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Report 12.8 – Brimbank Submission To The Government Land Standing 
Advisory Committee – Brimbank Planning Scheme Amendment C180 - Surplus 
School Sites 
 
Directorate:  City Development 
Director:  Stuart Menzies 
Policy: Planning and Environment Act 1987, Plan Melbourne, Brimbank 

Planning Scheme, Housing Strategy 2014, Final Draft Urban Forest 
Strategy 2016 

Attachments: 1. Surplus School Sites and Proposed Zones 
2. DET Draft Schedule 15 to the Development Plan Overlay  

 
Purpose 
 
For Council to consider a submitting to the Government Land Standing Advisory 
Committee about Brimbank Planning Scheme Amendment C180 (Amendment C180), 
which proposes to rezone five (5) surplus education sites; a draft Schedule 15 to the 
Development Plan Overlay (DPO15) for Amendment C180; and commencement of work 
on a Development Contribution Plan Overlay that would have municipal-wide application. 
 
Report 
 
1. Background 
 
In late 2014, the Department of Education and Training (DET) advised it would be 
seeking rezoning of the following surplus education sites through the State 
Government’s Fast Track Government Land Service: 
• The former Kealba Secondary College at 27 Driscolls Road, Kealba 
• The former Keilor Park Primary School at 46 Eliza Street, Keilor Park 
• The former Calder Rise Primary School at 32A Green Gully Road, Keilor 
• The former Deer Park Primary School at 95 Station Street, Deer Park 
• Vacant Land at 18-24 Robertsons Road, Sydenham. 
 
On 9 March 2015, the Minister for Planning advised he had formally referred the sites to 
the Government Land Standing Advisory Committee (Standing Advisory Committee) 
within the Government’s Fast Track Government Land Service, and provided dates of the 
proposed notification and hearing. 
 
The Fast Track Government Land Services provides three (3) pathways (known as 
streams) for the amendment. The five (5) surplus school sites are being processed 
through Planning Stream B, which provides for a planning scheme amendment to be 
considered by a Standing Advisory Committee.  
 
The details of the sites and the DET proposed zones are at Attachment 1, and the DET 
draft DPO15 is at Attachment 2 to this report. All of the sites are currently zoned Public 
Use Zone – Education 2, and are required to be rezoned so they can be listed for public 
sale.  
 
The Department of Treasury and Finance had previously written to Council on behalf of 
the DET in 2014, to offer an opportunity for Council to purchase any of the five (5) 
surplus school sites, prior to these being listed for public sale. Council, at its Ordinary 
Council Meeting on 25 March 2014, resolved it did not have an interest in purchasing any 
of the sites.  
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In relation to the former Deer Park Primary School site at 95 Station Street, Deer Park, 
Council has entered into a Committee of Management agreement with DET to take on 
the maintenance of the remnant heritage building, and land surrounding it on the corner 
of Ballarat and Station Roads in Deer Park. There is a community expectation the 
building, which has a heritage overlay, will be provided for use as a community space. 
 
2. Consultation 
 
The Fast Track Government Land Service commenced a public exhibition period for the 
proposed Amendment C180 on 18 April 2016, which will conclude on 27 May 2016. The 
Fast Track Government Land Service has held two (2) information sessions: 
• 3 May at Brimbank Municipal Offices (for surplus school sites at Keilor 27 Driscolls 

Road, Kealba; 46 Eliza Street, Keilor Park; 32A Green Gully Road, Keilor; and 18-24 
Robertsons Road, Sydenham) 

• 5 May at Hunt Club, Deer Park (for surplus school site at 95 Station Street, Deer 
Park). 

 
The process provided opportunity for nearby property owners and occupiers to ask 
questions about the proposal and make a submission. Council also has the opportunity to 
make a submission.  
 
The hearings for the school sites are scheduled to occur from 14 to 24 June 2016. 
Following the hearing, the Standing Advisory Committee will complete a report and make 
recommendations about Amendment C180 to the Minister for Planning. It is anticipated 
this process will take approximately six (6) months. 
 
