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EXECUTIVE SUMMARY

The Sandhurst Local Structure Plan (SLSP) covers a total area of approximately 309
hectares of primarily grazing land and comprises two parcels of land to the east and
west of McCormicks Road and located between Wedge Road to the south and
Thompsons Road to the north. The site is located within Melbourne’s southeastern
sandbelt and adjacent to the fastest growing residential growth corridor. The site is
gently undulating, is well served by water resources, is close 1o ratfway links and is
connected by the well developed arterial road system to surrounding major centres,
including Cranbourne, Frankston and Dandenong, and can be provided with all of the
necessary infrastructure and urban services.

Metropolitan Stratepy Context

The SLSP area is located within a designaled non-urban area where the planning
contrals do not permit residential development. An amendment to the Cranbourne
Planning Scheme is required. The SLSP has been prepared having regard to the
relevant regional planning policies and will be considered in the context of these
existing policies and a review of metropolitan strategy with respect to the future of the
non-urban areas.

The Proposed Sandhurst Local Structure Plan

The purpose of the SLSP is to enable an integrated goll course and residential
development combining recreation, tourism, open space, non-urban and residential
elements on the fringe of the existing urban area on land which is highly accessible,
close to urban facilities and centres of employment, can be fully serviced and will
salisly a nced for more diverse housing choices,

The SLSP provides for the establishment of an integrated goll and residential
development containing two 18 hole championship courses, accessible to the public by
green fee payment and through club membership, and a residential community
comprising a varicty of densities and dwelling types provided in nodes throughout the
golf courses and containing up to 2500 residential fots {depending on market demand)
and a poputation of up to 7500 persons. The SLSP also provides for a club house

precinct containing a club house facility for both courses, accommodation for tourists
and conipetitors, a recreation building, tennis courts, sports administration offices, a
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pro shop, sports medicine clinic, turl management apprenticeship school, a community
node comprising primary school, pre-school, local shop and open space, and a main
road convenience centre containing  a petrol station, convenience shop, family
restaurant, fast food outlet and video hire. Almost 50% of the land can be devoted to
golf course development and open space.

The SLSP has been prepared taking into account the Local Structure Plan
requirements ol Minister’s Direction No. 3 which apply to the South-Eastern Growth
Area and by adapling the design principles of the Fictorian Code Jor Residentiol
Development - Subdivision and Single Dwellings (e Code 1) 1o this unique
residential and golf community.

The Sandhurst Local Structure Plan proposes to provide a suitable interface between
existing urban and non-urban areas and will create economically and environmentally
sustainable use and development.  Sandhurst will be developed as the new
headquarters of Victorian golf and will cater for State and National level golf events
ranging from junior competitions to the Victorian Open Championship.

The SLSP proposes to create a unique. and high quality life style not previously
available to Victorians and will provide for a diversity in dwelling densities and
dwelling types not readily available within the Frankston City Council, the Cranbourne
portion of the City of Casey or the general locality.  The SLSP will provide for
significant  economic  development  withh opportunities  for both f{ourism  and
employment,
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OUTLINE OF THE SANDIIURST LOCAL STRUCTURE P1LAN

In summary, the nain features of the SLSP (Plan 1) include:-

*

94/1217-5

A total site area of approximately 309 hectares currently held in six ownerships
and zoned Farming (Low Intensity).

Recognition of the existing strategic framework and integration with the
adjoining residential land to the south and with surrounding non-urban areas (o
the north, east and west.

Two 18 hole golf courses and a residentjal community comprising a variety of
densities and dwelling types containing up to 2500 lots and a population of up
to 7500 persons.

The main (eastern) portion of the SLSP is provided with a soft green edge to
Thompsons Road, Taylors Road, Wedge Road (east of McCormicks Road)
and to the northern half of McCormicks Road by the golf course development
which encompasses (he residential areas. The northern and western non-urban
interface boundaries of the smaller western portion of the SLSP will be
provided with six metre wide pre-planted landscape easements

The main fand use components and approximate areas which will make-up the
SLSP are:

. Two 18 hole Golf Courses 144.0 ha.
. Residential 153.3 ha.
. Main Road Convenience Centre 0.9 ha.
. Primary School & 3.6 ha

Community Facilities

. Public Open Space 7.2 ha.

A golf and community precinct containing club house facilitics, pro-shop,
tourist and competition accommodation, sports administration offices, a
recreation building, tennis courts and other facilities.

The retention of the existing River Red Guimns within {he golf course, open
space or other public areas to ensure their fong term preservation and
landscape enhancement,

A system of retarding bLasins and drainage works within the golf courses and
residential areas will create attractive water bodies, lineal open space areas and
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provide for significant downstream drainage improvements and a source of
water for golf course maintenance.

A separate public open space provision of lfand representing 4.5% of the
residential area, including local parks/play grounds and pedestrian/bicycle
linkages. The golf courses and the public open space comprises 48.9% of the
total SLSP area.

A main road convenience centre containing a petrol station, convenience shop,
fast food outlet, family restaurant and video hire is located on a sile of 9 000
square metres at the southeastern corner of Thompsons road and McCornmicks
Road. A focal shop will be provided in association with the primary school
precinct. Higher order retail facililies and activity centres are already planned
within the Carrum Downs ODP.,

Cominunity services and facilities provided within the golf club and primary
school precincts, including;

. primary school;

. a community centre comprising recreation facilities and a recreation
building;

. a pre-school and community health centre.

A per hectare development levy based on an agreed maximum base lot density
for all residential subdivision, including specified funding for roads, recreation
facilities and community facilities.

Bus routes designated to ensure that a significant proportion of residents are
within safe walking distance in accordance with Vic Code 1.

A collector road system designed to create an efficient road network, spread
traflic volumes and protect local amenity.

Pedestrian and bicycle paths located within widened road reservations and
lineal parks to ensure off road mobility throughout the residential arcas.

Design guidelines for residential, golf course and other building development to
create identity and to maintain a high standard of building design, landscape
treatment and development.

Page 9
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1.0
L1

1.2

1.3

THE LOCAL STRUCTURE PLAN

STRATEGIC BASIS OF THE SANDHURST LOCAL STRUCTURE PLAN
Background

The SLSP is proposed over an area which is currently zoned non-urban Farming (Low
Intensity) under the Cranbourne Planning Scheme. The land forms part of the non-
urban area which is located between the Frankston and Cranbourne urban corridors,
generally runs in a northwest 1o southeast direction between Dingley and Cranbourne
South and is known as the “Springvale Green Wedge”. The urban corridor and non-
urban/grecn wedge planning strategy for metropolitan Melbourne was established
throngh Amendiments 3 and 21 to the then Melbourne Metropolitan Planning Scheme.
These amendiments where exhibited in 1971,

Purpose of Sandhurst Local Structure Plan

The purpose of the SLSP is to provide the basts for a localised review of the non-urban
framework, policies and statutory provisions to enable a unique integrated golf and
residential development, incorporating the new headquarters for Victorian Golf, to be
established in a manner which addresses the green wedge rationale, maximises the use
of existing infrastructure, provides housing variely and choice and recognises the
locational and natural physical characteristics of ‘the land, The SLSP has been
prepared folfowing a thorough investigation of the site, including an independent
environmental audit of natural environment values. Investigations include a strategic
and statutory planning assessment, a landscape asscssment, trafTic planning, an
evaluation of the availability and provision of hydraulic and reticulated services and

the need for and cost of infrastructure improvements to be funded by development
levies.

Key Planning Principles/Faciors

In order to strategically assess the study area, a number of key planning
principles/factors were adopted to provide a framework for evaluating the suitability of
the land for an integrated development and (o guide the nature and form of the SLSP
and future development within it. These key principles/factors include:-

* The need to reassess the green wedge rationale for the land having regard to its
attributes and the applicability of the current Farming (1Low Inlensity) Zone in
light of economic impacts on owners to maintain the land for non-urban
purposes, the location of the land and new opportunities for recreation, tourism
and economic development.

* Create an attractive and sustainable recreation and urban environment.

* Provide a wider range of housing opportunities.

* Provide a full range of urban services and facilities.

Y

Acknowledge any significant environmental fentures,

FPage 30
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X Provide efficient, functional and high quality residential areas.

* Integrate new development with surrounding tand uses.

* Create a sensc of individuality, identity and place.

¥ Provide opportunities to pursue alternative forms of transport.
* Ensure the eflicient and economic provision of infrastiucture.

¥ Stage development in a logical and efMicient manner.

* Ensure that there is access to appropriate human services,

*

Identify costs and [unding arrangements for the provision of services and
facilities prior o development.

1.4 Local Structure Plan Elements

Implementation of the SLSP will necessilate an amendment o the Cranbournc
Planning Scheme.  This can be achieved in several ways, but each relies on the
preparation and approval of a local structure plan to provide for a comprehensively
planned and staged development. The SL.SP adopts the elements required by the
Minister's Direction for local structure plans prepared for land within the South-
Eastern Growth Area and addresses the following factors:-

. location of housing areas of differing densities

. population targets for specific areas

. hierarchy and location of activity centres

. location and staging of social facilities and services, in as much detail as is

possible at this stage

. hierarchy and location of public open space

J location of sites, features and objects of environmental or culturaf significance _
. transport and road hierarchy

. public transport routes and corridors

. bicycle paths and network

. location of major physical infrastructure

Page 11
94/1217-5
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. proposed arrangements for the funding and provision of works, physical
services and facifities from public and private sources and where possible social
facilities and services

. details of staging and development.

Basis for Green Wedge Determination

The urban corridor and green wedge strategy and framework plan for metropolitan
Melbourne was developed over 25 years ago and has undergone both minor and major
adjustments over time. Minor adjustments have included the fine tuning of the
boundaries and provisions of non-urban zones and the substitution of one non-urban
zone for another. Major adjustments have included the conversion of farge areas of
non-urban land to urban as part of the South-Eastern Growth Area Plan. The

Stralegic Plan contained in Clause 14 of the Regional Scction of the Planning Scheme
depicts the current framework. The green wedges were largely determined by a range
of physical, environmental and economic constraints which were fudged 1o restrict or
preclude urban development. These constraints were identified as:-

* Fiood Contrel

Areas where flood control will act as a constraint on development.
* Water Quality

Water supply reservoirs as catchments must be rigidly protected from pollution.
* Water Pollution Control

Location of existing or proposed purification plants and major frunk sewerage
systems in the metropolitan region.

* Miscellancous and Overlay Factors
Electricity transiission lines, electrical interference, building height restrictions
and noise levels around air fields, other buffer requirements, and Statements of
Planning Policy.

*

Mincral Resources

Localion of proven and potential deposits and minerals, clays and sands which

have commercial value and may be required for future extraction o meet
building and road making requirements.

Page 12
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* Conservation Areas
Areas of conservation, historic or scientific significance and areas of landscape
interest and agticultural quality.

