assess a household’s needs 


and prioritise and connect people to the services and resources they need. Anchor is the access point in the Yarra 


Ranges area. 


3.4 Local Government Policy Context  


Local Governments in Australia generally have a very limited role in the direct provision of housing and homelessness 


support due to the parameters set by the State Government, restrictions on generating revenue and raising finance, 


and the planning framework set by the State within the Planning and Environment Act 1987 and Planning Policy 


Framework set out in the Victoria Planning Provisions and Planning Schemes. 


Local Government is however influential in facilitating the private sector to increase housing supply and support 


housing affordability through its administration of the land-use planning system. This includes setting housing supply 


and diversity aspirations to respond to local population and needs and forecast demand.  


Local Policy and Strategies  


Yarra Ranges Council has several policies and strategies relating to the need for and delivery of Affordable Housing as 


highlighted in Table 6. Of note, Council’s Vision 2020 Community Plan identifies affordable and sustainable housing 


as a key priority, with a vision that:  


“the Shire in 2020 provides a diverse range of affordable housing types which play a valuable role in 


attracting and retaining specific population groups, particularly younger people, and in providing suitable 


housing alternatives for the Shire’s growing older population”. 


                                                                 
17 Department of Environment, Land, Water and Planning (2017) Planning mechanisms for Affordable Housing, 
https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing, last updated 2/11/2018 



https://www.planning.vic.gov.au/policy-and-strategy/affordable-housing
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The Yarra Ranges Health and Wellbeing Strategy 2017 - 2021 also includes a goal to increase “affordable, safe and 


secure housing for all”.   


Council has strategic commitments related to increasing access to social and affordable housing for residents in the 


2018-19 Council Action Plan with actions to:  


 Utilise Council owned land for suitable housing development to improve housing affordability. 


 Advocate for reforms to State planning policy to require inclusion of affordable housing in new large scale 


developments.  


Land use Planning  


Land use planning and administration by Council is undertaken in accordance with the Planning and Environment Act 


1987, the Victorian Planning Provisions (VPP) and Planning Policy Framework (PPF).  


This is an important role with Council having a clear responsibility to plan for and administer the use, protection and 


development of land which has a direct and important influence on the delivery of housing supply and improving 


general housing affordability. Council is required to facilitate development under the Act and has a number of tools 


to support this activity.  


The Planning Policy Framework (PPF) and Municipal Strategic Statement (MSS) provide the strategic basis for zones 


and overlays within the Yarra Ranges Planning Scheme and decision making by the Council in its role as a responsible 


authority. Council is required to ensure the MSS responds to the Planning Policy Framework and Local Planning 


Policy Framework.  


The Yarra Ranges Planning Scheme is also required by Section 46F of the Act to be in accordance with the Upper 


Yarra Valley and Dandenong Ranges Regional Strategy Plan (RSP). The purpose of the RSP is to provide guidance for 


the future investment of resources in the region and to create links between wider State Government planning 


policies and the more specific Council planning controls within the area to ensure that planning activity in the region 


is consistent with the need to protect the character and features of the region. 


Clause 21.04, Objective 2 of the Yarra Ranges Planning Scheme aims “to encourage a diversity of dwelling types to 


meet the needs of the population” by a range of strategies including to: 


 “Encourage the provision of affordable housing components in new developments in identified consolidation 


areas and other locations that provide convenient access to town centres, commercial and community 


facilities. 


 Encourage 1 and 2 bedroom dwellings in all multi-unit developments. 


 Support proposals for co-housing, retirement villages and residential aged care facilities in locations 


practical to the needs of an aging population and away from areas of environmental risk.” 


Proposed Amendment C148 to the Yarra Ranges Planning Scheme, adopted by Council in March 2019, introduces a 


new Municipal Strategic Statement that provides clearer strategic direction and decision making guidance on a wide 


range of land use and development issues, including those relevant to Affordable Housing. The proposed Clause 


21.02 (Settlement and Housing) builds on existing policy currently in Clause 21.04 (Land Use), highlighting that a 


more diverse and adaptable housing stock will be required to meet current and future community needs. This 


includes a need to provide greater housing choice including Affordable Housing options and housing that is 


accessible to people with disabilities. It contains strategies to: 


 Encourage the provision of Affordable Housing components in new developments in identified 


consolidation areas and other locations that provide convenient access to town centres, commercial and 


community facilities. 


 Encourage dwellings that are accessible to people of all abilities and adaptable to the changing needs of 


people as they age. 


 Encourage specialised forms of housing that meet the needs of people with disabilities. 
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 Provide diverse housing opportunities when subdividing large lots in consolidation areas. 


The proposed Clause 21.08 applies to Yarra Ranges Activity Centres at Lilydale, Chirnside Park and Mooroolbark. It 


includes objectives in relation to housing diversity, and specifically references the strategic importance of the Cave 


Hill Quarry site in Lilydale for urban renewal. It reinforces objectives and strategies currently in Local Planning Policies 


for Chirnside Park (Clause 22.06), Lilydale (Clause 22.07) and (Clause 22.09) around housing diversity and 


affordability.  


3.5 Council Policies with Links to Affordable Housing  


Council has several existing policies that identify or relate to the issue of Affordable Housing, summarised in Table 6. 


Strategy Key points of relevance 


Vision 2020 Community 
Plan and ‘By Design’ 
framework  


• Sets the vision for the community and Council action with affordable and sustainable housing one 
of ten priorities. 


• Priority seeks to increase the provision of higher density housing near services as well as planning 
and policies that encourage sustainable housing. It also highlights the need for a greater range of 
housing options to be made available to support different priority household groups. 


• A number of other priorities recognise the importance of housing choice and supply. 


• ‘Vision 2020: By Design’ provides a built environment framework for the implementation of the 
community plan and emphasises the importance of local identity, environmental protection, 
design quality and sustainable urban form and building design. 


Yarra Ranges Council Plan 
2017- 2021 


• Sets a plan for Council to deliver on the community vision. 


• Recognises there are lower socio-economic areas and households in greater need of Council 
support and enhanced service delivery. 


• Strategic objectives include Connected and Healthy Communities and Quality Infrastructure and 
Liveable Places. 


• Advocacy for Affordable Housing is reflected as a service Council provides to support a liveable 
place. 


Yarra Ranges Housing 
Strategy 2009 


• Strategy under review.   


• Recognises limited housing diversity, accessibility and affordability as key issues. 


• Key themes for action:  


• Sustainability: encourage sustainable housing design to provide a healthy environment for 
residents which is adaptable to the changing needs of residents. 


• Diversity: encourage the provision of a greater range of housing types (such as apartments 
and townhouses) to suit differing household types, age ranges and physical abilities. 


• Affordability: encourage the delivery of accessible and well-located affordable housing for 
households unable to access the private housing market. 


Health and Wellbeing in 
the Yarra Ranges 


2017-2021: Yarra Ranges 
Municipal Health and 
Wellbeing Plan  


• Recognises the importance of social connectivity for the building of strong, healthy communities. 


• Places emphasis on the need for equitable infrastructure investment for peri-urban areas. 


• Acknowledges that social isolation and poverty issues are inextricably linked to transport 
disadvantages. 


• Importance of access to education, employment and public services. 


Yarra Ranges Activity 
Centres Network Strategy 
2012 


• Acknowledges the importance of activity centres for the provision of services, amenities and 
employment opportunities for residents of Yarra Ranges. 


• Seeks to rectify a lack of strategic planning for activity centres. 


• Identifies opportunities for developing and expanding activity centres over the next 20 years. 


• Seeks to improve the functionality and performance of existing activity centres. 


Yarra Ranges Equity, Access 
and Inclusion Strategy 
2013-2023 


• Recognises that the inclusion of people with disabilities in every aspect of public life is a basic 
human right which also brings numerous economic, social and cultural benefits to the wider 
community. 


• Articulates Council’s commitment to encouraging participation of people with disabilities in all 
aspects of public life. 
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Yarra Ranges Economic 
Development Strategy 
2012-2022 


 


• Reflects that economic development is a primary driver of community well-being and is a vital 
business strategy which is essential for economic prosperity and growth. 


• Aims to support partnerships, simplify the local Planning Scheme and permit process and 
enhance the Shire’s civic space. 


• Focus on an ‘area based’ strategy for the area with a range of new systems and processes 
committed to deliver integrated planning and related outcomes. 


Table 6: Key Council policies 


3.6 Council Roles and Current Actions 


Table 7 provides an overview of the roles of Council and highlights areas the Yarra Ranges Council is already active. 


Role Description  Potential scope of actions 
(Affordable Housing) 


Current Yarra Ranges Council 
Actions 


Leader, 


Advocate and 


Partner 


Take responsibility; present 
position based on evidence; 
lobby key stakeholders for 
action; be accountable; show 
the way and consult widely; 
represent the whole 
community. 


• Ensuring Affordable Housing is central 
to Council policy and planning 
deliberations. 


• Represent and advocate on behalf of 
the community for Federal and State 
action and funding. 


• Demonstrate potential solutions 
through leading by example, e.g. 
development of Council land. 


• Lead community in conversation 
about importance of Affordable 
Housing. 


• Broker partnerships with housing 
agencies and between housing 
agencies and property developers. 


• Collaborate with other Councils in the 
region facing similar issues. 


• Member of the Eastern Affordable 
Housing Alliance which advocates 
for State Government action. 


• Demonstrating leadership through 
investigations of Council owned 
land for Affordable Housing. 


• Looking to partner with a 
Registered Housing Agency in 
relation to the development of 
Council owned land in Lilydale. 


Land use 


Planner   


Planning for the efficient, 
orderly and appropriate use 
of land now and in the 
future, with consideration to 
balancing social, economic 
and environmental needs. 


• Undertake a strategic planning role 
such as undertaking planning studies 
and preparing planning scheme 
amendments, etc that embed tools 
into the planning scheme to then 
facilitate housing supply, affordability 
and diversity outcomes.  


• Facilitate the supply of Affordable 
Housing through the planning process 
through supporting community 
housing development proposals and 
engaging with the private market. 


