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The Development Plan applies to 52ha of land that is now known as 1000 
Cranbourne-Frankston Road, Cranbourne, located approximately 42km 
south-east of the Melbourne CBD. This land was rezoned to a General 
Residential Zone in 2015 to facilitate its comprehensive redevelopment for 
residential purposes following the Club’s decision  
that the land was no longer required for golf purposes. 

The northern portion of the Club’s original landholding has already been 
excised and sold to the Australian International Property Corporation (AIPC), 
Mainline and PE Capital. This land has progressively been developed for 
medium to high density residential purposes with the provision of super lots 
to accommodate future commercial, convenience-based land uses.

The site enjoys a spectacular landscape context, and presents a rare 
opportunity to create a residential environment that offers a truly superior 
lifestyle experience unlike anything else on offer in Casey. 

BPG have a well-established track record of delivering quality residential 
environments in Casey’s growth corridors. The Amstel Golf Course site was 
acquired by BPG in 2015, who recognised its potential to deliver a 
distinctively different urban environment. 

The design of the Development Plan has sought to incorporate the very best 
of the site’s vegetation and landscape qualities within linear open space 
opportunities that weave through the residential environment. 
Neighbourhood cells have then been integrated around the high value 
landscape areas, responding to the aspirations of second and third home 
buyers in Casey who desire the best amenities of urban living within an 
environment that still maintains a ‘country feel.’ 

The Development Plan has been prepared in careful response to the 
requirements of the Development Plan Overlay (DPO) – Schedule 12, and 

applies to the land described as ‘Area 2’ and ‘Area 3’ on the Amstel 
Concept Development Plan included in the DPO schedule. Appendix A to 
this Development Plan includes a matrix identifying where each requirement 
of the DPO schedule has been addressed, either in the Development Plan 
document or one of the supporting appendices. It is noted that a separate 
Development Plan for ‘Area 1’, has been prepared by the owners of that 
land and approved by Council in May 2013. 

The Development Plan has been strongly informed by the extensive 
arboricultural investigations carried out by BPG and Council from 2015 to 
2017 to establish the highest value vegetation for retention within the site’s 
redevelopment. We believe the Development Plan directly responds to 
Council’s objective to achieve a seamlessly integrated residential and open 
space environment that respects and celebrates the intrinsic landscape 
beauty of the site.

The Amstel Golf Course Development Plan has been prepared by Urbis on behalf of Brown Property Group 
(BPG), to enable the transformation of part of the former Amstel Golf Course into a contemporary residential 
and open space environment that will be unrivalled in its local context.

1. Introduction
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Figure 1: Development Plan boundary

1.1 Components of the Development Plan
The Development Plan relates to Area 2 and 3 shown in Figure 1, excluding 
the area occupied by the clubhouse and its future car parking area. That 
land is not owned by BPG.

The Development Plan provides the following:

» A Site Analysis of the Amstel Golf Course within its regional and local 
context.

» Description of the site features and characteristics including topography, 
vegetation, cultural heritage, infrastructure, and access.

» Urban Structure Plan that identifies proposed land use and development 
outcomes.

» Urban Design Principles that identify proposed development outcomes, 
preferred neighbourhood character, key elements of the public realm, and 
approach to development densities.

» Flora and fauna retention.
» Public open space and landscape strategy plans.
» Topography.
» Road network and hierarchy plans.
» Pedestrian / cycle connectivity plans.
» Internal Interface treatments (residential and open space edge 

treatments).
» External Interface treatments (addressing all key external site interfaces).
» Site servicing, drainage and hydrology information.
Appendix A outlines how the various components of Schedule 12 to the 
DPO have been met.

To inform the design and evolution of the Development Plan, various site 
specific assessments have been undertaken by relevant experts.The 
following reports are provided to support the Development Plan:

» Arboricultural Assessment & Report – TreeMap Arboriculture -  
Appendix B.

» Cultural Heritage Management Plan No. 12290 – Archaeology at Tardis 
(November 2013) - Appendix C.

» Flora and Fauna Assessment – Brett Lane and Associates (February 2014) 
- Appendix D.

» Traffic Impact Assessment - GTA Consultants - Appendix E.
» Stormwater Management Plan – Engeny Water Management - Appendix E
» Servicing Report – Breese Pitt Dixon (December 2016) - Appendix F 
A Landscape Response has also been prepared by MDG Architects which 
has been incorporated into the text of this document.
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Figure 2: Amstel Concept Development Plan (Clause 4.0 of Development Plan Schedule)

1.2 Purpose of the Development Plan
The purpose of the Development Plan is to establish an overarching urban 
structure for the site, under which the more detailed site planning and 
staged subdivision of the land can take place. The DPO schedule makes  
it clear that it is not the role of the Development Plan to provide a highly 
detailed or prescriptive masterplan layout, rather its purpose is to resolve 
the fundamental elements of land use, urban character and connectivity  
that will characterise the future urban environment. Most importantly, it  
must also confirm the strategy for protecting the highest value areas of 
vegetation and landscape quality within the required 20% of the site that 
must be set aside for public open space. 

To this end, the Development Plan has been drafted to lock in the 
fundamental land use elements of the new urban environment, while still 
providing flexibility to allow the future subdivision and dwelling design to 
respond to changes in market circumstances, consumer preferences,  
house design and construction innovation, and the emergence of new 
technologies that deliver superior lifestyle/safety features within new 
communities. 

The Development Plan must also retain flexibility to be further refined 
following the completion of more detailed engineering design as part of  
the future planning permit application phases. 

The engineering design will need to provide for extensive re-shaping of  
the existing landform to make the site suitable for urban residential 
development, including the construction of efficient roads and local  
street networks, provision of necessary site services, and integration of 
appropriate drainage solutions. This design work will also need to be 
cognisant of the existing landscape and vegetation context of the site,  
with a view to managing the required cut and fill, placement of services  
and siting of building envelopes to avoid conflict with existing moderate 
-high value trees wherever possible. 

This level of detailed engineering design can only be practically completed 
at the planning permit stage. 

The urban structure proposed by the Development Plan therefore represents 
a high level resolution of the key engineering, drainage, vegetation and 
urban character considerations, based on the preliminary engineering 
analysis that has been undertaken to date. It is likely that modest 
refinements to this urban structure may be required as more detailed 
engineering design is completed in subsequent planning permit stages. 

Notwithstanding, it is recognised that there needs to be a reasonable level 
of certainty established through the Development Plan phase concerning 
the provision of public open space and approach to vegetation retention. 
Accordingly, the Development Plan includes a series of design options that 
have been developed by the project engineers (BPD) in collaboration with 
MDG (Landscape Architect) and Treemap (Arborist) to identify proposed 
engineering solutions that enable retention of the moderate – high value 
trees identified on the Development Plan. These solutions seek to avoid 
conflict between the defined Tree Protection Zones and the encroachment 
of roads, services, or building envelopes, and involve ‘non-standard’ 
engineering treatments that seek to maximise the long term survival of 
moderate to high value trees within the new urban landscape. (Refer to 
Section 3.6.1 for further explanation of the proposed treatments)

The application of specific engineering design solutions to areas of potential 
conflict with TPZs will be determined in close consultation with the project 
Arborist (Treemap) at the planning permit stage. 

Amstel Concept Development Plan 
The DPO schedule includes the Amstel Concept Development Plan at 
Clause 4.0, and at Clause 3.2 the schedule requires that the Development 
Plan must be generally in accordance with the Amstel Concept 
Development Plan, except as agreed by the responsible authority. The 
Concept Development Plan identifies indicative locations of encumbered 
and unencumbered open space, tree reserves, potential open space 
linkages, and key entry points. 

