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Veneto Club, Bulleen
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Proposed Minimum Setback

Veneto Club, Bulleen

Context
Criteria Matters for Consideration 

Existing landscape character

Character Type Parklands & Recreation

Natural landscape 
character

This area forms part of the expansive floodplains of the Yarra River flats. Here, the river winds through 
low-lying land which creates billabongs and wetlands along its course. An extensive corridor network 
of parkland and recreation reserves has been established on the floodplain, on both sides of the river. 
The reserves are linked by shared trails that connect to the Main Yarra Trail on the western bank.

The Veneto Club site lies adjacent to the Yarra Flats parkland to the west and the north, and the 
formalised recreation reserve of Bulleen Park to the south. 

The river banks rise gently towards the Veneto Club site, where the topography then flattens out 
across the floodplain. The floodplain extends across Bulleen Road to the east, with a horizon of low 
hills beyond. 

There are dense stands of vegetation alongside the river itself and within the Yarra Flats parkland. 

Pattern of viewing This site can be viewed from recreation trails that run alongside the site on the eastern side of the 
river. It is also partly visible from the Yarra Flats parkland and the Main Yarra Trail on the opposite bank 
(in Ivanhoe East) and the waterway itself. 

Interaction of built 
form & landscape

This site comprises the Veneto Club complex which includes double storey buildings set back a 
minimum of 70m from the river’s edge. There are also areas of hard paving and sports areas. 

Future landscape directions 

Strategic context The site is within the Urban Floodway Zone (UFZ), which restricts future development due to 
flooding constraints. In addition, the site lies within an extensive area of land included within the 
Land Subject to Inundation Overlay (LSIO), which extends beyond Bulleen Road. This also restricts 
development due to flooding constraints. No height controls apply to the site. 

Desired outcomes Visibility of buildings from the river, the riverside paths, adjoining parkland and the opposite bank is 
minimised.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor parkland setting is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.

Natural landscape environment of the river corridor parkland is enhanced, where buildings are well 
screened by vegetation.

Topography of the river’s floodplains is reflected in siting new development. 

Criteria Matters for Consideration 

Recommendation 

Recommended 
minimum building 
setbacks

A minimum setback distance from the river’s edge is recommended to reflect existing planning 
controls, the established development patterns and the site topography and vegetation: 

70m setback from the closest property boundary to the Yarra River: 

• is equivalent to the setback of the existing building on the site, and avoids further encroachment 
of development into river corridor or the surrounding parklands.

• sites building envelope so that it is away from the immediate river corridor and partly concealed 
from river by topography and vegetation.

• allows ample space for strong vegetation buffer to river, given the flat topography which means it 
is difficult to screen views to buildings.

Recommended 
maximum building 
height 

A mandatory maximum height limit of 8 metres is recommended for this Urban Floodway Zone 
height (9m on a sloping site). The maximum height is recommended to be applied to the UFZ 
to reflect the established pattern of 1-2 storey development and to allow a degree of flexibility in 
development in the UFZ. 

This approach will ensure the scale of buildings sits well below the tree canopy height within this 
area in close proximity to the river and adjoining parklands.

Recommended 
control boundary 

Property is within close proximity to river’s edge and included within area recommended for 
management. 

Flat topography allows high visibility of buildings from adjoining parkland and recreation trails.

Bulleen Road forms a clear edge to DDO, as it forms the edge to the riverside parkland and 
established residential areas are located beyond.
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Proposed Minimum Setback

Greenaway Street, Bulleen

Context

Criteria Matters for Consideration 

Existing landscape character

Character Type Parklands & Recreation, Leafy Suburban and Rural Environment (and industrial land that is not 
allocated to a Character Type)

Natural landscape 
character

This area forms part of the expansive floodplains of the Yarra River flats. Here, the river winds through 
low-lying land which creates billabongs and wetlands along its course. An extensive corridor network 
of parkland and recreation reserves has been established on the floodplain, on both sides of the river, 
which are linked by shared trails that connect to the Main Yarra Trail on the western bank.

The Yarra Flats parkland adjoins this investigation area and runs alongside the river. In this location, 
the topography of the river banks rises gently towards Bulleen Road. Towards the eastern portion of 
Bulleen Road, the topography flattens out into a floodplain and low hills are visible on the horizon in 
long-distance views. Dense stands of vegetation are visible along the river banks and within the Yarra 
Flats parkland.

The developed nature of this area, and the large cleared site of the former Bulleen Drive-In site 
(within the UFZ), have diminished the natural landscape character of the river in this location. 

Pattern of viewing This area can be viewed from recreation trails that run up to the UFZ site on the eastern side of the 
river. It is also partly visible from the Yarra Flats parkland, the Main Yarra Trail on the opposite bank (in 
Ivanhoe East) and the waterway itself. 

Interaction of built 
form & landscape

This area has a mix of uses, development patterns and landscape character. 

