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PROJECT OVERVIEW
Healesville and its surrounding area have an important role as a regional centre and
tourist destination for the Shire of Yarra Ranges. Council has begun undertaking
research and consultation for the preparation of the Healesville Structure Plan, to
establish a framework for the future land use, development and urban design of the
Healesville Township and town centre. Once prepared, this document will guide
public and private sector development and actions relating to the land use, built form,
movement networks, public spaces and infrastructure provision. Land use issues
within the 3777 postcode area will also be considered, including the current zoning of
satellite areas and the future of special use sites.
A Discussion Paper was released identifying the policy context, demographic profile
and issues to be considered. A total of 37 submissions were received in response to
this paper and these were considered in developing the next stages of the process.

1.1.1

THE BRIEF
Four studies have been commissioned to provide specialist input to the draft Structure
Plan, in relation to:
The economy
Transport and parking
Environment
Land use planning
This report will provide the input to the land use planning considerations.
The overall objectives of the studies are to:
Inform further community consultation.
Inform the development of planning options for Healesville.
Provide specialist input to Council to assist long-term planning for the Healesville
area.
The specific objectives for the Land Use Planning Study are to:
Investigate constraints on additional development.
Review selected existing planning controls.
Develop draft alternative future planning options for Healesville based on
growth scenarios.
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METHOD
This study was undertaken in two key stages, with the following tasks.
STAGE 1

The inception and background review involved finalising the project timetable, and
assessment of implications for the study including a review of the planning policy
context and public submissions relevant to land use planning.
The capacity for development or intensification was also assessed during this stage,
focussing on land within current residential zones, the Green Wedge A zone,
commercial and industrial sites, identified strategic sites, town centre built form and
gateway sites. Potential factors that will have an impact on the capacity of land were
also assessed, including physical infrastructure, environmental and landscape
constraints, and risks and hazards.
Different growth scenarios were prepared in conjunction with Council to provide a
basis for the assessment of opportunities and constraints. These were identified and
mapped for further analysis.
The agreed growth scenarios were then used to generate options for the future
planning controls, relating to zone boundaries, extent of development
intensification, allowable uses on key sites, landscape treatments and built form
types.
STAGE 2

This stage involved finalising the alternative future planning options in response to
comments from the specialist consultants and Council officers.

SITE SURVEY BRIEF
A broad township and focussed town centre survey was undertaken in Stage 1,
involving the following tasks:


Review of strategic directions and considerations from the Background Review.



Documentation of existing land uses, building styles and heights within the town
centre.



Review of existing neighbourhood character types in residential areas.



Confirmation of vacant and opportunity sites for capacity considerations.



Assessment and identification of gateway sites.



Assessment and identification of key sites.



Documentation of opportunities and constraints.
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STUDY AREA
The study area primarily focuses on the town centre of Healesville, but also considers
Badger Creek and Chum Creek, as indicated in Figure 1.

1.1.4

HEALESVILLE IN CONTEXT
Healesville is located in the Yarra Ranges Shire approximately 65km east of central
Melbourne on the Maroondah Highway. It is situated at the junction of Watts River
and Grace Burn. Other watercourses within the area include the Chum, Myers, Long
Gully, Picaninny and Badger Creeks. The town has a well-treed character, and a
significant level of vegetation coverage throughout.
Healesville is the largest rural township in the Shire, and located at the base of the
forested areas of the Great Dividing Range and the Yarra Valley region. Badger Creek
and Chum Creek are the nearby rural residential areas that make up the broader
Healesville postcode area.
The Wurundjeri people are the traditional owners and custodians of the land in and
around the area now known as Healesville. Following European settlement the area
became significant to the broader Aboriginal community due to the establishment of
the Coranderrk Aboriginal Reserve, which became the focus of an Indigenous farming
community. Healesville Sanctuary now occupies land that was once part of the
Coranderrk Reservation.
Healesville town centre was established in 1865, and served as a resting place for
travellers on their way to the goldfields. The town developed as a tourist attraction
following the construction of the railway from Yarra Glen in 1889.
Today Healesville provides a range of convenience retail, community and tourist
services. It is also a tourist destination for agricultural produce and wine, with over 40
bed and breakfast businesses operating in the area. The commercial centre of the
town is located along Nicholson Street, a tree-lined boulevard with many significant
historic buildings, such as the Grand Hotel.
Local services include a post office, retail businesses, police station, childcare,
kindergarten, public primary and secondary schools, library, community and
neighbourhood house, medical clinics and recreational facilities. The Healesville
Sanctuary, Yarra Valley Tourist Railway, Healesville Racecourse, Maroondah Reservoir
and the RACV Country Club are also located in close proximity to the town proper.
The industrial areas of the town are located to the west, within the Hunter Road
precinct and at the Maroondah Highway gateway at the south western town
entrance. The Hunter Road area is the main hub of industrial activity in Healesville.
The secondary industrial precinct has direct frontage to the Maroondah Highway, and
is bounded by Heritage Lane and Argoon Road. This precinct includes a former
sawmill site, and comprises approximately 7 hectares of land.
Following the 2011 Census update, the residential population of Healesville has been
estimated to be between 9,346 to 10,333 people, an increase of approximately 400
people since 2006. Current forecasts expect the population to experience an increase
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1

of 10,763 to 11,213 people . The number of additional dwellings expected to be
required by 2036 is 717. This is based on an annual average change of 0.44% to 0.58%.
Additionally, there is an above average number of residents aged 50 years and over,
and the latest census shows the number of older residents in the 50-84 years age
group has increased. This means that in the near future there will be an increased
demand for smaller and accessible dwellings and aged care facilities.

1

Healesville Structure Plan Discussion Paper 2013, & Forecast.id Population Forecasts, 2013
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FIGURE 1 STUDY AREA
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FIGURE 2 AERIAL PHOTOGRAPH
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A comprehensive review of relevant strategic background documents has been
undertaken in order to assess the strategic and policy context for the Healesville
Structure Plan project. This review is detailed in Appendix A.
Relevant documents are listed below.
REGIONAL STRATEGIES

Upper Yarra Valley and Dandenong Ranges Regional Strategy Plan, 1982
Green Wedge Management Plan, 2010
ROLE & FUNCTION OF HEALESVILLE

Yarra Ranges Activity Centre Network Strategy, 2012
Activity Centre Network Strategy, 2012
OPEN SPACE

Yarra Ranges Recreation & Open Space Plan, 2013
HERITAGE & CULTURAL SIGNIFICANCE

Healesville Heritage Project, 2013
URBAN GROWTH

Housing Strategy 2009
Neighbourhood Character Study 2002
Vision 2020 By Design, 2008
Report No. 1 Of The Logical Inclusions Advisory Committee, 2011
PRECINCT SPECIFIC PLANS

Don Road Recreation Reserve Master Plan 2012
Queens Park Master Plan, 2012
Healesville Station Precinct Draft Landscape Concept, 2003
HOUSING SUPPLY & DEMAND

Yarra Ranges Council Community Profile, profile.id.

2.1.2

YARRA RANGES PLANNING SCHEME
The relevant policies and controls of the Planning Scheme are detailed in Appendix B.
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There is presently an Urban Growth Boundary around the perimeter of the township
of Healesville. The purpose of the Urban Growth Boundary is to contain growth to
within urban areas and to protect the green wedge areas of the hinterland around the
township.
Various clauses of the municipal strategic statement and local policies recognise the
importance of protecting green wedge areas, as well as the character and role of rural
townships such as Healesville.
The study area is subject to a range of zone and overlay controls and policies that set
out requirements for subdivision and new development both within and outside the
Urban Growth Boundary. These have been assessed in detail as the starting point for
the analysis of opportunities and constraints and the capacity for consolidation or
expansion of urban areas.
The Urban Growth Boundary includes residential areas within the Residential 1 and 3
Zones and the Low Density Residential Zone. Each of these zones supports
residential development subject to varying provisions relating to elements such as
building height and lot sizes. The Department of Transport, Planning and Local
Infrastructure has recently introduced new residential zones to replace and update the
existing controls. Councils have until 1 July 2014 to implement the new zones.
The town centre situated on Nicholson Street is predominantly within the
Commercial 1 Zone, with sites zoned Commercial 2 east of Grace Burn to Don Road,
and at the former timber mill site on the corner of Maroondah Highway and Heritage
Lane.
The industrial areas of the town are located to the west, in the Hunter Road precinct
at the north western town gateway to the township; and further south adjacent to
Maroondah Highway, bound by Heritage Lane and Argoon Road. The Hunter Road
precinct is zoned Industrial 1, providing for the manufacturing industry, storage and
distribution of goods. The secondary industrial precinct is zoned Industrial 3, a zone
used for industries where special consideration of impacts is required to allow for
compatible uses with nearby communities. Recent modifications to the industrial
zones also allows for small scale supermarkets and limited retail opportunities in the
Industrial 3 Zones.
The Special Use Zone applies to four properties outside the Urban Growth Boundary
within the broader Healesville area. Two sites are used for tourism purposes, namely
Healesville Sanctuary and the recently closed Mt Rael Retreat. The two other SUZ
sites are currently vacant.
The majority of land in the broader Healesville area outside the Urban Growth
Boundary is zoned Green Wedge. Land immediately outside the Urban Growth
Boundary is zoned Green Wedge A (Schedule 1), including the Badger and Chum
Creek residential settlements. The Schedule to this zone provides for a minimum
subdivision area of 1 hectare.
Land to the north of the study area around Chum Creek and adjacent to a State Park
and Kinglake National Park is predominantly zoned Rural Conservation. The Lake
Coranderrk area, close to the Healesville Sanctuary, is zoned Public Conservation &
Resource.
The former Army School of Health site is Commonwealth Land and therefore not
affected by the planning scheme. Galeena Beek Community and Cultural Centre
(currently zoned Special Use) has been specifically zoned to reflect its former use.
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A range of overlay controls also apply to the town centre and broader Healesville area.
The Bushfire Management Overlay applies to a large area, including land to the
north and south east of the township. A State government review of this overlay is
currently underway.
The Environmental Significance Overlay applies to forested areas at the perimeter
of the town including the Healesville Sanctuary, Coranderrk Bushland Reserve,
Kinglake National Park, the Maroondah Reservoir and State Forest.
The Erosion Management Overlay has been applied to land which is steeply sloping
and elevated, or where there is evidence of previous landslip and a need to manage
landslip risk.
Other key overlays applied to Healesville include the Land Subject to Inundation
Overlay, which covers most of the land immediately north of the UBG along the
Watts River and along the Grace Burn, the Design and Development Overlay which
applies to most of the town within the Urban Growth Boundary, the Heritage Overlay
which identifies significant cultural sites, and the Significant Landscape Overlay used
to protect the landscape surrounding the residential areas.
RECENT PLANNING SCHEME AMENDMENTS

Several key planning scheme amendments and development applications have been
considered in terms of their relationship to the future land use planning of the
township:
Amendment C97
Amendment C97 implements the Yarra Ranges Housing Strategy recommendations
for Healesville and was approved in May 2013.
Areas identified as ‘consolidation areas’ in the Housing Strategy remain within the
Residential 1 Zone, with a new schedule to the Design and Development Overlay
(DDO8) applied that specifies a preferred minimum lot size of 300m² and a range of
design requirements.
Areas identified as ‘incremental change areas’ have been rezoned to Residential 3 and
a new Schedule 6 to the Design and Development Overlay (DDO6) applied which
specifies a maximum building height of 9m (mandated under the R3Z) and introduces
a maximum building site coverage of 30% and impervious surfaces of no more than
50%.
Two new Significant Landscape Overlay (SLO) Schedules were introduced to
Healesville: SLO22 and 23. These introduce controls over vegetation removal,
buildings, works and fences to protect the rural landscape character of the town.
These SLOs replace the building and works and vegetation controls previously applied
under Clause 53.
Amendment C126
Amendment C126 proposes to introduce a series of Design and Development
Overlays based on the Council’s adopted study Vision 2020 by Design. The suite of
new DDOs will provide design guidelines for new development in town centres,
including Healesville.
Following consideration of a Panel Report, the Amendment has been adopted by the
Council and is awaiting approval by the Minister for Planning .
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Amendment C108
Amendment C108 proposes to rezone 9 Green Street (corner of River Street) from
Public Use Zone – Schedule 4 (Transport) (PUZ) to the Business 1 Zone (B1Z) and
apply the Design and Development Overlay (DDO) and the Environment Audit
Overlay (EAO).
A Panel hearing has been held but Council resolved to defer consideration of the
Amendment pending completion of the structure plan.
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COMMUNITY FEEDBACK
The Healesville Structure Plan Discussion Paper was exhibited in March 2013, and 37
submissions were received.
The key themes emerging from the submissions with particular relevance to this Land
Use Planning Study are:
CONSTRAINTS

Entire area is prone to bushfire risk and some areas are subject to flooding.
COMMUNITY AND SERVICES

Protect, support and strengthen the relationship with community, heritage and
environment.
Need for improved health, community and aged services and facilities.
Need for improved education and training facilities.
Need to improve housing affordability and access, particularly access to
affordable rental accommodation.
TRANSPORT AND CONNECTIVITY

Need to improve connectivity within and around the township, particularly for
active transport (walking and cycling), and improved cycling connections to
surrounding towns.
Need to improve footpaths and offer more seating and pause places.
Need to improve connectivity to surrounding natural environment, in particular
the Healesville Sanctuary and bushwalking trails.
Improved access to public transport and improved services.
Car-parking is an issue; need to ensure enough car-parking exists, particularly for
less mobile residents and visitors.
DESIGN AND DEVELOPMENT

Future development must respect the existing character, heritage and context of
the area and must not create suburban sprawl.
Increased density must be located within walking distance to shops and
transport, and must be supported by improvements in infrastructure and
community services.
Need to create clear design guidance and controls to protect neighbourhood
character and natural environment and to ensure townships develop in a
responsible manner.
Townships require clear entry points.
Need to protect the historic and native trees, green wedge and community open
space.
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COMMERCIAL AND RETAIL

Main Street retail should support both tourist and resident populations.
Need to focus on sustainability and sustainable industries.
Need for more tourism accommodation and opportunity to support eco-tourism.
Need to maintain diversity of retail offer, encouraging local businesses and
smaller footprint retail premises.
ENVIRONMENTAL

Existing environmental values should not be allowed to deteriorate.
Climate change should be considered in future planning.
Waterways should be protected.
Any expansion of the Urban Growth Boundary has potential to have a significant
impact on the extent of remnant vegetation and threatened species.
Opportunities to ensure the long term future of the habitat corridor along Grace
Burn should be investigated.
On-site stormwater retention should be supported and encouraged.
HOUSING

Need for more affordable and diverse housing to meet the needs of different
households, particularly older people, including a new retirement village.
Some believe growth and subdivision could be supported if carefully planned,
centrally located and provided with adequate infrastructure. This could include
higher density development in the township and incremental change in low
density areas.
Others are concerned about the amenity or visual impacts of infill housing within
the Urban Growth Boundary, and subdivision outside, and believe that the
present boundary and low density residential areas surrounding the town should
be preserved.
Suggestions for locations which could accommodate additional housing:


Sewered lots in the Low Density Residential Zone.



Badger Creek Rd-Albert Rd-Dalry Rd-Maroondah Hwy area.



Former sawmill and strawberry farm sites.



Beyond Smith St, to the west of Healesville.



Between Lilydale/Healesville side and Yarra Glen/Healesville side.



44-64 Maroondah Highway.



180 Mt Riddell Rd.
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IMPLICATIONS FOR THIS STUDY
From this background review, the key findings and implications for the Land Use
Planning Study are: as follows.
ROLE AND FUNCTION

Healesville and Yarra Glen are the main locations for local health, community, civic
and recreational activities in the Yarra Valley.
Under the Yarra Ranges Activity Centres Network Strategy Healesville is designated
as one of nine Large Neighbourhood Activities Areas / Town Centres, with the role of
providing convenience and grocery retail to the local community, and a range of
community and civic services and visitor activities. The strategy also recognises that
Large Towns such as Healesville will serve a catchment that extends into the rural
hinterland.
TOWN CENTRE

Opportunities have been identified to improve the integration of the different
components of the Healesville town centre, including the eastern and western parts of
the centre, Queens Park and the northern and southern sides of the Maroondah
Highway. This can be achieved with improved pedestrian linkages and integrated
built form and land use outcomes.
A number of community and civic facilities are located in the Healesville town centre
including the Yarra Ranges Community Link, medical facilities, VicRoad offices,
Memorial Hall, the library, community centre, fitness centre and Queens Park.
There is a need for additional supermarket facilities in Healesville, as well as touristrelated retail in the form of cafes, restaurants and speciality shops, and visitor
accommodation.
The primacy of the ‘main street’ shopping strip along Nicholson Street should be
retained as the ‘core’ retailing area in Healesville.
Healesville’s town centre has significant heritage and character value.
OPEN SPACE & RECREATION

There are opportunities to improve open spaces, including small open spaces located
throughout the town, and the links between these.
The main areas of open space are Queens Park and the Don Road Recreation Reserve.
In the longer term, the role of Coronation Park and the Railway Precinct need to be
considered.
GREEN WEDGE

The Regional Strategy Plan and Green Wedge Management Plan aim to prevent
further encroachment of urban development into the green wedge.
Managing fire risk, supporting agricultural, tourism and leisure industries, protection
of biodiversity, landscapes and cultural heritage; and managing the impacts of rural
living are the key issues relating to the green wedge areas.
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TOWNSHIP RESIDENTIAL AREAS

There is a range of dwelling types and styles within the residential areas of the
township. This includes units, standard house blocks and low density / rural
residential.
One consolidation area has been introduced by Amendment C97, near the corner of
St Leonards Road and the Maroondah Highway. Other areas have been identified as
incremental change areas.
Surrounding residential neighbourhoods enjoy a high level of amenity. Many areas
have a strong landscape quality and ‘country town’ character and feature significant
mature vegetation.
New design controls introduced through Amendment C97 will support development
outcomes that reflect the landscape and built form character of the township.
The recent heritage study identifies areas of heritage significance that are mainly
associated with the older residential areas of Healesville especially around Symons
Street.
OPPORTUNITY & INVESTIGATION AREAS

From this background review, a number of sites within and outside of the Urban
Growth Boundary have been identified as presenting opportunities for future
development.
The Regional Structure Plan identifies two housing expansion areas - west of Don
Road, bounded by Badger Creek Road, and north of Ayres Road.
There are several sites within the Urban Growth Boundary that have been identified in
the background review as presenting important opportunities for consolidation of
activity within the urban area, including:


The southwest industrial area, Maroondah Highway (bounded by Heritage Lane
and Argoon Road).