]

Terrain characteristics

The physical characteristics which affect developmient, such as catchment
boundaries, land slope and soil types.

The planning objectives identified for non-urban areas included the conservation of
bushland and the retention of farmland 1o provide “breathing spaces” and areas of

visual stimulation and recreation close to the settled areas. (Planning Policy for the
Melbourne Metropolitan Region, November 1971 ).

The major factors identified by the South Eastern Growth Area Plan - A Background
Report, November 1990 which were seen (o constrain urban development in the south-
easiern region were:-

J Flora and Fauna

. Landscape values

. Fire hazard

. High cost of urban infrastructure
. Affects on Westernport

. Drainage and ﬂoéding

) Pressures on agriculture
. High social costs of access, isolation and reduced choice
. Metropolitan green wedge.

Page 13
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Green Wedge Evaluation

The Sandhurst Local Structure Plan area has been evaluated against all of the above
factors and objectives. The following assessment concludes, that on the one hand, the
factors which support the green wedge rationale and constrain or preclude urban
development or alternative development within non-urban areas do not apply, but on
the other hand, a number of the green wedge objectives can still be achieved through
an integrated use-and development that retains a significant amount of open space,
retains the River Red Gums, provides for landscape enhancement and blends recreation
and residential development. Several urban objectives will also be achieved with
respect to utilisation of existing infrastructure, consolidating an existing urban area and
providing for a wider housing choice, economic development and for employment and
tourism opportunities. The analysis demonstrates that the location of the land within
the Springvale green wedge is no longer a reason to preclude the SLSP and the
necessary amendments to the Planning Scheme. The land does not possess any
important attributes which can not be preserved by implementation of the SLSP. The
Planning Scheme can either be amended by replacing the Farming (Low Intensity)
Zone with an urban residential zone or by varying the provisions of the former zone to
enable a permit to be granted for an integrated golf course and housing development

subject to the preparation and approval of a local structure plan. The former course
has been adopted.

Flood Control

The subject land is traversed by two branches of the Eastern Contour Drain, but is not
within a Stream and Floodway Zone or a Melbourne Water Corporation Public Use
Zone, is not subject to drainage overlay controls, is not reserved or proposed to be
reserved for any public purpose and does not contain any recognised or identified
wetland area. The Existing open drains/floodways impose certain constraints on the
land, but no more so than oceurs on most urban land. The drainage constraints can be
converted mto opportunities within the SLSP through the creation of lineal parks along,
waterways and the incorporation of retarding basins within the residential and golf
course development to form attractive waler features, which will alleviate existing
downstream drainage problems, particularly within Jand holdings 1o the west of the
SLSP area, and will also provide a walter supply for goll’ course maintenance and
promote ecologically sustainable development.

Water Quality

The SLSP area is not within a water supply catchment arca. The proposed retarding
basins will include stormwater treatment facilitics to ensure (he mamtenance of
downstream water quality. The land does not drain to the Westernport catchiment.

Page 14
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Water Pollution Control

The land can be sewered by gravity main to the Melbourne Water South Eastern
Purification Plant a short distance away to the west. Thus, an established major
sewerage system can be utilised. A limited area at the corner of Wedge Road and
McCormicks Road can be connected into the existing sewer system serving Carrum
Downs.

Miscellancous and Qverlay Factors

Although several titles to the land between Taylors Road and McCormicks Road are
affected by an east-west running ecasement in favour of (he State Electricity
Commission of Victoria, the easement is not required for transmission line purposes
and the proposed terminal station site (o the west in the City of Greater Dandenong
has been sold. The easement will be expunged prior to development. The SLSP area is
not subject to building height restrictions or noise eflects from airfields, is not within
the buffer zone to the South Rastern Purification Plant, which terminates on  the
western side of the Frankston-Dandenong Road, and is not limited by any Planning
Scheme Overtay Controls with respect to sites of significance or by any Statement of
Planning Policy such as those which cover the Dandenongs, the Weslernport region,
the Mornington Peninsula or the Macedon Ranges. Relevant Stalc Enviromment
Protection Policies can be satisfied. Thompsons Road is a main road under the
Plamning Scheme, and therefore, the State Planning Policy on Highway Areas applies.
However, the provisions of the Policy can be satisfied through the SLSP urban design,
landscape and traffic planning proposals.

Mineral Resources

The SLSP area does not contain any proven or potential deposits of minerals, clays or
sands which have commercial value.

Conservation Areas

Previous studies have not identified the land as containing any significant flora and
fauna or as a site having high landscape value. This has been reconfirmed by site
Investigations carried out in the preparation of the SLSP and by a recent independent
envirommental assessment.  The land is mostly cleared and used for grazing and
immediately adjoins an existing urban area to the south. The land does contain
scatlered remnant River Red Gums and these will be retained within the golf courses,
open spaces or other public areas to ensure their long term preservation and to provide
landscape enhancement. Thus the most sighificant feature of the land is protected.
The land does not possess a high agricultural value and does nol contain valuable or
significant farming operations.

Page 15
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Terrain Characteristics

The SLSP area does not have any physical characteristics which would adversely affect
or preclude an integrated golf course and residential development. The land is within a
drainage catchment, which although having a substantial non-urban upstream area,
ultimately flows into an urban drain, The land has gently undulating topography and is
suitable for both golf course and residential development. The geology of the area is
based on quaternary sediments and represents soil types having a good to very good
tand capability rating for roads and urban subdivision for the most part {l.and Resource
Data Atlas, MMBW and DCIL, June, 1985) and compares favourably with most
existing and proposed urban areas.

Breathing Space/Recreation/Visual Stinmmlation

The SLSP area is used for low intensity farming, immediately adjoins the existing
Carrum Downs residential area and does not have a high quality landscape.
Development within the SLSP will provide for a unicue lifestyle, that is a golf course
community and will retain almost 50% of the land for open space and recreation
purposes. A soft green edge will be provided around the land to maintain a rural
appearance and the urban residential development will be integrated with two 18 hole
golf courses.  Breathing space will be provided within the community and will be
retained between the Cranbourne and Frankston urban corridors. The significant
vegetation will be retained and fandscape enhancement will occur. These objectives
will be fulfilled in a balanced manner.

Access, Isolation and Reduced Choice

The SLSP land is highly accessible to the arterial road network, 10 major activity
centres and places of employment, including Cranbourne, Frankston and Dandenong,.
In fact, the land is almost centrally located amongst these centres. The land is loss than
four kilometres from the proposed railway station at Thompsons Road where
electrification of the railway is nearing completion.. ‘The land is neither isolated from
existing urban areas and development nor from a wider range of facilities planned or
already provided within Carrum Downs.  The location provides a wide choice and
luture residents will have ready access to all necessary  community services and
facilities, including schools.

Fire Hazard

The area does not have a high fire hazard potential and this consideration is not a
constraint to urban development. '

Page 16
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Cost of Urban Infrastructure

Urban infrastructure can be provided to the development within the SLSP without any
cost disbenefits to the developer and without any cost burden being placed on the
public purse. Proposed drainage works will bring about off-site improvements. The
development will utilise the South Eastern Purification Plant facilities and all other
services can be provided in accordance with normal supplier requirements. The arterial
road network already exists and the proposed development will provide development
levies which will proportionally fund the additional facilities or upgradings.
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SANDHURST LOCAL STRUCTURE PLAN

16th March, 1995

2.0 EXISTING FEATURES OF THE AREA

2.1 Location

The SLSP area comprises two parcels of land with a total area of almost 309 hectares
located along the east and west sides of McCormicks Road to the north of the Carrum
Downs Township and situated approximalely 750 metres to the east of Frankston-
Dandenong Road. The eastern parcel has an area of approximately 264 hectares and is
bounded by Thompsons Road to the north, Taylors Road to the east, Wedge Road to
the south and McCormicks Road to the west. The western parcel comprises
approximately 45 hectares and is located at the norlthwestern corner of McCormicks

Road-and Wedge Road. The location of the land is shown on Plan 2 - Site Locality
Plan.

2.2 Existing Land Use and Development

The SLSP area is largely cleared with the exception of scattered remnant River Red
Gums, some exotic species and roadside planting, is flat to gently undulating and is
used primarily for grazing cattle. Land in the southeast corner is used for equestrian
activities. The southwest corner of the land is traversed in a southeast to northwest
direction by a watercourse and the eastern portion of the land contains two
watercourses comprising the Eastern Contour Drain. The land contains several houses
which are generally located around the periphery.

Land to the north of Thompsons Road and to the east of Taylors Road is used for
grazing. Land to the west of McCormicks Road is used for grazing, but there is a
node of rural-residential development comprising 14 two to four hectare lots at the
southwest corner of Thompsons Road and McCormicks Road. Land to the south of
Wedge Road between Frankston-Dandenong Road to approximately 300 metres east
of McCormicks Road is developed or is being developed for urban residential purposes
and open land to the east of that is used for grazing.

Except for Thompsons Road, all surrounding roads have formed and gravelled
surfaces. Thonpsons Road is a sealed two lane arterial which is presently carrying
1,500 vehicles per day. Wedge Road to the east of McCormicks Road has the
appearance of a treelined country lane. McCormicks Road, although unsealed, serves
as the preferred alternative to Wedge Road for Carrum Downs trafTic travelling north
to the Frankston-Dandenong Road .

The features and existing conditions of the SLSP area make it well suited for an

integrated golf course and residential development.  The location immediately adiacent
to an existing urban area will ensure that the proposed development has access to all of
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SANDHURST LOCAL STRUCTURE PLAN

16th March, 1995

shopping facilities. The SLSP arca has exccllent arterial road and freeway connections
in all directions and will be served in the future by the proposed Scoresby Freeway.
Althouglh it can be seen from Plan 3 that the SLSP will make easterly and northerly
incursions into the non-urban area, the land is at the edge of this area, has a
considerable urban interface to the south and a significant separation will be maintained
between the Dandenong industrial area to the north and the future residential
(Amendment L100) areas at Lyndhurst to the east. Almost a two kilometre separation
‘will be retained between the future urban area to the east of Dandenong-Hastings Road
and the eastern edge of the SLSP residential development.

Features identified by the Regional Context Plan include:-

* The strategic location of the land with respect to the distribution of existing
- private and public golf facilities,

* The location of District Centres at Dandenong and Frankston, the sub-regional
centre at Cranbourne and other high order activity centres in the region.

* The Carrum Downs retail and commercial area in Hall Road which is located
approximately 1.6 kilometres to the south.

* The arterial road network, including Thompsons Road, Frankston-Dandenong
Road, Dandenong-Hastings Road, the Mornington Peninsula Ireeway, the
South Gippsland Highway and Freeway and the proposed Scoresby Freeway.