Established residential streets are located in the southern portion (zoned General Residential Zone, 
GRZ). There is also an area of Residential Growth Zone (RGZ), which currently supports a restaurant 
in landscaped grounds. 

The Urban Floodway Zone (UFZ) land is the site of the former Bulleen Drive-In. It is largely vacant, 
with only one building and areas of hard paving. The site has been mostly cleared of vegetation, 
although a strip of vegetation remains along the river frontage. 

The Industrial 1 Zone (IN1Z) area to the north comprises two small industrial estates, with most 
buildings heights ranging from 1-2 storeys and building design of a typically utilitarian character. 
One development with frontage to Bulleen Road has a height of approximately 3-4 storeys. There is 
minimal landscaping in this area.  

North of Bridge Street there is a small area of Rural Conservation Zone which adjoins Banksia Park 
and the Heide Museum of Modern Art. It includes buildings of a low density residential character, set 
amongst mature landscaping. 

Criteria Matters for Consideration 

Future landscape directions 

Strategic context Residential land is included within the GRZ and RGZ, which provide for housing at a range of 
densities, up to a height of a mandatory 9m and discretionary 13.5m respectively. 

The RGZ land is also included within Design and Development Overlay 8 (DDO8-1) which sets a 
range of discretionary heights: for lot sizes greater than 1,800m2 a maximum building height of 11m 
applies; for lots less than 1,800m2 a maximum building height of 9m applies (10m on a sloping site).

The former Bulleen Drive-In site is within the Urban Floodway Zone (UFZ) and lies within an extensive 
area of land included within the Land Subject to Inundation Overlay (LSIO), both of which restrict 
future development due to flooding constraints. In addition, the site is included within the Public 
Acquisition Overlay (PAO2) which is allocated for potential future open space, and also limits its 
future development potential. No height controls apply to the site. 

An Advisory Committee was appointed to consider the future use and development of the site 
(‘Advisory Committee on the Proposed Rezoning & Redevelopment of the Former Bulleen Drive-In 
Site’). Through the Advisory Committee process an agreement was reached between the landowner 
and stakeholders to rezone the eastern portion of the site to Mixed Use and most of the remainder 
to PCRZ, with public access and a wetland area created. The Advisory Committee recommended 
that no maximum building height be set for the site, pending a strategic assessment of appropriate 
building heights for the broader river corridor. 

The IN1Z allows for a range of industrial uses, with no set height limit. The RCZ also does not specify 
a height limit. 

Desired outcomes Visibility of buildings from the river, the riverside paths, adjoining parkland and the opposite bank is 
minimised.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor parkland setting is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.

Natural landscape environment of the river corridor parkland is enhanced, where buildings are well 
screened by vegetation.

Topography of the river’s floodplains is reflected in siting new development. 
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Criteria Matters for Consideration 

Recommendation 

Recommended 
minimum building 
setbacks

For the UFZ (former Drive-In) site which has direct frontage to the river, a setback which reflects 
the outcome of the Advisory Committee and the existing zoning pattern of adjoining sites is 
recommended. This setback line is measured between points on the northern and southern 
boundaries of the site:

• on the northern boundary of the site, at a distance of 141.5m from the river

• on the southern boundary of the site, at a distance of 245.3m from the river. 

This setback line: 

• mirrors the setback of developed sites within the IN1Z to the north, and the boundary of the RGZ 
to the south. 

• avoids further encroachment of development into river corridor. 

• is an easily measurable setback, referenced from cadastral boundaries.

• will maintain openness of river setting in this location, where the topography is flat and sites are 
surrounded by parkland.

• sites the building envelope so that it is away from the immediate river corridor and could be 
mostly concealed from river by topography and vegetation.

• allows ample space for strong vegetation buffer to river.

Recommended 
maximum building 
height 

Varying heights are recommended to reflect the strategic land use direction of the different zones 
in this area and the range of existing development patterns. The cross-section on the opposite page 
shows how the range of heights responds to the river’s flat topography, which rises up towards 
Bulleen Road. 

For land within the UFZ, a maximum mandatory height of 8m is recommended to reflect the low 
scale of surrounding development and the direct proximity of this site to the river corridor, which is 
a consistent approach with other sites with direct river frontage. A mandatory height in this location 
will ensure that any new development has minimal impact on the surrounding parkland. 

A mandatory maximum height of 12m is recommended for the IN1Z sites, which reflects the 
highest existing building in the area and allows flexibility of development. The existing mandatory 
maximum height limit of 9 metres is recommended to be retained for the GRZ sites (10m 
on a sloping site). This reflects the established pattern of 1-2 storey development in residential 
neighbourhoods which sits well below the tree canopy. 

The existing discretionary 13.5m height for the RGZ sites is recommended to be implemented as a 
mandatory control to ensure that higher scale form does not encroach upon the riverside landscape. 
This height will still allow flexibility of development for this area identified for a higher level of housing 
density. This approach is consistent with the mandatory height controls that have been set for all 
other residential areas within the Middle Yarra corridor. Given the elevated topography of the land 
within the RGZ as it rises up from the floodplain to Bulleen Road it is important that buildings do not 
exceed this height as they could easily become visually dominant within the river’s landscape setting.  

