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1 EXECUTIVE SUMMARY 

 

This submission proposes to amend the Banyule Planning Scheme insofar as it relates to the site at 

421 Upper Heidelberg Road, Ivanhoe (Lot 1 PS349641N and Lot 3 PS314700), commonly referred to 

as the Yarra Valley Water tank site and 419 Upper Heidelberg Road (Lot 2 PS349641) which is a local 

park.  

 

This Amendment request is made by Development Victoria on behalf of Yarra Valley Water and seeks 

to: 

 Rezone 419 and 421 Upper Heidelberg Road, Ivanhoe from Public Use Zone and Public Park and 
Recreation Zone to Mixed Use Zone and Public Park and Recreation Zone. 

 Introduce a new Schedule 5 to the Development Plan Overlay (DPO5) into the Banyule Planning 
Scheme and apply it to the land. DPO5 provides for the development of residential buildings. A 
concept plan for information only has been included within the proposal, showing an indicative 
design of the proposed Development Plan.  

 Amend Clause 52.01 (Public Open Space Contribution and Subdivision) to include section 
detailing 0% contribution for public open space for the affected land.  

 

A rectangular portion of land within the site at 421 Upper Heidelberg Road owned by Yarra Valley 

Water currently zoned Public Use Zone Schedule 1 (PUZ1 – Service and Utility) will be rezoned Public 

Park and Recreation Zone (PPRZ) to facilitate the creation of a new local park area at the corner of 

Forster Street and the sites south west boundary. This local park will replace the park currently located 

at 419 Upper Heidelberg Road, which will be delivered at no cost to Council and at a bigger size than 

the current park in accordance with a land swap agreement with Council. The YVW tank site has been 

deemed surplus to the needs of Yarra Valley Water. 

 

The site is located within the suburb of Ivanhoe and the municipality of Banyule City Council, 800m 

from the retail strip shopping centre along Burgundy Street, 500m from the Heidelberg train station 

and approximately 10km north of the Melbourne CBD. It is within an existing residential precinct 

adjacent to the Austin Hospital precinct. 

 

This submission sets out the existing conditions of the land including current land use and history; an 

overview of the State and Local Planning Policy Framework including current zoning and overlays, as 

well as addressing the Strategic Assessment Guidelines. This proposal has been prepared on the basis 

that Council agree to a land swap for the current local park on Upper Heidelberg Road. The 

amendment will allow medium density housing to be delivered on this surplus government site.  
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This site has been identified as having an underlying residential zoning, and is capable of supporting 

higher density housing given its close proximity to the principal public transport network, health 

services and community facilities. The Caydon site at 443 Upper Heidelberg Road, directly north on 

the opposite side of Bell Street link, is one example that demonstrates that this area can support a 

higher density housing area in market terms. Development Victoria has run several community 

workshops for residents in the surrounding area to explain the need and suitability for higher density 

housing on this site. There is general support that the site is suitable for a higher density use than its 

current status. 

 

A Development Plan Overlay has been proposed on site to allow a development plan to be prepared 

for the site. It is recognised that under a DPO; this negates the need for third party appeal rights. The 

Responsible Authority will consider a Development Plan once submitted following the approval of this 

amendment. 

 

The proposed amendment is consistent with surrounding residential land uses and the emerging 

renewal of the Bell Street corridor and will facilitate a development of the site to allow for a diverse 

and varied housing stock which contributes positively to the community. 
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2 INTRODUCTION  

 

This planning scheme amendment request has been prepared for Development Victoria on behalf of 

Yarra Valley Water to rezone the Yarra Valley Water tank site at 421 Upper Heidelberg Road, Ivanhoe 

and apply a Development Plan Overlay over the development site. The site is deemed surplus to the 

needs of Yarra Valley Water.  The amendment also includes the rezoning of the local park at 419 

Upper Heidelberg Road, Ivanhoe which is currently utilised as a public park and relocating this park to 

a more accessible location on the site. 

 

The site is currently in a Public Use Zone – Service and Utility (PUZ1) and Public Park and Recreation 

Zone (PPRZ), with a Parking Overlay – Schedule 2 (PO2). 

 

This amendment request is made to the Fast Track Government Land Service (FTGLS) managed by 

the Department of Environment, Land, Water and Planning (DELWP). The Victorian Government 

Landholding Policy and Guidelines 2015 (VGLP Guidelines) provides the policy framework and 

process for the purchase or retention of surplus land. 

 

This amendment is to be undertaken in accordance with the VGLP Guidelines and this allows 

consideration of the best and most appropriate planning outcome for the site. This process will 

establish suitable Zone and Overlay provisions in keeping with the anticipated underlying zoning of 

the site for residential purposes.  

 

Over the past two years, Development Victoria as the Victorian Government’s development agency 

has been working in partnership with Yarra Valley Water to undertake a master planning and 

community engagement exercise for the site. 

 

The proposed amendment to the Banyule Planning Scheme seeks to: 

 Rezone 419 and 421 Upper Heidelberg Road, Ivanhoe from Public Use Zone (PUZ1) and Public 
Park and Recreation Zone to Mixed Use Zone and Public Park and Recreation Zone. 

 Introduce a new Schedule 5 to the Development Plan Overlay (DPO5) into the Banyule Planning 
Scheme and apply it to the land. DPO5 provides for the development of residential buildings. 