• Plan for the delivery of supporting 
infrastructure, housing diversity and 
Affordable Housing to meet the range 
of community needs, and long-term 
sustainability and affordability. 


• Housing Strategy objectives to 
increase the supply of one and two-
bedroom dwellings and improve 
housing diversity and affordability 
outcomes. 


• Identification of a proposal to 
develop a Development Negotiation 
Framework to support negotiation 
with private landowners a part of 
major rezonings and permit 
applications. 


Social Planner Planning the development of 
social services and facilities 
based on evidence-based 
practise. 


• Plan for social infrastructure to 
support all residents.  


• Support vulnerable and lower income 
households with support services that 
increase social and economic capacity. 


• Community development work to 
support vulnerable households to 
connect to services. 
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Community 


Developer 


  


  


Developing broad and deep 
collaboration across all levels 
of government, community 
service providers, developers 
and residents. 


• Capacity building activities by Local 
Government can come in many forms 
including: 


• Building of Council’s own 
knowledge, resources and 
capacity to find and deliver 
solutions; 


• Support for other organisations to 
build their capacity to develop 
and deliver responses that in turn 
support capacity building for 
individuals in the community; 


• Support for individuals or 
community groups to improve 
their own individual and localised 
capacity. 


• Seek to address or influence 
associated policy areas such as 
education and employment 
policies. 


• Council staff are undertaking 
training programs to enhance their 
knowledge of Affordable Housing 
delivery and negotiation. 


• Member of Eastern Affordable 
Housing Alliance – supporting 
capacity building and knowledge 
sharing across local governments. 


Table 7: Council roles and potential scope of actions 


 


Example of Council Action as Leader and Community Developer 


In 2018 Yarra Ranges Council identified a piece of land on Anderson Street, Lilydale, that was surplus to its 
requirements and that may be suitable for Affordable Housing development. The site has the potential to 
accommodate up to 20 dwellings. 


A public engagement and submission process was held in November 2017 with Council subsequently deciding to 
undertake further investigations taking into consideration community feedback.  


In 2018 the Council secured a State Government grant to undertake a Feasibility Study into the viability and 
delivery options which has supported the engagement of consultants to undertake preliminary site analysis 
including design options and costings.   


In 2019 Council selected Registered Housing Agency Housing First and partner disability agency Melba Support 
Services, to work with Council and it consultants to support the investigation of delivery options for the site.  


The feasibility study is expected to be finished in August/September 2019 and will then be considered by 
Council. 
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4. Key Stakeholders 


The delivery of Affordable Housing requires participation and investment from a range of stakeholders, including the 


Federal and State Governments. Each stakeholder has an important role and requirements to operate effectively if 


they are to invest, summarised in Table 8. 


 Federal, State and 


Local Government 


Developers Asset Owners Financiers and 


Institutional 


Investors  


NFP Housing 


developers 


Key 
Stakeholder 
and Role 


• Leadership, long 
term vision 


• Legal conditions 
and framework 


• Funding and 
financing 


• Appropriate 
regulation  
Safety net 
(support for those 
in need) 


• Efficient 
regulation and 
land use planning 


• Market delivery 
• Housing supply, 


diversity, 
affordability and 
sustainability 


• Affordable 
housing product 


• Market risk / 
return 


• Investment 
• Innovation 


• Invest and divest 
in land assets 


• Facilitate land use 
response to 
market 
requirements 


• Market return / 
risk 


• Investment and 
finance 


• Market risk / 
return 


• Innovation 


• Social investor 
and landlord 


• Affordable 
housing supply 
and management 


• Tenant Support 
• Investor 
• Quality standards 
• Measured risk / 


return 


Requirements 
to operate 


• Community 
support 


• Industry 
participation 


• Partnerships 
• Effective 


administration 


• Resourced market 
• Certainty and 


stability of market 
and government 
conditions 


• Supporting 
planning process 


• Labour force, 
materials 


• Access to finance 
• Capacity to 


innovate 


• Resourced market 
• Planning certainty 
• Incentives to 


divest 


• Certainty and 
stability of market  
government 
conditions 


• Access to funds 
• Liquidity 
• Nature of security 


• Partnerships 
• Access to long-


term stable 
funding 


• Low cost financing 
• Opportunities to 


extract value 


Table 8: Key Stakeholders, roles and requirements18  


Federal and State Government 


The Federal and State Governments have critical roles in policy and investment in Affordable Housing. Without 


significant investment by these levels of government the level of Affordable Housing need will not be addressed. 


Current policy initiatives are set out within the Background Report.  


Of note, the Federal Government controls primary taxation levers and the State Government establishes the 


planning framework within which a Council must operate. The State also owns public housing assets, of which there 


are over 540 dwellings in the municipality.  


Private Investors 


Financiers or investors in property development are critical stakeholders that must be given regard to when 


considering the potential inclusion and delivery of Affordable Housing. These investors provide debt finance to a 


project on the basis of an acceptable financial return relative to the risk. A developer must satisfy its investor’s terms 


to secure financing for a project.   


                                                                 
18 Adapted from, Affordable Housing Industry Advisory Group & Affordable Development Outcomes (2017) Facilitating the provision of Affordable 
Housing through land use planning, Discussion Paper 
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Landowners and developers 


Landowners and developers are critical stakeholders in the provision of housing. Landowners require sufficient 


return for their land in order to sell it for development. Developers in turn take considerable risk when developing, 


typically committing their own equity to a project and then relying on external finance which comes at a 


considerable cost. There are several requirements and hurdles a developer must achieve in order to progress a 


project to delivery with significant market risk. 


Registered Housing Agencies  


A Registered Housing Agency refers to an organisation that is a not-for-profit organisation that is registered by the 


Victorian Government under the Housing Act 1983 as a provider or operator of Affordable Housing and that has a 


dedicated charitable purpose to deliver and manage Affordable Housing.  Agencies are registered as either a: 


 Housing Association – the highest level of registration, Associations have greater capacity and experience in 


developing and owning housing assets and managing larger portfolios and debt. 


 Housing Provider – generally smaller organisations that primarily manage housing on behalf of the State 


Government, with potential for some assets under direct ownership.  


Registration means that the organisation’s work in providing Affordable Housing must comply with a range of 


standards and reporting obligations that are monitored by an independent Housing Registrar. Agencies are also 


regulated as charities by the Australian Charities and Not-for-profit Commission and the Australian Taxation Office. 


These processes provide a high level of oversight over the operations of the Agency and provides for a step-in 


mechanism if there is a significant breach in standards or obligations. 


Registered Housing Agencies are identified as growth vehicles for Affordable Housing by the State Government and 


are therefore eligible for grants or financial support when it is available. 


Agencies may have different priorities as to the locations and households they support.  Agencies have strong links to 


wrap-around services and will generally link households to other agencies when other supports are required.  


Ways in which a Registered Housing Agency can support an increase in Affordable Housing, include: 


 Developing their own land assets, often former public housing dwellings to improve dwelling supply and 


quality. 


 Securing government grants to enable land development and/or purchasing of completed dwellings from 


the private sector typically at a discount. 


 Raising debt finance from banks to support capital costs of development of purchase. 


 Utilising limited surplus rental revenue as equity to support development or purchases. 


 Supporting arrangements between responsible authorities and landowners under a planning negotiation 


either by accepting gifting of dwellings or land for development or agreeing to purchase dwellings at an 


appropriate discount rate. 


A Registered Housing Agency’s capacity to invest is limited by the proposed below-market revenue and need to meet 


all operating costs from rents. They are also responsible for ensuring the long-term maintenance of dwellings. Some 


Housing Agencies have the capacity to develop sites which can support some cost savings. This requires the agency 


to have funds and capacity to finance and deliver the project which typically requires government grants or other 


philanthropic funding in addition to the land provision. 


Any model agreed through a planning negotiation that depends on a Housing Agency to purchase, own or manage 


dwellings must be tested with one or more Agencies prior to the finalisation of the agreement to ensure it is realistic. 


Other not-for-profit groups such as churches also manage small numbers of Affordable Housing in the municipality, 


including management of Council owned assets such as Council-owned Jim Fuller House. These agencies are not 
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regulated to the same standard as an Association or Provider and do not generally receive larger State Government 


grants to develop or purchase new dwellings. They do however provide an important specialised and local response 


particularly for very vulnerable household groups. 


Yarra Ranges Housing Action Group 


The Yarra Ranges Housing Action Group is a key stakeholder group within the municipality that is supported by 


Council. The Group’s mission is to raise the profile of homelessness and housing affordability in Yarra Ranges, 


advocate to all levels of government to increase the stock of low cost housing and encourage, promote and support 


local initiatives in low cost housing. 


Membership comprises of a Council representative and not-for-profit service agencies and faith-based groups that 


have an interest in Affordable Housing and related support services. Registered Housing Agencies are currently not 


members. The full membership comprises: 


 Yarra Ranges Council 


 Salvocare Eastern  


 St Vincent de Paul Society 


 Jim Fuller House  


 Holy Fools  


 Anchor Incorporated  


 Stable One  


 Community representative. 


5. Government supported investment opportunities  


The policy context section highlighted ways in which the State and Federal Governments are progressing key 


financial mechanisms to enhance the delivery of Affordable Housing. 


These initiatives could support outcomes agreed between Council and a landowner as part of the planning process. 


For example:  


 The Federal Government’s National Housing Financing and Investment Corporation and its $1 billion 


National Housing Infrastructure Facility (NHIF) is a potential source of funding that could assist delivery of 


infrastructure on large sites such as the Lilydale Quarry and in turn support delivery of Affordable Housing 


(https://nhfic.gov.au/). 


 The State Government’s Social Housing Growth Fund could provide long-term funding to registered housing 


agencies to support them to develop and hold Social and Affordable Housing for rental purposes in Yarra 


Ranges (https://dhhs.vic.gov.au/victorian-social-housing-growth-fund). 


 


 


 


 


 


 


 



https://nhfic.gov.au/

https://dhhs.vic.gov.au/victorian-social-housing-growth-fund
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6. Other Local Government Activity 


A scan of surrounding and similar councils has identified a range of similar activity being undertaken or proposed to 


be undertaken in relation to Affordable Housing facilitation, summarised in Table 9.   