The hardware building supplies store at the corner of Maroondah Highway and
Church Street.



French’s laundry site adjacent to the Healesville Walk Shopping Centre at 265269 Maroondah Highway.

The project brief requires investigation of Special Use Zoned sites which may also
present opportunities for rezoning and redevelopment for tourism uses:


The former strawberry farm, Healesville - Koowerup & Airlie Roads



The proposed Healesville Mandarin site at 11 Maroondah Highway.

These options for growth are analysed in detail in Section 4 of this report. It is
essential that options for future growth of the township fully assess the constraints of
environmental risks such as fire, flooding and landslip, and that access to basic
servicing infrastructure and transport is provided. Further residential, commercial or
industrial development within the township needs to take into account a wide range
of considerations including neighbourhood and landscape character, heritage
protection and township urban design issues.
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OVERVIEW
The study area has been analysed through the review of background material, GIS
mapping and site surveys.
Opportunities for and constraints to growth of the township through consolidation
within, or expansion outside of, the Urban Growth Boundary have been identified and
analysed in detail.
This has also included incorporation of the outcomes of the other Structure Plan
studies.
This section details the analysis undertaken of the study area, and discusses the
implications based on the following considerations:
Infrastructure
Environment and landscape
Risks and hazards
Heritage and character
New dwellings and vacant lots.
Identified constraints in relation to each of these areas of analysis have been mapped,
and together will show areas to be excluded from assessment for further
redevelopment or subdivision. Areas without constraints are assessed for future
opportunities in the following report section.
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INFRASTRUCTURE
The capacity of the town’s existing physical infrastructure has been assessed through
information obtained from each service provider. This includes the existing extent of
infrastructure and the capacity to support growth of the town.
TRANSPORT & ACCESS

Healesville is serviced by a network of road, bus, walking and cycling routes. The town
is not serviced by passenger rail. The Yarra Valley Railway operates a tourist rail
service from the Healesville Railway Station.
Maroondah Highway runs through the centre of the town and provides the main
connection to Melbourne. The Healesville-Kinglake, Healesville Yarra-Glen,
Healesville-Koo Wee Rup and Don Roads provide connections to the nearby town
centres of Yarra Glen, Toolangi, Kinglake, Woori Yallock and Yarra Junction. .
Healesville is serviced by four public bus routes that run along Maroondah Highway.
Bus services are usually available hourly from Monday to Fridays, with less frequency
or no service on weekends.
Two local bus routes connect Healesville to Badger and Chum Creeks. The main bus
stop is located on the west side of Green Street, south of Maroondah Highway.
WATER

Mains water in Healesville is provided by Yarra Valley Water.
Access to mains water throughout the township is currently able to meet demand.
Replacement of the water main between Church and Wilson Streets off Maroondah
Highway was undertaken in 2011, which has improved water services. However,
outside of the Urban Growth Boundary the ability to meet demand for new
development will be varied.
Yarra Valley Water have undertaken demand modelling to estimate the capacity of
the current system to meet potential new development under assessment in this
study. Several issues have been noted, which would need to be addressed at the
planning stage for development proposals. In summary, Yarra Valley Water advise
that the water supply network in Healesville has been established for a low density,
semi rural town and that the current infrastructure is almost at capacity.
Large areas of new residential development would need to fund additional water
infrastructure. In some areas the hilly topography limits the potential for water
distribution, as such elevated areas have been noted as constrained sites in our
assessment of development potential. Other areas which Yarra Valley Water may not
have adequate water pressure are also noted as constrained, and these are shown on
Figure 3.
Most of the potential growth areas identified in this study for investigation are able to
be connected to water supply. The cost of providing this infrastructure may make
development unfeasible, or an option for the long-term only.
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SEWERAGE

Reticulated sewerage is also provided by Yarra Valley Water.
Reticulated sewerage was made available to properties between the Maroondah
Highway, Maroondah Parade, Camerons Road and McGregor East Avenue in 2008. A
number of areas in central Healesville and Chum Creek are unsewered and are
scheduled to be sewered through the Sewer Backlog Program commencing 2019/20,
with a second phase to be commenced in 2022.
Yarra Valley Water advise that while the current system has additional capacity, upon
completion of the backlog program the system will be at capacity. As such, most of
the undeveloped land surrounding Healesville’s urban areas would not be able to be
connected to sewerage, as shown in Figure 3.
Several investigation areas identified in this study are located near existing or
proposed sewer branches. Providing connection to the main sewer would also need
to be funded by the development and this cost may prove to be prohibitive. These
areas are noted as long-term options for development.
Other areas are located well away from any existing or proposed sewer infrastructure
and are considered to have no further capacity for development, unless waste is able
to be treated onsite, as per the current planning requirements.
GAS & POWER
Gas is provided by the APA Group. Reticulated services are provided to the existing
township and Green Wedge areas. While the potential for the current system to
support development would need to be considered on a case by case basis, it is likely
that additional connections to reticulated services could be provided.
Power is provided by SP Ausnet. To date no advice about current or future servicing
has been received.
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FIGURE 3 WATER & SEWERAGE CONNECTION

© planisphere 2014

21

Healesville Land Use Planning Study

3.3

|

Study Area Analysis

ENVIRONMENT & LANDSCAPE
Significant features of the environment and landscape have been surveyed and
mapped as important considerations in assessing the potential for growth.
ENVIRONMENTAL SIGNIFICANCE

Yarra Ranges Council has recently undertaken a biodiversity mapping project as a first
stage in reviewing vegetation controls across the municipality. This study identifies
the importance of retaining remnant vegetation particularly intact patch sizes of 10
hectares or greater. It also recognises the role of riparian corridors in linking remnant
vegetation and habitat. These areas form key elements of wider biodiversity corridors
and are also an important aspect of the town’s leafy and naturalistic landscape
character. Further subdivision and development of these sites is therefore not
considered appropriate.
Figure 4 Environment and Landscape shows the areas of heavy vegetation cover,
represented by EVC (ecological vegetation classes) mapping provided by Council.
The Healesville Structure Plan Environment Study undertaken by Brett Lane &
Associates identified areas of high and moderate priority within the study area that
include significant vegetation and habitat. Figure 4 also identifies these high and
moderate priority areas.
Areas of high priority are located around the waterways and forests, and mostly fall
outside of the Urban Growth Boundary. It is recommended that there be an emphasis
on retaining existing ecological values intact and preventing clearance of vegetation.
Areas of moderate risk are located throughout the study area and comprise areas of
higher vegetation cover. It is recommended that large old trees are retained in these
areas.
Throughout the study area, it is recommended that attention be paid to connectivity
of riparian zones, retaining stands of remnant vegetation, protection of threatened
flora and fauna species and identifying opportunities to extend and enhance habitat
through better land management practices.
LANDSCAPE CHARACTER

The rural areas surrounding Healesville and the township itself have a strong and
diverse landscape character.
To the west of the township, the Maroondah Highway winds through the rolling green
hills and open agricultural landscape of the Yarra Valley wine and horticultural region.
To the east, open agricultural landscapes or large rural residential properties visible
from the Maroondah Highway merge with the heavily forested Yarra Ranges National
Park and the Black Spur.
North of the township is hilly and heavily forested. The Healesville-Kinglake Road and
Myers Creek Road wind through forests, with only occasional settlements or low
density residential properties evident.
To the south, Badger Creek Road and Don Road are well vegetated routes, but there is
more development evident within the landscape. This area features a mixture of open
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agricultural landscapes, rural residential properties and more dense residential
development at Badgers Creek.
To the north, east and west of the town there is a clear rural-urban transition and edge
to the township. To the south, residential development extending to Badgers Creek
has reduced the sense of the township’s edge. It is important that a clear distinction is
retained, or created where lacking, between rural and urban areas.

Views to Mt Riddell from northern rural plains

Vegetated, residential settings

Eastern forest area

Northern transitional area

Western wineries region

Northern forested areas

Elevated land surrounding the township provides expansive views out across the town
or adjoining countryside.
Within the Urban Growth Boundary, built up areas also have a distinctive urban
landscape character. Mature trees create a strong tree canopy across the township.
Importantly, views from the town centre to elevated surrounding residential areas are
characterised by heavy vegetation screening development.
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The Significant Landscape Overlay, indicated in Figure 6, applies to most residential
areas within the Urban Growth Boundary and extends beyond it to the north and
west. The SLO applies detailed design requirements for protection of landscape
character and vegetation quality. However, it would not necessarily constrain
additional development in these areas provided it is undertaken in a manner sensitive
to the landscape character.
DEVELOPMENT AT THE TOWNSHIP EDGE

Given the strong landscape character at the edges of the township and the rural land
beyond, it is important that development at the edge of the township provides a
suitable interface with rural land. At the same time, there should also be a clear sense
of a township boundary to provide a sense of transition between urban and rural.
A lower density of development is recommended in residential areas at the edge of
the township than those closer to the town centre to provide this sense of transition
and to allow for adequate landscape buffers, including several canopy trees on each
site.
On elevated sites, development should be sited and designed to retain view corridors.
Along key gateways to the town, strong planting themes within frontage setbacks
should be encouraged and street planting enhanced to create a boulevard image.
OPEN SPACES

The Yarra Ranges Council Recreation and Open Space Plan notes there will be
continued demand for recreation and open spaces within Healesville. The plan notes
that existing access to these spaces meets current demand. Existing open space takes
the form of sporting reserves, outdoor courts and community parks offering social
recreation, relaxation opportunities and retarding basins. However, it was considered
that the quality of open space in Healesville requires improvement to offer more
varied recreation.
The plan identifies the need to improve links between major open spaces and small
open spaces throughout the town. It notes the implementation of the Queens Park
Masterplan and Don Road Recreation Reserve Masterplan as priorities and
recommends investigation into the provision of aquatic facilities in Healesville.
The plan also identified that Council should consider the acquisition of land along
Grace Burn, adjacent to existing Council owned bushland reserve, to create a broader
riparian corridor and trail connection to Queens Park. Urban development adjoining
the Grace Burn should provide space for this potential future trail.
LAND SLOPE

The hilly topography of Healesville and surrounding areas will act as a constraint to
development. Contour information provided by Council has been analysed to identify
land with a slope greater than 1 in 5, whereby the degree of difficulty in designing and
constructing a new building is significantly increased.
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FIGURE 6 ENVIRONMENT & LANDSCAPE
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RISKS & HAZARDS
BUSHFIRE

The State Government’s Practice Note 64: Local Planning for Bushfire Protection states
that bushfire hazards are determined by an assessment of vegetation, topography
and weather. The State Planning Policy Framework (SPPF) identifies the need to
prioritise the protection of human life over other policy considerations in planning and
decision making in areas at risk from bushfire.
The broad area of Healesville is identified as bushfire prone. Building construction and
siting requirements and minimum standards are mandatory for new buildings in this
area.
Extensive areas surrounding the town centre are also included in the Bushfire
Management Overlay (BMO), particularly north towards the State Forest and
Kinglake National Park (refer to Figure 7a). The application of this overlay is under
review at the time of writing. The revised mapping may incorporate parts of the town
that are within the Urban Growth Boundary.
Applications for new development in a BMO area are to be accompanied by bushfire
protection measures consisting of defendable spaces, construction standards for
bushfire, siting, access, water, and consideration of the wider landscape.
The SPPF requires that new dwellings are only permitted where:


The risk to human life, property and community infrastructure from bushfire can
be reduced to an acceptable level.



Bushfire protection measures, including the siting, design and construction of
buildings, vegetation management, water supply and access and egress can be
readily implemented and managed within the property.



The risk to existing residents, property and community infrastructure from
bushfire is not increased.

Directing development to the lowest risk locations is the most effective way of
prioritising the protection of human life. Further subdivision or an increase to the
existing density in BMO areas where bushfire protection measures cannot be provided
should be discouraged.
FLOODING

Land affected by flooding during a 1 in 100 year flood event is identified by the Land
Subject to Inundation Overlay (LSIO). These areas are located on land adjoining the
Watts River and Grace Burn (refer to Figure 7b). Development within these areas
should avoid intensifying flooding impacts. Inappropriate developments involving the
storage of environmentally hazardous industrial and agricultural chemicals, wastes or
other dangerous goods must not be located on floodplains. Community facilities and
emergency services should also be located outside the floodplain, and above the
height of the probable maximum flood.
The Urban Floodway Zone (UFZ) also identifies waterways, floodpaths, drainage
depressions and high hazard urban areas which have the greatest risk and frequency
of being affected by flooding. An area of land affected by this zone is located outside
the Urban Growth Boundary on land bound by Wilson Street, Maroondah Highway
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and Grace Burn (refer to Figure 7b). New developments are required to maintain the
free passage and temporary storage of floodwater, minimise flood damage and be
compatible with flood hazard, local draining conditions and the minimisation of soil
erosion, sedimentation and silting.
Applications for new buildings must be accompanied by a flood risk report if the land
is not subject to an existing floodplain development plan. Development is not
generally encouraged in the UFZ, with land use being restricted to low intensity uses
such as recreation, animal husbandry and apiculture, as identified in the State
Government’s Practice Note 12: Applying the flood provisions in planning schemes.
LANDSLIP

A landslip can occur when the ground is not strong enough to support its own weight,
causing a slope to collapse. Land slippage can result in significant damage to buildings
and is a risk to life and property, both on and below the landslip area. Vegetation
plays an important role in reducing erosion and stabilising soil to minimise the risk of
landslip. The removal of vegetation, particularly deep-rooted, long lasting trees, and
plants that have a large root system, can increase landslip risk. Approximately 5,000
households in the Healesville area are located in landslip prone areas.
Areas prone to landslip are identified in the Erosion Management Overlay. These sites
are located in scattered locations predominantly north of Healesville, and in higher
elevated areas (refer to Figure 7C).
The State Planning Policy Framework specifies that development must not be located
in unstable areas or areas prone to erosion. Vegetation retention, planting and
rehabilitation in these areas are to be promoted.
Clause 22.11 of the planning scheme (Development in Residential, Rural Living and
Rural Green Wedge Areas) stipulates that buildings and works should generally be
contained on land that has a slope of less than 20 percent (a ratio of 1 in 5), is not liable
to flooding and is not subject to subsidence or landslip. Slopes greater than 20% have
been mapped and identified in Figure 7C. These areas are located along Newgrove
Road and Christie Parade inside the Urban Growth Boundary, and around Mt Riddell
Road and the Juliet Crescent area outside the Urban Growth Boundary.
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FIGURE 7A BUSHFIRE RISK AREAS
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FIGURE 7B AREAS PRONE TO FLOODING
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FIGURE 7C AREAS PRONE TO LANDSLIP
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HERITAGE & CHARACTER
TOWN CENTRE

The Healesville town centre has a distinctive character drawn from the presence of
significant heritage buildings and tree-lined boulevards. Views to the Yarra Valley are
prominent throughout the town.
Vision 2020 By Design classifies Healesville as a large rural township centre character
type, where the preferred character is to retain the classic country town setting with
substantial trees and views of surrounding hills and forests. These views are visible
within the town centre and its residential areas, between buildings. New buildings are
to draw on existing features while retaining the distinctive overall form.
The older buildings on Nicholson Street provide a historic base to the main street,
with a common use of verandahs, parapets and a finer grain of development. Many
th
guest houses constructed in the late 19 century are still intact and in good condition
within this area, and have been converted into private residences or are used
commercially. Contemporary developments generally respect the form and scale of
older buildings within the main commercial centre. Some larger contemporary
buildings are located within the eastern tourist area of the commercial strip.
The photos below provide examples of the existing and new buildings within the town
centre.

Small scale commercial buildings under tree
canopy

1 to 2 storey development with historic
buildings dominating the streetscape

Contemporary development on eastern
commercial area

Contemporary development on eastern
commercial area
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Significant heritage buildings in the commercial
centre

Significant heritage buildings in the commercial
centre

Nicholson Street tree lined boulevard

Views of Yarra Valley from commercial centre

TOWN CENTRE PROPOSED DDO12

Proposed Schedule 12 to the Design and Development Overlay (DDO12) applies the
design objectives of Vision 2020 to the Healesville Town Centre. The proposed
DDO12 also applies to similar sized rural townships of Monbulk, Warburton, Yarra
Glen and Yarra Junction.
The DDO includes a general character statement that applies to all townships,
referring to the importance of their main street, and built form reinforcing their
‘classic and attractive country town character’.
The objectives of the overlay are to enhance the built form, and reinforce the main
street as the focus of business and pedestrian activity.
Extensive design requirements included in the Schedule relate to buildings, works,
landscaping, car parking and public space interfaces. Specifically, there are
requirements for new developments to reinforce the existing development patterns
with narrow shopfronts and articulated façades and the retention of contributory
buildings is encouraged. The overlay applies a 7.5m height limit, where a third level is
permitted if the overall height of the building matches the adjacent building or is
setback.
The objectives and detailed design requirements of this overlay will assist in
enhancing and maintaining the existing and preferred character of the town centre.
However, the DDO could be tailored to provide more direction relating specifically to
the character of each township. This would include an expanded character statement
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that encapsulates the specific features of each township, and supporting objectives
and design requirements.
For Healesville a more specific DDO would include reference to:


The historic character of Healesville and its many heritage/character buildings,
centred around the main street spine of Nicholson Street.



The township’s location on Grace Burn, and the importance of improved visual
and physical connections with the creek.



The sense of the township set in a valley, with a spectacular mountain backdrop.



The role that a high quality of built form plays in supporting the town as a great
place to live and an important Yarra Valley tourist destination.

