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1.0 Introduction 

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

2. I have been requested by Maddocks Lawyers on behalf of the Mitchell Shire Council (MSC) 
who are the responsible authority for implementing the Beveridge North West Precinct 
Structure Plan (BNWPSP) area to prepare an expert report considering the way the draft 
precinct structure plan and ordinance proposes that the quarry be accommodated and the 
potential impacts on staging development within and implementation of the BNWPSP. 

3. Specifically, I have been requested to consider and provide commentary on the following: 

o the issues likely to arise from your experience and how any analysis that you undertake 
may be able to assist in providing an Advisory Committee with a better understanding of 
the development staging issues, including:  

§ the way that the PSP proposes that the quarry be accommodated and its 
potential impacts on staging of development within and implementation of the 
PSP;  

§ the impact of the proposed controls in the SCO proposed to be introduced by 
Amendment C158 in relation to the quarry; and  

§ whether the current Permit Application should be granted (under the proposed 
controls).  
 

4. The purpose of this statement is to assist the Advisory Committee formed to consider 
Amendment C158 & C161 (the Amendment) to the Mitchell Planning Scheme. 

5. The Amendments apply to 1,279.35 hectares of land and is bound to the north by Hadfield 
Road, to the east by the Hume Freeway, to the south by Camerons Lane and to the west by 
Old Sydney Road (PSP Area). 

6. Amendment C158 proposes, amongst other things, to incorporate the BNWPSP into the 
Planning Scheme and to rezone the Subject Site to Urban Growth Zone Schedule 3 to facilitate 
the urban development of the land.  The Amendment also seeks to introduce an incorporated 
document into the Planning Scheme to set out the permit controls and conditions (in the event 
a permit is granted) for the use and development of part of the PSP area for a quarry. 

7. Amendment C161 propose, amongst other things, to incorporate an Infrastructure 
Contributions Plan into the Planning Scheme. 

8. In undertaking my assessment, I have undertaken a roadside inspection of the PSP area and 
have considered various background documents relating to the proposed Amendments and 
the BNWPSP, including the Advisory Committee Report into Amendment C106 to the Planning 
Scheme and the VPA Part A submission in relation to these proceedings (April 2022). 

9. I was previously engaged by two (2) submitters to Amendment C106 to the Planning Scheme 
to separately prepare and present expert evidence in relation to the Advisory Committee 
Hearing at that time.  More specifically I was engaged at that hearing to give development 
staging evidence for Yarra Valley Water (YVW) and town planning evidence for the Gilbo 
Family at the hearing.   

10. To the best of my knowledge, I am not aware of any conflicts of interests with my previous 
involvement and I do not have any instructions to act on behalf of either submitter in relation 
to the present matter before the Advisory Committee. 
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11. A summary of my opinion with respect to the development of the land is as follows: 

o The BNWPS does not provide enough guidance or certainty of how orderly development 
and infrastructure delivery will be effectively rolled out while the quarry is operating;   

o The proposed quarry will potentially impact the development staging of the BNWPSP by, 
including: 

§ quarantining the north-eastern quadrant of the BNWPSP area from urban 
development until works associated with the quarry cease until 2053 creates 
uncertainty of development outcomes and the for the orderly implementation of 
the PSP; 

§ delay the overall timing for the completion of the development and delivery of 
key infrastructure of the PSP area well beyond 2053; 

§ restrict the commencement of development on multiple fronts within the PSP 
area; 

§ potentially slow the rate of construction and stage commencement within the 
PSP area due to less supply of lots being released to the market at the one time; 
and 

§ potentially increase the price of lots brought to the market due to less choice of 
developers operating within the PSP area at the one time. 

o the controls contained within the SCO and Incorporated Document do not provide 
sufficient certainty that development of the PSP area could be successfully staged and 
delivered in an orderly manner required by the BNWPSP. 

o further details of the outcomes of rehabilitation and timeframes at each phase of 
development / rehabilitation of the quarry are necessary to give greater certainty for the 
development staging of the BNWPSP area.   

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

  



 

 
3 

2.0 Background 

2.1 The PSP area & surrounding context 

13. The Beveridge North West PSP area consists of 1,279.35 hectares of land that is bound by 
Hadfield Road to the north, the Hume Freeway to the east, Camerons Lane to the south and 
Old Sydney Road to the west (PSP Area).   

14. For ease of description in my report I have referred to the PSP area as having four (4) 
quadrants.  Refer below aerial image of the PSP area and my mark-up of the 4 quadrants: 

Figure 1: Aerial Photograph, with ‘quadrants’ marked. 

 

Source: OneMap (image date 16 Jan 2022) 

15. The Hadfield Road reservation is not formed or constructed and no connections currently exist 
to the west (Old Sydney Road – unmade existing road) or the Northern Highway (to the east) 
at either end of the road reservation.  No direct access is provided to the Hume Highway from 
the PSP area at present.   

16. The topography of the PSP area is best described as varied and undulating.  Significant 
physical features of the PSP area include the Spring Hill Cone (high point) located in the 
north-eastern quadrant of the PSP and the undulating topography of the north-western 
quadrant of the PSP area which exhibits a distinct series of steep rises and valleys.   
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17. The landform flattens through the central part of the PSP area with a gradual grade fall 
generally to the south and south-east quadrant of the PSP area. 

18. The Kalkallo Creek waterway forms part of the existing natural drainage system for the area 
(north-western and south-western quadrants). The Creek intersects the PSP area at Old 
Sydney Road to the northwest and traverses the western portion of the PSP area to Camerons 
Lane in the south-west.   

19. A number of dams are located throughout the PSP area, with the most significant in size 
located in the north-eastern quadrant, which forms part of the existing Yarra Valley Water 
asset. 

20. There are a number of scattered remnant trees within the open plains, along fence lines 
(including tree rows), along the property boundaries and the edges of the waterway corridor 
throughout the PSP area.  Areas of high / very high rated trees are located at the south-
western base of the Spring Hill Cone in the north-east quadrant of the PSP area. 

21. Areas of potential cultural sensitivity are identified along either side of the Kalkallo Creek 
waterway and to the northern boundary centrally of the PSP area. 

22. Views to the surrounding hills to the west, northwest and east are key features of the context.  
Mount Fraser located to the east of the Hume Freeway is a significant environmental feature in 
the landscape 

23. A proposed quarry is located the north-eastern quadrant at the western edge of the Spring Hill 
Cone - subject to Works Authority Notice WA1473.   

24. The majority of the land within the PSP area and surrounding land to the immediate north, 
east and west is used for various agricultural and hobby farm purposes at present.    

