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Council policy documents change from time to time and it is recommended that you consult
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1

Purpose

To outline the proposed redevelopment of the former Eumemmerring Primary School surplus
education site at 58 Doveton Avenue, Eumemmerring.
2

Background

The Eumemmerring Primary School was one of three schools in the Doveton /
Eumemmerring area which ceased operation in 2008. Following the closure of these
facilities, the land was deemed to be surplus to the needs of the Department of Education
and Early Childhood Development.
Planning Scheme Amendment GC5 was gazetted on 18 February 2014 and saw the
rezoning of the three sites to enable the sale of the land and consideration for residential
uses.
The Former Eumemmerring Primary School site at 58 Doveton Avenue was rezoned to the
General Residential Zone (GRZ) and an accompanying Development Plan Overlay (DPO)
was applied.
This document has been prepared by Calibre Consulting (Melb) Pty Ltd (on behalf of the
landowner) in conjunction with the City of Casey having regard to Schedule 20 of the
Development Plan Overlay which applies to land at No. 58 Doveton Avenue,
Eumemmerring.
3

Site Analysis

3.1

Subject Site

The subject site, No. 58 Doveton Avenue, Eumemmerring (shown in Figure 1) is located on
the western side of Doveton Avenue.
The site has a total area of approximately 2.8 hectares with a street frontage of
approximately 18.0 metres which was used to provide vehicle access to the former
Eumemmerring Primary School. The site has frontage to a discontinued section of the Olive
Road Reserve of approximately 135.5 metres.
All buildings and structures associated with the former use of the land have been removed,
however concrete slabs associated with former Eumemmerring Primary School buildings
remain.
The site contains a number of trees of high retention value including mature River Red
Gums that are listed on the Casey Significant Trees Study Register. The trees are protected
by the Environmental Significance Overlay (ESO) Schedule 7.
There is a significant stand of River Red Gums located to the west of the subject site in the
Olive Road Reserve. The Tree Protection Zones of a number of the River Red Gums
encroach onto the subject site.
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Figure 1 - Aerial Image of the Subject Site

3.2

Surrounding Area

Land to the north, east and south of the site has been developed for residential purposes.
Development around the site comprises post-war detached housing with generous,
landscaped front and rear setbacks. A significant proportion of the lots directly abutting the
subject site have been subdivided resulting in a more dense urban form. An aerial image of
the subject site is provided in Figure 1.
Land to the west of the site forms part of the Olive Road Recreation Reserve which is owned
and managed by the City of Casey. This reserve includes ten (10) outdoor netball courts
and a stadium with several indoor netball courts and a gravel car parking area used as a
training area for the Country Fire Authority.
The Eumemmerring Creek separates this reserve from Robinson Reserve which hosts local
football, cricket and tennis clubs.
Walking and cycling trails along the Creek provide broader connections towards Dandenong
and Hallam. A pedestrian link is also located within the discontinued section of Olive Road
to provide connections to and from Frawley Road.
Bus services are available along Frawley Road providing access to the smaller retail centres
of Autumn Place (1km west) and Spring Square (2.2km east) and the larger centres of
Dandenong (4km west) and Fountain Gate (6.4km east). Hallam Primary School and
Hallam Senior College are also accessible on this bus route (1.3km east).
An aerial image of the surrounding area is provided in Figure 2.
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Figure 2 - Aerial Image of Surrounding Area