3. Analysis 
 
It is proposed Council makes a submission to the Standing Advisory Committee. The key 
points proposed to be included in the submission are: 
 
Proposed Zones 
Council requires the zones proposed by the DET to be consistent with Brimbank’s 
Housing Strategy ‘Home and Housed’ 2014, and Brimbank Planning Scheme 
Amendments C158 and C166, which implement the Strategy as follows: 
• 27 Driscolls Road, Kealba - Neighbourhood Residential Zone Schedule 1 (NRZ1) 
• 32A Green Gully Road, Keilor - NRZ1 
• 46 Eliza Street, Keilor Park - NRZ1 
• 95 Station Street, Deer Park - Residential Growth Zone – Schedule 1 (RGZ1) 
• 18-24 Robertsons Road, Sydenham - General Residential Zone –Schedule 1 (GRZ1). 
 
Development Plan Overlay 
Council requires changes to Draft Schedule 15 to the Development Plan Overlay (DPO15) 
including: 
• Redrafting of content generally in accordance with other Brimbank DPOs already in 

the Brimbank Planning Scheme 
• The introduction of local policy content, including objectives from the final draft Urban 

Forest Strategy 2016 and Municipal Strategic Statement, relating to environmental 
sustainability design requirements, flora and fauna retention and improved built form 
outcomes 
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• Stronger requirements for the consideration of the retention of existing canopy trees 
• Specific consideration of integrating built form on the edge of the sites with the 

adjoining existing development 
• Integration with surrounding community facilities (where they exist) 
• Streamlining and brevity improvements. 
 
Development Contributions 
Analysis has been prepared establishing the basis for development contributions for the 
five (5) surplus school sites, equating to approximately $1 million. The analysis is based 
on the location of the sites, projected population growth, and Council capital works 
projects for the community and other infrastructure relevant to these sites.  
 
The Planning and Environment Act 1987 (the Act), provides three (3) mechanisms to 
collect development contributions, including development contribution plans, conditions 
on planning permits, and voluntary agreements (such as Section 173 Agreements).  
 
The analysis undertaken provides the basis to identify development contributions for all 
new development in Brimbank, and potentially establish a Development Contributions 
Plan Overlay (DCPO) to facilitate collection in the future. This would provide a funding 
stream for Council to provide future infrastructure that benefits new development. 
 
It is proposed that Council’s submission highlights the work that it is being undertaken to 
prepare and implement a future DCPO, and puts future land owners of the five (5) 
surplus education sites on notice about a potential future charge. It is also proposed that 
Council continues to provide the DET with the opportunity to negotiate a voluntary 
agreement for development contributions under Section 173 of the Act in the event that 
it prefers to offer future land owners certainty about the contributions Council would 
seek. 
 
Upgrade of Former Deer Park Primary School at 95 Station Street, Deer Park 
Council has formed a Committee of Management to maintain the former Deer Park 
Primary School building, which is a heritage listed building. Council has plans to restore 
and upgrade the building to a community space. On this basis, it is proposed that 
proceeds from the sale of the Deer Park site should be allocated to facilitate this 
outcome. 
 
Deer Park Gate 3 Major Hazard Facility 
Council’s submission will also highlight the need to consider the proximity of the former 
Deer Park Primary School site to the Deer Park Gate 3 Major Hazard Facility located on 
the Orica site. 
 
4. Resource Implications 
 
Resource requirements to prepare a submission and undertake analysis work to support 
a Municipal Development Contributions Plan Overlay have been provided in the 
2015/2016 Annual Budget. Preparation of a future amendment to introduce the 
Municipal DCPO through an amendment to the Brimbank Planning Scheme, will require 
resourcing from the 2016/2017 Annual Budget.  
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5. Compliance Statement 
 
This report has been prepared in accordance with Part 1A (Victoria Planning Provisions) 
and Part 3, Division 1 of the Act. 
 
Conflict of Interest Declaration  
The Local Government Act 1989 requires Council officers, and anyone engaged under 
contract, providing advice to Council to disclose any conflict of interest in a matter to 
which the advice relates. Council officers contributing to the preparation and approval of 
this report, have no conflicts of interests to declare. 
 