The Panel report for Amendment C205, which considered the merits of the 
Amstel Golf Course rezoning, made specific comments on the role of the 
Concept Development Plan, noting that it should be treated as an indicative 
plan, and that the specific areas of public open space shown on the 
indicative Concept Plan could only be confirmed once more detailed 
arboricultural assessment had been completed through the development 
plan and planning permit phases. Furthermore, the Concept Development 
Plan has not been informed by a detailed understanding of high value trees, 
grid layouts, engineering and stormwater design. Accordingly, the Concept 
Development Plan is considered to provide a broad guide, but is not 
intended to be prescriptive in dictating the final form of the Development 
Plan. 
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Figure 3: Metropolitan context

The Amstel Golf Course represents one of the largest strategic infill sites  
in Casey, comprising some 52ha of residential opportunity, within a well-
established urban context that boasts ready access to primary and 
secondary schools, the Cranbourne Principal Activity Centre, the 
Cranbourne rail station, and abundant open space opportunities within  
the nearby Royal Botanic Gardens Cranbourne. Unlike the vast majority  
of urban land supply in Casey’s new growth corridors, the site enjoys the 
benefits of a rich variety of urban services and amenity, and a mature 
landscape context that will underpin a truly distinctive neighbourhood 
character.

2.1 Strategic context

2. Site Analysis

Figure 4: Site location
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Figure 5: Existing topography

2.2 The Site
The existing site features can be described as follows:-

» An irregular shaped parcel of land, comprising approximately 52ha of  
land with significant frontage to Cranbourne Frankston Road on its  
western boundary; 

» A considerably undulating land form, reflecting its use and development 
for golf purposes. More specifically, the site exhibits changes in natural 
ground level, falling approximately 16m from high points at locations in  
the south-east corner to the lowest area of the site within the north-west 
corner;

» A primary signalised access point to Cranbourne Frankston Road; 
» A former 18 hole golf course, Clubhouse and associated car parking and 

maintenance sheds and four dams;
» The golf course was configured in a traditional layout with the fairways 

generally separated by trees or large shrubs;
» Several dams and ponds exist on the site, with the largest being in the 

south-west and north-east corners. The south-western dam sits atop a 
steep bank;

» An Arborist survey conducted by Treemap Arboriculture in February  
2016 recorded 1678 individual tree records and 8 group records (which 
consisted of 150 trees). The condition and quality of these trees changes 
as time progresses;

» In the opinion of the arborist, the majority of semi-mature and mature 
Eucalyptus camaldulensis (River Red Gum) on the site are planted 
specimens. It is noted that aerial imagery of the site dating from the  
mid 1960’s indicates the site was practically devoid of vegetation.
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Existing Conditions

Typical vegetation Existing club house car park

Existing drainage conditions & residential interface in south-west corner Southern interfaceExisting dam
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Existing Conditions

Undulating land form

View west along Sunningdale Crescent

Undulating land form

View west along Sunningdale Crescent
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2.3 Surrounding Urban Context
The Amstel Golf Course was established in 1965, within a generally rural 
context. The 1970s saw the development of surrounding land to the north for 
residential purposes, and eventually to the south and east as part of the 
Brookland Greens Estate. The majority of these residential neighbourhoods 
are characterised by conventional density residential development. 

More recently, new growth fronts have been opened up to the west of the 
site as part of the implementation of the Cranbourne West Precinct Structure 
Plan. The future Cranbourne West Neighbourhood Activity Centre is planned 
to be developed diagonally opposite the site on the corner of Hall Road and 
Evans Road, which will enable future residents of the Amstel site to walk to 
local retail, medical and convenience facilities. 

In its wider context, the land enjoys excellent access to a wide array of 
urban services and amenity, with the Cranbourne Principal Activity centre 
located some 2 km east of the site, an existing and proposed secondary 
college located within 500m of the site, and an abundance of open space 
and linear trail opportunities within 1.2km of the site within the historic Royal 
Botanic Gardens Cranbourne. 

Figure 6: Aerial photography of the site and surrounding area.
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2.3.1 Interfaces

Land to the north (identified as Area 1 on the Amstel Concept Development 
Plan in Figure 2), which was formerly part of the golf course landholdings, 
has been subdivided and sold to three different parties to facilitate medium 
and high density residential subdivision and commercial, convenience-
based uses. 

Most of the dwellings that directly abut the golf course boundary back on  
to the existing boundary fence, with the exception of a limited number of 
dwellings immediately to the south which front Sunningdale Crescent. 

The Amstel Golf Club have retained a parcel of land which contains the  
Club House which was previously used in conjunction with the golf course. 

The Development Plan’s response to these interfaces will be described in 
detail at Section 3.4 of this report. 

Interfaces (top to bottom): Eastern interface, interface in the north-eastern corner of the site, view to the east along the southern boundary, western 
interface (Cranbourne-Frankston Road frontage)
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2.3.2 Roads and Public Transport

Cranbourne-Frankston Road is currently the only access point utilised for 
the site (vehicle and pedestrian), providing direct access to the clubhouse 
and carpark. Roads that have been constructed in the northern parts of the 
former golf course land (Scioto Street and Willow Glen Boulevard) also offer 
the opportunity to access to the site.

To the south there are two existing residential streets (The Belfry and 
Sunningdale Crescent) that discontinue at the edge of the site. Due to the 
site’s former private use, formal pedestrian access has generally been 
controlled via the Cranbourne-Frankston Road Golf Club entry.

The surrounding road network provides good access to metropolitan 
Melbourne and in particular south-east Victoria via the South Gippsland 
Highway, Eastlink, the Monash Freeway and Princes Freeway.

Cranbourne-Frankston Road and the surrounding network of main roads are 
well serviced by bus routes, with Cranbourne-Frankston Road included as a 
Principal Bus route for Metropolitan Melbourne (Principal Public Transport 
Network – PPTN). Walking and cycling tracks also directly abut the site to 
the east. 

Bus services that directly service the site along Cranbourne Frankston Road 
include Route 789/790/791 between Cranbourne West and Frankston, which 
includes access to the Cranbourne town centre.

Figure 7: Public transport context
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2.4 Planning context
the following zone and overlay controls:

» The General Residential 1 Zone (GRZ1).
» Development Plan Overlay Schedule 12 (DPO12)
» Environmental Significance Overlay Schedule 7 (ESO7).
Schedule 7 of the ESO relates to significant River Red Gums across the City 
of Casey and has been applied to a scattered tree on the north-western 
boundary of the site. This tree has also been identified in the Flora and 
Fauna Assessment prepared by Brett Lane and Associates as one of two 
scattered trees that exist on site. ESO7 requires consideration of the 
following environmental objectives:

» To protect and conserve all significant River Red Gums (Eucalyptus 
camaldulensis) for their intrinsic environmental, ecological, scientific, 
landscape and cultural heritage values.

» To protect and enhance the River Red Gums to provide a source of 
genetic diversity, fauna habitat and to enhance habitat connectivity within 
the municipality.

» To protect and enhance the environmental and landscape values of a 
local area where significant River Red Gums have been identified.

» To ensure that any use or development of land within the identified Tree 
Protection Zone of a significant River Red Gum, as identified in the Casey 
Significant Tree Register , does not compromise its long-term 
conservation.