 A maximum height of 8m is recommended for the RCZ site (9m on a sloping site) to ensure the 
scale of buildings sits well below the tree canopy height within this area in close proximity to the river 
and adjoining parklands. This is a consistent approach with other Rural Environment character areas. 

Recommended 
control boundary 

Properties are within close proximity to river’s edge and included within area recommended for 
management. 

Flat topography allows high visibility of buildings from identified view points.

Bulleen Road forms a clear edge to DDO, as it forms the edge to the riverside parkland and 
established residential areas are located beyond.
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Criteria Matters for Consideration 

Existing landscape character 

Character Type Parklands & Recreation and Rural Environment

Natural landscape 
character

This area forms part of the expansive floodplains of the Yarra River flats. Here, the river winds through 
low-lying land which creates billabongs and wetlands along its course. An extensive corridor network 
of parkland and recreation reserves has been established on the floodplain. 

The Yarra Valley Country Club and Bulleen Golf Range sites lie amongst parkland set on both sides 
of the river, including Birrarung Park to the east, Heide Museum of Modern Art to the southwest, and 
Warringal Parklands and Banyule Flats Reserve on the northern bank of the river. The Yarra Valley 
Country Club site sits on a sharp bend in the river which forms a peninsula and is surrounded by 
parklands on the northern bank. A small section of the Yarra Valley Parklands is also included in this 
area. 

The river banks rise gently to the sites, with the topography then flattening out across the floodplain, 
which extends across Templestowe Road to the south, to a horizon of low hills beyond. 

There are dense stands of vegetation alongside the river within the adjoining parklands. On these 
sites, there is a minimal screen of vegetation along the river. 

Pattern of viewing These sites can be viewed from surrounding parkland, the Main Yarra Trail on the opposite bank and 
from the waterway itself. 

Interaction of built 
form & landscape

Both sites feature cleared, grassed areas, with buildings located at the Templestowe Road frontage. 
The Yarra Valley Country Club site has established trees planted around the golf course. A 
transmission line easement runs along the south side of the river, through both sites. 

South of the Yarra Valley Country Club site is a parcel of industrial land which fronts Templestowe 
Road. Development on these sites is located on the higher ground, outside of the LSIO extent.

Future landscape directions 

Strategic context The Yarra Valley Country Club site is included in the Special Use Zone (SUZ1) which provides for the 
use and development of land for the purpose of private education centres, golf courses and sports 
grounds. The Public Acquisition Overlay (PAO2) applies to the river frontage of the site, to a distance 
of approximately 20m from the river’s edge, which is allocated for potential future open space. No 
height controls apply to these sites.

The Bulleen Golf Range site is included in the Urban Floodway Zone (UFZ), which restricts 
future development due to flooding constraints. The southern part of the site with frontage to 
Templestowe Road is included in the Rural Conservation Zone (RCZ1). The entire site is also included 
within the Public Acquisition Overlay (PAO2). The Yarra Valley Parklands comprise a strip of PPRZ 
between these two sites. 

There are no height controls which apply to this area. 

The Public Acquisition Overlay (PAO4) applies to a strip of land along its Templestowe Road frontage 
of both sites to allow for road widening. 

The Land Subject to Inundation Overlay (LSIO) applies to most of the area of both sites, which 
restricts development due to flooding constraints. 

Desired outcomes Visibility of buildings from the river, the riverside paths, adjoining parkland and the opposite bank is 
minimised.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Encroachment of built form into the river corridor parkland setting is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.

Criteria Matters for Consideration 

Recommendation 

Recommended 
minimum building 
setbacks

A minimum setback distance from the river’s edge of the 18m AHD contour line is recommended 
to reflect existing planning controls, the established development patterns and the site topography 
as this: 

• reflects the existing building siting that has been established by the floodplain topography.

• avoids unacceptable encroachment of development into river corridor within an area that has 
no structures near river’s edge, is surrounded by parklands and is highly visible from the opposite 
bank due to the course of the river creating a peninsula

• allows ample space for strong vegetation buffer to river.

Recommended 
maximum building 
height 

A mandatory maximum height of 8m (9m on a sloping site) is recommended to apply to these sites, 
reflecting their location at the river interface, set among parkland. This scale of development is in line 
with the established building scale on both sides of Templestowe Road. 

Use of a maximum height for these sites will ensure the scale of buildings sits well below the tree 
canopy height within this area which is in close proximity to the river and adjoining parklands. 

Recommended 
control boundary 

Properties are within close proximity to river’s edge and included within area recommended for 
management. 

Flat topography allows high visibility of buildings from identified view points.

River’s course forms a ‘peninsula’ on country club site, whereby future buildings would be highly 
visible from opposite bank.

