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1.  Introduction 
1.1.  Name and Address of Expert 

1.1.1.  My name is Paul Buxton and I am the Director of Plan2Place Consulting located at 
121 Shaftesbury Parade, Thornbury, VIC, 3071. 

1.2.  Expert’s Qualifications, Experience and Area of Expertise 

1.2.1.  I hold a Bachelor of Arts (Social Sciences) with a major in Sociology from La Trobe 
University and a Master of Urban Planning from the University of Melbourne. I am a 
Registered Planner and Fellow of the Planning Institute of Australia. 

1.2.2.  I have over 27 years consulting, local government and Victorian Government 
experience leading multi-disciplinary teams in developing and preparing 
implementable strategic plans and statutory frameworks. My curriculum vitae is 
included at Appendix A. 

1.2.3.  In my role as Assistant Director leading the former Activity Centres Unit in the 
Victorian Government (DSE, DPCD, DTPLI and DELWP), I provided resources and 
advice to local government to assist with improved activity centre planning. This 
included Planning Practice Notes 56, 58 and 60, the development of the Activity 
Centre Zone (ACZ), application of the ACZ at numerous activity centres and 
programs that provided advice and financial assistance for projects that filled 
strategic gaps and completed structure plans.  

1.2.4.  I have helped develop, examine and assess over forty activity centre/township 
structure plans and employment framework plans across Melbourne and regional 
Victoria. I have also been involved in preparing and developing over 15 business 
cases for state and locally significant projects which includes the successful 
development and funding of the Smart Planning Program in the 2016 Victorian 
budget. 

1.2.5.  I have prepared, coordinated and managed many policy reviews in State and local 
governments. This included support, management and overall coordination of the 
Reformed Zones Ministerial Advisory Committee and the Department’s project 
team in 2012-2014. This also involved the management of the consultation process 
state-wide with over 2000 submissions, delivery of the three reformed zones 
advisory committee reports over a six month period, and gazettal of state-wide 
reformed zones and associated guidelines within Ministerial deadlines. 

1.2.6.  I have advised Ministers and the Department’s Planning Group Executive Team 
about complex policy issues and planning scheme amendments, and undertaken 
whole of government coordination and extensive stakeholder engagement and 
management. 

1.2.7.  I have prepared over 50 state-wide, regional and local planning scheme 
amendments which includes the restructuring of the State Planning Policy 
Framework in 2017 to give greater weight to Plan Melbourne, Regional Growth 
Plans and other government policy reviews. 

1.2.8.  I have extensive knowledge of the Victorian planning system and Victorian planning 
legislation and regulations including the application and drafting of the appropriate 
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tools from the Victoria Planning Provisions (VPP) and how they can best achieve the 
desired strategic outcomes.  

1.2.9.  As an independent planning consultant, I developed the Commercial 3 Zone for 
DELWP in mid 2018 which involved the delivery of a new commercial zone into the 
VPP to implement the strategic directions supporting employment precincts across 
Melbourne and Victoria.  

1.2.10.  I also developed new planning provisions for integrated water management (IWM) 
applying to all non-residential development and multi-dwellings in Victoria (through 
new IWM State planning policy and Clause 53.18) working closely with, and 
implementing, the recommendations of the Stormwater Advisory Committee in late 
2018.  

1.2.11.  I have provided submissions to VCAT, Planning Panels Victoria and Advisory 
Committees acting for state and local governments and under their instructions as 
clients.  

1.3.  Details of Any Other Significant Contributors to the Statement (if any) and Their 
Expertise 

1.3.1.  There have been no other contributions from any other person to this statement. 

1.4.  Instructions that Define the Scope of the Statement 

1.4.1.  I have been instructed by Maroondah City Council and their lawyers Maddocks to 
provide expert evidence to the Panel considering Amendments C134 and C136 to 
the Maroondah Planning Scheme. 

1.4.2.  This expert evidence is about urban planning matters including the impact and 
effects the Amendment will have on the affected areas, the issues the Amendments 
are trying to address and the adequacy of current and proposed controls to address 
these issues, the analysis undertaken on behalf of Council as part of the 
preparations for the Amendments, the proposed DCP and the response to relevant 
submissions.  

1.4.3.  Specifically, I have been requested to advise on statutory and strategic planning (or 
urban planning) matters including: 

• The impact and effects the Amendment will have on the affected areas. 
• The issues the Amendments are trying to address and the adequacy of current 

and proposed controls to address these issues. 
• The analysis undertaken on behalf of Council as part of the preparations for the 

Amendments. 
• The proposed Development Contributions Plan (DCP). 
• To respond to relevant submissions.  
• Whether I support the implementation of the Greening the Greyfields concept 

and the approach taken for Amendments C134 and C136 to the Maroondah 
Planning Scheme. 

1.4.4.  See section 1.7 below for further details of my previous engagements to provide 
advice to Maroondah City Council about the Greening the Greyfields project and 
the Croydon Major Activity Centre Structure Plan project. 
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1.5.  Site Inspection 

1.5.1.  I inspected the two areas that form the study areas of the two Greening the 
Greyfields precincts on 19 September and 14 November 2018 and 27 May and 18 
June 2021. Land comprising these areas was viewed only from public streets and 
reserves/parks. 

1.6.  Documents Relied Upon 

1.6.1.  I have considered the documents listed below in preparing this evidence: 

• Amendment documentation for Maroondah Planning Scheme Amendments 
C134maro and C136maro including the: 
- Amendment C134maro Explanatory Report 
- Amendment C136maro Explanatory Report 
- Amendment C134maro Instruction Sheet 
- Amendment C136maro Instruction Sheet 
- Proposed Clause 21.02 – Maroondah Vision and the Strategic Framework 
- Proposed Clause 21.06 – Built Form and Urban Design 
- Proposed Clause 21.07 – Housing and Residential Land Use 
- Proposed Clause 21.10 – Natural Resources 
- Proposed Clause 22.02 – Residential Neighbourhood Character Policy 
- Proposed Clause 32.08 – General Residential Zone – Schedule 3 
- Proposed Clause 43.04 – Development Plan Overlay – Schedule 7 
- Proposed Clause 43.04 – Development Plan Overlay – Schedule 8 
- Proposed Clause 45.06 – Development Contributions Plan Overlay – 

Schedule 2 
- Proposed Clause 45.06 – Development Contributions Plan Overlay – 

Schedule 3 
- Proposed Clause 72.03 – Maps Comprising Part of this Planning Scheme - 

Schedule 
- Proposed Clause 72.04 – Documents Incorporated in this Planning Scheme 

- Schedule 
- Proposed Maroondah Planning Scheme – Local Provision Amendment 

C134maro GRZ3 Map (forming part of Planning Scheme Map 4) 
- Proposed Maroondah Planning Scheme – Local Provision Amendment 

C134maro DPC02 Map (forming part of Planning Scheme Map 4DCPO) 
- Proposed Maroondah Planning Scheme – Local Provision Amendment 

C134maro DP07 Map (forming part of Planning Scheme Map 4DPO) 
- Proposed Maroondah Planning Scheme – Local Provision Amendment 

C136maro GRZ3 Map (forming part of Planning Scheme Map 5) 
- Proposed Maroondah Planning Scheme – Local Provision Amendment 

C136maro DPC03 Map (forming part of Planning Scheme Map 5DCPO) 
- Proposed Maroondah Planning Scheme – Local Provision Amendment 

C136maro DP08 Map (forming part of Planning Scheme Map 5DPO). 
• Clause 32.07 – Residential Growth Zone 
• Clause 32.08 – General Residential Zone 
• Clause 32.09 – Neighbourhood Residential Zone 
• Clause 43.04 – Development Plan Overlay 
• Clause 45.06 – Development Contributions Plan Overlay 
• Maroondah City Council, Council Plan 2017-2021, 2019/20 Update 
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• Maroondah City Council, Council Meeting, 22 March 2021 Meeting Agenda, 
Item 5 

• Maroondah City Council, Council Meeting, 22 March 2021 Meeting 
Attachments, Item 5 

• Maroondah City Council, Council Meeting, 22 March 2021 Meeting Minutes, 
Item 5 

• Ministerial Direction on the Form and Content of Planning Schemes 
• Reformed Residential Zones, Residential Growth Zone, DELWP, March 2017 
• Planning Practice Note 59: The Role of Mandatory Provisions in Planning 

Schemes, September 2018 
• Planning Practice Note 91: Using the Residential Zones, December 2019 
• Reformed Residential Zones, Maximum building heights and number of storeys, 

DELWP, March 2017 
• VicPlan (Maroondah Planning Scheme Maps), DELWP, 9 June 2021 
• Planning and Environment Act 1987, Parts 1, 1A, 2 and 3 
• Greening the Greyfields Statutory Planning Options Final Report (Plan2Place 

Consulting, 15 November 2018) 
• Greening the Greyfields Proposed Statutory Planning Options Final Report 

(Plan2Place Consulting, 17 June 2019) 
• Greening the Greyfields North Ringwood and South Croydon Design 

Framework and Concept Plans and Design Guidelines Second Peer Review 
Report (Plan2Place Consulting, 31 December 2020) 

• Planning Panels Victoria: Guide to Expert Evidence 
• Maroondah Planning Scheme Amendments C134 and 136: Ringwood and 

Croydon South Greyfield Precincts, Panel Letter, 29 April 2021 
• Maroondah Planning Scheme Amendments C134 and 136: Ringwood and 

Croydon South Greyfield Precincts, Panel Directions, 19 May 2021 
• Maroondah Planning Scheme, 9 June 2021 
• Two letters from DELWP Planning about conditional authorisation for 

Amendments C134maro and C136maro, State Planning Services, dated 3 
January 2020 

• Design Framework and Concept Plan Ringwood Greyfield Precinct, Volume 1, 
Maroondah City Council and Swinburne University of Technology 

• Design Framework and Concept Plan Croydon South Greyfield Precinct, Volume 
1, Maroondah City Council and Swinburne University of Technology 

• Greening the Greyfields Design Guidelines, Volume 2, Swinburne University of 
Technology 

• Greening the Greyfields Precincts – Central North Ringwood and Eastfield 
• Greening the Greyfields, Maroondah Statutory Framework, Presentation 
• Greyfield Precinct Renewal Presentation to Minister for Planning and DELWP 

by Swinburne University  
• Greening the Greyfields Pilot Project, Developer Workshop, Presentation, 8 

May 2019 
• Ringwood Greyfield Precinct Development Contributions Plan (DCP), Final 

Report 15 May 2019 
• Croydon South Greyfield Precinct Development Contributions Plan (DCP), Final 

Report 16 May 2019 
• Maroondah 2040 Community Vision June 2014 
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• Maroondah Housing Strategy 2016 
• Engeny for Maroondah City Council, Greening the Greyfields Notlen Street 

Catchment Discussion Report, February 2018 
• Maroondah Greyfields Precinct Maps, Sustainability Framework and Aerial 

View 
• Urban Renewal for Greyfield Precincts Playbook for Local Government, 

Working Draft, Playbook for Developers Working Draft and Playbook for 
Landowners Working Draft 

• Amendment C134maro Submissions Summary Table 
• Amendment C136maro Submissions Summary Table. 

1.7.  Statement Identifying the Role the Expert Had in Preparing or Overseeing the 
Exhibited Reports 

1.7.1.  Previously, I was engaged by Maroondah City Council to undertake a Statutory 
Planning Options Report, a Proposed Statutory Planning Options Report and two 
separate peer reviews of the proposed planning controls, concept plans and design 
guidelines for the Greyfields Renewal Precincts prior to the exhibition of 
Amendments C134 and C136.  