Figure 8: Zoning Figure 9: Development Plan Overlay Figure 10: Environmental Significance Overlay
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The Amstel Development Plan has evolved in careful response to a wide 
range of environmental, landscape, topographic and planning policy 
considerations. Foremost among these were the key objectives set out at 
Clause 3.0 of the DPO schedule, which describe the policy objectives that 
Council requires must be met by the Development Plan:

» To encourage a range of dwelling densities and housing types that meet 
existing and future housing needs that takes advantage of the key 
landscape feature of the site;

» To provide built form and landscape outcomes that provide an appropriate 
transition that complements the amenity of existing residential properties 
abutting the site;

» To facilitate a high quality landscape outcome over the entire site by 
incorporating existing trees of high or moderate ‘retention value’ (and trees 
of low ‘retention value’, where practicable) into areas of public open space 
and other public land, in addition to new plantings that integrate with the 
overall layout and design of the site; 

» To provide a safe, efficient and convenient road network that achieves a 
high level of connectivity based around walking and cycling;

» To provide for an interconnected and accessible public open space 
network that incorporates natural and cultural heritage features, including 
existing trees, remnant vegetation, habitat values and important 
infrastructure such as storm water management facilities;

To provide well designed subdivision and development that incorporates 
high architectural standards, implements innovative Environmentally 
Sustainable Design features, and demonstrates best practice in 
environmental management.

3.1 Development Plan Drivers

3. Development Plan

Figure 11: Urban Structure
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3.2 URBAN DESIGN APPROACH 
Within the context of these objectives, the urban design vision for the site 
seeks to establish a new urban community that integrates seamlessly with 
the intrinsic landscape qualities of the site. 

The lifestyle opportunities offered within this unique environment will be 
distinguished from the residential living choices elsewhere in Casey by way 
of:- 

» The estate’s premium quality residential product that will cater specifically 
for 2nd and 3rd home buyers in Casey, seeking an alternative to the 
affordable housing product that dominates much of the local market; 

» Intelligent technology solutions that will be embedded within the core 
infrastructure of the estate, which will enable enhanced community safety, 
high speed connectivity, and other superior lifestyle features; 

» Affording residents with access to a significantly higher proportion of 
public open space and trail networks (comprising more than 20% of the 
site) than is found in other conventional estates;

» The use of innovative civil design to create a more intimate relationship 
between dwellings, local streets, pedestrian/cycle paths and open space 
areas. 

The urban design approach for the site seeks to draw together the many 
strands of place making –connecting the urban form, natural landscape, 
environmental features and movement networks to create a place of distinct 
beauty and identity. 

The starting point for the design process began with an assessment of the 
existing trees by an arborist and the landscape architect to identify the 
valuable vegetation that will inform the overall design. Recommendations 
were then made regarding the suitability of trees for removal or retention, 
having regard to the arboricultural and landscape outcomes expressed in 
the DPO schedule, and in particular:-

» To identify the trees of moderate-high retention value and incorporate 
these into dedicated public open space to ensure their long term 
protection; 

» To identify those clusters of moderate value trees that offer strongest 
potential to augment the moderate-high value tree groupings, by forming 
extended linear fingers of open space through the site; 

» To identify any other clusters of vegetation that would contribute to the 
landscape character of the site particularly as viewed from vantage points 
and road frontages external to the site. 

A series of workshops involving Council and BPG’s urban design, 
landscape, planning, engineering and arboricultural experts were 
subsequently undertaken, to confirm the optimal locations for tree retention 
within open space. The open space approach was also strongly influenced 
by the tree protection zones recommended around each cluster, the 
extensive earthworks required to enable the site’s urban use, the significant 
drainage and retardation requirements of the site, protection of the site’s 
cultural heritage, the provision of a safe and legible road network through 
the site, and the statutory requirement to achieve 20% of the site within 
encumbered and unencumbered open space. 

The resulting Urban Structure is illustrated in Figure 11. 

It is noted that the urban structure proposed by the Development Plan 
represents a high level resolution of the key engineering, drainage, 
vegetation and urban character considerations generated by the site, based 
on a preliminary engineering analysis. It is likely that modest refinements to 
this urban structure may be required as more detailed engineering design is 
completed in subsequent planning permit stages. 

This is because the redevelopment of the site requires to extensive re-
shaping of the existing landform to make the site suitable for urban 
residential development. In light of the important landscape values of the 
site, the re-engineering of the site will naturally need to be cognisant of the 
existing landscape and vegetation context, with a view to managing the 
required cut and fill, placement of services and siting of building envelopes 
so as to avoid conflict with the TPZs associated with those moderate -high 
value trees proposed for retention. 

This level of detailed engineering design can only be practically completed 
at the planning permit stage. 
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3.3 Urban Design Principles 
A series of guiding Urban Design Principles have been developed to 
underpin the Development Plan, and guide more detailed subdivision 
design of the site. These principles are as follows:-

» Permeability opportunities that encourage new pedestrian connections 
into and through the site from surrounding residential neighbourhoods  
will be introduced wherever practical; 

» Two primary interconnecting landscaped boulevards will form the 
backbone of the site access strategy, with pedestrian and cycle paths 
lining each of the north-south and east-west boulevards. 

» Secondary local streets will be designed in careful response to the future 
site topography, the locations of retained trees, and the need to minimise 
cut and fill such that the long term viability of retained trees is not 
compromised. 

» Lot sizes and orientation will respond to the site topography, opportunities 
for solar access, and seek to harmonise with the landscape character of 
the site; 

» The landscape and built form response to all external site interfaces will 
be seek to achieve a positive integration, that wherever possible matches 
the existing/proposed urban condition at each relevant interface. 

» Built form will incorporate sustainability features, with the design quality 
of all housing product to be controlled through the implementation of 
housing guidelines for the estate.

3.4 Housing And Built Form 
The Amstel Development Plan will facilitate the establishment of a new 
residential community that offers a range of housing typologies to suit a 
wide segment of the market.  

Traditional housing lots and products will appeal to second and third 
homebuyers.  Lot sizes will generally complement the densities that have 
already been established through the development in Area 1 of the 
Development Plan area.  These lots will also bring diversity and choice to 
the local area by providing an alternative to much higher density product 
that is planned to be delivered in the nearby Lochaven and Alarah East 
estates in Cranbourne West, in accordance with the Cranbourne West 
Precinct Structure Plan.

The inclusion of a Retirement Village in the southern portion of the 
Development Plan adds to the range of housing types on offer.  Typically 
aimed at residents over the age of 55, the retirement village will deliver 
affordable housing options for ageing residents in the local area with the 
benefit of living in a secure and managed environment.  The retirement 
village will be designed with secure access to deliver an appropriate level of 
security as expected by residents. The design will still support a strong 
visual integration between the retirement village and surrounding 
neighbourhoods, with open transparent fencing (eg: brick piers and steel 
pickets) around the perimeter of the village to ensure there are opportunities 
for surveillance and positive visual outlook. 

Small lot housing will have a role to play in the development and will be 
used in targeted locations in areas of high amenity (such as near open 
space reserves) and where topography necessitates a specific design 
response. Similarly, larger lots will be provided in areas with significant 
grade to reduce reliance on retaining walls.

Individual allotment plans showing specific lot dimensions and sizes will be 
prepared at the planning permit and subdivision stage. 

Housing design guidelines will be prepared for the site and enshrined in 
purchaser agreements to ensure a high standard of architectural outcomes 
are achieved. These will be required as a condition of any future planning 
permit issued for the subdivision of the site.

The guidelines will require contemporary design approaches, well-
articulated built form, landscaping that complements the site character, 
passive surveillance of the public realm through careful consideration of 
window placement and fencing treatments, and the use of a limited palette 
of high quality materials and finishes to create visually interesting 
landscapes.

The guidelines will specifically require front setbacks of 4.5m along the 
nominated spine roads to provide for the planting of canopy trees to 
supplement the landscaped streetscapes. Front fencing will also be 
prohibited on these lots and the balance of the development except for 
within the retirement village.

amstel
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3.4.1 Residential interfaces with open space 
The general layout of residential neighbourhoods through the site has 
been designed to achieve good solar orientation and integrate sensitively 
with the high and moderate value trees to be retained within public open 
space. At the critical interfaces between housing and open space, the 
design approach seeks to achieve a ‘soft transition’ where the landscape 
and urban forms merge. 

