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7.2 Former Lilydale Quarry - Proposed Planning Scheme Amendment C193
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SUMMARY
Amendment C193 the proposed redevelopment of the former Lilydale Quarry was
submitted to Council on 30 April 2020. The amendment seeks to rezone the site from the
current Special Use Zone 1 – Earth and Energy Resource to a Comprehensive
Development Zone (CDZ) that would facilitate in the order of 3,000 dwellings, a
neighbourhood activity centre, public open space and community facilities.
The Lilydale Quarry is recognised as a major urban renewal site in the Victorian
Government’s 2017-2050 Plan Melbourne and the Victorian Planning Authority (VPA) has
been directly involved in preparation of the amendment, acting in an advisory capacity to
Council.
Between May 2020 and July 2020, officers reviewed the amendment documentation and
sought advice from key State Government departments. On 4 August 2020, Council
officers provided feedback to the proponent on the draft amendment, which also included
comments from relevant State Government agencies. It was agreed by the proponent and
VPA that this feedback would be used to refine the draft amendment before it was to be
formally considered by Council.
On 14 August 2020, the Minister for Planning advised Council that he has directed the
VPA to lead the preparation and finalisation of the Lilydale Quarry precinct and
Amendment C193. The Minister has directed the VPA to continue to work closely with
Council and key stakeholders and has appointed the VPA Priority Projects Standing
Advisory Committee to review any unresolved issues. Once the draft amendment is
finalised, the Minister will then determine the approval pathway for the amendment.
At this stage officers consider the draft amendment is incomplete and requires resolution
of key issues prior to any community engagement. The key issues requiring resolution are
around public transport, traffic management, stormwater, proposed planning controls,
infrastructure delivery, affordable housing contribution, public open space and
geotechnical considerations associated with the quarry rehabilitation.
It is recommended that Council provide in principle support for the redevelopment of the
quarry subject to the resolution of key matters outlined in this report and continue to work
with the VPA on resolving the key issues identified in this report. It is also recommended
the State Government commit to major upgrades of State infrastructure that are required
to support the Lilydale Quarry precinct and that the approval pathway for the amendment
is open and transparent enabling full public consultation.
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RECOMMENDATION
That Council
1.

Provide in principle support to redevelop the former Lilydale Quarry for
residential, commercial and community uses generally, as envisaged under
draft Amendment C193 to the Yarra Ranges Planning Scheme, subject to the
resolution of key issues outlined in this report.

2.

Continue to work with the Victorian Planning Authority on preparation of draft
Amendment C193 and request that the outstanding matters raised in this report
be fully addressed.

3.

Request that the VPA undertake a comprehensive engagement process with all
relevant stakeholders in finalising draft Amendment C193.

4.

Request that the VPA advance the timely and coordinated upgrade of regional
transport infrastructure to support the Lilydale Quarry redevelopment
including the duplication of the rail line from Mooroolbark to Lilydale,
construction of a new train station within the quarry site, and planned
upgrades to the arterial road network.

5.

Write to the Minister for Planning advising him of Council’s position on
Amendment C193 and request the approval pathway for the Amendment is
open and transparent allowing for full public consultation.

6.

Make a submission to a future Advisory Committee Hearing generally in
accordance with this report.

DISCLOSURE OF CONFLICTS OF INTEREST
The author of this report does not have a conflict of interest.
PROPOSAL
To provide an update on draft Amendment C193 - Redevelopment of the former Lilydale
Quarry, including identifying outstanding issues that require resolution prior to the draft
Amendment being finalised.
To update Council and to make recommendations in relation to the recent announcement
by the Minister for Planning that he has directed the VPA to lead the preparation and
finalisation of the Lilydale Quarry precinct and Amendment C193. A copy of the Minister
for Planning’s letter to Council is attached (refer to Attachment 1).
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BACKGROUND
Previous ownership
The former Lilydale Quarry is approximately 163 hectares in area and was a major
producer of limestone products. In 2012 the previous owner (Sibelco) concluded that the
quarry was no longer economically viable and set about investigating future uses for the
land.
In 2014 Council supported a Ministerial Amendment to rezone a 20ha portion of the site
(now referred to as Phase 1) to a General Residential Zone with the proviso that a master
plan be prepared and approved for the entire site prior to supporting any further
subdivision or development.
From 2014 to 2016 Sibelco with the assistance of Places Victoria prepared a concept
master plan and planning scheme amendment that was ultimately considered by Council
in 2016 (Item 7.2 - Proposed Planning Scheme Amendment C156 – Lilydale Quarry
Comprehensive Development Zone, 23/08/2016). The amendment was supported in
principle by Council but Council’s resolution noted that before it would seek authorisation
from the Minister for Planning to prepare the amendment a number of matters were
required to be resolved.
Current Proposal
In 2017, the site was purchased by the current owners HBI Lilydale Pty Ltd, a Joint
Venture between Intrapac Property, Brencorp Properties, and Bayport. Since this time, as
well as progressing Phase 1, the proponent has prepared a draft Planning Scheme
Amendment for the balance of the site and submitted draft Amendment C193 on 20 April
2020 to Council for feedback and for Council to coordinate responses from relevant
agencies, prior to the amendment being formally considered by Council.
The project vision under Amendment C193 involves the complete redevelopment of the
site to support an integrated mixed use development comprising residential, commercial
and community uses. The development envisages in the order of 3,000 dwellings,
(approximately 8,000 new residents), as well as new community facilities, trails and public
open space. Key features of the proposal include:
•

A new train station located within the centre of the site.

