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INTRODUCTION 
Urbis act on behalf of Baptcare in relation to 50S Gillwell Road, Lalor (more specifically Lot RR on Plan of 
Subdivision 646643C) (“the subject site”), and its specific land use designation within the Carlingford & 
Mosaic Living Development Plan.  

Specifically, this amended Development Plan seeks to facilitate a “Medium Density Residential” development 
on part this land, being two designated parcels in the north-west and southern parts of the land, which would 
replace the existing designation for “Integrated Residential Age in Place Estate”, due to existing market 
demands.   

This report is written as an Addendum to the existing approved Development Plan, specific to this parcel, to 
facilitate a revised land use designation. Once approved, it should be read together with the existing 
Development Plan.  
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Figure 1: Proposed Addendum to Lalor Development Plan & Replacement of Figure 11 (Source: Urbis) 
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1. BACKGROUND 
1.1. ORIGINAL IMPLEMENTATION OF THE CARLINGFORD & MOSAIC LIVING 

DEVELOPMENT PLAN  
The Carlingford and Mosaic Living Development plan was approved by Council on 4 July 2008 and amended 
on 15 September 2015 in accordance with Schedule 20 to the Development Plan Overlay. 

The Development Plan covered the whole of the Development Plan Area, comprising of 101 hectares, 
including the subject site. 

The Development Plan noted the future development of the subject site to include an Integrated Residential 
Age in Place Estate, which coincided with the owner’s original intentions for developing the subject site at the 
time. 

 
Figure 2: Existing Approved Development Plan at Figure 11 (Source: Lalor Development Plan) 

1.2. PERMIT 715018 (50S GILLWELL ROAD, LALOR)  
On 7 October 2015, Planning Permit 715018 was issued for the subject site for the use and development of 
a retirement village and aged care facility. The approved use and development included the whole of the 
subject site, incorporating: 

 120 Bed Residential Aged Care Facility in the north-east corner of the allotment; 

 53 Independent Living Apartments and Community Centre in the north-west corner of the allotment; and 

 82 Independent Living Units in the southern portion of the allotment (the subject site). 

The permit was partially acted upon as it relates to the 120 Bed Residential Aged Care Facility, but the other 
components were not acted upon.  
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Figure 3: Endorsed Plan forming part of Planning Permit 715018 (Source: Baptcare) 

1.3. CLAUSE 52.20 APPROVAL (50S GILLWELL ROAD, LALOR)  
An amended proposal was contemplated for the north-west corner of the site, which formed the basis for an 
exemption from a planning permit, pursuant to Clause 52.20-3 (Victoria’s Big Housing Build) of the 
Whittlesea Planning Scheme, this exemption was re-confirmed by DELWP on behalf of the Minister for 
Planning, in correspondence dated 26 April 2022. 

The amended proposal for this portion of the allotment now proposes to construct 45 dwellings, which are 
being funded under Victoria’s Big Housing Build Program and being carried out by or on behalf of the 
Director of Housing. 

 
Figure 4: Endorsed Plan for Housing on North-West corner of Land (Source: Baptcare)  
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1.4. PERMIT PLN-37648 (50S GILLWELL ROAD, LALOR) 
Planning Permit PLN-37648 was issued on 16 May 2022 for a three-lot subdivision. This subdivision creates 
separate lots for the existing residential aged care facility, the proposed social housing development and the 
land subject to this Development Plan application although the Certification of the Plan of Subdivision has 
not occurred at the time of writing.  

1.5. RATIONALE FOR ADDENDUM  
Since the approval of the Development Plan in 2008 and further amendment in 2015, the market demand for 
retirement living and the extent of services and facilities required to facilitate a successful retirement village 
has altered. This shift in the market and social housing approval has meant that the site is no longer suitable 
for the use and development of a retirement village.  

This portion of the land is now proposed to be for residential development. 

We find it appropriate therefore to change the land use designation in the Development Plan to 
accommodate “medium density residential” for both the southern, undeveloped portion of the allotment (Lot 
RR, Plan of Subdivision 646643C)), and the north-west portion (also Lot RR, Plan of Subdivision 646643C) 
which is the subject of the recent Big Housing Build approval, as outlined in Section 1.3 of this Report.  
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2. PLANNING CONTEXT 
This section of the report provides a brief outline of the planning context, including the applicable planning 
controls and planning policy framework, relevant to the subject site. 

It is recognised that the planning scheme has been amended since the original adoption of the Development 
Plan, and this summary provides an overview of the planning context at the time of this current submission. 

2.1. PLANNING CONTROLS 
The land located at 50S Gillwell Road, Lalor is covered by the General Residential Zone – Schedule 1 
(GRZ1) and is affected by the Development Plan Overlay – Schedule 20 (DPO20). An overview of both 
applicant planning controls has been detailed below. 

2.1.1. General Residential Zone - Schedule 1  
The purpose of the General Residential Zone is to: 

 Implement the Municipal Planning Strategy and the Planning Policy Framework. 

 Encourage development that respects the neighbourhood character of the area.  

 Encourage a diversity of housing types and housing growth particularly in locations offering good access 
to services and transport.  

 Allow educational, recreational, religious, community and a limited range of other non-residential uses to 
serve local community needs in appropriate locations. 

Schedule 1 to the General Residential Zone applies to the Whittlesea General Residential Areas, which does 
not provide any variations. 

2.1.2. Development Plan Overlay - Schedule 20  
The purpose of the Development Plan Overlay is to: 

 Implement the Municipal Planning Strategy and the Planning Policy Framework.  

 Identify areas which require the form and conditions of future use and development to be shown on a 
development plan before a permit can be granted to use or develop the land.  

 Exempt an application from notice and review if a development plan has been prepared to the 
satisfaction of the responsible authority. 

Schedule 20 to the Development Plan Overlay relates to the Lalor Development Plan and provides a number 
of requirements to be met prior to the issue of a permit, along with information to accompany a Development 
Plan. 

2.2. PLANNING POLICY FRAMEWORK 
The Planning Policy Framework (PPF) sets out state-wide policy that guides the development of the local 
policy framework, land use and development decisions and helps inform the planning scheme amendment 
process. The PPF seeks to ensure that sufficient zoned land is provided for housing, employment, 
recreation, and open space, commercial, community facilities and infrastructure to meet future demand in a 
sustainable manner. In particular, it seeks to promote high quality & high-density development in appropriate 
locations of the City, which create attractive and affordable housing options for the State’s residents. 

The sections of the PPF which are considered relevant to this addendum to the Lalor Development Plan 
include: 

 Objectives at Clause 11.02-1S (Supply of Urban Land) of the PPF seek to ensure a sufficient supply of 
land is available for residential, commercial, retail, industrial, recreational, institutional and other 
community uses. 

Relevant strategies include: 



 

LALOR DEVELOPMENT PLAN ADDENDUM  PLANNING CONTEXT  7 

 

‒ Ensure the ongoing provision of land and supporting infrastructure to support sustainable urban 
development. 

‒ Ensure that sufficient land is available to meet forecast demand. 

 Objectives at Clause 11.03-2S (Growth Areas) of the PPF seek to located urban growth close to 
transport corridors and services and provide efficient and effective infrastructure to create sustainability 
benefits while protecting primary production, major sources of raw materials and valued environmental 
areas. 

Relevant strategies include: 

‒ Concentrate urban expansion into growth areas that are served by high-capacity public transport. 

‒ Implement the strategic directions in the Growth Area Framework Plans. 

‒ Encourage average overall residential densities in the growth areas of a minimum of 15 dwellings per 
net developable hectare, and over time, seek an overall increase in residential densities to more than 
20 dwellings per net developable hectare. 

‒ Deliver timely and adequate provision of public transport and local and regional infrastructure and 
services, in line with a preferred sequence of land release. 

‒ Provide for significant amounts of local employment opportunities and in some areas, provide large 
scale industrial or other more regional employment generators. 

‒ Create a network of mixed-use activity centres that are high quality, well designed and create a 
sense of place. 

‒ Provide a diversity of housing type and distribution. 

‒ Retain unique characteristics of established areas impacted by growth. 

‒ Protect and manage natural resources and areas of heritage, cultural and environmental 
significance. 

‒ Create well planned, easy to maintain and safe streets and neighbourhoods that reduce opportunities 
for crime, improve perceptions of safety and increase levels of community participation. 

‒ Maximise beneficial relationships between land uses by discouraging the co-location of incompatible 
land uses. 

‒ Protect the non-urban breaks between South Morang, Mernda/Doreen and Whittlesea Township and 
between Wollert and Donnybrook/Woodstock with a focus on the Quarry and Whittlesea Hills and 
linking key watercourses. 

 Objectives at Clause 16.01-1S (Housing Supply) of the PPF seek to facilitate well-located, integrated 
and diverse housing that meets community needs. 

Relevant strategies include: 

‒ Ensure that an appropriate quantity, quality and type of housing is provided, including aged care 
facilities and other housing suitable for older people, supported accommodation for people with 
disability, rooming houses, student accommodation and social housing. 

‒ Increase the proportion of housing in designated locations in established urban areas (including 
under-utilised urban land) and reduce the share of new dwellings in greenfield, fringe and dispersed 
development areas. 

‒ Encourage higher density housing development on sites that are well located in relation to jobs, 
services and public transport. 

‒ Identify opportunities for increased residential densities to help consolidate urban areas. 