6. Officer Recommendation 
 
That Council: 
 
a. Prepares a submission to the Government Land Standing Advisory 

Committee about Brimbank Planning Scheme Amendment C180 - Surplus 
School Sites addressing the suitability of the proposed zones, the content 
of the proposed development plan overlays, development contributions 
and a recommendation that proceeds from the sale of former Deer Park 
Primary School are directed towards the upgrade of the heritage school 
building at 95 Station Road, Deer Park. 
 

b. Prepares a municipal-wide Development Contributions Plan Overlay 
which includes the five (5) surplus school sites identified in Attachment 1 
to this report. 
 

c. Receives a further report about a municipal-wide Development 
Contributions Plan Overlay in relation to commencing a Brimbank 
Planning Scheme Amendment. 
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1. Introduction
18-24 Robertsons Rd and 16-28 McCubbin Drive, Taylors 
Lakes has been declared as being surplus to education 
requirements by the Department of Education and Training 
(DET). This report has been prepared by Urbis Pty Ltd on 
behalf of DET and comprises a review of the subject school 
site and its physical and policy context, to determine the 
most appropriate future land use and zone for the site.

2. Location
ADDRESS:  18-24 Robertsons Rd and 16-28 

McCubbin Drive, Taylors Lakes

MUNICIPALITY: City of Brimbank

SIZE: Approximately 9.13ha

 COVENANTS/EASEMENTS: N/A

Figure 1

Figure 2
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3. Site & Surrounds
THE SITE

The subject site comprises some 9ha of undeveloped land 
immediately north of the Watergardens Principal Activity Centre. 
The site enjoys significant frontages to Robertsons Road and 
McCubbin Drive, and otherwise abuts the rear of residential 
properties on the remaining side boundaries. The site was 
originally purchased by DET for future expansion, but was never 
developed and remains largely vacant. 

The site contains limited vegetation, save for a small cluster of 
trees towards the centre of the site. 

An assessment of the vegetation at the site conducted on 31 
January 2014 by Treelogic found one tree group comprising 21 
trees. The tree group was concluded to be in poor health and 
structurally declining. 

SURROUNDING LOCALITY

•  North / East / South - The site is located in a predominantly
residential area, and is bordered to the north, east, and
south-east by conventional density residential development.
The residential properties generally consist of detached two
storey dwellings (Images C, D and E).

• West – To the west the site enjoys a significant frontage to
Robertsons Road, beyond which is the Overnewton
Anglican Community College and its associated outdoor
sports facilities (Image F).

• The Sydenham Principal Activity Centre is located
approximately 100 metres to the south of the site.
This centre (Watergardens Shopping Centre) includes a
wide range of commercial, retail, restaurants and leisure
facilities. (Image G). Between the subject site and the activity
centre is a mix of conventional density and medium density
residential development.

• Within the broader context, the site is located immediately
south of the Robertsons Road Reserve, which includes
playground and BBQ facilities.

PUBLIC TRANSPORT ACCESSIBILITY

The site enjoys excellent accessibility to both bus and rail 
networks. The Watergardens Railway Station is located 
approximately 800 metres to the south of the site. A bus-stop 
for the 476 Route is located on Robertsons Road providing 
links to the Moonee Ponds Activity Centre, Sydenham Railway 
Station and Watergardens Regional Activity Centre. Route 419 
operates along McCubbin Drive linking the site to Sydenham 
Railway Station and St Albans via Sunshine Avenue and Keilor. 
Please refer to the zone assessment criteria table attached to 
this report for more detailed information on public transport 
accessibility.

A

B

C

Vacant school site. 

Vacant school site. 

D

E

Surrounding two storey residential development.

Surrounding two storey residential development.

Anglican Community School.

F

Watergardens Shopping Centre.

G

Homemaker centre
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4. Zoning & Overlays
ZONING

The site is currently zoned Public Use Zone 
(Schedule 2).

OVERLAYS

The site is not affected by any overlays.

SURROUNDING ZONING

Land surrounding the site is Neighbourhood Residential Zone 3 on 3 sides and General Residential Zone 3 on one side. 
The Sydenham Activity Centre to the south is included in a Comprehensive Development Zone (CDZ).

5. Strategic Policy Context
STATE PLANNING POLICY FRAMEWORK

The State Planning Policy Framework (SPPF) seeks to ensure that the objectives of planning in Victoria are fostered through 
appropriate land use and development planning policies and practices which integrate relevant environmental, social and 
economic factors in the interests of net community benefit and sustainable development.