The DDO requirements should address:


The need for development along River Street to provide a stronger interface with
the creek, and the potential for River Street to become an active part of the town
centre.



Recommended approaches to the detailed design of ground floor levels in view
of LSIO requirements for these to be elevated.



Improved connections to, and interface with, Queens Park.



Improved connections along Nicholson Street between the east and west parts
of the township.



Contribution of new development to small public spaces on the street or pocket
parks, such as Green Street.



Improved expression of key corner sites.



The potential for laneway activation, such as Taber Lane.



Retention of views to surrounding mountains.



Development opportunities on key sites and in gateway locations, as noted in
this report.



Development opportunities within the railway station precinct, and interfaces
with this precinct.

HERITAGE

A heritage gap study is currently being undertaken to assess the significance of
identified properties that are not currently included in the Heritage Overlay. The study
recommends that the Heritage Overlay be applied to two precincts; one includes 55
properties in the commercial centre along Nicholson Street and the other 37
residential properties in Symons Street. A further 15 properties are also proposed to
have individual heritage overlays applied. Properties within the existing Heritage
Overlay are mapped in Figure 8.
RESIDENTIAL AREAS

The character of Healesville’s older residential areas is drawn from a Federation and
Interwar base, where buildings have prominent verandahs, are constructed of
weatherboards, are adorned with simple decorations and architectural features, and
have projected or symmetrical plan forms. Most of the significant buildings in
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Healesville are located in generous, well established garden settings, where there is a
dominance of mature trees.
The recent heritage study recommends the application of the Heritage Overlay to 37
properties in the Symons Street Residential Precinct and 16 other individual
properties.
Schedule 6 to the Design and Development Overlay (DDO6) applies to most of the
residential areas within the Urban Growth Boundary. The objectives of this overlay are
to ensure that development is at a scale that is consistent with the unique character of
the foothills and rural townships, and provides a spacious character with lower
densities compared to consolidation areas. As previously noted, the overlay specifies
permit requirements for developments that exceed site coverage of more than 30%
and impervious surfaces of more than 50%. The DDO also establishes specific
2
subdivision requirements that enables lots of less than 500m to be created provided
the total site covered by buildings does not exceed 30 % and the total impervious
surfaces 50%.
Schedule 8 to the Design and Development Overlay (DDO8) applies to the housing
consolidation area of Healesville which includes residential zoned land close to the
town centre. The planning provisions encourage increased residential density to
achieve a range of housing types including town houses.
These two areas of residential density are considered appropriate for the Healesville
2
urban area. The range of potential new lot sizes of between 300-500m provides
significant potential for infill development with good access to local facilities, in a
manner that would not result in overdevelopment and potential compromise of the
‘country town’ character.
The DDOs have detailed requirements relating to site coverage, landscaping,
provision of canopy trees and design quality and adequately address the development
issues which would pose the most impact to neighbourhood character in Healesville.
The designation of the consolidation area around the St Leonards Road area is
suitable for this central location and reflects its more varied character which could
support a greater diversity of built form.
Extension of the consolidation area could be considered for Smith Street, which has
experienced considerable redevelopment of large sites for small unit development, of
2
around 300m .
GATEWAYS

Gateways can be defined as a place of entry, or a point of transition from one place to
another. Gateway locations are important sites to a town due to their potential to
reflect cultural identity and diversity, enhance the surrounding environment, improve
access to an area, and contribute to the quality of public and private open spaces.
These locations should be developed to engage and inspire the community.
Types of gateways can be distinguished as corridors or nodes. Corridors are the main
high exposure roadways into the town, carrying larger volumes of traffic, and
therefore having the greatest audience for the sites.
Four gateway corridors are located heading into the town centre: along Maroondah
Highway from the west and east, Don Road from the south and St Leonards Road
from the north. These corridors provide views of a changing landscape as vehicles
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travel into the town, and provide transitional features as built forms become more
visible and concentrated. Land uses along these corridors are often residential, low
density rural living and some, in some cases, commercial. Buildings adjoining these
corridors will often provide visitors with the initial impression of the town centre.
Buildings that contribute to the preferred character of Healesville are particularly
important along these corridors. Roadside planting and vegetation are also design
treatments that can be used to enhance these entrance roads.
Schedule 3 to the Design and Development Overlay (DDO3) provides objectives for
the Healesville-Maroondah Highway (Western Gateway) Industrial 3 area. The overlay
stipulates that development should achieve a high quality design outcome reflective
of Healesville and contributes to the major scenic and tourist route within the Yarra
Ranges. Detailed permit requirements are also listed in the Schedule.
A node is a point where the journey into a town slows at an intersection, and a greater
level of detail can be observed. Key gateway nodes are located on the intersection of
Healesville-Kinglake Road and Harker Street, at the Grace Burn crossing on Don Road,
and at the Don Road and Nicholson Street intersection. The detailed design of
buildings and public realm treatments are significant contributors to gateways nodes.
The location and design details of advertising signs are also important considerations
to reduce visual clutter in these locations.
The key gateways into Healesville are identified in Figure 8.
Strategies to protect and enhance gateways could include:


For major gateway sequences such as the Maroondah Highway, inclusion of key
sites and entry corridors that are subject to development pressure within a DDO,
which would include design requirements for building height and form, frontage
setback treatments, signage and landscaping.



Application of the Vegetation Protection Overlay or Significant Landscape
Overlay to protect significant trees and encourage planting of new canopy trees.



Identification of opportunities for enhanced boulevard planting along entry
corridors through Council’s public works strategy.
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FIGURE 8 HERITAGE & CHARACTER SIGNIFICANT AREAS
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NEW DWELLINGS & VACANT LOTS
An assessment was undertaken of the number of vacant or underutilised lots within
the residentially zoned areas of Healesville based on information from Council’s
property database (refer to Figure 9). The potential for new developments on these
lots is considered in this land use assessment against a number of different criteria
and constraints (described later in this report). The analysis of vacant lots will assist
Council in determining the potential capacity of land within the Urban Growth
Boundary to accommodate future growth.
An analysis of recent planning permit applications for new dwellings illustrates areas
of Healesville that are experiencing new construction or redevelopment growth (refer
to Figure 9). The data indicates that applications for dwellings in Green Wedge A
Zone areas are often occurring east of Don Road, where very few environmental
constraints exist. Infill development is occurring inside the Urban Growth Boundary,
particularly within the consolidation areas.
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FIGURE 9 RECENT DWELLINGS & VACANT LOTS
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OVERVIEW
Opportunities and constraints for additional residential development within the study
area have been identified, based upon the findings of the background review and
study area analysis.
As a first step, areas considered to have significant development constraints and sites
with recent planning or building permit approvals were identified and excluded from
further analysis.
Opportunities for development within the remaining unconstrained areas were then
analysed in detail. These opportunities present a range of land supply scenarios, from
consolidation of the township within the Urban Growth Boundary to expansion
beyond. The level of development anticipated in most areas will largely be dependent
upon the ability to provide connection to reticulated water and sewerage.
The capacity analysis in Section 5 is based on variable supply and demand scenarios.
The three land supply scenarios are as follows:
1.

An ‘Existing Controls’ Scenario that envisages land supply will be limited to
infill opportunities within the existing residential zones or subdivision to the
minimum lots sizes currently permissible in the Low Density Residential
2
Zone (4,000m ) and Green Wedge A (Schedule 1) (1ha).

2.

A ‘Sewerage Expansion’ Scenario that envisages land supply in Scenario 1
will be supplemented by rezoning selected areas of LDRZ land that have
access to reticulated sewerage and are identified in this analysis as having
potential for rezoning and/or further subdivision.

3.

A ‘UGB expansion’ Scenario that envisages land supply in Scenario 2 will be
supplemented by expanding the Urban Growth Boundary to allow for
smaller lot sizes within a selected area(s) of GWA1Z land. The potential
minimum lot sizes for these areas is also assessed in this section.

These Scenarios would need to be tested with the community and service providers to
assist Council in prioritising the areas most suitable for development.
ANALYSIS OF CONSTRAINTS

Development constraints identified in this study reflect those referred to in the Upper
Yarra and Dandenong Ranges Regional Strategy Plan and the issues raised in the
State Government’s Logical Inclusions Advisory Committee (refer to Appendix A for
more detail). Development constraints identified are:
Lack of connection to reticulated water and sewerage
Land with a slope of greater than 20% (or 1:5)
Zone or overlay controls that would significantly constrain development:


Land Subject to Inundation Overlay and Urban Floodway Zone



Erosion Management Overlay



Heritage Overlay
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Bushfire Management Overlay (this was considered as a constraint in its
current extent, which includes the highly vegetated areas on the edge of
town; the BMO would not be logically considered as a constraint should
it be expanded to include all of the town.)



Environmental Significance Overlay

Areas identified as having environmental, neighbourhood character or landscape
significance
High potential for bushfire risk, based on vegetation cover, slope and access
considerations.
Areas that do not have ease of access, via an existing or potential roadway that is
of an adequate width and manageable gradient.
Sites subject to these constraints are identified as ‘Constrained Sites’ in Figure 10.
Other overlay controls, such as the Significant Landscape Overlay, Design and
Development Overlay and the Environmental Audit Overlay, were considered to not
unduly constrain development potential, even though they may require additional
design considerations.
ANALYSIS OF OPPORTUNITIES

Areas without identified constraints were analysed in terms of their landscape and
built form character, topography, street layout, access and proximity to the town
centre. These contextual considerations have informed the assessment of the
development potential of each area.
In accordance with the project brief, development potential was assessed in relation
to:


all residential land within the Urban Growth Boundary; and



sites within the Special Use Zone (SUZ) and GWA1 Zone outside the
Urban Growth Boundary (refer to Figure 10).

For sites with development potential, minimum lot sizes were identified. These
potential minimum lot sizes were used as the basis for the preparation of future
possible growth scenarios discussed in section 5 of this report.
The selection of minimum lot sizes is based upon the size and configuration of existing
lots in the area, the landscape quality and level of vegetation cover that must be
maintained into the future, whether the area is located near the urban-rural interface
or whether the character of the area is considered able to support a greater density of
development.
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FIGURE 10 EXISTING ZONES & CONSTRAINED SITES
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4.2

RESIDENTIAL LAND WITHIN THE URBAN
GROWTH BOUNDARY

4.2.1

RESIDENTIAL 1 & RESIDENTIAL 3 ZONES
Amendment C97 identified one housing consolidation area in Healesville, near the
corner of St Leonards Road and Maroondah Highway, which remains within the
Residential 1 Zone. Other residential areas within proximity to the town centre are
identified as incremental change areas and are zoned Residential 3.
2

2

Preferred minimum lot sizes are set at 300m for the consolidation area and 500m for
the incremental change areas, or smaller where a specified minimum site coverage
can be achieved. The designation of these change areas reflects existing patterns of
residential development and proximity to the town centre. The minimum lot sizes
allow for infill development within these established residential neighbourhoods of
the township. Through the application of new DDOs and SLOs, there are now
comprehensive landscaping and built form controls in place to enable positive design
outcomes.
These minimum lot sizes provide significant potential for infill development, given the
large size of many lots in the established residential areas. As noted in Section 3 of this
report, further extension of the consolidation area may unduly impact the character of
Healesville.
NEW FORMAT RESIDENTIAL ZONES

Council will need to consider the options for translation of these areas into the new
format Residential Zones. This would be done on a municipal-wide basis, whereby
options for the translation of all Residential Zones in the Shire are considered at the
same time.
It is recommended that the Neighbourhood Residential Zone is applied to the existing
Residential 1 Zone incremental change areas, with the minimum lot size requirement
included in the schedule. This zone includes a limit on the number of dwellings per
site.
The Residential Growth Zone could be applied to Residential 3 Zoned consolidation
areas to allow for a greater level of development. The schedule would also set a
minimum lot size in this area, but the number of dwellings per site is not specified.
The Department of Transport, Planning and Local Infrastructure (DTPLI) advise that
design requirements should be expressed in the zone schedule, as the schedule
format allows, and any additional design requirements expressed in an overlay. Some
of the requirements contained within the recently approved Design and Development
Overlays would therefore need to be translated into the new zone schedules (such as
dwelling density, minimum lot size, site coverage and permeability) and the DDOs
redrafted to remove these controls that are able to be expressed in the schedule.

4.2.2

LOW DENSITY RESIDENTIAL ZONE
Under the Low Density Residential Zone, the minimum lot size for subdivision in the
2
Yarra Ranges Planning Scheme is 4000m for all land. Council is considering amending
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2

the LDRZ schedule to allow a minimum lot size of 2000m where reticulated sewerage
is provided.
OPTIONS FOR AREAS WITH DEVELOPMENT POTENTIAL

A number of areas within the LDRZ show potential for further development, based
upon assessment of the area’s context. Minimum lot sizes are recommended for
consideration and have been used as a basis for capacity considerations in the
following report section. Importantly, these areas are able to be connected to
reticulated water and sewerage. These sites would need to be rezoned to facilitate a
higher density of development.
For those areas recommended for consideration of further subdivision and
development potential, landscaping and built form guidelines would be required to
ensure that a rural, bushy character is retained. This could be achieved through
rezoning to the Neighbourhood Residential Zone (NRZ), whereby lot sizes, site
coverage and the number of dwellings within each area could be specified. The
application of the NRZ would also enable consideration of ResCode standards.
Recommended lot sizes take into account the landscape character of the area and,
where appropriate, allow for larger site sizes at the edges of the township. This is
required to facilitate a landscape buffer between urban and rural areas and separation
from agricultural activity to minimise land use conflicts, in the absence of a physical
separation such as a road.
OPTIONS FOR AREAS TO REMAIN AS LOW DENSITY

For those LDRZ sites unable to be connected to these services, the retention of the
2
LDRZ with a minimum lot size of 4000m is recommended.
The reformed residential zones retained the Low Density Residential Zone within the
suite of residential zones. The only substantial reform made to the LDRZ was to
reduce the default minimum subdivision size to 0.2ha where reticulated sewerage is
available, which will not apply to these areas.
Land currently included in the LDRZ land could be considered for rezoning into the
Neighbourhood Residential Zone (NRZ), which would afford the opportunity to retain
substantial minimum lot sizes, specify a maximum of one dwelling per lot and have
the advantage of applying ResCode standards to these sites. However, this approach
would be generally inconsistent with the purpose of the NRZ, which is not intended to
apply to unsewered land. In addition, given the large lot sizes, the additional utility
provided by applying ResCode standard is questionable as in most cases there will be
sufficient setbacks to avoid the types of amenity and character issues that the
ResCode provisions are intended to deal with.
The most compelling reason for retaining the LDRZ for these areas relates to the
decision guidelines for subdivision applications. The LDRZ explicitly requires
consideration of onsite wastewater treatment, whereas the Neighbourhood
Residential Zone does not. This reinforces the primary purpose of the LDRZ as a zone
appropriate for unsewered residential land. If Council's objective is to enhance the
character and amenity outcomes of development within the LDRZ this could be
achieved through the development of design guidelines and their application through
a local policy or overlay. This would appear to be a more appropriate response than
the application of the NRZ.
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ASSESSMENT OF DEVELOPMENT POTENTIAL IN THE
LOW DENSITY RESIDENTIAL ZONE
1. CAMERONS ROAD, CORNER ST LEONARDS ROAD















This location currently exhibits a mix of residential
development types.
It forms a northern gateway into the township and
adjoins rural green wedge land.
There is a range of lot sizes, with several large sites
having been subdivided.
The land is relatively flat. The sites are within easy
access of the town centre.
The area is connected to reticulated water and
sewerage.
Sites fronting St Leonards Road have been subdivided
2
2
to a range of lots from 500m to 1800m . These sites
are adjacent to the built up residential neighbourhood
on St Leonards Road. There is no potential for further
2
subdivision and only one lot of 4000m has been
identified as potentially vacant.
Sites with frontage to Camerons Road are large rural
residential lots of up to 1.3ha. These sites have a rural
character.
Given the location of these sites within the Urban
Growth Boundary, there is potential for further
2
subdivision of larger sites to a minimum of 2000m .
2

A minimum lot size of 2000m reflects the pattern of
existing development in the area, provides an
opportunity for incremental redevelopment and allows
adequate space to retain the open, landscaped
character.
This lot size reflects the existing pattern of
development and would allow for adequate provision
of landscaping at the urban-rural interface.

2. CAMERONS ROAD, NEAR MAROONDAH PDE


The southern side of Camerons Road has a well
established character. This location also fronts rural
green wedge land, however it has an established
pattern of suburban type development.



These sites are approximately 2000m in area. Sites
are long and narrow with regular street frontage
widths of approximately 17m.
Buildings are primarily sited towards the street
frontage and there is potential for additional dwellings
to be constructed at the rear of properties, while
retaining the same setback patterns.
Land is relatively flat. Some sites have street access to
the rear, to McGregor Avenue.
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The sites are within relatively easy access of the town
centre. Camerons Road is sealed.
The area has reticulated water and sewerage.
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Given the location of these sites within the Urban
Growth Boundary and within an established residential
neighbourhood, there is potential for further
2
subdivision of sites to a minimum of 1000m .
2
A minimum lot size of 1000m provides an opportunity
for incremental redevelopment while ensuring
adequate space for site landscaping and retention of
existing front setback patterns.
No lots have been identified as potentially vacant.

3. MCGREGOR AVENUE EAST AREA










This is a small established residential pocket with a
strong treed, rural character.
2
Sites range in size from approximately 1100m to
1.8ha, with varying configurations and frontages.
The area is undulating, which may constrain further
subdivision.
McGregor Avenue is unsealed but has a wide road
reservation.
Buildings are primarily located towards the street and
there is potential for additional dwellings to be
constructed at the rear of properties.
While this location also faces rural green wedge land,
there is an established pattern of urban development.
Land is relatively flat. Some sites have street access to
the rear.



The sites are within relatively easy access of the town
centre.
The area is connected to reticulated water and
sewerage.
Given the location of these sites within the Urban
Growth Boundary and within an established residential
neighbourhood, there is potential for further
2
subdivision of sites to a minimum of 1000m .
2
A minimum lot size of 1000m reflects the existing
pattern of development in this established area, and
provides an opportunity for incremental
redevelopment while ensuring adequate space for site
landscaping and retention of existing front setback
patterns.
No lots have been identified as potentially vacant.