‒ Facilitate diverse housing that offers choice and meets changing household needs by widening 
housing diversity through a mix of housing types. 

‒ Encourage the development of well-designed housing that: 
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• Provides a high level of internal and external amenity.  

• Incorporates universal design and adaptable internal dwelling design.  

‒ Support opportunities for a range of income groups to choose housing in well-serviced locations. 

‒ Plan for growth areas to provide for a mix of housing types through a variety of lot sizes, including 
higher housing densities in and around activity centres. 

 Objectives at Clause 16.01-2S (Housing Affordability) of the PPF seek to deliver more affordable 
housing closer to jobs, transport and services. 

Relevant strategies include: 

‒ Improve housing affordability by: 

• Ensuring land supply continues to be sufficient to meet demand. 

• Increasing choice in housing type, tenure and cost to meet the needs of households as they 
move through life cycle changes and to support diverse communities. 

• Promoting good housing and urban design to minimise negative environmental impacts and keep 
costs down for residents and the wider community. 

• Encouraging a significant proportion of new development to be affordable for households on very 
low to moderate incomes. 

‒ Increase the supply of well-located affordable housing by: 

• Facilitating a mix of private, affordable and social housing in suburbs, activity centres and urban 
renewal precincts. 

• Ensuring the redevelopment and renewal of public housing stock better meets community needs. 

‒ Facilitate the provision of a balanced mix of market and affordable housing in development, 
especially larger residential development/mixed use development or on strategic redevelopment 
sites. 

‒ Encourage and facilitate affordable housing in locations with good access to public transport and/or 
services.  

‒ Facilitate a balanced mix of private, affordable and social housing within new developments. 

‒ Design the social and affordable housing components within new developments so that they 
integrate with the remainder of the development. 

‒ Support affordable private rental housing for low and moderate income households including a 
proportion to be owned and managed by a registered housing association, housing provider or 
similar not-for-profit organisation. 

‒ Support innovative materials and affordable construction techniques, that could result in more 
affordable housing products. 
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3. SITE CONTEXT 
This section of the report provides a brief outline of the site context, including its relation to the Lalor 
Development Plan area. 

It is recognised that the surrounding Development Plan area has significantly changed since the adoption of 
the original Development Plan, and it is recognised that the area has been developed and the area has 
changed. 

3.1. SUBJECT SITE   
The overall site comprises of part of the land located at 50S Gillwell Road, Lalor. The overall allotment is 
irregular in shape, with an overall area of 4.3ha. 

The legal description of the land is Lot RR on Plan of Subdivision 646643C. A review of the title indicates 
that there are no registered restrictive covenants or Section 173 Agreements affecting the subject site. 

 
Figure 5: Depiction of the Subject Site (Source: Nearmap) 
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3.2. DEVELOPMENT PLAN AREA 
The Lalor Development Plan area, also known as the Carlingford and Mosaic Living Development Plan area, 
comprised of a total overall landholding of 101 hectares. 

The Development Plan area is located south-west of the Epping Principal Activity Centre and surrounding 
residential areas which comprise the Epping North Growth Corridor.  

An area located directly to the north of the Development Plan area has also been designated and 
development for commercial and industrial purposes. 

3.3. DEVELOPMENT PLAN VISION AND PRINCIPLES 
The approved Development Plan provides a key emphasis on ESD principles, including a number of adopted 
principles relating to site planning, biodiversity and ecosystem management, landscaping, sustainable forms 
of transport, building design and construction methods, energy efficiency, waste minimisation, water 
conservation, and water sensitive urban design (WSUD) and stormwater management. 

Other key principles and outcomes contemplated by the approved Development Plan include: 

 A street network and lot diversity which not only integrates seamlessly but which enhances the character 
of the existing urban fabric. 

 A variety of lot configurations including conventional allotments, medium density allotments and 
integrated housing sites to encourage housing diversity with a variety of people, at varied lifecycle stages 
and with different incomes to become part of the inclusive community. 

 The northerly extension of Gillwell Road to connect to the proposed extension of Childs Road (Deveny 
Road) at the northern end of the land at the westerly extension of Kingsway Drive. 

 A simple network of streets and associated pedestrian/cycle paths typically orientated north-south to 
maximise solar access or fanned to open view sheds to major open spaces. This includes a 
bicycle/pedestrian path along the northern boundary of the site that connects with the existing path 
provided alongside the Craigieburn Bypass to the south and that proposed along Edgars Creek as part of 
the CSEA Development Plan to the north. 

 An interconnected network of fine grain thoroughfares designed for pedestrians and cyclists, to 
encourage walking and cycling within the local area and between surrounding attractors. 

 The provision of a total of 9.18 hectares of public open space for the purposes of drainage, conservation, 
passive recreation and active recreation. This includes the provision of generous areas of public open 
space to ensure the retention of natural features identified as having environmental importance such as 
remnant grasslands. This includes a linear open space area along the outer northern and western 
boundaries of the land to provide for the movement of native flora and fauna. 

 A designated enhanced Growling Grass Frog habitat reserve is also provided in the north-western 
portion of the Mosaic Living site to promote the protection and conservation of this nationally threatened 
species. 

 The provision of 6.24 hectares of land for active recreation purposes, including two football ovals. The 
two full sized football ovals include the potential for two soccer pitches, room for a pavilion and car park 
has also been provided. 

 A central piazza area at the core of the development to form a physical and social focal point overlooking 
wetlands and open space. The pizza will form a mix of uses including a café, restaurant, convenience 
store, as well as multi-level apartments. Medium density allotments have been located in close proximity 
to support the function of this central precincts. 

 Connectivity to a range of regional retail & health services in the nearby Epping Major Activity Centre. 

 Wetlands, retarding basins and other appropriate engineering measures to ensure appropriate 
management of stormwater. 

 A staging plan that sees the site evolve from east to west, commensurate with market demand and the 
ability to manage short term sewer capacity constraints. 
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3.4. DEVELOPMENT PLAN REQUIREMENTS 
Section 5.0 at Schedule 20 to the Development Plan Overlay, provides a series of requirements for any 
Development Plan, which is submitted for approval by the Responsible Authority. Any Development Plan 
must be generally in accordance with the indicative outline development plan, and incorporate these 
principle elements, being: 

 
Figure 6: Outline Development Plan in the DPO20 (Source: Planning Scheme) 

 The northerly extension of Gillwell Road to connect to the proposed extension of Childs Road at the 
northern end of the land and the westerly extension of Kingsway Drive. 

 Areas identified as having environmental importance in the report of Practical Ecology dated April 2001, 
must be set aside in open space reserves. 

 The provision of land for active recreation that is to contain two senior football ovals, a pavilion, car 
parking and associated buffer areas around the ovals to the satisfaction of the responsible authority. 

 The provision of a bicycle/pedestrian path along the northern boundary of the site that connects with the 
existing path provided alongside the Craigieburn Bypass to the south and that proposed along Edgars 
Creek as part of the Cooper Street Employment Area Development Plan to the north; 

 A linear open space area along the northern and western boundaries of the land; and 

 The location and layout of proposed flow control facility, wetlands or retarding basins. 

A development plan must, as appropriate, and to the satisfaction of the responsible authority: 

 Be informed by a detailed site analysis which identifies or includes: 

‒ Craigieburn Bypass freeway reservation; 

‒ Natural features 

‒ Cultural context 
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‒ The strategic planning context of the land and adjoining land. 

 Identify the proposed uses of the land including any areas of non-residential use. 

 Show the location and layout of: 

‒ Any proposed flow control facility, to the satisfaction of Yarra Valley Water. 

‒ Any proposed wetland and retarding basin. 

‒ Any proposed transition and interface design treatments, as appropriate, between the land and the: 

• Craigieburn Bypass freeway reservation; 

• Whittlesea Gardens; 

• Childs Road extension; 

• Cooper Street Employment Area; 

• Existing residential areas. 

‒ High pressure gas transmission lines. 

‒ Any proposed noise attenuation structures adjacent to the Craigieburn Bypass. 

‒ The proposed road network, which should show: 

• a high degree of connectivity and internal permeability 

• typical road cross-sections 

• a method of integration with the existing and proposed surrounding road network 

• bus routes for public transport access on collector roads 

• a bicycle and pedestrian network 

• any features necessary to give effect to the traffic management plan. 

‒ Individual and stands of indigenous trees, particularly River Red Gums to be retained and integrated 
into the development consistent with the recommendations of the arboricultural survey. 

 Identify the proposed staging of development. 

3.5. SURROUNDING AREA 
The Development Plan Area is bound by the Hume Freeway (west), established residential areas to the 
south and east and the Melbourne Wholesdale Market to the north.  

The subject site located approximately 1.6km from the Lalor Town Centre.  

The Development Plan Area is also well serviced by nearby public transport infrastructure, and the 
established bicycle network. 
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4. PROPOSED ADDENDUM TO THE DEVELOPMENT PLAN 
The proposed addendum to the Carlingford & Mosaic Living Development Plan pertains specifically to the 
rear (southern) portion of land, and north-west corner of the parcel located at 50S Gillwell Road, Lalor.  

The addendum seeks to facilitate the re-designation of this parcel, within the approved Development Plan to 
“medium density residential”. ,   

The below assessment outlines the revised requirements and outcomes for this parcel, otherwise to be read 
in conjunction with the existing Development Plan.  