 Amend Clause 52.01 (Public Open Space Contribution and Subdivision) to reduce the amount of 
contribution for public open space to zero for 421 Upper Heidelberg Road, Ivanhoe.  

 



Town Planning Report 

 

This report:  

 Describes the site and surrounding context; 

 Describes the proposed amendment; and 

 Sets out the strategic assessment in accordance with relevant requirements. 

 

2.1 Subject Site 

The subject site is located at 419 and 421 Upper Heidelberg Road, Ivanhoe and comprises three land 

parcels.  The site does not contain any restrictive covenants. The site has access via three vehicular 

crossovers along Upper Heidelberg Road and Forster Street 

 

Figure 1: Aerial photograph of the subject site outlined in red identifying the site (Source: Nearmap, June 2017) 

 

The land, which is 7,336m² in size (YVW tank site) and 966m² (local park), is predominantly irregular in 

shape.  The north east boundary of the site includes angular splays at the corner of Upper Heidelberg 

Road and Bell Street. The land has the following approximate dimensions: 

 North-East: 59 metres along Bell Street 

 South-West: 80 metres along Forster Street 

 South-East: 85 metres along Upper Heidelberg Road 

 North-West: 100 metres along existing residential properties and a Council right-of-way 

 

The site contains a large disused water tank and associated infrastructure, including a water tower. 

The infrastructure on the site has been decommissioned.  The local park contains playground 

equipment and a basketball ring. 

 

In terms of vegetation, 73 trees are located on the YVW tank site, predominantly along the site 

boundaries and around the edge of the tank. These trees are a mix of exotic and native trees. One 

tree has been identified as having a high arboricultural rating, 34 trees have moderate rating and 38 

trees have a low rating. 
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The park at 419 Upper Heidelberg Road also contains 7 trees. 

 

A footpath surrounds the North, East and South boundaries of the site and street trees in Forster 

Street are present within the road reserve. 

 

An existing park is located to the south of the site, which has been owned and managed by Council 

since the mid-1990s. 

2.2 Immediate Surrounds 

The subject site’s immediate surrounds include: 

North  – Single and double storey residential properties and apartment site under 

construction (across Bell Street) 

East   – Single and double storey residential properties and the Austin hospital. 

South   – Single and double storey residential properties and a local park. 

West  – Single and double storey residential properties. 

 

 

Figure 2. View of Upper Heidelberg Road from north east corner of the site  
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Figure 3. View of Forster Street along southern boundary of site 

 

Figure 4. View of north façade along Bell Street, looking towards Upper Heidelberg Road 
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Figure 5. View of Forster Street from site 

 

 
 

Figure 6. View of northern boundary of site from ramp of Bell Street 
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Figure 7. View of tank and local park to the south of the site 

 

Figure 8. View from Forster Street of local park and southern boundary of tank site 
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2.3 Neighbourhood Context 

The site is centrally located within an existing residential area situated south of Bell Street and west of 

Upper Heidelberg Road. The site is located south of the Bell Banksia Link which was constructed in 

1992, and is in proximity to the Burgundy Street Activity Centre and the Austin Hospital which is a 

major Melbourne emergency care hospital and includes a specialised cancer care wellness centre.  

 

The site adjoins more directly with the established residential neighbourhoods to its south and east as 

it is otherwise largely constrained given its location along the major traffic routes of Bell Street and 

Upper Heidelberg Road. Additionally, the site is constrained due to the topography between the site 

and the hospital and the Heidelberg major activity centre, which is located in the valley between two 

ridgelines. 

 

The surrounding precinct is characterised by single and double storey, detached dwellings. Allotment 

sizes within the area are predominantly conventional and there are some instances of multi-dwelling 

development and emerging examples of higher density development, including the site at 443 Upper 

Heidelberg Road immediately north of the site which is being developed as a 14 level apartment, 

office and retail complex and the former Courtney and Patterson Ford site at 37-63 Bell Street and 15 

Lindon Avenue which is being developed as a mixed use site with four buildings at 12 levels in height. 

The map below shows the location of medium and high density developments surrounding the site 
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Dwellings that are established in the area are principally constructed of brick veneer with pitched tiled 

roof forms.  

 

Dwellings are generally setback from road frontages and incorporate landscaped front gardens and 

either no or low permeable front fences to maintain an open streetscape. This is enhanced by street 

trees within the road reserve and footpaths along each side of the streets. 

 

Dwellings within the precinct are generally accessed via a single width crossover and car parking is 

contained on site within garages, carports or private driveways.  

 

The subject site achieves a walk-score of 54 out of 100. This score identifies that that location is 

somewhat walkable so some errands can be accomplished on foot. 
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The following map demonstrates areas of the neighbourhood which are within a 20 minute drive of 

the subject site. 

Figure 8: Map showing areas of the neighbourhood accessible by car within 20 minutes (Source: Walkscore, 

2017) 

 

Many amenities and services of the immediate neighbourhood are however, within a 20 minute walk 

of the subject site. This includes public transport options. 

Figure 9: Walkability of the subject site showing areas of the neighbourhood within a 20-minute walk of the site 

(Source: Walkscore, 2016) 

The site is within proximity to a range of public transport options including: 
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 500 metres from the Route 546 and 541 bus stops from Heidelberg Station. 