Figure 12 illustrates this approach, with accessways that meander through 
the open space at discrete points, to provide a shared access 
arrangement to the abutting dwellings. This design approach avoids the 
need for individual cross overs, in favour of creating a more intimate 
interface. 

Various techniques will be considered to ensure that pedestrian and cycle 
movements are prioritised through this space. This could include the use 
of different materials, finishes and colour treatments to emphasise the 
2.5m wide shared path and the use of grasscrete (or similar) to diminish 
the appearance of crossovers and to assist with them blending into this 
green space.

The final design of these spaces will be subject to Council approval as 
part of the planning permit process.
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Figure 12: Shared accessway through open space
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3.4.2 Cranbourne-Frankston road interface  
The site enjoys a frontage of over 440m to Cranbourne Frankston Road on 
its western boundary, and currently presents an attractive vegetated 
interface to the road. 

The Development Plan will establish a similar treed interface to the road, 
with the entirety of this frontage bordered by public open space and a 
large retarding basin. As required by the DPO schedule, a 12m tree 
reserve will be formalised along the length of this boundary to afford 
permanent protection to the landscape quality of the road. The 12m tree 
reserve is to be measured from the edge of the shared path as shown in 
Figure 13 below. 

A new entry road will be established part way along this frontage, which 
will incorporate both new and existing trees within a generous median, 
ensuring a strong green vista is preserved at this new road opening. 

On the whole, it is considered that the Development Plan will result in little 
change to the existing landscape character that defines Amstel’s existing 
interface to the Cranbourne-Frankston road corridor.

Figure 13: Cross Section E: Cranbourne-Frankston Road interface
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3.4.3 Southern boundary interface  
The Golf Club’s existing interface to the residential neighbourhoods south 
of the site is generally characterised by open style fencing, with a high 
level of visual permeability between abutting dwelling interfaces and the 
site. 

The Development Plan proposes a variety of design responses to this 
interface:-

» At the south-west corner of the site, abutting dwellings turn their back to 
the site and enjoy frontage to Springwater Crescent and Amstel Mews. 
The back of those properties currently overlook the dam in that corner of 
the site and when the golf course is redeveloped they will overlook a new 
drainage reserve. 

» At the south-east corner of the site, abutting dwellings turn their back on 
the site and front Lochgreen View.  Accordingly, the Development Plan 
proposes to match this urban condition with the Retirement Village 
backing on to this residential interface providing for a fence to fence 
treatment.

» Within the central section of the southern boundary, the site directly 
interfaces with the Sunningdale Crescent road reserve with 13 dwellings 
on the southern side of the road orientated to face the site.  The majority 
of these dwellings will overlook the open space reserve while four will 
face the retirement village.  This specific interface is discussed in more 
detail  below.

At the western end of this interface a local road and pockets of open 
space are proposed to present an attractive, landscaped outlook. This will 
also provide a direct pedestrian connection between the existing and 
proposed neighbourhood.

The Development Plan shows the Retirement Village extending along the 
southern boundary between the drainage corridor / open space reserve 
and the eastern boundary of the site.  As mentioned above, there are four 
homes in Sunningdale Crescent that will face the future retirement village.  
This interface will comprise a high quality open style fence that enables 
good visual connection between dwellings in the retirement village and the 
existing dwellings in Sunningdale Crescent. We note that the detailed 
design of this interface, including fence treatments, landscaping, etc. will 
be subject to further assessment by Council as part of any future planning 
application lodged for the retirement village.     

Figure 15: Southern interface detail plan
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Figure 14: Cross Section F: Interface with powerline easement



3.4.4 Eastern boundary interface  
The eastern boundary of the site has an interface to a wide powerline 
easement, which limits visibility between the site and nearby residential 
neighbourhoods to the east. The Development Plan proposes that a local 
street will extend along most of the length of this boundary, save for the 
area of cultural heritage sensitivity located part way along this frontage 
and the retirement village. Path connections are to be provided from the 
local street / path network into the easement, (refer to Figure 23). As 
shown in Figure 11 and Figure 16, denser planting will be provided to 
soften this interface in proximity of the existing pylons, opposite the 
northern east-west road.

Figure 16: Cross Section F: Interface with powerline easement
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3.4.5 Area 1 interface  
Area 1 encompasses all privately-owned land between the former Golf 
Course and Cranbourne-Frankston Road. The land is at various stages of 
development in accordance with the Amstel Golf Club Residential Area 
Development Plan. The land is predominantly identified for residential 
development at densities of between 40 and 80 dwellings per hectare, and 
split into six precincts.

This Development Plan proposes to locate residential development directly 
on the interface of Precincts 1 and 2.  The concept plan in Schedule 12 to 
the DPO shows public open space in this location, however it has always 
been intended that the final design of the open space network would be 
based upon the principle of retaining as much high quality vegetation as 
possible.  As such, the open space network proposed by the Development 
Plan proposes a different spread of the 20 percent open space allocation 
and has prioritised the protection of trees over the need to retain views from 
Precincts 1 and 2 in the site.

The proposed open space corridor between Precincts 2 and 3 will be 
continued into the Development Plan area. As part of that, a 2.5 metre wide 
shared path will allow future residents of both Area 1 and 2 to connect with 
the open space amenities and facilities provided within each development.

The final design of the northern open space area in Area 2 will need to have 
regard to any approved design or potential layouts in Area 1 to ensure that a 
seamless masterplan is achieved.

3.4.6 Club House interface
The club house is situated on land which is presently owned by the Amstel 
Golf Club and does not form part of the re-development site controlled by 
BPG. This land sits within Precinct 4 of the adjoining Development Plan 
area.

In the short term, the Golf Club has indicated that they will continue to 
operate the club house. The additional land to the south of the building will 
be used to accommodate car parking which needs to be relocated from the 
front of the building to connect the subject land to the signals at 
Cranbourne-Frankston Road. It is also possible that the land could be used 
to accommodate an expansion of the club house building, if desired by the 
Club.

In the longer term, any use and development of that land will be consistent 
with the applicable General Residential Zone. 

As the ultimate form of any future development is unknown, the 
Development Plan proposes roads to all sides of the club house site. As the 
site is currently used for non-residential purposes (and in the short term car 
parking), the roads will ensure that new dwellings are well set back and do 
not directly back onto the site. Any future development of the club house 
site will need to have regard to this residential interface.
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3.5 Topography  

3.5.1 Earthworks
The subject land exhibits a fall of approximately 16m and within that, the 
profile of the site has been heavily manufactured as part of the construction 
of the existing golf course. The land will now need to undergo further 
modification to make the site fit for its new intended purpose: residential 
development. 

The site will need to be re-engineered to ensure that drainage and sewerage 
assets function currently and that typical housing products can be 
accommodated. This ensures that the costs associated with excavations or 
one-off home designs are not passed onto the future landowners. At the 
same time, any cut and fill needs to be managed having regard to the 
retention of existing vegetation.

In determining the extent of any earthworks required, the future subdivision 
of the land will need to have regard to the following design principles:

» Maintain existing ground level in areas where trees are nominated for 
retention.

» Ensure road reserves follow site contours and natural ground level where 
possible.

» Ensure areas identified for residential development integrate with the site’s 
natural undulation without compromising the delivery of lots which suit a 
range of builders and building cost outcomes.

» Managing cut and fill across the site to minimise the extent of material 
which needs to be taken to or from the site.

» Implementation of a retaining wall strategy which appropriately deals with 
heights, construction techniques, design aesthetics, ownership and 
maintenance.

» Managing cut and fill, as well as any service installation, to minimise 
intrusion into Tree Protection Zones.