4.1. PROPOSED DEVELOPMENT PLAN (ADDENDUM) 
This addendum of the approved Development Plan seeks to update the current approved Development Plan, 
referenced at Figure 11 with the updated Development Plan provided below.  

The Development Plan Addendum can also be found at Appendix A. 

Critically, the changes to the Development Plan are limited to the redesignation of the subject site from 
“Integrated Residential Age in Place Estate” to “Medium Density Residential”. 

 
Figure 7: Proposed Addendum to the Development Plan and Replacement of Figure 11 (Source: Urbis) 

No other changes are deemed required to other Neighbourhood Plans, which are included at Figure 12 of 
the approved Development Plan. 
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4.2. LAND BUDGET 
No changes are deemed required to Land Budgets (Section 9.1), given the elapsed time since the original 
Development Plan was implemented.  

4.3. HOUSING OUTCOMES AND POPULATION YIELD TARGETS 
In accordance with the approved Development Plan, housing outcomes and population yield targets are 
expected to be adjusted as a result of the proposed addendum. Adjustments to Table 2 in the approved 
Development Plan have been reflected below. 

House Type Lot Sizes 
Mosaic 
Living 

Carlingford 
Subject 

Site 
Total 

Dwellings 
Occupancy 

Rate 
Population 

Standard Density 450-700sqm 319 Lots 390 Lots  0 lots 709 Lots 2.9 2056 
Medium Density 300-450sqm 180 Lots 85 Lots 130 Lots 395 Lots 2.2 869 
Optional M. Density 300-450sqm 0 Lots 48 Lots 0 Lots 48 Lots 2.2 106 
Integrated Housing N/A 40 Units 0 Units 0 Units 40 Units 2.2 88 
Mixed Use/Piazza N/A 61 Units 0 Units 0 Units 61 Units 2.2 134 
Dwelling Total  600 

Dwellings 
523 
Dwellings 

130 
Dwellings 

1208 
Dwellings 

 3253 

Integrated Residential 
Age in Place Estate 

       

Residential Aged Care 
Facility 

 120 Beds    1 120 

Retirement Living 
Apartments  

 0 Units  0 Units  1.1 0 

Retirement Living Villa 
Units 

 0 Units  0 Units  1.7 0 

Integrated Residential 
Age in Place Estate 
Total 

 120 Beds  0 Units   120 
 

Total Population 3373 
Table 1: Adjustments to Table 2 in the Development Plan (Source: Development Plan) 

In summary, the proposed addendum would re-allocate the Retirement Living Apartment and Retirement 
Living Villa Units targets, to the Medium Density Housing Type target, increasing the total medium density lot 
supply target from 265 to 395. Notwithstanding, this uplift to medium density dwelling types (for 
approximately 45 dwellings to the north-west corner, and for a range of up to 85 to the south) is 
commensurate with the reduction in retirement living dwelling types (which provided for a range of 45-55 and 
75-85, respectively), and therefore the adjustment to overall number of dwellings is negligible.  

Overall, the proposed addendum would result in a net population increase target from 3265-3293 to 3373 
and reflects the higher occupancy rate per dwelling than a typical retirement living apartment or unit. 

4.4. MOVEMENT NETWORK 
In accordance with the approved Development Plan, the road network and pedestrian cycle and public 
transport networks have been outlined in Section 9.3 of the Development Plan and incorporated into Figures 
14 (Traffic Management Plan), 15 (Road Hierarchy Plan), 16 (Thoroughfare Plan), 17 (Road Cross 
Sections), 18 (Pedestrian and Cycle Network Plan) and Figure 19 (Public Transport Network Plan).  

Access to the subject site is proposed via the currently approved connection to Gillwell Road along the 
northern boundary of the parcel, which will serve as the sole vehicle connection to the site.  

An indicative access point has been shown on the Proposed Addendum, running in an east-west direction 
from the western boundary, providing access from Gillwell Road. See Figure 8 and Figure 9 of this report for 
the indicative access and connectivity points and traffic management (which ought to be read as an 
addendum to Figures 14, 15, 16 and 18 of the approved Development Plan). 
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This indicative street has been designated as a Local Access Street Type H in the thoroughfare legend as 
seen at Figure 16 of the Approved Development Plan and as a Secondary Access Street – Figure 15 of the 
approved Development Plan. The intersection from the access street to Gillwell Road is also indicatively 
shown as a ‘Give Way Control’ intersection. 

The local access street is also a designated pedestrian pathway. An indicative pedestrian pathway to the 
reserve in the south-east corner has been shown, this will be confirmed as part of the development of the 
site and detailed design under a future Town Planning Permit application.  

Section 9.3.3 of the approved Development Plan ensures that majority of dwellings are within the required 
400 metre walking distance catchment for access to public transport. The indicative local access street will 
provide a critical connection point for pedestrians to access available public transport along Gillwell Road. 
Exact walking distances and internal access points are to be confirmed at the time of development, as part of 
detailed design.  

A Transport Impact Assessment has been prepared by One Mile Grid and is included at Appendix B. The 
assessment concludes that the changes to the Development Plan being sought through this addendum will 
have a negligible impact on the operation and capacity of the approved road network for the Development 
Plan Area and will not require any changes to the approved elements (and figures) provided in the approved 
Development Plan. 

The proposed Addendum to Figure 14, Figure 15, Figure 16, and Figure 18 can be found at Appendix A.  

 
Figure 8: Proposed Addendum to the Development Plan Figure 14 and Figure 18 (Indicative) (Source: Urbis) 
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Figure 9: Proposed Addendum to the Development Plan Figure 15 and figure 16 (Indicative) (Source: Urbis) 

 

4.5. LOT PLANNING AND BUILDING ENVELOPES 
Section 9.4 of the approved Development Plan includes a range of design and built form considerations for 
new housing within the Development Plan Area. No changes are being sought to these principles, including 
Figures 20a, 20b, 20c and 20d. 

4.6. LANDSCAPING AND OPEN SPACE 
Section 9.5 of the approved Development Plan provides the Open Space Master Plan and Street Tree 
Master Plan, along with noting vegetation protection throughout the Development Plan Area. 

No changes are being sought to the Open Space Master Plan (Figure 22-23 and Table 4) or the Street Tree 
Master Plan (Figure 24). As shown on the Addendum at Figure 1, the indicative local access street which 
runs through the site in an east-west direction has been indicatively shown to have street tree planting. Any 
proposed street tree planting will be in accordance with the Street Tree Master Plan and to the satisfaction of 
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the Responsible Authority at the time of development/detailed design through a future Town Planning Permit 
application.  

It is also noted that there are no proposed changes to the proposed removal of trees on the subject site, in 
accordance with the Tree Retention and Removal Plan at Figure 21. 

Any further landscaping will be managed at the time of development as part of a planning permit application. 
At this stage, any future landscaping (as part of a future development) can be to Council’s satisfaction. There 
is no change to the Open Space designation in the south-eastern corner of the Development Plan area, 
which has already been separately subdivided from the subject land subject to this Addendum.  

4.7. TREATMENT OF INTERFACES 
Section 9.6 of the approved Development Plan provides an analysis of the various interfaces of the 
Development Plan Area with other nearby land uses. 

There are no changes being sought as part of this addendum to these interfaces. 

Notwithstanding, for clarity we include an excerpt from the existing approval, specifically Figure 29, which 
indicates the future intent for interface treatments along the Eastern Boundary as per Section 9.6.3.  

 
Figure 10:Replicated Figure 29 from approved Development Plan demonstrating interface treatment intent along eastern boundary 

This Addendum affirms the expected interface treatments subject to lot planning principles as part of a future 
town planning application. Protecting the High-Pressure Gas Pipeline 

Section 9.7 of the approved Development Plan provides considerations for protecting a high-pressure gas 
pipeline within the Development Plan Area. 

This consideration has no impact on the subject site or the proposed addendum to the Development Plan.  

4.8. INTEGRATED WATER MANAGEMENT 
Section 9.8 of the approved Development Plan provides an integrated water management strategy, including 
considerations for sewer, water supply and water re-use. 
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No changes to these considerations are being sought by the proposed addendum to the Development Plan. 

4.9. STORMWATER MANAGEMENT PLAN 
Section 9.9 of the approved Development Plan provides the SMP for the Development Plan Area, including 
the proposed drainage system. 

A Stormwater Management Plan (SMP) for the subject site has been prepared by FMG Engineering and is 
included at Appendix C.  

The SMP notes that the proposed changes to the Development Plan are anticipated to have negligible 
stormwater impacts and will not result in any material changes in impermeable area or general stormwater 
management for the site. 

Further detailed stormwater analysis and design will be undertaken at the future town planning application 
stage, as part of the detailed design, to the satisfaction of the Responsible Authority, in accordance with the 
requirements of the Whittlesea Planning Scheme and WSUD principles as outlined in the existing 
Development Plan.  

The future development of this parcel will need to have regard to the existing private drainage infrastructure 
within the site, to be further resolved at the planning permit application stage. 

4.10. TELECOMMUNICATIONS CONDUITS PLAN 
There are no changes proposed to the Telecommunications Conduit Plan and Figure 35. Appropriate 
servicing of the site will be addressed as part of a planning permit application.  

4.11. STAGING OF DEVELOPMENT 
Section 9.11 of the approved Development Plan provides an indicative overview of the staging of 
development for the Development Plan Area. 