•

Approximately 3,200 dwellings (conventional, medium density and high density).

•

In the order of 6,000 sqm of retail floor space and 18,000sqm commercial uses
primarily located close to the new train station in the Urban Core, Heritage Precinct
and along the Maroondah Hwy frontage.

•

In the order of ten (10) per cent unencumbered public open space (no restrictions),
comprising a 6.7Ha district level sports precinct, the Escarpment Park (3.1Ha), Rail
Trail (1.38Ha), Hilltop Park (1.4Ha) and urban plazas (1.7Ha).

•

Development of three stormwater management reserves (wetlands/retarding basins),
one of which is proposed on Council land adjacent to Box Hill Institute (3.6Ha in
total).
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•

A major north - south connector road linking Hull Road to Melba Ave at Hutchinson
Street through the Box Hill Institute site and an east-west connector road across the
railway line.

•

Land set aside for a future school (1.4Ha).

•

A Community Centre for early years and community uses.

•

A commitment to include a minimum of five (5) per cent Affordable Housing.

Specifically, the planning scheme amendment includes:
•

Rezoning the balance of the Lilydale Quarry site (approximately 144 Hectares) to a
CDZ and associated Comprehensive Development Plan (CDP).

•

Introduction of a Local Planning Policy to recognise the former quarry land as a
strategic renewal site and to guide future development.

•

Application of an Environmental Audit Overlay on all land east of the railway line to
manage potential contamination.

•

Extension of Public Acquisition Overlay 11 to identify the future upgrade of
Mooroolbark Road.

•

A proposed reduction of the extent of HO201 (Victorian Heritage Register listing) to
exclude the pit area from the Heritage Overlay.

Once incorporated into the Planning Scheme, the CDZ will establish a two stage planning
process that will require the preparation and approval of detailed Precinct Plans for each of
the four nominated precincts that are identified in the CDZ and CDP before planning
permits can be issued. The four Precinct Plans will provide specific details relating to
proposed uses, built form, open space, transport, drainage, and infrastructure
requirements. The Precinct Plans along with the CDP will guide future planning permit
applications, where permits will need to be generally in accordance with the approved
Precinct Plan and CDP, as well as relevant policies and requirements of the Yarra Ranges
Planning Scheme.
In addition, the proposal will be supported by three section 173 agreements made between
the landowner and Council governing Infrastructure Contributions and delivery, Affordable
Housing and implementing a Geotechnical Framework to manage the rehabilitation of the
quarry pit.
Redevelopment of the site involves backfilling the 130+ metre deep quarry pit with the
adjacent overburden material and reshaping the site. The rehabilitation of the site requires
changes to the current Work Authority 199 (WA199) and associated Work Plan, which is
overseen by the Department of Jobs, Precincts and Regions (DJPR), Earth Resources
Regulation. The rehabilitation will also require oversight by Council through the proposed
section 173 agreement and the final stages of rehabilitation and land forming activity are
proposed to be managed under a future planning permit once the Work Authority is
removed from the site.
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Attachment 2 provides a recent aerial photograph of the site and surrounds and
Attachments 3-5 provide concepts of the proposed redevelopment under draft Amendment
C193.
STRATEGIC LINKS
The redevelopment of the Lilydale Quarry is a major urban renewal opportunity that will
lead to significant investment in Yarra Ranges, generate local employment opportunities,
increase housing diversity and will provide additional community facilities, open space and
trails. These outcomes align with the Council Plan objectives in particular supporting a
Connected and Healthy Community and achieving Quality Infrastructure and Liveable
Places. Other key Council strategies and plans relating to the Lilydale Quarry
redevelopment include:
•

2017 Health and Wellbeing Strategy

•

Connected - Integrated Transport Strategy 2020-2040

•

Recreation and Open Space Strategy (under review)

•

Lilydale Structure Plan (under review)