25. The emerging urban development front is located immediately south of Camerons Lane, which 
includes the Mandalay residential masterplanned community and golf course.  This area is 
being developed under the Mandalay Comprehensive Development Zone, which was 
approved in 2018.The community, which now also includes other smaller nearby residential 
subdivisions within the Beveridge Central PSP, is under construction and will contain a number 
of local conveniences, sports facilities and community uses.   

26. The BNWPSP area is also located proximate to the Beveridge township, approximately 1km to 
the east, and the Wallan township located approximately 4kms to the north.    

27. The land to the immediate north of the BNWPSP area is the subject of the proposed Wallan 
South PSP (WSPSP).  The WSPSP is proposed to be developed generally for urban residential 
purposes connecting with the Wallan township.  The WSPSP is currently being prepared and is 
currently engaged in agency consultation.  

2.2 Amendment C106 to the Hume Planning Scheme 

28. Amendment C106 to the Hume Planning Scheme sought to introduce the draft Beveridge North 
West PSP (August 2019) into the planning scheme and rezone the land to an urban growth 
zone schedule 3 (amongst other matters). 

29. A fundamental consideration of the Amendment was whether a proposed quarry should be 
explicitly included within precinct level planning of the PSP area.   

30. When the PSP was exhibited, it was exhibited under a direction from the Minister for Planning 
that the PSP does not include a quarry in the vicinity of the Spring Hill Cone.  
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31. The Advisory Committee considered that matters raised at the hearing and recommended that 
the PSP be revised to explicitly include a quarry as part of the precinct level planning of the 
BNWPSP. 

3.0 Proposed Amendments to the Planning Scheme 

3.1 Beveridge North West PSP (Part A Version - April 2022) 

32. The revised Beveridge North West PSP (Part A Version, April 2022) has been prepared by the 
VPA to respond to the findings of the Advisory Committee proceedings into Amendment C106 
to the Hume Planning Scheme and submissions following exhibition of the revised PSP and 
Amendment documentation in November 2021.  Amongst other matters, the revised PSP shows 
a potential quarry being located on the land subject to WA1473. 

33. The revised BNWPSP sets the long term vision and guidance for the future development of the 
land.  The vision states, including: 

The PSP will develop over an approximate 30-year duration. During the development of 
the precinct, there may be a quarry as per Works Authority 1473. The Planning Scheme 
limits any extraction works in any quarry to an extraction timeframe of 20 years. 
Following cessation of any quarry and rehabilitation to a residential standard, urban 
development will continue to develop as set out in the PSP. 

34. The Future Urban Structure (Plan 3, p.8 of the PSP) identifies land uses, key infrastructure 
items and environmental features to deliver urban development within the PSP area.  Refer 
Figure 2 below: 

Figure 2: Plan 3 – Future Urban Structure (BNWPSP April 2022) 

 

35. The BNWPSP is forecast to deliver 15,075 dwellings (BNWPSP April 2022, p.42).  The land 
budget for the precinct is provided at Table 1 (p. 12), which identifies the key infrastructure 
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requirements of the precinct and the overall net developable area to be delivered by the PSP.  
Refer Land Budget Table below: 

Figure 3: Table 1 – Precinct Land Use Budget (BNWPSP April 2022) 

 

36. The PSP establishes seven (7) elements to implement the vision and objectives of the future 
urban structure.  Each element includes requirements and guidelines which articulate where 
outcomes are mandatory and where discretion may be exercised. 

37. Of particular relevance to this evidence statement, Development Staging is specifically 
addressed at Clause 3.7.1 (Precinct Infrastructure Plan & Staging), p.39 of the PSP.  The 
requirement (R30) states: 

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

§ arterial road reservations;  

§ connector streets and connector street bridges;  

§ street links between properties, constructed to the property boundary;  

§ on- and off-road pedestrian and bicycle network paths;  

§ essential infrastructure;  

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

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

38. Guidelines G86 to G90 provides further guidance as to how infrastructure should be delivered 
to achieve the vision, objectives and outcomes set out in the PSP.  Guideline 86 states that 
‘The staging of development should provide for the early delivery of community facilities to 
the satisfaction of the responsible authority’. 

39. Guideline G87 states: 

o Staging of development should be determined largely by the development proposals on 
land within the precinct and the availability of infrastructure services. Development 
applications should demonstrate how the development will: 
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§ integrate with adjoining developments, including the timely provision of roads 
and path connections, to a practical extent;  

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

§ provide sealed road access to each new allotment; 

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

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

40. Guideline G89 states infrastructure projects identified in the Precinct Infrastructure Plan (Plan 
13) should be delivered in accordance with and as per the timing at Appendix 4.1 of the PSP.  
Refer Plan 13 of the BNWPSP at Figure 4 below 

Figure 4: Plan 13 – Precinct Infrastructure Plan (BNWPSP April 2022) 

 

41. G89 also states: ‘Where infrastructure is proposed to be delivered outside ahead of the 
sequence identified in Appendix 4.1, the onus is on the developer to fund the infrastructure 
works as ‘Works In Kind’. 

42. Guideline G90 outlines the criteria that development staging should have regard to, including:  

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

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

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

§ proximity to new or existing arterial or connector road infrastructure; 
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§ its role in facilitating delivery of the above infrastructure. 

43. G90 also states staging that meets ‘alternative criteria’ may be considered by the responsible 
authority ‘where an applicant satisfactorily demonstrates that development will not be 
isolated from basic and essential infrastructure and services’. 

44. The requirements for Subdivision works at Clause 3.7.2 of the planning scheme provide that he 
subdivision of land must provide and meet the cost for all local infrastructure other than those 
provided by the BNW ICP.   

3.2 Amendment C158 to the Hume Planning Scheme 

45. Amendment C158 to the Hume Planning Scheme includes to (amongst other matters) rezone 
the PSP area to an Urban Growth Zone Schedule 3 (Beveridge North West PSP) and apply a 
Specific Controls Overlay, Schedule 2 (SCO2) to the land subject to the Works Authority 
WA1473 and surrounding buffer areas.   

46. The Amendment will incorporate the BNWPSP and the Extractive Industry & Buffer Area 
Beveridge North West Incorporated Document (November 2021 – amended April 2022) into the 
planning scheme at the Schedule to Clause 45.12 and Clause 72.04. 

47. The SCO2 and Extractive Industry & Buffer Area Beveridge North West Incorporated Document 
(November 2021 – amended April 2022) will establish specific permit requirements and 
conditions to be applied to the any permit application for a quarry on the land subject to the 
Works Authority. 