This summary reinforces that current actions being taken by Yarra Ranges Council are in accordance with its role. 


Current work to assess Affordable Housing need, investigate the use of Council land for Affordable Housing and to 


develop a Development Negotiation Policy is particularly reflective of emerging best practice. 


A key action other councils are pursuing is to develop a specific Affordable Housing strategy. This is a proposed action 


that Yarra Ranges Council is recommended to consider focussing on in its next phase of work.  


Council  Current Affordable Housing related activities 


Cardinia  • Council endorsed Affordable Housing Strategy in February 2019. Key actions include: 


• Pursuing voluntary negotiations with an initial 2 per cent target objective for developments over 100 
units with the percentage to increase over time. 


• Undertaking a land audit of Council land. 


• Continuing to work with other Councils on policy advocacy. 


• Considering updates to Municipal Strategic Statement to reflect new Planning and Environment Act 1987 
objective. 


• Provision of Council owned land to a registered housing agency to develop as Affordable Housing. 


• Developing a framework by which to assess the potential of Council owned land. 


Nillumbik  • Undertaking an Affordable Housing Needs assessment and identification of Affordable Housing policy 
options for council to pursue; and 


• Updating its Housing Strategy and looking at how Affordable Housing requirements may be reflected in an 
updated Strategy. 


Whittlesea  • Affordable Housing Strategy 2012 – 2016. An Issues and Opportunities paper is currently under development 
to inform an update to the Strategy. 


• Undertaking a feasibility assessment of two Council owned sites for Affordable Housing development. 


• Undertaking broader scoping of other Government owned land. 


• Undertaking a project in conjunction with Mitchell and Hume Councils to understand Affordable Housing 
needs and wrap-around-service requirements, and to test development scenarios on four sites. Includes 
local government capacity building on Affordable Housing.  


• Developing a voluntary tool kit project to assist officers to understand value creation opportunities and 
negotiation process. 


• Secured Affordable Housing outcomes on large a rezoning (subject to gazettal). The developer is understood 
to be partnering with a housing agency that has sought Social Housing Growth Funds to support delivery. 


• Agreement to lease a Council site for crisis accommodation. 


• Has undertaken a property audit of Council owned assets. 


Knox • Member of Eastern Affordable Housing Alliance. 


• Affordable Housing Strategy 2015 – 2020. 


• ‘Laying a Social Housing Pipeline’ project underway which seeks to establish a framework to identify 
strategic and surplus land sites in Knox, and the best way to deliver Social Housing at these sites; and explore 
the establishment of a fund that collects and invests contributions from developers to help deliver more 
Social Housing. 


Maroondah • Member Eastern Affordable Housing Alliance. 


• Released an Affordable Housing Discussion Paper followed by an Affordable and Social Housing Policy 2018. 


• Greening the Greyfield partnership Project looking at opportunities to deliver sustainable housing within 
existing ‘greyfield’ areas. Includes consideration of affordability and Affordable Housing opportunities, costs 
and benefits. 
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Whitehorse • Member of Eastern Affordable Housing Alliance. 


• Affordable Housing Policy 2010. 


• Developing an Issues and Opportunities paper with intention to update Policy. 


• Pursued a number of voluntary negotiations with mixed success. 


• Project underway to develop a Local Planning Policy on Affordable Housing, including consideration of 
planning incentives and an approach to voluntary negotiations. 


• Consolidating existing Social Housing owned by Council into a new development in Box Hill through a 
partnership with a developer and housing agency.  


Table 9: Examples of Local Government activity 


7. Examples of negotiated outcomes  


The negotiation of Affordable Housing outcomes through the planning process has been attempted by a few 


Councils over the last few years with varying success. There is an increasing number of Councils currently pursuing 


negotiations since the change to the Planning and Environment Act 1987 and the release of the State Government 


policy guidance.   


Whilst a new policy framework, there are some examples of successfully negotiated outcomes other Councils have 


secured that provide some indication of the range of program and delivery model outcomes which could be 


negotiated. Key projects are summarised in Table 10. 


Council Development characteristics Affordable Housing Outcomes 


Glen Eira Large rezoning from Industrial 3 Zone and 
Commercial 1 Zone to Comprehensive 
Development located in East Bentleigh 


Expected yield of 3,000 dwellings. 


Land with the capacity for 5 per cent of residential 
dwellings (150 dwellings) to be built to be transferred 
to a Registered Housing Agency to develop, or 
construction and gifting of 28 dwellings to a 
Registered Housing Agency.  


City of Yarra Large development in Alphington, rezoned 
from Industrial to mixed-use in 2009. 
Development Plan Overlay approved in 2015. 


Expected yield of 2,500 dwellings 


Affordable Housing component was included as part 
of the development plan overlay (post rezoning). 
Negotiation resulted in agreement to the gifting of 10 
units to a Registered Housing Agency for ‘in-
perpetuity’ use as Social Housing, and provision of 
141 dwellings under a 10-year lease to be managed 
as Affordable Rental Housing. 


 


 


Hobsons Bay Large rezoning from Industrial 1 Zone (IN1Z) 
and Industrial 3 Zone (IN3Z) to 
Comprehensive Development Zone located in 
Altona North 


Expected yield of 3,000 dwellings 


Requirement for 5 per cent of dwellings to be sold at 
a 25 per cent discount to a Registered Housing 
Agency. In the case a sale cannot be realised, the 
developer is required to pay the equivalent of 25 per 
cent of market value to a Housing Agency or Council 
to use for Affordable Housing purposes. 


Table 10: Examples of negotiated outcomes 


It is important to note these examples are site and council specific with a number negotiated prior to the recent 


State Government framework being implemented.  They are useful as a guide to the type of outcomes that Council 


could pursue through its Development Negotiation Framework but do not reflect the actual outcomes that might be 


achieved on any specific site in the Yarra Ranges. 
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7.1 Summary  


Part A highlights that there is a strong policy basis for Council to undertake further actions to facilitate Affordable 


Housing supply in the municipality, in particular through negotiations with private landowners. The section highlights 


there is: 


 A supportive legislative basis, with Council now required to consider how it will facilitate the provision of 


Affordable Housing as a specific objective of planning. 


 A clearer framework for understanding what is Affordable Housing and what needs to be considered when 


assessing whether a proposed built form will result in an Affordable Housing outcome for very low, low or 


moderate income households. 


 A strong local policy base for action, with a number of Council documents identifying the importance of 


Affordable Housing to the social and economic success of the municipality. 


 Support by the State Government for Council to develop a policy position and engage in negotiations with 


private landowners to support an Affordable Housing inclusion where an agreement can be reached. 


This policy basis is supported by the evidence of need set out in Part B. 


The case studies also highlight that to date outcomes that have been negotiated are not resulting in significant 


numbers of dwellings being gifted, or cash contributions as a first option. 
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Part B: Affordable Housing 
Needs Assessment   
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1. Key Data and Evidence of Need 


Part B: 


 Summarises a range of key issues in relation to the delivery of Affordable Housing in the municipality; 


 Summarises an Affordable Housing Needs Assessment and assessment as to the indicative Affordable 


Housing Supply Gap; and 


 Highlights characteristics of local Affordable Housing need now and in the future, and key issues identified 


by engagement with key stakeholders. 


1.1 Demographic Snapshot 


The following key statistics for the municipality provide context for the Affordable Housing assessment: 


 Key statistics – Yarra Ranges 


Population Characteristics 


 


• 4.24% growth in population from 2011 to 2016. 


• 47% of households have children, 10.1% of families are sole parent households and 20% of 
households have one person. 


• 10,127 low income households (bottom 40% of all incomes). 


• 46.4% households have a mortgage, 14.1% of households rent. 


• 31,976 households are in receipt of a Commonwealth income support payment. 


• 1,598 households are registered for Social Housing in the Outer Eastern Division Melbourne 
Region, 629 of whom were assessed as being in priority need (Sept 2018). 


Housing Diversity 


 


• Majority (92.9%) separate dwellings. 


• 80.6% of dwellings have three or more bedrooms. 


• 2.7% of dwellings have one bedroom and 11.3% have two bedrooms. 


• 1.1% Social Housing (621 dwellings) (as at June 2019). 


• 22.72% of all forecast new dwelling supply between 2018 and 2036 is estimated to be 
required to be provided as dedicated Affordable Housing to meet household needs 
annually – the majority required to be one and two-bedroom dwellings. 


Housing Affordability 


 


• 71% of all low-income households are in rental stress (2,434 households). 


• 47.5% of all low-income households are in mortgage stress (2,506 households). 


• Median rents have increased by 72.1 per cent between 2006 to 2016. 


• Private rental affordability has declined from 43.5% of all dwellings in 2007 to 4.3% of all 
dwellings in 2018. 


• 2.32 per cent (128 dwellings) of all private lettings available to rent between January 2017 
and December 2018 were affordable for households on a statutory income. 


• 49.83 per cent increase in the median price of units between 2007 and 2017. 


• Estimated Affordable Housing shortfall of 1,839 dwellings across the municipality as at 
2016. 


Homelessness 


 


• 333 persons estimated to be homeless in Yarra Ranges Council in the 2016 Census - an 
increase of almost 25 per cent since 2011.  A further 204 persons were living in marginal 
housing. 