* The adjacent urban area which extends 1o the northeast from Frankston,

*

The present boundaries of the non-urban area.

Future Context

The proposed SLSP represents a new concept in green wedge fand use and
development, particularly in relation to housing density, and will set a new trend in
this regard. The proposal provides a sound management plan for a large area, unlike
the existing non-urban area planning controls, which are currently subject o review.
The present zoning enables golf course but not residential development, Tt also enables
industiial types of use and large developments which generate significant truck and
customer/visitor traffic, such as the Grandiflora and K.C.C. premises in Dandenong-
Iastings Road, Cranbourne and Garden World at Springvale Road, Keyshorough.

The SLSP will encroach into rural zoned land, but it does so in a manner which is
innovative, properly planned, fully serviced, creates economic and sustainable use of

the fand and sets a high standard for use and development. The SLSP establishes a set
of planning principles and land use planning standards for green wedge land, in the
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SANDIIURST LOCAL STRUCTURE PLAN

16th March, 1995

2.3

2.4

the relevant facilities and will form a logical but rclatively minor extension to the
planned urban arca.

Zoning

The entire SLSP area is within a Farming (Low Intensity) Zone (53F2) under the
Cranbourne Planning Scheme. Land to the east of McCormicks Road is also within
the same zone, with the exception of a large Open Space reservation at the northeast
corner of Prankston-Dandenong Road and Wedge Road. Land to the north of
Thompsons Road is within a Farming (High Intensity) Zone with the exception of a
lineal Melbourne Water Reservation for drainage purposes and an SECV Public Use
Zone at the northeastern corner of Taylors Road and Thompsons Road. Land to the
east of Taylors Road, to the north of Wedge Road and land to the south of Wedge
Road commencing 300 metres to the east of McCormicks Road is alsp within a
Farming (Migh Intensity) Zone. Land to the south of Wedge Road extending between
Frankston-Dandenong Road and 300 melres east of McCormicks Road is within a
Residential (Urban) Zone (53R1). Thompsons Road is within a Main Road Public Use
Zone and is subject to road widening along its northern alignment,

Amendment L24 to the Cranbourne Planning Scheme propeses to include additional
land to the south of Wedge Road and to the east of the existing urban area within a
Residential (Urban) Zone. This amendment has been adopted by the City of Casey, but
is not yet approved by the Minister for Planning,

Under the present zoning, the SLSP land may be used for a golf course subject to the
grant ol a permit. However residential development, and uses such as a petrol station,
restaurant, take-away food premises, and convenience shop are prohibited. Thus, an
amendment to the Planning Scheme is required.  Approval of the SLSP may also
require an amendment to tlie Carrum Downs Outline Development Plan, an
incorporated document, which has been recently amended to include the eastern
extension of the urban area proposed under Amendment 1.24.

Regional Context of the Sandhurst Local Structure Plan
Existing Context

The regional context of the SLSP is shown on Plan 3. The SLSP area is located within
the presently designated non-urban area between the Frankston and Cranbourne urban
corridors and at the northern extremity of the Carrum Downs urban area. The land is
almost centrally located in the triangle formed by Frankston, approximately eight
kilometres to the southwest, by Cranbourne approximately six kilometres to the east

and by Dandenong, approximately eight kilometres to the north. These large urban
centres provide employment, tertiary education, government services and regional

Page 19

94/1217-5%



Sandhurst

A Goll Community Development

Project by Novafield Pty.

Ltd.

P

{

,,.
5
T

¢

—I’Qz:.:-‘f_'
=
2y

O

‘;3

= . . . L Y
'\l ‘t e \ d / i p k Hamt of TFiins s witle o ,{1 ¢
Landscape Key % . Lo TN s, oo ot o vt ;/
-~ B y : —_ T ) . "t B . oY 2
, [N uug }‘:...,m A R, ‘\\\\ =y ‘\?_/ " i.ll . \\ y (;(f;« (’;;CJW al % ¢
. R AT T " e g IR )
by Fucalypins  camaldulensis , ('f::é_'_‘j“_ii__ b OI\\ .‘ . . - /\\-:'“”W'L-f “@m‘*: - "“@n'n..‘r‘" — ~ r U—;.M’,._, é .‘j
wan Acncin melanoaylon ~— L&{‘“l . - '@. : “@M N N S R W” ';_.; J
Dy i, AZPP L A ROy
Ve CUpressus maeracirpi / @\:j o - & ) P Q- - - 1-,‘:)
e e . . . . - s
@ Tree Number 3 ! 4 LR R = . - : L';.v( -
I\tl!ll\l\ilt!\ln\ - 'ir". 18\'7‘ - ' ‘ - i :{
DR bRV ! RESRUTITT &—— i_,f\i‘\ ,' Eb :‘) ) N S
FITEIRA T [N i - o e b s ) o
hALRT 12N T i i o 5 ! { L
. A . S LY
- R ; —— / 4
:.1.':}:.:; ':':'::;'lln’;‘ﬁ}‘ .‘!1|4\\| .l:»'\t] Gfs Bls fdy TU TG KT KK 4, 5&)/ ' - - S I » ,‘?{
o EI o - ) T -
7tz bR V12 238 TTORA S 12020 90 W), 5 —— N . S , /s . : ' \= ) - " [::j}
i U K1 K S, / G -’/ . - - :‘! T LT - " \ l 1I\f
W VEIE 1 ' K e (l T \ / L F/_/- . i i
PO VREELATION: . - . e ; s o . . A =
" E Hsalsiide e } spefn < o ™ ' / ‘j T~ . P N / \ - s 'I-_“‘j -
| ﬁ .' f/. . ) ‘/ (/ \ .E s / ‘/ /,,/ e / N s \ R -\‘.u..c ! -
‘ '. Y . / . \\'\ . / . : l /‘ 5 . \ . - |rI
l ~ if SN Nl T P ‘-; S N Y
\ / g e \ T J PN \ T~ — // 4 - et s ws i WY O
/ [ C 1 How of Cupom K / } e ) (C v - ,.':’"—'_ PP ™ \ ! \ R '{,JF
/ ./ /A/JV E{ l 3% | Lo \ ‘ \\ Cli
| LT / . RS .o . ..\". q L
v - - , p ."""‘l
A ‘ S e el
P ST P
ST ; \ P e
/ s P . B ¢ . - . : - R 5
I,' i = /" , /,——- e’ ; \'\\ ; i\j\ d//l-.ll.l‘/ /f/ . . ’-1/ /{/(/ e \ j . . . O ; — — @ ®\© @ . . 3 ~\\\ '\\ L l
; . = ! : —_— : . - o e Ny So ;
o S -1 ts uf Capan ) 8 o ':; /-—— S : . / AT G S ! ‘\_\@ ’ \'\t : o \.-\ TN \ T \I\ % N
o - % S N ¢ sassey ., et L R N AN
.!" ST / / \\ ~ // 0 3-’/ ,/ . rf/f" e A BT . Row l-ff‘u';m @H;c \ : Bt BN S 4 d ) ,_,.,,i___,_ e T = Y
A N P ! - AN »li,uw), : W e . 3\‘ o TTTNET e
St Fuealyfius apedity ! ll.;"' p— _"‘-\- y "': S _,l/ ) . / if \ /® T 1 \\ '.“‘- — \ S \j‘ “ v L /O \ . \" v T —\\\ . \\
PEANE G N m& AN N « /( ) \ @ I\*w e e e 0.9 r | AR (A N
-~ - ' ! . - ) S | ! - li:u.r ' N nrrding i ! N -
. ‘ TN urmnu mi\\lH e m,nm ey r\/ r.u/ ol [ / ( \ fcal p“ & —"\’”—“T—"“ r," 7 Rm:' 1! 5 iy "'?\l ) I ‘ } T - :
o Epoeies — acaly gl N R . . .
_’\' e aus £ ‘j / —\\ @ > : } ‘ l' ' lh}-! L%rwn j i@‘B ~. 25, “ .f/ O j ) / \ l E L i !‘
e ' A I\ EENAN ‘\nhi\o \ ) f P e y P -\ wo !
) / k;\ ' . . S . ) S o0 !/ .\\O I i N e {
S ‘ . 2040, fow of Meluducs srunfiiris ___;] v ". / r Y ' E ’1\ ]’
Wt L ~ il

H H.\ll

/
1 ;
R C—J S aagT L

i A_LJF.JHUEH AlisL

jorss
Gt
. \1 ‘“
wwd

b

——

(@

@4—1 L ’ '

/

| I
Sl

[

|

TARDISSIEN RANT & ASSOCUIATES PTY. LTD.
Prajct Mapaxamseol, Civd Fagiosering,
Guivering & Esiarr Deslgun

TEONIE CLARKE & ASSOCIATES
Froparty Daveiopmaal Facilltation & Negutislion

27

3nd Euealypins fiacalithg,
S

{ ' ' 4

N (13 S .
' . i =

.\I.E:rll .\curi‘oun )‘m‘J"l l(\' speciey //

Henw ol syiss
l! ik I-::n::.i{

i
H Avily
Lt i

{0
f'///_/ , ‘ '.'.NE/' |
. ./-,__ P . g i

: v
4/ . . . i QJ ’h

(.

i Sl e

LR PR
b ol

7 [oadante 1w

MANSEN MLANNING CONSULTANTS

Hurategic, Stetutory Meoocing &
Urban Deaga

GRAEME NENTLEY LANDSCAPE ARCHITECTS
L nd-upo Architacture & Lirbao Deiign

CONSULTANT TEAM

ANTIONY CASHMORE & ASSOCIATES
Goll Coury Architaciury

Trelic Eaginesriag

GREO TUCKRR & ASSOCIATES PTY. LTD.

NOGRRI MILNE 4 ASSOCIATES PTY
Pragaily Ussawitanty 4 Valuent

. —¥ .. .l L, !
: g "‘jkinﬁl s d o ;
- 5 |
‘—
|
1
i
17T {
i

N RO

O

Vegetative Inventory

Sandhurst

HEADQUARTERS OF GOILY

TORIAN

VIC



SANDHURST LOCAL STRUCTURE PLAN

16th March, 1995

event thal other proposals seek to repeat or simulate such vse and devclopment
elsewhere. The principles upon which the SLSP is promuigated include: -

a) A 50-50 split between recreation/open space use and residential development:

b) Ability to be fully serviced;

c) Provision or funding of necessary infrastructure improvements and community
facilities;

d) Ability to provide environmental improvements;

e) Asterial road access and self-contained internal road system not reliant on
adjoining land;

f) Visual integration with remaining green wedge areas;

B) - Preservation and enhancement of most significant remaining green wedge
values, such as river red gum retention;

h) Close proximity to existing urban areas and facilities;

i) Absence of environmental and natural constraints and overlay bufTer controls;

j) Provision of significant economic development, including  tourism  and

employment opportunities;
k) No burden is placed on the public purse;

) Ability to assemble a site which has one controlling interest; and
m) Provision of viable land use.