On the basis that all stages have progressed and the Development Plan area remains largely developed, 
there is not considered a need to amend Figure 36 and the Proposed Indicative Staging Plan. 
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5. CONCLUSION 
The proposed addendum to the Lalor Development Plan is considered to strategically align with the 
principles and outcomes which continue to be envisaged for the Development Plan Area, while also 
satisfying the statutory requirements as outlined in Schedule 20 the Development Plan Overlay. 

The proposed changes being sought through this addendum will also support the increase of housing 
support in a location strategically identified for infill housing growth, and in an area which is well serviced by 
adjacent areas of public open space and the availability of services and community infrastructure. The 
dwelling typology change does not represent a real increase in dwelling numbers, and only a minor increase 
to projected occupancy rates, reflective of current market demand.  

It is considered the indicative access, pedestrian connectivity and tree planting is generally in accordance 
with the approved Development Plan. Further detailed design such as stormwater and drainage, specific lot 
yield, internal access and landscaping are matters to be addressed as part of a development and/or 
subdivision (planning permit) application for the site.   

Overall, the proposed addendum is considered to have a positive impact on the outcomes being delivered by 
the Lalor Development Plan and will provide a net community benefit. 
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DISCLAIMER 
This report is dated 16 February 2023 and incorporates information and events up to that date only and 
excludes any information arising, or event occurring, after that date which may affect the validity of Urbis Pty 
Ltd (Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit only, of 
Baptcare (Instructing Party) for the purpose of Addendum to Development Plan (Purpose) and not for any 
other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all liability, 
whether direct or indirect, to the Instructing Party which relies or purports to rely on this report for any 
purpose other than the Purpose, and to any other person which relies or purports to rely on this report for 
any purpose whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future 
events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are 
made in good faith and on the basis of information supplied to Urbis at the date of this report, and upon 
which Urbis relied. Achievement of the projections and budgets set out in this report will depend, among 
other things, on the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which 
Urbis may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such 
translations and disclaims any liability for any statement or opinion made in this report being inaccurate or 
incomplete arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not 
made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions given 
by Urbis in this report are given in good faith and in the reasonable belief that they are correct and not 
misleading, subject to the limitations above.  
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APPENDIX A PROPOSED ADDENDUM TO 
DEVELOPMENT PLAN (REPLACEMENT 
TO FIGURE 11 AND 
TRAFFIC/PEDESTRIAN MOVEMENT 
DIAGRAMS (ADDENDUMS TO FIGURES 
14, 15, 16 AND 18)) 



DEVELOPMENT PLAN

Ba r r y R d

NOTE
It is noted that, depending on detailed design, rear laneways may be utilised to provide 
access to medium density lots.
Design detail of intersection between Deveny and Gillwell Roads is yet to be determined and 
will require approval from the responsible authority and the Department of Primary Industries 
(DPI).
Downs Road is a no through road and will not provide access into the site.
Council may at its discretion consider applications for use and development of land for 
dwelling densities which may vary to those identified on this Plan where it is considered that 
the proposal has planning merit and does not adversely impact on adjoining and nearby 
residents to Council’s satisfaction.
50S Gilwell Rd Lalor road network to achieve:
The relevant principles of ESD as outlined at Section 7.0 of the Development Plan.
Road cross-sections consistent with an access street - secondary (cross-section H).
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traffic management / pedestrian and cycle network plan
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1 INTRODUCTION 

onemilegrid has been requested by Baptcare to undertake a Transport Impact Assessment of the 

proposal for the change of the use of the parcel of land at Pinetree Crescent, Lalor, from 

‘integrated residential age in place estate’ to a standard residential use within the development 

plan 

As part of this assessment the subject site has been inspected with due consideration of the 

development proposal, traffic data has been sourced and relevant background reports have 

been reviewed. 

 

2 EXISTING CONDITIONS 

2.1 Site Location 

The subject site forms part of an overall area owned by Baptcare, which includes an existing 

residential aged care facility towards the north-eastern corner, Baptcare retained land towards the 

north-western corner,  and the subject site within the southern portion of the site. 

The subject site is located on the eastern side of Gillwell Road, approximately 70m south of the 

intersection between Pinetree Crescent and Gillwell Road, as shown in Figure 1. 

Figure 1 Site Location 

 

Copyright Melway Publishing 

The subject site is currently vacant, with no vehicle access provided. 

An aerial view of the subject site is provided in Figure 2. 

Subject Site 



 

Pinetree Crescent, Lalor     Transport Impact Assessment – Amended Development Plan 
220385TIA001B-F.docx     7 July 2022 

Page 6 

Figure 2 Site Context (24 January 2021) 

 

 Copyright Nearmap 

Land use in the immediate vicinity of the site is largely residential in nature, and is located directly 

opposite from Gillwell Park. 

  

Baptcare 

Retained Land 

Existing Aged 

Care Facility 

Subject Site 
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2.2 Planning Zones and Overlays 

It is shown in Figure 3 that the site is located within a General Residential Zone (GRZ1).  In addition, 

the site is subject to the Development Plan Overlay – Schedule 20 (DPO20). 

Schedule 20 to the DPO specifies that the development plan must show the following, amongst 

other things: 

“The proposed road network, which should show:  

➢ A high degree of connectivity and internal permeability  

➢ Typical road cross-sections  

➢ A method of integration with the existing and proposed surrounding road network  

➢ Bus routes for public transport access on collector roads  

➢ A bicycle and pedestrian network  

➢ Any features necessary to give effect to the traffic management plan.” 

It is noted that the proposed development is exempt from the above, given that the application is 

subject to the Clause 52.20 approval process.  Notwithstanding, the proposed development has 

sought to align with the outcomes listed as part of the Development Plan Overlay. 

Figure 3 Planning Scheme Zones 

 

 

  

Subject Site 



 

Pinetree Crescent, Lalor     Transport Impact Assessment – Amended Development Plan 
220385TIA001B-F.docx     7 July 2022 

Page 8 

2.3 Road Network 

2.3.1 Pinetree Crescent 

Pinetree Crescent is a local road generally aligned east-west, running from Edgards Road in the 

east and continuing as Mosaic Drive in the west. 

Pinetree Crescent provides a pavement width of 7.3 metres, accommodating two-way traffic flow 

and kerbside parking.  Unrestricted kerbside parking is permitted on both sides of the road. 

The default 50km/h speed limit applies to Pinetree Crescent in the vicinity of the site. 

The cross-section of Pinetree Crescent at the frontage of the site is shown below. 

Figure 4 Pinetree Crescent, looking west adjacent to the site 

 

Figure 5 Pinetree Crescent, looking east adjacent to the site 
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2.3.2 Gillwell Road 

Gillwell Road is a local road generally aligned north-south, running between Edgars Road in the 

north and Barry Road in the south.  Gillwell Road provides a single traffic lane and a shared 

kerbside parking/bike lane in each direction adjacent to the site.  Kerbside parking is generally 

unrestricted in the vicinity of the site. 

The default 50km/h speed limit applies to Gillwell Road in the vicinity of the site. 

The cross-section of Gillwell Road at the frontage of the site is shown in Figure 6. 

Figure 6 Gillwell Road, looking south adjacent to the subject site 

 

Figure 7 Gillwell Road, looking north adjacent to the subject site 

 

 



 

Pinetree Crescent, Lalor     Transport Impact Assessment – Amended Development Plan 
220385TIA001B-F.docx     7 July 2022 

Page 10 

2.4 Traffic Volumes 

2.4.1 Intersection Volumes 

Traffic volume surveys were undertaken by Trans Traffic Survey on behalf of onemilegrid at the 

intersection of Gillwell Road and Pinetree Crescent, on Wednesday 25th May 2022, between 

6:30am and 9:30am, and between 2:30pm and 6:30pm. 

The peak hour results of the surveys are shown in Figure 8. 

Figure 8 Existing Traffic Volumes – Gillwell Road / Pinetree Crescent 

 

 

To assess the operation of the intersection the traffic volumes have been input into SIDRA 

Intersection, a traffic modelling software package. 

The SIDRA Intersection software package has been developed to provide information on the 

capacity of an intersection with regard to a number of parameters.  Those parameters considered 

relevant are, Degree of Saturation (DoS), 95th Percentile Queue, and Average Delay as described 

below. 
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Table 1 SIDRA Intersection Parameters 

Parameter Description 

Degree of 

Saturation (DoS) 

The DoS represents the ratio of the traffic volume making a particular 

movement compared to the maximum capacity for that particular 

movement.  The value of the DoS has a corresponding rating depending on 

the ratio as shown below. 

Degree of Saturation Rating 

Up to 0.60 Excellent 

0.61 – 0.70 Very Good 

0.71 – 0.80 Good 

0.81 – 0.90 Fair 

0.91 – 1.00 Poor 

Above 1.00 Very Poor 

It is noted that whilst the range of 0.91 – 1.00 is rated as ‘poor’, it is acceptable 

for critical movements at an intersection to be operating within this range 

during high peak periods, reflecting actual conditions in a significant number 

of suburban signalised intersections. 

Average Delay 

(seconds) 

Average delay is the time delay that can be expected for all vehicles 

undertaking a particular movement in seconds. 

95th Percentile 

(95%ile) Queue 

95%ile queue represents the maximum queue length in metres that can be 

expected in 95% of observed queue lengths in the peak hour 

The results of the analysis are provided in Table 2. 