3.5.2 Retaining walls
Retaining walls will be used in a variety of situations where a change in level 
exceeds 0.5m in situations including:

» Management of level change between residential allotments.
» Management of level changes between residential allotments and road 

reserves.
» Management of level changes between residential allotments, road 

reserves, open space reserves and vegetation to be retained.
» Management of level changes in public open space areas. 

Internal Allotment Boundaries

Details of the walls (including proposed height and construction materials) 
will need to be incorporated into the engineering plans submitted for 
approval under a subdivision or development permit.

Allotment Boundaries Adjacent to Road Reserves and Public Open 
Space

Retaining walls required in these instances will be entirely located within the 
private allotment, meaning that the owner of that lot will assume 
responsibility for the maintenance of the wall.

Any wall between a lot boundary and the road reserve / public open space 
will be designed to form part of the overall streetscape / landscape design 
response prepared as part of a future application to subdivide the land. 

The retaining walls are to be delivered by the developer of any subdivision 
of the land and the detail will form part of the engineering plans that will be 
submitted to and approved by Council.

Further discussion on potential retaining wall treatments is included at 
Section 3.6.1 of the Development Plan. 

3.6 Open space and landscaping
The former Amstel Golf Course currently contains over 1600 trees (both 
native and exotic), which predominantly follow the alignment of the golf 
course fairways. The vast majority of existing vegetation has been planted 
as part of the development of the golf course in the 1960s. Planted trees 
include a variety of Eucalypts, Giant Honey-myrtle, Monterey Pines and 
Pepper Trees.

The landscape strategy for the site is based upon maximising the retention 
of trees with a moderate retention value or higher to reinforce the unique 
landscape character of the site and create a sense of local identity that will 
be embraced by the future community

The open space network provided in the development has a dual purpose: 
conservation and recreation, which provides a real opportunity for residents 
to engage with their natural surroundings
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3.6.1 Aboricultural assessment  
Various arboricultural assessments have been undertaken for the site, the 
most recent carried out by Treemap in June 2017 (Appendix B). 

A key objective of this development plan is to facilitate the retention of 
existing trees of moderate-high and moderate retention value (and trees of 
low retention value where practicable) which is consistent with the schedule 
to the Development Plan Overlay. No trees have been identified as having a 
‘high’ retention value.

The tree survey undertaken by Treemap recorded a total of 1,678 individual 
trees and eight groups of trees comprising a total of 150 trees. A total of 40 
dead trees were also identified. The two most dominant tree species present 
on the site are the Spotted Gum (Corymbia maculata) and the Monterey 
Pine (Pinus radiata). 

The development plan provides for the retention of approximately 171 trees 
with a retention value of ‘moderate’ or higher within areas of open space or 
public land. The Spotted Gum makes up at least half of this allocation and 
will form a valuable part of the landscape and add ‘instant amenity’ for the 
future residential development.

The development plan also provides for the protection of trees with a ‘low’ 
retention value where they form part of a group of trees with a ‘moderate’ or 
higher retention value. 

As noted earlier, the urban structure proposed by the Development Plan 
represents a high level resolution of the key engineering, drainage, 
vegetation and urban character considerations, based on preliminary 
engineering analysis. Given the extensive re-shaping of the existing 
landform that will be required to prepare the site for urban development, it is 
possible that the open space and vegetation identified for retention on the 
Development Plan may be subject to minor refinement once more detailed 
engineering design is completed as part of the future planning permit 
process. Naturally, this design work will need to be highly cognisant of the 
existing landscape and vegetation context of the site, with a view to 
managing the required cut and fill, placement of services and siting of 
building envelopes so as to minimise or avoid conflict with the TPZs 
associated with the moderate -high value trees shown for retention. 

To ensure that this Development Plan establishes an appropriate level of 
certainty around the trees proposed for retention, a series of design options 
have been developed by the project engineers (BPD) in collaboration with 
MDG (Landscape Architect) and Treemap (Arborist) to identify proposed 
engineering solutions that seek to ensure retention of the moderate – high 
value trees identified on the Development Plan. The intent of these solutions 
is to avoid direct conflict between the defined Tree Protection Zones and the 
encroachment of roads, services, building envelopes, and significant cut 
and fill. These solutions involve both conventional and ‘non-standard’ 
engineering treatments that are designed to maximise the long term survival 
of moderate to high value trees within the new urban landscape. 

The suite of proposed engineering solutions are explained in Figure 19 and 
examples are shown in Figure 20.

In the event that the options in Figure 19 fail and a tree nominated for 
retention is compromised, the developer will be required to demonstrate to 
Council that other possible engineering solutions and urban design 
opportunities have been considered to ensure that every attempt has been 
made to retain that specific tree. 

Even though creative engineering solutions will be adopted, encroachment 
into TPZs may still occur and these must be managed having regard to 
Australian Standards AS4970-2009. These standards provide for 
encroachments of up to 10% and provided that proposed works are 
approved and supervised by a qualified arborist, encroachments greater 
than 10% can occur.

Council support for the application of ‘non standard’ treatments (including 
reduced local access street pavements in key locations, one-way crossfall, 
provision of footpaths to one side only where streets abut local open space, 
etc) will be required to provide maximum certainty arond the retention and 
long term survival of trees of moderate to high value on the site. 

The application of specific engineering design solutions to any areas of 
potential conflict with TPZs will be determined in close consultation with the 
project Arborist (Treemap) at the planning permit stage and is subject to 
Council approval.
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Figure 17: Existing tree plan
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Figure 18: Tree retention plan
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Figure 19: Proposed engineering/landscape solutions amstel
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OPTION A:  RETAINING WALL

Use of vertical retaining walls of varying heights to achieve cut or fill requirements, ideally outside 
TPZ extent. Preferable to maintain walls of <1.0m height to avoid need for safety handrails. 
Typically the most efficient treatment where space is restricted

OPTION B:  GRADED BATTER

Cut or fill embankments to achieve required site levels (where space permits)

Option B1 = grassed max 1:6 embankment 
Option B2 = mass planted max 1:4 embankment
Option B3 = rock retaining embankment

Notes relating to all options:
. All excavation works within TPZ areas would be undertaken under arborist supervision,
. Optimum solution may be a combination of a number of these options, 
. Detailed investigation and levels analysis will be required for each individual tree to determine 
optimum outcome.
. Encroachment into TPZ’s will be undertaken in accordance with Australian Standards AS4970-
2009. These standards provide for encroachments of up to 10% and provided that proposed works 
are approved and supervised by a qualified arborist encroachments greater than 10% can occur.
. The preferred solution is subject to Council approval at planning permit stage.

OPTION D:  ONE-WAY CROSSFALL

Selected areas of road profile designed as a one-way crossfall to minimise cut or fill requirements 
in the vicinity of trees, rather than traditional two-way crossfall configuration.

OPTION C:  LOCALISED ROAD NARROWING

Narrowing of standard road profile directly opposite trees to minimise excavation within TPZ area, 
potentially also omission of footpath on one side in the vicinity of trees.

OPTION E:  NO-EXCAVATION CONSTRUCTION

Installation of road and footpath pavements constructed above-ground to minimise excavation and 
disturbance within TPZ areas
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Figure 20: Tree protection options
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OPTION A:  RETAINING WALL
Use of vertical retaining walls of varying heights to achieve cut or fill requirements, ideally outside TPZ 
extent. Preferable to maintain walls of <1.0m height to avoid need for safety handrails. 
Typically the most efficient treatment where space is restricted

OPTION B:  EMBANKMENT
Cut or fill embankments to achieve required site levels (where space permits)
Option B2 shown = mass planted max 1:4 embankment

OPTION B:  EMBANKMENT
Cut or fill embankments to achieve required site levels (where space permits)
Option B3 shown= rock retaining embankment

Notes relating to all options:
. All excavation works within TPZ areas would be undertaken under arborist supervision,
. Optimum solution may be a combination of a number of these options, 
. Detailed investigation and levels analysis will be required for each individual tree to determine 
optimum outcome.
. Encroachment into TPZ’s will be undertaken in accordance with Australian Standards AS4970-
2009. These standards provide for encroachments of up to 10% and provided that proposed works 
are approved and supervised by a qualified arborist encroachments greater than 10% can occur.
. The preferred solution is subject to Council approval at planning permit stage.