Table 11: Summary of key statistics, Yarra Ranges19 


 


                                                                 
19 Sources set out in Part B and include ABS Census 2016, ID Consulting and Affordable Development Outcomes 
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1.2 Demographic Overview 


An overview of the demographic profile in Yarra Ranges Council provides overarching context for assessing 


Affordable Housing need.  Of note, in 2016: 


 The usual resident population was 149,537 persons, living in 58,972 dwellings with an average household 


size of 2.67 persons.20 


 35.8 per cent of households were couples with dependents; 20 per cent lone (single) persons and 26.2 per 


cent were couples without children.21  


 The median weekly household income (equivalised) was $1,501 per week – comparable to the Greater 


Melbourne median of $1,539 per week.22 


 9,837 households earned less than $494 per week, and a further 12,938 households earned between $495 


and $864 per week (equivalised household income).23 


 79 per cent of households were purchasing or fully owned their home, 12.6 per cent were renting privately, 


and 1.1 per cent were renting in Social Housing.24 


 There was a lower proportion of households living in Social Housing at 1.1 per cent (621 households) 


compared to a Greater Melbourne average of 2.6 per cent.25 


 It was estimated that 334 persons were homeless and a further 204 persons were living in other marginal 


housing.26 


 65 per cent of households in Yarra Ranges Council had two or more motor vehicles, compared to 51 per 


cent in Greater Melbourne and 25.6 per cent of households had at least 3 vehicles compared to 15.9 per 


cent of households in the Greater Melbourne Area.27 


 95.4 per cent of all persons were in employment (56.5 per cent of these households in full-time 


employment).28 


By 2036 it is estimated the total population of Yarra Ranges Council will be 180,344 persons, with the largest increase 


in the percentage in couples without dependents (29.5 per cent). The average household size is also predicted to 


decline to 2.60 persons.29 


1.3 Household Profile 


Yarra Ranges population is dominated by couples with children (35.8 per cent) followed by couples without children 


(26.2 per cent) and lone persons (20 per cent) (Figure 5). In 2016, 21.8 per cent of households were aged 60 years 


and over with this percentage expected to increase based on the current and projected household profile (Figure 6). 


Differences between the age structure of Yarra Ranges Council and Greater Melbourne include: 


 A larger percentage of 'Empty nesters and retirees' (11.8 per cent compared to 9.3 per cent). 


 A larger percentage of 'Older workers & pre-retirees' (14.2 per cent compared to 11.9 per cent). 


 A smaller percentage of 'Young workforce' (12.0 per cent compared to 16.3 per cent).30 


                                                                 
20 ID Consulting (2019) Community Profile 
21 ID Consulting (2019) Community Profile 
22ABS (2018) Quick Stats Yarra Ranges 2016 Census 
http://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2016/quickstat/LGA27450 
23 ID Consulting (2019) Community Profile 
24 ID Consulting (2019) Community Profile 
25 Council rates data as at June 2019 as a proportion of all households (ID Consulting (2019) Community Profile) 
26 ABS (2018) 2049 - Census of Population and Housing: Estimating Homelessness, State and territory by place of enumeration, Statistical Area Level 
2, 3 and 4  
27 ID Consulting (2019) Community Profile 
28 ID Consulting (2019) Community Profile 
29 ID Consulting (2019) Population Forecast 
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Figure 5: Household Type, 2016 


 


Figure 6: Change in Age Structure, 2011 – 2016 


 


 


 


                                                                                                                                                                                                        
30 ID Consulting (2019) Community Profile 
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1.4 Household Profile by Income 


Yarra Ranges has a lower percentage (50.9 per cent) of households (earning over $1,392 per week) than the Greater 


Melbourne average of 53.3 per cent and a slightly lower proportion (21.2 per cent) of low-income households 


(income of less than $494 per week) than the Greater Melbourne average of 23.1 per cent (Table 12). In 2016, 15.4 


per cent of households earnt less than $650 per week gross, compared to 16.7 per cent in Greater Melbourne.31 


While there is a lower total proportion of low income households compared to Greater Melbourne, this varies across 


the municipality with proportions ranging from 9.1 per cent in Belgrave Heights and Surrounds to 27.0 per cent in 


Warburton and Surrounds. The areas with the highest percentages of low income household were: 


 Warburton and Surrounds: 27.0 per cent. 


 Yarra Junction - Millgrove – Wesburn: 25.2 per cent. 


 Healesville and Surrounds: 20.0 per cent. 


 Kilsyth: 19.2 per cent. 


 Launching Place - Woori Yallock - Don Valley: 17.7 per cent.32 


 


Quartile group Equivalised 
Household 


Weekly Income 


Number of 
households 


Yarra Ranges % Greater 
Melbourne % 


Lowest group $0 - $494 9,837 21.2 23.1 


Medium lowest $495 - $864 12,938 27.9 23.6 


Medium highest $865 - $1,392 13,289 28.7 25.4 


Highest group $1,393 or more 10,296 22.2 28.0 


Total Households 
 


46,361 100.0 100.0 


Table 12: Households by income Yarra Ranges, 2016 


Of low income residents living in Yarra Ranges, it is noted: 


 In the June 2018 quarter there were a total of 29,575 recipients of main Commonwealth income support 


payments living in the municipality. The most common payment received was the Aged Pension at 49.1 per 


cent followed by the Disability Support Pension (13.7 per cent) and Carer Allowance (11.3 per cent) (Table 


13).33 


 There were 5,542 recipients of Commonwealth Rent Assistance (CRA) in June 2018. CRA is a top-up subsidy 


for households that receive a government allowance or tax benefit and who rent in the private rental 


market.34 


 The greatest number of low income households that were in rental stress as a percentage of all renter 


households were living in Warburton and Surrounds (46 per cent), followed by Yarra Junction – Millgrove – 


Wesburn (38.6 per cent) and Launching Place – Woori Yallock – Don Valley (34.2 per cent).  By number, the 


largest population of low income households in rental stress were living in Mooroolbark (385 households) 


and Lilydale (343 households) (Table 14).35 


 


                                                                 
31 ID Consulting (2019) Community Profile 
32 ID Consulting (2019) Social Atlas 
33 Department of Social Services (DSS) (2018) DSS Payment Demographic Data, June 2018, Yarra Ranges Shire, author’s analysis   
34 DSS (2018) ibid 
35 ID Consulting (2019) Social Atlas 
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Payment type No. (2018) Percentage 


ABSTUDY (Living allowance) 19 0.1% 


ABSTUDY (Non-living allowance) 25 0.1% 


Age Pension 15,708 49.1% 


Austudy 208 0.7% 


Carer Allowance 3,615 11.3% 


Carer Allowance (Child Health Care Card) 94 0.3% 


Carer Payment 1,072 3.4% 


Disability Support Pension 4,366 13.7% 


Newstart Allowance 3,188 10.0% 


Youth Allowance (other) 293 0.9% 


Youth Allowance (student and apprentice) 987 3.1% 


TOTAL PERSONS 29,575 
 


Table 13: Commonwealth Payment Recipients, June 2018, Yarra Ranges Local Government Area36 


Area Total renting 
households 


Number of low 
income 


households in 
rental stress 


Low income 
households in 


housing stress as a 
percentage of 


rental households  


Mooroolbark 1,358 385 28.4% 


Lilydale 1,168 343 29.4% 


Healesville and Surrounds 676 184 27.2% 


Kilsyth 611 182 29.9% 


Yarra Junction - Millgrove – Wesburn 348 135 38.6% 


Warburton and Surrounds 210 97 46.0% 


Upwey and Surrounds 385 93 24.2% 


Chirnside Park 432 82 18.9% 


Launching Place - Woori Yallock - Don Valley 199 68 34.2% 


Yarra Glen and Surrounds 177 56 31.6% 


Monbulk – Silvan 247 56 22.6% 


Mount Evelyn 255 55 21.6% 


Belgrave – Selby 166 48 29.0% 


Montrose 221 44 19.7% 


                                                                 
36 DSS (2018) ibid 







Yarra Ranges Affordable Housing Background Report | 38 


Figure 7: Migration In/Out 2011-2016 (Source: ID Community (2019) 


Area Total renting 
households 


Number of low 
income 


households in 
rental stress 


Low income 
households in 


housing stress as a 
percentage of 


rental households  


Hilltop Towns (area generally bound by 
Kalorama, Mt Dadenong, Olinda and 
Sassafras) 


198 37 18.5% 


Gruyere - Coldstream – Yering 110 23 20.9% 


Kallista and Surrounds 143 23 15.8% 


Seville - Seville East 80 18 22.5% 


Belgrave Heights and Surrounds 71 14 19.5% 


Rural South and East 69 10 14.5% 


Wandin and Surrounds 118 9 7.6% 


Yarra Ranges Council 7,606 2,434 32.0% 


Table 14: Low income households in housing stress by location, 201637 


1.3 Migration Patterns 


Migration patterns in and out of the municipality (Figure 7) provide an indication of the household groups that are 


attracted to the area or that are leaving. Both of these could be driven by a range of factors with housing 


affordability expected to be one of the primary drivers. Of note: 


 There was an overall net decrease in the population between 2011 and 2016. 


 People that moved to Yarra Ranges were typically older, aged between 30 and 44 years, and with young 


children. 


 Households that moved away Yarra Ranges were generally younger, aged 20-29 years and moved 


predominantly to outer south eastern growth areas (Casey and Cardinia) or inner city areas. 


 


 


 


 


 


 


 


 


                                                                 
37 ID Community (2019) Social Atlas 
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1.4 Homelessness 


As an indicator of the level of need at the most severe end, estimated levels of homelessness in Yarra Ranges is 


highlighted.   


In 2015/16 the Opening Doors Program assisted over 13,000 people across the Eastern Region that contacted the 


service. Of 10,368 contacts made to local housing agency Anchor in 2016/17, 3,851 were for crisis support.  