•

Lilydale Place Plan 2019

While still in draft form, the general intent and directions of the draft Amendment are
consistent with the Planning Policy Framework including Plan Melbourne. It also aligns
with policy directions under the Local Planning Policy Framework including Council’s
Municipal Strategic Statement. A full strategic assessment of the amendment against the
objectives of the Planning Environment Act 1987, Yarra Ranges Planning Scheme and
relevant Ministerial Directions will need to be undertaken once the draft Amendment is
finalised.
CONSULTATION
To date the development of the draft amendment has involved consultation with Council,
relevant State Government agencies and the VPA. It has recently been ‘informally’
referred by Council to relevant State Government agencies for their review and comment.
Given that the amendment is incomplete it has not been formally considered by Council or
made available to the public at this stage.
Prior to the Minister for Planning appointing the VPA to lead finalisation of the amendment,
it was Council’s understanding that the amendment would follow a standard approval
pathway which generally involves Council consideration, Ministerial authorisation, public
exhibition and referral of submissions to an independent planning panel.
At the time of writing this report the Minister for Planning had not publicly released the
approval pathway for the amendment.
In his letter to the Mayor, Minister Wynne has directed the VPA to work closely with
Council officers, the Department of Environment, Land, Water and Planning (DELWP),
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relevant agencies, landowners and stakeholders to finalise the draft amendment. The
Minister has also advised that he has appointed the VPA Priority Projects Standing
Advisory Committee to independently review any unresolved issues. If exhibition occurs
during caretaker period officers will make a submission to the committee, generally in
accordance with this report. If other issues are raised as a result of further information
being provided by the applicant, officers will address them accordingly.
Council is in the process of preparing a new structure plan for Lilydale. The structure plan
will be used to guide the development of Lilydale over the next 20-30 years, setting
Council’s directions relating to land use, built form, investment and transport infrastructure.
At this stage an Issues and Opportunities Paper has been released for community
feedback and it is anticipated the structure plan will be finalised in 2021.
FINANCIAL IMPLICATIONS
Redevelopment of the Lilydale Quarry will have financial implications that will need to be
considered when finalising the amendment and managing further approvals should the
amendment be approved. To date consideration of the amendment has required
engagement of expert advice on various aspects of the proposal as well as significant
Council officer time and this is likely to continue under the VPA-led process. These costs
can be covered under the current 2020-21 budget. The assessment of Precinct Plans,
permits applications and post permit approvals will generate a need for additional Council
resources that will require a review of current budgets and funding arrangements.
A critical component of the amendment will be to ensure appropriate infrastructure is
delivered by the developer to support the new development and to mitigate impacts. This
is discussed further under Key Issues.
KEY ISSUES
Given the complexity of the proposal and stage of the amendment there are a number of
outstanding matters that need to be resolved in order to finalise the draft amendment.
Council officers provided feedback to the proponent on the draft amendment and
supporting documentation on 4 August 2020 which also included comments from a
number of State Government agencies. This feedback is summarised in Attachment 6
along with recommended actions. It is recommended that these issues are reviewed and
addressed by the VPA to Council’s satisfaction before the amendment proceeds to public
exhibition or consideration by the Minister for Planning. It is also recommended the
Minister for Planning is made aware of these issues and that the VPA strongly advocate
for the prioritisation of upgrades to State infrastructure that are required to support the
redevelopment of the Lilydale Quarry precinct.
Further explanation on the key issues is provided below.
Quarry Pit Rehabilitation
The CDP vision is reliant on the successful backfilling and rehabilitation of the quarry pit
including removal of the existing overburden stockpiles. The pit area is approximately 25
hectares and the eastern stockpile area approximately 53 hectares. Ultimately the final
landform for the pit area is intended to be between RL130 - 140 metres. To achieve this,
in the order of nine (9) million cubic metres of stockpile is proposed to be relocated as
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engineered fill into the pit at a depth of up to approximately 120 metres. The majority of the
backfilling operation will be overseen by the State Government’s Earth Resources
Regulation branch of the Department Jobs, Precincts and Regions through an approved
Work Plan. The geotechnical requirements of the filling process are also proposed to be
undertaken in accordance with a Geotechnical Framework that will be enforced under a
section 173 agreement made between Council and the proponent.
At this stage a draft section 173 agreement has been prepared on behalf of Council and
will cover off issues relating to the following:
•

Requirements to meet agreed settlement performance criteria and time period before
any land within the backfilled area can be transferred to Council as road reserve or
public open space.

•

Requirements for monitoring and reporting and Council sign off on engineering
specifications associated with the backfilling process.

•

A requirement that the release of land be tied to the backfilling process.

•

An appropriate rehabilitation security and rectification bonds for public assets within
the backfilled area.

This agreement has not been finalised and there are still matters that have not been
agreed to by the proponent.
At the time of preparing this report, it is understood that approval of a varied Work Plan
under WA199 will be issued shortly. This will enable the filling of the pit to continue up to
RL100m using the existing overburden material. Once this level is reached and conditions
of the Work Plan have been met it is proposed the Work Authority will be removed and the
regulation of the final rehabilitation process will transfer to Council under a planning permit
in addition to the ongoing obligations under the Geotechnical Framework section 173
agreement.
Transport issues
The proposal involves the development of a connector road through the Box Hill Institute
land. It is not clear in the submitted documentation that an agreement to transfer the land
has been finalised with Box Hill Institute. The location and design of the road will need to
be to the satisfaction of Council and the Department of Transport (DoT).
The supporting transport investigations - Integrated Transport Plan (ITP) and Traffic
Impact Assessment (TIA) have not been endorsed by DoT and as a result, the proposed
traffic mitigation measures cannot be finalised until these documents have been
completed. DoT is also seeking confirmation from rail authorities that the proposed
upgrade to the Mooroolbark rail underpass can be undertaken as proposed in the
submitted ITP and TIA.
Council is currently undertaking background transport investigations as part of preparing
the new Lilydale Structure Plan. This investigation will examine how best to manage future
traffic volumes which are expected to significantly increase following development of the
quarry site. The findings of this investigation and the recommendations of the Lilydale
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Structure Plan should be used to guide transport responses under the proposed
amendment.
Proposed Cave Hill Station
The CDP identifies a new railway station within the middle of the site and this is seen as a
key feature of the development creating a fully Transit Orientated Development. Higher
density housing and a neighbourhood centre are envisaged around the station precinct
and the supporting reports estimate that an additional 1,000 dwellings could be realised
(bringing the total dwelling yield to 3,000+) if a station is constructed which will provide
significant environmental, social and economic benefits including a general uplift in
residential values to the surrounding area.
At this stage there is no commitment from the State Government on building a new station
and if this remains the case following finalisation of the amendment, it is recommended
that the CDP include a mechanism of how the consideration and approval of Precinct
Plans and permits will be managed ahead of confirmation of a new train station. In this
regard, approval of significant higher density housing and/or larger scale retail/commercial
uses within the Urban Core or other Precincts should not occur unless the train station is
confirmed.
It is also recommended that a future station location and area be identified and set aside
on the CDP and potentially identified under a section 173 agreement to future proof the
station.
Given the importance of a future train station to realise the vision proposed under
Amendment C193 and the need to improve public transport services in general, the VPA
should take a lead role in advocating for the provision of the new station and coordinate its
construction with the duplication of the train line to Lilydale and concurrent upgrade of the
Mooroolbark Rail Underpass. The VPA should also ensure the new development
incorporates bus priority infrastructure.
Infrastructure Contributions
It is proposed to manage infrastructure contributions through a formal section 173
agreement under the Planning Environment Act 1987 as opposed to a Development
Contributions Plan in the Planning Scheme.
A section 173 agreement is preferred over a Development Contributions Plan for the
following reasons:
•