This neighbourhood has a well established character.



Sites range from approximately 700m to 7000m in
area.



There is a regular subdivision pattern and most sites
have a frontage of around 24m.
Land is undulating which may discourage additional
development on some sites.
The roads are sealed and directly accessed from
Maroondah Highway, within close proximity to the
town centre.






4. GOONDAH LANE AREA
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The area is connected to reticulated water and
sewerage.
Given the location of these sites within the Urban
Growth Boundary and within an established residential
neighbourhood, there is potential for further
2
subdivision of sites to a minimum of 700m .
2
A minimum lot size of 700m reflects the existing
pattern of development in this established area, and
provides an opportunity for incremental
redevelopment while ensuring adequate space for site
landscaping and retention of existing front setback
patterns.
Several lots have been identified as potentially vacant
and several have been recently issued with permits for
development.

5. ELAMO ROAD











This neighbourhood comprises standard lot sizes
2
(approximately 700m ) on the north side and large lots
2
on the south side (approximately 7000m ).
It is in close proximity to the town centre.
The road is not sealed, however access from the town
is direct and on relatively flat topography.
Sites on the south side adjoin the Grace Burn and have
an open, rural character. The rear part of these is
included in the LSIO.
These sites on the south side are not connected to
reticulated water and sewerage, but existing nearby
services could potentially be extended at the
developer’s expense.
2
Potential lot sizes of 700m may be appropriate.
2
A minimum lot size of 700m reflects the existing
pattern of lot sizes on the northern side of the street,
and provides an opportunity for incremental
redevelopment of large sites while ensuring adequate
space for site landscaping and front setback patterns
consistent with existing development.

6. FARNHAM ROAD, AUBURN ROAD & THOMAS ROAD
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This is an established residential area with dwellings
set in a formal grid street layout.
2
Most sites are around 1100m in area, with a regular
frontage width of 20m.
The roads are sealed and accessed directly from Don
Road, 1km south of the Maroondah Highway.
Land is flat and there are no significant landscape
features, aside from the Grace Burn to the north.
Sites on the northern side of Farnham Road abut the
Grace Burn. These sites are deeper and have an area of
2
2
between 2000m and 4000m . The rear part of some
sites in this block are included in the LSIO.
Aside from the northern side of Farnham Road, sites
are connected to reticulated sewerage. Farnham Road
is included in the backlog program.
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Given the location of these sites within the Urban
Growth Boundary and their established residential
character, there is potential for further subdivision of
2
sites to a minimum of 500m .
2
A minimum lot size of 500m provides an opportunity
for incremental redevelopment within this established
residential area, while ensuring adequate space for site
landscaping and front setback patterns consistent with
existing development.
Several lots have been identified as potentially vacant
and several have been recently issued with permits for
development.

7. MT RIDDELL ROAD (NORTH SIDE) & WALLACE PARADE (WEST SIDE)











This area has a distinctive low density, rural character
and features rural residential properties.
2
Sites range from 2000m to 2.8ha in area, and have
irregular configurations and street frontages.
Roads are sealed, but narrow, and accessed directly
from Don Road, 1km south of the Maroondah
Highway.
Land is undulating which may discourage additional
development on some sites.
Only a small part of this area near Don Road is
currently connected to reticulated sewerage. Wallace
Parade is included in the backlog program, but it does
not extend to other parts of this area.
Given the lack of services, distance from town and the
rural character, further subdivision beyond the current
2
zone allowances of 4000m is not considered suitable.
Several lots have been identified as potentially vacant
and several have been recently issued with permits for
development.

8. CURZON AVENUE AND PARKHAVEN COURT


Curzon Avenue is a well established residential area
2
with sites of approximately 1400m .



Parkhaven Court is a more recently established low
density residential area with sites ranging from
2
2
2500m to 8000m .
Land is relatively flat and there are no significant
landscape features.
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The roads are sealed and accessed directly from Don
Road, 1.5 km south of the Maroondah Highway.
The area is connected to reticulated water and
sewerage.
Given the location of this area at the edge of the
township, and the current lot sizes, further subdivision
2
to 1000m for larger sites is considered appropriate.
2

A minimum lot size of 1000m reflects the existing
pattern of lot sizes in this area, and provides an
opportunity for incremental redevelopment while
ensuring adequate space for site landscaping and front
setback patterns consistent with existing
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development.


One site has been identified as potentially vacant and
several have been recently issued with permits for
development.

9. LALORS ROAD AND MAROONDAH HIGHWAY












This section of Lalors Road near the Maroondah
Highway has a well established residential character.
Residential 3 neighbourhoods are located on the
opposite side of the Maroondah Highway.
2
Sites range in size from approximately 450m to
2
5000m , with varying configurations and frontages.
The roads are sealed and the neighbourhood has good
access to the town centre.
Land is flat and there are no significant landscape
features.
The area is connected to reticulated water. Only
perimeter streets are connected to sewerage.
Given the location of these sites within the Urban
Growth Boundary and their established residential
character, there is potential for further subdivision of
2
sites to a minimum of 500m , should a developer be
able to fund connection of sewerage across the site.
2

A minimum lot size of 500m reflects the existing
pattern of development within this established part of
the town.
No lots have been identified as potentially vacant and
two lots have been recently issued with permits for
development.

10. HENRY STREET, STEEL STREET AND MAROONDAH HIGHWAY
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This area located on either side of the Maroondah
Highway has a well established residential character.
Residential 3 neighbourhoods are located to the north.
2
Sites range in size from approximately 450m to
2
5000m , with varying configurations and frontages.
The roads are sealed and the neighbourhood has good
access to the town centre.
Land is undulating which may discourage additional
development on some sites. There are no significant
landscape features.
This pocket of development forms part of the western
gateway to the township, and the design and
landscaping of new development is an important
consideration.



The area is connected to reticulated water. Only a
cluster of sites on the southern side of the Highway is
connected to reticulated sewerage. Perimeter streets
are included in the backlog program.



Given the location of these sites within the Urban
Growth Boundary and their established residential
character, there is potential for further subdivision of
2
sites to a minimum of 700m , should a developer be
able to fund connection to sewerage.
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Given the location of these sites within the Urban
Growth Boundary, their established residential
character and close proximity to Residential 3 Zone
areas, there is potential for further subdivision of sites
2
to a minimum of 700m , should a developer be able to
fund connection of sewerage across the site.
2
A minimum lot size of 700m provides an opportunity
for incremental redevelopment in this established
area, while ensuring adequate space for substantial
site landscaping, which is an important consideration
close to the urban-rural interface.
One lot has been identified as potentially vacant and
several have been recently issued with permits for
development.

11. RYANS ROAD & CHRISTIE PARADE AREA


















© planisphere 2014

This area located to the north of the township, on the
other side of Grace Burn to the town centre. It is a
small, detached pocket of LDRZ development
surrounded by GWA1Z and RCZ land.
2
Sites range in size from approximately 650m to
2
1500m , with varying configurations and frontages.
One lot is 8.6ha, although this site is partly
constrained.
The roads are sealed but access to the town centre is
restricted due to the creek.
The area is situated on the crest of a hill and land is
undulating to steeply sloping which will discourage
additional development on some sites.
There are significant views to the township and
surrounding rural areas.
Parts of this area have a formal, established character.
Other parts are more rural in character.
The area is connected to reticulated water and listed
on the sewer backlog program, which would see
connection to all streets.
Given the location of these sites away from the Urban
Growth Boundary, the hilly topography and the lack of
current connection to sewerage, this area is
considered an option for long term development.
There may be some potential for subdivision of larger
2
lots to a minimum of1000m .
2
A minimum lot size of 1000m reflects the pattern of
existing development in the area, provides an
opportunity for incremental redevelopment potential
and allows adequate space to retain the open,
landscaped character.
Only three sites are identified as potentially vacant
and three have been recently issued with permits for
development.
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There are a number of Green Wedge A (schedule 1) (GWA1Z) zoned sites surrounding
Healesville. The redevelopment potential of all GWA1Z land has been investigated, in
accordance with the project brief.
UPPER YARRA AND DANDENONG RANGES POLICY & CONTROLS

The Upper Yarra and Dandenong Ranges Regional Strategy Plan identifies two
locations to be considered as potential expansion areas should the need for additional
residential land be demonstrated. One area is located at the end of Ayres Road on the
western edge of the town and the other extends between Don Road and Badgers
Creek Road to Badgers Creek, southeast of the town.
Currently, Schedule 1 to the GWAZ specifies a minimum lot size of 1 hectare in these
locations. To reiterate the intention of the Regional Strategy Plan, potential for these
areas to support additional subdivision would only be explored once the land supply
within the existing Urban Growth Boundary has been exhausted. Rezoning land
outside of the Urban Growth Boundary is an exhaustive process requiring amendment
to an Act of Parliament. There would also be strong community opinion about
deviating from the strategic intent of the Regional Strategy Plan.
The decision criteria of the Logical Inclusions Advisory Committee have been a useful
reference in determining the suitability for development of rural land outside of the
Urban Growth Boundary (refer Appendix A). The criteria have informed the
constraints assessment adopted for this study, and those of the Regional Strategy
Plan, and also consider issues such as protection of the agricultural value of land and
the need for buffer areas around activities permitted within green wedge areas which
may impact upon amenity.
From the analysis undertaken, two areas have been identified as having potential for
further subdivision and development. Minimum lot sizes are recommended for
consideration. These have been used as a basis for capacity considerations in the
following report section.
OPTIONS FOR THE FUTURE

The Department of Transport, Planning and Local Infrastructure (DTPLI) released
Practice Note No. 62 'Green Wedge Planning Provisions' in November 2013. The
Practice Note does not contemplate the use of the reformed residential zones outside
of the Urban Growth Boundary within the metropolitan area as this would be contrary
to the strategic intent for the green wedge.
Throughout the green wedge areas, due to historical and in some cases anomalous
subdivision approvals, there are numerous precincts that have a predominantly rural
residential or rural living character. The Practice Note makes it clear that these areas
are considered to have a 'Rural Living' status and that the appropriate zone to be
applied is the Green Wedge A Zone.
In relation to that zone, the Practice Note states:
'The Green Wedge A Zone is appropriate to apply to areas recognising and protecting
non-urban land outside the Urban Growth Boundary in the metropolitan area for its
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agricultural, environmental, historic, landscape, infrastructure, natural resource and
rural living attributes. The zone provides opportunity for all agricultural uses and limits
non-rural uses to those that either support agriculture or tourism, schools, major
infrastructure or rural living. A dwelling requires a permit and is restricted to one
dwelling per lot. The zone provides a minimum lot size of eight hectares unless an
alternative is specified in a schedule to the zone. The creation of smaller lots is prohibited
unless the subdivision is the re-subdivision of existing lots or the creation of a small lot for
a utility installation.' (emphasis added)
For areas where further subdivision and development may be possible, landscaping
and built form guidelines would be required to ensure that a rural, bushy character is
retained. This could be achieved through rezoning to the Low Density Residential
2
Zone, whereby a minimum lot size of 2000m would apply for reticulated sites, and
2
4000m for those without access to essential services. Rezoning of land to LDRZ
would require an expansion of the urban growth boundary.
It is important to note that the State Government’s Draft Metropolitan Strategy Plan
Melbourne envisages implementing a permanent Urban Growth Boundary. This is
likely to prevent Scenario 3 from being implemented.

4.3.2

GWA1 LAND IDENTIFIED IN REGIONAL STRATEGY PLAN
12. AYRES ROAD (SOUTH SIDE)
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The GWA1 zoned sites identified on the south side of
Ayres Road have been recently developed rural
residential ‘lifestyle’ properties and are unlikely to be
redeveloped.
Notwithstanding their current use and development,
these sites have the potential for increased density.
They are unencumbered by constraints, adjoin existing
established residential areas and have reasonable
access to the town centre.
The land is undulating and this may discourage, but
would not prevent, additional development.
The sites are currently visible from the Maroondah
Highway at the western entry point to the town.
Suitable vegetation screening would be necessary.
2
Sites range in size from approximately 2000m to
2.3ha, with varying configurations and frontages.
There is nearby connection to reticulated water but not
sewerage and the area is not included in the backlog
program.
Given the location of these sites immediately adjoining
the Urban Growth Boundary, this could be considered a
logical extension of the town boundary if required in
the future.
Considering the established residential character and
close proximity to Residential 3 Zone areas, there is
potential for further subdivision of sites to a minimum
2
of 2000m , subject to the provision of reticulated
sewerage.
This lot size reflects existing patterns of development
and would ensure adequate space is allowed for
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landscaping at the urban-rural interface.



2

Otherwise, a minimum lot size of 4000m would allow
for treatment of waste onsite.
One lot has been identified as potentially vacant and
several have been recently issued with permits for
development.

13. LEWIS ROAD AREA













This is a pocket of established low density residential
development which is unencumbered by constraints
and adjoins existing established low density residential
areas.
The neighbourhood includes a number of recently
developed ‘lifestyle’ properties, many of which are
unlikely to be redeveloped.
Notwithstanding their current use and development,
these sites have the potential for a greater density.
While Don Road provides direct access to the town
centre, it is over 2km distant.
The land is relatively flat.
As part of the south-eastern gateway to the town,
suitable vegetation screening would be necessary
along Don Road and Badgers Creek Road, as well as
maintenance and enhancement of the established tree
canopy.
2
Sites range in size from approximately 4000m to 2ha,
with varying configurations and frontages.
There is connection to reticulated water but not
sewerage and it is not within a backlog area.
Given the developed nature of the area, the distance
from the town centre and the lack of sewerage
reticulation, this area is not considered to have
redevelopment potential.

14. HANNOVER ROAD AREA
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This is a pocket of established low density residential
development which is unencumbered by constraints
and adjoins existing established residential areas of
varying density.
2
The sites are generally around 800m in area and much
smaller than immediately surrounding areas which
support low density, rural residential properties.
While Don Road provides direct access to the town
centre, it is approximately 3km distant.
There is connection to reticulated water but not
sewerage and it is not within a backlog area.
It is considered that these sites do not have additional
capacity for development due to their distance from
the town centre, the lack of infrastructure and the
sensitivity of the landscape environment of the
surrounding green wedge zone.
One lot has been identified as vacant and one has been
recently issued with a permit for development.
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15. BADGER CREEK










4.3.3

Land within Badger Creek to the south of Hannover
Road is heavily vegetated and subject to potential
bushfire hazard.
Residential development at Badger Creek comprises a
range of lot sizes. This includes a concentrated
subdivision of standard sized house blocks of around
2
650m and larger surrounding rural residential
properties. Four sites are identified as potentially
vacant.
This area is connected to reticulated water and
sewerage. However, there is no additional water
supply capacity at present.
This area is a considerable distance from the town
centre of Healesville and further development of
isolated settlements is not encouraged.
Given the location of this area, the existing levels of
development and water supply issues, no increase in
development is recommended.

OTHER GWA1 LAND INVESTIGATED
Other Green Wedge A (GWA1) zoned land within the study area that has been
identified as unconstrained has been assessed in terms of future development
potential.
16. MT RIDDELL ROAD (SOUTH SIDE) & WALLACE PARADE (EAST SIDE)
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This area of GWA1 zoned land is rural in character and
comprises large rural residential properties with
agricultural land beyond.
Sites range from 1.8ha – 4 ha in area
Roads are sealed, but narrow, and accessed directly
from Don Road, 1km south of the Maroondah Highway.
Land is undulating which may discourage additional
development on some sites.
The area is connected to reticulated water but not to
sewerage and only part of it is included in the backlog
program.
To the south is of this area is a pocket of low density
rural residential development, contained within the
2
2
GWZ5. These lots range from 3000m to 5000m in
area.
Given the rural character of this area, distance from
town and infrastructure issues, further development is
not considered appropriate.
No lots have been identified as potentially vacant and
several have been recently issued with permits for
development.
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17. AMELIA AVENUE & BADGER CREEK ROAD








GWA1 land on either side of Mt Riddell Road is
generally constrained by slope and significant
vegetation cover. This is a small pocket of
unencumbered land in Amelia Avenue and part of
Badger Creek Road.
This pocket supports established low density
residential development.
2
Sites range in size from approximately 1900m to
2
6700m , with varying configurations and frontages.
There is connection to reticulated water but additional
development is not able to be serviced. Only a small
part is connected to sewerage and the remainder is not
included in the backlog program.
Given the lack of connection to reticulated sewerage
and the established low density developed nature of
the area, additional development is not considered
appropriate.

18. GRACEBURN AVENUE & WALLACE PARADE


This pocket of GWA1 land on the south side of
Maroondah Highway, around Graceburn Avenue, is
constrained by slope and significant vegetation cover.
However, a number of large sites on the south side of
Graceburn Avenue and the western side of Wallace
Avenue are unencumbered.



This area supports a mix of established residential
development of varying densities. The sites identified
as unencumbered support low density rural residential
development.
Unencumbered sites range in size and have varying
configurations and frontages. Most are between 1ha
2
and 2.6ha. Several smaller sites are between 1600m
2
and 2000m .
There is connection to reticulated water but additional
development is not able to be serviced. Only a small
part is connected to sewerage and the remainder is not
included in the backlog program.
Roads are sealed yet narrow and in some sections,
steep and winding.
This area has a strong landscape character due to the
high vegetation cover, mountain views, low density of
development and narrow country roads.
Approximately five sites within this area offer potential
for redevelopment. No unencumbered sites are
identified as potentially vacant.












© planisphere 2014

Given the high landscape values, lack of infrastructure
and overall limited development potential, it is
recommended that this area remain GWA1 Zone.
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19. AYRES ROAD (NORTH SIDE)








The sites on the northern side of Ayres Road within the
GWA1 Zone, similar to those on the south side, also
have been recently developed rural residential
‘lifestyle’ properties and are unlikely to be redeveloped
in the foreseeable future.
Notwithstanding their current use and development,
these sites also have the potential for increased
density, for the same reasons as previous discussed in
relation to sites on the southern side of the road.
Considering the established residential character and
close proximity to Residential 3 Zone areas, there is
potential for further subdivision of sites to a minimum
2,
of 2000m subject to the provision of reticulated
sewerage.
This lot size reflects patterns of development in Ayres
Road, while ensuring adequate space is allowed for
landscaping at the urban-rural interface.
2



Otherwise, a minimum lot size of 4000m would allow
for treatment of waste onsite.