Templestowe Road forms a clear edge to DDO, as it forms the edge to the riverside parkland and 
established residential areas are located beyond.
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Templestowe Road, Lower Templestowe

Criteria Matters for Consideration 

Existing landscape character

Character Type Rural Environment

Natural landscape 
character

These two sites are remnant rural land parcels within this corridor of mixed land uses. 

The larger site to the west (199-219 Templestowe Road) is mostly cleared, aside from a band of 
trees along the river, and supports several farming structures. The smaller site to the east (249 
Templestowe Road) has a cleared area, but is still heavily treed. 

In this location the river bank rises gently, and then flattens into broad floodplains. On the southern 
side of Templestowe Road, land rises very gradually back from the floodplain to a horizon of low 
hills. The river’s course is relatively straight in this location. 

The extensive areas of bush within the Yarra Valley Parklands on the northern bank, as well as parts 
of the Yarra Flats parkland in between the two sites, create a natural, bushy character among these 
areas of remnant rural land. 

Pattern of viewing These sites can be viewed from the Yarra Valley Parklands and the Main Yarra Trail on the northern 
bank, the Yarra Flats parkland adjoining, as well as from the waterway itself. 

Interaction of built 
form & landscape

The river banks form a gentle rise from the river’s edge. Buildings are set close to the river on the 
larger site with setbacks of approximately 30m. There is some degree of screening provided by 
established vegetation. 

Future landscape directions 

Strategic context Both sites are within the Rural Conservation Zone (RCZ1) which provides for low intensity residential 
and agricultural development with a minimum lot size of 40ha. No height controls apply to these 
sites. Part of the larger site (199-219 Templestowe Road, to the west) adjoining the river is within the 
Urban Floodway Zone (UFZ), which restricts future development due to flooding constraints. 

There are no height controls which apply to these sties. 

The Public Acquisition Overlay (PAO2) applies to the entire area of the larger site (199-219 
Templestowe Rd), which is allocated for potential future open space. A strip of land along its 
Templestowe Road frontage is included in PAO4 which allows for road widening. 

The Land Subject to Inundation Overlay (LSIO) applies to the river frontage of the larger site to a 
distance of approximately 20-30m from the setback reference line, which restricts development due 
to flooding constraints. The LSIO applies to almost all of the smaller site (249 Templestowe Road). 

Desired outcomes Semi-rural, bush character is maintained. 

Visibility of buildings from the river, the riverside paths, adjoining parkland and the opposite bank is 
minimised.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.
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Criteria Matters for Consideration 

Recommendation 

Recommended 
building setbacks

100m setback from closest property boundary to river at 199-219 Templestowe Road:

• protects the established band of tree planting along the river’s edge

• discourages further encroachment of buildings into the river corridor on two sites flanked by 
parkland.

40m setback from closest property boundary to river at 249 Templestowe Road: 

• acknowledges small size of site by allowing for developability in the future

• reflects existing vegetation buffer along river’s edge and ensures that it is retained.

Recommended 
maximum building 
height 

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites to 
ensure the scale of buildings sits well below the tree canopy height within this area in close proximity 
to the river and adjoining parklands. 

This is consistent with the intent of the Rural Conservation Zone in that it will ensure the scale of 
buildings sits well below the tree canopy height within this area in close proximity to the river and 
adjoining parklands.

Recommended 
control boundary 

Properties abut river’s edge and are within area recommended for management

Flat topography allows high visibility of buildings from identified view points

Templestowe Road forms a clear edge to DDO, with established residential areas beyond
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Criteria Matters for Consideration 

Existing landscape character

Character Type Leafy Suburban

Natural landscape 
character

This area comprises a pocket of residential land with title to the river’s edge. Dellas Avenue is located 
on a small peninsula formed around a series of sharp bends. Due to the formation of the river in this 
location, the area is surrounded by the Yarra Valley Parklands on the Banyule side of the river. 

The topography rises up gently from the river and the banks become gradually steeper. While the 
area has a strong tree canopy, it has a developed character. 

Pattern of viewing This area can be viewed from Yarra Valley Parklands and the Main Yarra Trail on the opposite bank, as 
well as from the waterway itself. 

Interaction of built 
form & landscape

The established residential development of this area includes large scale buildings, some of which 
are set close to the river’s edge. Setbacks range from 30m-80m.

Built form is occasionally visible from the river or opposite bank through the vegetation screen due 
to the scale of buildings and siting near the river. 

Future landscape directions 

Strategic context This area is included in the Neighbourhood Residential Zone (NRZ1) which allows for residential 
development, with limited opportunity for increased density. A mandatory maximum height limit of 
8m (9m sloping sites) applies and a maximum of two dwellings on a lot. 

The Design and Development Overlay (DDO4) also applies to these sites, which sets standards for 
minimum lot sizes, site coverage and a maximum of one dwelling per lot.

The Land Subject to Inundation Overlay (LSIO) is applied along the edge of the river, to a distance of 
approximately 10-50m from the Yarra River. 