Landscape & Natural Environment Assessment

Assessment of the following matters through field survey and inventory, site analysis,
analysis of aerial photography and liaison with relevant authorities has been undertaken in
the preparation of the SLSP.  Plan 4 provides a site analysis and Plan 11 depicts the
locations of the photographs contained in Appendix 1.

Topograply

The SLSP site is gently sloping land, rising to several high points, and falling to
undulating fower and wet areas associated with natural drainage courses. Site levels
range from approximately R.L. 10 (o R.L. 25 metres. Trom the higher ground and
ridge lines which exist primarily in the southwest corner of the site area, the sloping
northerly aspects provide excellent long views to the north and northeast to the
Dandenong Ranges. Two natural drainage courses traverse the site, flowing in a
northwesterly direction after entering the site from the east along Taylors Road and the
southeast corner from Wedge Road. Associated with (licse drainage courses are lower

lying and more gently undulating zones which are subject to periodic, short term
inundation.
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2.6

Vegetation

The deep grey sandy loam soils support scattered stands of remnant Lucalypfus
camaldulensis - River Red Gumn, particularly in the southwestern arca of the site.
Dense roadside verge vegetation consisting of Eucalyptus camaludulensis - River Red
Gum and Acacia melanoxylon - Blackwood Wattle, also exists from the southwest to
the northwest areas along Wedge and McCormicks Roads and to a lesser extent along
Thompsons Road {o the north of the site. Plan 5 provides a vegetative inventory.

The dominant vegetation is pasture grassland with some small areas of rushes and
sedges, providing limited habitat areas along the degraded waler courses. A number of
shelter belt plantings associated with pastoral use of the site occur randomly along
boundaries, defining landscape units across the site. These plantings mainly consist of
Ctipressus sp. and Pinus sp., many of which are past maturity and showing evidence of

decling, as well as a small number of recent row plantings of mixed Toucalypus sp. and
Acacia sp.

Drainage

Two permanent drainage courses traverse the site and converge at a broader wet area
in the central north zone of the site prior to crossing under Thompsons Road and
continuing northwards. A wetland/lake system is planned for this area as part of an
island residential and perimeter golf course development. Two other detention basins
are planned where natural drainage depressions exit the site. Environmental
enhancement as part of golf course development is proposed at these locations in the
northwest area of the site adjacent to McCormicks Road and at the far southwest
boundary of the site.

Drainage

The SLSP is located within two designated Melbourne Water catchments established by the
former Dandenong Valley and Western Port Authority and which are shown on Plan 6 -
Drainage Catclment Plan.

Residentially zoned land will attract contributions.

The two Melbourne Water catchments are as follows:-

(a) Eastern Contour Drain Catchment (No. 0700)

This catclunent has an approximate total area of 1832 ha., a majority of which is
used for rural purposes.
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SANDHURST LLOCAL STRUCTURE PLAN
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(b)

Approximately {60 . of the SLSP land drains to the Eastern Contour Drain at its
downstream end.

Localised flooding occurs along the two open drain routes traversing Wedge Road
and Taylors Road, combining and flowing into the Fastern Contour Drain to the
north of Thompsons Road.

The flooding is a result of poor water flow across both Wedge and Taylors Roads
and under capacity drain lines though the subject property.

To alleviate these problems larger culverts will need to be placed beneath both
Wedge and Taylors Roads (1 in 5 year capacity) and the open drains excavated and
formed to create larger capacity waterways. The waterways will also be formed
into interconnecting lakes to complement the Golf Courses.

Provision is to be made to direct and control flows into the Eastern Contour Drain,
A retarding basin of suflicient size (o cater for the 100 year ART flood is required

and this may take the form of a series of lakes which again will complement the
Golf Course.

The Eastern Contour Drain consists of a levee bank from Thompsons Road to the
north with a Top of Bank level of 13m AHID. Melbourne Water will require some
form of high flow (50-100 year AR} flood) diversion to the Contour Drain possibly
in the form of mounding (Elevated Tees and Greens) or formed course fairways.

Eel Race Drain Catchiment (No. 1219).

This catchment has a total approximate area of 148 ha to the boundaries of the
SLSP area.

The subject fand is located at the upstream end of the catchment with a majority of
the area used for rural purposes.

Flows from the SLSP area are to be retained in retarding basins with outflows reduced to
100 year ARI flows. I is envisaged that two additional retarding basins will be required.
One located to the north west of the subject fand abutting McCormicks Road (flows
throttled to 1 year ARI levels) and the ather (o the south west al the western portion of the

property and west of McCormicks Road over an existing open drain {5 year ARI levels)

Melbourne Water has suggested that a part contribution for the McCormicks Road
refarding - basin may be expecled as an existing drainage problem downstream of the
subject land will be alleviated by its construction,

94/1217-5
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2.7

2.8

The open drains and retarding basins will form (he drainage outfall options for the SLSP

area. ‘The open drain will be designed to cater for the 100 year ARI flows with a minimum
free board of 300 mm:.

It is envisaged that a reserve width in the order of 20 to 30m will be required and where the
drains traverse residential precincts this land should be set aside.

Land Ownership

Novafield Pty. Ltd. has assembled the SLSP area comprising 9 titles in six ownerships with
a total area of 308.85 hectares. Novafield Pty. Ltd. has either options or contracts 1o
purchase the land subject to rezoning, Having a small number of land owners has been an
important criteria in the selection and assembly of this land parcel and does not constrain

the development proposals. Land ownership details are shown on Plan 7 - Ownership Plan
and in the following table.

HOLDING TITLES AREA (ha)

HT & VI Gardiner 2 65.49
Miramah Investments Pty Ltd 2 62.68
GM & PM Minguy ] 0.41
Whee-Kee Pty Ltd ] 40.08
R.L. Marriott 2 107.88
F. Michelmore 1 32.31

TOTAL 9 J0O8.85

Opportunities and Constraints to Development.

The entire SLSP area contains developable land suitable for golf facilities, residential
Use, open space, community facilities and water features. The land is not aflected by
statutory road widenings or easements for trunk services and is not required for any
major public use or installation. 'The opportunities and constraints which have been
identified can be harnessed in a positive fashion for the better planning and future use
and development of the SLSP area.

Opportunities

The large Encalyptus camaldulensis - River Red Gums will be retained, providing
excellent visual amenity and rural character to the golf course and open space areas, as
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2.9

well as to streetscapes where incorporated into residential areas within Iineal parks and
the like.

The undulating topography and largely cleared land will enable the elevated views with
northerly aspects to be maintained to the Dandenong Ranges and foothills.

The development of areas of higher ground and ridge lines for community based facilities

such as schools, recreational open spaces and roads will further enhance the visual amenity
within the site,

Constraints

Significant roadside vegetation occurs along the existing and proposed collector and
arterial roads around the perimeter of the site as well as along the drainage courses
through the lower areas. However, these constraints provide an excellent opportunity
to enhance amenity and complement the future residential development by the creation
of a "green ring" around the site and offer recreation and environmental improvement

opportunities along open space links, as well as the re-creation of indigenous flora
stands and faunal habitats.

The drainage constraints referred to above also provide opportunities  for
environmental and landscape enhancement within the SLSP area and these works will
bring about off-site drainage improvements.

Geotechnica}

The Geoteclinical Survey maps (Cranbourne Sheets} show that the SLSP area is underlain
by Tertiary deposits of the Baxier Formation (ferruginous sandstone, sand, sandy clay and
occasional gravel), whilst also showing a smalt gravel quatry at the north west corner of the
subject site and Quaternary swamp deposits (peat ) along the route of the contour drain.

Sands and Silty-sands are expected to exist near the surface to depths up to two (2) melres

grading to clayey sands at depth. In the low lying areas the sands will tend to become
saturated with a water table somewhere between seven (7) and ten {10) metres.

The sandy nature of the area is the preferred soil condition for the development of a golf
course.  Residential development also benefits from the soil conditions in relation to
construction works.

Clayey soil found at depth may also be used in the construction of the on-site retarding
basins.
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3.0

3.1

DEVELOPMENT CONCEPT
Sandhurst Locat Structure Plan Overview

The overall concept of the SLSP shown on Plan 1 is to produce two championship rated
golf courses complementing a high quality residential community which will provide a

diversity of housing types and living environment utifising the natural topography and

remnant vegetation.

The SL.SP area will be dominated by the two golf courses which are intertwined with the
eight discrete residential precincts containing up to 2500 residential lofs abutting or
enjoying views over and into the landscaped courses and the lake and open space systems.

Each of the residential precincts will be finked by pedestrian/bicycle paths, open space
elements and roads where appropriate.

For the SLSP concept to become a reality it is essential that it be economically viable. The
operation of two golf courses would not be cconomically self sufficient to support and
service the necessary capital to purchase and develop a prestige sporting facility such as

that proposed. Consequently sufficient land has been assembled to provide the viable and
integrated development forming the SLSP.

To acquire land already zoned for residential development would be financially prohibitive
because of the large tract of land required for the golf facilities. It has therefore been
necessary to identify Jand which can be acquired at a value which enables approximately
20% 1o be devoted to golf and recreation and remain as essentially non-urban,

The SLSP land is adjacent to the existing Residential (Urban) Zone comprising the Carrum
Downs Outline Development Plan arca and can be casily serviced by rclatively simple
augmentalion and extension of existing services.

The two principal elements of this project, the golf course and residential components, are
mutually dependent upon each other and it is intended that not only will the SLSP be an
integrated golf and residential community, but will also provide both quality and dormitory
style acconmmodation for visitors and compelitors, club house facilities, sporting
administration and refated management accommodation, a pra-shop, a sports medicing
clinic and some convenience facilities such as a service station, convenience shop, family
restaurant, fast food and video outlet. Therc is also the opportunity 1o develop a turf

management apprenticeship school which would support the national identity of the golf
complex,

A site has been identified for a primary school and pre-school centre and a community
facility will be provided in the Golf clubliouse precinct comprising a building for community

use and tennis courts. There will be a number of sites throughout the development suitable
for local shops and particularly adjacent to the primary school precinet.
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3.2

3.3

3.4

The golf, accommodation and other non-residential components of the SLSP will create a
significant number of employment opportunitics for the area.

The two 18 hole golf courses will be served by the one central clubhouse precinct and wil
be operated on a membership basis, but will be available for public access by green fee
payment. It is envisaged that bolh courses will be operated by one golfing body and that
the headquarters for golfin Victoria will be established on the site.

Identity

The SLSP will have a unique identity provided by the integrated golf and residential
community. A distinct residential environment will be provided Ly two golf courses
threaded through and around the nodes of housing development and by the green
edges on the perimeter. The identity will be further strengthened by River Red Gum
retention, the use and enhancement of drainage lines, the provision of water features
and by design guidelines to ensure that the total development concept is implemented.