48. The area for which the SCO applies is identified within Map 1 of the Incorporated Document. 
Refer Map 1 below at Figure 5: 

Figure 5: Map 1 - Extractive Industry & Buffer Area Beveridge North West Incorporated 
Document 
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49. Under Clause 4.3 of the Incorporated Document a permit is required for the use of Extractive 
Industry shown on Map 1.   

50. The application requirements at Clause 4.4 of the Incorporated Document require a detailed 
explanation of the proposed staging, processing, blasting and location of Plant and 
Equipment on the site (amongst other matters).  A staged rehabilitation plan is also required 
that includes (but is not limited to): 

a. Stages of rehabilitation; 
b. Rehabilitation of land to the end use identified in the Beveridge North West 

PSP; 
c. Proposed end contours of the rehabilitated site; and 
d. Any reductions in the buffers over the duration of the use. 

51. I note that the amendments to the Incorporated Document (via the VPA Part A submission) 
includes the requirement of ‘a phasing plan that demonstrates that blasting will not occur 
within 200m of the Eastern Arterial (RD-04) in the Beveridge North West Precinct Structure 
Plan, after xx (Date TBC)’ - a date to be determined in consultation with DoT.   

52. Consideration of the timeframe and staging of extractive industry form part of the decision 
guidelines at Clause 4.6 of the Incorporated Document.  The amendments via the VPA Part A 
submission (April 2022) includes guidelines that require ‘whether the extractive industry is 
staged to progressively allow development on surrounding land’, whether the phasing allows 
the rehabilitated site to transition into the surrounding area and the construction of the 
Eastern Arterial (RD-04). 

53. A permit issued under the Incorporated Document (at Clause 4.8 of the revision April 2022) 
must implement, via conditions for permit, the following, including: 

a) A rehabilitation plan must be prepared to the satisfaction of the responsible 
authority and endorsed to form part of this planning permit. The rehabilitation 
must specify: 

i. A timeline for rehabilitation which enables the land to be completely 
rehabilitated by 31 December 2052. 

ii. That the rehabilitation will be to a standard that facilitates the end use 
identified in the Beveridge North West PSP. 

iii. The staging of any rehabilitation. 
b) The rehabilitation plan must: 

i. Include final grades and finishes. 
ii. Specifying compaction of fill materials to a suitable standard. Demonstrate 

how the rehabilitated site could connect to and integrate with surrounding 
development  

c) The rehabilitation of land must occur in accordance with the endorsed 
Rehabilitation Plan, to the satisfaction of the responsible authority. 

d) The land must be rehabilitated by 31 December 2052 
e) Blasting, other than blasting directly associated with rehabilitation, must cease 

not more than 20 years from the commencement of the use.  

54. Conditions of expiry of the permit are proposed to be included which state: 

o The permit will expire: 
i) On 31 December 2052; or 
ii) If: 

1. the use and/or development is not commenced within five (5) years of 
the date of this permit; or 
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2. the Work Authority for the use issued under the provisions of the 
Mineral Resources (Sustainable Development) Act 1990 is cancelled in 
accordance with section 77O of that Act. 

 
Whichever occurs first. 

55. Specific controls are also applied to land within the ‘Blast Buffer Area’ and the ‘Sensitive Use 
Buffer Area’.  Within the Sensitive Use buffer uses including accommodation, education, office 
and retail uses area prohibited prior to 31 December 2027.  After this date a permit is required 
for use in this location. 

3.2 Amendment C161 to the Hume Planning Scheme 

56. Amendment C161 to the Hume Planning Scheme seeks to incorporate an Infrastructure 
Contributions Plan in to the Planning Scheme to facilitate the delivery of critical infrastructure 
to be delivered within the BNWPSP area. 

57. The Part A Version of the ICP (April 2022) proposes the infrastructure contributions be imposed 
on development proponents within the PSP area to contribute to the provision of works, 
services or facilities and the provision of land for public purposes.  The ICP consists of a 
monetary component and a land component. 

58. The monetary component will contribute towards ‘transport infrastructure’ projects and 
‘community and recreation construction’ projects in the PSP area.  The details of the projects 
align with the BNWPSP and area set out at Plan 02 Transport Projects and Plan 03 Community 
& Recreation Constructions Projects. 

59. Monetary contributions will be made in the form of both a standard levy and a supplementary 
levy and apply to land to be developed for residential purposes.  The levy only applies to 
residential development. 

60. The ICP land contribution percentage for residential development is 14.01% and 0.00% for 
commercial and industrial development. 

4.0 Permit Application for the Proposed Quarry 

61. The permit application (PLP268/19), made by Conundrum Holdings, applies to the land subject 
to the Works Authority area WA1473 and seeks to ‘use and develop the subject land for stone 
extraction and the creation of access to a road in a Road Zone (Category 1)’.   

62. The subject land is located at 175 Northern Hwy Wallan, which is located in the north eastern 
quadrant of the PSP area at the western side of the Spring Hill Cone. 

63. The Tract Report that accompanied the permit application sets out the details of the proposed 
permit and operation of the proposed quarry.  The Report states that the amount and location 
of the basalt reserve indicate that the quarry will have a lifespan of approximately 30years.  
The application proposes to undertake quarrying activity over four (4) phases, while 
progressively undertaking rehabilitation over the time period. 

64. A proposed phase plan is included with the application which shows the extent of the works 
areas and buffer areas for each phase required.  Refer below Figure 6 - proposed Phase 
planning included in the permit application: 

Figure 6: Proposed Quarry Phase Plan  
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65. The timing of each phase is proposed as follows: 

o Phase 1 – 10years 
o Phase 2 – 7years 
o Phase 3 - 7years 
o Phase 4 – 6years 

66. A rehabilitation plan is included with the application and a future development scenario plan 
is also included in the permit application.  The future development scenario shows the 
rehabilitated quarry being developed for residential purposes, including public open space. 

5.0 Factors influencing development commencement 
& staging  

5.1 Utilities & servicing infrastructure 

67. Development commencement and staging is largely be driven by access, cost and ease to 
deliver key servicing infrastructure and utilities to the development area.   