Table 2 Gillwell Road / Pinetree Crescent – Existing Conditions 

Approach DoS Avg. Delay (sec) Queue (m) 

AM Peak 

Gillwell Road South 0.131 5.4 5.0 

Pinetree Crescent East 0.062 6.1 2.2 

Gillwell Road North 0.120 5.8 4.6 

Pinetree Crescent West 0.108 7.0 4.0 

PM Peak 

Gillwell Road South 0.165 5.4 6.5 

Pinetree Crescent East 0.070 6.7 2.5 

Gillwell Road North 0.152 5.8 6.0 

Pinetree Crescent West 0.082 6.9 3.0 

 

It is shown the roundabout between Gillwell Road and Pinetree Crescent currently operates under 

‘Excellent’ conditions on each approach, during the morning and evening peak hour periods.  

Minimal queues and delays are experienced by motorists. 
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2.4.2 Local Road Capacity 

In addition to the above, traffic volume, speed and classification surveys were undertaken by Trans 

Traffic Survey on behalf of onemilegrid on Pinetree Crescent and Gillwell Road adjacent to the site, 

for a one-week period from Wednesday 25th May 2022 to Wednesday 1st June 2022.   

The results of the surveys are summarised below. 

Table 3 Traffic Volume and Speed Surveys – Pinetree Crescent 

Time Period Direction 
Traffic Volume 

(vpd) 

Average Speed 

(km/h) 

85th Percentile 

Speed (km/h) 

Weekday 

Average 

Eastbound 406 34.7 39.5 

Westbound 373 32.5 36.7 

Both Directions 779 33.8 38.1 

7 Day Average 

Eastbound 379 34.7 39.8 

Westbound 348 32.7 36.8 

Both Directions 727 33.7 38.3 

Table 4 Traffic Volume and Speed Surveys – Gillwell Road 

Time Period Direction 
Traffic Volume 

(vpd) 

Average Speed 

(km/h) 

85th Percentile 

Speed (km/h) 

Weekday 

Average 

Northbound 1,814 49.3 56.7 

Southbound 1,935 50.2 56.8 

Both Directions 3,749 49.7 56.7 

7 Day Average 

Northbound 1,790 49.5 56.9 

Southbound 1,930 50.2 57.0 

Both Directions 3,720 49.9 56.9 
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2.5 Road Classifications 

2.5.1 Melway Classification 

The Melway maps provide general classifications of roads, as shown below in Figure 9.   

Based on the Melway maps, Pinetree Crescent is classified as a local access street which has an 

indicative capacity of 1,000 – 2,000 vehicles per day.  Gillwell Road is identified as a collector road, 

which has an indicative capacity of between 3,000 – 7,000 vehicles per day. 

Figure 9 Melway Road Classification 

 

 

 

  

Subject Site 
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2.5.2 Lalor Development Plan 

The Lalor Development Plan approved by the City of Whittlesea on 4th July 2008 and amended 

September 2015 identified the subject site as an integrated Residential Age in Place Estate as 

shown Figure 10. 

Figure 10 Development Plan 

 

 

  

Subject Site 
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Of particular relevance to traffic the Lalor Development Plan provides a Road Hierarchy Map, 

which identifies Pinetree Crescent as an Access Street – Primary and Gillwell Road as a Collector 

Road.  The Road Hierarchy Map from the Lalor Development Plan is shown below in Figure 11. 

Figure 11 Lalor Development Plan – Road Hierarchy Map 

 

  

Subject Site 
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The Lalor Development Plan also includes a Thoroughfare Plan, which is shown below in Figure 12. 

The Thoroughfare Plan denotes Gillwell Road as No. ‘F’, and Pinetree Crescent as No. ‘D’.  The 

cross-sections for notation ‘F’ and notation ‘D’ are shown below in Figure 13 and Figure 14. 

Figure 12 Lalor Development Plan – Thoroughfare Plan 

 

Figure 13 Gillwell Road – Road Cross Section 

 

Subject Site 
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Figure 14 Pinetree Crescent – Road Cross Section 

 

 

2.5.3 Road Classification Summary 

Based on the information provided above from Melway and the approved Lalor Development 

Plan, it is concluded that Pinetree Crescent is an Access Street Level 1, and Gillwell Road is a 

Connector Street.  A summary of the classifications and indicative capacities is shown in Table 5. 

Table 5 Road Hierarchy 

Road Responsibility Classification Capacity 

Pinetree Crescent Council Access Street 1,000 – 2,000 vpd 

Gillwell Road Council Connecter Street 3,000 – 7,000 vpd 
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2.6 Sustainable Transport 

2.6.1 General 

An extract of the TravelSmart Map for the City of Whittlesea is shown in Figure 15, highlighting the 

public transport, bicycle and pedestrian facilities in the area. 

Figure 15 TravelSmart Map 

 

 

  

Subject Site 
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2.6.2 Public Transport 

The public transport provision in the vicinity of the site is shown in Figure 16 and detailed in Table 6. 

Figure 16 Public Transport Provision 

 

Table 6 Public Transport Provision 

Mode 
Route 

No 
Route Description Nearest Stop/Station 

Train  Mernda Line Lalor Railway Station 

Bus 
554 Thomastown via West Lalor (clockwise loop) 

Gillwell Road 
557 Thomastown via West Lalor (anti clockwise loop) 

 

Public transport in the immediate vicinity of the subject site is limited to bus services.  With the Route 

554 and Route 557 located on Gillwell Road, along the sites western boundary. 

Additionally, the site is within approximately 2.3km walking distance from Lalor Railway Station and 

connecting through to the Melbourne CBD. 

 

  

Subject Site 



 

Pinetree Crescent, Lalor     Transport Impact Assessment – Amended Development Plan 
220385TIA001B-F.docx     7 July 2022 

Page 20 

2.6.3 Previous Application 

An application for development of the site was submitted by Connect PM in 2015 for the purposes 

of a residential aged care facility, independent living units (ILU) and independent living apartments 

(ILA).   

The application included the following development yield. 

Table 7 Previous Application – Development Yield 

Component Number 

Aged Care  120 beds 

ILU 

Two-bedroom 74 

Three-bedroom 8 

Sub-total 82 

ILA 

One-bedroom 11 

Two-bedroom 35 

Three-bedroom 7 

Sub-total 53 

 

It is noted that the aged care component has since been developed, and is known as Baptcare 

Wattle Grove Community, which is located towards the north-eastern corner of the site. 

The remaining 82 independent living units and 53 independent living apartments proposed access 

via a single connection to Gillwell Road along the sites western boundary.  The ILU’s were proposed 

to be located to the south of the internal east-west road, while the ILA’s were shown to the north. 

A Transport Impact Assessment was prepared by Cardno in 2015 and was submitted with the 

previous application.  The report included an assessment of traffic generation, which found that the 

independent living units and apartments would generate 27 vehicle movements during the 

morning and evening peak periods, comprising 16 movements from the ILU’s and 11 movements 

from the ILA’s. 

The layout of the site is shown below in Figure 17. 
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Figure 17 Previous Application – Proposed Layout 
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3 DEVELOPMENT PLAN PROPOSAL 

It is planned to develop the portion of the subject site previously approved for the development of 

82 independent living units for the purposes of a residential development, comprising a similar 

number of dwellings as the previously approved use. 

Vehicle access to the site is proposed via the currently approved connection to Gillwell Road, 

which will serve as the sole vehicle connection to the site. 

 

4 RESIDENTIAL SUBDIVISION DESIGN ASSESSMENT 

4.1 General 

The proposed development should consider the requirements outlined in Clause 56 of the 

Whittlesea Planning Scheme (Residential Subdivision).  These requirements are reproduced below. 

 

4.2 Whittlesea Planning Scheme – Clause 56 

Clause 56.06 identifies Access and Mobility Management requirements for residential subdivisions 

such as that proposed at the site.  The following Clauses are applicable. 

 

4.2.1 Clause 56.06-2, Walking and Cycling Network Objectives 

Standard C15 

The walking and cycling network should be designed to: 

➢ Implement any relevant regional and local walking and cycling strategy, plan or policy for the area set 

out in this scheme. 

➢ Link to any existing pedestrian and cycling networks. 

➢ Provide safe walkable distances to activity centres, community facilities, public transport stops and public 

open spaces. 

➢ Provide an interconnected and continuous network of safe, efficient and convenient footpaths, shared 

paths, cycle paths and cycle lanes based primarily on the network of arterial roads, neighbourhood streets 

and regional public open spaces. 

➢ Provide direct cycling routes for regional journeys to major activity centres, community facilities, public 

transport and other regional activities and for regional recreational cycling. 

➢ Ensure safe street and road crossings including the provision of traffic controls where required. 

➢ Provide an appropriate level of priority for pedestrians and cyclists. 

➢ Have natural surveillance along streets and from abutting dwellings and be designed for personal safety 

and security particularly at night. 

➢ Be accessible to people with disabilities. 
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4.2.2 Clause 56.06-3, Public Transport Network Objectives 

Standard C16 

The public transport network should be designed to: 

➢ Implement any relevant public transport strategy, plan or policy for the area set out in this scheme. 

➢ Connect new public transport routes to existing and proposed routes to the satisfaction of the relevant 

public transport authority. 

➢ Provide for public transport links between activity centres and other locations that attract people using the 

Principal Public Transport Network in Metropolitan Melbourne and the regional public transport network 

outside Metropolitan Melbourne. 

➢ Locate regional bus routes principally on arterial roads and locate local bus services principally on 

connector streets to provide: 

 Safe and direct movement between activity centres without complicated turning manoeuvres. 