Nodes

The SLSP will have three activity nodes which will be highly accessible to all residents.
These nodes comprise the convenience centre at the southeast corner of Taylors Road
and McCormicks Road, the golf club and community recreation precinct located near
the centre of the site and the school and community facility precinct located towards
the southeastern corner of the site. Minor nodes will be provided by the local parks
distributed throughout the development, which will provide the focal points of the
residential precincts defined by the surrounding golf course areas.

Edges and Interfaces

The rural nature and rural laneway feel of the site and perimeter roads witl be
maintained in the integrated goif and residential development in a number of ways.

(® A green ring will be achieved by the design of the goll courses providing a
significant set-back zone between the perimeter roads and residential areas ranging
in depth from 80-150 metres, significant roadside vegetation and remnant tree

retention within this zone will further sofien edges and maintain the 'rural' character
of the development.

(i} Access from perimeter roads to the Sandhurst development will be kept to a

minimum, with entry/exit points limited to Thompsons and McCormicks Roads
only.
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3.5

3.6

3.7

3.7.1

(i) Landscaped tree reserves six metres wide will be provided along both sides of
McCormicks Road where residential development is proposed. This is in addition
to road widening requirements.

(iv)  As proposed residential development along Wedge Road to the east of
McCormicks Road will face existing utban development and zoning, an interface
treatment is not proposed in this localion.

Sympathetic fencing treatments and the provision of buffer planting will further soflen
edges at golf, residential, road and pasture mterfaces throughout and around the SLSP area
in order to maintain the rural character,

Landmarks & Foca! Points

The SLSP recognises that natural features of the site provide valuable elements on
which the framework of residential and golf course development can be based. Some
of these features are depicted in the photographs contained in Appendix 1.

The SL.SP provides opportunities to incorporate these elements. such as improving the
visual amenity and maintaining landscape integrity in the tong term.

Within the site these elements include the large Fncalypius camaldulensis - River Red
Gums, the high points and ridgelines and associated views, and the natural water
courses which traverse the site. The areas of public open space, lincal parks and the
golf courses will provide additional focal points or view cortidors to them,

Landscape Theme

Streetscapes, open space and golf course landscape areas will be considered as a whole
throughout the site. The strong existing Awsiralian character of farge remnant frees
will be incorporated and extended and the environmental enhancement of existing
natural features such as drainage lines, will occur within goll courses.  High quality
open spaces in residential areas will be developed, linking communily facilities and
[ocal arcas.

Golf Course Design and Facilities

The Golf Courses

The two golf courses proposed within the SLSP have been designed to achieve the
following objectives:-
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(a) To provide two 18-hole courses of international championship quality in {erms of
construction standards, golf strategy and land formation,

(b)’ To present a landscaped and maintained open space context for as many of the
restdential allotiments as possible.

(c) To assist materially in the macro-drainage pattern for the site by providing useful
retarding basins and strategic waterbodies in the naturat golf context.

(d)  To provide golf terrains and facilities capable of satisfying the Victorian Golf
Association's requirements for its State Headquarters.

The layout of the courses shown on Plan 8 allows for four 9-hole loops commencing at,
and returning to the one Clubhouse focus. Each of the foops has a par of 36, with two par-
3 holes and two par-5 holes well distributed in the order of play.

Nevertheless, the balance of the hole lengths has been designed such that there is naturally a
‘north” course and a “south’ course. The “north' course hias been deliberately designed (o
be more challenging, and would be suitable for use as a tournament venue. The ‘south’
course would more immediately appeal as an excellent all-purpose community golf venue.
The brief to the architect, however, is that both courses should be available for visitor play.
To this end, several tee areas have been designed for each hole, allowing widely different
golf challenges to be selected by golfers of varying skils.

The routing achieved with the ‘north’ course design deliberately expands across the
northern and eastern boundaries of the site so as to increase the broad green spaces and
feeling defining the residential development. And wherever possible, roads defining the site
have an adjacent golf course green belt.

The routings also minimise the number of times golfers will need to interface with roads
serving the residential nodes. Where such interfaces occur, a suitable geometry of road and
pedestrian.underpass will ensure safety for players in each case.

Because of the quality of courses required, the design uses ‘pairings’ of adjacent fairways
wherever possible, thus opening out as broad a vista as possible for the golfers, and
allowing, gencrous tree planting and landscaping cpisodes. Where single frirway links are
unavoidable, the width of the overal) play area, boundary (o boundary at drive length and
through to the green site is always more than 110 melres, comparcd with international
guidelines recommending 90 metres.

A most generous practice fairway has been located close 1o the Clubhouse precingt, It
allows drives up to 300 metres long, and has practice tees at each end so that difTerent wind
conditions can be examined. 1t is intended that deflined “targets' in the form of greens and

bunkers will be constructed within the broad practice fairway (o allow the feeling of playing
into real situations with various clubs,
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3.7.2

Flexible practice putting greens and areas for practising pitching, chipping, and bunker play
have also been designed for, The intention is to provide an excellent range of practice and

teaching arcas suitable for international visitors and the Victorian Golf Association’s
requirements.

Irrigation of all play areas of the two courses and practice areas is intended, including the
primary rough. Al irrigation needs should be handled from water stored on site through
linked drainage basins and other water bodies. A total annual irrigation requirement of
about 210 megalitres has been considered, taking into account the natwral rainfall of the
area and the hybrid couch grasses intended for the fatrways, tees and primary rough.
Although minimum draw-down of water storage bodies s envisaged for aesthetic and

environimental reasons, the banks of alf such basins will be graded and grassed so that visual
and other problems will be avoided.

Tlie Clubhouse Facilities

To serve this double golf course arrangement, a significant land parcel has been allocated to
allow for all facilities normal for such a complex.

The following have been planned for :

(a) Carparking for approximately 350 cars, in two main nodes so as not to present a
monolithic hard area. Dense appropriate landscaping of these areas is intended, and
mformal additional carparking areas are available,

(b) Clubhouse, containing social gathering areas, bars, diningroom and bistro, kilchen
and service areas, offices, administration, gaming room, meeting rooms, change
rooms, toilets, and showers to a high standard.

(c) Pro-shop, providing an excellent range of sporting goods and sports clothing,
indoor teaching and video facilities, golf cart garaging, and storage.

() Accommodation for approximately 120 visitors, both tourisls and people seeking
intensive teaching of golf skilis, in a live-in context.

(e) Tennis courts and other appropriate recreation arens.

The building complex is to be two-storey, with some spaces built into pitched roof forms,
and Lerrace areas giving onto the golf courses and landscaped grounds.

A close inter-relation belween an articulated building format and extensive landscaped
gardens is to form part of the architectural vocabulary., The Luilding should make a clear
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3.3

statetnent of quiet high standards, of welcome, and of community pride. 1t should act as a
strong focus for all residents and visitors.

A flexible section of the administration areas will allow the various State golfing bodies and
related groups to be properly housed under one roof.

The Maintenance Compound

A properly equipped and flexible golf course maintenance compound has been planned for,
as centrally as possible, yet as far away from residential nodes as practicable.

The compound will serve all maintenance of golf course play areas, as well as tree
plantations throughout the estate, water courses and storage basins.

A large turf nursery is intended to facilitate grassing of the courses and other lawn areas
within the SLSP.

Integration with the Carrum Downs Qutline Development Plan

At present, the Carrum Downs Outline Development Plan (ODP) prepared by the
former City of Cranbourne provides for a population of approximately 30,000 within
the urban residential zoned area {o the south of the SLSP area principally between
Wedge Road and Ballarto Road.  The QDP provides for a per lot development levy of
$950 to assist in the funding of the cost of accelerating road programs, fencing of
reserves and sites for community facilities and sets out a framework for the road
layout, public open space, community facilities and commercial facilities.

With the exception of a district level playing field located at the northeast corner of
Wedge Road and Frankston-Dandenong Road, the ODP area is confined to the south
of Wedge Road and extends up to approximately 600 meires to the east of
McCormicks Road. The ODP has an interface of almost 1.3 kilometres to the SLSP
area and provides for district playing fields, a secondary school and major retail,
contmercial and community services and [acilitics, all of which are sulliciently close to
the SLSP area and connected via arterial or distributor roads. The SLSP can augment
the recreation facilities, more fully ulilise public facilitics such as {he secondary school
and support the retail and commercial centres. The ODP and SLSP areas can be
functionally integrated whilst still retaining individual comnumity identitics. The SLSP
provides a logical extension to the Carrum Downs ODP and promotes urban
consolidation.
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3.9

Staging of Development

Itis anticipated that residential development within the SLSP will commence at the north of
the subject land. The northern golf course and the club house facility will be constructed as
part of this first stage.

The development staging concept is to produce a residential component to complement the
development of the clubhouse precinct and northern golf course. The commencement of
development from the south, despite the availability of limited service facilities at Wedge
Road (especially sewer outfall and water supply) would not create an infegrated
development,

The initial stages will require major external works such as outfall sewer {(gravity) to the
west and water supply works from the south. Qther services can be provided and present
no restrictions to the immediate development of (he area.

The staging will then continue from the norih to the south and cast providing golf course

frontages to a majority of the dwellings whilst limiting the amount of traflic generated onto
McCormicks Road.

Development of the SLSP area further south will require an cxtension of services, apart

from water supply, and the construction of the second golf course and the upgrading of
McCormicks Road.

It is estimated that the residential component and the two golf courses will be constructed
over a period of eight years.
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40  POPULATION

4.1 Total Population Estimate

It is estimated that SLSP could have a maximum population of approximately 7,560

persons based on a maximum lot yield of about 2500 and an average household size of
3.0 persons.

4.2  Future Population Profile

Because of the nature of the proposed development, the future population profile and
household size is likely to be different to other residential areas in the former City of

Cranbourne and may contain a higher proportion of retired couples and established
families with older children.

This population is anticipated to consist of

* 30% childless couples
* 60% ready made families
* 10% established individuals

The structure of the SLSP population is projected to be:-

3750 Adults (50%)

1125 Teenagers (15%)
1500 children (20%)
1125 Older people (15%)

E I B
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3.0 LAND USE AREAS, HOUSING DENSITY AND HOUSING MIX

5.1 Land Use Areas

The major land use areas are shown in the table below:-

LAND USE AREA
Total Site Area 309.0 hectares
Golf Courses and Golf and Community Precinct 144.0 hectlares
Public Open Space 7.2 hectares
Primary School and Community Facilities Precinct 3.6 hectares
Main Road Convenience Centre 0.9 heclares |
Net Residential Area 164.2 hectares

5.2 Housing Density

The SLSP provides for approximately 2500 lots within the net residential area (but
including the primary school site) and this determines the maximum possible housing
density. The housing density calculation varies depending on whether the total site
area is used or whether the areas of the two golf courses, the golf course precinet and
the main road convenience centre are excluded. The ultimate housing density will
depend on a number of variable factors, but will fall within the density range
anticipated within the South-Eastern Growth Area, having regard to objectives such as
diversity and choice. The significance of the maximum density or lot yield is that it is
proposed that development levies are to be paid on a per hectare basis and that the per
hectare figure is calculated on the expected maximum lot yicld and density to ensure
that sufficient funding is available (Refer to Section 12.0).