Desired outcomes Visibility of buildings from the river, the riverside paths, adjoining parkland and the opposite bank is 
minimised.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.

Criteria Matters for Consideration 

Recommendation 

Recommended 
building setbacks

30m setback from closest property boundary to river: 

• equates to existing development pattern

• sites buildings closer to the road

• reduces visibility from the main Yarra Trail on the opposite bank

• protects and allows for strong vegetation buffer to river

• acknowledges the small size of sites in close proximity to the river

Recommended 
maximum building 
height

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites. This 
is consistent with the height control of the Neighbourhood Residential Zone, and maintains the 
established pattern of 1-2 storey development. It will ensure the scale of buildings sits well below the 
tree canopy height. 

Recommended 
control boundary 

Control boundary includes sites abutting river.

Other sites within area recommended for management will be managed through existing 
requirements of NRZ1 and DDO4, which implement mandatory height controls and detailed design 
guidelines.

Flat topography allows high visibility of buildings from identified view points.

Templestowe Road forms a clear edge to DDO, with established residential areas beyond.

Dellas Avenue, Templestowe
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Alexander Road, Warrandyte (& Homestead Road, Templestowe)

Criteria Matters for Consideration 

Existing landscape character

Character Type Rural Environment 

Natural landscape 
character

This area includes land within the Rural Environment character type in Warrandyte (as shown on the 
map opposite) and a parcel of land on Homestead Road, Templestowe (to the east, not shown on 
map). 

In this location, the river winds around a network of conservation areas including the Laughing 
Waters Park on both the northern bank and Tikalara Park and Longridge Camp on the southern 
banks. Here the river feels like ‘another world’ that has a strong sense of remoteness and seclusion.

Public space along the river’s edge is densely vegetated. The topography of the river banks continues 
to rise up from the floodplains downstream and the river corridor becomes more enclosed. 

In this location, the river banks rise up gradually, extending to a gently undulating landscape on both 
sides of the river. 

Pattern of viewing This area can be viewed from surrounding parkland, as well as from the waterway itself. Views to the 
site are prominent from Laughing Waters Park on the opposite bank. While there are no recreational 
trails in the immediate vicinity of the site, it can be easily viewed from all surrounding parkland. 

Interaction of built 
form & landscape

The site to the west of Alexander Road comprises a single lot with a dwelling and outbuildings, 
which are located on an elevated part of the site, set back up to 200m from the river’s edge. As 
a result of the established substantial setback from the river and heavy vegetation, the area has a 
strongly isolated character. 

The site on Homestead Road is developed as a rural residential property. While it has no direct 
access to the river, it is in close proximity to the Main Yarra Trail that winds through Petty’s Orchard. 

Future landscape directions 

Strategic context The Rural Conservation Zone (RCZ1) provides for low intensity residential and agricultural 
development with a minimum lot size of 40ha. No height controls apply to this area. 

The Public Acquisition Overlay (PAO2) applies along the river frontage to a distance of approximately 
70m from the setback reference line (as well as a large area of the southern part of the site), which is 
allocated for potential future open space.  

The Land Subject to Inundation Overlay (LSIO) applies to the river frontage and extends into the site 
along the lower lying areas, which restricts development due to flooding constraints. 

Desired outcomes Rural, bush character is maintained.

Visibility of buildings from the river, adjoining parkland and the opposite bank is minimised or avoided 
where possible.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.

Criteria Matters for Consideration 

Recommendation 

Recommended 
building setbacks

100m setback from closest property boundary to river: 

• avoids unacceptable encroachment of development into river corridor within an area that has no 
structures within view of river’s edge.

• allows ample space for strong vegetation buffer to river.

Recommended 
maximum building 
height

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites in 
the Rural Conservation Zone. This is consistent with the intent of the Rural Conservation Zone as 
it will ensure the scale of buildings sits well below the tree canopy height. This will also ensure the 
scale of buildings within this area is appropriate for land in close proximity to the river and adjoining 
parklands.

Recommended 
control boundary 

Sites are surrounded by conservation areas which form a corridor of dense vegetation along the 
river.

The river’s broader landscape setting is a key feature of this area and warrants protection. 
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Naughton Avenue, Warrandyte

Criteria Matters for Consideration 

Existing landscape character

Character Type Rural Environment & Bush Residential

Natural landscape 
character

Naughton Avenue includes rural land as well as a residential area on the edge of the Warrandyte 
township. 

This area has a bushy, naturalistic character, due to adjoining conservation areas and the 
undeveloped nature of the rural land holdings. On the opposite side of the river is Laughing Waters 
Park and sections of the Warrandyte State Park adjoin to the east, west and south. 

The topography of the southern river banks rises up steeply, extending to elevated land beyond. The 
northern banks are flatter and of a lower elevation. The heavily treed nature of the river corridor and 
the broader area in this location creates a strong sense of remoteness and seclusion for the river. 