In 2017/18 Anchor directly supported a total of 967 people seeking homelessness support services. Of these 


households, 702 persons required crisis support and 265 persons were supported into transitional housing or other 


programs.38  


The 2016 Census reported a total of 360 person were homeless in Yarra Ranges with a further 262 persons living in 


other marginal housing including other crowded dwellings, improvised dwellings or people marginally housed in 


caravan parks (Table 15). The area with the highest number of contacts in the Yarra Ranges per 10,000 persons was 


Healesville-Yarra Glen with 70 persons reported homeless – a rate of 4.68 persons per 10,000 (Table 16).39 


 
Homeless Operational Group Other Marginal Housing 


  Persons 


living in 


improvised 


dwellings, 


tents, or 


sleeping 


out 


Persons in 


supported 


accommodation 


for the 


homeless 


Persons 


staying 


temporarily 


with other 


households 


Persons 


living in 


boarding 


houses 


Persons in 


other 


temporary 


lodgings 


Persons 


living in 


'severely' 


crowded 


dwellings 


All 


homeless 


persons 


Persons 


living in 


other 


crowded 


dwellings 


Persons in 


other 


improvised 


dwellings 


Persons 


who are 


marginally 


housed in 


caravan 


parks 


Knox 12 138 70 39 0 104 365 174 0 38 


Manningham 


– East 


0 26 10 0 0 0 39 13 0 3 


Maroondah 9 173 27 35 4 69 321 351 0 0 


Whitehorse 


– East 


0 88 17 16 0 50 179 153 0 0 


Yarra Ranges 24 96 115 51 4 77 360 169 38 55 


Table 15: Homeless by operational group by selected Local Government Area, 2016 


 


 


 


 


 


 


 


 


                                                                 
38 Yarra Ranges Homeless Protocol 
39 Australian Bureau of Statistics (2018) 2016 Census of Population and Housing: Estimating homelessness, 2016, Table 5.1 Homeless Operational 
Groups and Other Marginal Housing, by place of enumeration, Statistical Area Level 3 and 4, Eastern Metropolitan Region 
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Statistical Area Level 2 (SA2) No. of homeless 


persons, 2016 


Rate of 


homelessness per 


10,000 persons 


Belgrave – Selby 40 2.67 


Chirnside Park 6 0.40 


Healesville - Yarra Glen 70 4.68 


Kilsyth 14 0.94 


Lilydale – Coldstream 43 2.88 


Monbulk – Silvan 4 0.27 


Montrose 10 0.67 


Mooroolbark 78 5.22 


Mount Dandenong - Olinda 13 0.87 


Mount Evelyn 18 1.20 


Upwey – Tecoma 9 0.60 


Wandin – Seville 11 0.74 


Yarra Valley (Area generally bound by Fernshaw, 


Warburton East, Powelltown and Woori Yallock) 


40 2.67 


Table 16: Homelessness by sub-area (statistical area 2), 2016 


2. Housing Market Snapshot 


In the Yarra Ranges Local Government Area in 2016: 


 92.9 per cent of dwellings were separate dwellings, 5.9 per cent were classed as medium density and 0.2 


per cent as high density. This compares to 7.2 per cent, 19.4 per cent and 7.4 per cent across Victoria. 


 2.7 per cent of dwellings had zero to one-bedrooms, 11.3 per cent had two-bedrooms and 80.6 per cent 


had three or more bedrooms (Table 17). 


 Between 2011 and 2016, there has been a decrease in private renter households from 12.7 per cent to 12.6 


per cent (Figure 10).40 


 In 2016, Yarra Ranges there was an average of 0.8 persons per bedroom for occupied dwellings, indicating 


an underutilisation of existing dwellings.41 


 Bedroom Number Percentage 


1 Bedroom 1,479 2.7% 


2 Bedroom 6,127 11.3% 


3 Bedroom 25,135 46.5% 


4 Bedroom 14,589 27% 


5 Bedroom 3,857 7.1% 


Table 17: Number and percentage of bedrooms, Yarra Ranges Local Government Area, 2016 


                                                                 
40 ID Consulting (2019) Social Atlas 
41 ABS (2018) 2016 Census of Population and Housing, Average number of persons per bedroom for occupied private dwellings, by local government 
area  
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Figure 8: Housing Tenure Yarra Ranges Local Government Area, 2016 


 


Figure 9: Dwelling structure: Yarra Ranges Local Government Area and Greater Melbourne, 2016 


Source:	Aust ralian	Bureau	of	St at ist ics,	Census	of	Populat ion	and	Housing,	2016	(Enum erat ed	dat a).	Com piled	and	present ed	in
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Figure 10: Change in Housing Tenure, Yarra Ranges Local Government Area, Change between 2011-2016 


2.1 Land supply 


It is estimated that Yarra Ranges has sufficient land supply to support a net gain of over 16,000 dwellings, 


representing an estimated 33 years of supply, with over 2,300 sites in major consolidation areas and over 1,500 in 


neighbourhood consolidation areas. Council has identified that within this forecast supply, over 5,500 dwellings will 


be developed in known strategic sites.  


The Cave Hill Lilydale Quarry in Lilydale is the largest of these sites with significant supply also expected to be 


delivered in Mooroolbark and Kilsyth (Table 18).42   


Location Potential new dwellings 


Consolidation Area 1 – 2 dwellings 3+ dwellings 


Chirnside Park 21 813 


Lilydale 567 950 


Healesville 71 51 


Kilsyth 273 126 


Mooroolbark 327 420 


Mt Evelyn 27 51 


Yarra Glen 53 45 


Yarra Junction 21 115 


Table 18: Potential net additional dwellings in Consolidation Areas in Yarra Ranges43 


                                                                 
42 ID Consulting (2018) Yarra Ranges Shire, Analysis of Housing Demand and Supply, September 2018 
43 ID Consulting (2018) Yarra Ranges Shire, Analysis of Housing Demand and Supply, September 2018 
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2.2 Home Purchasing and Ownership 


In the Yarra Ranges Local Government Area in 2016: 


 32.8 per cent (17,757) of all households owned their home and 46.4 per cent (25,114) had a mortgage. 


 Of those households that owned their own house, 8,507 were low income households and of those 


households that had a mortgage, 5,275 were low income households.44 


 Between 2011 and 2016 there was a decline in households that fully owned their dwelling from 33.3 per 


cent to 32.8 per cent, and a decrease in households with a mortgage from 47 per cent to 46.4 per cent.45  


 The median prices for Yarra Ranges Council in 2017 (when a full year sale data is available) ranged from 


$512,000 for units to $664,129 for houses. Median prices of units have increased by 49.83 per cent 


between 2007 and 2017.46 Trends in sales for the first half of 2018 indicate in an increase in median prices 


to $573,000 for units and $674,000 for houses.47 


 


Figure 11: Residential Price Statistics, 1987 - 2018, Yarra Ranges Local Government Area (Source: VGV 2018) 


  


                                                                 
44 ID Consulting+ special catalogue order; Australian Bureau of Statistics- 2016 Census of Population and Housing - June Release - ID: 2016OUTPUT- 
for Dwelling Records- Local Government Areas (2016 Boundaries), tenure by households in the bottom 40 per cent of household income 
45 ID Consulting (2019) Social Atlas 
46 The State of Victoria, Department of Environment, Land, Water and Planning (2017) A Guide to Property Values, Annual data and analysis from 
Valuer-General Victoria 2016; median prices, Yarra Ranges Shire 2017 
47 Ibid, note that available 2018 sales data is based on a significantly lower number of sales  
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2.3 Social Housing 


In 2016, the Census recorded 577 dwellings were available as Social Housing, representing 1.1 per cent of all 


dwellings in the municipality.48  


Council rate data as at June 2019 shows 621 Social Housing dwellings registered with Council, comprising 544 


dwellings owned by the State Government, 77 dwellings (houses or units) owned by six Registered Agencies, with a 


further three smaller charitable organisations owning or operating other forms of Social Housing (Table 19).49 This 


data is expected to be more accurate that self-reported Census.  


Agency Status Number of dwellings in Yarra 
Ranges  


Director of Housing / Department of 
Health and Human Services 


State Government  544 dwellings 


Common Equity Housing Limited Housing Association 35 dwellings 


Aboriginal Housing Victoria Housing Association 21 dwellings 


Haven, Home Safe Housing Association 10 dwellings 


Community Housing Limited Housing Association 4 dwellings (1 rooming house) 


EACH Housing Housing Provider 5 dwellings 


Melba Support Services Charity, not registered as a Housing 
Agency 


1 dwelling 


Anchor Incorporated Charity, not registered as a Housing 
Agency 


1 dwelling 


Yarra Ranges Council (owner) 
Jim Fuller House (operator) 


Council, 
Operator is a registered charity 


1 rooming house 


Table 19: Social Housing Supply by Owner, Yarra Ranges March 2019 


Based on Council rates data, 62 per cent of Social Housing dwellings are estimated to be free-standing houses and 32 


per cent are units – the later expected to be smaller one and two-bedroom dwellings which is a greater proportion 


than the general market supply. 


In December 2018, there were 1,598 households on the Victorian Housing Registrar for the Outer Eastern 


Melbourne Region (Ringwood) region; 629 of whom were assessed as in priority need of housing assistance.50   


 


 


 


 


 


                                                                 
48 ID Consulting (2019) Figure from 2016 Census. It is noted data from the Yarra Ranges Shire rates database indicates there is a total 621 Social 
Housing dwellings in the Shire in 2019 
49 Yarra Ranges Council (2019) Council rates data, June 2019 
50 DHHS (2019) Victorian Housing Register and Transfer List, December 2018 
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3. Private Rental market  


In 2018 there were 6,661 Tenancy Bonds lodged with Consumer Affairs Victoria, indicating the number of formalised 
private rentals. This is an increase of 10.2 per cent since 2013.51  


According to Census 2016 data, in 2016 there were 6,830 households renting in the private market, representing 
12.6 per cent of all households – a significant lower rate than Greater Melbourne at 25.8 per cent of all households.52   


Median rents across 2017 and 2018 based on rental lettings on the market, ranged from $254 per week for a one-


bedroom unit, $340 to $348 per week for a two-bedroom unit or house, and $398 to $480 per week for a three or 


four-bedroom house.53 Median rents increased by 72.1 per cent between 2006 to 2016 (Figure 12).54 


 


Figure 12: Median Rents over time, Yarra Ranges55 


3.1 Private Rental Market Affordability 


Between January 2017 and December 2018, 2.32 per cent (128 dwellings) of all private dwellings made available to 


rent in Yarra Ranges were affordable for households on a statutory (government) income (Table 20). Over this 


period: 


 15 one-bedroom dwellings were affordable for a single person (3.1 per cent). 


 35 two-bedroom dwellings were affordable for a couple (3.34 per cent). 