The project is unique in terms of its former use, its redevelopment for urban
purposes, its composition as effectively an ‘island site’ and given that the land is in
singular ownership.

•

Infrastructure that will be required can be categorised as either internal infrastructure
that will be required to be delivered to meet the needs of the future community or
external infrastructure that is required to mitigate the impacts of the project.

•

The required infrastructure will be provided by the developer to the benefit of the
project with no external apportionment.
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•

Given the direct nexus between the development and the infrastructure it is not
necessary or appropriate for Council to assume responsibility for delivery of any
infrastructure.

•

Council’s interest in the infrastructure is design and delivered standard, and the
timeframe/sequence for provision.

•

Land can be identified for vesting to Council without the need to value, or revalue, it.

•

Detailed costings will not be required by Council – again Council’s interest lies in the
design and delivered standard and timing.

•

The section 173 agreement will run with the land and bind any future owners to the
requirements that are contained within the agreement.

•

Preparation of the section 173 agreement will simplify the process and enable any
site specific issues to be addressed to the benefit of both parties.

At this stage officers have not fully resolved the extent of infrastructure that will be required
for the development. From a preliminary assessment of the submitted Infrastructure
Contributions Report, there are a number of matters that require further consideration. The
key items include:
•

Extent of mitigation measures proposed for the road network – It is expected the
proponent will be required to fund a signalised intersection at Maroondah
Hwy/Hutchinson Street (subject to DoT agreement). It is preferable that the full extent
of road mitigation measures will be agreed to by Council and DoT before the draft
amendment is finalised.

•

The extent of public open space for active recreation - Currently a 6.77 Ha site is
allocated at the northern end for two ovals and ancillary activities. Council has
indicated that an area approaching eight (8) hectares is likely to be required.

•

The active open space (two playing fields) will require a developer funded pavilion
that has not been included in the proposed project descriptions.

•

A community centre is proposed for the site and further discussion is required to
confirm the scale of facility required and its future uses.

•

An education centre with an area of 1.4 hectares is nominated in the CDP but leaves
the detailed planning to a future Precinct Planning process. At this stage it is not clear
whether the Department of Education and Training intends to acquire a site within the
Kinley development and whether the 1.4 hectares proposed is of sufficient size for
the intended facility.

•

Land for a future railway station and associated car parking will need to be secured.

Overall, further details around standard and timing of infrastructure will need to be
provided on all agreed infrastructure items. A detailed infrastructure project schedule
(detailing items, standard and timing) will need to be prepared and incorporated into the
section 173 agreement managing infrastructure contributions.
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Built Form and Proposed Uses
The key planning controls include a CDZ supported by a CDP. The CDP provides high
level guidance for the site as well as identifying major transport routes, key open spaces,
drainage reserves, and provides a list of required ‘shared’ infrastructure. It does not
include specific requirements around uses or built form (other than on the immediate
southern and eastern interface where a two (2) storey height limit is imposed). Much of the
detailed planning is deferred to the Precinct Plan stage. The proponent has advised that
this is an appropriate response on account of the longer than normal development horizon
(20+ years) providing an ability to respond to changes that may arise over time (e.g.
housing, new technology, transport options).
Officers are generally comfortable with the proposed two stage approach that involves
approval of a Precinct Plan ahead of individual permits. However, further clarification and
additional certainty in the CDP is recommended. This includes:
•

A need to provide anticipated development yields for each identified precinct.

•

An estimation of non-residential uses proposed within each precinct e.g. floor space
for commercial/retail uses including provision to cap retail floor space.

•

Anticipated built form including indicative building heights for each precinct.

•

Additional details at all interfaces, landscape treatments and confirmation that key
views will be protected during the preparation of Precinct Plans.

•

Greater detail around the design of key transport routes including indicative road
cross sections, shared path designs, and built form guidance abutting the railway
line.