OPTION E:  NO EXCAVATION CONSTRUCTION
Installation of road and footpath pavements constructed above-ground to minimise excavation and 
disturbance within TPZ areas

OPTION D:  ONE WAY CROSSFALL
Selected areas of road profile designed as a one-way crossfall to minimise cut or fill requirements 
in the vicinity of trees, rather than traditional two-way crossfall configuration.

OPTION C:  LOCALISED ROAD NARROWING
Narrowing of standard road profile directly opposite trees to minimise excavation within TPZ area, 
potentially also omission of footpath on one side in the vicinity of trees.
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amstel
12. tree retention strategy images
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Figure 21: Landscape Concept Plan

3.6.2 Open space  
The landscape concept for the site provides for open space of 20.9%, 
consistent with the DPO Schedule and Clause 52.01 of the Casey Planning 
Scheme. This percentage is above the contribution usually associated with 
residential subdivisions of this nature and has been required to incorporate 
existing trees of high and moderate retention into areas of open space and 
to meet drainage requirements. 

Any trees of high and moderate retention and their tree protection zones that 
are located within the retirement village will not be considered public open 
space and will not contribute to the open space requirements.

Tree retention has been at the forefront of the design of the open space and 
road network. This has seen the development of a linear open space 
network, which allows vegetation to be retained whilst providing residents 
with a unique trail experience for walking and jogging, with fitness stations 
and seating areas along the way.

Land required for drainage purposes also forms a key part of the open 
space network. These spaces create a green edge to the Cranbourne-
Frankston Road interface as well as the residential areas to the north and 
south. 

If detailed design of the northern drainage reserve identifies additional 
unencumbered space within the footprint of the reserve shown in Figure 21, 
then consideration may be given to embellishing that space with additional 
recreation facilities. Similarly, if necessary space exists a 2.5m loop path will 
be provided around each drainage reserve.

The landscape concept also delivers an additional two spaces, the main 
park and a secondary park, to cater for the active play and the passive 
recreation needs of the future community. It is envisaged that the main park 
may provide an adventure play space and complementary facilities such as 
BBQs and picnic tables along with a perimeter path. The secondary space 
may be a quieter, reflective breakout space nestled amongst the existing 
trees with seating and a 1.5 metre path on the northern, eastern and western 
boundaries.

A pocket park and landscape buffer will also be provided to the 
Sunningdale Crescent interface along a portion of the southern boundary 
abutting the retirement village.

These spaces are connected by a shared trail network that will provide 
fitness stations at key points and strong linkages through the site and 
surrounding area which will encourage neighbouring residents to the south 
and east access into the site. Planting within the road and shared trail 
network will be designed to complement the existing vegetation and 
respond to Council’s relevant street tree policies.
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3.7 Heritage
The DPO schedule requires that a Cultural Heritage Management Plan 
(CHMP) or a cultural heritage assessment is prepared. Given that several 
areas of areas of Aboriginal cultural heritage significance are already 
identified over the land, a CHMP was commissioned. 

Aboriginal Affairs Victoria approved CHMP No. 12290 on 13 December 
2013 and the recommendations of the CHMP have informed the preparation 
of this development plan. A copy of the approved CMMP is provided in 
Appendix C. 

A total of five Aboriginal cultural heritage places have been recorded within 
the golf course however, the CHMP indicates that Aboriginal cultural 
heritage was only present in three of those locations. Of these, only one was 
of moderate significance and recommended for retention, this being VAHR 
7921-373. This is also identified in the Amstel Concept Development Plan 
included in the DPO Schedule.

This artefact scatter will be protected within an area of open space on the 
eastern boundary of the site. Any future subdivision or development of the 
land will need to ensure that this area is protected and managed in 
accordance with the approved CHMP.

3.8 Biodiversity
The site has been subject to a comprehensive Flora and Fauna Assessment 
carried out by Brett Lane and Associates in February 2014 (Appendix D). 
The purpose of the report was to undertake an assessment of the extent and 
condition of any native vegetation that may exist on the site, having regard 
to the State Biodiversity Assessment Guidelines as well as any potential 
impacts on matters listed under Federal legislation.

The Flora and Fauna Assessment found native vegetation in the study area 
to be limited to two scattered trees: a dead River Red Gum and a Swamp 
Gum. Both scattered trees were above 80 centimetres DBH, the benchmark 
DBH for large trees in the pre-existing Plains Grassy Woodland (EVC 55). 
These trees contained hollows. 

The dead River Red Gum is situated within the drainage reserve on the 
northern part of the subject site. If this tree cannot be retained in its current 
position due to engineering works that will be required in this area, then it is 
recommended that the tree be felled and incorporated into one of the local 
parks or drainage reserves as a feature.

The more recent work undertaken by Treemap in 2016 and 2017 suggests 
that the Swamp Gum has degraded in the almost three-year period since 
the Flora and Fauna Assessment was completed. The future of this tree 
should therefore be determined as part of the overall value-based 
arboricultural assessment for the site. 

Two threatened fauna species, Swift Parrot and Grey-headed Flying-fox as 
well as three EBPC Act listed migratory bird species, were considered likely 
to occur due to the presence of suitable habitat. Impacts to these fauna 
species from any proposed development were negligible due to the lack of 
key habitat and the ability of these species to move away from disturbance. 
On this basis, the Flora and Fauna assessment concludes that there are no 
implications arising from the development under the EPBC and FFG Acts.

Figure 22: Areas of cultural heritage sensitivity
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3.9 Access and circulation
The road network has been designed to maximise tree retention and 
enhance access to the natural assets of the site. This includes the 
development of a new trail network to provide strong pedestrian links 
through the site and connections to the neighbouring residential areas.

3.9.1 Pedestrian and bicycle network
The pedestrian and cycle network is important to connect residents to areas 
of open space and amenities in the surrounding area. It is also important to 
open up the site to residents of neighbouring areas so that they too can 
access the amenity offered by the redevelopment of the site.

The pedestrian and cycle network comprises:

» An off-road, 2.5m wide shared path along key north-south and east-west 
boulevards through the site.

» A trail network of 2.5m wide shared paths through drainage corridors, 
passive open space reserves and open space within the road network 
providing connections into Area 1, the powerline easement to the east and 
the residential area to the south, consistent with the concept plan in the 
DPO Schedule.

» Standard 1.5m wide footpaths within the balance of the local road network.
» A new shared path link (or bridge link if required) across the 1:10 

municipal flood path reserve adjacent to Gracehill Mews. This new path 
will provide a strategic connection to link the existing shared path that 
terminates at the edge of the reserve with the shared path internal to the 
site that extends through the pocket park and waterway reserve.

» A new shared path connection from Sunningdale Crescent through the 
tree reserve and pocket park and drainage corridor to the west.

Any future planning permit application will need to consider priority for 
pedestrians and bicycles at key intersections along the two boulevards.
This could be provided in the form of landscape treatment, highlight 
pavements or signage. 
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Figure 23: Pedestrian cycle network strategy plan
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3.9.2 Retained vegetation within the streetscape
Where vegetation is to be retained within the streetscape, specific access 
arrangements will need to be resolved to minimise impact to retained 
vegetation. This detail will be resolved as part of a future planning permit 
application and the detailed engineering plans submitted as a condition  
of that permit. This will involve consideration of the alignment of vehicle 
access, the location of any pedestrian / cycle paths, tree protection zones 
and permissible construction materials. Option A in Figure 19 provides an 
indication of what this may look like.