 191 three and four-bedroom dwellings were affordable for a family.56 


 


 


 


 


 


                                                                 
51 Department of Health and Human Services (DHHS) (2018) Rental Report, September 2018  
52 ID Consulting (2019) Community Profile, Note: 3,108 households did not state their tenure 
53 Department of Health and Human Services (DHHS) (2019) Rental Report, Time Series, December 2018 median rents by dwelling type, 
54 ID Consulting (2018) Yarra Ranges Council Analysis of Housing Demand and Supply, September 2018 
55 ID Consulting (2018) Yarra Ranges Community Profile, Report to Council  
56 DHHS (2019) Rental Report, Time Series, December 2018, Author’s analysis 
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  1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom All Dwellings 


Quarter Count % Count % Count % Count % Total % 


Mar-17 1 2.9 6 4.6 19 5.9 16 15.7 42 1.75 


Jun-17 0 0 4 2.7 23 6.7 9 10 8 1.45 


Sep-17 0 0 7 5 25 8.4 7 8.2 14 1.3 


Dec-17 7 5.7 7 5.7 16 5.2 7 7.7 17 1.55 


Mar-18 2 0.8 2 0.8 2 0.8 19 2 0.8 1.3 


Jun-18 1 0.9 1 0.9 1 0.9 14 1 1 0.9 


Sep-18 2 6.2 2 1.7 13 5.8 6 8.7 23 5.2 


Dec-18 2 8.3 6 5.3 11 3.5 3 3.6 22 5.1 


Total 15 3.10 35 3.34 110 4.65 81 7.11 128 2.32 


Table 20: Rental Affordability of available lettings by dwelling type, March 2017 - September 2018 


3.2 Rental Affordability Over Time 


Affordability of the private rental market for households on statutory incomes has declined significantly over time: 


 From 43.5 per cent of all properties made available to rent in 2007 (new lettings) to 4.3 per cent in 2018 


(Figure 13). 


 From 15.5 per cent of one-bedroom new lettings in 2007 to 6.2 per cent in 2018 (Figure 14). 


 From 31.9 per cent of two-bedroom new lettings in 2007 to 4.8 per cent in 2018 (Figure 15). 


 52.7 per cent of three-bedroom new lettings to 4.8 per cent in 2018 (Figure 16).57 


 


Figure 13: Private rental affordability, Yarra Ranges 2007 - 2018, All dwellings 


                                                                 
57 DHHS (2018) Rental Report, Time Series, published December 2018, Author’s analysis, 
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Figure 14: Private rental affordability, Yarra Ranges 2007 - 2018, 1 Bedroom dwellings 


 


Figure 15: Private rental affordability, Yarra Ranges 2007 - 2018, 2 Bedroom dwellings 
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Figure 16: Private rental affordability, Yarra Ranges 2007 - 2018, 3 Bedroom dwelling 


In 2016, 2,434 lower income households (earning in the bottom 40 per cent of household incomes) were in rental 


stress, representing:  


 32 per cent of all households in the private rental market. 


 75 per cent of all low-income renter households in Yarra Ranges. 


In 2016, 2,506 low income mortgage holders were in housing stress, representing:  


 10 per cent of all households with a mortgage. 


 47.5 per cent of all low-income households with a mortgage.58 


Lower income households in rental and mortgage stress were more likely to live in Mooroolbark and Lilydale.59  


  


                                                                 
58 ID Consulting (2019) Social Atlas, with further analysis by Affordable Development Outcomes using ABS data 
59 ID Consulting (2019) Social Atlas 
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4. Affordability Gap Assessment 


Affordable Development Outcomes has undertaken a preliminary assessment of the ‘affordability gap’, being the gap 


between a household’s income capacity and the median rents and purchase prices in the area, to further understand 


which household groups are most likely to have difficult in participating in the market and find themselves in housing 


stress.  


Indicative rental and purchase price points for households on the top end of each income bracket have been 


estimated, summarised in Table 21.  This shows what different households on these incomes could afford if they 


were to pay no more than 30 per cent of gross weekly income on housing costs. 


Greater 
Melbourne 


Very low (50% median) Low (80% median) Moderate (120% median) 


Household 
type 


Income 
Limit 


Affordable 
Rent 


Affordable 
Purchase 


Income 
Limit 


Affordable 
Rent 


Affordable 
Purchase 


Income 
Limit 


Affordable 
Rent 


Affordable 
Purchase 


Single $25,970 $150 $105,407 $41,550 $240 $168,643 $62,310 $359 $252,903 


Couple $38,950 $225 $158,090 $62,320 $360 $252,944 $93,470 $539 $379,375 


Family $54,520 $315 $221,285 $87,250 $503 $354,130 $130,870 $755 $531,174 


Table 21: Estimated Affordable Rental and Purchase Price Points (Greater Melbourne)60 


To assess affordability of the Yarra Ranges market, the modelling has assumed singles and couples require one and 


two-bedroom dwellings and families require three-plus bedroom dwellings. The following median price points have 


been adopted to then test affordability: 


 Median market prices of $512,000 for units and $664,000 for houses. 


 Median rents of $301 / week for one – two bedroom dwellings and $439 / week for 3 + bedroom dwellings. 


Table 22 highlights the any estimated gap between what a household could afford (identified in Table 21) and 


median rental or purchase price for the relevant dwelling type in red. 


Greater 
Melbourne 


Very low (50% median) Low (80% median) Moderate (120% median) 


Household 
type 


Income 
Limit 


Affordable 
Rent 


Affordable 
Purchase 


Income 
Limit 


Affordable 
Rent 


Affordable 
Purchase 


Income 
Limit 


Affordable 
Rent 


Affordable 
Purchase 


Single $25,220 -$151 -$406,593 $40,340 -$61 -$343,357 $60,510 $58 -$259,097 


Couple $37,820 -$76 -$353,910 $60,520 $59 -$259,056 $90,770 $238 -$132,625 


Family $52,940 -$124 -$442,844 $84,720 $64 -$309,999 $127,080 $316 -$132,955 


Table 22: Affordability Gap Assessment 


 


                                                                 
60 Estimated Affordable Purchase Price Points is based on a an assumed 10 per cent deposit, 6.69 per cent interest rate, 25 year term and 30 per 
cent of income on housing costs (principal and interest). This is indicative and for illustration purposes only. 
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This analysis shows: 


 No private rental or purchase option is estimated to be affordable for very low income households with the 


greatest gap for singles and families. 


 Low income singles still face challenges in the private rental market and no low income household is 


estimated to be able to afford to purchase a medium priced dwelling. 


 Moderate income households are estimated to be able to afford median priced rentals but there is still a 


gap for home purchase across all household types. 


These affordability gaps are expected to be exacerbated by the low rates of one and two-bedroom dwelling supply.25 
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4.1 Estimated Affordable Housing Supply Requirement 


To inform the assessment of a potential Affordable Housing target for the municipality and in turn for voluntary 


planning negotiations, it is estimated that approximately 2,460 very low and low-income households living in Yarra 


Ranges Council in 2016 required Affordable Housing, expected to be required in the form of Social Housing (Table 


23). 


 
2016 2036 


Affordable Housing Demand 


Estimated number of low income households 18,196 21,136 


Very low income households in estimated to require Affordable Housing, comprising 


of: 


- 622 persons estimated to be homeless in 2016, remaining constant as a 


percentage of all households to 2036 


- 50% of low income renters in housing stress in 2016 (totalling 1,217 


households) and 13.28 per cent of all low income households over time 


1,839 2,237 


Low income households living in Affordable Housing (Social Housing)  621 621 


Estimated Affordable Housing Demand   


(total of all households estimated to require Affordable Housing plus households living 


in Social Housing). 


2,460 2,858* 


Demand as a percentage of all dwellings  4.15% 4.03% 


Affordable Housing Supply 


Affordable Housing Supply (Number Social Housing units) 621 621 


Supply as a percentage of all dwellings 1.05% 0.88% 


Affordable Housing Gap 


Unmet demand (demand less supply) (Affordable Housing Gap) 1,839 2,237 


Gap as a percentage of all dwellings 3.10% 3.16% 


Affordable Housing Supply required to meet the estimated Gap (dwellings per annum 


between 2016 and 2036) 


132 dwellings per annum 


Percentage of all forecast new dwellings required as Affordable Housing to address 


demand  


22.72% of forecast dwelling supply  


Table 23: Summary of estimated Affordable Housing supply and demand 
* Forecast demand and supply assumes the percentage of low income households and percentage in housing stress remains the same over time and there is no increase or 


decline in 2019 rates of Social Housing 
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Year Estimated 
Number of Low 


Income 
Households 


Total Estimated 
Affordable 


Housing Need 
(No. households) 


Affordable 
Housing Need 
(% dwellings) 


 Affordable 
Housing Supply 


Gap (No. 
dwellings) 


Supply required 
per annum to 


address unmet 
(2016) need 


Estimated 
dwellings 


required to be 
Affordable (% of 
forecast supply) 


2016 18,196 2,460 4.15% 1,839 2,237 
 


2016 – 2021 18,907 2,556 4.11% 1,935 132 22.50% 


2021 – 2026 19,627 2,654 4.07% 2,033 132 21.50% 


2026 – 2031 20,403 2,758 4.05% 2,137 132 22.24% 


2031 - 2036 21,136 2,858 4.03% 2,237 132 24.65% 


Average (2016 
– 2036) 


  
4.08% 


  
22.72% 


Table 24: Estimated Affordable Housing Supply Gap and Forecast Supply requirement by four year period 


Assumptions  


The estimate of Affordable Housing need is based on an assessment that Affordable Housing is required to be 


provided to: 


 All persons identified as homeless as at 2016. 


 50 per cent of all low income households that were defined as being in rental stress in 2016 (paying more 


than 30 per cent of income on rent). 


 All persons already living in Social Housing in 2019 and therefore deemed to be eligible and require a Social 


Housing response. 


The adoption of a 50 per cent measure of households in rental stress has been taken to reflect that rental stress may 


be a temporary situation for some households and therefore not all these households may require a dedicated 


Affordable Housing response. As households in Social Housing are already supported, this number is then also 


deducted from the total estimate of Affordable Housing need to determine the Affordable Housing Supply Gap.  


Assuming that the percentage of low income households living in the municipality into the future remains constant, 


the 2016 level of need as a percentage of all low income households has then been extrapolated to 2036 using 


forecast population data set out by Community ID.   