3.3

Constraints and Opportunities

Ecology
This Development Plan is informed by Arboricultural reports prepared by Tree Logic (dated
23 April 2013 and 15 April 2014), advice prepared by Ecology and Heritage Partners (15
March 2015) and a peer review of the Tree Logic reports undertaken by C&R Ryder
Consulting P/L (24 August 2015).
A total of 127 trees were assessed comprising 101 trees on the subject land and 26 within
the Olive Road Reserve to the west. Thirty-seven (37) of these trees are included within the
City of Casey Significant Tree Register and protected by the Environmental Significance
Overlay (Schedule 7). These comprise twelve (12) River Red Gums (Eucalyptus
camaldulensis) within the subject site and twenty-five (25) River Red Gums within the Olive
Road Reserve.
In line with the Illustrative Masterplan, any future development of the land must provide for
the retention of all but one (Tree No.3168 on Significant Tree Register / Tree No.5 on
Existing Conditions Plan) of the River Red Gums within the subject site and the protection of
the 25 specimens along the western boundary as per the requirements of the Environmental
Significance Overlay (Schedule 7). The identified removal of Tree No.3168 must require the
provision of an offset that makes a contribution to Victoria’s biodiversity that is equivalent to
the contribution made by the existing tree. All other native vegetation on the land may be
considered for removal to facilitate the residential redevelopment of the site, subject to any
offsetting requirements as per Clause 52.17 of the Casey Planning Scheme.
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Drainage
A Stormwater Management Plan (SWMP) will be prepared for approval by Melbourne Water
and the City of Casey. Water sensitive urban design will be addressed in the SWMP.
The development of the site will require the implementation of a combined on-site
attenuation and water quality treatment system in order to satisfy State stormwater
management policies. The system must be located outside of the Tree Protection Zones
(TPZ’s) of retained River Red Gums. The drainage area must be designed so that when it is
empty it has a landscaped appearance.
Aboriginal Cultural Heritage
A Cultural Heritage Management Plan (CHMP) has been prepared for the site. The Cultural
Heritage Management Plan No. 13467 was prepared by Alpha Archaeology and approved
by Aboriginal Affairs Victoria (AAV) on 12 October 2015.
The Complex Assessment undertaken by Alpha Archaeology involved two phases of
excavation. The first phase was concentrated in the western portion of the site which is
within 200 metres of the Eumemmerring Creek. These excavations revealed one new
Aboriginal archaeological site: an artefact scatter comprising 40 silcrete and chert flaked
pieces of moderate scientific significance.
A second phase of excavations was undertaken in the eastern part of the site at the request
of AAV. This did not reveal any further areas of significance and confirmed that that part of
the site had been subject to previous ground disturbance (including the introduction of fill).
The approved CHMP provides for the salvage of the artefact scatter as impact cannot be
avoided.
4

Strategic Framework

4.1

State Planning Policy Framework (SPPF)

The Development Plan aligns with key strategic directions of the State Planning Policy
Framework. Clauses 11 and 16 of the SPPF promote the delivery of a range of housing
types within areas which can be readily serviced and are well serviced with respect to
transport routes, retailing and commercial services, education facilities and open space.
Clause 12 encourages the protection and conservation of biodiversity, including the retention
of native vegetation.
These principles underpin the Development Plan which will provide for a well-planned, in-fill
residential development that integrates significant vegetation in a location which has access
to existing service infrastructure, public transport routes and open space networks.
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4.2

Local Planning Policy Framework (LPPF)

The Development Plan is in line with the strategic directions identified within the Municipal
Strategic Statement (MSS).The Municipal Strategic Statement (MSS) locates the site within
the Built Up Area where objectives are to provide a range of housing opportunities, reduce
car dependency and optimise use of existing service infrastructure.
The Local Planning Policy Framework encourages the protection and retention of natural
assets for past, present and future generations. These principles have been considered and
incorporated into the preparation of this Development Plan.
4.3

Planning Controls

The site is located within the General Residential Zone (GRZ).
The site is affected by the Environmental Significance Overlay (ESO) (Schedule 7) as shown
in Figure 3. The site is also affected by Schedule 20 of the Development Plan Overlay
(DPO20) which sets out the information required to be included within this Development
Plan. An aerial image of the Environmental Significance Overlay (Schedule 7) is provided in
Figure 3.