1.7.2.  Council and Swinburne University engaged me to provide a Statutory Planning 
Options Report dated 15 November 2018 and a Proposed Statutory Planning 
Options Report dated 17 June 2019 which analysed and advised about the options 
for statutory planning controls to best implement the Greening the Greyfields 
project for the Ringwood North and Croydon South precincts into the Maroondah 
Planning Scheme. 

1.7.3.  I was then engaged on two separate occasions in association with Peter 
Boyle_Urban Design+Landscape Architecture to provide a peer review of design 
guidance and planning materials prepared for the Greening the Greyfields Project in 
Ringwood North and Croydon South in February 2020 and December 2020. 

1.7.4.  The peer review reports concluded that the overall structure of the documents 
supporting the project (the Ringwood North and Croydon South Design Framework 
and Concept Plans and Design Guidelines) was sound and that the background 
analysis provided the necessary strategic basis for the project.  

1.7.5.  It was further suggested that the documents would benefit from some 
restructuring and editing to simplify the document structure to incorporate project 
background and then vision, objectives, strategies and guidelines. It was also 
suggested that clearer distillation of the concepts and elements in the documents 
(diagrammatically in particular) would better identify the key elements or methods 
that are needed to achieve the desired outcomes for more effective 
implementation. 

1.7.6.  The proposed planning provisions were considered appropriate but some changes 
were suggested to further simplify them in order to facilitate the outcomes sought 
for Greyfields redevelopment and renewal. 

1.7.7.  Many of these suggestions for redrafting of the supporting documents and 
simplification of the planning controls were taken on board by Council and then 
incorporated into the exhibited documentation and supporting documents for the 
Amendments. 
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1.7.8.  My previous advice and peer review to Council extended to whether the 
appropriate strategic mechanisms and VPP tools were utilised to implement the 
Greening the Greyfields project and whether the drafting of the schedules were 
consistent with the Ministerial Direction on the Form and Content of Planning 
Schemes. 

1.7.9.  The briefs from Council and the advice and reports provided to Council of relevance 
are attached at Appendix B for the Panel’s reference. 

1.7.10.  Plan2Place Consulting is currently engaged by Maroondah City Council to prepare 
the Croydon Major Activity Centre Structure Plan. That project is distinct from the 
Greening the Greyfields project and has no bearing on the opinions given in this 
evidence statement. 

1.8.  Facts, Matters and Assumptions Upon Which the Statement Proceeds 

1.8.1.  In the preparation of this report I have assumed that all documents referred to 
above are current and correct in the information that they contain at the time of 
completion of this report. 

1.9.  Summary Opinion 

1.9.1.  It is my expert opinion that: 

• The exhibited Amendments C134maro and C136maro to the Maroondah 
Planning Scheme: 
- Implements the Greening the Greyfields projects for Ringwood North and 

Croydon South. 
- Makes appropriate use of the Victoria Planning Provisions. 
- Is drafted appropriately in relation to form and content and is consistent 

with the Ministerial Direction on the Form and Content of Planning 
Schemes. 

- Responds appropriately to submissions that have been received to the 
Amendment subject to minor changes as detailed. 

1.10.  Statement Identifying if the Evidence is Incomplete or Inaccurate in Any Respect 

1.10.1.  To the best of my knowledge, nothing of significance has been omitted from this 
statement of evidence and is otherwise to the best of my knowledge complete and 
correct. 
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2. Overview of Amendment and Statutory Planning Context 
2.1.  Amendment Overview 

2.1.1.  The two proposed planning scheme amendments to the Maroondah Planning 
Scheme include: 

• Amendment C134maro for the Ringwood North Greyfield Renewal Precinct by 
rezoning the precinct from the Neighbourhood Residential Zone Schedule 3 to 
the new General Residential Zone Schedule 3 and applying the new 
Development Plan Overlay Schedule 7 and Development Contribution Plan 
Overlay Schedule 2 to the affected land. The amendment also proposes a 
number of changes to Clauses 21.02, 21.06, 21.07 and 21.10 in the existing 
Municipal Strategic Statement and to Clause 22.02 (Residential Neighbourhood 
Character policy), and implements a Development Contributions Plan for the 
precinct. 

• Amendment C136maro for the Croydon South Greyfield Renewal Precinct by 
rezoning the precinct from the General Residential Zone Schedule 1 to the 
General Residential Zone Schedule 3 and applying the new Development Plan 
Overlay Schedule 8 and Development Contribution Plan Overlay Schedule 3 to 
the affected land. The amendment also proposes a number of changes to 
Clauses 21.02, 21.06, 21.07 and 21.10 in the existing Municipal Strategic 
Statement and to Clause 22.02 (Residential Neighbourhood Character policy), 
updates the list of maps forming part of the Maroondah Planning Scheme and 
implements a Development Contributions Plan for the precinct. 

2.1.2.  The municipal context of the two Greyfield Renewal Precincts is shown in Figure 1. 

Figure 1: Context of Greyfield Renewal Precincts 

 
Source: Maroondah City Council 

2.1.3.  The Ringwood South Greyfield Renewal Precinct comprises an existing 249 
dwellings in an area of approximately 14.9 hectares and at 17 dwellings per 
hectare. The Croydon South Greyfield Renewal Precinct comprises an existing 117 
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dwellings in an area of approximately 11.8 hectares and at 10 dwellings per 
hectare. 

2.1.4.  The Amendments to implement the Greening the Greyfields project were exhibited 
in late January and February 2021 with eight submissions received to Amendment 
C134 and ten submissions received to Amendment C136 (one being a late 
submission). 

2.1.5.  Council considered the submissions at its 22 March 2021 Council meeting (apart 
from the late submission) and resolved to proceed with the Amendments and 
request that the Minister for Planning appoint a Planning Panel to consider any 
unresolved submissions. In supporting the Amendments on 22 March 2021, Council 
resolved to make several changes to the Amendments in response to submissions, 
particularly those made by the Department of Transport.  

2.1.6.  It is considered unnecessary to make further changes to the Amendments as a 
result of issues raised in other submissions which is detailed in section 5. 

2.2.  Existing Statutory Planning Controls 

2.2.1.  The existing planning scheme controls for the two Greyfield Renewal Precincts 
within the Maroondah Planning Scheme are shown in Figures 2, 3, 4 and 5. 

Figures 2 and 3: Existing Zones and Overlays – Ringwood North 

  
Figure 1: Ringwood North GtG Precinct Zoning 

(NRZ3) 
Figure 2: Ringwood North GtG Precinct Overlays 

(HO127, HO128 & SLO3) 

2.2.2.  Land at the Ringwood North precinct is zoned Neighbourhood Residential Zone – 
Schedule 3 (NRZ3) and Public Park and Recreation Zone (PPRZ) with Heritage 
Overlay – Schedule 127 and 128 (HO127, HO128) and Significant Land Overlay – 
Schedule 3 (SLO3) applying. 

2.2.3.  Residential land in the Ringwood North precinct is subject to the Neighbourhood 
Residential Growth Zone 3 (NRZ3) which allows residential development of up to 9 
metres in height with variations for side and rear setbacks and private open space.  
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2.2.4.  Photos of the Ringwood North Greyfield Renewal Precinct are included below: 

  

  
 

Figures 4 and 5: Existing Zones and Overlays – Croydon South 

  
Figure 4: Croydon South GtG Precinct Zoning (GRZ2) Figure 5: Croydon South GtG Precinct Overlays (VPO1 & 

SLO4) 

2.2.5.  Land at the Croydon South (Eastfield) precinct is zoned General Residential Zone – 
Schedule 1 (GRZ1), Commercial 1 Zone (C1Z), Public Use Zone - Schedule 6 (PUZ6) 
and PPRZ with Vegetation Protection Overlay – Schedule 1 (VPO1) and SLO4 
applying. 

2.2.6.  Residential land in the Croydon South precinct is subject to the General Residential 
Growth Zone 1 (GRZ1) which allows residential development of up to 11 metres in 
height with variations for side and rear setbacks and private open space.   
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2.2.7. Photos of the Croydon South Greyfield Renewal Precinct are included below: 

  

  
 

2.3.  Relevant Legislation and State and Local Strategies 

2.3.1.  There are a range of legislation and state and local strategies of relevance to the 
Greyfields Renewal Precincts detailed below. 

2.3.2.  The Planning and Environment Act 1987 establishes a framework for planning the 
use, development and protection of land in Victoria in the present and long-term 
interests of all Victorians. The Act provides for a single instrument of planning 
control for each municipality, which in this case is the Maroondah Planning 
Scheme, setting out the way land may be used and developed.  

2.3.3.  The Transport Integration Act 2010 requires all planning authorities to explicitly 
consider a wider range of factors than just those mentioned in the Planning and 
Environment Act 1987. This legislation has an impact on strategic planning 
processes and residential development. A significant aspect is the need for planning 
authorities to reduce reliance on private motor vehicles by favouring active 
transport and public transport modes when making decisions about land use and 
development. 

2.3.4.  Plan Melbourne 2017-2050 retains an emphasis on employment and housing for an 
increasing population with some redesignation of activity centres and economic 
areas of influence. Ringwood is a Metropolitan Activity Centre and Croydon is a 
Major Activity Centre. Such centres and their surrounding residential areas are 
important in accommodating higher density and mixed-use development through a 
range of uses, goods and services around transport infrastructure to support local 
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economies. There are also a range of Neighbourhood Activity Centres which 
provide a local role and are identified by municipal councils.  

2.3.5.  Plan Melbourne 2017-2050 supports and integrates the Greening the Greyfields 
concept through Directions 2.2 and 5.2, Policies 2.2.4 and 5.2.1 and specifically 
through Action 23: Redevelopment of Greyfield Areas to “support councils to 
identify greyfield areas suitable for redevelopment for medium density housing and 
lot consolidation” as a medium term action.  

2.3.6.  The Maroondah Council Plan 2017-2021 and its update 2019-2020 supports an 
attractive, thriving and well-built community with priority actions to “work in 
partnership to implement the Greening the Greyfields Project to facilitate a 
sustainable approach to urban redevelopment in identified residential precincts”. 

2.3.7.  Council’s Municipal Strategic Statement at Clause 21.07-2 states under further 
strategic work: “Identifying specific locations suitable for comprehensive medium 
and high density housing development in close proximity to the Ringwood 
Metropolitan Activity Centre, Croydon Major Activities Area, major transport nodes 
and other commercial centres”.  

2.3.8.  This further strategic work was undertaken through The Maroondah Housing 
Strategy 2016 which included detailed initiatives supporting the management of 
population growth and change, and the resulting change in housing needs. The 
Strategy identifies areas of substantial, natural and limited growth to cater for an 
additional 12,500 dwellings or 1% average growth in the municipality to 2041. The 
strategic approach to residential development focuses urban change into a 
spectrum of development types and scenarios which are in order of priority: 

• Metropolitan and Major Activity Centres. 
• Neighbourhood Activity Centres, transport nodes and other commercial 

centres.  
• Substantial growth areas. 

2.3.9.  In particular, Council identified the federally funded ‘Greening the Greyfields’ 
project as a major initiative to manage growth through housing regeneration in the 
middle suburbs in a sustainable way. In the Strategy, Focus Area 2, Managing 
growth and changing housing needs, is a response to this initiative. This includes 
Key Direction 2.1 to work in partnership with the State Government and Swinburne 
University on the concept of ‘Greening the Greyfields’ detailed in Plan Melbourne. 
The concept aims to deliver better development outcomes than existing subdivision 
and development. 

2.3.10.  The Greening the Greyfields Project was commenced in 2017-18 after extensive 
research and analysis by Swinburne University of the failings of some urban 
redevelopment models. Maroondah City Council worked with Swinburne University 
to undertake pilot projects for Greyfields Renewal Precincts, aiming to facilitate a 
more sustainable approach to residential redevelopment with improved design.  