This additional level of detail within the CDP will assist in preparing future Precinct Plans
and enable Council and the community to have greater certainty on what can be expected
to occur on the site, particularly when the proposed CDZ excludes the standard third party
notification and review rights for subsequent planning permits. In addition, there are no
third party review rights in approving Precinct Plans. Having more certainty over the level
of development intensity at the rezoning phase will also ensure the anticipated
development will align with the proposed infrastructure that will need to be detailed in the
CDP and future section 173 agreement.
It is also recommended that the proposed advertising period for each Precinct Plan be
increased from the nominated two (2) weeks to a minimum of four (4) weeks.
The proposed CDZ is similar to a Mixed Use Zone (MUZ) allowing a range of uses
including residential, commercial, retail and industrial uses but, unlike the MUZ, there are
fewer restrictions placed on the type of Industry and Warehouse uses allowed. While
Industry and Warehouse is limited to Precinct 2 (Heritage Village) and Precinct 4 (Urban
Core) officers are concerned about the potential for introducing conflicting land uses and
further restrictions on permissible industrial uses under Industry and Warehouse
definitions are warranted.
The CDZ does not include any restrictions on the extent of retail or commercial floor space
that could occur. While there is some guidance within the CDP, and future Precinct Plans
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will identify the extent of commercial and retail uses, there is a risk that, without floor space
restrictions and additional guidance in the CDP, significant retail and commercial activity
could be approved to the extent that it competes with existing activity centres.
The CDP identifies a future restricted retail area on the corner of Maroondah Hwy and
Mooroolbark Road. Officers are concerned that this is an inappropriate location for
commercial development on account of the existing access constraints to Maroondah Hwy
and that it is considered to be contrary to Council’s activity centre policies of encouraging
retail and commercial activity within identified activity centres.
Affordable Housing
Under the Planning and Environment Act 1987, there is an expectation for development
proposals of this scale to provide ‘affordable housing’ which is now defined under that Act.
To achieve this outcome a voluntary agreement is encouraged to be made between the
proponent and Council. In relation to the Lilydale Quarry site, the proponent is proposing a
five (5) per cent affordable housing contribution (approx. 160 dwellings that are to be made
affordable) made up of:
•

Twenty eight (28) one bedroom units dedicated for social housing.

•

Offering forty (40) one and two bedroom units to a registered housing provider at a
discounted rate (e.g. 25% discount) to be used for rental purposes.

•

Providing sixty-five (65) units that are within the affordable price points for moderate
income households as defined under the Planning and Environment Act 1987.

•

Providing thirty (30) units at affordable price points for “key workers” which are likely
to fall into the moderate income household bracket.

While the provision of affordable housing is made on a voluntary basis, it is recommended
that the proportion of housing that is to be gifted to a registered housing provider (i.e.
social/community housing) be increased to a minimum of five (5) per cent. Further
discussion is required with the Department of Health and Human Services (DHHS), the
community housing sector, Council and the proponent in order to achieve a satisfactory
outcome that can be secured under an Affordable Housing section 173 agreement.
Heritage
The northern section of the site including the quarry pit is listed under the Victorian
Heritage Register (shown as HO201) and all future development in this area will require a
permit under the Heritage Act 2017. The proposed northern precinct (Heritage Village)
includes provision for two playing fields which will require modifications to the existing oval
and Eastern Driveway, which is specifically mentioned in the Heritage Statement of
Significance. Officers are supportive of the proposal to extend the existing oval to provide
a competition size oval and creating a second oval immediately adjacent to the larger oval.
While the concept will alter the existing oval and necessitate the removal of part of the
Eastern Driveway, it will create a much needed district scale active sports precinct. It is
considered that this is an appropriate response and maintains a connection to the original
purpose of this part of the quarry site which provided social recreation for the quarry
employees and their families. This precinct will also seek to protect, repurpose and
integrate important heritage buildings and remnant structures into the new urban setting.
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The feedback from Heritage Victoria indicates they are concerned at the potential impact
on the existing oval and Eastern Driveway. This issue will need to be resolved before the
amendment is finalised as it has significant implications on the overall open space strategy
for the site.
The proponent is also requesting the removal of the quarry pit from HO201. Officers are
supportive of this request providing the heritage features associated with the northern
escarpment are protected. It is understood that a permit under the Heritage Act 2017 has
been issued enabling the backfilling of the quarry pit.
In addition to managing post contact heritage issues, it is recommended the CDP include a
specific objective to recognise and celebrate Aboriginal heritage and to also require future
Precinct Plans include a requirement to complete an Aboriginal Cultural Assessment to
inform future development and to ensure meaningful consultation is undertaken with
traditional owners.
Stormwater Management
The drainage system for redevelopment of the Lilydale Quarry will be designed to prevent
flooding occurring in a one per cent (1%) Average Exceedance Probability (AEP) storm
event and to ensure overland flow can be safely conveyed through the development. This
is standard practice for all new subdivisions in Victoria. Three stormwater treatment areas
(wetlands/sediment retarding basins) are proposed within the quarry land (includes Phase
1 land) and one is proposed on Council land abutting the Lillydale Lake Reserve and Box
Hill Institute. This arrangement has been discussed with officers and will enable a larger
sporting precinct than would otherwise be achieved within the Heritage Village Precinct.
Further details are still required to demonstrate the feasibility of this option and Melbourne
Water and Council will need to be satisfied with the proposal.
To manage stormwater a 35 metre wide overland flow path from the quarry site to Lillydale
Lake will be required. This involves land acquisition from Box Hill Institute and permission
from Council and Melbourne Water.
Melbourne Water and Council have also raised issues regarding the future management of
stormwater treatment facilities and the adequacy of the submitted material in support of
the rezoning.

Environmental Impacts
The proposed amendment includes investigations on native flora and fauna, cultural
heritage, bushfire risk, environmental contamination and stormwater management. The
proposal has also prioritised public transport by the provision of a new train station and a
road network capable of accommodating buses, as well as promoting active modes of
transport. Other sustainability initiatives included mandating recycled water and a
commitment to implementing a sustainability framework to guide the future development of
the site.