68. The background reports informing the BNWPSP outline the general access and required works 
to commence development with the provision of key service infrastructure and utilities.  The 
key servicing and supply considerations for the Precinct include:  

o Electricity Supply - Existing supply is available in Camerons Lane and Old Sydney Road.  
Augmentation is required to increase the supply capacity to service the PSP area for 
urban development.   
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o Telecommunications - Optic fibre cable as part of the NBN rollout is available at Wallan 
(north of the PSP area).  Alternatively optic fibre is also available at Mandalay to the 
immediate south of the PSP area (supplied by Opticomm).   

o Gas Supply: Gas supply is available to the PSP area from the existing mains located in 
Lithgow Street to the south (approx. 1km) or from Wallan (approx. 4kms to the north). 

o Sewer:  Yarra Valley Water (YVW) is responsible for the provision of sewer reticulation 
within the BNWPSP area.  The Lockerbie Branch Sewer (identified as PSGW0290) will 
provide outfall for the southern half (the catchment) of the PSP area.  I understand 
access to sewer for early stages of development will be via a pump station and rising 
main to be constructed in Camerons Lane.  Planned future sewer assets are also to be 
located to the north of the BNWPSP area and may serve the northern quadrants of the 
CWPSP.   

o Water Supply:  Water supply for drinking and non-drinking water to the PSP area is split 
into two (2) catchments north and south. The area to the south will be serviced by the 
Beveridge PR Zone and the north will be serviced by the Mt Fraser Zone.  Connection to 
existing water assets in Camerons Lane is available to the southern catchment for up to 
500 lots.  Once supply is exhausted, connection to the Mandalay internal loop main 
would be required at the cost of the developer. 

o Drainage:  The PSP area is covered by two (2) Melbourne Water drainage schemes, 
Kalkallo Creek DS and the Taylors Creek DS.  The Kalkallo Creek DS essentially covers 
the majority of stormwater flows for the western quadrants of the PSP area.  The existing 
Kalkallo Creek drainage reserve will convey water south, whilst constructed waterways, 
wetlands and retarding basins will need to be constructed.  The Taylors Creek DS applies 
to part of the eastern quadrants of the PSP area. 

69. Connection and extension to the existing utility supply mains is required to be developer 
delivered and funded at the time of subdivision.  Reimbursements for some costs may be 
available subject to program and funding provided by each particular agency.  Works to 
bring forward the delivery of trunk services (such as sewer) may be possible, however these 
costs generally need to be fully funded by the developer and would not be reimbursable. 

5.2 Road infrastructure 

70. The PSP area has limited existing road infrastructure connections at present, with the only 
vehicle access to Precinct via Old Sydney Road to the west or Camerons Lane to the south.  
Access from the Hume Freeway is located approximately 2kms south-east, via Lithgow Street 
from the off ramp.   

71. A future diamond interchange and freeway overpass is proposed to connect Camerons Lane 
and the Hume Freeway, located to the south-east of the Precinct.  The land is subject to a 
Public Acquisition Overlay.  The delivery of the interchange is a State infrastructure project 
however delivery timing is still unknown.  

72. Camerons Lane is proposed to be upgraded to a four (4) lane arterial road within the BNWPSP 
and is identified as being delivered under the PSP infrastructure contributions plan projects 
RD-01 and RD-02.  The projects are listed for short (0-5years) to medium (5-10years) term 
timing.  The land take and construction will be funded via the ICP, with Council the lead 
agency for delivery. 

73. The PSP proposes to deliver two (2) primary north-south arterial roads (RD-03 and RD04) that 
will facilitate major connections (four (4) lanes) to and from the Precinct to surrounding 
destinations.  The projects are to be broken up into sections and are listed as medium to long 
term timing.  The land take and construction will be funded via the ICP, with Council the lead 
agency for delivery.   
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74. Old Sydney Road is located outside the BNWPSP area and is not identified for any upgrade 
works associated with the BNWPSP that I am aware of. 

5.3 Site conditions & topography 

75. The existing topography and environmental constraints of the PSP area will influence the 
preferred staging of development having regard to the cost associated with excavation and / 
or fill requirements to deliver drainage infrastructure and level residential lots.   

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

77. Area’s or cultural heritage sensitivity, biodiversity or natural features will be avoided early in 
development to minimise cost and timing conflicts. 

78. Substantial parts of the PSP in the western quadrants are subject to sloping topography 
making it less desirable and more costly to develop in early stages of the development process 
for the PSP area. 

5.4 Pattern of landownership  

79. The pattern and size of landownership may significantly influence the timing of 
commencement of development of an individual landholding within the PSP area.   

80. Existing landowners may have completing interests, depending on the purpose for which they 
use their land or the basis for which it was acquired.  For example, a developer held parcel is 
generally going to commence development as soon as possible after the approval of a PSP.  
Land developers are generally motivated by two key drivers of project feasibilities – the cost to 
develop and the time to achieve settlement of purchaser contracts of sale.   

81. Other existing landowners may have no immediate interest commencing development upon 
approval of a PSP or selling their land to a developer as they may wish to maintain their 
existing use rights and agricultural activities.  In some instances, existing landowners prefer to 
‘wait’ to develop in order to maximise their end realisation of land value once development has 
commenced surrounding.  

82. Development undertaken on other landholdings may influence staging and timing elsewhere 
in the Precinct, particularly where major infrastructure is required to facilitate urban 
settlement (e.g. sewer, drainage and road infrastructure, all of which can be a substantial 
cost brought forward if required to commence development). 

83. Development occurring on multiple landholdings at the one time may create greater 
competition between projects, but also draw more customer traffic to a development area, to 
the benefit of all projects on the market at that time. 

84. Conflicting or pre-existing land use interests may impact development commencement and 
timing, including where land is used for purposes that may have the potential to cause 
adverse amenity outcomes for urban uses. 

85. The presence of a potential quarry within the BNWPSP area will likely impact development 
within the north-eastern quadrant of the PSP area.  Extractive industries have the potential to 
create adverse residential amenity outcomes as a result of noise, air quality (dust), vehicular 
movements and visual amenity.  I discuss these matters in further detail in Section 6.2 of my 
Report. 
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86. The land ownership within the BNWPSP area is dominated by Yarra Valley Water (YVW), who 
own or have interest in approx. 740ha of land (7 contiguous landholdings) or approx. 58% of 
the PSWP area.  While not a developer, I understand that YVW intend to partner with a 
developer to develop their landholding upon approval of the PSP.  

87. Other large landholdings capable delivering a substantial supply of residential land include 
Property BN-14 - controlled by developer Balcon, Properties BN-07 & BN-08 – I understand are 
also developer controlled.  Properties BN-15 and BN-06 are privately owned at present, 
however they present a substantial development and have the potential to be developed in the 
medium term of the PSP.   

5.5 Cost of development & funding 

88. Most land development projects are funded with a mix of capital and debt.  The cost of 
development is managed throughout the lifecycle of the project and performance measures 
are put in place to ensure cash flow is available to deliver the project on a staged basis. 
Upfront costs of development are important to minimise, while revenue returned is directed to 
pay down debt as first priority during the development rollout. 