2.3.11. The approach emphasises development that gives an improved community benefit, 
rather than ad-hoc, site by site development. Surrounding property owners, the 
community and/or developers are encouraged to amalgamate individual sites into 
larger parcels of land, allowing for better development outcomes, and transformed 
neighbourhoods with improved housing options, open space and canopy tree 
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coverage, less hard surface treatments, better walking and cycling connections and 
the potential for improvements to shared assets, such as parks, paths and 
accessways.  

2.4.  Planning Policy Framework 

2.4.1.  The Planning Policy Framework (PPF) is included at Clauses 10 – 19 of the 
Maroondah Planning Scheme. Many policies are relevant to the Greening the 
Greyfields precincts as detailed below. 

PPF Clause Analysis / Discussion 

11 SETTLEMENT  
11.01-1S – Settlement 
Objective  
• To promote the sustainable 

growth and development of 
Victoria and deliver choice and 
opportunity for all Victorians 
through a network of settlements.  

11.01-1R – Settlement - Metropolitan 
Melbourne 
 

Strategies promote the sustainable growth 
and development of Victoria through a 
settlement framework and focusing 
investment and growth in places of state 
significance. 
Regions are to be planned to reinforce 
settlement boundaries and provide for 
population growth and development of 
facilities and services across the regional and 
sub-regional network. High-quality, 
integrated settlements are promoted that 
have a strong identity and sense of place and 
are prosperous and sustainable.  
Growth is directed into existing settlements 
and supported by a network of major and 
neighbourhood activity centres and 
townships of varying size, role and function. 
Urban consolidation is encouraged with 
density that supports sustainable transport 
and retail, office-based employment, 
community facilities and services.  
A regional settlement strategy for 
metropolitan Melbourne includes creating 
mixed-use neighbourhoods at varying 
densities through the development of urban-
renewal precincts, that offer more choice in 
housing, create jobs and opportunities for 
local businesses and deliver better access to 
services and facilities.  

11.02-1S – Supply of urban land 
Objective: 
• To ensure a sufficient supply of 

land is available for residential, 
commercial, retail, industrial, 
recreational, institutional and 
other community uses. 

Strategies aim to ensure the ongoing 
provision of land and supporting 
infrastructure to support sustainable urban 
development, with sufficient land availability 
to meet forecast demand over at least a 15 
year period and provide clear direction on 
locations where growth should occur. 
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PPF Clause Analysis / Discussion 

Residential land supply is considered on a 
municipal basis.  
Opportunities for the consolidation, 
redevelopment and intensification of existing 
urban areas are planned based on 
neighbourhood character, landscape, land 
capability, servicing limitations and 
environmental quality considerations. 

11.02-2S – Structure planning  
Objective  
• To facilitate the orderly 

development of urban areas.  

Strategies promote the preparation of 
structure plans and precinct structure plans 
through management of land use and 
development with comprehensive planning 
for new areas and include urban renewal 
areas. 

11.02-3S – Sequencing of 
development  
Objective  
• To manage the sequence of 

development in areas of growth so 
that services are available from 
early in the life of new 
communities.  

Strategies define preferred development 
sequences in areas of growth to better 
coordinate infrastructure planning and 
funding and require new development to 
make a financial contribution to the provision 
of infrastructure such as community facilities, 
public transport and roads.  

11.03-1S – Activity centres 
Objective  
• To encourage the concentration of 

major retail, residential, 
commercial, administrative, 
entertainment and cultural 
developments into activity centres 
that are highly accessible to the 
community. 

11.03-1R – Activity centres - 
Metropolitan Melbourne  

Relevant strategies promote the sustainable 
growth and development of Victoria through 
a network of major and neighbourhood 
activity centres and townships of varying size, 
role and function. Activity centres promote 
opportunities for the consolidation, 
redevelopment and intensification of existing 
urban areas through strategic planning for 
activity centres. Activity centres aim to 
concentrate major retail, residential, 
commercial, administrative, entertainment 
and cultural developments, providing a 
variety of land uses which are highly 
accessible to the community based on their 
context. 
A diversity of housing types are encouraged 
at higher densities in and around activity 
centres.  

11.03-6S – Regional and local places 
Objective  
• To facilitate integrated place-

based planning.  

Strategies seek to integrate relevant planning 
considerations to provide specific direction 
for the planning of sites, places, 
neighbourhoods and other areas. 
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Consideration is also to be given to the 
distinctive characteristics and needs of 
regional and local places in planning for 
future land use and development.  

12 ENVIRONMENTAL AND 
LANDSCAPE VALUES  
12.01-1S – Protection of biodiversity 
Objective  

• To assist the protection and 
conservation of Victoria’s 
biodiversity. 

Strategies aim to protect and conserve 
Victoria’s biodiversity by protecting and 
conserving important areas of biodiversity 
across Victoria through recognition of various 
international conventions. 

12.01-2S – Native vegetation 
management  
Objective 
• To ensure that there is no net loss 

to biodiversity as a result of the 
removal, destruction or lopping of 
native vegetation.  

Strategies seek to protect and conserve 
Victoria’s biodiversity by avoiding the 
removal, destruction or lopping of native 
vegetation, minimising impacts where 
vegetation removal cannot be avoided and 
providing offsets to compensate for 
biodiversity impacts where vegetation 
removal is required. 

12.01-3S – River corridors, 
waterways, lakes and wetlands  
Objective 
• To protect and enhance river 

corridors, waterways, lakes and 
wetlands. 

Strategies seek to protect the environmental, 
cultural and landscape values of all water 
bodies and wetlands and ensure 
development responds to and respects the 
significant environmental, conservation, 
cultural, aesthetic, open space, recreation 
and tourism assets of water bodies and 
wetlands. 

12.05-2S – Landscapes  
Objective 
• To protect and enhance significant 

landscapes and open spaces that 
contribute to character, identity 
and sustainable environments. 

Strategies seek to enhance significant 
landscapes including ridge lines and other 
distinctive features that contribute to 
character, identity and sustainable 
environments.  

13 ENVIRONMENTAL RISKS AND 
AMENITY  
13.01-1S – Natural hazards and 
climate change 
Objective 
• To minimise the impacts of natural 

hazards and adapt to the impacts 
of climate change through risk-
based planning.  

Strategies seek to strengthen the resilience 
of communities to natural hazards and 
climate change through risk based planning 
approaches in planning and management 
decision making processes that prioritise the 
protection of human life.  
Planning approaches need to direct 
population growth and development to low 
risk locations and anticipate and plan for 
potential impacts from bushfire, climate 
change, flooding and other hazards with 
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appropriate risk mitigation and risk 
adaptation strategies. 

13.03-1S –Floodplain management  
Objective 

• To assist the protection of: 
- Life, property and community 

infrastructure from flood 
hazard. 

- The natural flood carrying 
capacity of rivers, streams and 
floodways. 

- The flood storage function of 
floodplains and waterways. 

- Floodplain areas of 
environmental significance or of 
importance to river health. 

Strategies identify land affected by flooding, 
including land inundated by a 1 in 100 year 
flood event or as determined by the 
floodplain management authority in planning 
schemes and aim to avoid intensifying the 
impact of flooding through inappropriately 
located use and development.  

15 BUILT ENVIRONMENT AND 
HERITAGE 
15.01-1S – Urban design 
Objective 
• To create urban environments that 

are safe, healthy, functional and 
enjoyable and that contribute to a 
sense of place and cultural 
identity. 

15.01-1R – Urban design - 
Metropolitan Melbourne  
Objective  
• To create a distinctive and liveable 

city with quality design and 
amenity.  

Strategies aim to create urban and rural 
environments that are safe, healthy, 
functional and enjoyable and provide good 
quality environments with a sense of place 
and cultural identity.  
A high level objective and eight related 
strategies are considered along with the 
Urban Design Guidelines for Victoria (DELWP 
2017).  
These support the creation of well-designed 
places and townships that are memorable, 
distinctive and liveable with new 
development that is sympathetically located. 

15.01-2S – Building design  
Objective 
• To achieve building design 

outcomes that contribute 
positively to the local context and 
enhance the public realm.  

Strategies require a comprehensive site 
analysis to ensure that development 
responds and contributes to the strategic and 
cultural context of its location, enhancing and 
minimising detrimental impacts of 
development on neighbouring properties, 
the public realm and the natural 
environment.  
Development is to be designed to protect 
and enhance valued landmarks, views and 
vistas, with landscaping that responds to its 
site context, enhance built form and create 
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safe and attractive spaces with safe access 
and egress for pedestrians, cyclists and 
vehicles.  

15.01-4S – Healthy neighbourhoods  
Objective 
• To achieve neighbourhoods that 

foster healthy and active living and 
community wellbeing.  

15.01-4R – Healthy neighbourhoods - 
Metropolitan Melbourne 

Strategies aim to design neighbourhoods that 
foster community interaction and make it 
easy for people of all ages and abilities to live 
healthy lifestyles and engage in regular 
physical activity. 
In metropolitan Melbourne, the strategy 
aims to create a city of 20 minute 
neighbourhoods, that give people the ability 
to meet most of their everyday needs within 
a 20 minute walk, cycle or local public 
transport trip from their home.  

15.01-5S –Neighbourhood character  
Objective 
• To recognise, support and protect 

neighbourhood character, cultural 
identity, and sense of place.  

Strategies seek to ensure that development 
responds to cultural identity, contributes to 
the existing or preferred neighbourhood 
character by responding to its context and 
reinforcing a sense of place and promoting 
valued features and characteristics of the 
local environment and place. 

15.02-1S – Energy and resource 
efficiency  
Objective 
• To encourage land use and 

development that is energy and 
resource efficient, supports a 
cooler environment and minimises 
greenhouse gas emissions.  

Strategies aim to encourage land use and 
development integration and consolidation 
that is energy and resource efficient, 
supports a cooler environment and 
minimises greenhouse gas emissions through 
sustainable development. 

15.03-1S – Heritage conservation  
Objective  
• To ensure the conservation of 

places of heritage significance.  

Strategies seek to provide for the 
conservation and enhancement of places 
that are of aesthetic, archaeological, 
architectural, cultural, scientific or social 
significance and appropriate development 
that respects places with identified heritage 
values.  

15.03-2S – Aboriginal cultural 
heritage 
Objective 
• To ensure the protection and 

conservation of places of 
Aboriginal cultural heritage 
significance.  

Strategies aim to provide for the protection 
and conservation of pre-contact and post-
contact Aboriginal cultural heritage places 
and that permit approvals align with the 
recommendations of any relevant Cultural 
Heritage Management Plan. 
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16 HOUSING 
16.01-1S – Housing supply 
Objective 
• To facilitate well-located, 

integrated and diverse housing 
that meets community needs.  

16.01-1R – Housing supply - 
Metropolitan Melbourne  
16.01-2S – Housing affordability 
Objective 
• To deliver more affordable 

housing closer to jobs, transport 
and services.  

 Strategies seek to increase the proportion of 
housing in designated locations in 
established urban areas including under-
utilised urban land and encourage higher 
density housing development on sites that 
are well located in relation to jobs, services 
and public transport.  
Opportunities should be identified for 
increased residential densities to help 
consolidate urban areas and to facilitate 
diverse housing that offers choice and 
meets changing household needs by 
widening housing diversity through a mix of 
housing types.  
The development of well-designed housing 
should provide a high level of internal and 
external amenity and incorporate universal 
design and adaptable internal dwelling 
design.  
Regional strategies seek to manage the 
supply of new housing to meet population 
growth and create a sustainable city by 
developing housing and mixed use 
development opportunities in locations such 
as areas for greyfield renewal, particularly 
through opportunities for land 
consolidation.  
Increased housing is to be facilitated in 
established areas to create a city of 20 
minute neighbourhoods close to existing 
services, jobs and public transport and 
provide certainty about the scale of growth 
by prescribing appropriate height and site 
coverage provisions for different areas.  
Residential areas include a range of minimal, 
incremental and high change residential 
areas that balance the need to protect 
valued areas with the need to ensure choice 
and growth in housing.  