Social Impacts
A community infrastructure needs assessment has been undertaken in support of the
proposal. This report has been prepared following earlier feedback from Council and is
generally acceptable. Key community infrastructure to be developed includes a new
community centre capable of delivering community house activities, kindergarten and
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Maternal Child Health functions. The proposal will also provide an opportunity to deliver
affordable housing and increase the diversity of housing within Lilydale responding to an
identified housing need.

Economic Impacts
The redevelopment of the Lilydale Quarry will have major positive economic impacts to the
outer eastern region. The site is expected to yield in the order of 3,200 dwellings, a small
activity centre, generate significant employment opportunities and potentially realise a new
railway station. An economic benefits snapshot prepared on behalf of the proponent
identifies project construction costs of around $1.4 billion over an assumed construction
timeframe of 20 years which will generate on average 402 full time equivalent jobs per
year during construction and 1,030 ongoing direct jobs and 502 ongoing indirect jobs.

Risk Assessment
There is a risk that the proposed backfilling and rehabilitation of the quarry pit may not
support the level of development envisaged or that settlement takes longer than
anticipated. There are also risks associated with the impact of ongoing settlement on
buildings and infrastructure such as roads, services and public open space. To reduce risk
to Council a section 173 agreement governing geotechnical matters has been prepared in
consultation with the proponent. It is recommended that this agreement be finalised and
executed prior to public exhibition of the amendment.
Other areas of risk include managing amenity impacts to surrounding residential areas
during rehabilitation and addressing potential site contamination.
CONCLUSION
Amendment C193 represents the first phase of progressing the redevelopment of the
balance of the former Lilydale Quarry, a major urban renewal site recognised in the State
Government’s metropolitan strategy Plan Melbourne.
With the recent announcement that the VPA will now lead the finalisation of the draft
planning scheme amendment, it is important that the outstanding issues raised in this
report are fully resolved to Council’s satisfaction. Once these matters are addressed, the
amendment should be in a suitable form where it can proceed to public exhibition. It is
also recommended the VPA take a lead role in obtaining commitments to upgrade State
Government infrastructure that will be necessary in order to realise the vision for the
Lilydale Quarry precinct.
It is understood the Minister for Planning has not determined the approval pathway for the
amendment. Given the significance of this proposal, it is recommended that the approval
process involves extensive public consultation and an opportunity for the community to
review the proposal, make a submission and be heard by an independent panel/advisory
committee.
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Former Lilydale Quarry Aerial Photograph

Former Lilydale Quarry aerial photograph February 2020
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ATTACHMENT 3.

ITEM 7.2
Former Lilydale Quarry Draft Amendment C193 Indicative Framework Plan

Proposed Planning Scheme Amendment C193 Former Lilydale Quarry – Indicative
Framework Plan
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Former Lilydale Quarry Draft Amendment C193 Precincts

Proposed Planning Scheme Amendment C193 – Former Lilydale Quarry
Precinct Plan
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Former Lilydale Quarry Draft Amendment C193 Proposed Open Space

Proposed Amendment C193 – Former Lilydale Quarry - Public Open Space
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Former Lilydale Quarry Draft Amendment C193 Key Issues Summary

Draft Planning Scheme Amendment C193 - Issues to be resolved.
Ref.
1.1

Issue
Quarry Pit Rehabilitation

Raised by

Issue

Council

A need to ensure rehabilitation is
undertaken safely that minimises amenity
impacts and is suitable for proposed future
uses – including housing, community
facilities, open space, infrastructure.

Management approach and
recommendations
Rehabilitation of the filling will be managed
under the Work Authority and Work Plan
up to RL100m (State Govt.) Amenity
issues and bonds to be covered by Work
Plan.
A planning permit is proposed to manage
backfilling after RL100m following removal
of the Work Authority.
The CDZ requires a statement from a
qualified geotechnical engineer confirming
that the geotechnical condition of the filled
area will support the proposed type and
scale of development proposed under the
Precinct Plan. The CDZ requires a peer
review of this report by an independent
qualified geotechnical engineer.
A section 173 agreement between Council
and the owner of the land is proposed (and
required under the CDZ) to implement an
agreed Geotechnical Framework
governing backfilling methodology and
specifications, monitoring and reporting,
settlement performance criteria, and
security/rectification bonds. This
agreement is not yet finalised and should
be executed before backfilling recommences.
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Issue
Transport – Train Station

Raised by

Issue

Council

The Comprehensive Development Plan
(CDP) is developed on the assumption a
train station will be provided when there is
no State Government commitment.
The CDP does not detail land
requirements for a future train station

Management approach and
recommendations
The CDP needs to describe a mechanism
of how the consideration and approval of
Precinct Plans and permits will be
managed ahead of confirmation of a new
train station (if the station is not agreed to
by the State Government as part of
finalising the draft Amendment). In this
regard, approval of significant higher
density housing and/or larger scale
retail/commercial uses within the Urban
Core should not occur unless the train
station is confirmed.
A future station location and area will need
to be identified and set aside on the CDP
and potentially identified under a section
173 agreement to future proof the station.
The VPA should take a lead role in
securing a new train station for this site
which should coincide with a commitment
for the duplication of the rail line from
Mooroolbark to Lilydale.