 Direct travel between neighbourhoods and neighbourhood activity centres. 

 A short and safe walk to a public transport stop from most dwellings. 

 

4.2.3 Clause 56.06-4, Neighbourhood Street Network Objective 

Standard C17 

The neighbourhood street network must: 

➢ Take account of the existing mobility network of arterial roads, neighbourhood streets, cycle paths, cycle 

paths, footpaths and public transport routes. 

➢ Provide clear physical distinctions between arterial roads and neighbourhood street types. 

➢ Comply with the Roads Corporation’s arterial road access management policies. 

➢ Provide an appropriate speed environment and movement priority for the safe and easy movement of 

pedestrians and cyclists and for accessing public transport. 

➢ Provide safe and efficient access to activity centres for commercial and freight vehicles. 

➢ Provide safe and efficient access to all lots for service and emergency vehicles. 

➢ Provide safe movement for all vehicles. 

➢ Incorporate any necessary traffic control measures and traffic management infrastructure. 

 

The neighbourhood street network should be designed to: 

➢ Implement any relevant transport strategy, plan or policy for the area set out in this scheme. 

➢ Include arterial roads at intervals of approximately 1.6 kilometres that have adequate reservation widths to 

accommodate long term movement demand. 

➢ Include connector streets approximately halfway between arterial roads and provide adequate 

reservation widths to accommodate long term movement demand. 

➢ Ensure connector streets align between neighbourhoods for direct and efficient movement of pedestrians, 

cyclists, public transport and other motor vehicles. 

➢ Provide an interconnected and continuous network of streets within and between neighbourhoods for use 

by pedestrians, cyclists, public transport and other vehicles. 

➢ Provide an appropriate level of local traffic dispersal. 

➢ Indicate the appropriate street type. 

➢ Provide a speed environment that is appropriate to the street type. 

➢ Provide a street environment that appropriately manages movement demand (volume, type and mix of 

pedestrians, cyclists, public transport and other motor vehicles). 

➢ Encourage appropriate and safe pedestrian, cyclist and driver behaviour. 

➢ Provide safe sharing of access lanes and access places by pedestrians, cyclists and vehicles. 

➢ Minimise the provision of culs-de-sac. 

➢ Provide for service and emergency vehicles to safely turn at the end of a dead-end street. 
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➢ Facilitate solar orientation of lots. 

➢ Facilitate the provision of the walking and cycling network, integrated water management systems, utilities 

and planting of trees. 

➢ Contribute to the area’s character and identity. 

➢ Take account of any identified significant features. 

 

4.2.4 Clause 56.06-5, Walking and Cycling Detail Network Objectives 

Standard C18 

Footpaths, shared paths, cycle paths and cycle lanes should be designed to: 

➢ Be part of a comprehensive design of the road or street reservation. 

➢ Be continuous and connect. 

➢ Provide for public transport stops, street crossings for pedestrians and cyclists and kerb crossovers for 

access to lots. 

➢ Accommodate projected user volumes and mix. 

➢ Meet the requirements of Table C1. 

➢ Provide pavement edge, kerb, channel and crossover details that support safe travel for pedestrians, 

footpath bound vehicles and cyclists, perform required drainage functions and are structurally sound. 

➢ Provide appropriate signage. 

➢ Be constructed to allow access to lots without damage to the footpath or shared path surfaces. 

➢ Be constructed with a durable, non-skid surface. 

➢ Be of a quality and durability to ensure: 

 Safe passage for pedestrians, cyclists, footpath bound vehicles and vehicles. 

 Discharge of urban run-off. 

 Preservation of all-weather access. 

 Maintenance of a reasonable, comfortable riding quality. 

 A minimum 20 year life span. 

➢ Be accessible to people with disabilities and include tactile ground surface indicators, audible signals and 

kerb ramps required for the movement of people with disabilities. 

 

4.2.5 Clause 56.06-6, Public Transport Network Detail Objectives 

Standard C19 

Bus priority measures must be provided along arterial roads forming part of the existing or proposed Principal 

Public Transport Network in Metropolitan Melbourne and the regional public transport network outside 

Metropolitan Melbourne to the requirements of the relevant roads authority. 

Road alignment and geometry along bus routes should provide for the efficient, unimpeded movement of 

buses and the safety and comfort of passengers. 

The design of public transport stops should not impede the movement of pedestrians. 

Bus and tram stops should have: 

➢ Surveillance from streets and adjacent lots. 

➢ Safe street crossing conditions for pedestrians and cyclists. 

➢ Safe pedestrian crossings on arterial roads and at schools including the provision of traffic controls as 

required by the roads authority. 

➢ Continuous hard pavement from the footpath to the kerb. 

➢ Sufficient lighting and paved, sheltered waiting areas for forecast user volume at neighbourhood centres, 

schools and other locations with expected high patronage. 

➢ Appropriate signage. 

 



 

Pinetree Crescent, Lalor     Transport Impact Assessment – Amended Development Plan 
220385TIA001B-F.docx     7 July 2022 

Page 25 

4.2.6 Clause 56.06-7, Neighbourhood Street Network Detail Objective 

Standard C20 

The design of streets and roads should: 

➢ Meet the requirements of Table C1.  Where the widths of access lanes, access places, and access streets 

do not comply with the requirements of Table C1, the requirements of the relevant fire authority and roads 

authority must be met. 

➢ Provide street blocks that are generally between 120 metres and 240 metres in length and generally 

between 60 metres to 120 metres in width to facilitate pedestrian movement and control traffic speed. 

➢ Have verges of sufficient width to accommodate footpaths, shared paths, cycle paths, integrated water 

management, street tree planting, lighting and utility needs. 

➢ Have street geometry appropriate to the street type and function, the physical land characteristics and 

achieve a safe environment for all users. 

➢ Provide a low-speed environment while allowing all road users to proceed without unreasonable 

inconvenience or delay. 

➢ Provide a safe environment for all street users applying speed control measures where appropriate. 

➢ Ensure intersection layouts clearly indicate the travel path and priority of movement for pedestrians, 

cyclists and vehicles. 

➢ Provide a minimum 5 metre by 5 metre corner splay at junctions with arterial roads and a minimum 3 metre 

by 3 metre corner splay at other junctions unless site conditions justify a variation to achieve safe sight lines 

across corners. 

➢ Ensure streets are of sufficient strength to: 

 Enable the carriage of vehicles. 

 Avoid damage by construction vehicles and equipment. 

➢ Ensure street pavements are of sufficient quality and durability for the: 

 Safe passage of pedestrians, cyclists and vehicles. 

 Discharge of urban run-off. 

 Preservation of all-weather access and maintenance of a reasonable, comfortable riding quality. 

➢ Ensure carriageways of planned arterial roads are designed to the requirements of the relevant road 

authority. 

➢ Ensure carriageways of neighbourhood streets are designed for a minimum 20 year life span. 

➢ Provide pavement edges, kerbs, channel and crossover details designed to: 

 Perform the required integrated water management functions. 

 Delineate the edge of the carriageway for all street users. 

 Provide efficient and comfortable access to abutting lots at appropriate locations. 

 Contribute to streetscape design. 

➢ Provide for the safe and efficient collection of waste and recycling materials from lots. 

➢ Be accessible to people with disabilities. 

➢ Meet the requirements of Table C1.  Where the widths of access lanes, access places, and access streets 

do not comply with the requirements of Table C1, the requirements of the relevant fire authority and roads 

authority must be met.  Where the widths of connector streets do not comply with the requirements of 

Table C1, the requirements of the relevant public transport authority must be met. 

 

A street detail plan should be prepared that shows, as appropriate: 

➢ The street hierarchy and typical cross-sections for all street types. 

➢ Location of carriageway pavement, parking, bus stops, kerbs, crossovers, footpaths, tactile surface 

indicators, cycle paths and speed control and traffic management devices. 

➢ Water sensitive urban design features. 

➢ Location and species of proposed street trees and other vegetation. 

➢ Location of existing vegetation to be retained and proposed treatment to ensure its health. 

➢ Any relevant details for the design and location of street furniture, lighting, seats, bus stops, telephone 

boxes and mailboxes. 
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Table C1 Design of roads and neighbourhood streets 

Element Access Lane Access 

Place 

Access 

Street – Level 

1 

Access 

Street – Level 

2 

Connector 

Street – Level 

1 

Connector 

Street – Level 

2 

Traffic 

Volume 

300 vpd 300-1000 vpd 1000-2000 

vpd 

2000-3000 

vpd 

3000 vpd 3000-7000 

vpd 

Target Speed 10 km/h 15 km/h 30 km/h 40 km/h 50 km/h (40 

km/h at 

schools, 

20km/h at 

crossing 

points) 

60 km/h or 

50 km/h (40 

km/h at 

schools) 

Carriageway 

Width 

5.5m 5.5m 5.5m 7 – 7.5m 3.5m per 

lane (4.0m at 

intersections) 

3.5m per 

lane (4.0m at 

intersections) 

Parking 

Within Street 

None 1 verge 

space per 2 

lots, or one-

side on 

carriageway 

1 verge 

space per 2 

lots 

Both sides Dedicated 

lane 2.3m 

where 

required 

Dedicated 

lane 2.3m 

where 

required 

Verge Width Not required 7.5m (3.5m / 

2.5m min) 

4.0 / 4.0m 4.5 / 4.5m 4.5 / 4.5m 6.0 / 6.0m 

Footpath 

Provision 

Shared Zone 1.5m (Not 

required if < 

5 dwellings) 

2 x 1.5m 

(2.0m at 

schools, 

shop, activity 

centre) 

2 x 1.5m 

(2.0m at 

schools, 

shop, activity 

centre) 

2 x 1.5m 

(2.0m at 

schools, 

shop, activity 

centre) 

2 x 1.5m 

(2.0m at 

schools, 

shop, activity 

centre) 

Cycle Path 

Provision 

None None Shared Zone Shared Zone 0.7 - 1.7m 0.7 - 1.7m or 

shared path 

The above dimensions are generally in accordance with the development plan road cross-sections 

with any roads within the subdivision to be in accordance with the ‘H’ local street cross-section as 

follows. 

