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Introduction

1.1

Background
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This Development Plan applies to land at 64-70 Box Street, Doveton and is intended to
provide a framework for the future development of the area in accordance with Box
Parkview’s vision to create a high quality built environment.
The site previously formed the Doveton Secondary College; which was opened on 1 January
1963 and closed on 28 November 2008. The land was identified during the Department of
Education and Early Childhood Development (DEECD) Surplus Land Rezoning Project in
August 2009 – which later oversaw the rezoning of the land to Residential Growth Zone
(RGZ) and the Development Plan Overlay applied through Amendment GC05.
This document has been prepared in response to Schedule 21 of the Development Plan
Overlay which applies to the subject land.
1.2

Design Principles

The following key design principles have informed the process in creating the vision and
master plan for the site:






1.3

Site Responsive: Master planning that responds to site opportunities and constraints;
Human Scale: An urban form that responds to the pedestrian scale
Permeability: A clear and legible road network;
Walkability: Connect pedestrian and cycle networks into wider systems;
Environment: Enhance existing vegetation and contribute to public amenity;
Character: Produce efficient private blocks for a diversity of building types.
Project Team

This development plan has been prepared by Taylors on behalf of the Goldfield Group, as a
framework to guide the future development of the site. The plan has been prepared in
conjunction with the following team:










Arboriculture:
Cultural Heritage:
Drainage:
Environmental:
Landscape:
Planning:
Traffic:
Urban Design:
Survey:

Tree Logic
Heritage Insight
Taylors
Brett Lane & Associates
Taylors
Taylors
Traffix Group
SJB Urban
Taylors
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Site Analysis

2.1

Site Context
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The subject site, 64 – 70 Box St, Doveton is located approximately 30km south east of the
Melbourne CBD. The site effectively forms the ‘edge’ of a wider residential area to the east
and is included within the Residential Growth Zone (Schedule 1) and abuts a range of single
and multiple dwellings (see Figure 2). Land to the west is known as the Thomas P Carroll
Reserve and is improved by a club house and sporting ovals – in the city of Greater
Dandenong. Land to the south west along Box Street forms part of a light industrial area.
The subject site is well serviced by existing infrastructure and facilities, as noted below:







Major Road Networks: Princes Highway (south), South Gippsland Freeway (east);
Public Open Space: Thomas P Carroll Reserve and Shepley Oval (west),
Dandenong Golf Club (north), Waratah Reserve and AJ Robinson Oval (east);
Public Transport: Bus Route 828 (along Box Street) and Dandenong Railway
(10min west, 1.77km).
Education & Community Facilities: St Johns Regional College (north), Doveton
Senior Citizens Centre and Doveton Library (east), Marantha Christian School
(north), Doveton College and Early Learning Centre (north east).
Retail Centres: Autumn Place (east), Spring Square (east), Fountain Gate (east),
Dandenong Plaza (west).

Figure 1: Site Context (Source: Taylors)
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Subject Site

The site is regular in shape with a primary frontage to Box Street (south), and secondary
frontages to Ficifolia Drive (east) and Claret Street (north). An unformed part of Claret Street
forms a frontage to the north west portion of the site. Formerly known as the Doveton
Secondary College, the site has an overall area of 5.82 hectares. The site was previously
occupied by a number of school buildings. These have since been removed. The site is now
vacant and contains scattered vegetation, clustered along the site boundaries.
Boundaries & Interfaces
The site is bound by a number of interfaces as follows:





North: Shared path and golf course (north west) with Claret Street and single storey
dwellings located along the balance of the northern edge.
South: Land south of the site is improved by low scale residential dwellings - which
are the predominant form of development within the area.
East: Ficifolia Drive comprises a mix of older, single storey brick and timber homes.
West: Shared concrete walkway and existing open space oval (within the City of
Greater Dandenong).
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Figure 2: Site Analysis (Source: Taylors)
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Figure 3: Site Interfaces (Source: Taylors)
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Constraints and Opportunities

3.1

Cultural Heritage
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A preliminary heritage assessment was undertaken by Benchmark Heritage Management to
determine the relevance and potential for cultural heritage within the study area.
No Aboriginal cultural heritage was identified within the Study Area and it is considered
possible that additional sub-surface Aboriginal cultural heritage is located within the Study
Area.
A small part of the site is within an area of a cultural heritage sensitivity. Approximately 50%
of the study area remains largely undisturbed and displays some potential for buried subsurface Aboriginal cultural material to be present. No Aboriginal cultural material was
identified during the site visit and the likelihood of locating Aboriginal cultural material is low
to moderate. A Due Diligence Cultural Heritage Assessment has been undertaken and
requires a Cultural Heritage Management Plan to be prepared prior to the development of
the site.
3.2 Ecology
A Flora and Fauna Assessment was undertaken by Brett Lane and Associates.
Two remnant patches comprising Plains Grassy Woodland (EVC 55) were identified in the
study area. Seven patches of regrown native vegetation that are less than 10 years old have
been mapped and are exempt for requiring a planning permit for removal and do not need to
be offset.
The following native vegetation was recorded on site:



0.052 hectares of Plains Grassy Woodland (EVC 55)
7 scattered trees

No listed rare or threatened flora, fauna or ecological communities were recorded in the
study area during this investigation. The following listed rare or threatened fauna species
were considered to potentially occur in the study area due to the presence of suitable
habitat:





Swift Parrot;
Grey-headed Flying Fox;
White-throated Needletail; and
Fork-tailed Swift.

Given the small extent of habitat in the study area, it is not expected that any species will be
adversely impacted as a result of development.
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Implications
The project was designed to meet the outcomes sought under the permitted clearing of
native vegetation – Biodiversity Assessment Guidelines through the adoption of the following
specific design measures:



Retention of four (4) of the seven scattered trees.
Retention of two patches of native vegetation.

Offsets required to compensate for the proposed removal of native vegetation from the study
area have been determined by DELWP Transition Support and are summarised as follows:


0.019 general biodiversity equivalence units with a minimum strategic biodiversity
score of 0.080 within the Port Phillip and Western Port Catchment Management
Authority area OR the Casey City Council Municipal District.

3.3 Arboriculture
An updated arboricultural assessment was undertaken by Tree Logic in September 2015.
The assessment updated the previous assessment in April 2013 and involved the
assessment of 115 trees and five (5) tree groups.
All trees were attributed an arboricultural rating that reflects the retention value of each tree
as follows:





High: 15 trees;
Moderate: 59 trees;
Low: 31 trees;
None: 10 trees.

Any future development of the land must provide for the retention of the River Red Gums
within the subject site as per the requirements of the Environmental Significance Overlay
(Schedule 7). 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.
The Development Plan has been designed to minimise the extent of removal of highly rated
trees.
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Strategic Framework

4.1

State Planning Policy Framework (SPPF)
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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 forms a logical extension to the
existing residential neighbourhood and provides for a range of dwelling styles that will cater
for the varying needs of the community in a location which is well serviced by existing
infrastructure.
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 in the preparation of this
Development Plan.
4.3 Planning Controls
The following is an overview of the relevant planning provisions applicable to the site.
These were considered during the preparation of this Development Plan, and it is expected
that development will accord with these provisions as part of any future permit application for
development and/or subdivision.
Zones
The site is included within the Residential Growth Zone (RGZ) and is within Schedule 1 to
the zone. In general, the purpose of the RGZ is to:






To implement the State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning policies.
To provide housing at increased densities in buildings up to and including four storey
buildings.
To encourage a diversity of housing types in locations offering good access to
services and transport including activities areas.
To encourage a scale of development that provides a transition between areas of
more intensive use and development and areas of restricted housing growth.
To allow educational, recreational, religious, community and a limited range of other
non-residential uses to serve local community needs in appropriate locations.
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Figure 4: Zoning Map (Source: DELWP)

Overlays
The following overlays are applicable to the subject site:



Development Plan Overlay – Schedule 21 (DPO21)
Environmental Significance Overlay – Schedule 7 (ESO7)

As detailed below, the ESO relates only to a small portion of the site and is considered to
reflect the extent of a single tree - which is to be retained as part of future development.

Figure 5: Overlay Map (Soure: DELWP)
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Figure 6: Detailed view of Overlay Map
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Development Plan

5.1

Vision
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The vision for the site is to create a unique, high amenity, medium density residential infill
development. The development of the subject site will maximise the benefits of its proximity
to open space, public transport, employment precincts and the Dandenong Activity Centre.
The built form outcome will be responsive to the surrounding residential context and
complement the adjoining open space and the existing vegetation of the site. The internal
layout will provide convenient and safe access, improving permeability through the site and
be integrated with the existing network. A diversity of high quality housing including
townhouses and apartments typologies will be provided to cater for the changing housing
needs of the City of Casey.
5.2

Design Response

The key design features of the development plan include:








Preservation of significant remnant vegetation within tree retention zones along the
Box Street and Claret Street;
A series of green links that increase permeability and provide landscaped visual
relief;
A street hierarchy of primary, secondary roads and laneways; creating a network that
is integrated and legible;
Graduated built form ranging from 1-3 storeys that is responsive to adjoining
interfaces;
A diversity of housing typologies, including townhouses and 1-2 bedroom
apartments;
Provision of active edges and passive surveillance to key open space edges and
streets;
Utilisation of rear loading where possible to minimise fences and blank facades to
interfaces with the public realm.
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Figure 7: Design Response (Source: SJB)
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Built Form

A high quality built form will contribute positively to the area where dwellings will:







Contribute to a cohesive and legible character for the area as a whole;
Create safe and legible spaces, maximising the opportunity for passive surveillance.
Respect the amenity of and be designed to address internal and external interfaces
to provide a responsive design outcome;
Create a positive interface to adjacent public open space areas;
Ensure that garages/car parking structures do not dominate the streetscape;
Be located outside the tree protection zone of any trees proposed for retention.