2.2

Transport – Mooroolbark
Railway Underpass

DoT and
Council

Supporting transport documentation
implies proposed upgrade(s) to
Mooroolbark Railway Underpass are
feasible and supported by relevant rail
operators.
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Proponent to confirm feasibility of railway
underpass option(s) and gain written in
principle support from Victrack and Metro
Trains Melbourne (MTM) before
Amendment proceeds further and traffic
studies are finalised.
The VPA should investigate the
coordination of upgrading the underpass
with duplication of the rail line.
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Issue
Transport – Background
Transport Investigations

Raised by
DoT and
Council

Issue
The traffic generation rates used in the
supporting traffic studies have not been
agreed to by DoT and Council. They are
considered too low to reflect anticipated
traffic generation.

Management approach and
recommendations
Traffic generation rates have been agreed
between DoT and Council and the
proponent has been requested to use
these agreed rates in preparing revised
transport documentation.

The proposed traffic generation rates are
significantly discounted taking into account
access to future public transport including
a new train station that has not been
confirmed by the State Govt.

The CDP will need to demonstrate how
public transport and active modes of
transport are prioritised.

2.4

North-South Connector
Street

Council

Submitted documents do not provide
certainty around the location and
connection of the North-South Connector
Street through Box

The proponent will need to provide written
confirmation from Box Hill Institute on the
agreed land requirements for the future
connector street. The design and location
will need to be to Council and DoT
satisfaction.

2.5

Traffic mitigation measures

Council

A detailed review of the Transport
investigations has not been able to be
undertaken on account of the uncertainty
around traffic generation rates and the
feasibility of the upgrade to Mooroolbark
Road rail underpass.

The final updated transport investigations
will need to be reviewed by Council and
DoT before traffic mitigation measures can
be finalised. From a preliminary review,
the traffic mitigation measures are
considered to be inadequate and
consideration of mitigation measures to the
broader road network are warranted.

Proposed traffic mitigation measures
within Lilydale activity centre and other
areas are considered to be inadequate.
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Officers are recommending the proponent
revise proposed mitigation measures and
include a developer funded signalised
intersection at Maroondah Hwy/Hutchinson
St. This will be subject to DoT agreement.
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Issue
Delivered Infrastructure

Raised by
Council

Issue
The required infrastructure supporting the
new community and to mitigate impacts
have not been finalised.
The proposed CDP does not specify
anticipated development yields.

3.2

State infrastructure

Council

Management approach and
recommendations
A section 173 Agreement is proposed to
be entered into between Council and the
proponent to lock in future infrastructure
requirements (items, standard, timing).
This should be in place before the
amendment is finalised.

The details of a proposed Community
Centre have not been finalised. The
proposed land area has not been
confirmed. The supporting documents
indicate a 35 percent external usage which
implies Council could be expected to
contribute towards the new facility.

It is expected that the minimum level of
infrastructure to be provided will be based
on an assumed yield of 3,491 demand
units which has been provided under the
supporting Infrastructure Report.

There is State Government planned
infrastructure upgrades that would support
the redevelopment of the Lilydale Quarry
but they are not funded and there are no
current commitments to undertake works.
These include:
• duplication of the rail line (which
should be combined with a new
station)
• Development of the new arterial link

The VPA should work with relevant State
authorities and departments to secure
commitments for the required upgrades to
the public transport and arterial road
network as part of finalising the draft
amendment.
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The details of the new community centre
and open space (including open space
embellishments) will need to be included in
the Infrastructure Contributions Section
173 Agreement. It is expected that 100
percent of the cost of the new community
centre and open space and open space
embellishments will be met by the
developer.
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Issue

Raised by

Issue

•

Management approach and
recommendations

from Wantirna to Mooroolbark Road,
which includes upgrade of
Mooroolbark Road.
Lilydale Bypass

4.1

Built form

Council

The CDP does not provide sufficient
guidance on the built form or density of
future development.

The CDP should include additional
information on:
• Anticipated dwelling yields for each
Precinct
• Indicative building heights
• Cross sections for key transport routes
• Indicative Interface treatments
including railway interface
• Additional guidance on landscaping
and protection of views

5.1

Commercial uses –
Maroondah Hwy

Council

The CDP should remove the commercial
precinct shown on the Corner of
Maroondah Hwy and Mooroolbark Rd.

5.2

Commercial uses – impact
on activity centres

Council

A retail/commercial centre is proposed on
corner of Maroondah Hwy and
Mooroolbark Road. This use is considered
to be an out of centre development and
could result in a poor built form outcome at
entrance to Lilydale.
The extent of retail and commercial uses
is not identified in the planning controls
and risks impacting on existing activity
centres.

5.3

Commercial uses – Industry
and Warehouse

Council

The CDZ permits a wide range of
industrial and warehouse uses which
could lead to potential amenity
impacts/conflicting and dangerous uses in

The CDZ should restrict certain Industrial
and Warehouse uses consistent with the
Mixed Use Zone.
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Officers are recommending the CDP/CDZ
nominate indicative retail and commercial
floor space within each Precinct to guide
the future preparation of Precinct Plans.
Consideration of retail floor space caps in
the CDZ should also be investigated.
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Issue

Third party notification and
appeal rights

Raised by

Council

Issue
close proximity to residential areas.

Management approach and
recommendations
The CDZ should require Precinct Plans to
identify measures to reduce commercial
and residential conflicts along interfaces.

There are no third party notification and
review rights when Precinct Plans are
approved by the responsible authority.

Given the proposed planning framework,
there is a need to provide greater certainty
and details within the CDP.