After considering forecast dwelling supply and assuming the current number of Social Housing dwellings does not 


change, the total percentage of dwellings required to be Social Housing to respond to the estimated gap at any point 


in time is calculated. This is translated back to a per annum supply requirement of 132 dwellings that are required to 


be Social Housing.  


This analysis is considered a measured and likely conservative estimate as to Social Housing need. To meet the gap 


and ensure the estimated needs of the future low income population is addressed, significant action and investment 


particularly by Federal and State Governments is required. 
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5. Summary and Implications 


This section sets out a comprehensive assessment of demographic and housing market analysis and specifically, 


Affordable Housing demand and supply, and confirms there is a significant and growing need to increase Affordable 


Housing supply, particularly Social Housing for rent by very low and low income households.   


The following evidence and analysis is highlighted and is proposed to underpin a specific Council strategy for 


engaging with landowners and inform the amount and type of Affordable Housing that could result from a 


negotiation. 


 The municipality has very limited housing diversity, with a mismatch between existing dwelling supply with 


92 per cent separate dwellings and 80.6 per cent of dwellings comprising three or more bedrooms 


compared to household composition, with 20 per cent of households are lone (single) persons and 26.2 per 


cent couples without children. 


 Only 2.7 per cent of dwellings had zero to one-bedrooms and 11.3 per cent had two-bedrooms, 


compounding the affordability issue for singles and couples without children who have to compete for a 


smaller number of dwellings or live in larger, more expensive dwellings. 


 Median house prices of $512,000 for units to $664,129 (2017 figures) are estimated to be unaffordable for 


moderate income households with a significant deposit or other assistance. The median price of units 


increased by 49.83 per cent between 2007 and 2017 which may in part reflect the low level of supply and 


high demand. 


 Affordability of the private rental market for households on statutory incomes has declined significantly 


over time, with only 1.92 per cent (106 dwellings) of all private lettings made available to rent in the 


municipality between January 2017 and June 2018 were affordable for households on a statutory 


(government) income. Between 2007 and 2017 rental affordability of all new lettings declined from: 


– 43.5 per cent of all lettings in 2007 to 5.7 per cent in 2018. 


– 15.5 per cent of one-bedroom lettings in 2007 to 5.5 per cent in 2018. 


– 31.9 per cent of two-bedroom lettings in 2007 to 4.8 per cent in 2018. 


– 52.7 per cent of three-bedroom lettings to 5.2 per cent in 2018.61 


 Levels of homelessness are increasing, with an estimated 333 persons homeless in 2016 and a further 204 


persons living in marginal housing. Homelessness in the municipality is expected to be a more hidden issue 


than municipalities closer to Melbourne’s Central Business District and inner Melbourne Council areas due 


to lower number of public support services and a wider geographical area, with the number of households 


in marginal housing expected to be significantly higher than estimates. 


 There is no crisis accommodation centre in the municipality and very limited transitional or rooming house 


options for people requiring emergency short-term housing responses.  The limited supply of Social Housing 


compounds the issue. 


 2,434 lower income households (earning in the bottom 40 per cent of household incomes) were in rental 


stress in 2016, representing 32 per cent of all households in the private rental market and 1.56 per cent of 


all households. 


 2,506 low income households were in mortgage stress.  


 Existing levels of Social Housing are low, with only 1.1 per cent of all dwellings available as Social Housing 


compared to the Greater Melbourne average of 2.6 per cent. The areas of Lilydale and Mooroolbark have a 


higher rate of existing Social Housing. 


 There is an estimated 2,460 low income households living in Yarra Ranges in 2016 that required Affordable 


Housing (2016 demand) with a gap or shortfall of 1,839 Affordable Housing dwellings or 3.1 per cent of 


total dwellings, after taking into account existing supply (621 Social Housing dwellings as at 2019). 


                                                                 
61 DHHS (2018) Rental Report, Time Series, published September 2018, Author’s analysis, 2018 data is for first 6 months 
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 There is a forecast estimated need for 2,237 new dwellings to be available as Social Housing for lower 


income households in Yarra Ranges by 2036. To achieve this an average of 22.72 per cent of all dwellings 


forecast to be delivered per annum over the next seventeen years in the municipality is estimated to need 


to be delivered as Social Housing (132 dwellings per annum). 


 Older persons, particularly single persons, people with a disability and women escaping family violence are 


identified a key priority group for Affordable Housing by the State Government, reflecting in the rates of 


households receiving a disability pension, the number of single persons and the increasing rates of older 


persons. Housing demand by this cohort expected to increase in demand. These households require tenure 


security that is not offered by the private rental market, rely on the aged pension, are often living in larger 


dwellings, and are more likely to require accessibility features. 


 The areas of greatest need are Mooroolbark and Lilydale, with a need for new Affordable Housing supply to 


be delivered in areas close to transport and services. 
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Part C: Analysis and Proposed 
Development Negotiation 
Framework 
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1. Strategic Basis for Action 


The State Government policy guidance in relation to voluntary planning negotiations emphasises the importance of 


Council establishing the policy context, evidence of Affordable Housing need and a clear strategic justification for 


seeking to engage in negotiations with landowners.   


Council has identified a need to develop a specific Development Negotiation Framework to engage with private 


landowners and secure Affordable Housing outcomes as part of significant planning approval processes.  


The evidence set out in this Background Report provides the strategic basis for action to respond to the evidence of 


need that:  


 The primary household groups likely to experience rental stress are very low and low income singles, 


couples and families for whom Social Housing or discounted affordable rental are required and an 


appropriate and affordable tenure response. 


 One and two-bedroom dwellings are the priority built form for Affordable Housing.  


 The areas of greatest need are Mooroolbark and Lilydale, with a need for new Affordable Housing supply to 


be delivered in areas close to transport and services. 


 Support for moderate income households to also purchase is also appropriate which will depend on a 


shared equity or other affordable purchase arrangement being implemented to facilitate this model. 


 A percentage of Affordable Housing should also be accessible for people with a disability, or adaptable to 


support people to age in place. 


 As a general principle, outcomes should be held as Affordable Housing for a long-term (life of the building), 


and integrated within the surrounding community, with some allowance for clustering to reflect the need 


for smaller dwellings (i.e. enhanced density) and requirements of Registered Housing Agencies to manage 


properties and tenancies.  Monetary contributions are not recommended in the first instance reflecting that 


the outcome is negotiated in relation to a site-specific planning process and is outside a development 


contributions framework. 


2. Council Action 


Besides pursuing the development of a negotiation framework Council is also undertaking a range of other actions to 


facilitate affordable housing outcomes. These include:  


 Investigations into the sale or lease of underutilised land at Anderson Street for Affordable Housing, which 


includes facilitating partnerships with Registered Housing Agencies. 


 Supporting cross-Council advocacy and action through participation on the Eastern Affordable Housing 


Alliance. 


 Ownership of Jim Fuller House – a registered rooming house. 


 Continuing to look to improve housing diversity through application of its Planning Scheme and Housing 


Strategy. 


 Engaging with the landowners of the Lilydale Quarry in relation to a potential Affordable Housing inclusion. 


Other opportunities that Council could consider include: 


 Developing an action plan to address and monitor affordable housing need and performance over time. 


 Engaging with the Department of Health and Human Services and Registered Housing Agencies on the 


redevelopment of existing assets, particularly those in areas close to transport and services that could be 


redeveloped into increased supply of smaller dwellings and consider how Council could enhance 


redevelopment outcomes through the planning system. 
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 Continued engagement with the community to build knowledge and support for community housing 


through Yarra Ranges Housing Action Group. 


 Encourage greater housing diversity and smaller dwellings within the municipality especially in areas of 


urban consolidation that are close to transport and services. 


3. Proposed Affordable Housing Facilitation through Planning 


The new objective in section 4 of the Planning and Environment Act 1987 “to facilitate the provision of Affordable 


Housing” is a key opportunity for Council to pursue. Whilst it does not mandate a requirement, the inclusion of the 


objective now means there is greater legislative basis for Affordable Housing as a planning outcome. 


It is important to note that applying the planning system to facilitate Affordable Housing is not the only tool 


governments have available, with Federal and State Government investment ultimately required to respond to the 


scale of need set out in Part B. 


Proactive support for State Government or Registered Housing Agency led developments of their existing 


assets/stock is one way Council could facilitate these outcomes. 


The State Government is also actively supporting councils to negotiate with and seek agreement from landowners 


under section 173 of the Planning and Environment Act 1987 to include Affordable Housing as part of the planning 


approval process. The State Government policy guidance in relation to negotiations sets out several requirements 


expected to inform a Responsible Authority’s decision to seek an agreement with a land owner.  This includes 


required steps to: 


 Establish a strategic justification for a proposed Affordable Housing request. 


 Identify value to support the Affordable Housing being delivered. 


 Ensure land owner agreement. 


 Give regard to a registered housing agency’s support for the proposal. 


 Refer to the definition and list of matters when assessing an Affordable Housing proposal. 


To support the application of voluntary negotiations Council will develop an ‘Affordable Housing Development 


Negotiation Framework’, which will set a policy position for Council in relation to the negotiation of Affordable 


Housing as part of the planning approval process. This framework will include a proposed process of negotiation and 


detail: 


 Overview of the State Government guidance and definition of Affordable Housing. 


 Summary of the evidence and characteristics of Affordable Housing need. 


 Negotiation principles and process. 


 Circumstances where Council will seek to enter a voluntary negotiation; 


 The amount of Affordable Housing Council will seek to secure, which may vary by site or over time. 


 Preferred delivery model or models, including information on how these outcomes are expected to be 


delivered and managed over time.  


 What, if any, other planning incentives Council may consider to provide for to support an outcome. 


The policy basis and evidence of need is set out in this Background Report is expected to meet the first criteria and 


will be reflected in the proposed Affordable Housing Development Negotiation Framework.  


Key considerations in pursuing negotiations 


A range of factors will need to be considered in developing the Development Negotiation Framework and 


determining an appropriate percentage and delivery arrangements, and undertaking the negotiation, reflecting the 


guidance set out by the State Government summarised in Part A, including: 
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 Ensuring landowner agreement and capturing detail of any proposal to achieve delivery of Affordable 


Housing. 