Detailed design / built form guidelines are referred to in Section 1.5 of the Development Plan
Guidelines; attached as Appendix C.
Dwelling Types
The Development Plan will facilitate the future development of the site in accordance with a
density that is compatible with the surrounding area and cater for various housing needs.
The plan generally provides for rear-loaded dwelling types to maximise active interfaces.
Opportunities for casual surveillance should also be incorporated into upper floors with
balconies or habitable rooms located to overlook the street.

Figure 8: Examples of appropriate built form (Source: SJB, Alarah and Frasers Property, Callaway Park)
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Building Height
There should be a legible hierarchy of built form through the development, with taller
buildings located away from existing residential interfaces (as reflected below). Future
development will be of a varied form to ensure a high quality design response and will
respect the amenity of adjoining interfaces; providing for:



1 – 2 storey dwellings along Ficifolia Drive;
2 – 3 storeys over the balance of the site.

If appropriate, consideration could be given to four storey development as considered in the
planning scheme however this height should be located around the centre of the site and all
amenity impacts should be restricted to the site including overshadowing of existing and
proposed open spaces.

Figure 9: Building Heights (Source: SJB)
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Building Materials
Material finishes should exhibit a high visual quality, using a cohesive material and colour
palette that is designed to age well and contribute to the precinct for the long term.

Figure 10: Example of varied material and surface treatments (Source: AV Jennings, St Clair)

Fencing
Front fencing, where provided should be no more than 1.5 metres high and constructed of
permeable materials (25% transparent).
Provide active edges and passive surveillance to public realm by avoiding fences and blank
facades to interfaces. Side and rear fencing should not exceed 1.8m in height. 1.8 metre
side fencing on secondary street frontages (corner lots) is only to be permitted adjacent to
secluded private open space.
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Traffic Analysis

Future development is to provide for a legible traffic and pedestrian network via a clear
hierarchy of private roads that will facilitate safe and efficient movements within the
development. The Development Plan is supported by a Traffic Engineering Assessment
undertaken by Traffix Group.
Access to the site is provided via Box Street and Ficifolia Drive. Detailed design of these
access points will be undertaken as part of any future permit application/s.
The following hierarchy of private roads is proposed:


Category 1: Primary Roads (14.2m road reserve – private)
These roads provide the major circulation route through the site. The 14.2m road
reserve allows for a 5.7 metre carriageway, footpaths on both sides, vegetated
verges and indent car parking.

Figure 11: Proposed cross-section (Source: SJB)



Category 2: Secondary Roads (10.0m road reserve – private)
These roads provide the secondary routes through the site. They have a footpath on
one side with tree planting on the opposite side. Where these roads run east-west,
the planting is proposed on the northern side of the road to maximise shade of the
bitumen and minimise overshadowing of the dwellings on the southern side.
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Figure 12: Proposed cross-section (Source: SJB)



Category 3: Laneways (7.0m road reserve – shared zone – private)
These laneways and shared use zones provide the fine grain circulation through the
site. A varied surface should be considered to help slow traffic and indicate a low
order road. Guidelines for Shared Use Zones should be considered in the detail
design of the lanes (e.g. VicRoads Manual). The design of these laneways should
also allow for some small tree planting.

Figure 13: Proposed cross-section (Source: SJB)

Car parking is to be provided in accordance with Clause 52.06 of the Casey Planning
Scheme and should be accommodated within each lot. As demonstrated in Figure 14, visitor
parking is to be evenly distributed throughout the site to the satisfaction of Council and will
utilise designated visitor parking areas internally, as well as existing on-street parking in the
surrounding road network and managed by the owners corporation. On-street parking will be
limited to one side of the road only (as generally indicated on the plan) and will be signed
accordingly.
Provision must be made for waste collection and emergency vehicle access and circulation
to ensure development can be adequately serviced in accordance with relevant standards. It
is noted the CFA requires a minimum 5.5m road where parking is limited to one side of the
road.
Development is to provide an integrated pedestrian network; providing connections both
internally and externally to the surrounding road network and adjoining public open space. A
minimum 1.5m footpath is to be provided on Category 1 and Category 2 Roads.
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Figure 14: Visitor Car Parking (Source: SJB)
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Figure 15: Pedestrian and Cycling Permeability (Source: SJB)
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Landscape and Open Space