89. Developers commencing construction in the PSP area will need to balance major upfront costs 
of infrastructure in early stages, including the extension of trunk services external to the PSP 
area and development head works costs.   

90. Inherently developers will commence in a location where the upfront cost of development are 
minimised (where possible) and the complexity for construction timing will ensure prompt 
delivery and settlement of contracts (i.e. balancing cost with incoming revenue achieved at 
settlement in order to pay down construction debt as a priority).  

5.6 Market Conditions 

91. Master planned communities in greenfield locations are long term projects that are often 
delivered over many years.   

92. The BNWPSP states that the development of the Precinct will occur over a 30year period and 
deliver 15,075 dwellings when fully developed.  This would equate to the delivery of 
approximately 502.5 dwellings per year from commencement. 

93. Based on current data (UDIA state of the land Report and RPM sales data) of similar trading 
estates in other PSP areas, it is anticipated that a land within the BNWPSP area may generate 
monthly average sales of approximately 30 to 45 lots per month (or 360 to 540 lots per year), 
subject to how many estates are trading at the one time.  Sales would be likely spread over the 
active projects in the area.  Larger projects generally command a greater percentage of land 
sales.  The greater number of projects on the market will result in greater the total sales 
numbers. 

94. There are currently 16 active projects in the Mitchell growth corridor, currently operating in 
both Beveridge and Wallan.  The net monthly sales average of Mandalay (which is the largest 
estate in the Mitchell growth area) is currently averaging 35.7 sales (nett) per month for the 
current financial year (source: RPM Land Digest & ASR North/Hume– March 2022).  The next 
best is Ooranya (Beveridge) which is currently averaging 29.2 sales per month (nett) (source: 
RPM Land Digest & ASR North/Hume– March 2022). 

95. Major projects in the Hume corridor to the south include Cloverton (Kalkallo) and Highlands 
(Craigieburn) which are currently achieving average monthly sales (gross) for the 2022 
calendar year of between 27 to 35 lots (source: RPM Land Digest & ASR North/Hume– March 
2022).   
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96. Lot production will generally follow the rate of sale on a staged basis.  Stage delivery 
(construction) would likely overlap and would result in the delivery of approximately 5 or 6 
stages (with approx. 50 lots per stage) annually. 

97. Positioning the development projects within the ‘Land Development Market’ is important to 
attract prospective land purchasers.  Lots sizes (or product types) released for sale to the 
market will be considered on a stage by stage basis subject to an assessment of demand at 
the time of release.   

98. Generally, in the early stages of land development projects lots released for sale will provide a 
broad range of lot sizes that have broad market appeal.  Standard lot sizes (current greenfield 
market average is 370sqm, per UDIA State of the Land Report March 2022) and above would 
form the majority of lots released upfront.   

99. Smaller lot options, medium density housing, mixed use and non-residential lots will likely be 
held back for later release once the project has sales momentum and clear delivery timing. 

  



 

 
16 

6.0 Assessment 

100. As outlined earlier, the scope of my instructions is to consider the way the draft BNWPSP and 
ordinance proposes that the quarry be accommodated and the potential impacts on staging 
development within and implementation of the PSP. 

101.  Having regard to my instructions and my experience and expertise in relation to greenfield 
land development, I consider the following key question arise for which I have focused my 
assessment: 

o How does the BNWPSP accommodate the proposed quarry? 

o What are the potential impacts of the proposed quarry on development staging of the 
BNWPSP area? 

o What is the impact of the proposed controls in the SCO (and Incorporated Document) on 
the staging of the development in the BNWPSP area? 

o Does the permit application meet the provisions of proposed planning controls having 
regard to proposed staging of development? 

102. I address each of the above questions as follows: 

6.1 How does the BNWPSP accommodate the proposed quarry? 

103. As outlined in Section 3.1 of my report, the BNWPSP (April 2022) acknowledges the potential 
for the development of the land subject to WA1473 within the PSP area over the life of the 
anticipated development duration of the PSP. 

104. The introduction (p.5) of the PSP acknowledges that ‘the precinct may develop in conjunction 
with a time-restricted quarry at WA 1473’.   My emphasis added. 

105. The PSP vision states: 

The PSP will develop over an approximate 30-year duration. During the development of 
the precinct, there may be a quarry as per Works Authority 1473. The Planning Scheme 
limits any extraction works in any quarry to an extraction timeframe of 20 years. 
Following cessation of any quarry and rehabilitation to a residential standard, urban 
development will continue to develop as set out in the PSP. 

My emphasis added. 

106. While a development period for the PSP is nominated as 30 years, the introduction and vision 
statements state that it is the intention for the PSP to develop concurrent with operations of 
the quarry.  However, PSP also appears to acknowledge that if the quarry proceeds urban 
development will effectively halt in the area identified for the quarry (and buffers) for a period 
of 30 years until cessation and rehabilitation is complete, or 31 December 2052 (per the 
Incorporated Document). 

107. While the quarry and buffers areas are shown on the Future Urban Structure Plan (plan 3) the 
PSP is silent on how orderly development of the PSP area may be staged to accommodate the 
proposed quarry.  

108. Direction for the orderly staging of development within the PSP area is contained at Clause 
3.7.1 (Precinct Infrastructure Plan & Staging) at p.39.  The requirements and guidelines direct 
that that development staging must provide for the timely provision and delivery of critical 
infrastructure in the Precinct.  
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109. Specifically, Requirement R30 of the PSP lists the important infrastructure items that must be 
provided in an orderly approach to staging of development, including arterial road 
infrastructure and ‘connection of the north south arterial network between Camerons Lane 
and Hadfield Road’. The PSP and ICP list the arterial roads as medium to long term timing.  

110. From my review, the PSP does not provide any guidance on how development and 
infrastructure delivery may be undertaken while the quarry is operating (should it proceed).  
The absence of any guidance, in my view, has the potential to cause conflicts for staging 
development, orderly delivery of infrastructure and the implementation of the outcomes 
sought by the PSP.  

111. For example, development of the north south arterial road network is uncertain given that the 
quarry operation will likely impact the timely delivery of the road connections through the 
northern quadrants of the PSP to Hadfield Road.  Given Hadfield Road is not constructed and 
the timing is unknown, it is likely that any sections built to the south in the PSP area will lead to 
nowhere for a considerable time period.   

112. The revised VPA Part A version of the Incorporated Document (November 2021 – amended April 
2022) requires phasing to demonstrate that blasting does not occur within 200m of the 
Eastern north south arterial (RD-04).  However, the timing is still to be determined and even in 
the event that appropriate phasing is demonstrated, it is unlikely to directly result in the road 
being built. 