 100 metres from the Route 903 and 513 bus stops from Bell Street. 

 500m to Heidelberg Train Station. 

 

 

 

 

Figure 10: Public transport map with site shown as red star (Source: PTV) 

 

These provide access to a range of services and amenities including Latrobe University, Northland 

Shopping Centre, Heidelberg and other activity centres. 

 

In particular, the following services and facilities are available: 

 Ivanhoe Grammar School (2.7km) 

 The Heidelberg major activity centre, along Burgundy Street including the Warringal Shopping 
Centre Including Coles and Aldi) (750m) 

 Woolworths Heidelberg (1.2km) 

 Heidelberg Train Station (500m) 

 Mixed Use shops along Bell Street (900m) 

 The Austin Hospital (80m) 

 The Warringal Private Hospital (400m) 

 Remembrance Park (local park) (220m) 

 James Reserve (local park) (680m) 

 Ford Park (sporting reserve) (1.4km) 
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2.4 Regional Context 

The site is located some 10 kilometres from Melbourne Central Business District (CBD) and some 23 

kilometres from Melbourne Airport as identified in the maps below. 

 



Town Planning Report 

 

 

3 PARTNERSHIP WITH DEVELOPMENT VICTORIA  

 

 

3.1 Role of Development Victoria 

YVW have partnered with Development Victoria, the Victorian Government’s property development 

agency, to facilitate the renewal and planning for the site. 

With closely aligned values and links to government, Development Victoria is working on YVW’s 

behalf with stakeholders including the local council and the local community in the City of Banyule to 

investigate a proposal which represents an appropriate urban design response for the site. 

Development Victoria are responsible for all key project activities including preparation of all planning 

documents, liaising with authorities and consultants, engaging with project stakeholders and 

facilitating community engagement sessions. 

3.2 Master Planning  

Development Victoria commenced master planning for the site to assist in understanding the possible 

development outcomes for the site and inform the preparation of the Mixed Use Zone and 

Development Plan Overlay requirements. 

 

A Design Report has been prepared by 6 Degrees. The report shows the location of potential building 

envelopes on the site and areas set aside for tree protection and open space. Buildings are proposed 

to have a maximum height of 12 storeys from natural ground level. 

 

To inform the plan and better understand the sites opportunities and constraints an Arboricultural 

Assessment and a Traffic Impact Assessment Report has been undertaken. These are further 

described below. 

 

Arboricultural Assessment  

The report by Tree Logic examined the type, condition and retention value of the 73 trees on the tank 

site. 16 different species were identified of which one was a River Red Gum with a High valued 

attributed to site and 34 were deemed to be of moderate arboricultural rating and 38 of low 

arboricultural value.  
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The report advises the consideration of protection of High to Moderate trees as they represent the 

best opportunity to retain trees for the amenity outcomes as they are established and of fair or better 

quality. 

See the Arboricultural Assessment prepared by Tree Logic for further information.  

 

Traffic Impact Assessment Report 

A report has been prepared by One Mile Grid, which summarises the transport and mobility 

opportunities and constraints for the site including car and bicycle parking requirements for the site.  

 

The traffic consultants have concluded that the anticipated traffic volumes generated by the 

development are not expected to have an impact on the operation of Upper Heidelberg Road or the 

surrounding road network. This report looks at 266 car spaces being provided into two basement 

levels and spaces for bicycle parking and visitor parking, as well as resident spaces. The development 

meets the statutory car parking requirements under the scheme. 

See the Traffic Impact Assessment prepared by One Mile Grid for further information.  

 

3.3 Community Engagement  

A community engagement process has been undertaken by Development Victoria. The process 

included several community engagement sessions, including a digital engagement platform (website). 

 

Phase 1 engagement was run in August and September 2016 over a period of 4 weeks. It included a 

preliminary presentation and workshop session, designed to discover the Community’s key concerns 

about future development of the tank site. A summary of the Phase 1 engagement process is below: 

 Public presentations/workshop sessions held on 24 and 27 August. 

 Door knock on 30 August. 

 2 additional pop-up sessions over August and September. 

 

The aim of Phase 1 engagement was to inform stakeholders and the community about Development 

Victoria, the proposed development at a high level, the Master Plan process, the proposal and 

provision of public open space and to provide an opportunity for the communard to join the 

conversation about the development of the tank site. Participants were also asked for specific 

feedback regarding the current and future use of the Council local park, along with some feedback 

on what may be required in a future park. 

 

The data collected in Phase 1 directly influences the preparation of the Master Plan, which was 

undertaken between September 2016 until March 2017. 

 

The Phase 2 engagement was run from 14 March to 28 April 2017. It included a presentation of the 

Master Plan to the community on 23 and 25 March 2017. The session was less interactive than Phase 

1, and was designed to present the findings of the consultant team over the 6 months since the 

previous engagement. 
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At the Phase 2 sessions, the above mentioned Master Plan was presented that allowed participants to 

view the proposed buildings on the site and proposed heights, the trees proposed for protection and 

the open space proposed. 

 

At the conclusion of Phase 2 engagement, the majority of participants (52%) were either supportive 

(47%) or very supportive (5%) of the draft Master Plan. 
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4 OVERVIEW OF THE EXISTING PLANNING FRAMEWORK  

 

4.1 Current Zones and Overlays  

Public Use Zone 1 (Service and Utility) 

The subject site is currently zoned Public Use Zone (PUZ1 – Service & Utility) and Public Park and 

Recreation Zone under the Banyule Planning Scheme.  