The small parcel of GWA1 Zoned land to the northwest
of the Healesville towards Chum Creek comprises low
2
density bush blocks of around 4000m and several
2
smaller standard sized residential blocks of 850m .



The settlement is isolated from the main township of
Healesville and surrounded by heavily forested Rural
Conservation Zoned areas.
Parts of this area are identified as a having a high
bushfire risk. The BMO extends to the northern
boundary of the study area.
Parts of the area are also identified as having high
environmental values.
There is connection to reticulated water but additional
development is not able to be serviced. The entire area
is not yet connected to sewerage but is included in the
backlog program.
Given the location of this area, existing levels of
development, the lack of reticulated services, bushfire
risk and environmental sensitivity, no increase in
development is recommended.

20. CHUM CREEK
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OVERVIEW
Opportunities and constraints for additional commercial, industrial and community
uses within the study area have been identified based upon the findings of the
background review and study area analysis.
In accordance with the project brief development potential was assessed in relation
to:

5.1.1



all commercial and industrial zoned land within the study area;



sites within the SUZ and Commonwealth Land.

STRATEGIC DIRECTIONS
The Yarra Ranges Activity Centre Network Strategy 2012 presents
recommendations to guide the future development of Yarra Ranges’ activity centres
and industrial areas and provides a detailed assessment of the demand and supply for
retail, commercial and industrial development in the municipality.
Healesville is designated as one of nine Large Neighbourhood Activities Areas / Town
Centres, along with Mooroolbark, Kilsyth, Mount Evelyn, Belgrave, Monbulk, Yarra
Junction, Yarra Glen and Seville. The role of these centres is to provide convenience
and grocery retail to the local community, a limited range of community and civic
services to surrounding communities, and visitor activities and services.
The Strategy recognises that there is opportunity for activity centre development, to
accommodate additional growth, improve the level of services and facilities provided
and to support the local economy and jobs growth. The report notes the importance
of localised precinct-level redevelopment to improve the functionality and
performance of the municipality’s activity centres.
2

The Strategy identifies a potential need for an additional 3,000m of food, liquor and
grocery retail floorspace within Healesville. This could include the expansion of
supermarket facilities and new specialty stores. It also identifies the need for an
2
additional 1,500-2,500m of commercial office development within the Yarra Valley
region, with Healesville and Yarra Glen being the most likely locations.
The Healesville Structure Plan - Economic Study prepared by Tim Nott provides
additional analysis of the need for tourism, retail, commercial and industrial facilities
in Healesville. This report notes that a greater extent of additional floor space is
required than envisaged in the Activity Centre Network Strategy 2012, as a result of
Healesville’s increased potential for growth as a tourist destination, a growing
residential population and an increase in expenditure.
The findings of this study are that:


Healesville’s role as a tourist destination could be supported by providing a range
of additional hotel and accommodation facilities throughout the town, including
a resort style hotel on the outskirts of the township and an expanded hotel in the
town centre in proximity to the town centre.



The station precinct has potential as a comprehensive visitor destination,
including the existing Visitor Information Centre.
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2

2



There is a need for an additional 3,700m of retail floorspace, including 2,200m
of grocery space, through expansion of the existing supermarket or an additional
supermarket.



Non-retail floorspace of around 1,600m for community facilities, services etc. is
required.



In addition, 7,000m for carparking and access to these uses is required.



New retailing may push some activities out of the centre (particularly
wholesaling and automotive servicing).

2

2

EFFICIENT USE OF AVAILABLE COMMERCIAL &
COMMUNITY LAND
The Economic Study found that overall, the town centre will need to accommodate an
2
2
extra 12,300m of activity space by 2036, comprising 5,300m in additional building
2
area and 7,000m for car-parking.
There are a limited number of sites within the town centre that offer significant
redevelopment potential or which have been identified as vacant through Council’s
rates database. Given the established nature of the town centre and its adjoining
residential areas, there is limited scope for expansion of commercially zoned land.
Many sites are underused in terms of their development capacity and additional
commercial floorspace could be achieved through redevelopment of existing sites.
The new Design and Development Overlay (DDO12), proposed by Amendment C112
to the Planning Scheme, which sets out design requirements for the Healesville town
centre, encourages buildings to have a zero frontage setback and allows double storey
development, or greater where adjoining a taller building.
In some instances existing buildings occupy only a part of the potential site coverage
area, with extensive provision being made for surface carparking or service areas
(which in some instances results in excessive areas of hard paving and underutilised
land), particularly at the rear of buildings. Many buildings are also single storey in
scale and could support another level.
Incremental redevelopment of sites throughout the town centre could see more
efficient use of available land being made through larger building footprints and use
of upper level development potential. Options for providing this floorspace, identified
in this study and the Economic Study include:
2



Take up of existing vacant space, including 1,200m of vacant office space and
2
600m of vacant shop space.



Redevelopment of existing sites to generate higher site coverage.



Redevelopment of existing buildings to create first floor uses.



Improvement of the efficiency of car-parking, particularly in the River Street
precinct.



Potential expansion of the town centre commercial zone to include land
currently zoned for public purposes between Tevlin Place and Glenfern Road (the
western end of the existing Hardware site), although part of this site presently
accommodates attractive parkland.



Potential development of structures that make use of the slope of the land to the
north for buildings over undercroft parking.
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Cafes, tourist facilities and accommodation in the railway station precinct.

In addition, the Economic Study notes the recently approved development at the
southern gateway to the town (17-25 Maroondah Highway) – comprising restaurants
and food outlets - would relieve some pressure for development within the town
centre itself. Options for development of vacant and underused sites zoned for
commercial and public use land are considered in this section. These sites are shown
in Figures 11, 12 13 and 14.
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FIGURE 11 INVESTIGATION SITES
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TOWN CENTRE COMMERCIAL SITES
FIGURE 12 TOWN CENTRE INVESTIGATION SITES
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1. 175 MAROONDAH HIGHWAY (HARDWARE SITE)














The site is located on the corner of Maroondah
Highway and Church Street. It is currently used as a
hardware store and timber yard. The site has an area
2
of 3409m .
Should this activity be relocated elsewhere to a site
more suited to this restricted retail type of activity,
this site could offer additional core retail space in the
town centre. The Activity Centre Network Strategy and
Economic Input report note that it is well suited as an
alternative supermarket location.
A double storey building could also support office or
residential on the first floor.
The site is included in the Commercial 2 Zone
(formerly Business 4 Zone) east of Tevlin Place and
Public Use Zone 4 west of Tevlin Place. It would need
to be rezoned to Commercial 1 to support a wider
range of retail activity.
Due to the level change between River Street and
Maroondah Highway, the current use is at a lower
level than the main street level. This provides an
opportunity for undercroft carparking for a three
storey building.
The design requirements of proposed DDO12
encourage buildings to be set up to the street
frontage and reflect the existing streetscape
character. A two to three storey building is possible
on this site.
Active frontages must be provided to Maroondah
Highway, Church Street and River Street.
The Economic Study notes the potential for the
remaining PUZ4 space, which is currently open space,
to be considered for active use. However, it is our
recommendation that this space is upgraded as
parkland and landscaped to form a stronger
connection between the station precinct and town
centre.

2. RIVER STREET CARPARK & REAR OF SHOPS & OFFICES
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Alternative uses could also be considered for sites
that have frontage to River Street and are currently
used as a surface carpark.
The carpark is poorly designed and River Street lacks
a positive appearance and pedestrian environment as
a result. The rear of the main street shops provide an
unattractive edge to this space.
The sites are also currently zoned Public Use Zone 4
(transport) and would require rezoning to be used for
an alternative purpose.
Carparking could be provided in an undercroft space,
with active uses above. Alternatively, carparking
could also be provided within a central part of the
site, with active uses fronting River Street.
Land at the rear of the shops fronting the main road
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could also be more efficiently used. This could include
double fronted shops with frontage to Taber Lane, or
office or residential uses.


Much of the site is floodprone, which presents
significant development issues. Innovative design
solutions would be required to ensure a positive
interface with the street in view of flooding issues.



This site is located at the rear of the retail shops that
front Green Street and Nicholson Street. It is an open
grassed area currently used for the community
market. There is also an informal carparking area on
the Taber Lane frontage. The site has an area of
2
1700m .
This land is owned by VicTrack. Amendment C108
was exhibited in 2012, proposing to rezone the land
from Public Use 4 (transport) to Business 1 (now
Commercial 1). The amendment has not yet been
approved.
Evidence provided to the Panel appointed to hear
submissions to the amendment states that the site
2
2
could yield between 680m and 2720m of retail or
office space, as a single or double storey development
respectively.
Rezoning of the site to Commercial 1 Zone is a logical
proposal given the site’s location within the town
centre.
As noted by the Panel, there is scope to find an
alternative location for the community market.
The design requirements of proposed DDO12
encourage buildings to be set up to the street
frontage and reflect the existing streetscape
character. A double storey building is possible on this
site.
Buildings should provide a well designed and active
frontage to Green Street and River Street. Green
Street is an important north-south spine of the town
centre and River Street also has the potential for a
greater level of activity. The interface of the site with
Coronation Park opposite is an important design
consideration.
A large part of the site is subject to flooding and
therefore elevated floor levels are required. This
requirement should not inhibit the appropriate design
of active frontages to River Street.

3. 9 GREEN STREET
















While Taber Lane may be a likely access point for the
carpark or loading, consideration should also be given
to enhancing the town’s laneways as potential future
pedestrian spaces.

4. REAR OF 237 MAROONDAH HIGHWAY (HEALESVILLE COMMUNITY LINK)
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The rear of this site contains a large area of surface
carparking with frontage to River Street, which also
detracts from the streetscape environment of River
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Street.







As a long term option, this site could provide an
opportunity for expansion of the existing building and
range of community facilities offered on this site.
The site is zoned Commercial 1 which accommodates
community, office, or educational uses.
Potentially, carparking could be provided in an
undercroft space, with active uses above.
Alternatively carparking could be provided within a
central part of the site, with active uses fronting River
Street.
Again, issues of flooding would need to be addressed
through detailed design considerations.

5. 265-269 MAROONDAH HIGHWAY (FRENCH’S LAUNDRY)










The site is located on the corner of Maroondah
Highway and Wilson Street. It was formerly occupied
by the French’s Laundry, which was destroyed by fire
2
in 2012. The site has an area of 1924m .
The site is included in the Commercial 1 Zone and
adjoins the Coles supermarket.
Given its former use, it is potentially contaminated.
However, it is not included in the EAO.
Located in the heart of the retail district, this site
could support additional retail or commercial activity.
A double storey building could support office or
residential on the first floor.
The design requirements of proposed DDO12
encourage buildings to be set up to the street
frontage and reflect the existing streetscape
character. A double storey building is possible on this
site. Active frontages must be provided to Maroondah
Highway and Wilson Street.
The site is highly visible within the main retail corridor
of the town, given its corner location opposite the
open spaces surrounding Grace Burn. Attention to
ensuring a high quality design outcome is essential.

6. 285-291 MAROONDAH HIGHWAY (BUS DEPOT)
The McKenzie’s bus depot presents a site of 1,188m
within the town centre. The operator is planning to
relocate this business to the Hunter Road industrial
precinct.



The site is located amongst the small scale retail
shops in the eastern precinct of the town centre and
opposite the brewery/wine rooms.
The site supports hard paving, bus shed and minor
office buildings, allowing relative ease of
redevelopment. The frontage has a high chain link
fence to the footpath.
The current building does not present an active use
within this retail area and presents significant
opportunity for redevelopment as a retail or mixed
use development. A double storey building could
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support office or residential on the first floor.





Redevelopment for retail/mixed use would support
the emerging tourism role of this precinct, as well as
providing additional retail options in immediate
proximity to the residential consolidation area.
The site is zoned Commercial 1 which would facilitate
these uses.
The design requirements of proposed DDO12 apply.

7. 335 MAROONDAH HIGHWAY (ALL MOTO CAFE)


The site is located on the corner of Maroondah
Highway and St Leonards Road. It a former service
station that is currently occupied by the All Moto
Café.



The site supports a small building located towards the
rear, with a large concreted frontage setback. It has
2
an area of 1359m .
The site is included in the Residential 1 Zone and is
part of the housing consolidation area.
This is a key corner site at the eastern and northern
gateways to the town centre, and opposite the
recently developed brewery and wine rooms, which
are important visitor attractions.










The current building is an unattractive presentation
on this important corner and an underuse of a key site
within the town centre.
Rezoning the site to Commercial 1 could allow a
greater diversity of retail or hospitality uses. A double
storey building could support office or residential on
the first floor. Given its former use, the land may be
potentially contaminated. However, it is not included
in the EAO.
The design requirements of proposed DDO12 would
need to be extended to this site. This would
encourage buildings to be set up to all street
frontages and reflect the existing streetscape
character. On this important corner location, an
exemplary design response is required.

8. 370-374 MAROONDAH HIGHWAY (CAR YARD)
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The site is located on south side of Maroondah
Highway, east of the brewery tourism precinct.
It currently supports a car yard and has an area of
2
3,074m . Most of the site is paved and there is a small
building, allowing relative ease of redevelopment.
The site is included in the Commercial 1 Zone and this
zoning would facilitate a range of alternative retail,
commercial or mixed use options, potentially over
two levels.
At the corner of St Leonards Road, this site has high
visibility at the entry point to the town from the north
and east. Redevelopment would significantly
improve its appearance and presentation.
The design requirements of proposed DDO12 apply.
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9. STATION PRECINCT
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Planning is underway to extend the tourist railway to
a daily service and expand the role of the station
precinct as a major tourist attraction.
The draft masterplan envisages a range of visitor
facilities, and the Economic Study notes there is
significant potential to provide food,
accommodation, minor retail and amenities.
Improved pedestrian and landscape links would need
to be provided to the main street, to ensure adequate
connection with the town centre.
The site is currently zoned PUZ4 (transport) and
minor retail/commercial activities associated with the
operation of the railway would not require rezoning.
However, expanded use of the site would require
rezoning to Commercial 1. A DDO should be applied
in this instance.
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LARGE FORMAT RETAIL & INDUSTRIAL
SITES
FIGURE 13 LARGE FORMAT INVESTIGATION SITES
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10. HUNTER ROAD INDUSTRIAL PRECINCT







This precinct is the focus for industrial activity in
Healesville.
Land is zoned Industrial 1 and Commercial 2, and the
range of land uses noted in the Economic Input report
are consistent with this zoning.
Most sites are occupied, with only two sites
presenting significant redevelopment opportunity,
discussed below.
Several occupied sites appear to have large areas of
underutilised land, mostly for carparking or storage.
These areas could potentially be used for additional
activity.

11. ARDILL & CRISP STREETS







The Structure Plan Discussion Paper identifies this
1.8ha site as a strategic redevelopment opportunity.
The Economic Study states that Warragul Bus Lines
propose to use 0,7ha for a new bus depot and to sell
the remainder.
The site was previously Zoned Business 4, and is now
Commercial 2. This allows for a range of commercial
activities, trade supplies, some types of retail and
service business. Given the location of the site out of
the town centre and adjacent to the industrial area,
this is an appropriate zoning.
This is a key corner site that forms part of gateway
experience to the town from north. New
development must be designed to appropriately
address street frontages and, in particular, provide a
positive interface with the railway parkland. Proposed
DDO12 applies to the site.

12. 23 HARKER STREET (TERMINUS HOTEL)
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The site is located within the broader Hunter Road
industrial precinct, on the corner of Old Lilydale Road
and Harker Street. It is currently occupied by the
Terminus Hotel, which has a substantial part of the
corner of the site used for a drive in bottle shop and
driveway.
Council’s GIS data shows the hotel occupies a number
of property titles. The four sites at this corner are
2
2
between 1200m and 1900m .
The site was previously Zoned Business 4, and is now
Commercial 2. This allows for a range of commercial
activities, trade supplies, some types of retail and
service business. Given the location of the site out of
the town centre and adjacent to the industrial area,
this is an appropriate zoning.
This is a key corner site that forms part of gateway
experience to the town from north. New
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development must be designed to appropriately
address street frontages and, in particular, provide a
positive interface with the railway parkland. Proposed
DDO12 applies to the site.
13. MAROONDAH HIGHWAY PRECINCT (FORMER SAWMILL SITE)
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This is an industrial area with direct frontage to the
Maroondah Highway, bounded by Heritage Lane and
Argoon Road. It is included within the Urban Growth
Boundary.
This precinct includes a former sawmill site, and
comprises approximately 7ha of land.
The area has a high exposure due to its elevated
position on the Highway and a lack of screening
vegetation.
Together with the nearby Special Use Zoned sites
(located outside the Urban Growth Boundary),this
site forms part of the western gateway to the
township. Adjacent rural land to the west comprises
picturesque horticultural land typical of the Yarra
Valley.
There has been significant community concern about
redevelopment proposals for this site over a number
of years, particularly in relation to the sawmill site (1725 Maroondah Highway).
VCAT recently approved redevelopment plans for the
sawmill site, comprising a 24 hour service station, a
car wash, two convenience restaurants, a takeaway
food premises a self storage facility and an ‘Epicurean
Centre’, featuring local produce sales and a microbrewery. There was considerable community
opposition to the scale and commercial nature of this
proposal.
The remaining western part of the precinct (which has
frontage to Heritage Lane and Argoon Road) is
occupied by a number of low intensity land-extensive
activities including a VicRoads/SES depot and the
office and depot of a civil engineering contractor.
There are a number of options and considerations for
the future use of the site which will depend upon
Council’s strategic vision for this area and overcoming
practical issues such as land contamination.
Given the lack of industrial land in Healesville and the
historic use of this precinct, it could be argued that
the current IN3 zoning should remain. Future
industrial use will require careful consideration of the
gateway role of the site and amenity issues
associated with nearby residential uses.
Retaining industrial use on the site could potentially
encourage the relocation of industrial or service
business uses in the town centre (such as the
hardware store), thereby freeing this land for
retail/commercial use in the town centre.
Recent reforms to the Industrial 3 Zone create the
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potential for a number of potentially sensitive land
uses (including a small supermarket and retail)
without the need for a permit. A small commercial
precinct in this location could potentially provide
convenience retail to local residents.
Alternatively, there is potential for a tourism focus at
this gateway, featuring buildings of a suitable
architectural standard in this prominent location.