3.9.3 Road network
The road network set out in the Development Plan is informed by advice 
prepared by GTA Consultants, June 2017 (Appendix E).

As mentioned, the road network has been designed to maximise the 
retention of moderate to high vegetation and this in turn has created a local 
street network with some interest in terms of its alignment and the ‘greening’ 
of the streetscape through the retention of vegetation and the new street 
tree plantings.

The development plan shows that north-south and east-west spine roads will 
be provided, consistent with the concept plan in the DPO Schedule. These 
will have a minimum width of 22.2 metres as shown in Figure 24. The 22.2m 
wide cross section provides 4m wide verges to accomodate enhanced 
street tree plantings. This will be bolstered by canopy tree planting within 
the 4.5m front setback of lots along the spine road.

As the local road network does not connect to the east or south and there is 
no need to accommodate movements associated with Area 1, the balance 
of the local road network within the site is designed to either a standard 16.0 
metre Local Access Street or a modified cross section of 18.0 metres to 
accommodate a 2.5m wide shared path. These are depicted in Figures 25 
and 24.

The location of these roads is shown in Figure 27.

Roads will be designed to Council’s standards, ensuring that street tree 
planting can readily occur within the verge and emergency and waste 
collection vehicles can be accommodated. Whilst a roundabout is 
nominated at the intersection of the two spine roads, traffic management 
devices will otherwise be planned as part of the construction plans 
considered as a condition of a future planning permit.

Development will utilise the existing intersection with Cranbourne-Frankston 
Road to the north as well as see the creation of a new intersection to 
Cranbourne-Frankston Road in the west. 

3.9.4 – Terminated Roads
Incorporating the retirement village into the urban context will result in the 
termination of a small number of local roads.  Where this occurs, these 
roads will be provided with a turning area similar to that shown in Figure 28, 
with the addition of areas of landscaping.

Figure 24: 22.2m wide road reserve

Figure 25:16m wide road reserve

Figure 26:18m wide road reserve

Figure 27: Location of 22.2m wide spine roads and  
     18.0m wide access streets

Figure 28: Sample terminated road treatment
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3.10 Site services and infrastructure delivery

3.10.1 Integrated water management
The Development Plan is informed by a Stormwater Management Plan 
prepared by Engeny Water Management, December 2015 (Appendix F).

Stormwater Flow Management
The land falls into two drainage catchments (east and west) defined by a 
ridge line running diagonally through the site. 

The eastern catchment is located within the Monahan’s Road Development 
Services Scheme (DSS) whilst the western catchment drains to the 
Cranbourne West DSS. Both DSS’ have been prepared by Melbourne  
Water on the basis of the subject land remaining as a golf course. Any 
development of the land needs to ensure that flows discharging from the 
site are consistent with pre-development levels so that downstream 
properties are not subjected any additional flooding. Further to this, the 
existing dams on the golf course also provide flow mitigation / retardation  
for the western catchment.

Stormwater runoff associated with rainfall events up to and including the  
5 year Average Recurrence Interval (ARI) will be accommodated within a 
minor drainage system comprising a subsurface pipe network within future 
road reserves. 

Flows associated with the 100 year ARI storm event will be conveyed via the 
local road network and discharge into a drainage reserve to avoid flooding 
of residential lots. Roads and lots will need to be designed to the 
appropriate levels.

On-site retardation will be required to ensure that downstream flows do not 
exceed pre-development levels and to maintain retardation provided by the 
existing dams. This involves:

» Removing the dam in the south-western corner of the site and retaining the 
dam to the north, along the western boundary. That northern drain will be 
reconfigured to form a constructed wetland and retarding basin system 
(known as Amstel Dam Retarding Basin) of approximately 1.5ha. A 30 
metre wide drainage reserve will extend from the new intersection with 
Cranbourne-Frankston Road to connect to the existing Melbourne Water 
drainage reserve to the south.

» Constructing the Amstel North Retarding Basin within a 2ha reserve along 
the northern boundary of the site. This basin will discharge via a pipe to 
the retarding basin in Maddison Gardens. This will retard flows associated 
with the development of the golf course so that flows from the Maddison 
Gardens basin do not increase and the 100 year flood capacity of that 
basin can be maintained.

Stormwater Quality Management
In addition to managing flows, the stormwater drainage system is also 
required to meet specific water quality conditions as set out in the State 
Environment Protection Policy (Waters of Victoria). This involves treating 
stormwater to reduce typical pollutant loads to best practice targets. The 
whole site must achieve these targets however, individual catchments must 
over or under achieve, depending on site constraints.

The two wetlands described are multi-functional and will also be used to 
treat stormwater. The decision has been made to provide a constructed 
wetland in the north to deliver a flat base to reduce the footprint of the basin 

and optimise treatment for the 40ha eastern catchment. The end-of-pipe 
solution to Maddison Gardens also limits maintenance to the one location.

Similarly, the location of the western basin was selected to make use of the 
location of an existing dam and to create a flat base. 

Given the slope of the land, it is considered most appropriate to over-treat 
the western catchment in lieu of meeting best practice pollutant reduction 
targets in the east. However, when considered as a whole the two assets  
will remove the required amount of pollutants from the stormwater runoff 
generated by the potential development of the golf course to ensure that 
best practice reductions are met.

3.10.2 Infrastructure delivery
Utility service providers have confirmed that existing infrastructure 
surrounding and currently serving the site has capacity to service future 
residential development consistent with the Amstel Development Plan. 
Further detail on services and infrastructure provision is set out in  
Services Report prepared by Breese Pitt Dixon (December 2016).  
Refer to Appendix G. 

In addition to the drainage infrastructure outlined above, the other key 
pieces of infrastructure are the new intersection to the west of the site to 
Cranbourne-Frankston Road and alterations to the existing signals to the 
north to Cranbourne-Frankston Road.

Specific information relating to those items will be provided when detailed 
engineering design is completed to support a planning permit application 
for the subdivision of the site.
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3.11 Environmental issues
Part of the site falls within 500 metres of the closed Stevensons Road 
Landfill. Much work has been prepared in relation to the suitability of the site 
for residential purposes having regard to any off-site environmental impacts 
that may relate to the closed landfill. These matters are discussed in length 
in the Panel Report in relation to Amendment C205.

That Panel considered a Landfill Gas Assessment by Cardno Lane Piper, 
March 2014. The Panel report indicates that the findings of this report are:

» Sufficient data has not yet been collected to confirm whether the south-
eastern corner of the site is suitable for residential development. This is 
identified as a Red Risk Assessment Zone in the concept plan in the DPO 
Schedule and should only be developed once further assessment, 
remediation and monitoring has been undertaken. 

» An area along the eastern boundary of the site should be regarded as 
moderate risk and that specific remediation measures should be 
implemented prior to development in this area. This is identified as an 
Amber Risk Assessment Zone / Area 3 in the DPO Schedule. 

» With respect to the remainder of the site the report concludes that there 
was ‘no unacceptable risk’ and there should be no restrictions to 
development.

With respect to audits there are two options available. A Section 53V audit is 
one which is known as a ‘risk of harm’ audit and is completed in order to 
understand the potential risk to the environment caused by a development 
and to validate clean up works. A Section 53X audit is one which considers 
whether or not potentially contaminated land is suitable for a particular use. 
The Environment Protection Authority guidelines recommend that a Section 
53V audit is prepared when making decisions about the development of 
land within landfill buffers.

In this regard, the Amendment C205 Panel was presented with a document 
titled Section 53V Environmental Audit of Risk of Landfill Gas, EPA Service 
Order No. 8003972 prepared by ERM consultants, dated April 2014. 