The purpose of the Public Use Zone is: 

 To implement the State Planning Policy Framework and the Local Planning Policy Framework, 
including the Municipal Strategic Statement and local planning policies. 

 To recognise public land use for public utility and community services and facilities. 

 To provide for associated uses that are consistent with the intent of the public land reservation or 
purpose. 

 

More specifically, PUZ1 identifies land for service and utility. 

4.2 Public Park and Recreation Zone (PPRZ) 

The purpose of the Public Park and Recreation Zone is: 

 To implement the State Planning Policy Framework and the Local Planning Policy Framework, 
including the Municipal Strategic Statement and local planning policies. 

 To recognise areas for public recreation and open space. 

 To protect and conserve areas of significance where appropriate. 

 To provide for commercial uses where appropriate 

 



Town Planning Report 

 

Figure 11. PUZ1 and PPRZ mapping of the subject site shown outlined in red (Source: Planning Maps Online, 

2017) 

4.3 Parking Overlay (PO2) 

The purpose of Schedule 2 to the Parking Overlay is to: 

 To appropriately manage the provision of car parking within the Heidelberg Precinct Core Area 

(shown on the planning scheme map as PO2).  

 To improve both public car parking provision and sustainable transport infrastructure within the 

centre.  

 To provide for the collection of financial contributions in lieu of parking waivers to contribute to 

the construction of publicly-accessible off-street parking facilities within the Heidelberg Precinct 

Core Area. 

 

 

Figure 12. Parking Overlay (PO2) affecting 421 Upper Heidelberg Road, and other overlays applicable around 

subject site shown outlined in red (Source: Planning Maps Online, 2017) 

4.4 Heidelberg Structure Plan  

The Heidelberg Structure Plan was adopted by Council on 15 October 2007 and was updated on 31 

May 2010. The structure plan describes how future land use and development should occur around 

the Burgundy Street shops, hospitals and along part of Bell Street. 

 

The structure plan has a vision for future land development of the precinct to assist in the creation of 

a sustainable urban environment through the delivery of high quality urban, architectural and 

landscape design.  

 

The structure plan seeks to support growth of the precinct to enhance liveability and sustainability in 

the local area and stimulate economic and social activity by giving strategic direction and detailed 

recommendations to improve the identity of the precinct. 
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Along Bell Street the plan seeks to improve, promote and encourage safe pedestrian access within 

the precinct. The structure plan seeks to encourage residential development along Bell Street that 

integrates with other land uses and support the use of public transport and other services and 

facilities. 

 

The subject site is identified in the plan as a strategic redevelopment site with an opportunity to 

provide new or enhanced open space for the precinct. 

 

Surrounding the site, the mixed use area along Bell Street is shown to encourage 16m building 

heights. A strategic redevelopment site is identified to the north at the site across Bell Street which is 

currently under construction. 

 

4.5 Surrounding Zones and Overlays 

The subject site is surrounded to the west and south by residential properties located within the 

General Residential Zone (Schedules 1 and 2). Residential land use is “as of right” within this zone and 

a permit is required to construct or extend a dwelling on a lot less than 300m2, to construct two or 

more dwellings on a lot, to construct a building associated with a Section 2 use, and to subdivide 

land. 

 

On the eastern side of Upper Heidelberg Road is the Austin Hospital zoned Public Use Zone (PUZ3) 

for Health and Community. 

 

The railway line located 500m east is zoned Public Use Zone (PUZ4) for Transport. A neighbourhood 

centre strip shopping centre (some 750m from the subject site) is located to the east of the site along 

Burgundy Street which is zoned Commercial 1 Zone (C1Z). Such zoning allows for a mix of retail, 

office, business, entertainment and community uses as well as residential uses at densities 

complementary to the role and function of the centre. 

 

Adjoining Bell Street, which is a Road Zone Category 1 (RDZ1) arterial road, is a site zoned 

Commercial 1 Zone which is currently being developed as an apartment site. The Bell Street precinct 

north and west of the site is zoned Mixed Use Zone (MUZ).  
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Figure 13. Map of surrounding zones, subject site shown in red outline (Source: Planning Maps Online, 2017) 

Surrounding the site within the residential areas is a Vegetation Protection Overlay (Schedule 5) which 

intends to retain significant vegetation, and a Design and Development Overlay (Schedule 5) which 

applies to land within the Heidelberg activity centre and provides guidance for built form and 

development. 

 

  



Town Planning Report 

 

 

5 THE PROPOSED AMENDMENT  

 

5.1 Proposed Planning Scheme changes 

The amendment proposes to make the following changes to the Banyule Planning Scheme: 

 Rezone 419 and 421 Upper Heidelberg Road, Ivanhoe from Public Use Zone and Public Park and 
Recreation Zone to Mixed Use Zone and Public Park and Recreation Zone. 

 Introduce a new Schedule 5 to the Development Plan Overlay (DPO5) into the Banyule Planning 
Scheme and apply it to the land. DPO5 provides for the development of residential buildings. 

 Amend Clause 52.01 (Public Open Space Contribution and Subdivision) to reduce the amount of 
contribution for public open space to zero for 421 Upper Heidelberg Road, Ivanhoe.  