Figure 3 – Aerial image showing coverage of Environmental Significance Overlay (Schedule 7) on
Subject Site
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4.4

Significant Tree Study

The Significant Tree Study recognises the significance of approximately 850 trees across the
City of Casey and informed the application of the controls introduced by Amendment C148.
The Significant Tree Register in Part 2 of the Study identifies twelve (12) River Red Gums as
being located on the subject land: 10008, 10007, 3168, 3169, 3170, 3171, 3172, 3173,
3174, 3175, 3176 and 3177.
A further twenty-five (25) River Red Gums are located within the Olive Road Reserve to the
west of the subject site. These are identified as trees 620, 624, 625, 629, 630, 631, 632,
633, 634, 635, 636, 637, 639, 640, 641, 648, 650, 651, 653, 655, 656, 661, 663, 665, 667 in
the Significant Tree Register.
5

Development Plan Components

5.1

Existing Conditions

Schedule 20 of the Development Plan Overlay requires that the Development Plan contains
an Existing Conditions Plan. Figure 4 shows the Existing Conditions Plan which identifies
surrounding land uses, buildings on those allotments, nearby roads, pathways, contours,
infrastructure and public transport routes as required by the Schedule.

58 Doveton Avenue, Eumemmerring Development Plan (Version 1.2)
Page 9 of 22

Figure 4 - Existing Conditions Plan
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5.2

Development Outcomes

An Illustrative Masterplan is shown in Figure 5. The Illustrative Masterplan includes
provisions for:
»

The retention of eleven (11) out of twelve(12) of the ESO7 covered River Red Gums
on the site within conservation reserves and the protection of all River Red Gums
along the western boundary by ensuring that there are no inappropriate intrusions into
any Tree Protection Zones (TPZs). The ESO7 covered River Red Gum identified for
removal on the Existing Conditions Plan will be subject to associated offsetting as well
as the removal of all other native vegetation.

»

Allows conventional residential development (with a maximum height of two storeys)
along the northern, eastern and southern boundaries to maintain an appropriate
interface to neighbouring residential properties.

»

Identifies three central ‘cells’ that can be developed for the purpose of higher
density housing, such as walk-up apartments. The three cells Cell A, B & C may be
developed up to a height of three storeys.

»

Demonstrates the way in which future development must be orientated to ensure that
housing appropriately addresses the street and reserve interfaces.
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Figure 5 – Illustrative Masterplan
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The three dimensional massing diagrams shown as Figure 6 and 7 give a general indication
as to how the future development of the site may appear.

Figure 6 - Massing Diagram: Aerial View

Figure 7 - Massing Diagram: View from Olive Road Reserve
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The development will deliver a medium density dwelling yield reflective of housing demand
in Casey and must provide a range of dwelling types to cater for a variety of housing needs.
There must be a mix of lots sizes. An emphasis on smaller lot sizes will be acceptable,
however the inclusion of narrow lots within the subdivision must be carefully managed to
ensure that garages do not dominate the urban form and adequate landscaping can be
provided in nature strips.
Rows of narrow lots should be avoided.
Figures 8 and 9 provide examples of what development may look like across Cells A, B and
C.

Figure 8 – Example of Multi Storey Apartment Terraces, St George’s Terraces, Clyde
by Premier Builders Group

The developments shown in Figure 9, Figure 10 – Example of two storey development by
Metricon Town Living Range (Luxor) and Figure 11 are representative of dwellings which may
be expected within conventional residential areas, generally around the perimeter of the site.
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Figure 9 – Example of Two-Storey Townhouse
by Metricon Town Living Range (Alpha)

Figure 10 – Example of two storey development
by Metricon Town Living Range (Luxor)
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Figure 11 – Example of two storey conventional development
by Porter Davis Smart Living Range