113. I also note that the ICP does not propose to forward fund of any sections of the road network 
(or other infrastructure identified to be delivered in the quarry area), therefore there is 
potential that significant portions of the road network will not be built during the quarry 
operating period and most likely only following cessation.  

114. The cost of development of significant infrastructure that does not have an immediate nexus 
or benefit to the commencement of a development stage (or project) is a significant deterrent 
for a developer to commence sales and construction. 

115. From a development perspective, I consider greater certainty is required to understand how 
the PSP (or ICP for that matter) anticipates infrastructure to be delivered when there may not 
be any immediate nexus between the development and need in order for the urban 
development to be undertaken concurrent with the operations of the quarry as envisaged by 
the PSP. 

6.2 What are the potential impacts of the proposed quarry on 
development staging of the BNWPSP area? 

116. In forming my views, I have relied on my professional experience and expertise in land 
development and my background in this matter having been involved in the previous C106 
Advisory Committee Hearing.  I have considered the following in informing my views, 
including: 

o the vision and outcomes sought by the BNWPSP (April 2022) and the public 
infrastructure requirements (projects and timeframes) contained within the draft ICP 
(April 2022); 

o the matters likely influencing development staging referred to in Section 5 of my report; 

o the permit application documentation for the proposed quarry, including the Tract 
Report (2019-10-02), having regard for the proposed operation of the quarry and the 
potential sequence / timing of urban development concurrent with the quarry 
operations; and 
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o the Potential Development Sequencing Northern Growth Corridor report (Patch Design + 
Plan, Draft Version June 2020) which was provided to me by Maddocks, having regard to 
the potential sequence of development;  

117. In my view development within the BNWPSP area will commence at the southern extent of the 
PSP area (Camerons Lane) where access to utilities and service connections will be available 
or can be relatively easily / cost effectively brought up to the PSP boundary from the south.   

118. In my view development will likely commence within the Yarra Valley Water (YVW) holding 
(BN-11 – adjacent to the alignment of the proposed western north-south arterial road).  With 
similar timing, development may also commence on the Balcon property (BN-14) adjacent to 
the alignment of the eastern north-south arterial road.   

119. I would expect development to steadily rollout in a northerly direction within both of these 
land holdings having regard to the generally flat topography of the land and limited other 
upfront major infrastructure costs to be delivered in the early stages of development.  

120. While I note the Patch Report was prepared prior to the release of the Panel Report for C106 
and does not appear to factor in a potential quarry in the PSP area, I generally agree with the 
sequence of development put forward in relation to the BNWPSP area under a ‘no quarry 
scenario’ (Refer Development Sequence Plans – Years 2020 to 2025 to Development Sequence 
Years 2055 - 2060).  The development front in this sequencing may reach the north-eastern 
quadrant of the PSP area within approximately 10 years from commencement.   

Refer a copy of the Development Sequence Plans, prepared by Patch Design + Plan (Potential 
Development Sequencing Northern Growth Corridor report, Draft Version June 2020) at 
Appendix 2 of my Report. 

121. In my view the Patch Report sequencing appears logical from a development perspective, 
albeit follows a direct sequential approach and does not necessarily appear to take into 
consideration patterns of land ownership and other developer interests who might seek to 
undertake ‘out of sequence’ development commencement.   

122. In reality PSP’s rarely roll out in a direct sequential manner from the existing development 
front.  As referenced in Section 5 of my report, a number of other factors including land 
ownership, developer interests and funding will be key drivers for the commencement of 
development of individual parcels within the BNWPSP, in addition to serviceability. 

123. Once initial service, utility, road and other urban infrastructure has been delivered on nearby 
landholdings, there may be opportunities for development to occur ‘out of sequence’ or to 
‘leapfrog’ the immediate development front.  Out of sequence development would need to 
fund the ‘bring forward’ cost to the deliver service connections (in a timely fashion) or road 
access through neighbouring parcels (by agreement).  I note that the BNWPSP provides some 
criteria for ‘alternative staging’ at G90 (p.39 of the BNWPSP April 2022). 

124. The development of the Mandalay master planned community (albeit subject to its own suite 
of planning controls - CDZ) is a good example where urban development has seemingly been 
developed ‘out of sequence’ from direct connection to the existing urban area or growth front 
within the northern growth corridor. 

125. The commencement of multiple development fronts and active projects in the BNWPSP area 
will be important to generate market interest, provide purchaser choice of location / product 
typologies and price competition.  However, given the significance of the YVW landholding 
within the PSP area, the number of active projects that may be possible to be rolled out in 
parallel with YVW may be limited (assuming YVW develop their land as a single project).   

126. From a market perspective, the presence of the quarry (and its buffers) creates uncertainty 
and risk in proceeding with the development of the north-eastern quadrant of the PSP.  The 
possible amenity impacts associated with the quarry and the likely delays in delivering the 
Northern and Eastern LTCs and community infrastructure may deter prospective purchasers 
from buying lots, even in proximity to the quarry buffer.   
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127. Further developers (and funding partners) may be unlikely to risk of commencement of sales 
on landholdings proximate to the quarry and its buffers in the north-eastern quadrant of the 
PSP area while the quarry is in operation. 

128. In my view the likelihood of development commencing the north-eastern quadrant of the PSP 
area as part of a sequential rollout (per the Patch Report) or ‘out of sequence’ (ie. earlier than 
10 years) is unlikely while the quarry proposal and operations are possible. 

129. Given a lack of product choice, purchasers may subsequently look to other growth areas (PSP 
areas with active projects) directing a greater volume of land sales to other locations.  This 
would likely result in lower sales rates, slower commencement of development stages and 
slower delivery of key infrastructure within the BNWPSP area.   

130. As per Incorporated Document (April 2022), the proposed timeframe for which the quarry may 
operate is 30years from commencement.  Assuming commencement of quarry works occurs 
immediately following the issue of a planning permit and gazettal of the Amendment C158 
(potentially within 12 months from present - April 2023– a likely best case scenario) the 
operation of the quarry may therefore be ongoing until 2053. 

131. The BNWPSP envisages a development timeframe for implementation and delivery of all urban 
land and infrastructure within the PSP area for a time period of 30 years (from approval).  
Based on the assumptions above it is therefore likely, in my view, that development within the 
north-eastern quadrant of the PSP will be limited, if commenced at all, until 2053.  This will 
result in a likely further delay of the full build out of the BNWPSP well beyond 2053. 

132. The NDA of the north-eastern quadrant of the PSP (identified as properties BN-04, BN-05 & BN-
06, per the BNWPSP April 2022) represents a total area of 212.83ha of land or 27.68% of the 
overall NDA available within the BNWPSP area. 