5.3 Housing Mix

A mix of housing types, lot sizes and locations will be provided throughout the SLSP
area in order to accommodate the projected population profile. Lot sizes will range
between approximately 250 square metres and 1000 square metres and housing will
vary between two storey multi-unit development and large detached houses. At the

maximum possible yicld of 2500 lots, average lot size is in the order of 500 square
metres.
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The SLSP recognises the environmental value of the remaining natural features within
the site and the importance of orientation of lots to open space areas, including the golf
courses, in order to maxintise aspect, views and to capitalise on aesthetic values. A
large percentage of the lots will have either golf course or public open space frontages
and these lots will also be varied in size and in the housing type constructed on them,
In general, higher densities will be provided close to neighbourhood and
community/recreation facilities and close to open space areas and key transport routes,
including bus routes along collector roads. Lower density housing will generally occur
away from areas of high activity and closer to the enviromnentally sensitive elements
within the development area.
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6.0  ACTIVITY CENTRES AND PRECINCTS

6.1  Nodes of Activity

The SLSP contains three primary nodes of activity being:-

a) The main road convenience centre at the northwest corner of the sile;
b) The centrally located golf and community recreation precinct; and
c) The primary school precinct towards the southeastern corner of the site.

Having regard to the proximity of the SLSP area to the Frankston and Dandenong
District Centres, shopping facilities at Cranbourne and Hampton Park, the planned
16,000 square metre shopping centre on the southern side of Hall Road and a further
10.4 hectares being set aside for non-retail commercial around the Carrum Downs

Community Centre on the northern side of Hall Road, no major activily centres are
proposed.

6.2 Main Road Convenience Centre

A main road convenience centre is proposed at the southeastern corner of Thompsons
Road and McCormicks Road on a site of approximately 9,000 square metres. This
centre will comprise a petrol station, convenience shop, fast food outlet, {amily
restaurant and video hire and will be designed to complement the balance of the
development and the main road corner location. 1t will place these uses in a location
which will keep higher traffic volumes out of the residential precincts, but which is
highly accessible and can also serve a wider area and passing traffic. The provisions
insetted in the Planning Scheme as a result of Amendment RL155 will apply.

6.3  Primary School Precinct

The primary school precinct will form a neighbourhood activity node of 3.6 hectares
and will include a site for a pre-school, an infant wellare centre and a local shop and
will be combined with a public open space area of one hectare.  This neighbourhood
activity node will be Jocated along, the looping collector road providing connections to
McCormicks Road and Thompsons Road and will be connected into the lineal open
space system and the pedestrian and bicycle path network.

6.4 Golf and Community Recreation Precinct
This precinct will contain the club house facilities for the two golf courses and a

community recreation facility and building. The golf club facility will house the new
headquarters of Victorian golf, provide accommaodation for tourists and competitors

Papc 36

94/1217-5



SANDITURST LOCAL STRUCTURE PLAN

16th March, 1995

ae?d.conmm sports administration and management offices, pro-shop, a sports medicine
clinic, a turf management apprenticeship school and associated car parking,

Page 37
94/1217-3



‘ SANDIIURS']' LOCAL STRUCTURE PLAN

16th March, 1995

7.0 COMMUNITY FACILITIES AND SERVICES

7.1 Aims

The following aims have been identified to enable the community to have an acceptable
and functional environment;

%

Social and recreation facilities designed to maximise community involvement
and easy access to neighbourhoods.

Housing types that will provide flexibility and a range of options for varying
family sizes and age structures.

A practical but innovative neighbourhood plan for the design of streets and

‘walking and bicycle paths,

Attractive landscaping and design of public and commercial buildings that
reflect a common theme in keeping with the location,

7.2 Facilities and Services

The following essential community services and/or sites will be provided to cater for
the full development within the SLSP. These facifities are grouped where possible to
improve efficiency and accessibility and are located along collector roads,

*

94/1217-5

One primary school site. There is no immediate need for a primary school as
adequate provision is available with existing and planncd facilities in nearby
residential areas,  Timing will depend on population growth trends and the
requirements of the Directorate of School Education, Secondary School
facilities are provided at nearby Carrum Downs.

A community building and recreation facilitics located within the golf course
precinct,

An extensive ofY street pedestrian and bicycle path network will fink residential
areas with activity precincts, the open space and recreation areas.
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8.0

8.1

8.2

OPEN SPACE

Amount

The SLSP provides a total area of public open space of 7.2 hectares within the
residential areas, representing 4.5 % of the net residential arca of 164.2 hectares. This
does not include the active and passive open space areas provided within the golf
course development, which has a total area of 144 hcctares and represents
approximately 46.6% of the total SLSP area. The golf course and public open space
areas represent approximately 48.9% of the total SLSP areca. There will be public
access to the golf courses and club facilities.

The SLSP recognises the need to provide high quality useable public open space within
the residential precincts, With careful planning from the initial stages, the valuable

natural features and rationalised circulation links will be incorporated in this
development. ’

Components

Apart from the golf courses, the public open space areas will be provided in the form
of local parks. The function of local parks is to provide space for informal, non
competitive, recreational and relaxation opportunities within the focal neighbourhoods.
These open spaces can be either for specific purposes, eg. children’s playgrounds, or
for multi-purposes, and linked with shops, schools and community facilitics.

Key location criteria include:

° Central to catchment and within 300 melres of all households.
© Easily accessible and visible from adjacent streets.

° Away from major collector roads.

<

Linked to open space/pedestrian and bicycle path networks and other
complementary facilities.

These open space areas will be supplemented by linear drainage reserves, water fealures,
detention basins incorporated into the overall open space network, and visual links to the
poll” course perimeters.  Ample district level open space arcas are cither planned or
provided fo the north and south of Wedge Road within the Carrum Downs Qutline
Development Plan.
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8.3

8.4

Development of Facilities

The SLSP will provides for the fult establishment and maintenance of the active and
passive open space areas up until development is completed. The location of specific
facilities has not been identified on the SLSP, however, it is anticipated that such
facifities will be located centrally within the golf and community recreation precinct
and will be determined at the planning permit stage. '

Facilities may include tennis courts and playgrounds of various sizes. The provision of
such open space facilities will remain flexible to accommodate the changing needs and
expectations of the community and will enhance the value and useability of the open
space provided. The golf courses will also be available to the public and will

considerably broaden the open space and recreational/sporting  opportunities within
the SLSP. '

Pedestrian/Bicycle Paths in Primary Collector Street Scheme

The SLSP shows the major collector streets and a framework of access streets, open
space linkages and drainage corridors.  Within this framework a safe and connected
system of pedestrian and bicycle access is provided, useful for access to the primary
school site, local community facilities and other interchange points on external
networks.  Through the use of open space links/corridors wherever possible, the
quality of experience will be increased, promoting interaction between residential areas
and recreational facilities,

Essential criteria in the location of circulation routes include:

° Serving individual local neighbourhoods and connecting into the main network.

© Provision of the most direct route to primary school and community/recreation
facilities.

© Utilisation of open space, lineal/corridor links whesever possible,

© Minimising crossing points of inajor collector streets.

o]

Providing links to external/transport network interchanges.
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9.0 ACCESS

9.1 Road System

Primary arterial road access to the SLSP area is provided by Frankston-Dandenong Road,

located roughly one kilometre to the west, and Dandenong-Hastings Road which is located
about two kitometres to the east.

Frankston-Dandenong Road functions as an important inter-regional route, and is the
principal link between Frankston and Dandenong. In the vicinity of the SLSP area, the

road is configured as a four-lane divided carriageway, and is carrying in the order of 22,000
vehicles per day.

Dandenong-Hastings Road is also an important inter-regional route, aid is one of the
principal linkages between the Mornington Peninsula and the rest of metropolitan
Melbourne. The road is presently being upgraded to a four-lane divided carriageway, with
the section south of Wedge Road recently being completed, and the section north of
Wedge Road to the South-Eastern Frecway anticipated (o be cotpleted within about 12
months. Given ils connectivity to the South-Lastern Freeway, and anticipated future traflic
levels, consideration is being given to this road ultimately being upgraded to at least six

lanes divided, and possibly forming a fieeway-standard extension to the South-Eastern
Freeway.

Direct arterial road access to the SLSP area is provided by Thompsons Road, which
provides a dircct connection between the site and the primary arterial road network.
Thompsons Road, which forms the northern boundary of the SLSP area, functions as a
secondary arterial road carrying in the order of 11,500 vehicles per day, and is presently
constructed as a two-tane undivided carriageway within a 20 metre reservation. 1t is noted
however that a road widening reservation has been provided along the northern side of
Thompsons Road in the vicinity of the site. This will enable Thompsons Road to be
upgraded to a four-lane divided carriageway which will be necessary to accommodate
future traflic growth. The timing of this upgrading is however uncertain,

The remaining roads in the vicinity of the SLSP area reflect rural rather than urban road
standards, constructed as unsealed 5 - 6 mietre carriageways witlin {approximately) 20
metre 1oad reserves, 'These roads presently carry low traftic volumes, although the role of
McCormicks Road is increasing in importance as it provides a direct linkage between
Thompsons Road and residential development in the Carrum Downs area.

Traffic on the section of McCormicks Road north of Wedge Road is anticipated to grow to
around 16,000 vehicles per day, where the bulk of this will comprise traffic generated by
development within the SLSP area. This volunie of traffic can be accommadated on a two-

lane undivided carriageway within the existing 20 melre road reserve, However, as noted
above, this road is also likely to accommodate traflic from the developing areas south of
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Wedge Road, which may necessitate a higher standard cross-section 1o accommodate this
additional traffic.

Wedge Road, forming the southern boundary of the SLSP area, is envisaged by the
authorities as ultimately forming a significant east-west arterial road extending easterly to
Camms Road. Traffic generated by the SLSP site is not anticipated to have a significant
impact on Wedge Road given the proposed access arrangements.  Accordingly, future
traflic volumes are likely to be such that they can be accommodated on a two-lane
undivided carriageway within the existing 20 melre reservation. 1t is proposed that the
“country lane” appearance of Wedge Road to the east of McCormicks Road be retained.