17 ECONOMIC DEVELOPMENT 
17.01-1S – Diversified economy 
Objective 
• To strengthen and diversify the 

economy.   

These policies aim to strengthen and diversify 
the economy and facilitate growth in a range 
of employment sectors, including health, 
education, retailing, tourism, knowledge 
industries and professional and technical 
services based on the emerging and existing 
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17.01-1S – Diversified economy – 
Metropolitan Melbourne 
17.02-1S – Business Objective  
• To encourage development that 

meets the community’s needs for 
retail, entertainment, office and 
other commercial services.  

strengths of each region. They also seek to 
improve access to jobs closer to where 
people live and support rural economies to 
grow and diversify.  
Strategies seek to plan for an adequate 
supply of commercial land in appropriate 
locations, ensure commercial facilities are 
aggregated and provide net community 
benefit in relation to their viability, 
accessibility and efficient use of 
infrastructure and locate commercial 
facilities in existing or planned activity 
centres.  

18 – TRANSPORT 
18.01-1S – Land use and transport 
planning  
Objective 

• To create a safe and sustainable 
transport system by integrating 
land use and transport.  

18.01-2S – Transport system 
Objective 
• To coordinate development of all 

transport modes to provide a 
comprehensive transport system.  

18.02-1 – Sustainable personal 
transport 
Objective 
• To promote the use of sustainable 

personal transport. 
18.02-1R – Sustainable personal 
transport - Metropolitan Melbourne  
18.02-2S – Public Transport 
Objective 
• To facilitate greater use of public 

transport and promote increased 
development close to high-quality 
public transport routes.  

18.02-3S – Road system 
Objective 
• To manage the road system to 

achieve integration, choice and 
balance by developing an efficient 

Transport planning policy aims to create a 
safe and sustainable transport system by 
integrating land-use and transport and 
coordinating improvements to public 
transport, walking and cycling networks with 
the ongoing development and 
redevelopment of urban areas.  
These policies seek to coordinate 
development of all transport modes to 
provide a comprehensive transport system 
including the promotion of more walking and 
cycling networks and local bus services 
connecting to railway services which access 
the broader network. Local travel options are 
to be improved for walking and cycling to 
support 20 minute neighbourhoods.  
Strategies aim to manage the road system to 
achieve integration, choice and balance by 
developing an efficient and safe network and 
making the most of existing infrastructure. 
They also seek to ensure an adequate supply 
of car parking that is appropriately designed 
and located.  
Land should be set aside for car parking 
subject to the existing and potential modes 
of access including public transport, the 
demand for off-street car parking, road 
capacity and the potential for demand 
management of car parking. 
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and safe network and making the 
most of existing infrastructure.  

18.02-4S – Car parking 
Objective 
• To ensure an adequate supply of 

car parking that is appropriately 
designed and located.  

19 INFRASTRUCTURE 
19.02-4S – Social and cultural infrastructure  
Objective 
• To provide fairer distribution of and access 

to, social and cultural infrastructure.  
19.02-6S – Open space  
Objective 
• To establish, manage and improve a diverse 

and integrated network of public open 
space that meets the needs of the 
community.  

19.02-6R – Open space - Metropolitan 
Melbourne  
Objective  
• To strengthen the integrated metropolitan 

open space network.  
19.03-1S – Development and infrastructure 
contributions plans  
Objective  
• To facilitate the timely provision of planned 

infrastructure to communities through the 
preparation and implementation of 
development contributions plans and 
infrastructure contributions plans.  

19.03-3S – Integrated water management  
Objective 
• To sustainably manage water supply, water 

resources, wastewater, drainage and 
stormwater through an integrated water 
management approach.  

19.03-5S – Telecommunications 
Objective 
• To facilitate the orderly development, 

extension and maintenance of 
telecommunication infrastructure. 

Strategies aim to develop the 
necessary physical and social 
infrastructure, open space provision 
and networks. 
With development contributions 
plans under the Planning and 
Environment Act 1987, they should 
be prepared to manage 
contributions towards infrastructure 
on the basis of approved 
development.  
Strategies also promote the 
integrated provision of water supply, 
water resources, sewerage, drainage 
and stormwater as well as utilities 
such as electricity, gas (not in all 
cases) and telecommunications.  
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2.4.2.  State planning policies that specifically support the Greening the Greyfields, urban 
renewal precincts, the 20 minute city and development contributions are included 
in 11.01-1R – Settlement - Metropolitan Melbourne, 16.01-1R – Housing supply - 
Metropolitan Melbourne and 19.03-1S – Development and infrastructure 
contributions plans. Other State planning policies listed above support a range of 
associated outcomes linked to the two Greyfields Renewal Precincts. 

2.5.  Local Planning Policy Framework 

2.5.1.  Clauses in the Local Planning Policy Framework (LPPF) of the Maroondah Planning 
Scheme are proposed to include relevant directions for the two Greyfields Renewal 
Precincts as detailed below. 

LPPF Clause Analysis / Discussion 

21.02 – MAROONDAH VISION AND 
THE STRATEGIC FRAMEWORK 

A vision for the municipality is included and the 
strategic framework plan with key aspects 
around: transport and accessibility; heritage; 
open space; image and urban design; housing and 
residential land use; retail and commercial 
activity; industrial land use; and, natural 
resources. 
The two Greyfield precincts are proposed to be 
added into the strategic framework plan for the 
municipality as indicated below. 
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21.06 – BUILT FORM AND URBAN 
DESIGN  
21.06-2 – Objectives, Strategies 
and Implementation 
Objective 3 
• To encourage development that 

provides and creates high 
quality urban places. 

A range of objectives and strategies support 
improved building design through varying 
degrees of commercial and housing development 
in activity centres, industrial area development 
and a desired future neighbourhood character 
that reflects Maroondah’s landscape, vegetation 
and natural environment. 
The strategies under Objective 3 are proposed to 
be supplemented with an additional strategy as 
follows: 
“Encourage integrated, well designed residential 
development on consolidated sites in Greyfield 
Renewal precinct(s) providing improved housing 
choices, vegetation coverage, drainage, 
sustainability and public realm outcomes.” 
Implementation under zones and overlays 
proposes to apply a DCPO and DPO to the North 
Ringwood and Croydon South Greyfields Renewal 
Precinct and a GRZ3 to the North Ringwood 
Greyfields Renewal Precinct. 
The two Greyfield Renewal Precinct Design 
Framework and Concept Plans are proposed to be 
added as reference documents. 

21.07 – HOUSING AND 
RESIDENTIAL LAND USE  
21.07-2 – Objectives, Strategies 
and Implementation 
 

A range of objectives and strategies support the 
identification of a diversity of housing types and 
dwelling densities to provide for the needs of the 
community within activity centres and residential 
areas. Ensuring that development contributes to 
increased housing affordability, environmental 
sustainability and a preferred neighbourhood 
character are key issues. 
In the clause’s further strategic work section, 
there is support for medium and high density 
housing development in close proximity to the 
Ringwood Metropolitan Activity Centre, Croydon 
Major Activity Centre, major transport nodes and 
other commercial centres.  
Limited growth areas, including ridgelines and 
similar types of areas, form the “minimal change 
bookend” of the urban change spectrum. In these 
areas, residential growth and development is 
least desirable and not supported by planning 
policy and provisions.   
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A new objective 8 and associated strategy are 
proposed to be included as follows: 
“Work in partnership with State Government and 
Swinburne University on the concept of ‘Greening 
the Greyfields’ to deliver better outcomes than 
existing subdivisions and developments.” 
The two Greyfield Renewal Precinct Design 
Framework and Concept Plans are proposed to be 
added as reference documents. 

21.10 – NATURAL RESOURCES  
21.10-2 – Objectives, Strategies 
and Implementation 

A range of objectives and strategies support 
Maroondah’s high quality natural environment. 
This is sought by ensuring the quality and 
attractiveness of the municipality’s urban areas 
and reducing the physical impacts of 
development on the environment.  
Implementation under zones and overlays 
proposes to apply a DCPO and DPO to the North 
Ringwood and Croydon South Greyfields Renewal 
Precinct and a GRZ3 to the North Ringwood 
Greyfields Renewal Precinct. 
The two Greyfield Renewal Precinct Design 
Framework and Concept Plans are proposed to be 
added as reference documents. 

22.02 – RESIDENTIAL 
NEIGHBOURHOOD CHARACTER 
POLICY  
 

The policy applies to land all land in residential 
zones other than in the Ringwood Metropolitan 
Activity Centre, the Croydon Major Activity 
Centre and the Maroondah Hospital Medical 
Precinct.  
This policy currently applies to land included in 
the two Greyfield Renewal Precincts zoned NRZ 
and GRZ. Ringwood North is currently in the 
neighbourhood area 3 Nyora and Croydon South 
is in the neighbourhood area 13 Bungalook. 
It is proposed to remove the two Greyfields 
Renewal Precincts from these two character 
areas and include them as exempted areas from 
Clause 22.02 as shown below. 
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2.5.2.  The revised clauses 21.06, 21.07, 21.10 and 22.02 are appropriate provisions in the 
LPPF to give effect to the Greyfields Renewal Precincts. 

2.6.  Exhibited Statutory Planning Controls and Submissions: January - February 2021 

2.6.1.  Maroondah City Council exhibited Amendments C134maro and C136maro by 
proposing a range of changes to the Maroondah Planning Scheme for the Greening 
the Greyfields Project in Ringwood North and Croydon South. This was exhibited 
over the period 25 January – 26 February 2021 and a range of information sessions 
were held for the two precincts during the exhibition period.  

2.6.2.  There were 8 submissions received to Amendment C134maro and 10 submissions 
that were received to the Amendment C136maro. The Department of Transport 
submitted to both Amendments. 

2.6.3.  Of the 8 submissions that were received to the Amendment C134maro, 4 were 
opposed and 4 conditionally supported the Amendment. 

2.6.4.  Of the 10 submissions that were received to the Amendment C136maro, 7 were 
opposed and 3 conditionally supported the Amendment. 
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3.  Council Resolution 
3.1.1.  As a result of the submissions received and Council’s consideration of the 

Amendments, Council resolved on 22 March 2021 in relation to Greyfield Renewal 
Precincts Amendments C134 (Ringwood) and C136 (Croydon South) - public notice 
update and planning panel request:  

“That Council, having prepared and exhibited Amendments C134 and C136 to 
the Maroondah Planning Scheme under section 19 of the Planning and 
Environment Act 1987 and received and considered all written submissions 
made in response to Amendments C134 and C136:  
1. Request that the Minister for Planning appoint an independent Panel under 

Part 8 of the Planning and Environment Act 1987 to consider all submissions 
to Amendments C134 and C136to the Maroondah Planning Scheme. 

2. Refers all submissions to the Panel to be appointed by the Minister for 
Planning, including any late submissions. 

3. Endorses the response to submissions attached at attachments 1 and 2 to 
this report to form the basis of Council’s submission to the Panel.  

4. Delegates the Director Strategy and Community to consider any late 
submissions before referring them to the Panel.  

5. Advises all submitters of Council’s resolution.” 

3.1.2.  The Department of Transport has now withdrawn its submissions to both 
Amendments as a result of further negotiations and agreements with Council, with 
Council meeting all of the requests made by DoT in their submissions. 

3.1.3.  As a result of the planning authority’s consideration of submissions and the 
Amendments, it is clear that not all submissions can be resolved. The planning 
authority consequently resolved that all unresolved submissions be referred to the 
Planning Panel hearing the Amendments.  