Clause 11, Settlement, provides strategic objectives and strategies for planning throughout the State. It outlines that planning is 
to anticipate and respond to the needs of existing and future communities through the provision of appropriately zoned land.

Clause 11.02 outlines Urban growth and includes strategies for ensuring land is zoned in a suitable manner. Considerations 
which are relevant in the determination of an appropriate use for the former school site include:

• Opportunities for the consolidation, redevelopment and intensification of existing urban areas.

• Neighbourhood character and landscape considerations.

• The limits of land capability and natural hazards and environmental quality.

• Service limitations and the cost of providing infrastructure.

Similarly, Clause 15, Built Environment and Heritage outlines the need for planning to ensure all new land use and development 
appropriately responds to its surrounding landscape, built, natural, cultural or otherwise.

Other relevant Clauses within the SPPF relate to Housing (Clause 16), Economic Development (Clause 17) and Transport 
(Clause 18).

LOCAL PLANNING POLICY FRAMEWORK

The Municipal Strategic Statement (MSS) outlines the key strategic planning, land use and development objectives for the 
municipality, and the strategies and actions for achieving them. 

Figure 4
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The LPPF outlines strategic statements for various land uses and development issues affecting the municipality. The following 
clauses are of specific relevance:

• Clause 21.04 (Strategic Land Use Vision) – this Clause supports the development of high quality well-designed
neighbourhoods that meet a diversity of housing needs, increase residential density in activity centres and are located within
walking distance of public transport nodes.

• Clause 21.07 (Housing) – recognises that the City of Brimbank could accommodate an increase of 7,800 additional
households to the year 2030. The Clause encourages residential growth by supporting residential densities in highly
accessible locations whilst protecting the operations of Melbourne Airport.

The Brimbank Housing Strategy was adopted by Council in October 2013 and recognises that surplus government land holdings 
in Brimbank may be key sites for new residential development. The Strategy recommends that Development Plans be prepared for 
surplus sites and ensure that they are redeveloped in a suitable way. 

The Sydenham Regional Activity Centre Structure Plan was adopted by Council in 2009. The site is located just to the north of the 
structure plan area and more specifically is located opposite a number of lots along McCubbin Drive which form part of the Town 
Centre Residential 2 precinct. The primary purpose of this precinct is to accommodate ‘housing and other compatible uses.’

6. Analysis
A review of relevant strategic policy confirms that the site is located just to the north of the Sydenham Principal Activity Centre, with 
the policy frameworks providing a high level of policy support for medium density residential development and associated 
community facilities and public open space in the area.

The site analysis shows that to the north of the site, the area is characterised by modern two storey residential dwellings. The built 
form to the immediate south is characterised by a mixture of detached dwellings and higher density residential units, with large 
bulky goods uses further to the south. The location, scale and context of the site immediately adjacent to a Principal Activity Centre 
is considered to establish a strong basis for its redevelopment for medium-higher density housing. The area of General Residential 
Zone to the South-West does not have any height or other build form controls. Much of the area to the North and East has 
changed to Neighbourhood Residential Zone. Therefore, despite the site’s excellent position with access to shops, services, public 
transport and other facilities, the site is proposed to be rezoned to General Residential Zone.

7. Proposed Zoning
DET has examined which of the new residential zones would best fit the context of the subject site, taking into account the 
proposed criteria to guide the application of new residential zones that are set out within the Reformed Zones Ministerial Advisory 
Committee Report (December 2012) and the criteria set out in Practice Note 78 – refer to the table at Appendix 1 to this report.

On the basis of the analysis at Appendix 1, DET considers that the General Residential Zone represents the most 
appropriate residential zone for the subject site, taking into account its location, scale and importance as a significant 
opportunity for infill urban renewal, and its location surrounded mostly by Neighbourhood Residential Zone. 

The application of a Development Plan Overlay requiring the achievement of a more intensive urban density on the site than is 
found within the surrounding low density context is considered to be strategically justified, having regard to the significant scale of 
the site and the range and quality of lifestyle amenities that are found within reasonable proximity of the site.
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8. Other Key Considerations

 ABORIGINAL HERITAGE The Aboriginal Affairs Victoria (AAV) maps identifying areas of Aboriginal cultural heritage 
sensitivity have been reviewed and the school site is not located within an area of sensitivity.