5.3

Access and Movement

An Access and Movement Plan has been prepared to provide detail of the proposed access
arrangements, the local road network, pedestrian and cycle movements through the site and
the location of nearby public transport. The Access and Movement Plan is shown in Figure
12.
The Development Plan is supported by a Traffic Impact Assessment prepared by TTM
Consulting (dated 28 May 2015).
Access to the site will be provided via the existing access point to Doveton Avenue with the
detail of this intersection to be resolved to the satisfaction of the City of Casey as part of a
future planning permit application for the subdivision of the land. Pedestrian and vehicle
safety must be considered in the design of this intersection.
An eight meter (8m) laneway is proposed between Cells A and Cell B. Measures are
required in regard to the road network and the design of the laneway to ensure that the
laneway functions primarily as an access to the rear of properties in Cells A and B and that
conflicts between vehicles, pedestrians and waste collection are avoided. Measures
employed must be delivered to the satisfaction of Council.
All resident car parking must be provided in accordance with the rates contained in Clause
52.06 of the Casey Planning Scheme and accommodated within each lot. Visitor parking
must be provided for any future multi-dwelling development on Cells A, B and C in
accordance with Clause 52.06 and to the satisfaction of Council.
Access to each lot must be safely provided. Any driveway links included in the development
must be designed to the satisfaction of the City of Casey.
The local road network must be designed to the satisfaction of Council and make provision
for on-street parking to supplement that provided in accordance with Clause 52.06.
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Basement parking or rear loading (as indicated in the Illustrative Masterplan) will be
encouraged to minimise impact on the streetscape. Where lots are loaded from the front
street, dwellings must be designed to avoid the sense of repetition within the streetscape
often created by the appearance of garages. Where subdivision is proposed, design
guidelines should be implemented to control this outcome.
Provision must be made for waste collection to occur from the street in accordance with
Council standards.
The development of the site must include the provision of a 2.5 metre wide pedestrian and
bicycle connection from Doveton Avenue through to the Olive Road Reserve to the west.
Standard footpaths of 1.5 metres in width must be provided through the balance of the site.
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Figure 12 - Indicative Access and Movement Plan
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5.4

Landscaping

A landscape master plan must be prepared to build upon the site assets and character. The
master plan must provide details of how the public realm will be designed and developed
and build upon the character created by the retention of significant remnant River Red
Gums. Figure 13 shows an Indicative Landscaping Plan.

Figure 13 – Indicative Landscaping Plan
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5.5

Environmentally Sustainable Design

Any future development is required to be designed and managed in a manner which is
consistent with the sustainability policies of the City of Casey and must demonstrate best
practice environmental sustainable development and design principles.
The following items must be given consideration as part of any future planning permit
application.
Ecosystems
»

Any future development of the land must provide for the protection of any tree affected
by the Environmental Significance Overlay (Schedule 7) which is identified as being
retained on the Illustrative Masterplan. Where trees are to be protected within an area
of open space/conservation reserve, any future subdivision or development must
ensure that sufficient land is set aside for this purpose in accordance with the
Illustrative Masterplan.

»

Landscaping must be designed to complement the existing River Red Gums and
invasive species and weeds must be avoided.

»

Any future development of the land must provide for the sustainable management of
water. This must be addressed through the preparation of a Stormwater Management
Plan (SWMP) as part of any future planning permit application.

Waste
»

Any planning permit issued must include standard conditions requiring the preparation,
approval and implementation of a Site Environmental Management Plan to ensure that
the construction works are managed in a manner which minimises risk of on-site
pollution and off-site impacts.

»

During the construction phase consideration should be given to how materials are
disposed of and recycled.

»

Provision must be made for waste management and collection in accordance with
Council standards.

Materials
»

Future development must consider the design and construction of dwellings using
environmentally sustainable and low emission materials.

»

Consideration must be given to soft landscaping and re-use of clean fill top soil.

Energy
»

Any subdivision of the subject land must ensure that lots are suitably orientated where
possible, to maximise solar access to dwellings and private open space areas.

»

Smart passive heating and cooling initiatives such as clever placement of glazing, high
quality insulation, cross ventilation, eaves and pergolas can also be considered in
future dwelling designs to significantly reduce energy consumption from heating and
cooling.