3.1.4.  There are 4 submitters who have requested to be heard by the Panel. 

3.1.5.  An assessment of the exhibited Amendments and the submissions made to the 
Amendment are outlined in sections 4 and 5 of this evidence statement.  
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4.  Are the Proposed Planning Controls in the Amendments 
Appropriate? 

4.1.  Utilisation of Victoria Planning Provisions (VPP) in Amendments C134maro and 
C136maro 

4.1.1.  Section 2.1 of this expert evidence statement details the scope of the two 
Amendments being considered by the Panel. 

4.1.2.  I believe that the Planning Authority has undertaken an appropriate approach and 
utilised the correct VPP tools in the two Amendments. 

4.1.3.  The revisions to the LPPF at Clauses 21.06, 21.07, 21.10 and 22.02 are appropriate 
as they will give clear strategic directions for the implementation of the Greyfields 
Renewal Precincts through a strategic and place-based approach. 

4.1.4.  The incorporation of a new objective 8 and an associated strategy in Clause 21.07 
with references to the zones, overlays and reference documents in this Clause and 
in Clauses 21.06 and 21.10 are appropriate. 

4.1.5.  It is noted that the LPPF is currently being translated to a new PPF which will 
integrate state and local planning policy into the Maroondah Planning Scheme. If 
these Amendments are approved, they will be required to be integrated into the 
new PPF format. It is understood that Council is currently working closely with 
DELWP on its PPF translation. 

4.1.6.  The application of the GRZ3 is the appropriate zoning tool from the Victoria 
Planning Provisions (VPP) and is supported with a new Schedule 3 called ‘Greyfield 
Renewal Areas’. Specifying the maximum building height of 13.5 metres (4 storeys) 
in the schedule to the zone is possible and is appropriate. This will allow residential 
development to be constructed up to this height, but not necessarily at this height, 
and enable the variation in heights in the three sub-precincts of between 9 and 
13.5 metres. 

4.1.7.  The utilisation of the schedule in exempting the minimum garden area requirement 
and in not specifying any local variations to Clause 55 standards is appropriate. 
Detailed building height and design requirements will be controlled by the 
Ringwood North Concept Plan and Design Guidelines through the Development Plan 
Overlay – Schedule 7 (DPO7) and the Croydon South Concept Plan and Design 
Guidelines through the Development Plan Overlay – Schedule 8 (DPO8) as relevant. 
The DPO7 and DPO8 requirements will complement the requirements of Clause 55. 

4.1.8.  The incorporation of application requirements and decision guidelines is 
appropriate to give clear guidance to permit applicants and the responsible 
authority in assessing applications.  

4.1.9.  Although in some situations there may be strategic justification to apply a 
Residential Growth Zone (RGZ) to a Greyfields Renewal Precinct, it is inappropriate 
to apply a RGZ to the Ringwood North and Croydon South Greyfields Renewal 
Precincts. These two precincts (other than the Commercial 1 Zone in the Croydon 
South Precinct) are residential in nature and this residential character could be 
compromised if uses such as shop and office were permitted as they are in the RGZ. 

4.1.10.  The residential redevelopment anticipated for the Greyfields Renewal Precincts by 
applying the GRZ rather than the RGZ is sought to provide a net community benefit. 
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It also aims to better support, rather than compete with, the commercial activities 
undertaken in the Ringwood Metropolitan Activity Centre and the Eastfield 
Neighbourhood Activity Centre in particular as well as other activity centres in 
Maroondah. 

4.1.11. The application of the DPO7 through a Schedule 7 to the Ringwood Greyfield 
Renewal Precinct and the DPO8 through a Schedule 8 to the Croydon South 
Greyfield Renewal Precinct are the appropriate overlay tools from the VPP to 
facilitate the built form and design outcomes sought for the two Precincts.  

4.1.12. The two DPO schedules include no more than five objectives and use the schedule 
template from the Ministerial Direction on the Form and Content of Planning 
Schemes in an appropriate way. The requirements for a development plan are 
quantified and/or measurable in a way that can be clearly incorporated into a 
permit application and used to complement the Clause 55 requirements for an 
application. There is no duplication with the requirements of the GRZ3 and there is 
clear reference to the Design Framework and Concept Plan, Ringwood Greyfield 
Precinct or the Design Framework and Concept Plan, Croydon South Greyfield 
Precinct whichever is relevant. 

4.1.13.  My only suggested change is that the two figures in each DPO schedule be 
consolidated into one figure to enable ease of navigation for the user (i.e. Figures 1 
and 2 consolidated into one plan in each DPO schedule). 

4.1.14.  Under the DPO parent provision, Council as the responsible authority is the 
approver of a development plan or plans across the precinct under the DPO7 and 
DPO8. The result is that Council can better facilitate and manage the outcomes 
sought for the two Greyfield Renewal Precincts. 

4.1.15.  The application of the DCPO through a Schedule 2 to the Ringwood Greyfields 
Renewal Precinct and Schedule 3 to the Croydon South Greyfields Renewal Precinct 
are the appropriate overlay tools from the Victoria Planning Provisions (VPP) to 
facilitate development contributions for the two precincts. 

4.1.16.  The content of the schedule is appropriate and the basis for the application of the 
overlay schedules for Ringwood North are provided by the Ringwood Greyfield 
Precinct Development Contributions Plan and for Croydon South are provided by 
the Croydon South Greyfield Precinct Development Contributions Plan. Both plans 
are robust and sound in terms of the review from a strategic and statutory planning 
assessment but further expert evidence will be provided about the two 
development contributions plans. 

4.1.17.  I previously advised Council as part of an options analysis for Greyfields Renewal 
Precincts that they would be best implemented by the following options (in 
descending order of preference): 

• Over the short term to medium term (1-2 years and then 2-3 years): 
- Option 1: A General Residential Zone with supporting MSS provision 

changes and a local policy. 
- Option 2: A General Residential Zone and a Specific Controls Overlay or 

Development Plan Overlay with supporting MSS provision changes and a 
local policy. 

- Option 3: A General Residential Zone and supporting local policy. 
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4.1.18.  In the long term, it would be useful if the Victorian Government developed a new 
or revised Particular Provision in the Victoria Planning Provisions with supporting 
state policy changes for Greyfields Renewal Precincts. This could be informed by 
the pilot projects that are the subject of the Amendments being considered by the 
Panel and could provide a standardised approach to planning for Greyfields 
Renewal Precincts with a streamlined particular provision in the VPP or similar.  

4.1.19.  If this occurred, zoning options for either an RGZ or GRZ may be appropriate 
depending on the strategic context of the precinct. Further guidance on zoning 
approaches could be provided as part of an integrated VPP approach for Greyfield 
renewal.   
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5.  Response to Submissions to Amendment 
5.1.  Exhibited Amendments and Submissions 

5.1.1.  Amendments C134 and C136 were exhibited by Council from 25 January – 26 
February 2021. 

5.1.2.  There were 8 submissions received to Amendment C134maro and 10 submissions 
that were received to the Amendment C136maro. The Department of Transport 
(DoT) submitted to both Amendments. 

5.1.3.  Of the 8 submissions that were received to the Amendment C134maro, 4 were 
opposed and 4 conditionally supported the Amendment. 

5.1.4.  Of the 10 submissions that were received to the Amendment C136maro, 7 were 
opposed and 3 conditionally supported the Amendment. 

5.1.5.  The opposing submissions for Amendment C134 raised the following issues 
(summarised from the Council report and attachments): 

• Maintenance of private and shared facilities and assets. 	
• Traffic impacts, including when entering Warrandyte Road from the Ringwood 

North Precinct and traffic management issues at the intersection of 
Warrandyte Road and Kennedy Avenue.	

• Car parking provision and impact on street parking.	
• Amenity impacts of higher density development.	
• Neighbourhood character impacts.	
• Security concerns around shared community infrastructure (namely shared 

pedestrian/cycling accessways).	
• Requirement for neighbours to work together to bring about the change 

envisaged.	
• Impact on sites with limited opportunity to amalgamate with other 

surrounding sites.	
• Waste management.	
• Limitation to providing increased density, basement car parking and 

landscaping in combination.	
• Any change to Ringwood considered unacceptable and unnecessary.	
• Impacts on land owners that cannot, or do not wish to, participate in terms of 

property values. 	

5.1.6.  The opposing submissions for Amendment C136 raised the following issues 
(summarised from the Council report and attachments): 

• Perceived inaccuracies in data (building age and population statistics).	
• Potential for newer, viable developments to be removed to allow for 

development of the kind proposed under the Amendment.	
• Impact on property values, particularly for those land owners/sites that cannot, 

or do not wish to, participate. 
• Perceived poor provision for disabled access and services. 
• Amenity impacts, including related to overlooking and overshadowing. 
• Traffic and parking impacts. 
• Neighbourhood character impacts. 
• Access to goods and services, including public transport. 
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• Construction and noise pollution impacts. 
• Pedestrian and cycling connection impacts, particularly that shown to link 

Mackenzie Court to Thomas Street.  

5.1.7.  The supporting submissions for Amendment C134 raised the following issues 
(summarised from the Council report and attachments): 

• Support for the idea “community living”. 
• In principle support for the Greening the Greyfields concept and the proposed 

Amendment but, submitter concerns around hindrances to amalgamation of 
lots with surrounding lots, and subsequent development, based on the nature 
of existing development and site features on these lots (e.g. recently 
constructed multi-unit development and vegetation resulting in perceived 
reduced opportunities for development on amalgamated land). 

• The DoT supported the Amendment’s intent for urban consolidation and 
laneway provision with a more integrated street network which should be 
clarified as being for the active transport network only. There were concerns 
that no transport study was prepared to support the Amendment to 
understand the cumulative impact at maximum development yield and traffic 
and turning movement impacts on category 1 roads such as Warrandyte Road. 
Notice should be given for developments of more than 3 lots or dwellings in 
the precinct to DoT with an integrated transport and impact assessment. Clear 
annotation on plans about these matters including Figure 1 in DPO7 should be 
subject to approval from the Head, Transport for Victoria. 

5.1.8.  The supporting submissions for Amendment C136 raised the following issues 
(summarised from the Council report and attachments): 

• The proposed design provides valued opportunities for tree planting and 
improved open space provision in contrast to the “concrete jungle” that can 
arise out of current development practices. 

• In principle support for the Amendment with concern that it doesn’t address 
the needs of people living with a disability to a great enough extent. 

• The proposed pedestrian crossing across Eastfield Road adjacent to the shops 
in the northwest corner of the site is vital.  

• The Dot supported the improved pedestrian and cycling crossing facilities on 
Eastfield Road but wanted clear annotation on plans including Figure 1 in DPO8 
and subject to approval from the Head, Transport for Victoria.  

5.1.9.  The submission from the DoT on each Amendment have since been resolved by 
Council with changes agreed to the Amendment documentation. 

5.1.10.  Other changes have been suggested by Council to the indicative dwelling densities 
in each precinct to make them consistent, in relation to dwelling diversity and for 
landscaping requirements to reflect native and exotic plantings. These changes are 
considered reasonable. 

5.1.11.  Many of the issues raised in submissions, particularly in relation to impacts on 
character, amenity, building height and car parking have been addressed in the 
documentation for the Amendments or are not significantly different to the existing 
situation with incremental residential development under Clause 55 of the 
Maroondah Planning Scheme.  
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5.1.12.  The response from Council to submissions in the Council report of 22 March 2021 is 
a fair, balanced and comprehensive response to submissions that will not be 
repeated in this evidence statement other than on specific issues that warrant 
response below. 

5.1.13.  In terms of car parking provision, there is little change from the existing car parking 
provisions for incremental medium density housing. The proposed DPO7 and DPO8 
schedules require car parking to be provided consistent with the Clause 52.06 
provisions. 