The DPO schedule requires that any subdivision application is accompanied 
by:

» A copy of any approved environmental audit for the site
» A report demonstrating how the recommendations of the ERM audit 

(referenced above), or any recommendation of any subsequent update to 
that audit, will be implemented

» In relations to Area 3, a report demonstrating how (any) recommendations 
of the most recent environment audit will be implemented.

A planning permit will only be issued for Area 3 if this work states that the 
land is suitable for a sensitive use.

3.12 Environmentally sustainable development
The Amstel Golf Course redevelopment project has been registered with the 
Urban Development Institute of Australia’s EnviroDevelopment program. To 
become certified under this program a development needs to respond to 
eight essential requirements. These are:

» Establish a community education program for future residents covering 
matters such as recycling, energy and water efficiency and 
environmentally sustainable materials.

» Conduct an assessment which identifies any areas of conservation 
significance and to identify sensitive areas of the site.

» Adopt effective sediment and erosion control measures during 
construction.

» Recycle and reuse any environmental debris on site if possible or arrange 
for appropriate recycling offsite.

» Consider solar orientation in the detailed design of a subdivision layout.
» Demonstrate how a reduction in greenhouse gas emissions can be 

achieved.
» Reduce potable water consumption for irrigation purposes.
» Engage with the local community to develop the overall vision for the 

project.
In addition to the above, the development will need to respond to least four 
of six key elements: Ecosystems, Waste, Energy, Materials, Water and 
Community.

Opportunities within each of these elements, as identified in the program 
are:

Ecosystems
» Encourage maintenance (during and after construction) of native 

vegetation where existing, and rehabilitation of locally native vegetation 
where not already in existence in a healthy state.

» Avoid water pollution and degradation of water quality in waterways and 
natural systems and remediate any water quality problems occurring 
on-site or in neighbouring areas.

» Encourage development on previously developed or degraded sites, 
whilst considering affordability.

» Promote biodiversity and sustainability awareness.

Waste
» Encourage recycling of construction and demolition materials and reduce 

the amount of waste being dispatched to landfill.
» Minimise on-site pollution during the construction phase.
» Promote the re-use of existing buildings and materials and reduce 

demand for resources.
» Promote occupancy awareness and encourage recycling, composting 

and waste reduction through the provision of appropriate facilities.

Energy
» Incorporate climate responsive design.
» Encourage use of alternative energy sources.
» Encourage use of and energy efficient appliances and lighting.

Materials
» Incorporate use of civil and landscaping materials from environmentally 

responsible sources.
» Encourage the use of built form materials that can be recycled or reused 

at the end life of the development.

Water
» Reduce potable water use throughout the subdivision and in future homes. 
» Promote the use of alternative water sources, water efficient appliances, 

fixtures and fittings and water efficient landscaping in private spaces.
» Encourage alternative water sources or the use of drought tolerant species 

to meet irrigation demand for public areas.

Community
» Consult with surrounding community and traditional owners.
» Encourage community cohesiveness and interactions through the 

provision of facilities, the ongoing support of community social capital 
such as community organisations and/or networks and sub-division layout 
design/masterplan.

» Encourage walking and cycling.
» Protect heritage.
Once certification is received it is re-assessed annually. This high bar 
means that long-term sustainability measures will be built-in wherever 
possible to ensure that the project continues to meet these standards 
beyond BPG’s involvement with the site.
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Appendix A – Response to Schedule 12 of the 
Development Plan Overlay

REQUIREMENT COMMENT

The development plan must be accompanied by, or include details, in text or diagrammatic form, or both, of the following, as 
appropriate.

Identification of Areas 1, 2 and 3 consistent with the Amstel Concept Development Plan contained at Clause 4.0 of this schedule. Refer to Figure 1, page 5 of Development Plan.

An Aboriginal Cultural Heritage Management Plan or a cultural heritage assessment of the site prepared by an appropriately qualified 
person. Approved by Aboriginal Affairs Victoria 13 November 2013. 

A Flora and Fauna assessment of the site by a suitably qualified person that identified any areas of biodiversity conservation 
significance. Prepared by Brett Lane and Associates (February 2014). 

A report that assess the ‘retention value’ (high, moderate, low) of all trees on the site prepared by an appropriately qualified person(s). 
Such a report should be based on and include a detailed arboricultural assessment that considers, among other things, a tree’s 
health, condition and longevity, together with an assessment of its landscape significance that considers a tree’s amenity and 
aesthetic values.

Refer report prepared by TreeMap (June 2017). 

A landscape concept plan that shows, consistent with the Amstel Concept Development Plan at Clause 4.0: 

» The location of trees and any other vegetation proposed to be retained and removed, having regard to a tree’s ‘retention value’ and 
the objectives of this schedule

» Water bodies and any other topographic features to be retained
» The location and layout of areas of public open space

Refer to Figures 15, 16 and 19 of Development Plan.

Urban design principles and guidelines that identify:

» The development objectives and outcomes that apply to each area
» The preferred neighbourhood character over the development plan area
» The key elements of the public realm, with particular emphasis on its safety, legibility and usability
» A diversity of lot sizes, residential types and density
» The relationship between areas supporting varied land use and development outcomes

Refer to Section 3.3 of Development Plan

An Urban Structure Plan that identifies:

» The nominated land uses and development outcomes
» The delivery of a safe, efficient and functional road network and hierarchy
» How allotments have been designed to maximise solar access
» Connectivity and responsiveness to adjoining and surrounding land, including use of active frontages in accordance with the 

Amstel Concept Development Plan at Clause 4.0 of this schedule

Refer to Figure 11 and the discussion of interfaces in Section 3.4 of Development Plan.

The interim and longer term land use and built form outcomes for the Amstel Golf Club clubhouse Refer to Section 3.4.6 of Development Plan

The interface treatment between the existing Amstel Golf Club clubhouse and the residential subdivision and development Refer to Section 3.4.6 of Development Plan
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Appendix A – Response to Schedule 12 of the 
Development Plan Overlay

REQUIREMENT COMMENT

A Traffic Impact Assessment report which includes, but is not limited to, details of anticipated traffic volumes, the proposed 
local road hierarchy and layout, connection to the external road network, and typical cross sections of internal roads indicating 
provision for pedestrians, tree planting, emergency access and car parking, and including traffic calming devices.

Refer to the traffic report by GTA Consultants (June 2017).

The proposed methods to achieve bicycle priority at intersections of minor streets connector roads with dedicated off-road 
bicycle, paths which must be achieved through strong and consistent visual and physical cues and supportive directional and 
associated road signs.

Refer to the traffic report by GTA Consultants (June 2017) as well as commentary in Section 3.9 of the 
Development Plan.

The proposed methods to deal with the site boundary interfaces, including:

» The presentation of the development to Cranbourne-Frankston Road
» The relationship between the development and the Amstel Golf Club clubhouse boundary
» The presentation of any development to the major electricity easement adjoining the eastern boundary and the existing 

residential land adjoining the southern boundary

Refer to Section 3.4 of the Development Plan. 

Details of the land use and development relationship along the interface of Areas 1 and 2. Refer to Section 3.4.5 of the Development Plan.

Provision of a 12-metre-wide tree reserve along the Cranbourne-Frankston Road frontage of the site, or as otherwise approved 
by the responsible authority. Refer to Section 3.4.2 of the Development Plan.

A drainage and servicing assessment indicating how all relevant flooding, drainage and water quality issues are to be 
addressed, to the satisfaction of Melbourne Water, South East Water and the responsible authority.

Refer to the stormwater report prepared by Engeny (December 2015) and the servicing report prepared 
by Breese Pitt Dixon (December 2016).

Details of infrastructure which is to be provided as part of the development, including timing, standards and funding. Refer to servicing report prepared by Breese Pitt Dixon (December 2016).