The proposed landscape concept (below) provides for a high quality public realm in order to
create a place that is attractive and engaging for future residents. Landscaping should be
integrated into streetscape to soften hardstand areas and contribute to a tree-lined
environment. The following design principles have been considered to ensure the landscape
concept contributes to a high quality public realm.
Open Space
The Development plan delivers 3,235m2 (0.323 hectares) of tree reserve along the full extent
of the southern boundary to provide for the retention of existing significant trees to Box
Street and 799m2 (0.08 hectares) of tree reserve along the northern boundary to provide for
the retention of a number of existing trees to Claret Street. In addition, there will 760m2
(0.076 hectares) of landscaped green links connecting to existing open space areas to the
north and west of the subject site.
In line with the requirements of Clause 52.01 of the Casey Planning Scheme, a 10% public
open space contribution will be made in cash at the time of subdivision, as negotiated with
Council.
Existing Vegetation
A limited number of trees are identified for removal within the landscape concept. The
retention of trees is to be maximised as part of any future development and the viability of
individual trees assessed to the satisfaction of Council. Dwellings are to be designed to
ensure they are located outside the TPZ areas of the trees to provide for their retention.
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Figure 16: Landscaping and Open Space (Source: SJB)
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Drainage

A drainage management strategy for the subject land has been prepared and identifies an
opportunity to treat all flows generated as part of the development.
Stormwater runoff from developed areas will be treated meet the objectives of Urban
Stormwater – Best Practice Environmental Guidelines (1999) which will result in 80%, 45%,
45% reductions in typical annual loads of total suspended solids, total nitrogen and total
phosphorous respectively. Preliminary stormwater quality modelling of the strategy was
undertaken using Melbourne Water’s MUSIC Rating software. The following design criteria
were used in the design:
Catchment Areas:




Proposed Roof Area (Subject Site Development) = 30,450m2
Proposed Road Area (Subject Site Development) = 14,000m2
Proposed grasses/landscaped areas = 13,050m2

The development will retain stormwater in suitably sized and designed tanks underneath the
internal common property roads. The development will treat the water via a ‘bio-cell’
treatment system onsite to achieve best practice water quality objectives prior to discharging
flows into the Dandenong Creek by the owners corporation. The system is to be installed
within the development site and will be subject to maintenance by the owner.
Additional treatment solutions can be incorporated into the subject site during the detail
design phase. It is recommended that all dwellings, where practical, should be fitted with
rainwater tanks. This has two benefits to the overall integrated water management strategy
for the site. It minimises reliance on the potable water supply for irrigation of landscape
areas, but also reduces stormwater discharge from the site.
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Environmentally Sustainable Design

The Development Plan is committed to ensuring Environmentally Sustainable Design
outcomes in accordance with Council policy and best practice. The following initiatives are
encouraged for incorporation into any future planning permit application/s.
Energy Conservation




Promote the use of energy efficient materials where possible,
Support the use of energy saving light globes and solar hot water, and
Encourage tenants to fit out buildings with 5 star heating and cooling systems.

Water Conservation




Encourage the capture and reuse of water where possible;
Encourage residents to utilise water efficient showerheads, toilet cisterns and taps;
and
Reduce the reliance on mains water for landscape irrigation.

Stormwater Quality




Reduce stormwater flow;
Integrate WSUD measures in hardstand areas where possible; and
Reduce litter and the amount of pollutants leaving the site by stormwater.

Waste Management



Provide options for the recycling of materials; and
Encourage residents to participate in waste recycling and minimisation.

Material Selection



Encourage the use of prefabricated products; and
Encourage the use of local materials where possible.

Landscape




Consider the use of native and indigenous planting;
Provide mulch to all garden beds; and
Implement the landscape under suitable conditions to avoid waste.

Indoor Environment Quality




Encourage building design that maximises access to natural ventilation and light;
Consider materials with low volatile organic compounds; and
Encourage the use of indoor plants.

Solar Access



Solar penetration to landscaped and open space areas, should be maximised; and
Support the use of solar energy including solar panels on roofs.
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Further Requirements

Application requirements are set out in DPO21 and outline additional information to be
provided as part of future permit application/s. Based on the information provided as part of
this Development Plpan, the following will be required:




Any subdivision plan;
A development staging plan;
A Cultural Heritage Management Plan.

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):
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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; and
Appropriate sediment and erosion control measures must be adopted.
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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