 Ensuring a commercial and viable development proposition does not shift the cost of Affordable Housing to 


market housing, with sufficient value needing to be generated by the planning process or provision of other 


incentives to support delivery. 


 Determining an appropriate range of required and preferred development and community outcomes 


against the need and priority for Affordable Housing. 


 Considering opportunities to further enhance value and in turn the viability of Affordable Housing delivery. 


 Providing an appropriate mix of tenures, built form and how this Affordable Housing might be best 


integrated. 


 Providing opportunities for the land owner to partner with Registered Housing Agencies to support third-


party investment and enhance number of outcomes delivered. 


 Considering time frames and staging of any outcome - how it will be assessed by planners when 


applications for sub-division and permit approval are made. 


 Planning controls and subsequent terms to be captured between landowner and Council in a Section 173 


made pursuant to the Planning and Environment Act 1987, and what if any terms should carry to any future 


owner such as a Registered Housing Agency (ensuring these terms do not impact on capacity to invest and 


manage outcomes. 


3.1 Proposed Affordable Housing Development Negotiation Framework 


Items that are expected to be considered and reflected in the Affordable Housing Development Negotiation 


Framework include: 


 Principles and process to underpin a negotiation. 


 Policy context. 


 Characteristics of sites and/or planning circumstances where Council may seek to negotiate; 


 Percentage and type of Affordable Housing Council is seeking to secure as a basis for a site-specific 


negotiation. 


 Delivery models prioritised by Council. 


 Potential value enhancements Council may consider to assist in meeting the costs of Affordable Housing. 


 Other considerations that will inform a negotiation and translation of an agreement into planning controls. 


The percentage of Affordable Housing that may be sought and agreed is expected to be lower than the overall rate 


of unmet need set out in Part B. This is because a suite of tools and government investment is required to meet the 


extent of need, with voluntary negotiations only playing a potentially modest role particularly as only larger 


rezonings and planning permit applications will lend themselves to a negotiation. 


An indicative framework set out in Table 25, highlights the range of matters that are expected to be reflected in the 


policy and inform the outcomes Council may seek through a negotiation to ensure any Affordable Housing that is 


delivered will be appropriate for the housing needs of very low, low and moderate income households. 
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State 
Government 
published 
Matters 


Response and Framework for Action 


Housing 
Need 


• There is a clear need for Affordable Housing in Yarra Ranges with an estimated 2016 Affordable Housing Supply 
gap of 1,839 dwellings. This is the estimated gap of dwellings that is required to respond to the housing needs of 
very low and low income households and is therefore expected to need to be delivered as Social Housing. 


• Council actions to facilitate these outcomes are in accordance with the objectives of planning in Section 4 of the 
Planning and Environment Act 1987 and are required if the level of need is to be addressed. 


• The need is greatest for lower income households, particularly singles and couples for whom one and two-
bedroom rental housing is appropriate. Affordable Housing that is appropriate for older persons, particularly 
single person households, is a key area of need. 


• There is a gap in affordability of home purchase for moderate income singles, couples and families. 


Location • Locations that provide convenient access to services and amenities are preferred locations for Affordable 
Housing delivery as they are more suited to development that can deliver smaller dwellings required to respond 
to the identified need. 


• Other locations may be considered if the development and/or rezoning of a site would increase residential 
densities by over 20 or more dwellings or lots.  


• Government owned land in reasonable locations is also a priority for Affordable Housing. 


• Access to support services is particularly important for higher need households who require both Affordable 
Housing and support to maintain their tenancy and participate in the community to their full capacity. 


Type • One and two-bedroom dwellings are the priority built-form to meet the unmet and forecast Affordable Housing need. 


• A percentage of Affordable Housing dwellings should be fully accessible for people with a disability or be adaptable in 
the future to respond to population ageing and current need. 


• Affordable Housing should be built to a quality that is reflective of market standards, with consideration to long-term 
affordability features balanced against upfront capital costs. 


• Fit out and design should also be considered to allow for changing household needs and/or for some flexibility around 
which organisation delivers these aspects of the built form to support cost sharing. 


Tenure • Both affordable rental and ownership tenures are required to respond to need with emphasis on rental for lower 
income households. 


• Affordable rental tenures could include housing owned or managed by a Registered Housing Agency (Social Housing) or 
potentially privately-owned dwelling managed under an appropriately regulated Affordable Housing arrangement. 


Allocation • A clear and accountable process of ensuring any dwellings delivered as Affordable Housing are allocated to households 
that meet either the Planning and Environment Act 1987 income bands, Social Housing income bands or other 
Government-backed Affordable Housing program is required. 


• Ownership and/or management by a Registered Housing Agency will meet this requirement. 


• Dwellings for purchase must have a transparent process of allocation that includes income checking of proposed 
eligible households. 


Affordability • Dwellings proposed as Affordable Housing must be clearly intended to be affordable for the proposed household 
target group.  An acceptable benchmark is that very low, low or moderate income households should not pay more 
than 30 per cent of their household income on housing costs. 


• Ownership and/or management by a Registered Housing Agency will meet this requirement (i.e. matter), reflecting 
that agencies are established and regulated to deliver affordability outcomes. 


• Evidence that a sale price or shared equity arrangement will be affordable for intended target groups will be required 
for any proposed purchase model. 


Longevity of 
outcome 


• The evidence indicates a forecast growing need for Affordable Housing. Affordable Housing that is delivered should 
therefore be intended for long-term use as Affordable Housing. 


• Terms of affordability are noted to likely vary depending on the funding / investment source and conditions of that 
funding. Consideration of an appropriate set of legal requirements is required to ensure they do not impact on the 
availability of this funding to a housing agency, for example, limitations on household allocation that would further 
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State 
Government 
published 
Matters 


Response and Framework for Action 


limit revenue. 


• Where the State Government or a registered housing agency is the intended owner and manager it is expected the 
dwelling will be affordable for a considerable period without the need for restrictions on title. 


Integration • Integration of Affordable Housing built form across an area is supported with an objective that Affordable Housing is 
not concentrated in any one single location unless supported by a Registered Housing Agency on the basis of 
management efficiency and delivery viability.  


• Clustering of Affordable Housing dwellings may be appropriate in some circumstances due to proximity to transport 
and/or availability of land or sites as a result of a planning negotiation or government redevelopment or investment 
strategy. Advice from a Registered Housing Agency should be sought to confirm the number of dwellings that is 
appropriate in any one location/site. 


• Externally, Affordable Housing should be not look different from market housing and be equal in design quality and 
standards. 


• The requirements of a registered housing agency or other agency responsible for managing Affordable Housing are to 
be taken in to consideration when determining the placement of Affordable Housing across a single site or precinct. 


• To support households to participate in their community also requires other support services to be available for some 
residents of Affordable Housing that have more complex needs. 


Table 25: Proposed Framework for setting outcomes under Negotiations 
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4. Key Opportunity – Lilydale Quarry 


Opportunities to support the delivery of Affordable Housing through voluntary negotiations are expected to focus on 


larger rezonings and planning permit approvals. The Lilydale Quarry has been identified as a key opportunity to seek 


an Affordable Housing Agreement.  


Site Context and Planning History 


The Lilydale Cave Hill Quarry (the Site) is a 163-hectare, former industrially zoned infill site located approximately 1 


kilometre southwest of Lilydale centre. The site is bounded by Mooroolbark Road, Hull Road and the Maroondah 


Highway with the Lilydale train line bisecting the site. 


The site operated as limestone quarry and processing plant between 1878 and 2015. The quarry owners commenced 


investigations into the potential sale infill of the quarry and sale of the site around 2011-12. 


In 2014 the Site was identified as one of twenty key Strategic Urban Renewal Sites in Plan Melbourne due to its 


advantageous position located in close proximity to existing transport and social infrastructure, including schools, 


medical facilities and retail amenities. As the site is bisected by the Lilydale rail line, there is potential for a new 


railway station to be located on the Site. The Victorian Planning Authority (VPA) was in turn directed by the Minister 


for Planning to assist Council with the rezoning proposal. 


In 2014, an application to rezone 20 hectares of the southern portion of the Site from Special Use Zone – Schedule 1 


to General Residential Zone – Schedule 2 and approve a permit application for the first 147 residential lot subdivision 


(Planning Scheme Amendment C139) was approved by the Minister for Planning. 


In 2016, Intrapac Property, Brencorp Property and the Bayport group formed a Joint Venture and purchased the site. 


In 2017, Intrapac developed a concept plan to address the potential for mixed use Transit Oriented Development 


(TOD) for the remainder of the site centred around a proposal for a new railway station. The Concept Plan proposed 


an update and reconfiguration of housing densities and community infrastructure. 


The Stage 2 development is subject to a Planning Scheme Amendment that is expected to be lodged with Council in 


mid-2019 and which will seek to rezone the land from its current Special Use Zone to a Comprehensive Development 


Zone. If approved this would allow for the development of over 2,000 low, medium and high-density dwellings lots 


alongside a variety of community amenities. 


Affordable Housing opportunity 


The site is a significant opportunity for the delivery of Affordable Housing in alignment with the framework set out 


within this Background Report.  In particular, the location, proposed built form outcomes and opportunities for more 


medium density and smaller dwellings in Yarra Ranges, integration and different tenures and affordability outcomes 


for different cohorts reflect priority areas of need and outcomes. 


Council has indicated to the landowners that they will seek to enter a process of negotiation in relation to Affordable 


Housing inclusion as part of the consideration of the Stage 2 rezoning and development. This accords with the State 


Government intentions and guidance in relation to voluntary planning negotiations.  


Building on the Development Negotiation Framework, an Affordable Housing strategy specific to the quarry site is 


proposed to be developed to support a negotiation and determination of an appropriate Affordable Housing 


outcome for the Site. This strategy is expected to set out for negotiation: 


 Percentage of Affordable Housing sought to be achieved on the Site. 


 Delivery models that could be adopted. 


 Consideration of timing of delivery. 


 Requirements to be captured within a Section 173 agreement, pursuant to the Planning and Environment 


Act 1987. 
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