Figure 18 Cross-section H – Development Plan 
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4.2.7 Clause 56.06-8, Lot Access Objective 

Standard C21 

Vehicle access to lots abutting arterial roads should be provided from service roads, side or rear access lanes, 

access places or access streets where appropriate and in accordance with the access management 

requirements of the relevant roads authority. 

Vehicle access to lots of 300 square metres or less in area and lots with a frontage of 7.5 metres or less should 

be provided via rear or side access lanes, places or streets. 

The design and construction of a crossover should meet the requirements of the relevant road authority. 
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5 BICYCLE PARKING 

Clause 52.34 of the Whittlesea Planning Scheme does not specify bicycle parking provision 

requirements for dwellings or townhouse style developments, generally assuming that bicycles can 

be stored in the garage required for each dwelling. 

Garage dimensions for each dwelling should therefore be provided in accordance with the 

Planning Scheme minimum dimensions, to ensure sufficient space is provided for bicycle parking. 

 

6 CAR PARKING 

The car parking requirements for the subject site are identified in Clause 52.06 of the Whittlesea 

Planning Scheme, which specifies the following requirements for residential uses, as summarised in 

Table 8. 

Table 8 Clause 52.06 – Car Parking Requirements 

Use Rate Car Parking Measure 

Dwelling 

1 to each one or two-bedroom dwelling, plus 

2 

to each three or more-bedroom dwelling 

(with studies or studios that are separate 

rooms counted as bedrooms), plus 

1 
For visitors to every 5 dwellings for 

developments of 5 or more dwellings 

Based on the above requirements, each 2-bedroom dwelling will need to provide one parking 

space and each 3 or more bedroom dwelling 2 parking spaces. 

For the purposes of this assessment, it is estimated that up to a maximum of approximately 82 

dwellings will be developed on the site, thereby generating a visitor car parking requirement of 16 

spaces.    
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7 TRAFFIC 

7.1 Traffic Generation 

It is generally accepted that single dwellings on a lot in outer suburban areas may generate traffic 

at up to 10 vehicles per day, whilst in areas with good public transport, and for higher density 

dwellings, lower traffic generation rates are often recorded. 

With consideration to the proximity of the site to public transport and amenities, it is anticipated 

that the proposed development may generate up to 7 vehicle trips per day per dwelling.   

By applying the above traffic generation rates to the estimated maximum of up to 82 lots, the 

development is expected to generate up to approximately 574 vehicle trips per day, and 

approximately 58 vehicle trips per hour during both the AM and PM peak. 

Traffic volumes generated by residential uses are typically tidal, with the majority of movements 

generated during the AM peak hour occurring in the outbound direction and the majority of 

movements during the PM peak hour occurring in the inbound direction.  

For the purposes of this assessment, the following directional splits will be adopted: 

➢ AM peak hour: 70% outbound, 30% inbound; and 

➢ PM peak hour: 40% outbound, 60% inbound. 

Peak hour traffic volumes anticipated to be generated by the proposed development are outlined 

in Table 9. 

Table 9 Anticipated Peak Hour Traffic Generation 

Period Outbound Volume Inbound Volume Two-Way Volume 

AM Peak Hour 41 movements 17 movements 58 movements 

PM Peak Hour 23 movements 35 movements 58 movements 

 

7.2 Traffic Distribution 

The site is proposed to provide sole vehicle access via Gillwell Road.   

With consideration to the above, noting the site’s location in relation to the arterial road network, 

public transport facilities, schools, recreation and retail and employment precincts, the directional 

distribution shown in Table 10 has been adopted. 

Table 10 Adopted Directional Traffic Distribution 

Road Destination Percentage 

Gillwell Road North 50% 

Gillwell Road South 50% 
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7.3 Resultant Future Traffic Volumes 

Based on the above, the future intersection volumes at the Hallam Road/Centre Road intersection 

can be calculated by combining the existing volumes with the expected traffic volume growth, 

and superimposing the traffic anticipated to be generated by the proposed development. 

The resultant peak hour traffic volumes are shown in Figure 19. 

Figure 19 Resultant Future Traffic Volumes 
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7.3.1 Intersection Capacity Assessment 

To assess the operation of the intersection the traffic volumes have been input into SIDRA 

Intersection, a traffic modelling software package. 

The results of the analysis are provided in Table 11. 

Table 11 Gillwell Road / Pinetree Crescent – Existing / Future Conditions 

Approach DoS Avg. Delay (sec) Queue (m) 

Existing Future Existing Future Existing Future 

AM Peak 

Gillwell Road South 0.131 0.147 5.4 5.4 5.0 5.7 

Pinetree Crescent East 0.062 0.063 6.1 6.2 2.2 2.2 

Gillwell Road North 0.120 0.128 5.8 5.7 4.6 4.9 

Pinetree Crescent West 0.108 0.110 7.0 7.1 4.0 4.1 

PM Peak 

Gillwell Road South 0.165 0.175 5.4 5.4 6.5 7.0 

Pinetree Crescent East 0.070 0.071 6.7 6.8 2.5 2.6 

Gillwell Road North 0.152 0.166 5.8 5.7 6.0 6.7 

Pinetree Crescent West 0.082 0.083 6.9 7.0 3.0 3.0 

 

As shown above the intersection continues to operate under excellent conditions during both the 

morning and afternoon peak hours with negligible additional queues and delays experienced by 

motorists.  In view of the foregoing, the planned development is considered to have a negligible 

impact on the operation of the Gillwell Road / Pinetree Crescent roundabout. 

 

7.4 Local Road Capacity 

As noted in Section 2.5, Pinetree Crescent is classified as a Level 1 Access Street with an indicative 

capacity of up to 2,000 vehicles per day.  Gillwell Road was determined to be classified as a 

Connector Street with an indicative capacity of between 3,000 – 7,000 vehicles per day. 

As per the traffic analysis presented above, the planned development is expected to generate up 

to 574 vehicle trips per day, all of which directly generated to Gillwell Road due to the currently 

approved access location. 

A comparison of the existing and future road capacities is shown below in Table 12. 

Table 12 Local Road Capacity Assessment 

Road Capacity Existing Traffic Future Traffic 

Pinetree Crescent 1,000 – 2,000 vpd 727 vpd 727 vpd 

Gillwell Road 3,000 – 7,000 vpd 3,720 vpd 4,294 vpd 

 

Based on the above, the traffic generated by the planned development does not trigger the local 

road network to exceed the indicative environmental capacities and is therefore expected to 

have a minimal impact on the operation of the surrounding road network. 
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8 CONCLUSIONS 

It is planned to amend the development plan from ‘integrated residential age in place to a 

standard residential use within the development plan.  Based on the anticipated development 

yield of approximately 82 dwellings, it is concluded that: 

➢ Based on a lot yield of approximately 82 dwellings, the planned development will have a 

negligible impact on the operation of the Gillwell Road / Pinetree Crescent roundabout, with 

insignificant added queues or delays to existing motorists; and 

➢ The traffic generated by the planned development does not trigger the local road network to 

exceed the indicative environmental capacities and is expected to have a minimal impact on 

the operation of the surrounding road network and is therefore considered acceptable. 

 



 

LALOR DEVELOPMENT PLAN ADDENDUM  DISCLAIMER  23 

 

 

 

APPENDIX C STORMWATER MANAGEMENT PLAN 



 

 

 

 

 

  

  

 

 

 

 

 

JOB NUMBER: S54643 - 277075 

CLIENT: Baptcare 

SITE: 50S Gilwell Road, LALOR, VIC 3075 

DATE: 29 June 2022 

 

REVISION: 0 

Stormwater 
Management 
Plan 
50s Gilwell Road, Lalor 
Superlot Subdivision 
 
 
 



    

 

FMG Ref: S54643 - 277075  Date: 29 Jun. 2229/06/2022 Page 2 of 15 

© Koukourou Pty Ltd trading as FMG Engineering  
The work carried out in the preparation of this report has been performed in accordance with the requirements of FMG Engineering’s 

Quality Management System which is certified by a third party accredited auditor to comply with the requirements of ISO9001.  

 

This document is and shall remain the property of FMG Engineering.  The document is specific to the client and site detailed in the 

report.  Use of the document must be in accordance with the Terms of Engagement for the commission and any unauthorised use of 

this document in any form whatsoever is prohibited.  No part of this report including the whole of same shall be used for any other 

purpose nor by any third party without prior written consent of FMG Engineering. 

 

FMG Engineering provides this document in either printed format, electronic format or both. FMG Engineering considers the printed 

version to be binding. The electronic format is provided for the client’s convenience and FMG Engineering requests that the client 

ensures the integrity of this electronic information is maintained. Storage of this electronic information should at a minimum comply 

with the requirements of the Electronic Transactions Act 2000 (Cth). 