Pattern of viewing This area can be viewed from surrounding conservation areas of the Warrandyte State Park and 
Laughing Waters Park, as well as from the waterway itself. 

Interaction of built 
form & landscape

The Neighbourhood Residential Zoned (NRZ1) land includes dwellings set back approximately 100m 
from the river’s edge. The Rural Conservation Zoned land appears to be undeveloped and is heavily 
treed. As a result of the established substantial setback from the river, lack of development in part of 
this area and the heavy vegetation cover, the area has a strongly isolated character. 

Future landscape directions 

Strategic context The larger sites are within the Rural Conservation Zone (RCZ1) which allows for low intensity 
residential and agricultural development with a minimum lot size of 40ha. The RCZ1 does not 
impose height controls in this area.

The residential sites are within the Neighbourhood Residential Zone (NRZ1) which allows for 
residential development, with limited opportunity for increased density. A mandatory maximum 
height limit of 8m (9m sloping sites) applies and a maximum of two dwellings on a lot. The Design 
and Development Overlay (DDO3) also applies to these sites, which sets standards for minimum lot 
sizes, site coverage and a maximum of one dwelling per lot. 

The Public Acquisition Overlay (PAO2) applies to all of the RCZ sites and along the river frontage of 
the NRZ1 sites to a distance of approximately 70m from the setback reference line, which allocates 
the land for potential future open space.  

The Land Subject to Inundation Overlay (LSIO) applies to the river frontage of the RCZ1 sites, which 
restricts development due to flooding constraints. 

Desired outcomes Rural and low density, bush character is maintained.

Visibility of buildings from the river, adjoining parkland and the opposite bank is minimised or avoided 
where possible.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.

Criteria Matters for Consideration 

Recommendation 

Recommended 
building setbacks

100m setback to apply to the RCZ1 sites from closest property boundary to river: 

• avoids unacceptable encroachment of development into river corridor within an area that is 
currently undeveloped.

• conceals development from river by topography and vegetation.

• allows ample space for strong vegetation buffer to river to be maintained.

80m setback to apply to the NRZ sites from closest property boundary to river: 

• avoids unacceptable encroachment of development into river corridor within an area that has no 
structures within view of river’s edge.

• conceals development from river by vegetation and sited behind crestline.

• allows ample space for strong vegetation buffer to river to be maintained.

• sets back development beyond the extent of PAO2 to protect integrity.

Recommended 
maximum building 
height

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites to 
ensure the scale of buildings sits well below the tree canopy height within this area in close proximity 
to the river and adjoining parklands. 

This is consistent with the strategic intent of the Rural Conservation Zone as it will ensure the scale 
of buildings sits well below the tree canopy height. 

For sites within the Neighbourhood Residential Zone, a mandatory maximum height of 8m is also 
recommended. This is consistent with the height control of the Neighbourhood Residential Zone, 
and maintains the established pattern of 1-2 storey development. Again, it will ensure the scale of 
buildings sits well below the tree canopy height. 

Recommended 
control boundary 

Sites are surrounded by conservation areas which form a corridor of dense vegetation along the 
river.

The river’s broader landscape setting is a key feature of this area and warrants protection. 
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Pound Bend Road, Warrandyte

Criteria Matters for Consideration 

Existing landscape character

Character Type Rural Environment 

Natural landscape 
character

In this location, the river winds around a tight bend and forms a peninsula, which is mostly 
designated as the Warrandyte State Park. These sites are a pocket of rural residential land which sits 
among the State Park, adjacent to Pound Bend. 

The topography of the river banks around the peninsula rises up steeply to a central ridge. The 
northern banks also rise steeply, and the river has a strong sense of isolation and enclosure as 
a result. There is heavy native vegetation on both sides of the river, on the banks and within the 
broader environs, despite the presence of low density development on the opposite banks.  

Pattern of viewing This area can be viewed from the surrounding State Park, the public land along the river on the 
opposite banks and from the waterway itself. 

Interaction of built 
form & landscape

There are minimal structures on these sites, set back a minimum of 100m from the river’s edge.

The low density residential development on the opposite banks is well set back from the river with 
heavy vegetation cover that significantly reduces its visibility. 

As a result, the river retains its strong naturalistic character in this location. 

Future landscape directions 

Strategic context These sites are within the Rural Conservation Zone (RCZ1) which allows for low intensity 
residential and agricultural development with a minimum lot size of 40ha. No height controls 
apply to this area.

The Public Acquisition Overlay (PAO2) applies to the entire area, which allocates the land for 
potential future open space.  

The Land Subject to Inundation Overlay (LSIO) applies to the river frontage, to a distance of 
100m-120m from the river’s edge, which restricts development due to flooding constraints. 

Desired outcomes Rural, bush character is maintained.

Visibility of buildings from the river, the surrounding Warrandyte State Park and the opposite bank is 
minimised or avoided where possible.

Strong landscaped edge to river and adjoining open spaces to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor is avoided.