Taylors Road, forming the eastern boundary of the SLSP area, is unlikely to require
upgrading in the absence of further residential (or other) development directly feeding onto
it. In any event, the high capacity links of Frankston-Dandenong Road and Dandenong-
Hastings Road would carry the bulk of north-south traffic movements. This tends to
suggest that Taylors Road is unlikely to require upgrading beyond that of a sccondary
arterial road which can be accommodated within the existing road reserve.

Given all the above, it emerges that the roads bounding the SLSP arca are all fikely to form
future arterial roads. The trallic and access design of the SLSP has been cognisant of this
likely future scenario, '

9.2 Public Transport Facilities

The closest public transport facility to the SLSP area comprises the two bus routes which
presently run along Frankston-Dandenong Road:

*  Route 830 which connects Frankston Railway Station to Dandenong Railway Station,
and

* Route 831 which also connects Frankston Railway Station to Dandenong Railway
Station via a different route to Route 830.

The two existing bus routes are presently too remote to service the SLSP site in their
present form. In the short to medium term therelore, public transport facilitics to service
the SLSP area will require a new bus service, or a modification to an existing service.
While the PTC presently have no plans for such a service, new bus routes are considered as
new utban areas develop, and services would generally be provided where warranted by
demand.

Further opportunities are provided by recent innovations such as ‘dial a bus' and other
para-transit services which provide demand responsive mini buses as fecder services {o
arerial road bus routes or railway stations.
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9.3

9.4

In this context, the most important feature of (he SLSP is that it provides an internal road
network which is suitable for bus and other public transport operations. Accordingly, the
SLSP facilitates this by the provision of a collector road network which enables a
reasonably direct bus service within the SLSP area, while at the same time maximising
household accessibility to potential bus routes. In this respect, the SLSP has sought to
provide for 90 per cent of houses to be within 400 metres ol a future patential bus route.

Electrification of the Cranbourne rail line will provide a high quality linkage between
Cranbourne and major metropolitan activity nodes such as Dandenong and the Melbourne

CBD. It is expected that the rail service will be complemented by bus feeder-services
between railway stations and residential areas, including the SLSP area.

Pedestrian and Bicycle Linkages

The then Shire of Cranbourne developed a bicycle network and priority programme in
1993. The principal objective of the programme is 1o provide a comprehensive and
integrated network of bicycle paths which link the various urban areas of the city.

At present, there are no existing or proposed finkages in the inmediate vicinity of the SLSP
area. However, bicycle linkages are proposed as part of the programme along both
Dandenong-Frankston Road and Dandenong-11astings Road. An offzroad linkage along
etther Thompsons Road or Wedge Road would enable the SLSP area to eflectively link in
to the regional bicycle path network. The provision of the ‘green belf® around the
perimeter of the SLSP site would provide ample opportunity for the provision of such a
facility,

In terms of the internal bicycle network, the SLSP provides a comprehensive bicycle and
pedestrian network which finks the residential areas as well as unportant bicycle tiip
generators such as schools and other activily centres.

Traffic and Access Elements of the Sandhurst Local Structure Plan

The principal traffic and access elements of the SLSP, which are shown on Plan 9, can be
categorised as:~

(i) The interface to the external road nelwork, and consequent provision of new road
reservations and/or arterial roadworks;

(i1) Specific traffic control treatments; and
(i)  The internal road hierarchy.

Each of these is discussed in turn as follows.
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Interface to the External Road Network

The interface to the external road network is characterised by orientation towards
Thompsons Road and McCormicks Road. This achieves a number of important traflic and
non-traffic objectives, namely:

(i) It facilitates the provision of an uninterrupted ‘green belf' around the perimeter of
the SLSP area;

(ii) It acknowledges the predominant trip-making patterns, which are likely to see most
trips oriented towards the north (to Dandenong and the greater metropolitan area)
and, to a lesser extent, Frankston;

(itf) Tt enables utilisation of the existing road infrastructure, i.e. Thompsons Road; and

(iv) It also provides an opportunity to accommodate the increasing volumes of traflic
generated south of Wedge Road, secking aceess to Thompsons Road.

Accordingly, the SLSP allows for the upgrading of McCormicks Road between Wedge
Road and Thompsons Road, and the section of Wedge Road between McCormicks Road
and the western-most access point to the Estate,

In addition, and given that the site is effectively bound by future arterial roads, access to the
surrounding system has been provided by a number of appropriately located access points
(conligured cither as 'wunk collectors’ or lower order roads, depending on the traflic

volume) which concentrate traffic, thereby minimising the number of arterial road
intersections.

Traffic Control and Traffic Maimgémcnr

It is anticipated that full development of the SIS area will necessitate traffic sighals at
the following locations;

. Thompsons Road/trunk collector;
. McCormicks Road/Thompsons Road;
. McCormicks Road/northern trunk collector,

The appropriate form of traffic contro! at the remaining access points, and also the
infersection of McCormicks Road with Wedge Road, are likely to depend on future traffic
growth along McCormicks Road, particularly as it rclates to ongoing residential

development south of Wedge Road.  These intersections will need to be monitored, and
appropriate traffic control measures implemented as circumstances warrant.
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Internal Road Hierarchy

The internal road hierarchy has been developed in accordance with the principles embodied
in the ‘Victorian Code for Residential Development’ (VicCode), and is set out
schematically in Plan 9. Plan 9 also shows the anticipated traffic volumes on selected
streets within the Estate

The internal network is characterised by a functional road hierarchy comprising:-

(i)

(ii)

(iif)

A number of frimk collectors which serve as the principal access routes between

the subdivision and the arterial road network:

A number of collector streets which distribute traffic between lower- order strects
and the trunk collectors, or directly onto adjacent arterial roads; and

A network of access streets and access places.

The internal road network reflects the following desirable objeclives:

®

(ii)

(iii)

94/1217-5

A distinction between traffic function roads and access function roads. The trunk
collectors serve as the focal points and principal access routes between the arterial
network and the subdivision, and thus function as the principal fraffic function
roads. No direct access 1o lots is provided along these roads. Conversely, the
access funclion is dominant for the remaining streets;

The network layout generally provides faitly direct access between lots and the
external road network;

The road layout is also reasonably permeable in respect to internal movements.
That is, while the street layout is designed to discourage vehicle Tat-running’, and
also restricts speeds and volumes, it provides reasonably conneclive routes between
origins and destinations for residents moving within the subdivision,
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10.0 ECONOMIC DEVELOPMENT, TOURISM AND EMPLOYMENT

10.1  The SLSP represents a significant economic development which will have a positive
impact and will provide economic benefits to the local and State ccoromies. It wil
attract golf related tourism from both interstate and overseas and will provide for a
significant amount of permanent and part time employment during the construction
phase and into the future. The benefits to the economy will far outweigh the loss of
309 hectares of grazing land which is making a minimal contribution to the Victorian
economy in terms of jobs, income and revenue, capital investment and tourist
expenditure.  Jobs will be created at the proposed retail facilities, in the tourist
accommodation and restaurants, for golf course maintenance and management,
through the expanded headquarters for Victorian golf administration and in running
major and minor golf championships, including the Victorian Open. The residential
development will attract a population of up to approximately 7,500 persons who will
use local facilities, stimulate the local economy and create the opportunity for further
jobs and economic growth in the established urban areas,
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11.0. HYDRAULIJIC AND RETICULATED SERVICES

The Melbourne Water Corporation (MWC) is the responsible Authority for drainage,
sewerage and water supply facilities in the SLSP area. Telecom, the Gas and Fuel
Corporation and the SECV are the responsible authorities for telecommunications, gas
supply and electricity supply respectively.

1L1  Water Supply
Water supply is to be sourced from one of two locations:-

(i) - From Ballarto Road north along McCormicks Road to the subject site. Melbourne
Water have programmed the construction of 450/300/225 mains along
McCormicks Road to service future residential demand, in accordance with the
Carrum Downs Local Struclure Plan prepared by the City of Cranbourne, in the
1996/1997 financial year.

To satisfactorily service the SLSP area the proposed main will require upgrading to
000/450/300/225 mains plus the construction of a new reservoir-and possible booster pump

at Gamble Road.

The developer will be required to fund the cost to upsize the mains and the reservoir
construction (including booster pump). If the development proceeds prior to 1996/1997,
the developer would also be required to fund all the works, as an interest fee loan, to

Melbourne Water, to be refunded over a fixed and defined period determined by Melbourne
Water,

(i} From the Hallam Road Main at Huntington Drive along Evans and Thompsons Road
to the subject site. This supply would require the construction of a 525 diameter main
over approximately 2.9 km. The developer would be required to fund the cost to
provide this main with no refunds envisaged from Melbourne Water.

11.2  Sewerage

A permanent gravity outfall constructed from the north west corner of the subject site, west
to the existing Carrum Downs OQutfall sewer (1500 dia.) located at the intersection of
Worsley Rod and Thompsons Road will form the sewer outfall facility servicing the
developiment.

The developer will be required to fully fiund the cost to provide this main with no refunds
envisaged from Melbourne Water.
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11.3

11.4

ILS

1.6

The parcel of land to the west of McCormicks Road will, in preference, be sewered via a
gravily system directed to the north west corner of the main land parcel. Should this option
prove unsatisfactory, a small pump station and rising main will be required at the north west
corner of the minor land parcel puinping the waste to the east and into the gravity system.

Gas

Gas mains exist in Wedge Road (at Trankston/Cranbourne Road to the west) and
McCormicks Road to the soutl:.

Gas supply will be available to the SLSP area. The Gas and Fuel Corporation normally
supply gas to residential developments free of charge, however in this instance upsizing of
Gas supply mains to service the arca may mean a charge being applied.

Electricity

High voltage overhead lines exist in Thompsons Road and Wedge Road. the SECV
envisage a possible upgrading exercise of their plant {o service the subject site.

Electricity supply within the development area will be underground in keeping with current

trends and SECV policy.

Telecom

Telecom have recently constructed a new telephone exchange in the Range View Fstate to
the south of the SLSP area.

Telephone lines will be sourced from this exchange north along McCormicks Road to the
subject site.

The developer will be required to fund the cost of trenching the Telecom service.

It is envisaged that the Telecom service will also include, apart from telephone, cable
television facilities.

Drainage

Drainage details are shown on Plan 10 - Engineering Services Plan. Drainage works within
the Eastern Contour Drain catchment will include the construction of a retarding basin at

Thompsons Road sized to contain a 100 year ART flood at a controlled 5 year ART outflow
into the Eastern Contour drain and the construction of culverts under Taylors Road and

Page 48

94/1217-5



7

. SANDHURST LOCAL STRUCTURE PLAN

16th March, 1995

Wedge Road in conjunction with the excavation of the existing open drains that traverse
the site to improve the flow of waler and decrease the extent of focalised flooding.

The preliminary volume of storage required for the retarding basin at Thompsons Road has
been assessed at 64,500m” the location of which 1s shown on Plan 10,

Drainage works within the Eel Race Drain Catchment will include the construction of two
retarding basins a the locations described in section 2.7 (Refler Plan 10).