»

All future dwellings will be required to achieve a 6-star energy rating as per the
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Building Regulations and consideration should be given to incorporating solar panels
and solar hot water systems.
»

Consideration of energy efficiency in the public realm must be considered including
the provisions for public street lighting within the development.

»

To ensure the orientation and layout of development reduce fossil fuel energy use and
make appropriate use of daylight and solar energy.

»

Living areas and private open space should be located on the north side of the
development, if practicable.

Integrated Water Management
»

Any subdivision must consider urban runoff and treatment from impervious surfaces.
This is an important feature given the proximity of the subdivision to Eumemmerring
Creek. A Stormwater Management Plan must detail treatment strategies that will
ensure the flows being discharged from the site will mimic the current existing flow
conditions.

»

Tree species must be selected to suit the local climate and to minimise potable water
use within the development.

»

Consideration must be given to on-site detention to future dwellings such as rainwater
tanks to support grey water use and garden irrigation. .

»

Any future development will need to consider water flows and quality and avoid any
downstream impacts to meet best practice.

6

Development Staging

Given the size of the site, subdivision will occur in a single stage. The development of
housing on the estate may be staged depending on future builder/s involved and the need to
obtain any necessary planning permits.
7

Further Requirements

Application requirements are set out in DPO20 and include:
»

Any subdivision plan.

»

A development staging plan.

»

An Aboriginal cultural heritage assessment/archaeological survey.

»

An environmental assessment prepared by an appropriately qualified person(s) that
identifies any areas of environmental significance on the land.

»

An arboricultural assessment of any significant native vegetation on the land.

In addition to the requirements of DPO20, as highlighted in this Development Plan, any
future application for subdivision of the land must be accompanied by a Stormwater
Management Plan to address sustainable water management.
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As per the requirements of Clause 43.04-1 of the Casey Planning Scheme, any planning
permit granted for the future use, development or subdivision of the land must be generally
in accordance with this document.
In order to give effect to the specific provisions within this Development Plan, the following
matters must be reflected in the conditions of any planning permit issued (as considered
relevant by Council):
»

Appropriate tree protection measures must be in place prior to the commencement of
works.

»

Offsets must be provided for any native vegetation being removed as part of the
development in accordance with Clause 52.17 of the Casey Planning Scheme.

»

A Site Environmental Management Plan must be prepared, approved and
implemented to ensure that construction works are managed in a manner which
minimises risk of on-site pollution and off-site impacts and has regard to areas of
environmental significance.

»

Appropriate sediment and erosion control measures must be adopted; and

»

Any environmental remediation works must be undertaken.

In line with the requirements of Clause 52.01 of the Casey Planning Scheme, a public open
space contribution must be made for the subject site. The subject site falls within
Contribution Rate Area 1 therefore a contribution of 10% is required. Land which is deemed
by the City of Casey to be encumbered or of limited recreational use will not qualify towards
the required contribution. The areas indicated on the Illustrative Masterplan as open space
are considered to be encumbered. They will not therefore form part of the required
contribution.
8

Definitions

Council

means Casey City Council, being a body corporate constituted as a
municipal Council under the Local Government Act 1987

Councillor

means the individual holding the office of a member of Casey City
Council

Council officer

means the Chief Executive Officer and staff of Council appointed by
the Chief Executive Officer

9

Administrative Updates

It is recognised that, from time to time, circumstances may change leading to the need for
minor administrative changes to this document. Where an update does not materially alter
this document, such a change may be made administratively. Examples include a change to
the name of a Council department, a change to the name of a Federal or State Government
department, and a minor update to legislation which does not have a material impact.
However, any change or update which materially alters this document must be by resolution
of Council.
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10

Review

The next biennial review of this document is scheduled for completion within 5 years.

Previous Revisions
DATE

COMMENTS

19/04/2016

v1.1 Report for Adoption

8/11/2018

v1.2 Report for Adoption
Revised Figures 5, 6 and 12 and relevant text to allow up to 3 storey
development on Cell B and Cell C to reflect the current zoning and
State Policy.