Tree canopy is retained and enhanced as the dominant visual element in the landscape.

Criteria Matters for Consideration 

Recommendation 

Recommended 
building setbacks

100m setback from closest property boundary to river: 

• avoids unacceptable encroachment of development into river corridor within an area that has no 
structures within view of river’s edge.

• sites allowable building envelope so that it is concealed from river by topography and vegetation.

• allows ample space for strong vegetation buffer to river.

Recommended 
maximum building 
height

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites to 
ensure the scale of buildings sits well below the tree canopy height within this area in close proximity 
to the river and adjoining parklands. 

This is consistent with the intent of the Rural Conservation Zone (RCZ1) in that it will ensure the scale 
of buildings sits well below the tree canopy height. 

Recommended 
control boundary 

Sites are surrounded by conservation areas which form a corridor of dense vegetation along the 
river.

The river’s broader landscape setting is a key feature of this area and warrants protection.
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Yarra Street, Warrandyte

Criteria Matters for Consideration 

Existing landscape character

Character Type Warrandyte Township

Natural landscape 
character

This part of the river corridor is an enclosed space, with the topography rising steeply from the river’s 
edge on both sites, up to higher elevations beyond. 

Yarra Street is within the heart of the Warrandyte township, where urban development on the 
southern side of the river meets the water’s edge. South of the Warrandyte township, residential 
development surrounding the Warrandyte township continues up the hillslopes, immersing itself 
within the extensive tree canopy. 

The northern banks of the river, which include Bradleys Lane, are steep and elevated, with heavy 
vegetation. These sites support low density residential development and buildings are occasionally 
visible through the trees. 

Pattern of viewing This area can be viewed from the adjoining Stiggants Reserve, the riverside parkland and recreational 
trails, and from the waterway itself. 

Interaction of built 
form & landscape

In the Warrandyte township, buildings and recreational structures sit close to the river’s edge. There 
is a strip of public land adjoining the river which provides a linked recreation trail along its frontage 
through the township, with small areas of public space. 

The historic buildings and bushy setting of the Warrandyte township create a unique character. The 
Yarra River corridor experience through much of this area depends upon maintaining the sense of a 
heavily bushy environment that supports development and close human interaction with the river, in 
a manner that is sensitive to its landscape and environmental qualities. Development on these sites 
is located on the higher ground, outside of the LSIO extent creating a clear development setback 
pattern over time.

Future landscape directions 

Strategic context These sites are mostly within the Neighbourhood Residential Zone (NRZ1) which allows for 
residential development, with limited opportunity for increased density. A mandatory maximum 
height limit of 8m (9m sloping sites) applies and a maximum of two dwellings on a lot. The Design 
and Development Overlay (DDO3) also applies to these sites, which sets standards for minimum lot 
sizes, site coverage and a maximum of one dwelling per lot.

Part of the site at 9 Stiggant Street, closest to the river, is within the Urban Floodway Zone (UFZ), 
which restricts future development due to flooding constraints. No height controls apply to this area.

The Land Subject to Inundation Overlay (LSIO) applies to the river frontage of these sites, to a 
distance of approximately 80m from the river’s edge. This also restricts development due to flooding 
constraints. 

Desired outcomes Heritage township setting is enhanced through protection of historic buildings and well designed 
new buildings that complement Warrandyte’s distinctive historic and landscape quality

Strong landscaped edge to the river and open spaces to screen views to buildings is maintained

Further encroachment of built form into the river corridor is avoided

Tree canopy is retained and enhanced as dominant visual element in the landscape

Criteria Matters for Consideration 

Recommendation 

Recommended 
building setbacks

30m setback from closest property boundary to river: 

• reflects the developable area of the site in view of flooding constraints.

• minimises visibility of buildings from public space and river.

• allows space for strong vegetation buffer to river and public spaces to be maintained.

Recommended 
maximum building 
height

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites to 
ensure the scale of buildings sits well below the tree canopy height within this area in close proximity 
to the river and adjoining parklands. 

This is consistent with the height control of the Neighbourhood Residential Zone, schedule 1 (NRZ1) 
and maintains the established pattern of 1-2 storey development. It will ensure the scale of buildings 
sits well below the tree canopy height. 

For the site included in the Urban Floodway Zone (UFZ), it is recommended that a mandatory 
maximum height of 8m (9m on sloping site) also apply, to ensure the scale of buildings sits well 
below the established tree canopy height.

Recommended 
control boundary 

The river’s broader landscape setting is a key feature of this area and warrants protection. 
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Tills Drive, Wonga Park 

Criteria Matters for Consideration 

Existing landscape character

Character Type Rural Environment 

Natural landscape 
character

On the southern banks of the river, topography is low-lying, with views to the steep vegetated banks 
of the northern side of the river. Here, the river forms tight bends around low density bush residential 
areas, adjoining the Warrandyte State Park and The Island conservation areas. The river has a more 
natural, secluded and isolated character in this location. 