Figure 14. Cadastral Map (Source: Planning Maps Online) 

The above amendment to the Banyule Planning Scheme will facilitate rezoning of the site from Public 

Use Zone (PUZ1) and Public Park and Recreation Zone (PPRZ) to Mixed Use Zone (MUZ) and a Public 

Park and Recreation Zone (PPRZ) with a Development Plan Overlay (DPO) and allow the subject site 

to be developed for future residential uses in accordance with the zone. The amendment will also 

facilitate a ‘land swap’ between YVW and Council to deliver a new location for the park in a more 

accessible location at the south west corner of the YVW site, but more central to the immediate 

neighbourhood catchment.  
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5.2 Why is the Amendment Required? 

The Amendment is required to facilitate future development of the site for residential purposes. Yarra 

Valley Water has declared the former water tank site at 421 Upper Heidelberg Road surplus to 

government operating requirements. Development Victoria (on behalf of Yarra Valley Water) has 

been undertaking a process of master planning and associated community engagement for the site. 

 

The Victorian Government Land Transactions Policy, April 2016, sets out some of the following 

requirements (as relevant): 

(a) Victorian Government agencies must ensure all land transactions are conducted to 

achieve accountability and transparency in accordance with relevant legislation. 

(b) Prior to the disposal, acquisition or lease of land, Victorian Government agencies 

must conduct an appropriate level of due diligence to ensure they are fully informed 

of the status and attributes of the land. 

(c) Must obtain approval from the Victorian Government Land Monitor (VGLM) to 

ensure that the following transactions are conducted in accordance with the highest 

standards of probity, relevant legislation and Victorian Government policy:  

a.  for any sale or purchase of land (or an interest of land) where the value of 

the land or transaction is $750,000 (exc. GST) or more;  

b.  if land forms part of a group of related transactions by the same buyer or 

seller involving interests in land, air rights etc. including land which is part of 

a group of adjoining parcels proposed for disposal or acquisition, where the 

total value of the related land or related transactions is $750,000 (exc. GST) 

or more;  

c.  for an offer of compensation under the Land Acquisition and 

Compensation Act 1986 (Vic) of $750,000 (exc. GST) or more; and  

d.  for a compensation claim under the Planning and Environment Act 1987 

(Vic) where the value of the compensation is $750,000 (exc. GST) or more. 

 

This Amendment is to be undertaken in accordance with the VGLP Guidelines that require the agency 

to sell at no less than the current market value as determined by Valuer-General Victoria. Given the 

site access constraints and its location within an existing residential area, it is considered that the site 

would have an underlying zoning for residential purposes. For this reason, the Mixed Use Zone has 

been proposed to apply to the site to allow for residential development at a suitable density that is in 

keeping with the surrounding neighbourhood and the emerging medium higher density character of 

the area. 

 

Development Victoria has partnered with Yarra Valley Water to undertake this process. It is noted that 

the land was first offered to Council for public use as part of the process outlined in the VGLP 

guidelines. This offer was not taken up by Council.  

 

The proposed rezoning to Mixed Use Zone is considered the most appropriate zone for the site as it 

facilitates the delivery of higher density housing, as it sought on this site. It also seeks to ensure that 

development will respond to the existing or preferred neighbourhood character.  

 

As part of an agreement between Yarra Valley Water and Council a ‘land swap’ will occur, which will 

facilitate the relocation of the park to the south east corner of the site at 421 Upper Heidelberg Road. 
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The current zone of the park is Public Park and Recreation Zone and it owned by the City of Banyule. 

The park will be relocated as part of the redevelopment of the site and will not be at any additional 

cost to Council. The new park will have improved play equipment and Development Victoria are 

considering using some of the current features of the tank site to emphasis the historic past use of the 

site, based on the water storage theme. 

 

In order to ensure that an appropriate design outcome is achieved for the site it is proposed to apply 

the Development Plan Overlay (DPO) to provide clear design guidance for any proposal on the site. 

The DPO will seek to include design guidance for the new development. A concept plan has been 

prepared (for information only) to be shown during the exhibition period to provide a possible 

example of what could be expected under the proposed DPO controls. The DPO will provide 

important considerations such as design philosophy, architectural themes and desired built form 

outcomes, interfaces, internal amenity, sustainable design features, traffic and tree retention, 

considered as part of any proposal on the site at the Development Plan approval stage.  
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6 IS THE PROPOSED AMENDMENT APPROPRIATE? 

 

The Victorian Government Landholding Policy and Guidelines 2015 require that the appropriate 

planning scheme zoning is established for any site and gazetted before the sale of the land.  

 

The current zone (Public Use Zone 1) reserves the land for Service and Utility purposes. As confirmed, 

Yarra Valley Water has declared the former water tank site at 421 Upper Heidelberg Road, Ivanhoe 

surplus to government operating requirements. Development Victoria has been undertaking a 

process of investigating renewal options in partnership with Yarra Valley Water.  

 

The subject site contains a water tank and associated infrastructure with a few scattered trees 

throughout. As confirmed, the site is predominantly surrounded by residential and mixed uses.  The 

proposal to rezone the land to Mixed Use Zone will complement the existing surroundings. The 

proposed zone will also provide for diverse housing opportunities to assist in catering for Melbourne’s 

population growth. The proposed Development Plan Overlay will ensure that the development is 

designed appropriately. 