 HERITAGE ISSUES N/A

 ENVIRONMENTAL 
EFFECTS

To ensure that the site is suitable for residential purposes, a Phase 1 Environmental Site 
Assessment has been undertaken for the site by Compass Environmental, dated 13th 
February 2012. The report confirms that no further testing is required and that the site is suitable 
for residential use.

9. Recommendations
On the basis of the analysis above, DET recommends that the proposed zoning framework for the site comprise:

• GENERAL RESIDENTIAL ZONE.

• A DEVELOPMENT PLAN OVERLAY (requiring an integrated redevelopment of the site).
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PRACTICE NOTE 78: TABLE 2 CRITERIA AND APPLICABILITY TO ZONES DET ASSESSMENT AGAINST CRITERIA

18-24 ROBERTSONS ROAD & 16-28 
MCCUBBIN DRIVE, TAYLORS LAKES

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Strategic Strategic

1 Presence of adopted housing and 
development strategy (not required for 
conversion only to GRZ)

Yes No Yes The Brimbank Housing Strategy was adopted by Council in 
October 2013 and recognises that surplus government land 
holdings in Brimbank may be key sites for new residential 
development. 
Of specific relevance to the subject site:
• The Strategy identifies the subject site as a ‘strategic 

redevelopment area’.
• Recognises that Sydenham will have moderate 

population growth.
• Focus on higher density housing in and around 

Watergardens town centre.
• Focus on medium density housing around the edge of 

Watergardens town centre. 

RGZ

2 Site is identified in Activities Area 
structure plan / policy

No No Yes The Sydenham Regional Activity Centre Structure Plan was 
adopted by Council in 2009. The site is located just to the 
north of the structure plan area and more specifically is 
located opposite a number of lots along McCubbin Drive 
which form part of the Town Centre Residential 2 precinct. 
The primary purpose of this precinct is to accommodate 
housing and other compatible uses.

GRZ

3 Site is located in brownfield/urban 
renewal site/area

No No Yes The site is considered an urban renewal site. RGZ

4 Commercial or industrial land for 
redevelopment not in Activities Area 
(strategic justification for rezoning required)

No Yes Yes The site is not industrial land. RGZ
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Context Context

5 Good access to transport choices (including 
walkability, public transport, cycling, road 
access etc.)
Our measures are:
For RGZ-
• Within 800 metres to a train station
Or
• 100m from bus stop for a high frequency

bus service which connects to a train 
station (bus that runs every 15 mins 
during peak times).

GRZ:
• For sites outside these areas.

No No Yes The site enjoys excellent transport accessibility and options 
given its location adjacent to the Watergardens Activity Centre. 
The site is serviced by 2 high frequency bus routes adjacent to 
the site which connect to railway stations.

Watergardens Railway Station is located 800m to the south of 
the site and provides direct services into the Melbourne CAD 
operate every 5-10 minutes during weekday peak times. 
Services to Sunbury also operate from this train line. 

Bus route 419 – St Albans via Taylors Lakes operates along 
McCubbin Drive and connects to Watergardens Activity 
Centre and Railway Station. Buses operate every 20 minutes 
during school morning peak times (6:31am-8:10am) and in 
the afternoon (2:51pm-4:21pm). Outside these times, buses 
operate at a 30-40 minute frequency during the day (8:10am-
6:25pm). During the late evening (6:25pm-9:18pm) buses 
operate every 45-60 minutes. On weekends buses operate 
hourly from 8:25am-9:09pm on Saturdays and from 9:30am-
9:30pm on Sundays.

Bus route 476 – Hillside – Moonee Ponds via Taylors Lakes & 
Watergardens. This route operates from Robertsons Road 
and provides links to the Moonee Ponds Activity Centre and 
Watergardens Railway Station. Frequency – every 10-20 
minutes during weekday peak times both in the morning and 
afternoon. During the day the service operates every 30 
minutes (approx). On Saturdays buses operate at a 30 minute 
frequency from 8:43am-7:13pm. Buses operate hourly during 
Saturday mornings and evenings from 6:43am-8:43am and 
7:13pm-9:13pm respectively. On Sundays buses operate 
every 60 minutes. 

Other bus routes that operate from the Watergardens Activity 
Centre / Railway Station (or within close proximity to) include:

• Route 425 – St Albans – Watergardens Railway Station via
Keilor Downs.