Pattern of viewing This area can be viewed from the adjoining conservation areas of the Warrandyte State Park and The 
Island, residential areas in North Warrandyte on the opposite bank, and from the waterway itself. 

Interaction of built 
form & landscape

In this area the topography on the northern side of the river rises up steeply from its edge, to 
elevated land beyond, reaching the highest ground of the study area. In addition, the tight bends of 
the river creates the sense of the river being an enclosed space. 

This area comprises rural residential properties with minimal built form, setback between 100m - 
200m from the river’s edge, as the land begins to rise. Although there are large areas of cleared land, 
heavy vegetation exists along the river’s edge.  

Future landscape directions 

Strategic context These sites are within the Rural Conservation Zone (RCZ3) which allows for low intensity 
residential and agricultural development with a minimum lot size of 8ha. No height controls apply 
to this area.

The Public Acquisition Overlay (PAO2) applies to the river frontage to a distance of approximately 
50m from its edge, which allocates the land for potential future open space and limits development 
in this area.  

The Land Subject to Inundation Overlay (LSIO) also applies to the river frontage, to a distance of 
100m-120m from the river’s edge, which restricts development due to flooding constraints. 

Desired outcomes Rural, bush character is maintained. 

Visibility of buildings from the river and the opposite bank is avoided where possible.

Strong landscaped edge to the river and conservation areas to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor is avoided.

Tree canopy is retained and enhanced as dominant visual element in the landscape.

Criteria Matters for Consideration 

Recommendation 

Recommended 
building setbacks

100m setback from closest property boundary to river: 

• reflects minimum setback of existing development patterns.

• avoids unacceptable encroachment of development into river corridor within an area that has no 
structures readily within view of river’s edge or the opposite bank.

• sites allowable building envelope to reflect constraints of flood prone land and development 
which is closer to Tills Road.

• allows ample space for strong vegetation buffer to river.

Recommended 
maximum building 
height

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites to 
ensure the scale of buildings sits well below the tree canopy height within this area in close proximity 
to the river and adjoining parklands. 

This is consistent with the intent of the Rural Conservation Zone (RCZ3) in that it will ensure the scale 
of buildings sits well below the tree canopy height. 

Recommended 
control boundary 

Sites are surrounded by conservation areas which form a corridor of dense vegetation along the 
river.

The river’s broader landscape setting is a key feature of this area and warrants protection. 
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Nelson Drive, Wonga Park 

Criteria Matters for Consideration 

Existing landscape character

Character Type Rural Environment 

Natural landscape 
character

On the southern banks of the river, topography is low-lying, with views to the steep vegetated banks 
of the northern side of the river. Here, the river forms tight bends around low density bush residential 
areas, adjoining the Warrandyte State Park. The river has a more natural, secluded and isolated 
character in this location. 

Pattern of viewing This area can be viewed from the adjoining Warrandyte State Park, residential areas in North 
Warrandtye on the opposite bank, and from the waterway itself. 

Interaction of built 
form & landscape

In this area the topography on the northern side of the river rises up steeply from its edge, to 
elevated land beyond, reaching the highest ground of the study area. In addition, the tight bends of 
the river creates the sense of the river being an enclosed space. 

This area comprises rural residential properties with minimal built form, setback a minimum of 100m 
from the river’s edge, as the land begins to rise. Although there are large areas of cleared land, heavy 
vegetation exists along the river’s edge.  

Future landscape directions 

Strategic context These sites are within the Rural Conservation Zone (RCZ3) which allows for low intensity residential 
and agricultural development with a minimum lot size of 8ha. No height controls apply to this area.

The Land Subject to Inundation Overlay (LSIO) also applies to the river frontage, and extends into 
this site in one small area to a distance of approximately 90m from the river’s edge, which restricts 
development in this location due to flooding constraints. 

Desired outcomes Rural, bush character is maintained. 

Visibility of buildings from the river and the opposite bank is avoided where possible.

Strong landscaped edge to the river and conservation areas to screen views to buildings is 
maintained.

Further encroachment of built form into the river corridor is avoided.

Tree canopy is retained and enhanced as dominant visual element in the landscape.

Recommendation 

Recommended 
building setbacks

100m setback from closest property boundary to river: 

• avoids unacceptable encroachment of development into river corridor within an area that has no 
structures readily within view of river’s edge or the opposite bank.

• allows ample space for strong vegetation buffer to river.

Recommended 
maximum building 
height

A mandatory maximum height of 8m (9m on a sloping site) is recommended for these sites to 
ensure the scale of buildings sits well below the tree canopy height within this area in close proximity 
to the river and adjoining parklands. 

This is consistent with the intent of the Rural Conservation Zone in that it will ensure the scale of 
buildings sits well below the tree canopy height. 

Recommended 
control boundary 

Sites are surrounded by conservation areas which form a corridor of dense vegetation along the 
river.

The river’s broader landscape setting is a key feature of this area and warrants protection. 
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