 

6.1 Demographic and Policy Demand for Diversity 

Victoria in Future 2016 (VIF2016) is the official state government projection of population and 

households. Projections are based on the latest (30 June 2015) population estimates from the 

Australian Bureau of Statistics (ABS) and incorporate the results of the 2011 Census. For Victoria and 

major regions, the projections cover the period from 2011 to 2051. For Local Government Areas 

(LGA) and Victoria in Future Small Areas (VIFSA), the projections extend to 2031. 

With regard to the City of Banyule local government area, VIF2016 predicts the municipality is due to 

grow by approximately 22,000 people from 2011 to 2031. This is an average annual change of 

approximately 0.8% to 2031 and is supported by Plan Melbourne, which predicts that an additional 

400,000-470,000 residents will be living within the northern subregion by 2031. More specifically, 

Profile.ID has identified the Ivanhoe subregion as growing by a rate of 28.06% between the years of 

2017-2036. 

Of particular note is the growing ageing population, with a 70.6% increase in population of retirement 

aged people in Banyule City Council by 2026. A 20.6% increase in those under working age and 

27.5% increase in working age is also forecast.  
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In addition, it is noted that it is forecasted average number of persons per household within Banyule 

will fall from 2.57 to 2.54 by 2026. 

The City of Banyule South Precinct Demographic Profile indicates that the majority of households live 

in separate houses rather than medium or high density housing, although it does note that Ivanhoe 

has a particularly high proportion of medium density housing in the precinct 37.5%.  
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7 STRATEGIC CONSIDERATIONS 

 

 

 

This section assesses the proposed amendment in accordance to Ministerial Direction 11 Strategic 

Assessment Guidelines which require a planning authority to evaluate and discuss how an 

amendment addresses a number of strategic considerations.   

 

A full assessment of these Guidelines is provided below. 

 

7.1 Why is an Amendment required? 

The Public Use Zone originally facilitated the use of the site as a water tank site for Service and Utility 

purposes. The site tank and associated infrastructure is now unused and surplus to the needs of Yarra 

Valley Water. 

 

The rezoning will allow the land to accommodate residential redevelopment, which is consistent with 

the existing zoning of surrounding land to the east, west and north. 

 

The rezoning will also allow for the relocation of the local park to create a new park in a more 

accessible location for the local community. 

 

7.2 Does the Amendment implement the objectives of planning in Victoria? 

The amendment facilitates the orderly development of land and is consistent with the objectives of 

Section 4 (1) of the Planning and Environment Act 1987. The proposal balances the present and 

future needs of the community by providing a new use for currently underutilised and well-located 

land with good access to existing infrastructure and services. This is not only efficient, but will provide 

net community benefit and integrate well with the surrounding existing residential precinct. 
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7.3 How does the Amendment address any environmental, social and economic effects? 

The amendment will improve the amenity of the neighbourhood and will have positive economic 

effects in that residential development will provide an increased local population to utilise local 

services.  

 

It will have positive environmental effects as it facilitates residential development within the existing 

local area, close to existing services and infrastructure, including sustainable transport options such as 

train and bus services.  

 

The rezoning will allow for this otherwise publically inaccessible and disused site to be revitalised and 

provide a greater diversity of building form in the established residential area. The housing density 

proposed by the amendment is in keeping with the emerging character of the area, providing an 

increased diversity of housing choices for those wanting to reside in the precinct. The new park will be 

more accessible to the local population and its play equipment upgraded as part of the 

redevelopment of the park. The relocation of the park will be at no cost to Council. 

 

There may be some initial disruption to existing residents upon the removal of the tank, however this 

will be carefully monitored and managed in accordance with a construction management plan. 

 

7.4 Does the Amendment address relevant bushfire risk? 

The site is located within an urban environment and is not located within a bushfire prone area. 

 

7.5 Does the Amendment comply with the requirements of any Minister’s Direction applicable 

to the amendment? 

The amendment is consistent with Ministerial Direction No. 1 - Potentially Contaminated Land as the 

proposed Schedule 5 to the Development Plan Overlay includes reference to the requirement of a 

Contamination Assessment of the site prepared by a suitably qualified and experienced person which 

will include recommendations and an implementation strategy to be undertaken in the event that any 

part of the site is contaminated, to comply with Section 5, sub-clause 2.  

The amendment is also consistent with Ministerial Direction No. 9 - Metropolitan Strategy in that it 

has regard for the metropolitan Strategy document Plan Melbourne 2017-2050: Metropolitan 

Planning Strategy. 

The amendment is also consistent with the intent of Plan Melbourne as it will contribute to housing 

choice in established areas.  

In preparing the amendment, Development Victoria has had regard to, and is consistent with 

Ministerial Direction No. 11- Strategic Assessment of Amendments 

It is intended that the amendment will meet the required time frames as set out in the Ministerial 

Direction No. 15 – The planning scheme amendment process. 

7.6 How does the Amendment support or implement the State Planning Policy Framework and 

any adopted State policy? 