133. With reference to the PSP urban structure and land budgets for parcels BN-04, BN-05 & BN-06, 
the quarry and buffer areas will delay the following critical infrastructure items, including: 

o 2 x Government Schools; 

o 2 x Local Town Centres; 

o 2 x community centres; 

o Indoor Recreation Centre; 

o Local sports reserve; 

o 4 x local park reserves; and  

o Parts of the Western and Eastern north-south road arterial reserves. 

134. The BNWPSP parcel specific land budget summarises the key infrastructure land areas for to 
be set aside within the future urban structure. Refer extract of Parcel Specific Land Budget 
Table at Section 4.4 of the BNWPSP (April 2022) in Figure below: 

Figure 7: Extract from Parcel Specific Land Budget Table (April 2022) 
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135. In total 158.14ha of land set aside for critical infrastructure will be quarantined within the 
north-eastern quadrant of the PSP area and delivery delayed for 30+ years from 
commencement of development within the PSP area. 

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

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

138. In summary, it is my view that the proposed quarry will potentially impact the development 
staging of the BNWPSP by, including: 

o effectively quarantine the north-eastern quadrant of the BNWPSP area from urban 
development until works associated with the quarry cease (likely until at least 2053); 

o delay the overall timing for the completion of the development of the PSP area well 
beyond 2053; 

o delay the likely timing of delivery of key infrastructure within the PSP area as 
development rolls out;  

o create uncertainty of development outcomes and the for the orderly implementation of 
the vision sought by the PSP; 

o restrict the commencement of development on multiple fronts within the PSP area; 

o potentially slow the rate of construction and stage commencement within the PSP area 
due to less supply of lots being released to the market at the one time; and 

o potentially increase the price of lots brought to the market due to less choice of 
developers operating within the PSP area at the one time. 

6.2 What is the impact of the proposed controls in the SCO (and 
Incorporated Document) on the staging of the development in the 
BNWPSP area? 

139. My assessment and views in relation to the above question have been limited to consideration 
of development staging. 

140. The proposed Specific Control Overlay and the Extractive Industry & Buffer Area Beveridge 
North West Incorporated Document (November 2021 – amended April 2022) seeks to impose 
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limits on the timeframe for quarry operations and use in the WA1473 area and associated 
buffer areas.   

141. Clause 4.8 of the Incorporated Document November 2021 – amended April 2022) requires that 
any permit issued must implement outcomes in relation rehabilitation and cessation of 
blasting for production.  Specifically, Clause 4.8 d) states that a condition must be included in 
any permit issued stating:  

‘Blasting, other than blasting associated with rehabilitation, must cease not more than 20 
years from the commencement of the use’. 

142. As I understand, this condition will place a limit of 20 years for blasting works being 
undertaken in association with the quarry from commencement of the use (I note blasting 
associated with rehabilitation may proceed beyond this period).  It is unclear whether 
extensions to any permit issued may also extend the life of the production blasting works, 
notwithstanding the condition in the Incorporated Document. 

143. I note specific controls are also provided for the areas of the PSP that are within the buffers of 
the quarry.  Restrictions on the use and development of the buffer areas for urban uses are 
proposed, with urban development prohibited prior to 31 December 2027 and a permit 
required for use, development and subdivision thereafter until 31 December 2052. 

144. While the works period is notionally limited to 20years, the proposed controls will still likely 
quarantine any urban development in the area subject to the WA1473 and buffer areas for up 
to 30 years from present.   

145. I also note that the VPA Part A submission version of the Incorporated Document (November 
2021 – amended April 2022) now includes decision guidelines that refer to the quarry 
demonstrate the operations are progressively staged to allow development of the surrounding 
land, including the eastern north south arterial road (RD-04). 

146. While the permit triggers (and revised decision guidelines) that would allow applications to be 
made for some development to occur within the sensitive use buffer areas within this time 
period, for the reasons outlined in Section 6.2 of my report I consider it unlikely that a 
developer would seek to pursue any development in the buffer areas or proximity until the 
cessation of the use and rehabilitation occurs. 

147. In my view, the controls contained within the SCO and Incorporated Document (November 
2021 – amended April 2022) do not provide sufficient certainty that development of the PSP 
area could be successfully staged and infrastructure delivered in an orderly fashion as sought 
by the requirements of the PSP and the 30 year timeframe anticipated for the PSP. 

148. Further I consider that the proposed controls will quarantine (and at best stagnate) the 
development of the north-eastern quadrant of the PSP for up to 30 years from present, 
resulting in a further delay for the delivery of the urban development and infrastructure for 
some time beyond 2053. 

6.3 Does the permit application meet the provisions of proposed 
planning controls having regard to proposed staging of development? 

149. My assessment and views in relation to the above question have been limited to consideration 
of development staging. 

150. The purpose of the proposed controls within the Incorporated Document (November 2021 – 
amended April 2022) at Clause 2.1 includes to ‘allow the grant of a planning permit for 
extractive industry for a fixed duration in accordance with Clause 4.8 and 6.0 of the 
document’ and to ‘coordinate any extractive industry with the implementation of the 



 

 
22 

Beveridge North West Precinct Structure Plan 2021 in a manner that will not prejudice the 
operation of the extractive industry for the designated extent of the permitted activity’.  

My emphasis added. 

151. As outlined previously in my report, Clause 4.8 of the Incorporated Document requires that 
blasting for production (other than for rehabilitation) must cease ‘not more than 20 years 
from commencement’.  

152. As per the Tract Report the permit application indicates that the quarry will have a lifespan of 
30years.  The application proposes to undertake quarrying activity over four (4) phases, while 
progressively undertaking rehabilitation over the proposed 30 year time period. 

153. Therefore, the proposed staging of the quarry operations does not to meet the 20 year timing 
requirements outlined of the Incorporated Document and in my view does not demonstrate 
that the extractive industry is appropriately staged to allow development on the surrounding 
land per the revised Decision Guidelines at Clause 4.6 of the Incorporated Document.  

154. Clause 4.4 (Application Requirements) of the Incorporated Document requires the provision of 
a staged rehabilitation plan that includes stages of rehabilitation.  The submission 
documentation outlines that rehabilitation will occur progressively at each phase of 
development and an overall rehabilitation plan is provided to accompany the proposal.  Refer 
rehabilitation plan below in Figure 8 below. 