 

 

 

 

 

 

 

 

 

 

  

 



 

 FMG Ref: S54643 / 277075  Date: 29 Jun. 2229/06/2022 Page 3 of 15 

Table of contents 
1 Introduction .......................................................................................................................................................................................... 5 

1.1 Purpose ....................................................................................................................................................................................... 5 
1.2 Existing Site Conditions .......................................................................................................................................................... 5 

1.2.1 Property Details ................................................................................................................................................................... 5 

1.3 Development Summary ......................................................................................................................................................... 6 
1.4 Flooding ...................................................................................................................................................................................... 7 
1.5 Overland Flow Path ................................................................................................................................................................. 7 

2 Stormwater Management ................................................................................................................................................................ 7 
3 On-site Detention System................................................................................................................................................................ 8 

3.1 Detention System ..................................................................................................................................................................... 8 

4 Stormwater Drainage Strategy and LPD nomination .............................................................................................................. 8 
5 Limitations ............................................................................................................................................................................................ 9 
Appendix A ................................................................................................................................................................................................... 10 

Catchment Areas / Council DBYD plan / site survey / services plan ................................................................................ 10 

Appendix B .................................................................................................................................................................................................... 11 

MUSIC Model Results / OSD4W Detention Storage Calculation ........................................................................................ 11 
OSD4W Detention Storage Calculation (roof areas) ............................................................................................................. 12 



 

 

 .............................. 12 
Appendix C ................................................................................................................................................................................................... 13 

Stormwater drainage schematic to demonstrate design intent and LPD nomination ................................................ 13 

Appendix D................................................................................................................................................................................................... 14 

Q100 Gap Flow reporting ............................................................................................................................................................... 14 

 

 

 

 



 

 

 FMG Ref: S54643 / 277075  Date: 29 Jun. 2229/06/2022 Page 5 of 15 

 

1 Introduction 
FMG Engineering have been engaged by Baptcare to prepare a stormwater management plan (SWMP) for 

the subject site at 50s Gillwell Road, Lalor.  

 

This SWMP outlines the conceptual stormwater requirements for proposed development on the subject siet 

and has been prepared to accompany an addendum to The Lalor Development plan. 

 

This plan should ensure that the stormwater and drainage discharge from the development site meets 

current best practice performance objectives for stormwater, demonstrates the application of Water Sensitive 

Urban Design (WSUD) and complies with the intent of City of Whittlesea requirements. 

 

1.1 Purpose 
The purpose of this SWMP is to evaluate the quantity and quality of stormwater associated with the 

proposed development plan to demonstrate to Whittlesea City Council that an appropriate stormwater 

management strategy has been adopted. 

 

The SWMP specifically addresses the following items for both the construction and operational phases of the 

development: 

• Stormwater runoff volumes and detention (Stormwater Quantity); and 

• Stormwater quality treatment measures (Stormwater Quality); 

 

The following will be achieved with the correct application of this SWMP report: 

• Appropriate standards to be maintained on all aspects of stormwater within the site, 

• Pollution control to be maintained, 

• Examination of the surrounding area and properties to ensure they will not be adversely affected nor 

unduly disrupted by stormwater, and 

• Establishment of a unified, clear and concise stormwater management strategy. 

 

1.2 Existing Site Conditions  
1.2.1 Property Details 
Address:     50s Gilwell Road, Lalor, VIC 3075 

Lot and Plan Number:    Part of Lot RR PS646643 

Site Area:     2.6ha 

 

As shown in in Figure 1, the site has street frontage to Gillwell Road. The northern boundary will be shared 

with an existing Baptcare Residential Aged Care Facility, and other Baptcare retained land. 
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Figure 1 – Site Location Plan (indicative boundaries) 

 

1.3 Development Summary 
The subject site at 50s Gillwell Road, Lalor was originally designated as “Integrated Residential Age in Place 

Estate” and is now sought to be re-designated as “Medium Density Residential”.  

 

A detailed summary of the proposed land use changes is outlined within the overarching townplanning 

report prepared by URBIS, however there is anticipated to be negligible change to the overall number of 

dwellings proposed on site.  

 

Given the site area is not changing, and number of dwelling is unlikely to differ greatly, FMG does not believe 

the change in land zoning will result in a material change in impermeable area or general stormwater 

management strategy for the site.  
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1.4 Flooding  
Reference to the VicPlan Planning Overlay mapping indicates that the development site is not subject to any 

Special Building Overlays (SBO) or Land Subject to Inundation (LSIO), Flood Overlay (FO). This indicates that 

the site should not be prone to storm water overflow (originating external to the site) during a 1 in 100 year 

storm. Appropriate measures should still be put in place to ensure the development does not flood in storm 

events. Figure 3 shows the planning – land management overlays relative to the proposed site  

 

 
Figure 3 – Land Management overlays 

 

1.5 Overland Flow Path 
There is gentle fall across the site from east to west. Overland flow from will be possible to Gillwell road, with 

a Q100 underground drain providing a safe route for Major storm flows.  

 

2 Stormwater Management 
Council feedback from adjacent developments confirmed Council’s preference for downstream stormwater 

treatment to occur at precinct / municipal level and not via proprietary products within the road reserve of 

this development. 

 

In general, The stormwater management for the development will be based on water sensitive urban design 

(WSUD) principles and will be consistent with Urban Stormwater Best Practice Environmental Management 

Guidelines (CSIRO 2006). The following key items will be considered: 

• Adequate drainage to ensure a free draining development. 

• Pavement, road and drainage levels designed to ensure surrounding properties are not adversely 

affected. 

• The discharge volumes of the development are stored to pre-development levels. 

• The pollutant discharge from the site is minimised to meet Best Practice. 1 

  

Development site 
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3 On-site Detention System 
The whole site has been considered as a single catchment discharging to the existing stormwater drainage 

alignment immediately to the west of the development site boundary.   

 

3.1 Detention System 
 

To minimise the impacts from the development on the downstream stormwater system, detention systems 

are required to partially restrict flows from lots. This may not be required at the discretion of Council, given 

feedback from adjacent developments suggested Council’s preference for the development to be free-

flowing to the downstream council stormwater drainage system. 

 

Stormwater results should be calculated using OSD4W and in liaison with Council to confirm required site 

detention requirements once a site layout has been confirmed. Other locations within the development plan 

have been required to detain 10% AEP storm flows back to the 0.2EY AEP permissible site discharge.  

 

Under both “Integrated Residential Age in Place Estate” and “Medium Density Residential” there is limited 

public space to provide all detention and water quality requirements on site, and this SMP anticipates some 

detention storage and water quality shortfalls will be accommodated in downstream precinct stormwater 

infrastructure (basins, wetlands etc.) 

4 Stormwater Drainage Strategy and LPD nomination 

The stormwater drainage strategy is comprised of the following key elements: 

• Majority of the site to fall towards existing route to the south west towards Gillwell Road (major 

storm event → overland flow) 

• Underground stormwater drainage shall convey 100 year flow (major storm event) to the 

existing Council stormwater drain, or surcharge within the road reserve to back of kerb if high 

tailwater levels are present 

• Dwelling levels should be situated to ensure minimum 150mm freeboard from proposed 

ponding levels within the development. at approximately 300mm above existing surface levels 

• Primary stormwater drainage catchment to council stormwater assets within Gillwell Road. 

• Road reserve catchment to be free draining to downstream council stormwater drainage system. 

• Detention requirements to be confirmed by council;  

o If detention is required, 10% AEP back to 0.2EY storm event storage required  

• Conventional pit and pipe road stormwater drainage for to cater for 1:10 year storm events 

(minor storm event). 
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5 Limitations 

This document was prepared by FMG Engineering (FMG) for the sole use of Baptcare (‘The Client”), the only 

intended beneficiaries of our work. Any advice, opinions or recommendations contained in this document 

should be read and relied upon only in the context of the document as a whole and are considered current to 

the date of this document. Any other party should satisfy themselves that the scope of work conducted and 

reported herein meets their specific needs. FMG cannot be held liable for third party reliance on this document, 

as FMG is not aware of the specific needs of the third party.  

 

This document was prepared for the purpose described herein. FMG's professional opinions are based upon 

its professional judgment, experience and training. It is possible that testing and analysis might produce 

different results and/or different opinions. FMG has limited its assessment to the scope agreed upon with its 

client. FMG believes that its opinions are reasonably supported and that those opinions have been developed 

according to the professional standard of care for the civil engineering consulting profession in this area at 

this time. That standard of care may change and new methods and practices may develop in the future, which 

might produce different results. FMG’s professional opinions contained in this document are subject to 

modification if additional information is obtained through further investigation, observations, or testing and 

analysis during any future assessment or remedial activities 
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Appendix A 
Catchment Areas / Council DBYD plan / site survey / services plan 
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Appendix B 
MUSIC Model Results / OSD4W Detention Storage Calculation  
 

MUSIC model adopted after council feedback. Stormwater pollutants to be treated downstream as part of 

precinct / municipal level 

 

 

 

MUSIC model from revision 2 featuring stormwater treatment in road reserve and proprietary products 
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OSD4W Detention Storage Calculation (roof areas) 
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Appendix C 
Stormwater drainage schematic to demonstrate design intent  and LPD 
nomination 
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Appendix D 
Q100 Gap Flow reporting 
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