The following clauses from the State Planning Policy Framework (SPPF) support this Amendment: 

 Clause 9 – Plan Melbourne 

 Clause 10 – Operation of the State Planning Policy Framework 
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 Clause 11 – Settlement 

 Clause 13 – Environmental Risks 

 Clause 15 – Built Environment and Heritage 

 Clause 16 – Housing 

 Clause 18 - Transport 

 

7.6.1 Clause 9 Plan Melbourne  

Where relevant, planning and responsible authorities must consider and apply Plan Melbourne 2017-

2050: Metropolitan Planning Strategy. 

The proposed amendment has regard to the objectives of this strategy by seeking a rezoning to 

facilitate residential development of an infill site within the Urban Growth Boundary on currently 

underutilised land. 

The site is within the Latrobe National Employment and Innovation Cluster, of which a draft 

Framework Plan has been released by the Victorian Planning Authority (VPA). The Framework 

identifies the cluster as an important strategic area for the growth of employment and business in the 

north eastern part of Melbourne, to service the growth in Melbourne’s northern subregion. 

The Framework seeks to support an increase in the number of jobs in the cluster, leveraging the 

strong foundations of specialised activities associated with existing industries and the institutions of 

Austin Health and LaTrobe University. 

The Framework sets a thirty year vision to build on the cluster’s key public assets and boost local 

employment by defining actions to improve the amenity of the cluster, encouraging new services and 

businesses to establish and improving transport links and public transport. 

Relevant to the proposed amendment, the Framework seeks to encourage well designed, affordable, 

higher density and diverse homes to be integrated with established homes to ensure a diversity of 

housing choice within the Cluster given it will become a destination of choice with a range of 

attractive places to live and work. 

The Framework identifies the subject site as the ‘YVW tank strategic development site’.  

 

7.6.2 Clause 10 Operation of the State Planning Policy Framework 

The State Planning Policy Framework “…seeks to ensure that the objectives of planning in Victoria (as 

set out in Section 4 of the Planning and Environment Act 1987) are fostered through appropriate land 

use and development planning policies and practices which integrate relevant environmental, social 

and economic factors in the interests of net community benefit and sustainable development…” 

The proposal is a logical step toward the fair and orderly development of the subject site. Located 

within an existing residential precinct within proximity to existing services and infrastructure, the 

development of the land is a planning outcome which will contribute positively to the community and 

deliver net community benefits. 

 

7.6.3 Clause 11 Settlement 

Planning is to anticipate and respond to the needs of existing and future communities through 

provision of zoned and serviced land for housing, employment, recreation and open space, 

commercial and community facilities and infrastructure. 

The subject site is located adjacent to an established residential area and a number of employment, 

recreation and open space, commercial and community facilities. The proposed amendment 

facilitates an orderly infill development consolidation opportunity on land within an existing serviced 

area. 
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7.6.4 Clause 11.02 Urban Growth 

This Clause seeks to ensure there is a sufficient supply of land available for commercial, industrial, and 

other development. As part of the implementation of this objective, Council’s should monitor 

development trends and land supply and demand for housing and industry. 

 

The amendment is consistent with Clause 11.02, which seeks consolidation, redevelopment and 

intensification of existing urban areas. The proposal supports this goal by delivering new housing to 

meet community need in terms of population growth and housing diversity in an area with good 

access to services and transport. 

 

7.6.5 Clause 13.04 Noise and Air 

This Clause seeks to assist the control of noise effects on sensitive land uses and to assist the 

protection and improvement of air quality. This will be achieved by ensuring that development is not 

prejudiced and community amenity is not reduced by noise emissions, using a range of building 

design, urban design and land use separation techniques as appropriate to the land use functions 

and character of the area; and by ensuring, wherever possible, that there is suitable separation 

between land uses that reduce amenity and sensitive land uses. 

 

7.6.6 Clause 15 Built Environment and Heritage 

Planning should ensure all new land use and development appropriately responds to its landscape, 

valued built form and cultural context, and protects places and sites with significant heritage, 

architectural, aesthetic, scientific and cultural value. Creating quality built environments supports the 

social, cultural, economic and environmental wellbeing of our communities, cities and towns.  

Land use and development planning must support the development and maintenance of 

communities with adequate and safe physical and social environments for their residents, through the 

appropriate location of uses and development and quality of urban design. 

The proposed rezoning will result in the provisions of Clause 54, 55, 56 and 58 of the planning 

scheme being applicable as appropriate. Such provisions set out requirements with regard to built 

form, landscaping and amenity. This will ensure the objectives of Clause 15 are met.  

 

7.6.7 Clause 16 Housing 

This policy seeks to increase the supply of housing in existing urban areas by facilitating increased 

housing yield in appropriate locations, including under-utilised urban land. 

The proposed amendment will contribute to the supply of redevelopment opportunities within the 

established urban areas to reduce the pressure for fringe development. The site has good access to 

public transport and is within reasonable proximity to services and amenities such as the Heidelberg 

Major Activity Centre. 

 

7.6.8 Clause 18.01 Integrated Transport 

Developments should create a safe and sustainable transport system by integrating land-use and 

transport. This ensures access is provided to developments in accordance with forecast demand, 

taking advantage of all available modes of transport and to minimise adverse impacts on existing 

transport networks and the amenity of surrounding areas. 

The application of the Mixed Use Zone will ensure that any future residential development on the site 

will integrate appropriately will the existing road and transport system including surrounding context. 
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7.7 How does the Amendment support or implement the Local Planning Policy Framework, and 

specifically the Municipal Strategic Statement? 