 
Figure 8 – Proposed Rehabilitation Plan (Conundrum Holdings) 

 

155. While the proposed quarry phasing plan shows the extent of the area of each phase of 
extraction, the rehabilitation plan does not outline implementation or works that would be 
required to be undertaken post rehabilitation process in order to facilitate urban development.   
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156. I note that the Tract Report includes a Conceptual Development Plan (Figure 14, p.31), 
however no details are provided to outline what work is required to deliver the site ‘ready for 
development’, nor does it demonstrate how the Plan may meet the vision, objectives and 
outcomes envisaged by the BNWPSP.  Refer below Figure 9 for copy of the Conceptual 
Development Plan from the Tract Report. 

Figure 9: Conceptual Development Plan (Figure 14, p.31 of Tract Report) 

 

157. In my view further details of the outcomes of rehabilitation (including post-rehabilitation / 
implementation of the BNWPSP) and timeframe for completion should be provided for each 
phase of development and rehabilitation.  This will provide greater certainty for developers 
(and purchasers / incoming residents) to gain a greater understand of the potential amenity 
considerations and visual impacts at each phase of development.  
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Conclusion 

158. In conclusion, taking into consideration the factors that would likely impact the development 
staging of the BNWPSP, I summarise my opinion as follows: 

o The BNWPS does not provide enough guidance or certainty of how orderly development 
and infrastructure delivery will be effectively rolled out while the quarry is operating;   

o The proposed quarry will potentially impact the development staging of the BNWPSP by, 
including: 

§ quarantining the north-eastern quadrant of the BNWPSP area from urban 
development until works associated with the quarry cease until 2053 creates 
uncertainty of development outcomes and the for the orderly implementation of 
the PSP; 

§ delay the overall timing for the completion of the development and delivery of 
key infrastructure of the PSP area well beyond 2053; 

§ restrict the commencement of development on multiple fronts within the PSP 
area; 

§ potentially slow the rate of construction and stage commencement within the 
PSP area due to less supply of lots being released to the market at the one time; 
and 

§ potentially increase the price of lots brought to the market due to less choice of 
developers operating within the PSP area at the one time. 

o the controls contained within the SCO and Incorporated Document do not provide 
sufficient certainty that development of the PSP area could be successfully staged and 
delivered in an orderly manner required by the BNWPSP. 

o further details of the outcomes of rehabilitation and timeframes at each phase of 
development / rehabilitation of the quarry are necessary to give greater certainty for the 
development staging of the BNWPSP area.   

 

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

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

Advisory practice); 

• 2012 – 2019: Director Planning & Design (and other positions), Dacland Pty Ltd (a private 
Property Developer & Development Management business); 

• 2004 – 2012: Director (and other positions), Urbis Pty Ltd (a private Multi-Disciplinary Property 
Advisory business); 

• 2003: Senior Consultant, Mouchel Parkman Pty Ltd in the UK (a Global Multi-Disciplinary 
Property Advisory business); 

• 1999 – 2002: Urban Planner, Coomes Planning Pty Ltd (a private Urban Planning Advisory 
practice); and 

• 1999: Urban Planner, Stonnington City Council (Local Government). 

3. Area of expertise includes:  

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

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

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

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

4. Expertise to prepare this report:  
 
My specific expertise to prepare this report includes:  

• My expertise in property development having managed the planning and development of 
multiple greenfield master planned community projects for private developers; 
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• Professional qualifications and expertise in town planning, both in the public and private 
sectors; 

• Direct involvement in the preparation of and / or implementation (via planning approval 
processes) of numerous of Precinct Structure Plans within Victoria, through engagements in 
private development and private practice for private clients.   

• I was engaged to give expert development staging evidence at the Advisory Committee 
Hearing for the BNWPSP in 2021. 

5. Instructions received in relation to this matter:  
 
My instructions required me to consider and provide commentary on the following: 
• the issues likely to arise from your experience and how any analysis that you undertake may 

be able to assist in providing an Advisory Committee with a better understanding of the 
development staging issues, including:  

o the way that the PSP proposes that the quarry be accommodated and its potential 
impacts on staging of development within and implementation of the PSP;  

o the impact of the proposed controls in the SCO proposed to be introduced by 
Amendment C158 in relation to the quarry; and  

o whether the current Permit Application should be granted (under the proposed 
controls).  

 
In so doing, I have relied upon those matters outlined below. 
 
6. Facts, Matters and Assumptions relied upon  
 
I have relied upon the following in the preparation of this report: 
 
• Inspections of the PSP area and surrounds (road side); 

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

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

• Review of the Beveridge North West Precinct Structure Plan (2019), exhibited documentation 
and background reports; 

• Review of the Beveridge North West Precinct Structure Plan (2021), exhibited documentation 
and background reports; 

• Review of the Panel Report for Amendment C106 to the Mitchell Planning Scheme and 
BNWPSP (7 October 2020); 

• Review of the Mitchell Shire Submission to Amendment C158 and C161 (February 2021) and 
Council decision and Minutes; 

• VPA Part A Submission and Appendices, including BNW PSP (Part A Version, April 2022), BNW 
ICP (Part A Version, April 2022), and Extractive Industry & Buffer Area Beveridge North West 
Incorporated Document (November 2021 – amended April 2022); 

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

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

• Rehabilitation Plan (Conundrum Holdings Pty Ltd, Figure 8-1, 06/09/2019); 

• Review of the Potential Development Sequencing – Northern Growth Corridor Report, Draft 
Version, dated June 2020, which was prepared for Mitchell Shire Council by Patch Design + 
Plan (the Patch Report);  

• Draft Evidence Statement for Mitchell Shire Council – BNWPSP and ICP - Economic 
Assessment, prepared by Marcus Spiller, SGS, (April 19, 2022); 
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• Preliminary Views – BNWPSP – Traffic and Transport Report, prepared by Stephen Pelosi, 
Movendo (12 April 2022); 

• UDIA State of the Land Report 2022 (March 2022); and 

• RPM Real Estate Group Land Digest and Area Sales Report (March 2022) Northern Growth 
Corridor (Hume & Mitchell). 

 
7. Identity of persons undertaking the work:  
 
Jonathon Fetterplace 
 
8. Summary of opinion:  
 
A summary of my opinions in relation to this matter is included at paragraphs no. 100 to 157 of my 
evidence.  
 
I have made all the inquiries that I believe are desirable and appropriate and no matters of 
significance which I regard as relevant have to my knowledge been withheld from the Panel. 
 
Jonathon Fetterplace 
Director 
A Different City Pty Ltd 
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Appendix 2 – Development Sequence Plans  
(Potential Development Sequencing Northern Growth Corridor report, Patch 
Design + Plan, Draft Version June 2020) 
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The cities of 
tomorrow will 
be different. 
We’ll lead 
you there. 