• Route 460 – Watergardens – Caroline Springs.

• Route 483 – Sunbury – Moonee Ponds via Diggers Rest.

The Nightrider bus 942 operates within close proximity to the site.

The site has good access to walking tracks located to the north 
and west of the site.

RGZ

18-24 ROBERTSONS ROAD & 16-28 
MCCUBBIN DRIVE, TAYLORS LAKES

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation
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18-24 ROBERTSONS ROAD & 16-28 
MCCUBBIN DRIVE, TAYLORS LAKES

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

6 Good access to employment options
Our measures are:
For RGZ-
• Within 400m of an industrial area
Or
• 1km from a National Employment Cluster
Or
• 2km from a CAD, PAC or MAC
GRZ:
• For sites outside these areas.

No No Yes The site is positioned with good access to employment. The 
site is located approximately 100 metres to the north of the 
Sydenham Principal Activity Centre providing good access to 
employment options.

The site also has excellent accessibility to the Calder Freeway 
linking into the employment areas along Keilor Park Drive and 
also the Melbourne CAD.

RGZ

7 Good access to local shopping
Our measures are:
RGZ:
• Within 800 metres of a MAC or PAC
Or
• Within 400m of a NAC or local centre
GRZ:
• For sites outside these areas.

No No Yes The site enjoys excellent access to local shopping facilities 
given its location immediately to the north of the Sydenham 
Principal Activity Centre. 

RGZ

8 Good access to local community services
Our measures are:
RGZ:
• Within 500m of 3 of the following: a

medical centre, child health centre, school, 
community centre, park or recreation 
facility or sporting club.

GRZ:
• For sites outside these areas.
Character
Level of development activity (existing and 
desired)

No No Yes The site’s location immediately adjoining the Principal 
Activity Centre ensures it has excellent accessibility to local 
community services. Further west and north of the site are 
Overnewton Anglican Community College and Sydenham 
(Robertsons Road) Reserve.

Specifically, within 500 metres of the site are:
• A school
• Sydenham Reserve and a soccer club
• Fire station
• Keilor Lodge Reserve

RGZ

Character Character

9 Level of development activity 
(existing and desired)

Low Low/Moderate High The site has been formally recognised as a strategic 
development site which is encouraged to provide either high 
or medium density housing.

RGZ

10 Identified areas for growth and change  
(such as evidenced through DDO or similar)

No No Yes The site has been identified for growth and change by the 
Brimbank Housing Strategy.

RGZ
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11 Retention of identified neighbourhood 
character (such as evidenced through  
HO, NCO, DDO, significant intactness)

Yes Yes No There are no overlays affecting the site that relate to 
neighbourhood character considerations. The site is now 
surrounded by NRZ land.

GRZ

12 Heritage areas which impose significant 
constraints on increased housing 
development

Yes Yes No There are no nearby heritage areas. RGZ

13 Existing landscape or environmental 
character/constraints (evidenced  
through SLO, ESO, local policy)

Yes Yes No There are no overlays affecting the site that relate to 
landscape or environmental considerations.

RGZ

Constraints Constraints

14 Risk associated with known hazard 
(evidenced through BMO, LSIO or EMO for 
fire, flood and landslip or other constraints 
identified through EPA hazard buffers or 
similar) 

High Low Low The site is not affected by any overlays. GRZ

This site is best suited to General Residential Zone due to 
its location near a CAD and now being surrounded by NRZ 
land.

TOTALS:

GRZ = 2 
RGZ = 12 
NRZ = 0

RGZ = 12/14

18-24 ROBERTSONS ROAD & 16-28 
MCCUBBIN DRIVE, TAYLORS LAKES

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation
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32A Green Gully Road, Keilor

1. Introduction
32A Green Gully Road, Keilor, has been declared as 
being surplus to education requirements by the 
Department of Education and Training (DET). This report 
has been prepared by Urbis Pty Ltd on behalf of DET and 
provides a review of the subject land and its physical and 
policy context to determine the most appropriate future 
land use and zone for the site.