5.1.14.  In relation to the transport network, Council’s Engineering Department believes 
that the internal and surrounding road network can adjust to any increases in traffic 
demand resulting from the incremental development anticipated from the 
proposed Amendments. Any alterations to access along Warrandyte Road, 
Loughnan Road and Ringwood Street as Road Zones are subject to comment from 
the DoT and can be considered through comments by the Department as a 
statutory referral authority for planning applications. 

5.1.15.  With regard to the scale of anticipated residential development in the two 
precincts, residential development within the NRZ is currently possible to 9 metres 
and within the GRZ to 11 metres. The Ringwood Precinct is located adjacent to the 
Ringwood Metropolitan Activity Centre. The Croydon South Precinct is located 
adjacent to the Eastfield Neighbourhood Activity Centre and within walking 
distance of the Croydon Major Activity Centre to the north. State planning policy at 
Clause 11.01-3S encourages residential development at higher densities and 
building scales adjacent to activity centres, which describes the context of these 
two precincts. Development in these precincts closest to the activity centres and 
along some Road Zones is anticipated to be of up to 13.5 metres high which meets 
this policy and transport and land use integration principles and is appropriate. 

5.1.16.  Issues were raised about the potentially unlikely prospect of land consolidation and 
land owners working together. The Amendment does not force consolidation on 
any owner but provides incentives for land consolidation to occur to create more 
beneficial development outcomes for larger sites and to the amenity of adjacent 
land owners/occupiers and the wider precinct. There has been some residential 
intensification, particularly in the Ringwood precinct and the planning authority is 
proposing to facilitate beneficial development outcomes that will provide a net 
community benefit in two well located precincts. 

5.1.17.  In terms of further changes that could be made to the Amendment to resolve 
submissions, it is unliklely that further substantial changes could be made to the 
Amendment that would satisfy opposing submitters concerns without transforming 
the Amendment and compromising the strategic basis of the Greyfields Renewal 
Precinct project. This excludes the suggestions from the Department of Transport 
that can be accommodated in minor revisions to the documentation for the 
Amendments. 
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6.  Conclusion 
6.1.1.  Amendments C134maro and 136maro to the Maroondah Planning Scheme 

implements the Greening the Greyfields project for two Greyfield Renewal 
Precincts at Ringwood and Croydon South. 

6.1.2.  The two Amendments were exhibited between 25 January and 26 February 2021 by 
the planning authority. There were 8 submissions received to Amendment 
C134maro and 10 submissions that were received to the Amendment C136maro. 
The Department of Transport submitted to both Amendments. 

6.1.3.  Council considered the submissions to the Amendment on 22 March 2021 and 
resolved to proceed with the Amendments subject to some changes in response to 
the submissions from the Department of Transport and Council’s further 
assessment after exhibition. 

6.1.4.  Strategic and statutory planning advice was provided by Plan2Place Consulting in 
several reports to Council and Swinburne University recommending review, 
simplification and redrafting of the proposed documentation and supporting 
strategic documents. That advice was mostly followed and the planning authority 
then formalised the documentation through Amendments C134maro and 136maro 
to the Maroondah Planning Scheme. 

6.1.5.   I have independently considered the two exhibited Amendments, submissions 
received and the issues raised in terms of statutory and strategic planning matters. 

6.1.6.  It is my opinion that Amendments C134maro and 136maro to the Maroondah 
Planning Scheme represent an acceptable response to the submissions that have 
been received and effective implementation of the Greening the Greyfields project 
for two Greyfield Renewal Precincts at Ringwood South and Croydon South. The 
Amendments make proper use of the VPP and Ministerial Direction on the Form 
and Content of Planning Schemes and are consistent with State and local planning 
policy/provisions. 
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7.  Declaration 
7.1.1.  I have made all the inquiries that I believe are desirable and appropriate and no 

matters of significance which I regard as relevant have to my knowledge been 
withheld from the Panel. 

 
Paul Buxton 
Director 
Plan2Place Consulting 
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Appendix B  

Schedule 1. Body of work 
 

Project Name 
Statutory Planning Peer Review, Assistance and Advice - Greening the Greyfields (Swinburne 
University and Maroondah City Council)                
Background/Context 
‘Greening the Greyfields’ is a project seeking a better option for redeveloping established 
residential suburbs. Greyfield redevelopment is an objective of both Plan Melbourne 2017-
2050 and the Maroondah Housing Strategy, June 2016. The concept involves the 
redevelopment of used residential land on a precinct basis, involving a variety of landowners, 
to deliver identified environmental and community objectives. The project is led by 
Maroondah City Council, Swinburne University and FrontierSI in partnership with the 
Department of Environment, Land, Water and Planning (DELWP), funded by the Australian 
Government as part of the Smart Cities and Suburbs Program. 
Swinburne University developed the “Greening the Greyfields” concept after years of research 
on the challenges of residential development in the middle and outer suburbs of Melbourne. 
The research identified that, unlike residential development of land that has been rural 
(Greenfields) or industrial (Brownfields), there is no set model for redeveloping existing 
suburban residential land (Greyfields). 
Maroondah City Council is piloting a scheme to trial this approach to development, selecting 
two candidate precincts in consultation with a specially formed Community Advisory Group 
and internal stakeholders. The scheme seeks to address the shortcomings of development 
occurring on a lot-by-lot, unintegrated basis, often resulting in suboptimal outcomes. 
Suboptimal developments are too small to incorporate infrastructural elements that benefit 
the broader area and are constructed without corresponding improvements in infrastructure. 
Valuable land resources are often under-utilised with lower permeability due to the amount of 
land consumed by driveways and crossovers. 
The Maroondah Housing Strategy highlighted community concerns about perceived poor 
design outcomes and a planning scheme amendment seeks to implement the strategy’s 
objectives into the Maroondah Planning Scheme. In undertaking the greyfield redevelopment 
project, Council is seeking to tackle these issues and move from a reactionary to a more 
proactive approach.  
No single planning tool has been specifically designed for this purpose. A range of tools are 
available in the Victoria Planning Provisions (VPP) and those, or new tools, could be used in 
combination to achieve greyfield redevelopment. A variety of options and their advantages 
and disadvantages, including “top down” and “bottom up” approaches require further analysis 
and examination. The work is intended to inform discussions with DELWP and the Smart Cities 
and Suburbs Program. 
In this context, Swinburne University and Maroondah City Council seek to engage the services 
of a consultant to provide a statutory planning peer review of planning controls with 
assistance and advice to progress the objectives of the “Greening the Greyfields” project.  
Scope 
The following scope of work is required:  

• Obtain a project briefing from Maroondah City Council and Swinburne University 
representatives.  

• Identify and assess the potential options for planning controls which best implement 
the “Greening the Greyfields” project into the Maroondah Planning Scheme, analysing 
advantages, disadvantages, costs and risks. 



 

 

• Prepare a preferred statutory planning framework which must derive from the VPPs, 
relevant Ministerial Directions, Smart Planning Program objectives, other best practice 
planning approaches and fit with the overall strategic planning approach defined for 
the project. 

• Prepare a set of criteria that can be used to guide the application and performance of 
a preferred statutory planning framework and include the following: 
- Project scalability and replicability, enabling the pilot to be applied to a precinct 

and potentially suburb level in Maroondah and then across metropolitan 
Melbourne. 

- Promoting innovation and good urban design and development, with elements of 
certainty and flexibility for the community and development industry. 

- Effectiveness and measurability, determining if approaches used in the pilots are 
achieving the desired statutory framework and require adjustment. 

• Consider options for short term changes to the Maroondah Planning Scheme and 
longer term perspectives which ideally involve systemic changes to planning and 
development frameworks such as the VPP. 

• Meet with stakeholders to determine and resolve issues to achieve implementation of 
the preferred approach for the project into the Maroondah Planning Scheme 
and VPP. 

Objectives  
The objective is to provide Maroondah City Council and Swinburne University with a brief 
planning options report that makes recommendations about the most effective way to 
implement the “Greening the Greyfields” Project into the Maroondah Planning Scheme, and 
ultimately the VPP.   
Deliverables  
The deliverables include: 

• Draft and final reports outlining the statutory planning options to best implement the 
“Greening the Greyfields” project into the Maroondah Planning Scheme and the VPP. 

• Provide advice through meetings and peer review of the draft documentation to 
inform a planning scheme amendment to effectively implement the project. 

Methodology 
The peer review report, advice and assistance will be conducted using the following methods: 

• Undertaking an analysis of the strategic framework for the “Greening the Greyfields” 
Project in the Maroondah Housing Strategy 2016 and Plan Melbourne 2017-2050. 

• Analysing the “Greening the Greyfields” project objectives and the most effective 
implementation mechanisms available. 

• Analysing various mechanisms available in the VPP and Maroondah Planning Scheme. 
• Utilising innovative but also practical expertise with the Victoria planning system.  

Key Tasks 
The project is broken into two stages with the following tasks: 

• Provide options for statutory planning controls to best implement the “Greening the 
Greyfields” objectives in identified precincts within the City of Maroondah. 

• Assess each option against the three above key performance criteria (in flow chart and 
dot point formats), identifying advantages, disadvantages, costs and risks with 
comments where relevant. 

• Provide draft and final reports to Council and Swinburne University. 



 

 

• Undertake peer review of the documentation prepared for the amendment.  
• Provide advice and assistance to Council and Swinburne University in implementing 

the preferred option into a planning scheme amendment, as agreed. 

Stakeholders 
• Maroondah City Council. 
• Swinburne University. 
• Department of Environment, Land, Water and Planning (DELWP). 

Consultation and Communication Plan  
The consultant will be required to liaise with all stakeholders under the direction of Council 
and Swinburne University to help finalise the key deliverables. This will involve 4 meetings 
with Council and Swinburne University and 2 meetings with Council, Swinburne University and 
DELWP. 
Time  
The timings, hours and milestone dates for each deliverable are as follows: 

Stage Deliverables Hours Date(s) Milestone (for 
payment) 

1 1. Draft Planning Controls 
Options - Report and 
Simple Power Point 
Presentation 

16 5 October 2018 No 

2. Draft Planning Controls 
Options Report (Simple) 

10 9 – 10 October 2018 Yes 

3. Final Planning Controls 
Options Report (Simple) 

15 8 November 2018 Yes 

2 4. Peer Review Completion 
Report 

15 December 2018 – 
February 2019 

Yes 

5. Contingency    
a.) Other advice as 

needed (summary 
report) 

19 October 2018 – 
February 2019 

Yes (if needed) 
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1. Overview of project 
Swinburne University and Maroondah City Council have requested statutory planning advice from Plan2Place 
Consulting about the Greening the Greyfields (GtG) project. Analysis and advice is provided below about the 
proposed statutory planning controls to best implement the GtG project for the Ringwood North and Croydon 
South precincts into the Maroondah Planning Scheme.  

2. Statutory Planning Controls 

2.1 Summary of Existing Statutory Planning Controls 
Existing planning controls for two precincts identified as potential Greyfields renewal precincts within the City of 
Maroondah (Ringwood North and Croydon South) are shown below: 

  
Figure 1: Ringwood North GtG Precinct Zoning 

(NRZ3) 
Figure 2: Ringwood North GtG Precinct Overlays 

(HO127, HO128 & SLO3) 

Land at the Ringwood North precinct is zoned Neighbourhood Residential Zone – Schedule 3 (NRZ3) with 
Heritage Overlay – Schedule 127 and 128 (HO127, HO128) and Significant Land Overlay – Schedule 3 (SLO3) 
applying. 