The current IN3 Zone may require a permit for
tourism related uses. A Commercial 1 Zone would
allow more as of right tourism focussed uses.
However, this zone could also facilitate large scale
commercial development that is not appropriate for
this site in terms of its gateway/landscaped setting
and its distance from the commercial centre of the
town.



Options for low density residential development
might also be considered (provided land
contamination issues can be managed) through
rezoning to Low Density Residential Zone.



A Mixed Use Zone would allow a variety of
commercial and residential activities, but might also
facilitate inappropriate commercial development.
Any development in this location must be in keeping
with the character and role of Healesville, as a country
town with a strong visitor focus. The highly visible,
elevated gateway location of the precinct must be
taken into account in the design of future
developments, including adequate provision of buffer
areas to adjoining rural land and landscaping.
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SPECIAL USE ZONE & COMMONWEALTH
LAND
FIGURE 14 SPECIAL USE ZONE INVESTIGATION SITES
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The Special Use Zone Schedule 2 (SUZ2) has been applied to four properties in the
broader Healesville area. The purpose of SUZ2 is to provide for the use of land for a
major tourist facility. The Schedule includes site specific provisions that translate
historic agreements and planning controls into the current planning scheme.
The Healesville Structure Plan Discussion Paper identifies that this zone provides
flexibility for significant land uses, such as the Healesville Sanctuary, but may not be
suitable for sites that have remained undeveloped and where the development
allowed for may no longer be appropriate. Furthermore, many of the specific
development plans accompanying the sites are potentially outdated and possibly
more restrictive than the underlying green wedge zones. It is recommended that
Council engage with the property owners to update the development plans to provide
a more contemporary design and development response, as required.
Two potential sites in the Green Wedge Zone used for large scale tourism purposes
may also be restricted by current planning controls (Healesville Racecourse & RACV
Club).

14. 11 MAROONDAH HIGHWAY (PROPOSED HEALESVILLE MANDARIN)


This is a predominantly vacant site with a large dam
and dwelling fronting Maroondah Highway, located
across the road from the former strawberry farm
(discussed below). It is approximately 37.25 hectares
in area.



The site is included in a Special Use Zone and
together with the nearby Industrial 3 Zone sites, this
precinct forms the western gateway of the township.
The site is situated on the south-western gateway
into town, adjacent to the Industrial 3 Zone along the
Maroondah Highway, where land use begins to
transition from rural to urban.
Adjacent rural land to the south and west provide
picturesque horticultural settings typical of the Yarra
Valley.
This site is characterised by a highly visible slope, with
remnant canopy trees and shrubs providing some
screening to the property along the Highway.
No significant vegetation or environmental
constraints exist.
The site is located in a bushfire prone area, however,
with forested, heavily vegetated and grassland areas
located at distances exceeding Bushfire Attack Level
12.5 buffer requirements.
There is the potential for this property to contribute
towards a sensitively designed tourist development,
which could include accommodation, for which the
Economic Study has identified a demand.
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15. 16 AIRLIE ROAD (FORMER STRAWBERRY FARM)




















This is a large, vacant former strawberry farm site
that has an area of 23.3 hectares.
Together with the nearby Industrial 3 Zone sites, this
precinct forms the western gateway of the township.
The site is situated on the south-western gateway
into town, along the Maroondah Highway, where land
use begins to transition from rural to urban.
There is an upward slope towards the north-eastern
section of the property, providing long-range views
from within and towards the site.
Adjacent rural land to the south and east provide
picturesque horticultural settings typical of the Yarra
Valley.
There is a very large dam and dwelling currently on
the site.
This site is on a high exposure location due to an
elevated position on the Highway, and lack of
vegetation screening.
There is some significant vegetation on the northeastern boundary of the property.
The site is located in a bushfire prone area, however
forested, heavily vegetated and grassland areas are
located at distances exceeding Bushfire Attack Level
12.5 buffer requirements.
There is the potential for this property to contribute
towards a sensitively designed tourist development,
which could include accommodation, for which the
Economic Study has identified a demand.
Development in this location must be respectful to
the character of Healesville, as a country town with a
strong visitor focus. The highly visible, elevated
gateway location of the precinct must be taken into
the design of future developments, including
adequate provision of buffer areas to adjoining rural
land and landscaping.
There is a potential for detailed master planning for
the site and precinct.

16. 20-24 GLEN EADIE AVENUE (FORMERLY GALEENA BEEK COMMUNITY &
CULTURAL CENTRE)
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This is a large, heavily forested site located adjacent
to the Healesville Sanctuary.
The former Galeena Beek Community and Cultural
Centre building is located on the site, closely setback
from Glen Eadie Avenue.
The property is located within a cultural heritage
significance area. While it is administered by the
State Government, options are currently being
considered to enable it to be returned to an
Aboriginal community controlled organisation.
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In addition, the site has identified EVC coverage and
the Bushfire Management Overlay .
As a result, the site has limited redevelopment
potential. Its future will be determined in
consultation with the aboriginal community.
Potentially, the site could be sensitively developed for
use by the Aboriginal community or to complement
the Healesville Sanctuary, in a manner that protects
and enhances existing environmental and landscape
values and meets bushfire regulation requirements.

17. CORNER ALBERT & GLEN EADIE AVENUE (FORMER ARMY SCHOOL OF HEALTH
COMMONWEALTH LAND)







This site is adjacent to the above Special Use land and
the Coranderrk Reserve and Healesville Sanctuary,
close to the Badger Creek residential settlement, and
is approximately 47.5 hectares in size.
The property has similar constraints to the site at
Glen Eadie Avenue.
As a result, the site has limited redevelopment
potential. Its future will be determined by the
Wurundjeri Tribe Land Cultural Heritage Council.
As the site is under Commonwealth land, it is outside
the control of the planning scheme and therefore
cannot be rezoned.

18. 140 HEALESVILLE-YARRA GLEN ROAD (FORMERLY MT RAEL)
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This is a large site beyond the western edge of the
township which until recently operated as the Mt Rael
resort and restaurant.
The site is located within a rural setting of strong
landscape character and environmental sensitivity,
surrounded by RCZ and GWZ5 land.
The establishment and its buildings are screened by
the heavy vegetation along the roadway and in
property frontages.
Although the site is currently in private use, given the
location of the site and its former use low density,
specialised visitor facilities may be the most suitable
future use.
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POLICY OPTIONS
A range of policy options for Healesville has been examined, based upon the
opportunities and constraints identified in this study, the outcomes of the other
studies for the Structure Plan project and consideration of the potential future role
and growth of the township.
Three options are explored and discussed in the following sections, where projected
growth scenarios are estimated for each one based on past development trends,
building approvals and the official population and household projections of the
Victorian Government (Victoria in Future).

PROJECTED POPULATION
Profile.id projections, prepared by id consulting for Council, anticipate that the
population of Healesville will increase by an additional 1,327 people by 2036, to a
2
population of 11,213 from 9,886 . The number of additional dwellings expected to be
required by 2036 to accommodate this population growth is 717 (approximately 32
dwellings required annually). This is based on an annual average change of between
0.44% and 0.58%.

REQUIRED LAND SUPPLY
The State Planning Policy Framework under Clause 11.02-1 of the Yarra Ranges
Planning Scheme, Supply of Urban Land, requires that Councils must plan for a
residential land supply of at least 15 years to accommodate the projected population.
Residential supply is considered on a municipal basis, rather than town-by-town.

POLICY SCENARIOS
Three different policy scenarios have been developed for the purpose of this study, to
test possible outcomes.
Scenario 1 ‘Existing Controls’ calculates development capacity based on
existing planning controls and policies, with no modification to existing Zones or
Schedules. This scenario envisages a ‘business as usual’ approach to policy and a
limited expansion of reticulated services.
Scenario 2 ‘Sewerage Expansion’ envisages some modification to LDRZ (sites
that are most likely to be redeveloped). This scenario envisages LDRZ land suited
to development opened for increased residential development by rezoning to
Neighbourhood Residential Zone or reducing the minimum lot size within the
2
Low Density Residential Zone to 2,000m , expansion of reticulated services and
growth in the commuter population and tourism role of the town.
Option 3 ‘UGB Expansion’ calculates capacity with moderate modifications to
LDRZ and GWZ on sites that are most likely to be redeveloped. This scenario
envisages that GWA1Z land (identified in the preceding section) is also opened
for development by including it within the Urban Growth Boundary, greater
expansion of reticulated services and stronger growth in commuter population
and local economic role.

2

Forecast.id Population Forecasts, 2013
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DRIVERS OF POTENTIAL FUTURE GROWTH
Numerous factors influence the possible future growth of Healesville, many of which
are beyond the control of Council or land owners.
The most common drivers of growth for a peri-urban settlement such as Healesville
include:


Demand for township or rural living lifestyle opportunities that are not available
within suburban areas of Melbourne.



Relative affordability compared to established areas of Melbourne, particularly
for retirees who are seeking to downsize.



The amenity and reputation of the Yarra Valley as a lifestyle and tourism
destination.



Access to a wide variety of established services that are not available in growth
corridors.



Expansion of reticulated sewerage infrastructure, which would significantly
facilitate and encourage additional residential growth.



Improved road and public transport connections to Melbourne which would
support an increase in the commuter population. Although, compared to other
peri-urban settlements, the absence of a train service would limit the appeal of
Healesville for many workers who have jobs within central Melbourne.



Growth in local industries, particularly tourism, which would support the
population by providing local jobs. There appears to be interest in the
development of several large commercial opportunity sites in Healesville.
Interest from large scale residential developers typically is a driver of growth in
similar townships, however, there are no large greenfield sites available in
Healesville. Rezoning of LDRZ or GWA1 land would only allow opportunities for
incremental development.



CAPACITY ASSESSMENT OF RESIDENTIAL LAND
An outline capacity assessment of residential land has been prepared, representing
three different policy options with projected growth rates.
The potential capacity of unconstrained lots within each zone has been assessed by
calculating the extent of land within the zone and then applying a development rate.
Variations for minimum lot sizes within the zone have been allowed for.

CAPACITY ASSESSMENT OF COMMERCIAL AND INDUSTRIAL LAND
A single capacity assessment has been undertaken for commercial and industrial land.
This is based upon calculation of the site area of identified opportunity sites.
As no variations to the development potential of these sites has been identified, a
single development scenario is provided.

ASSUMPTIONS
The following assumptions were applied to each of the areas during the assessment of
each growth scenario.
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PROPOSED BUILDING TYPES

The following proportions for future developments were applied in the proposed
housing strategy areas:
Established residential areas inside the Urban Growth Boundary: 75% detached,
25% semi-detached dwellings
Low density residential areas proposed for rezoning to Neighbourhood
Residential Zone (a new zone currently being introduced by the State
Government): 95% detached, 5% dual occupancy
All other Low Density Residential Zone areas, Rural Living Zone and Green
Wedge A Zone areas: 100% detached
DISCOUNT & DEVELOPMENT RATES

A discount rate and development rate have been applied to the total estimated land
supply to reflect the fact that not all sites are likely to be developed within the
projection period and to provide a more realistic estimate of the likely level of
development that might occur.
The discount rate is applied to reflect that many sites will be unavailable for
redevelopment, for example, where sites have recently been redeveloped, or where
owners do not wish to sell their land. A discount rate of 70% has been applied, which is
a figure typically adopted in capacity analysis.
The development rate aims to estimate of the number of lots (out of those available
for development) that are likely to be developed each year. A range of possible
development rates has been applied, to reflect the various sources of data that can be
used to estimate the development rate:
High: 1.43% - based on the average annual net dwelling increase in Healesville
and surrounds between 2001 and 2011 , sourced from profile.id and Australian
Bureau of Statistics (ABS) data. This equates to a net average of 52 dwellings per
year.
Moderate: 0.89% - based on the average net rate of residential building
approvals over the last 10 years in Yarra Ranges, sourced from profile.id data.
This equates to a net average of 37.1 dwellings per year.
Low: 0.4% - based on the State Government’s Victoria In Future (VIF) estimates
of change in household growth in the Yarra Ranges municipality. This equates to
a net average of 32 dwellings per year.
For each growth scenario, the discount rate and a range of development rates is
provided.
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OPTION 1 EXISTING ZONES
This would be a ‘business as usual’ option, based on the current zoning provisions with
no modifications to existing provisions.

ESTIMATED LAND SUPPLY
CURRENT ZONING

MIN. LOT SIZE

AVAILABLE SUPPLY (LOTS)

Residential 1

300m

2

376

Residential 3

500m

2

884

Rural Living 1

10,000m

2

0

2

93

2

9

2

33

LDRZ reticulated

2,000m

LDRZ not reticulated

4,000m

GWA1

10,000m

Maximum supply

1,395
977

Projected supply
(70% of maximum)

PROJECTED GROWTH SCENARIOS 2014 - 2036
Growth Scenarios

Years supply

Projected annual Projected total net
net dwelling
dwelling increase
increase

High
(1.42% per annum)

59.5

1310

16

Medium
(0.89% per annum)

37.1

816

26

Low
(0.4% per annum)

16.7

367

59

The limited change to existing urban form envisaged under Scenario 1 is likely to be
supported by many in the community, who would like the character of Healesville to
be retained and see development as a potential threat to this valued character.
However, Scenario 1 presents a number of drawbacks including a limited scope for
improved community or physical infrastructure services or local economic
development.
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SCENARIO 2 SEWERAGE EXPANSION
Scenario 2 proposes rezoning of Low Density Residential Zone land that has been
identified with potential for growth. This would require the expansion of reticulated
sewerage.
CURRENT ZONING

MIN. LOT SIZE

AVAILABLE SUPPLY (LOTS)

Residential 1

300m

2

376

Residential 3

500m

2

884

Rural Living 1

10,000m

2

0

700m

2

383

1,000m

2

138

2

12

2

16

2

33

LDRZ revised to 700m

2

LDRZ revised to 1,000m

2

Remaining LDRZ reticulated

2,000m

Remaining LDRZ not reticulated

4,000m

GWA1

10,000m

Maximum supply

1,842

Projected supply
(70% of maximum)

1,289

PROJECTED GROWTH SCENARIOS 2014 - 2036
Growth
Scenarios

Projected annual net
dwelling increase

Years supply

Projected total net
dwelling increase

High
(1.42% per
annum)

59.6

1310

22

Medium
(0.89% per
annum)

37.1

816

35

Low
(0.4% per
annum)

16.7

367

77

Scenario 2 would see a limited degree of change to the existing urban form and
residential environment over time. While change will be evident, its impacts will be
dispersed.
From the study team’s analysis, there appears to be a considerable amount of
undeveloped land within the Urban Growth Boundary of Healesville which could be
developed in a sensitive manner that does not detract from the town’s character.
Design and development controls are recommended to ensure appropriate siting,
landscaping and detailed design responses. If developed in consultation with the
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community to meet their concerns about character or environmental risks, there may
be community acceptance of a moderate level of growth.
Facilitating additional development within the Urban Growth Boundary would
potentially provide for an improvement to existing community and physical
infrastructure services and support local economic development. This would support
growth in local employment opportunities and potentially reduce travel time to work
for many residents. Additional population could also support an increase in public
transport options, and pedestrian or cyclist infrastructure.
This scenario offers the most sustainable outcome in that growth is provided for,
within the existing urban area that has access to the town centre and does not further
encroach upon sensitive green wedge land.
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SCENARIO 3 UGB EXPANSION
Scenario 3 proposes rezoning of Low Density Residential Zoned land and additional
Green Wedge A1 Zone land that has been identified with potential for growth. This
would require expansion of reticulated sewerage into the areas to be rezoned.
CURRENT ZONING

MIN. LOT SIZE

AVAILABLE SUPPLY (LOTS)

Residential 1

300m

2

Residential 3

500m

2

884

Rural Living 1

10,000m

2

0

700m

2

383

1,000m

2

138

2

12

2

16

2

148

2

14

LDRZ revised to 700m

2

LDRZ revised to 1,000m

2

Remaining LDRZ reticulated

2,000m

Remaining LDRZ not reticulated

4,000m

GWA1 reticulated

2,000m

Remaining GWA1

10,000m

376

Maximum supply

1,971

Projected supply (70% of maximum)

1,380
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PROJECTED GROWTH SCENARIOS 2014 - 2036
Growth
Scenarios

Projected annual net
dwelling increase

Years supply

Projected total net
dwelling increase

High
(1.42% per
annum)

59.6

1310

23

Medium
(0.89% per
annum)

37.1

816

37

Low
(0.4% per
annum)

16.7

367

83

This scenario would potentially see a greater degree of change to the existing urban
form and residential environment of the township, and an expansion of the Urban
Growth Boundary into green wedge areas.
The Upper Yarra Valley and Dandenong Ranges Regional Strategy Plan envisages an
expansion of the Urban Growth Boundary occurring only when the available supply of
land within it is exhausted. Given the many underused sites within the Urban Growth
Boundary, and the proposal in Plan Melbourne, the Victorian Government’s vision for
Melbourne to 2050, to make the Urban Growth Boundary permanent, this option is
not supported.
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SUMMARY OF RECOMMENDATIONS FOR
THE STRUCTURE PLAN
From this land use and capacity study, the following key findings can be drawn:


The Activity Centres Network Strategy envisages a moderate level of growth for
Healesville, as a Large Neighbourhood Centre within the Yarra Ranges Shire.



Both the Activity Centre Network Strategy and the Healesville Economic Study
report identify opportunities for Healesville to expand its retail and tourism roles
and in its provision of community facilities.