Permits that are consistent with the CDP
and approved Precinct Plan are exempt
from notification and review rights.

The CDZ should increase public exhibition
of the Precinct Plan period from 2 weeks to
4 weeks.

7.1

Stormwater Management –
Council land

Council, MW

The feasibility of a proposed retarding
basin and wetland on Council land has not
been confirmed.

Written confirmation from Melbourne Water
and Council is required that the proposed
wetlands are feasible and acceptable.

7.2

Stormwater management –
Box Hill Institute land

Council

A proposed overland flow path that is
required on Box Hill Institute land to
Lillydale Lake has not been confirmed by
Box Hill Institute. Details have not been
provided to Council on impacts to Lillydale
Lake Reserve.

Will require written confirmation from Box
Hill Institute before amendment can
proceed to exhibition. The impact on
Lillydale Lake Reserve and Lake will also
need to be assessed and approved by
Council and MW.

7.3

Stormwater management –
Lillydale Lake

MW

The proposed stormwater management
strategy relies on using Lillydale Lake for
stormwater retardation.

Confirmation is required that urbanisation
of the catchment will not result in increased
flooding risk downstream of Lillydale Lake.

7.4

Stormwater management –
climate change

Council

The submitted documents do not
reference impact of climate change and
increased risk of flooding

Confirmation is required that future flood
modelling and response has taken into
account impacts of climate change.
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Issue

Raised by

Issue

7.5

Stormwater management –
staging of infrastructure

Council

The CDP does not propose how
stormwater management infrastructure will
be aligned with development stages given
facilities will treat multiple Precincts.

7.6

Stormwater management –
ownership and
management

Council, MW

Confirmation and resolution of
ownership/responsibility of treatment
facilities. Council position is that MW
should manage the two nominated facilities
in current CDP as previously understood.

7.7

Stormwater management –
impact of recycled water

YVW

The CDP nominates ongoing
ownership/management of treatment
facilities based on catchment size (60Ha =
MW) and nominates two facilities to be
managed by MW. MW conclude all
facilities should be managed by Council.
Recycled water will be mandated across
the site which will be used for non-drinking
purposes. The requirement for rainwater
tanks and availability of recycled water in
addressing stormwater detention can be
problematic.

8.1

Public Open Space and
Heritage

Proposed northern recreation precinct
showing two sports ovals is not resolved
due to uncertainty of alternative
stormwater treatment on Council land
(MW has not agreed) and Heritage
Victoria requirements – building and works
will require a Heritage Permit under
Heritage Act.

Council officers are supportive of the
proposed extension of the existing oval to
competition size and creation of a second
adjacent oval.

Council,
Heritage
Victoria

Feedback from Heritage Victoria raises
concerns about heritage impacts of
extending the existing oval to a
competition size.

Management approach and
recommendations
The CDP will need to provide more
guidance on delivery of stormwater
treatment infrastructure and not rely on
details being provided within each Precinct
Plan.

There is a need to clarify the role of
rainwater tanks and use of YVW recycled
water and implications for stormwater
management.

Council officers have requested
confirmation on the feasibility of the
proposed stormwater treatment facility on
Council land which will require MW
agreement. Further discussion with
Heritage Victoria is required to resolve the
northern recreation precinct.
Officers have requested the sports precinct
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Issue

Heritage – Aboriginal
cultural heritage

Raised by

Council

Issue
The proposed 6.7Ha may not be able to
accommodate all active sports facilities. A
figure of around 8Ha is required to meet
demand generated by the development.
The need to incorporate Aboriginal cultural
heritage should have greater prominence
in the CDP and CDZ.

10.1

Sustainability

Council

A sustainability framework has been
submitted by the proponent that requires
sustainability objectives but does not
nominate targets or commitments and
leaves this to the Precinct Plan stage.

11.1

Affordable Housing

Council

The proposed affordable housing
contribution includes a significant
component of affordable housing for
moderate income household brackets.
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Management approach and
recommendations
area of 6.7Ha be reviewed and increased
to 8Ha. The Hill Top Park should also be
increased in size from 1.4Ha to 2Ha.
Officers are recommending that an
Aboriginal Cultural Values Assessment be
prepared for each Precinct Plan.
The CDP should have a specific objective
to celebrate aboriginal cultural heritage.
The CDP should be more definitive in
relation to committing to a third party rating
scheme and setting minimum sustainability
benchmarks. This could be achieved by
committing to at least a 5 star Green Star
Communities (with certification) or an
equivalent tool.
While a positive step towards addressing
housing affordability issues it is
recommended that the proportion of
housing to be made available to a housing
provider (i.e. dedicated social/community
housing) should be set at 5 percent. Other
forms of affordable housing should be in
addition to the 5 percent social/community
housing. Further discussions will need to
take place with relevant housing providers
to negotiate an Affordable Housing section
173 agreement.
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Ref.

Issue

Raised by

Issue

12.2

Community infrastructure –
future education centre

Council/DET

There is uncertainty around the need for a
future government education facility and
required land area.
DET has indicated that a future education
facility may be required.

Management approach and
recommendations
The CDP identifies the potential for a
future education facility and nominates a
land area of 1.4Ha. Further clarification is
required on the proposed need and land
area and if required a mechanism to
secure the site.

Abbreviations:
CDP Comprehensive Development Plan

DET Department of Education and Training

CDZ Comprehensive Development Zone

MW

DoT Department of Transport

Melbourne Water

YVW Yarra Valley Water
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