  
Figure 3: Croydon South GtG Precinct Zoning (GRZ2)   Figure 4: Croydon South GtG Precinct Overlays (VPO1 & SLO4) 
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Land at the Croydon South (Eastfield) precinct is zoned General Residential Zone – Schedule 1 (GRZ1) with 
Vegetation Protection Overlay – Schedule 1 (VPO1) and Significant Land Overlay – Schedule 4 (SLO4) applying. 

2.2 Summary of Proposed Statutory Planning Controls 
Maroondah City Council have proposed the following statutory planning controls for the two precincts: 

Ringwood North 

• General Residential Zone – Schedule 3 (GRZ3). 
• Development Plan Overlay – Schedule 7 (DPO7).  
• Development Contributions Plan Overlay – Schedule 2 (DCPO2). 
• Revisions to the Local Planning Policy Framework (LPPF) at Clauses 21.06, 21.07, 21.10 and 22.02. 
• The accompanying Ringwood North Concept Plan and Design Guidelines and Ringwood North Precinct 

Development Contributions Plan. 

Croydon South 

• General Residential Zone – Schedule 3 (GRZ3). 
• Development Plan Overlay – Schedule 8 (DPO8).  
• Development Contributions Plan Overlay – Schedule 3 (DCPO3). 
• Revisions to the LPPF at Clauses 21.06, 21.07, 21.10 and 22.02. 
• The accompanying Croydon South Concept Plan and Design Guidelines and Croydon South Precinct 

Development Contributions Plan.  
 

2.3 Proposed Planning Controls for the Two Greyfield Renewal Precincts  
Maroondah City Council has proposed a suite of planning controls for the two Greyfield renewal precincts at 
Ringwood North and Croydon South. These proposed planning controls follow previous advice provided by 
Plan2Place Consulting in a Statutory Planning Options Final Report dated 15 November 2018, where a range of 
possible planning mechanisms to best achieve Greyfields renewal and redevelopment were investigated and 
recommendations made. 

Analysis and advice are provided below in a peer review of the proposed planning controls for the GtG renewal 
precincts. 

Ringwood North 

• General Residential Zone – Schedule 3 (GRZ3). 
The use of the General Residential Zone is an appropriate tool from the Victoria Planning Provisions (VPP) 
and is supported with a new Schedule 3. 
The utilisation of the schedule in exempting the minimum garden area requirement and in not specifying 
any local variations to Clause 55 standards is appropriate. Specific design requirements will be controlled 
by the Ringwood North Concept Plan and Design Guidelines through the Development Plan Overlay – 
Schedule 7. 
A number of additions have been included by Council to the application requirements and decision 
guidelines which is appropriate. This could be expanded upon from application requirements content 
proposed for DPO7. 
Headings need to be renumbered and reformatted on the second page of the schedule. 

• Development Plan Overlay – Schedule 7 (DPO7).  
The use of the Development Plan Overlay is an appropriate tool from the VPP and is supported with a 
new Schedule 7. 
The content of the schedule includes very useful information and provisions. However, much of the 
design guidance from the Ringwood North Concept Plan and Design Guidelines is more appropriate to 
remain in that document. The key suggested changes that have been made to the schedule include: 
- Refining the schedule objectives to five clear objectives. 
- Reformatting of the tables and refining their content. 
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- Including measurable requirements in the requirements for a development plan. These 
requirements need to be targeted to the higher level parameters that will establish the key details 
for the development plan or plans. Statements that included merits based assessments or 
judgements have been mostly removed from this section. 

- Removal of the design objectives, as these will potentially conflict and create confusion with the 
schedule objectives and replicate what is included in the Ringwood North Concept Plan and Design 
Guidelines. 

- Removal of the permit requirements which were provided in yellow highlight and yet to be finalised; 
these are more appropriate in the GRZ3 schedule but require further rewording for that to occur. 
The only permit requirement includes reference to the Ringwood North Concept Plan and Design 
Guidelines which is important for future permit applications. 

- The environmentally sustainable design table has been removed and instead the key features have 
been included as requirements to be addressed. Again the detail is included in the Ringwood North 
Concept Plan and Design Guidelines which is more appropriate. 

- There may be concerns from DELWP about the inclusion of accessibility requirements due to 
concerns about the replication of National Construction Code issues in the planning system – they 
may need to be removed at a later stage but again are important requirements. 

- Specific and very detailed landscaping details have been removed from the schedule, but more 
generic requirements have been retained. Specific details should be provided by existing Council 
landscaping guidelines and the Ringwood North Concept Plan and Design Guidelines. 

- Formatting of the schedule has been undertaken based on the Ministerial Direction on Form and 
Content of Planning Schemes. The only question about this that should be checked with DELWP is in 
relation to the indentation of the body text bullets styles (one a large bullet, the second a small 
bullet) as this appears to vary between recently gazetted schedule formats and the Ministerial 
Direction style sheet. 

 
The utilisation of the schedule to specify more general design requirements and enable design guidance 
to be provided by the Ringwood North Concept Plan and Design Guidelines is appropriate. The approval 
by Council as the responsible authority of a development plan or plans across the precinct will be 
required under the overlay. 

• Development Contributions Plan Overlay – Schedule 2 (DCPO2) 
The use of the Development Contributions Plan Overlay is an appropriate tool from the VPP and is 
supported with a new Schedule 2. 
The content of the schedule is generally appropriate subject to some simplification. The basis for the 
overlay is provided by the Ringwood North Precinct Development Contributions Plan and the plan is 
robust and sound. 

• Revisions to the LPPF at Clauses 21.06, 21.07, 21.10 and 22.02. 
The use of amended provisions of the LPPF at Clauses 21.06, 21.07, 21.10 and 22.02 is appropriate, noting 
that the LPPF is currently being migrated to a new Planning Policy Framework (PPF) which integrates state 
and local planning policy.  
Updated PPF clauses that may require revised local content as a result of the GtG precinct planning 
provisions include: 
- 11.01-1S Settlement networks, 11.02-1S Supply of urban land, 11.02-2S Structure planning, 11.03-1S 

Activity centre network and 11.03-2S Activity centre planning.  
- 15.01-1S Urban design and 15.01-2S Urban design principles. 
- 16.01-1S Integrated housing, 16.01-2S Location of residential development, 16.01-3S Housing 

opportunity areas, 16.01-4S Housing diversity and 16.01-5S Housing affordability.  
- 18.01S Integrated transport, 18.01-1S Land use and transport planning, 18.02S Movement networks 

and 18.02-4S Management of the road system.  
• An accompanying Ringwood North Precinct Development Contributions Plan. 

The format and content of the Ringwood North Precinct Development Contributions Plan is appropriate 
and provides a sufficient basis for the DCPO2. 

Suggested changes to the proposed planning controls for the Ringwood North Precinct have been included in 
Appendix A. Each clause included in Appendix A has also been sent to Swinburne University and Maroondah City 
Council. 
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Croydon South 

• General Residential Zone – Schedule 3 (GRZ3). 
The use of the General Residential Zone is an appropriate tool from the VPP and is supported with a new 
Schedule 3. 
The utilisation of the schedule in exempting the minimum garden area requirement and in not specifying 
any local variations to Clause 55 standards is appropriate. Specific design requirements will be controlled 
by the Ringwood North Concept Plan and Design Guidelines through the Development Plan Overlay – 
Schedule 8. 
A number of additions have been included by Council to the application requirements and decision 
guidelines which is appropriate. This could be expanded upon from content proposed for DPO8. 
Headings need to be renumbered and reformatted on the second page of the schedule. 

• Development Plan Overlay – Schedule 8 (DPO8).  
The use of the Development Plan Overlay is an appropriate tool from the VPP and is supported with a 
new Schedule 8. 
The utilisation of the schedule to specify design requirements will be controlled by the Croydon South 
Concept Plan and Design Guidelines which is appropriate. The approval by Council of a development plan 
or plans across the precinct will be required under the overlay. At the time of writing of the report, the 
format and content of the Croydon South Concept Plan and Design Guidelines Plan had not been provided 
but it is understood that a similar document will be finalised as for Ringwood North. This approach is 
appropriate and provides a sufficient basis for the DPO8.  

• Development Contributions Plan Overlay – Schedule 3 (DCPO3) 
The use of the Development Contributions Plan Overlay is an appropriate tool from the VPP and is 
supported with a new Schedule 3. 
The content of the schedule is generally appropriate subject to some simplification. The basis for the 
overlay is provided by the Croydon South Precinct Development Contributions Plan.  

• Revisions to the LPPF at Clauses 21.06, 21.07, 21.10 and 22.02. 
The use of amended provisions of the LPPF at Clauses 21.06, 21.07, 21.10 and 22.02 is appropriate, noting 
that the LPPF is currently being migrated to a new Planning Policy Framework (PPF) which integrates state 
and local planning policy.  
Updated PPF clauses that may require revised local content as a result of the GtG precinct planning 
provisions include: 
- 11.01-1S Settlement networks, 11.02-1S Supply of urban land, 11.02-2S Structure planning, 11.03-1S 

Activity centre network and 11.03-2S Activity centre planning.  
- 15.01-1S Urban design and 15.01-2S Urban design principles. 
- 16.01-1S Integrated housing, 16.01-2S Location of residential development, 16.01-3S Housing 

opportunity areas, 16.01-4S Housing diversity and 16.01-5S Housing affordability.  
- 18.01S Integrated transport, 18.01-1S Land use and transport planning, 18.02S Movement networks 

and 18.02-4S Management of the road system.  
• An accompanying Croydon South Precinct Development Contributions Plan. 

The format and content of the Croydon South Development Contributions Plan is appropriate and 
provides a sufficient basis for the DCPO3. 

Suggested changes to the proposed planning controls for the Croydon South Precinct have been included in 
Appendix A. Each clause included in Appendix A has also been sent to Swinburne University and Maroondah City 
Council. 

3. Conclusion 
Analysis and advice has been provided about the proposed statutory planning controls to best implement the 
GtG project for the Ringwood North and Croydon precincts South into the Maroondah Planning Scheme.  

The use of the planning controls and accompanying plans and design guidelines for the two Greyfields renewal 
precincts proposed by Council are appropriate subject to some modifications as recommended in this report and 
in Appendix A. 
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1. INTRODUCTION 
 
Maroondah City Council engaged Plan2Place Consulting in association with Peter Boyle_Urban Design+Landscape 
Architecture to provide a peer review of the Precinct Concept Plan for Croydon South and Draft Schedule 7 to Clause 
43.04 Development Plan Overlay for the Greening the Greyfields Project. 

The following documents were reviewed: 

• Precinct Concept Plan Croydon South Greyfield Precinct (For Review dated December 2020), Maroondah City 
Council and Swinburne University of Technology. 

• Draft Schedule 7 to Clause 43.04 Development Plan Overlay (For Ringwood). 
These documents relate to two proposed planning scheme amendments to the Maroondah Planning Scheme: 

• Amendment C134maro for the Ringwood Greyfield Precinct. 

• Amendment C136maro for the Croydon South Greyfield Precinct. 
A Statutory Planning Options Report dated 17 June 2019 was previously provided to Council and Swinburne University 
by Plan2Place Consulting. This report analysed and advised about the options for statutory planning controls to best 
implement the Greening the Greyfields (GtG) project for the Ringwood North and Croydon South precincts into the 
Maroondah Planning Scheme.  

This was supplemented by the Greening the Greyfields: North Ringwood and South Croydon Design Framework and 
Concept Plans and Design Guidelines – Peer Review Report dated 22 February 2020. That report concluded that the 
overall structure of the documents was sound and that the background analysis provided the necessary strategic basis 
for the project. However, the documents would benefit from some restructuring and editing to simplify the document 
structure. This should include a structure for the Design Framework and Concept Plans of project background and then 
vision, objectives, strategies and guidelines. An approach which utilises guidelines and tips would also be 
advantageous. Furthermore, clearer distillation of the concepts and elements in the documents could better identify 
the key elements or methods that are needed to achieve the desired outcomes for more effective implementation. 