The town’s role as a centre for other commercial and industrial activities is not a
major direction for growth but nonetheless makes an important contribution to
the local economy.



A number of opportunity sites have significant redevelopment potential to
contribute to the local economy and to be redesigned to improve their
streetscape presentation. Council could take an active role in engaging with
landowners to discuss options for redevelopment.



It is recommended that the proposed DDO for Healesville is revised to include
more detailed design guidance specific to the town and its key features and
opportunity sites. The proposed DDO could also be extended to apply to
gateway sites.



Analysis of the study area shows that there are many constraints to residential
growth, due to character, landscape, environmental or risk factors, or limited
capacity of reticulated services.



The various options for residential growth analysed show that the current land
supply will meet the projected future demand of 717 dwellings up to 2036.



However, once the rate of development is applied it could be seen that housing
options are more limited and may not be adequate to meet projected demand.
In a ‘do nothing’ scenario, over time, market demand would increase the
development rate to make more housing options available.



The incremental change areas (zoned Residential 3) have significant potential for
infill development. The design and siting requirements of the existing DDO and
SLO controls will greatly assist in achieving positive outcomes for infill
development and retention of Healesville’s ‘country town’ character. The
2
minimum lot size of 500m in these areas will provide adequate options for
redevelopment, in a manner that allows for landscaping planting of canopy trees
and retention of the town’s character.



The consolidation area introduced by Amendment C97, near the corner of St
Leonards Road and the Maroondah Highway, provides opportunities for a
greater level of development, within a confined area.



Extension of the consolidation area could be considered for Smith Street, which
has experienced considerable redevelopment of large sites for small unit
2
development, of around 300m .



Given the valued ‘country town’ character of Healesville and the existing capacity
of the incremental growth areas, no other expansion of the consolidation area is
recommended.
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A number of LDRZ areas have been identified as having potential for a greater
dwelling density, are in close proximity to the town centre and have existing
access to reticulated sewer and water. Rezoning of these areas is an immediate
step that could be taken to encourage more housing options. The areas most
suited to rezoning are:
-

Camerons Road, corner St Leondards Road

-

Camerons Road, near Maroondah Pde McGregor Avenue East area

-

McGregor Avenue East area

-

Goondah Lane area

-

Elamo Road

-

Farnham, Auburn & Thomas Road

-

Curzon Avenue and Parkhaven Court.



Opening more sites to residential development and facilitating a higher rate of
residential growth would have clear benefits for the local economy and provision
of services and infrastructure.



All sites within the GWA1Z are considered unsuitable for a greater level of
density, due to identified constraints and/or their distance from the town centre.
Only the two sites at Ayres Road on the western edge of the town have been
identified as having opportunity for additional development. However, these
sites could only support minimal additional density due to the visual sensitivity of
this area at the town gateway. Development outside the Urban Growth
Boundary is therefore not recommended in this study.
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6.3

STRATEGIC & POLICY CONTEXT

6.3.1

REGIONAL STRATEGIES
UPPER YARRA AND DANDENONG RANGES REGIONAL STRATEGY PLAN, 1982

The Upper Yarra and Dandenong Ranges Regional Strategy Plan (RSP) which came
into operation in 1983, provides the direction for planning in the Shire. The key
policies, principles and strategies discussed in the RSP are given statutory authority.
Township policy areas were established to contain development within identified
areas, to ensure that new development is compatible with special characteristics of
these areas, and to ensure that development takes into account environment and
servicing constraints.
The key principles of this strategy are:
 Preventing further encroachment of urban development into the Green
Wedge;
 Preventing further fragmentation of green wedge land through subdivision;
 Preventing the further loss or fragmentation of biodiversity;
 Protecting the catchment areas;
 Prohibiting new extractive industries;
 Retaining future options for long term agricultural activity;
 Retaining the rural landscape character of the area.
The RSP Township Policy Areas stipulate that further expansion of the Healesville
township can only occur when there is a demonstrated need, and it can be detailed
how infrastructure will be provided to these areas, and how remnant vegetation and
ecological integrity can be protected and managed. The policy also identifies
potential housing expansion areas to the southeast in an area bounded by Badger
Creek Road and Don Road and to the west of Maroondah Highway and south of Ayres
Road.
The Landscape Living Policy Areas also applies around the township of Healesville
with stipulated regional goals.
The current UGB for Healesville generally conforms to the boundaries of the
Township Policy Areas A and B.
GREEN WEDGE MANAGEMENT PLAN, 2010

The Yarra Ranges Green Wedge Management Plan 2010 establishes the framework
to support the ongoing management of the Yarra Ranges green wedge. The majority
of this green wedge falls within the boundary of the Yarra Ranges Council, with small
parts extending into the neighbouring municipalities of Casey, Cardinia, Maroondah
and Knox. The State Government has required all green wedge councils to prepare a
Green Wedge Management Plan.
Healesville is centrally located within the Green Wedge area. Land immediately
outside the town’s urban growth boundary is contained within the Green Wedge.

Project Name | Introduction

The key issues identified for the Yarra Valley and Yarra and Dandenong Ranges Green
Wedge are managing climate change and fire risk, and providing a clear planning
framework. Other issues include: supporting the Shire’s agricultural, tourism and
leisure industries; protection of biodiversity, landscapes and cultural heritage; and
managing the impacts of rural living.

6.3.2

ROLE & FUNCTION OF HEALESVILLE
YARRA RANGES ACTIVITY CENTRE NETWORK STRATEGY, 2012

Essential Economics
The Yarra Ranges Activity Centre Network Strategy 2012 has a detailed assessment
of the demand and supply for retail, commercial and industrial development in the
municipality, and presents recommendations to guide the future development of
Yarra Ranges’ activity centres and industrial areas.
The Strategy notes that Yarra Ranges supports a well-functioning hierarchy of activity
centres that includes:
 Two Major Activity Areas (Lilydale and Chirnside Park)
 Nine Large Neighbourhood Activities Areas and Town Centres
 Ten Small Neighbourhood Activities Areas and Town Centres
 A network of Local Activity Areas.
It recognises that there is considerable opportunity for activity centre development,
to accommodate additional growth, improve the level of services and facilities
provided and to support the local economy and jobs growth. The report notes the
importance of localised precinct-level redevelopment to improve the functionality and
performance of the municipality’s activity centres.
The ongoing importance of industrial activity as a generator of local jobs is noted,
despite the limited role of Yarra Ranges as a location for industrial activity within the
metropolitan context. The report notes the importance of using existing zoned land
to support this ongoing industrial activity.
Healesville is designated as one of nine Large Neighbourhood Activities Areas / Town
Centres, along with Mooroolbark, Kilsyth, Mount Evelyn, Belgrave, Monbulk, Yarra
Junction, Yarra Glen and Seville. The role of these centres are to provide convenience
and grocery retail to the local community, a limited range of community and civic
services to surrounding communities, and visitor activities and services.
RETAIL

The Healesville activity centre is one of two large centres in the Yarra Valley Region
along the Maroondah Highway. It has a retail floorspace of 14,060sqm, with Coles
being the major tenant. The Strategy identifies a potential additional 3,000sqm of
food, liquor and grocery retail floorspace, involving the expansion of supermarket
facilities, and new specialty stores. The Yarra Valley region is also expected to have a
potential demand for 1,500-2,500sqm of commercial office development, with
Healesville and Yarra Glen being the most likely locations.
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Healesville is identified as a location for convenience retailing, with a Coles
supermarket and a variety of fresh food and convenience retail specialty stores. It is
also a location for local health, community, civic and recreational activities in the
Yarra Valley. Shopping for higher-order retail is undertaken at larger centres within
and outside the Shire, including Chirnside Park, Lilydale, Ringwood and Knox.
INDUSTRIAL

There is approximately 16.1ha of industrial and Commercial 2 zoned land across three
separate precincts in Healesville. Approximately 4.5ha of this land is vacant, a majority
of which is located at the former sawmill site along Maroondah Highway, at the southwestern entrance to the township.
The Hunter Road Industrial precinct is identified as the main hub of industrial
activity, comprising 7.2ha of land. An opportunity for further development in the
precinct is limited to a 1.8ha, 19 lot parcel, where approximately 0.7ha of land is
unoccupied. Future expansion of this precinct is constrained by the UGB to the west,
existing residential and commercial to the south and east, and a planned tourist
oriented precinct around the railway station to the north.
The Western Gateway has approximately 7ha of land with direct connection to the
Maroondah Highway and is largely undeveloped. It includes a former unoccupied
sawmill site and SES depot. Future industrial development is limited to the former
sawmill site, as the UGB prevents further expansion. The gateway location of this
precinct may also inhibit future industrial development.
The Maroondah Highway / Don Road Tourist Facility comprises 1.87ha of
Commercial 2 Zone land along the highway on the eastern periphery of the activity
centre. The precinct is tourist orientated in nature, with land occupied by a bakery,
brewery, winery and associated restaurants and cafes.
ISSUES

The strategy identified the following town centre issues:
 Limited integration of the strip-based retailing between the west and eastern
sides of the centre.
 Limited integration within the eastern part of the centre between the tourist
based retailing and opposite side of Maroondah Highway.
 Limited availability of development sites.
RECOMMENDATIONS

Specific recommendations made for Healesville are to:
 Investigate opportunities to improve the integration of the different
components of the centre, including the eastern and western parts of the
centre; the tourist-related development in the eastern part of the centre (ie,
Beechworth Bakery, White Rabbit Brewery and Innocent Bystander) and
Queens Park; and the pedestrian linkages between the tourist-related
development in the eastern part of the centre on either side of Maroondah
Highway.
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 Investigate the potential for an expansion of supermarket facilities; touristrelated retail in the form of cafes, restaurant and speciality shops; and visitor
accommodation.
 Investigate the potential for the hardware building supplies store on the
corner of Maroondah Highway and Church Street and the French’s laundry
site adjacent to the Healesville Walk Shopping Centre as future development
sites.
 Continue to support Healesville as a civic, cultural, entertainment and
recreation hub serving the residents and visitors to the Yarra Valley.
 Maintain the primacy of the ‘main street’ shopping strip along Maroondah
Highway as the ‘core’ retailing area in the Healesville Activity Centre.
 Prepare a Structure Plan for the Healesville Town Centre.

6.3.3

OPEN SPACE
YARRA RANGES RECREATION & OPEN SPACE PLAN, 2013

Shire of Yarra Ranges
The Draft Recreation and Open Space Plan is a plan for strategically creating healthy
and active environments and communities, maximising the potential of a diverse
network of recreation and open spaces to deliver a broad range of benefits to the
community.
The plan plays a role in defining recreation service delivery, asset improvement and
renewal, advocacy and is a land use planning tool. The Draft Plan includes a policy,
strategic framework, action sheets for issues, key themes and a precinct and
implementation plan.
The plan notes that the quality of existing open space in the Healesville and Yarra
Glen precinct needs to be improved to offer more varied recreation. Options for
upgraded or new open spaces are provided. Importantly, the plan recommends that
improved links between major open spaces and small open spaces through town are
needed.

6.3.4

HERITAGE & CULTURAL SIGNIFICANCE
HEALESVILLE HERITAGE PROJECT, 2013

Lovell Chen
Council commissioned a heritage study of the Healesville/Chum Creek area to assess
precincts or sites of significance and make recommendations on further protection
warranted.
The study recommended that the Heritage Overlay be applied to:
 The Healesville Commercial precinct, which includes 57 properties in addition
to 7 properties already included in the Heritage Overlay;
 Symons Street Residential Precinct, which includes 37 properties in addition
to one property already included in the Heritage Overlay;
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 16 individual properties.
Citations were prepared for each proposed precinct, and for the individual properties.

6.3.5

URBAN GROWTH
HOUSING STRATEGY, 2009

Shire of Yarra Ranges
The Shire of Yarra Ranges Housing Strategy establishes Council’s strategic vision for
future housing for the next 20 years and promotes sustainable local communities by
accommodating future housing in existing areas.
The Strategy promotes a significant proportion of new housing in identified activity
centres, reducing reliance on private transportation and providing certainty about the
scale and preferred location for future residential development. The Housing Strategy
also directs Council to implement the Neighbourhood Character Study (NCS) which
seeks to preserve and enhance the residential areas of Yarra Ranges. The NCS
provided the basis for the translation of vegetation and built form controls currently
applied by Clause 53.
The Strategy identified a ‘consolidation area’ for higher density development in
Healesville, and recommended this be retained in the Residential 1 Zone. It
recommended all residential land outside consolidation areas – ‘incremental’ and
‘least change’ areas – be rezoned to Residential 3.
The Housing Strategy’s Residential Planning Framework and the Neighbourhood
Character Study were implemented through Amendment C97 to the Yarra Ranges
Planning Scheme.
NEIGHBOURHOOD CHARACTER STUDY, 2002

Planisphere
The Yarra Ranges Neighbourhood Character Study was prepared to survey all
residential neighbourhoods in the Shire and produce guidelines, policies and controls
to maintain, enhance and improve the residential character of each part of the
municipality.
Different neighbourhood character precincts were identified, reflecting the diversity
of character across the Shire. A vision and preferred character directions were
prepared for each precinct.
Key values of Healesville identified by the community include the mix of European
and native vegetation in beautiful gardens and along streets, views to the surrounding
landscape, the country town character, dirt roads and wide nature strips in some side
streets, and the town’s strong sense of history.
The vision for Healesville is:
The spatial country town feel is to be maintained, and the feeling that the
town is set in a wider landscape context is to be strengthened, mainly by
limiting site coverage.
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VISION 2020 BY DESIGN, 2008

Planisphere
Vision 2020 by Design addresses the quality and design of development across the
Shire - within urban areas, towns, villages and rural landscapes. Four broad character
types are identified across the Shire, and four development types which occur within
these. Design guidelines are set out for the various character types and development
types.
Five overarching ‘design imperatives’ are set out for the whole of the Shire: sense of
place, protection of environments, design quality and sustainable urban form and
sustainable building design.
Healesville is identified as one of the ‘Centres of Green Wedge Settlements’ - Large
Rural Township Centre. The key design directions for the commercial areas of the
town are:
 Retain buildings associated with the town’s historic development as a country
town.
 Limit building heights to maintain a dominant presence of views of the
landscape surrounding the town.
 In retail areas, zero setbacks from street frontages are preferred.
 Adopt a ‘rural town’ style of building design that uses lighter materials and
design detailing, fewer hard surfaces and hard edges in landscaping, and
disaggregated massing and asymmetry in larger buildings.
 Use verandahs to visually link buildings and provide weather protection.
 Fine grain form of development to main street.
 Avoidance of bland, bulky structures and car parking at the property frontage
to the street.
Guidance for the residential areas is provided in the Neighbourhood Character Study.
REPORT NO. 1 OF THE LOGICAL INCLUSIONS ADVISORY COMMITTEE, 2011

The Victorian Government’s Logical Inclusions Advisory Committee was appointed to
advise the Minister for Planning on the suitability of properties proposed for inclusion
within the Urban Growth Boundary.
Report No. 1 (November, 2011) reviews submissions made by Growth Area Councils,
Government Agencies, landowners and affected parties as to the suitability of land for
inclusion within the Urban Growth Boundary.
The report identified a number of decision criteria to assess the suitability of
expansion of the UGB into green wedge areas.
While the Committee focussed on issues relating to metropolitan Melbourne’s seven
growth areas, which therefore do not relate directly to the Yarra Ranges Shire, the
decision criteria are a useful reference in the consideration of the UGB for Healesville.
The criteria for considering inclusions relate to the suitability of the land for urban
development, and identifying land that can be brought into the UGB as a logical
extension to the current boundary.
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In assessing the constraints of green wedge areas to support urban development,
considerations include:


Buffer areas required around agricultural uses or extractive industries
that may impact upon urban amenity



Land with high agricultural productivity



Capability of the soil with regard to stability, drainage and erosion



High biodiversity, landscape or heritage values



High wildfire risk



Drainage corridors

The Committee noted that land to be included in the UGB should be capable of being
developed to create neighbourhoods or communities with adequate services
including:

6.3.6



Transport connections through public transport or roads



Local connectivity to existing services and neighbourhoods



Ability for the land to be serviced (ie water, sewerage, gas, electricity
and telecommunications) at a reasonable cost

PRECINCT SPECIFIC PLANS
DON ROAD RECREATION RESERVE & QUEENS PARK MASTER PLAN, 2012

SGL Consulting Group Pty Ltd in association with Michael Smith and Associates
Landscape Architects and Yarra Ranges Council
The Don Road Recreation Reserve is a regional level sports reserve located
approximately 3km south-east of the town centre. The Reserve provides for active
and passive recreation and includes sports grounds, informal parklands and wetlands,
walking trails and a dog track.
The Master Plan includes a range of short, medium and long-term opportunities for
improvement, developed in consultation with the community. They include upgraded
sports facilities, social recreation areas and traffic management. The master plans
were adopted by Council in September 2012, with external funding being sought to
implement the plans over time.
HEALESVILLE STATION PRECINCT DRAFT LANDSCAPE CONCEPT, 2003

Shire of Yarra Ranges
This draft landscape concept plan for the station precinct sets out ideas for upgrading
of the station precinct as a major open space and tourist facility, within this significant
historic precinct. The plan includes tourist facilities, interpretive information,
restoration of the station buildings and landscaping of the surrounding area.
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LOCAL PLANNING POLICY FRAMEWORK
MUNICIPAL STRATEGIC STATEMENT