The following Clauses of the Municipal Strategic Statement (MSS) and Local Planning Policy 

Framework (LPPF) are relevant to the proposed amendment: 

 

 Clause 21.06 – Built Environment  

 Clause 21.08 – Local Places 

 

7.7.1 Clause 21.06 Built Environment 

This Clause seeks to ensure the provision of a safe, attractive and high quality built form within the 

Municipality, and seeks to encourage high quality architecture and urban design and development to 

have active frontages and direct pedestrian access to abutting parklands. 

The Clause outlines a number of relevant objectives, including the need to ‘ensure that development 

respects and contributes to the desired future character of residential neighbourhoods and the 

identity of Activity Centres and Neighbourhood Centres, in a manner that supports varying degrees 

of housing change.’ 

This Clause also seeks to ‘encourage a built form that delivers more environmentally sustainable 

construction. 

The clause also supports the provision of a diversity of housing types and densities. It is noted that 

one and two bedroom dwelling stock is of a particular need within the Municipality. 

To increase the diversity of housing types and promote new housing that meets the needs of the 

broader community in a manner that respects and contributes to the desired future character of 

residential neighbourhoods and identity of Activity Centres and Neighbourhood Centres. 

The subject site is an opportunity for infill development within an area already serviced by 

infrastructure and amenities. The amendment will facilitate development of the land for primarily 

residential purposes as compatible with the surrounding neighbourhood and deliver housing 

diversity. 

 

7.7.2 Clause 21.08 Local Places 

This policy provides guidance for land use and development within a number of precincts in the 

Municipality, including the Heidelberg Activity Centre. Within this centre the land is located within 

Precinct 6 which is referred to as ‘Residential Interface’. This policy identifies the Residential Interface 

precinct vision as an ‘area that will provide a moderate increase in the number of dwellings whilst 

enabling the preferred neighbourhood character of residential land.’ 

This policy has an objective to ‘provide opportunities for housing diversity while retaining the garden 

streetscape character of the precinct.’ 

Strategies of the Clause are as follows: 

 

 Capitalise on opportunities for medium density housing.  

 Ensure that the area retains a garden streetscape appearance that is consistent with the relevant 
Key Characteristics and Design Objectives of the Neighbourhood Character Policy.  

 Encourage infill residential development along Bell Street where more convenient access to public 
transport and other services is available. 

 Provide structured and unstructured leisure, recreation and social opportunities that respond to 
community needs. 
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The proposed Mixed Use Zone seeks to provide a diversity of housing types and encourages 

development that respects the neighbourhood character of the area. The zone also implements the 

standards and objections of Clause 54, 55, 56 and 58 as applicable. 

 

7.8 Does the Amendment make proper use of the Victorian Planning Provisions? 

The proposed Mixed Use Zone will facilitate the fair and orderly development of the site for primarily 

residential purposes.  

The application of this provision will guide future development of the land and is an appropriate 

mechanism under the VPP to ensure appropriate design outcomes.  

The application of the proposed controls makes proper use of the VPPs and will not make any 

existing provisions in the Banyule Planning Scheme redundant. 

 

7.9 How does the Amendment address the views of any relevant agency? 

The views of relevant agencies will be considered through the Advisory Committee process.  

VicRoads has been consulted regarding access to the site given the abuttal to two key roads within a 

Road Zone, being Upper Heidelberg Road and Bell Street. It is noted that VicRoads generally 

supports the proposal.  

 

7.10 Does the Amendment address the requirements of the Transport Integration Act 2010? 

The amendment is not envisaged to have a significant impact on the transport system. 

 

7.11 What impact will the new planning provisions have on the resource and administrative costs 

of the responsible authority? 

The amendment will not have negative impacts on the resource and administrative costs of Banyule 

City Council. 
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8 CONCLUSION  

 

This submission proposes to amend the Banyule Planning Scheme insofar as it relates to 419 and 421 

Upper Heidelberg Road, Ivanhoe (former YVW tank site and City of Banyule local park site). 

 

In particular, it is proposed to rezone the subject site from Public Use Zone to Mixed Use Zone, with a 

relocation of the Public Park and Recreation Zone to facilitate a new location for the local park. 

 

The proposed amendment is consistent with surrounding residential land uses and the existing and 

emerging character of the area and will facilitate residential development of the site to allow for 

diverse and varied housing stock which contributes positively to the community. The Amendment is 

consistent with State and Local Planning Policy Framework of the Banyule Planning Scheme, including 

the Heidelberg Structure Plan. 

 

Given compliance with the provisions in the Banyule Planning Scheme and relevant Ministerial 

Directions we respectfully request the consideration of the planning scheme amendment which 

proposes to: 

 Rezone 419 and 421 Upper Heidelberg Road, Ivanhoe from Public Use Zone and Public Park and 
Recreation Zone to Mixed Use Zone and Public Park and Recreation Zone. 

 Introduce a new Schedule 5 to the Development Plan Overlay (DPO5) into the Banyule Planning 
Scheme and apply it to the land. DPO5 provides for the development of residential buildings. 

 Amend Clause 52.01 (Public Open Space Contribution and Subdivision) to include section 
detailing 0% contribution for public open space for the affected land.  

 

 

 