This peer review report builds on the previous reports including the first peer review report. It finds that while some 
restructuring of the Precinct Concept Plan for Croydon South has occurred, still more simplification and clearer 
articulation of the ‘what, where and why” of the issue at hand is required to improve the document and provide a 
clearer strategic basis for a planning scheme amendment and at a future Planning Panel. 

The proposed planning provisions could also benefit from some further simplification in order to facilitate the 
outcomes sought for Greyfields redevelopment and renewal such as amalgamating the two figures In DPO7 into one 
diagram and the three tables into one or two tables. 
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2. DETAILED COMMENTS AND SUGGESTIONS 
 
2.1. Peer Review of Croydon South Precinct Concept Plan and Development Plan Overlay - Schedule 7 

(DPO7) 

The Croydon South Precinct Concept Plan and Development Plan Overlay - Schedule 7 (DPO7) documents have been 
peer reviewed and assessed as to whether they are appropriate and effective. Comments have been grouped into a 
series of headings as detailed below. 

2.2. Strategic Basis 

As previously outlined in the February 2020 Peer Review Report, there is a strong strategic basis for the design 
framework and concept plans from Council undertaking its role as a planning authority. The overall structure of the 
documents and the background analysis provides some strategic basis for the project. 

The strategic planning undertaken in the plans is for the benefit of the municipality’s existing and future community, 
housing opportunities and environment through the consideration of relevant state and local planning policies and 
provisions as well as Plan Melbourne 2017-2050 directions, policies and actions (and the Addendum 2019). Analysis of 
key strategic issues including housing, vegetation, landscape, new urban character, urban heat island and amenity 
impacts as well as form, content and appropriateness of controls are relevant issues that have been considered. 

2.3. Structure of Documents and the Previous Peer Review 

The structure of the Precinct Concept Plan document has been improved but could be considered further. As discussed 
in the February 2020 Peer Review Report, the revised structure needed to focus on background information, context 
and strategic justification. Some of this information (particularly the background section) could possibly be provided 
in an appendix, as it takes many pages of detail in order to reach the actual Precinct Concept Plan on page 44.  

The opening of the report lacks a clear articulation of the “what, where and why” of the issue at hand. For example, 
what and where are the Greyfields and why do they matter? This could be strengthened in the plan. The tone of the 
concept plan is relatively polemic and makes some assertions that are disputable, such as the text on page 5 ‘Impact 
on Liveability’.  

Some issues identified in our previous peer review remain such as: 

• Further editing and distillation of information to identify the key principles or methods that are needed to 
achieve the desired outcome such as title amalgamation to enable residential intensification and greening.  

• Better addressing plain English, grammar, spelling, and expression. For example: in many instances the design 
outcomes read as statements and do not contain a preposition explaining when, where, how or why the desired 
outcome is being sought. 

• There are numerous examples of repetition, duplication, and contradiction within the document and potentially 
with the Planning Policy Framework (PPF) and/or other existing policy. 

The confusion between technical terms such as vision, guiding principles, design strategies, precinct objectives, sub-
precinct design objectives and sub-precinct design strategies appears to have been largely resolved, although some 
strategies need to be reworded so that they do not read as an objective. There are some strategies included which 
have a tension with the relevant guidelines, some strategies that would be subject to other regulations such as the 
Building Code of Australia or Australian Standards and some strategies and guidelines that do not apply to the relevant 
objective. These should be further reviewed. 

A clearer methodology has been utilised in the Precinct Concept Plan which presents and discusses key thematic issues 
and then addresses their implementation through a relevant vision, objectives, strategies and guidelines. 
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As we have stated previously, the plan could be further shortened, reduced in complexity and reworked (although it 
is noted that some of this has occurred).  

For the themes, there is one objective and no more than six strategies for each objective with accompanying guidelines 
which works well. However, the Precinct Concept Plan is a little unclear in some areas, particularly for land within the 
precinct that is not subject to the area for density uplift. Isn’t the whole precinct subject to a form of density uplift? 
The use of this term ‘density uplift’ also appears in this plan but isn’t discussed earlier. It may be better to state that 
the entire pilot precinct is a housing renewal precinct and to not introduce a new notion of ‘density uplift’ and just 
distinguish areas of different building heights. 

There also appears to be some potential confusion with the ‘core objectives of the Plan’ on page 47 under the 
preferred precinct character, which are different to the thematic objectives. Clarity would be improved if these both 
matched and to detail the objectives flowing from the vision. A preferred precinct character is a reasonable approach, 
but the document would be improved if this was written as a preferred character statement instead. More generalised 
design strategies could then sit within the preferred character statement for the precinct and could link well into the 
approach encouraged by DELWP through Planning Practice Note 91 – Using the Residential Zones. 

There is a lack of evolution demonstrated in the Precinct Concept Plan objectives, strategies and guidelines to the 
metrics that have been included in the proposed Development Plan schedules. The Precinct Concept Plan still needs 
to indicate the origin of any metrics chosen and what they derive from, as well as articulating their proposed content.  

By way of example, building setbacks could be expressed as follows in the Precinct Concept Plan (which would flow 
through the DPO and provide some improved strategic justification): 

Table 1: Preferred Setbacks 
Preferred minimum front 
street setback 

Preferred minimum rear setback Preferred minimum 
side setback 

For lots of 1000 sq.m. or less 
5 metres. 
Any part of a building above 
3 storeys should be setback 
a minimum of 3 metres from 
the front building line. 

6 metres where a building does not share a boundary with 
a park plus 1 metre for every metre of height over 10.9 
metres. 
3 metres where a building shares a boundary with a park 
plus 1 metre for every metre of height over 10.9 metres. 

4 metres plus 1 
metre for each 
metre of height 
above 3 storeys. 

 
2.4. Precincts and Sub-Precincts 

The removal of sub-precincts simplifies the housing renewal outcomes that are sought and is supported for this 
medium sized precinct. However, as discussed, the notion of ‘density uplift’ may be better distinguished through areas 
of different building heights. 

2.5. Economic Benefits 

Some information has been included around economic and commercial benefits which underlies the strategic basis 
for the project on page 7. The economic model appears to be based on developers contributing 50 percent of their 
own funds to an individual GtG project which may be overly optimistic. The source of these important economic 
benefits will need to be demonstrated as underpinnings of Amendments C134maro and C136maro and to a future 
Planning Panel.  

2.6. Spelling, Editing and Document Layout 

The documents have been edited since February 2020 but would benefit from further editing, another spell check (see 
‘thanks’ on page 55) and some further work on section and document layout. This is particularly the case where words 
are not hyphenated and sentences are split into paragraphs (see page 19 – ‘neighbourhood’ and page 58 ‘The DPO 
will outline the…’ for examples). 
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Layout of the document could also be improved and through this the overall length of the document shortened. 

2.7. Content of Maps and Images 

Maps have been edited to mostly include north points, scales and titles but dates are still missing from most plans. 
The precinct boundary shown in Figure 3.4 is incorrect and needs to be moved slightly to the east. 

The aerial photos on page 14 show that from 1963 to 2003 tree canopy appears to have generally increased across 
the neighbourhood which contradicts the assertion that tree canopy has reduced. This should be reviewed to ensure 
that the strategic intent of the Precinct Concept Plan is not undermined by interpretations of aerial images. 

2.8. Monitoring and Review 

A section in the implementation chapter (Chapter 7) has not been included as previously recommended about the 
need for continual monitoring of outcomes and whether the objectives, strategies and guidelines included in the plans 
are achieving the outcomes that are sought for Greyfields redevelopment and renewal. A time period of a maximum 
of 3 – 5 years should be included to review the plans and the planning provisions to implement the Greyfields 
outcomes. 

There should also be a review mechanism included related to work that may be undertaken by the Victorian 
Government with Greyfields redevelopment and renewal and adapting the planning tools at the local level based on 
the development of any state-wide planning tool that may be developed. 

2.9. Proposed Statutory Tools for Implementation 

This section of the report could be further strengthened to demonstrate that the proposed statutory tools are 
appropriate and justified (See the previous Statutory Planning Options Report from Plan2Place Consulting dated June 
2019 for further information). 

The proposed Development Plan Overlay – Schedule 7 for the North Ringwood Precinct could be further edited and 
simplified to improve its effectiveness and to meet the Ministerial Direction on the Form and Content of Planning 
Schemes. This relates to better facilitating the outcomes sought for Greyfields redevelopment and renewal by, for 
instance,  amalgamating the two figures In DPO7 into one diagram and the three tables into one or two tables. 

As referenced in the Precinct Concept Plan, the amended Clause 54/55 and DPO provisions provide for increased 
garden area, site permeability, setbacks, and tree canopy. Other than allowing an additional floor, the report and the 
outcomes sought do not significantly extend or improve upon the outcomes sought by the existing provisions to 
address the identified issues for the Croydon South Precinct. 

The key point here is that there may not be enough additional “carrots” to incentivise lot consolidation which will be 
critical to achieve the GtG vision. This could be further elaborated on in the Precinct Concept Plan, planning provisions 
and in the accompanying fast-track planning application process for GtG applications. 

At this point, the Precinct Concept Plan may not sufficiently (without further work being undertaken) meet the tests 
on which to base a successful planning scheme amendment for land rezonings and development plan guidance 
through an overlay. It is also not clear that the Precinct Concept Plan has sufficient linkage to the proposed 
Development Contribution Plan to any proposed changes to the existing Clause 53.01 open space contribution 
requirement. 
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3. CONCLUSION 
 
Plan2Place Consulting in association with Peter Boyle_Urban Design+Landscape Architecture have provided a peer 
review of the Precinct Concept Plan for Croydon South and Draft Schedule 7 to Clause 43.04 Development Plan Overlay 
for the Greening the Greyfields Project by Maroondah City Council.  

These documents relate to two planning scheme amendments to the Maroondah Planning Scheme: 

• Amendment C134maro for the Ringwood Greyfield Precinct. 

• Amendment C136maro for the Croydon South Greyfield Precinct. 
The advice provided builds on a previous Statutory Planning Options Report dated 17 June 2019 which was provided 
to Council and Swinburne University by Plan2Place Consulting. 

This was supplemented by the Greening the Greyfields: North Ringwood and South Croydon Design Framework and 
Concept Plans and Design Guidelines – Peer Review Report dated 22 February 2020. That report concluded that the 
overall structure of the documents was sound and that the background analysis provided the necessary strategic basis 
for the project. However, the documents would benefit from some restructuring and editing to simplify the document 
structure. This should include a structure for the Design Framework and Concept Plans of project background and then 
vision, objectives, strategies and guidelines. An approach which utilises guidelines and tips would also be 
advantageous. Furthermore, clearer distillation of the concepts and elements in the documents could better identify 
the key elements or methods that are needed to achieve the desired outcomes for more effective implementation. 

This second peer review report builds on those previous reports including the peer review report. It finds that while 
some restructuring of the Precinct Concept Plan for Croydon South has occurred, still more simplification and clearer 
articulation of the ‘what, where and why” of the issue at hand is required to improve the document and provide a 
clearer strategic basis for a planning scheme amendment and at a future Planning Panel. 

The proposed planning provisions could also benefit from some further simplification in order to facilitate the 
outcomes sought for Greyfields redevelopment and renewal such as amalgamating the two figures In DPO7 into one 
diagram and the three tables into one or two tables.  

There may also need to be additional “carrots” to incentivise lot consolidation which will be critical to achieve the GtG 
vision. This could be further elaborated on in the Precinct Concept Plan, planning provisions and in the accompanying 
fast-track planning application process for GtG applications. 
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