The municipal strategic statement gives direction for the future use and development
of land throughout the Yarra Ranges Shire. It is supported by an extensive list of
objectives and strategies which focus on sustainability, community well being,
economic development and environmental protection.
The Shire has a number of unique assets including its special natural environment,
rural lifestyle and reputation as a fine food and wine district as recognised throughout
the municipal profile (Clause 21.02).
Specific mention is made to the Upper Yarra Valley and Dandenong Ranges Regional
Strategy Plan which has been implemented as a legislative policy in the Planning and
Environment Act 1987.
The ‘Vision’ for the future of the Shire (Clause 21.03) is expressed through Vision 2020
Community Plan which is underpinned by a number of principals focusing on long term
local actions and strong community linkages.
Clause 21.04 ‘Land Use’ provides detailed strategies to address a number of objectives
related to key issues within the municipality that include residential development,
planning for commercial centres, agriculture and industry.
Clauses 21.05 t0 21.11 provide objectives, strategies and implementation processes
for a number of strategic areas including settlement, built form, landscape,
subdivision, environment, infrastructure and community infrastructure.
The MSS recognises the role of Rural Townships, including Healesville, as central to
the municipalities’ distinctive character and appeal. Strategies relating to Rural
Townships throughout the MSS are focussed on preserving their setting, compact
form and distinctive character.
Clause 21.6 ‘Built Form’ aims to enhance the character and appearance of gateways
into rural townships, particularly in relation to tourist destinations including a number
of areas in and around Healesville.
The MSS recognises that areas of the Shire are subject to significant constraints to
subdivision and development, including “steep slopes, extensive vegetation cover,
lack of reticulated services, proximity to watercourses, areas subject to flooding,
landslip and land instability, and visually prominent sites in sensitive landscape areas”.
LOCAL PLANNING POLICIES

Clause 22 provides a suite of targeted local planning policies to address a number of
localised objectives, relating mostly to specific localised issues. The majority of
strategic direction regarding land use planning and development is located within the
MSS.
In relation to Rural Townships, Clause 22.01 aims to increase local employment
opportunities by encouraging home-based business. Clause 21.07 underlines in the
importance of the retention and rehabilitation of remnant vegetation throughout the
Shire outlining that any land use strategy must protect and provide for the long term
enhancement and protection of vegetation.
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ZONES
RESIDENTIAL 1 ZONE

The Residential 1 Zone (R1Z) applies to a small segment of land in the north-east of
the township. This was identified as a ‘consolidation area’ in Council’s Housing
Strategy.
The current zone triggers a permit for the construction or extension of more than one
dwelling on a lot. Additionally a permit is required to subdivide land.
All applications for residential development or subdivision are required to satisfy the
provisions of ResCode (Clause 55 or 56 where relevant). In addition, the R1Z includes a
discretionary 9 metre height limit.
RESIDENTIAL 3 ZONE

The Residential 3 Zones (R3Z) applies to a significant proportion of residential land
closest to the town centre. The majority of this zone applies to land south or west of
the Maroondah Highway. There is a small segment of R3Z in the north-east of the
Township, adjacent to St. Leonards Road. The R3 zoned land was identified as an
‘incremental change area’ in Council’s Housing Strategy.
2

A permit is required to construct or extend a dwelling on a lot between 300m to
2
500m . There is a mandatory 9m height limit.
NEW RESIDENTIAL ZONES

The State Government recently introduced new and modified zones into the Victorian
Planning Provisions. These reforms include three new residential zones which will
replace the Residential 1, 2 and 3 Zones by 1 July 2014. Municipalities that have not
finalised an amendment to implement the new zones by this time will have the
current zones replaced by the General Residential Zone.
The three new residential zones are:
 Residential Growth Zone (RGZ), which provides for housing growth through a mix
of housing types that includes medium to higher density housing.
 General Residential Zone (GRZ), which allows modest housing growth and housing
diversity that respects the character of the neighbourhood.
 Neighbourhood Residential Zone (NRZ), which restricts housing growth for areas
of identified neighbourhood character, heritage, environmental or landscape
characteristics.
The Mixed Use Zone (MUZ), Low Density Residential Zone (LDRZ) and Rural
Conservation Zone (RCZ) were also revised and have already been implemented. The
implications of the modifications to the LDRZ are discussed in the main body of this
report.
The reformed zones relax some restrictions on non-residential uses, particularly in the
RGZ. The new and amended residential zones also provide more flexibility to vary
ResCode standards and allow for the potential to use multiple schedules to
differentiate between different precincts within the same zone.
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The new residential zones provide for a broader range of matters that can be modified
by schedule than their predecessors. Modifications may be made to permit triggers,
permit requirements, ResCode standards and decision guidelines.
The residential zone schedule variations that are now available are shown in the
following table.
STANDARD

APPLICABLE ZONES

Minimum street setback (ResCode A3/B6)
Site coverage (ResCode A5/B8)
Permeability (ResCode A6/B9)
Landscaping (ResCode B13)
Side & rear setbacks (ResCode A10/B17)
Walls on boundaries (ResCode A11/B18)
Private open space (ResCode A17/B28)
Front fence height (ResCode A20/B32)
Application requirements
Decision guidelines

NRZ, GRZ, RGZ, MUZ

Maximum building height for dwelling or residential building

NRZ, GRZ, RGZ

Minimum subdivision area

NRZ

Minimum subdivision area

LDRZ

Permit required on lot 300-500sqm

NRZ, GRZ

Maximum building height
Objectives

MUZ

Permit required for construction of 1 dwelling on a lot
Permit required to construct a front fence
Number of dwellings on a lot

NRZ

Dimensions above which a permit is required to construct an
outbuilding

LDRZ

LOW DENSITY RESIDENTIAL ZONE

A large portion of land to the east and west of the Township is zoned Low Density
Residential (LDRZ) which is situated further away from the town centre. The purpose
of the LDRZ it to provide for low-density residential development with only one
property per lot (unless a proposal meets the requirements of Clause 32.03-2). The
2
minimum lot size for subdivision is 2000m where there is reticulated sewerage and
2
4000m without reticulated sewerage.
COMMERCIAL 1 ZONE

Shown in the Yarra Ranges Planning Scheme as B1Z, Commercial 1 Zone is located
along the main street. The purpose of the C1Z is to encourage vibrant mixed use
commercial centres, retail, office, business, entertainment and community uses. A
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permit is required to subdivide land or construct a building or carry out associated
works.
COMMERCIAL 2 ZONE

Shown as B3Z and B4Z, there are only small pockets of Commercial 2 Zoned land
within Healesville, focused around the town centre. The purpose of the Commercial 2
zone is to encourage areas for offices, appropriate manufacturing and industries.
Similarly, a permit is required to subdivide land or construct a building or carry out
associated works.
INDUSTRIAL ZONE

There are two industry zones within Healesville, INZ1 and INZ3, both located to the
west of the town centre, within the boundary of the UGB.
The purpose of INZ1 is to provide for the manufacturing industry while the purpose of
IN3Z is to designate industry in appropriate locations, buffer between IN1Z and IN2Z
and allow for limited retail opportunities in appropriate locations. A permit is required
to subdivide land in both zones.
SPECIAL USE ZONE

There are several SUZ2 areas located to the south of the town centre, designated
within this zone. SUZ2 provides for the use of land for a major tourist facility, subject
to the appropriate controls on any future changes to the use and management of the
land. The schedule provides a number of specific conditions related to particular sites
throughout Healesville.
GREEN WEDGE ZONE

Green Wedge Zone (Schedule 5: GWZ5) land in Healesville is situated outside the
urban growth boundary extending from Chum Creek to the north and Coranderrk
Bushland Reserve to the south.
As identified in the Green Wedge Management Plan, the majority of land within the
municipality is within the Green Wedge Zone. Strategies and directions outlined in the
Plan are intended to complement state and local planning policies.
The purpose of this zone is to recognise and protect non-urban land outside the Urban
Growth Boundary for its agricultural, environmental, landscape and recreational
values.
Schedule 5 to the GWZ specifies a minimum lot size of minimum lot size of 30
hectares (with an average lot yield not exceeding 1 lot to each 40 hectares of site area
and a maximum lot size of 70 hectares).
GREEN WEDGE A ZONE

Most of the land immediately outside of the UGB is located within the Green Wedge A
Zone (Schedule 1: GWAZ1).
The zone provides opportunity for residential development outside of the Urban
Growth Boundary and allows for most agricultural uses. It limits non-rural uses to
those that support agriculture or tourism, provided that the amenity of residential
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living is protected. It also seeks to protect and enhance biodiversity, natural resources,
scenic landscapes and heritage values and promote sustainable land management.
Schedule 1 to the GWAZ specifies a minimum lot size of 1 hectare (with an average lot
yield not exceeding 1 lot to each 2 hectares of site area and a maximum lot size of 3
hectares).
RURAL CONSERVATION ZONE

The majority of land zoned rural conservation (RCZ) is distributed in the northern
segment of the wider Healesville area. Smaller parcels of RCZ are located in the lower
southern portion of the township. All land zoned RCZ is subject to schedule 1.
This zone is designed to protect and enhance the natural environment for its
landscape, rural character and environmental values. Agriculture is allowed provided
it is consistent with the environmental and landscapes values of the area.
Schedule 1 to the RCZ specifies a minimum lot size of minimum lot size of 30 hectares
(with an average lot yield not exceeding 1 lot to each 40 hectares of site area and a
maximum lot size of 50 hectares).
REFORMED RURAL ZONES

On the 22 august 2013 Amendment VC103 was adopted into the majority of Planning
Schemes which highlighted a number of changes to the Rural Living Zone, Green
Wedge Zone, Green Wedge A Zone, Rural Conservation Zone, Farming Zone and the
Rural Activity Zone.
In addition subsequent changes were made to the SPPF and Clause 57 of the
Particular Provisions to align with the changes to the zones.
The main purpose of the reform was to further support agricultural uses, allow for
more tourism related uses and encourage the retention of population in rural
communities, resulting in the deletion of a number of conditions and increased permit
exemptions.
The main changes to the rural zones are:
 Support agriculture as an ‘as of right’ use in the majority of zones
 Remove requirements of permits for farming related development and allow
for greater flexibility for enterprise
 Remove restrictions for complementary uses within the same zone
 Stimulate tourism in Farming and Rural Conservation Zone by removing
permit limitations
 Reduce restrictions to dwelling additions and farm buildings
 Remove limitation in all zones to subdivide a lot after initial subdivision has
been approved
 Reduce lot size in Rural Living Zone from 8 to 2 hectares
 Retain permit requirements in the Green Wedge Zone and Green Wedge A
Zone relating to tourism uses.
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PUBLIC CONSERVATION AND RESOURCE ZONE

This zone applies to land where the primary intention is to conserve and protect the
natural environment or resources. It also allows associated educational activities and
resource-based uses. A permit is required to construct a building or carry out works
and subdivide land.
PUBLIC PARK AND RECREATION ZONE

A wedge of land between Badger Creek Road and Don Road is the only parcel of land
zoned Public Recreation Zone. The purpose of the zone is to recognise areas for public
recreation and open space, and where appropriate, conserve and protect areas of
significance. A permit is required to construct a building or carry out works and
subdivide land.
PUBLIC USE ZONE

There are a number of public use zones (shown with a number) situated in and around
the town centre of Healesville.
PUZ 1 relates to service and utility and is distributed in large segments to the north
east of the town centre outside the UGB. It is the dominant form of public use-zoned
land within Healesville.
PUZ 2 sets land aside for use for education facilities. There are two sites within
Healesville that reflect this zoning.
PUZ5 relates to land for a cemetery or crematorium.
PUZ6 refers to land for local government use. This land is located along the boundary
of Watts River just outside the UGB to the north of the town centre.
A permit is required to construct a building or carry out works and subdivide land.
URBAN FLOODWAY ZONE

There are small areas of Urban Floodway Zone situated in and around the town centre
of Healesville. The purpose of this zone is to identify areas at risk of flooding and
ensure that development allows the free passage of floodwater and minimises flood
damage and hazards.
The zone limits possible land uses to agricultural, recreational or infrastructure uses.
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FIGURE 3 EXISTING ZONE CONTROLS
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OVERLAY CONTROLS
Overlay controls applying to Healesville are shown on the map in Figure 4 and
summarised below.

DESIGN AND DEVELOPMENT OVERLAY
The Design and Development Overlay (DDO) identifies areas which are affected by
specific requirements relating to the design and built form of new development. The
DDO (shown with a number) can be site specific or relate to a particular precinct.
Three DDOs apply to the Healesville area; DDO3, DDO6 and DDO8.
DDo3 relates to a small parcel of land known as the Western Gateway, Industrial Area
3 adjacent to the Maroondah Highway.
DDo6 applies to incremental change areas in the rural and foot hill areas of the
township.
DDO8 applies to neighbourhood centres and rural township consolidation areas. Each
of the DDOs provide a range of design objectives with various permit triggers relating
to development and subdivision.

HERITAGE OVERLAY
The primary purpose of the heritage overlay (HO) is to conserve and enhance heritage
places of natural or cultural significance. In addition it also aims to preserve those
elements which contribute to the significance of heritage places by ensuring
development does not adversely affect existing heritage sites. Heritage overlays are
shown with a number, and apply to individual sites throughout the township of
Healesville. In addition to particular sites, the HO also applies to segments of road and
walking trails throughout Healesville, including the Maroondah Highway (intersecting
the town centre shown as HO159) and the Bicentennial National Trail (shown as
HO179).

LAND SUBJECT TO INDUNDATION OVERLAY
The land subject to inundation overlay (LSIO) applies to the Watts River area around
the central township of Healesville. It provides controls for development to ensure
that it can adequately accommodate for the 1 in 100 year flood. In addition it also
seeks to protect and maintain the river ecosystem and improve the water quality and
health of the wetland systems.

SIGNIFICANT LANDSCAPE OVERLAY
The Significant Landscape Overlay (SLO) identifies land which has local, regional or
state significance. Specific controls may reflect different character areas and are
specified in schedules to the SLO.

WILDFIRE MANAGEMENT OVERLAY
The Wildfire Management Overlay (WMO) applies to the majority of land outside the
UGB. The purpose of the WMO is to identify areas where there is a bushfire hazard or
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areas where specified protection measures for development and subdivisions are
required.

ENVIRONMENTAL SIGNIFICANCE OVERLAY
The Environmental Significance Overlay (ESO, shown with a number) aims to identify
areas of land where development may be affected by environmental constraints. The
purpose is to ensure that future development is compatible with identified
environmental values.

ENVIRONMENTAL AUDIT OVERLAY
The purpose of the Environmental Audit Overlay (EAO) is to ensure that land which
may be potentially contaminated, is suitable for a use which could be adversely
affected by any contamination. The EAO applies to 5 small sites within Healesville
along Don Road and the Maroondah Highway.

EROSION MANAGEMENT OVERLAY
This overlay identifies land that is subject to significant erosion and areas subject to
land slippage. The EMO applies to a number of areas within Healesville, notably to the
north of the town centre.

RESTRUCTURE OVERLAY
The Restructure Overlay (RO) identifies land which is inappropriate for subdivisions
for restructure. The purpose of the overlay is to preserve and enhance the amenity of
the area and reduce the environmental impacts of dwellings and other development.
There are a number of sites distributed throughout Healesville which are subject to
the RO.

ROAD CLOSURE OVERLAY
The Road Closure Overlay (RXO) identifies a road that is closed by an amendment to
the Yarra Ranges Planning Scheme. This overlay applies to two roads to the west of
the town centre (intersecting Crisp Street and Lilydale Road).
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FIGURE 4 EXISTING OVERLAYS
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CLAUSE 53
UPPER YARRA VALLEY AND DANDENONG RANGES REGION PROVISIONS

Clause 53 embeds the policy direction of the Regional Strategy Plan into the Yarra
Ranges Planning Scheme in accordance with Section 46F of the Planning and
Environment Act 1987.
The permit requirements of Clause 53 relate to a range of buildings and works
(including those near protected vegetation), fences and land uses within rural areas.
Of particular relevance to Healesville are:
 A permit is required for vegetation removal.
 A permit to construct a building over 7m within the GWZ, GWAZ and RCZ.
 In the RLZ a permit is required for a dwelling or building over 7m in height.
 Permit exemptions apply to buildings and works in relation to bushfire
management or reconstruction and emergency procedures.

6.5.3

PLANNING SCHEME AMENDMENTS
AMENDMENT C108
Amendment C108 proposes to rezone 9 Green Street, Healesville from Public Use
Zone – Schedule 4 (Transport) (PUZ) to the Business 1 Zone (B1Z) and apply the
Design and Development Overlay (DDO) and the Environment Audit Overlay (EAO).
A number of objections were received from the community in relation to the loss of
the use of the land for informal open space and the Healesville Community Market,
carparking required for potential future retail use, oversupply of commercial
floorspace in the town and flooding constraints. A Panel hearing was held and the
report received October, 2012. The Panel supported the amendment. Council has
deferred further consideration of the Amendment until the Healesville Structure Plan
has been finalised.

AMENDMENT C126
Amendment C126 proposed to introduce a series of Design and Development
Overlays which will provide design guidelines for new development throughout the
Shire of Yarra Ranges, including Healesville. The new overlays, based on policy
directions outlined in Vision 2020 By Design, will set out requirements for new town
centre development. The purpose of the amendment is to ensure that new
development will fit in to the context of its surroundings including the natural and
built character. The proposed DDO12 applies to Healesville.

AMENDMENT C97
In 2010, the Yarra Ranges Housing Strategy was adopted by Council which recognised
Healesville as a location for potential future residential growth.
Amendment C97 implements the Yarra Ranges Housing Strategy recommendations
for Healesville and was approved in May 2013.
Amendment C97 intended to give direction to appropriate areas of future growth,
while also preserving the distinctive character of the township. The amendment
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proposed that residential land was placed into three categories: consolidation areas,
incremental change areas and least change areas. There were no changes proposed to
the current Low Density Residential Zone. In relation to Healesville, no least change
areas were proposed. In May 2013, the amendment was approved by the Planning
Minister.
Areas identified as ‘consolidation areas’ in the Housing Strategy remain within the
Residential 1 Zone, with a new Design and Development Overlay (Schedule 8) applied
2
that specifies a preferred minimum lot size of 300m and a range of design
requirements.
Areas identified as ‘incremental change areas’ have been rezoned to Residential 3 and
a new DDO8 applied which specifies a maximum building height of 9m (mandated
under the R3Z) and introduces a maximum building site coverage of 30% and
impervious surfaces of no more than 50%.
Two new Significant Landscape Overlay (SLO) Schedules were introduced to
Healesville: SLO22 and 23. These introduce controls over vegetation removal,
buildings, works and fences to protect the rural landscape character of the town.
These SLOs replace the building and works and vegetation controls previously applied
under Clause 53.
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