The retarding basin located to the north west of the site abutting McCormicks Road is to be

sized to cater for a 100 year ARI flood at a controlled | year ART outflow into an existing
drain to the west.

The preliminary volume of storage required for the retarding basin at this location has been
assessed 8000nT".

The retarding basin located to the south west and west of McCormicks Road is to be sized
to cater for a 100 year ARI flood at a controlted 5 year ARI outflow into an existing drain
to the west.

The preliminary volume of storage required for the retarding basin at this location has been
assessed at 4350m",

Both retarding basins in this catclhiment alleviate existing drainage problems within the land
holdings to the west.

It is envisaged that the retarding basins will form part of the lake system within the golf
courses complementing also the residential development.

Stormwater runoff from the residential precincts shall be piped and directed at controffed
locations into the open drain system which will act as a storage and setllement system with
pollutants removed via appropriate vegetative planting, prior to entering the main retarding
basins and the outfall drains external to the site.

Stormwater runoff from the golf course will be collected in open swale drains and directed

into the open drain system which will also act as a means {o remove poliutaits generated
fromy gotf course operations (fertilisation elc).
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1L7  Direction of Development

Development will commence from Thompsons Road in 1he vicinity of the northern golf
course and proceed in an easterly and southerly direction utilising a majority of the services
either existing or proposed.

Residential development will take advantage of the northern golf course construction and
the lake features (retarding basins) that will be created.
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12.0
12.1

DEVELOPMENT LEVIES

Introduction

Development contributions (fevies), in addition to essential infrastructure, will be made
within the context of the draft Sandhurst Development Contributions Policy (not
adopted) of the Frankston City Council. The SLSP has been prepared having regard
to identified characteristics and features of the environment, the likely needs of the
future resident population and the special characteristics desired to be embodied within
a golf community, including the physical infrastructure.

It is recognised that development in the SLSP area must proceed as far as practicable
with the provision of adequate services and communily facilities to cater for the
resident population. The payment by developers of a per heclare development levy,
over and above the services and facilities provided or funded under the provisions of
the Subdivision Act, will facilitate the supply of essential infrastructure (o the area, the
need for which is generated by the development,

Within the SLSP area, residential subdivision will be subjec} to an estimated per lot
levy of $1800 to be paid at a per hectare rale. The Jevy will relate to the following
components in accordance with Table 12.1:-

* Community services and facilities
* Recreational facilities
%

External Road Construction

The estimated per hectare levy value is related to a maximum yield of 2482 lots from
the net residential area of 164.2 hectares. A lesser lot yield or density will therefore
not reduce the available funding. The basis for a levy calculation is set out in the
following sub-sections.
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TABLE 12.1

INDICATIVE DEVELOPMENT CONTRIBUTIONS & APPORTIONMENT

SANDHURST PROJECT INFRASTRUCTURE COMPONENTS

COMPONENT TOTAL COST | DEVELOPER'S | DEVELOPER'S
000 *s SHARE % COSTS $000
Community Services and Facilitics CoT
Recreation - Mulli-purpose community buitding 210 100 210
Tennis Courts 150 100 150
Community building/tennis court land 200 10 200
Landscaping and carparking for conmmnunity
facilities 50 100 50
Pre-school centre 170 75 127.5
Infant welfare centre 160 50 80
Land for Pre-school and infant welfare centre 140 62.5 87.5
Landscaping and catparking for centres 60 62.5 375
1140 942.5
Recreational Facilitics
Development and Iandscaping of open space 670 40 268
Fencing of open space 50 40 20
Bicycle path network 500 25 125
1220 413
External Road Construction
McCormicks Road Coustruction 1844 .5 100 1844.5
Land for rescrvation /(ree reserve widening 243 100 243
Wedge Road (part only) Construction 2397 75 179.8
Thompsons Road - Vic Roads £340.3 33 440.8
Intersections
- Thompsons Road 180 100 180
- Thompsons Road/McCorinicks Road 180 66 120
- McCormicks Road intersection (1) 50 100 50
- Wedge Road intersection (1) 50 100 50
4127.5 KEOT N
TOTAL COST 0487.5 4469.6
TOTAL LAND AREA (including golf courses) 309 ha.
RESIDENTIAL LAND AREA (including public 164.2 ha,
open space, Primary  School, & community
facilitics). ]
TOTAL NO. OFF LOTS 2482
CONTRIBUTION PER LOT $1800
CONTRIBUTION PER Ha. (Residential Land) $27.208
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NOTES: (i) Above components cxclude any recognition of public access to the golf courses and club
facilities
{it) No inclusion made for Wedge Road between westernmos! access (o Sandluirst project &

Frankston-Dandcnong Road.
(i) No inclusion made for Wedge Road (betsveen MoCormicks Road & Taylors Road) and

Taylers Road, however the Sandhurst Project will make no demands on these roads and
conscquently should not be required to make any financial contributions,

(iv) Percontage share attributed to developer subject to fusther negotiations and adjustments,

1\ Per hectare value based on maximum yield of 2482 lots from 164.2 heclarcs at the
equivalent of $1800 per fot.

12.2

This levy is a preliminary estimate and may be varied as a result of further negotiations

between the Council, relevant authoritics and the proponent or developer based on
Table [2.1.

Funding of External Road Construction

With total development of the SLSP area, there are a number of transport-related
infrastructure works necessary to accommodate the level of traflic gencrated.

Firstly, Thompsons Road is anticipated to carry an additional 12,000 vehicles per day
as a result of the development, Thompsons Road is presently construcled as a two-
fane undivided sealed carriageway, and as such has a nominal capacity of some 16,000
vehicles per day. Given that Thompsons Road is presently carrying 11,500 vehicles
per day, the additional traffic loaded onto Thompsons Road would take the total traffic
volume to a level which would normally necessitate a four-lane undivided carriageway.
However, there are plans to upgrade Thompsons Road (o this fevel even in the absence
of the residential development proposed by the SLSP. Accordingly, il is arguable that
the cost of the upgrading is attibuted {0 VicRoads. Naturally an upgraded
Thompsons Road would enable significant growtlr in inter-regional traffic whicl: could
be expected to account for the majority of [uture traflic carried on Thompsons Road.
Furthermore, the fact that the Thompsons Road upgrading is nol currently in
VicRoad's 10 year program suggests that any developer contribution would fail the
‘accountabifdy’ test established in the Eddic Barron case. In these circinmstances, a
general contribution towards the upgrading of Thompsons Road is not warranted,
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12.3

Secondly, McCormicks Road, which is presently constructed as an unsealed five metre

carriageway, will carty the bulk of traffic generaled by the developent. There would
appear to be two options here:

@) The Estate is anticipated to generate volumes in the order of 16,000 vehicles
per day along McCormicks Road. For this traffic volume, a two-lane
undivided cross-section would be adequate, and in these circumstances the full

cost of road construction would be attributable fo the Sandhurst Development;
or

(i)  McCormicks Road is likely to form an increasingly important road linkage for
the emerging residential development south of Wedge Road. In these
circumstances, a section of McCormicks Road between Thompsons Road and

- Wedge Road could be anticipated to cairy {rafflic volumes well in excess of
16,000 vehicles per day, suggesting a four-lane undivided cross-section.
However the marginal cost associated with construction above and beyond a

two-lane undivided carriageway should be attributed to the broader
community.

Finally, the section of Wedge Road between McCormicks Road and the weslern-most
access point to the Sandhurst Development s unlikely to- cany traffic above and
beyond that generated by the development. Accordingly, construction of a sealed (wo-
fane undivided carriageway along this scction of Wedge Road would be partly
attributable to the developer, However, it is not considered necessary for SLSP
development to fund the construction of Wedge Road between the westernmost site

fccess and Frankston-Dandenong Road and between McCormicks Road and Taylors
Road or Taylors Road.

In respect to other traffic infrastructure, the traffic signals likely to be required at the
access points to the Estate would normally be wholly attributable to the developer, as
they are necessitated solely by development traflic. On the other hand, traffic control
infrastructure at the intersection of Thompsons Road/ McCormicks Road are likely to
benefit local and interregional traffic in addition to thal generated by the Sandhurst,
Estate. Accordingly, an equitable cost attribution for these facifities would be on the
basis of the relative volumes of traffic

Funding of Recreation Facilities

In addition to the 4.5% public open space provision (7.2 hectares) to be distributed
throughout the residential area and the fwo golf courses (which represent 46.6% of the
fotal SL.SP area) establishment of open space arcas and facilities will be provided in the
following components:-
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12.4

12.5

Active Open Space

Local Open Space and Playgrounds

* Bicycle Paths

* Drainage line and Retarding
Basin Enhancement
# Provision of approximately 10 kilometres of separated bicycle and pedestrian

paths, including lighting, constructed along the collector roads and some other
streets as indicated on the SLSP.

Funding of Community Services and Facilities

A wide range of community facilities are proposed or are already provided within the
Cartum Downs Outline Development Plan arca to the south,  Within the SLSP area it
is proposed to provide local facilities to serve the neighbourhood to be created, having
regard to the golf and recreation based residential area to be created.  Tacilities
proposed to be provided are:-

* A golf and community recreation precinct containing the club house
facilities for the two 18 hole courses, tennis courts and a community
building.

*

l.and for a preschool and infant welfare centre adjacent to the primary
school sile and associated buildings and works (refer 1o Table 12.1).

.

Funding Mechanisins & Safeguards

The levy will be paid through either payment in kind and/or a cash contribution to be
negotialed with Council prior to the issue of a Statement of Compliance for each stage
of development as it procecds, The development levy will be adjusted annually n
accordance with the Consumer Price Index and will be provided Tor in a Section 173
Agreement between with the Council and the Developer or required by way of permit
condition. The payment of levies can be two licred so that funds or works in ficu are
provided by either the developer/subdivider or the home builder at the time when they
are needed.

A consistent set of funding procedures and safeguards must be formulated for inclusion
into development agreements. The agreements should recognise the value of works
provided, the total scheme for the development of roadwerks within the area, the value

of early provision of works or funds, and the difficulties in funding early overweight
contributions,

Page 55

94/121°7-%



' SANDHURST LOCAL STRUCTURE PLAN

16th March, 1995

There should be safeguards to enable providers of firnds to ensure that henefit ACCries
1o the subject developments through application to appropriale works and a method of
independent resolution of dispute is required.

The extent to which State and Council funds are applied 1o the development of the
sub-regional road network should also be taken into account. Traditionally, rates and

taxes have been applied in part 1o the funding of the transport network, and therefore
somne balance needs (o be determined.

* END OF SLSP DOCUMENT *
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PITOTOGRAPHS
&
PHOTOGRAPHIC LOCATIONS

(Plan 11)
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