2. Location
 NAME OF SCHOOL:  The former Calder Rise 

Primary School

 ADDRESS: 32A Green Gully Road, Keilor 

 MUNICIPALITY: Brimbank City Council

 SIZE: 2.01 Ha

 COVENANTS/EASEMENTS: N/A

Figure 1

Figure 2



32A Green Gully Road, Keilor

3. Site & Surrounds
THE SITE

The subject site is located on the corner of Green Gully  
Road and Solomon Drive. The site’s main frontage is to  
a service road that runs parallel to Green Gully Road  
as shown in Figure 1. The land is vacant with a number  
of mature trees located throughout the site as shown  
in Figure 2. A two metre corrugated iron fence is  
located on the common boundary of the subject site  
and the residential area to the north.

An assessment of the vegetation at the site conducted  
on 17 January 2014 by Treelogic found 46 trees.  
Nineteen of these have moderate retention value  
and are located generally around the edges of the site.  
The remaining trees have low or no retention value.

Green Gully Road (Road Zone Category 1) is located  
to the west of the site and runs in a north-side direction  
to provide access to the Calder Freeway.  
A pedestrian overbridge provides pedestrian access  
between the school site and the residential area to the  
west of Green Gully Road. The overbridge is shown in  
Figure 1. To the west of the site across Green Gully  
Road is conventional density residential development  
(Refer to Figure 3).

The areas surrounding the school site are characterised  
by low density residential neighbourhoods. Keilor Reserve  
is located to the site’s immediate east and is accessed from  
Solomon Drive as shown in Image D.

THE WIDER SURROUNDS

As shown in Figure 3, the site is located in a well-established residential area that is serviced by:

• Brimbank Park (comprising approximately 370 hectares of parkland) located approximately  
500 metres to the south east of the site.

• Keilor Village which is located approximately 1.0Km to the north east of the subject site.

• The intersection of Green Gully Road and Calder Freeway is located approximately 1 kilometre  
north of the subject site and provides convenient access to the CBD.

PUBLIC TRANSPORT ACCESSIBILITY 

The site is served by public transport with a bus stop for the 476 bus route located immediately adjacent to the site on Green 
Gully Road. This route provides links to both the Moonee Ponds Activity Centre and the Sydenham Train Stations and 
Watergardens Regional Activity Centre. The site is also served by bus route no. 483 which operates between Moonee Ponds 
and Sunbury. Please refer to the zone assessment criteria table attached to this report for more detailed information on public 
transport accessibility.

Subject Site as viewed from the West, showing low density residential to the north.

The vacant school site contains a number of trees.

Western Interface.

Keilor Reserve is located on the eastern side of the school with residential dwellings to 
the south.

A

B

C

D
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Figure 3
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4. Zoning & Overlays
ZONING

The site is zoned Public Use Zone (Schedule 2 - 
Education) as is shown in Figure 4.

OVERLAYS

The site is subject to the Melbourne Airport Environs  
Overlay (Schedule 2), as is the majority of the  
surrounding land.

SURROUNDING ZONING

The bulk of land surrounding the site is subject to a 
Neighbourhood Residential 3 Zone. Green Gully Road, 
abutting the subject site to the west is a Road Zone 
Category 1. Keilor Reserve to the east of the site is within 
a Public Park and Recreation Zone. 

5. Strategic Policy Context
STATE PLANNING POLICY FRAMEWORK

The State Planning Policy Framework (SPPF) seeks to 
ensure that the objectives of planning in Victoria are 
fostered through appropriate land use and development 
planning policies and practices which integrate relevant environmental, social and economic factors in the interests of net 
community benefit and sustainable development. The SPPF is based around nine key themes which are outlined in Clause 10.

Clause 11, Settlement, highlights an overarching objective to accommodate projected growth over at least fifteen years. The 
clause encourages opportunities for the consolidation, redevelopment and intensification of existing urban areas that take 
advantage of existing settlement patterns.

Clause 18.04 relates to Airports and seeks to ensure that new uses and developments will not prejudice the optimum usage of 
Melbourne Airport. In particular, there is an objective that seeks to protect the ongoing curfew free status of the airport.

LOCAL PLANNING POLICY FRAMEWORK

The Local Planning Policy Framework (LFFP) outlines the key strategic planning, land use and development objectives for the 
municipality and sets out strategies and actions for achieving these. The relevant matters outlined in the LPPF that relate to 
residential land uses are summarised as follows:

• Clause 21.04 (Strategic Land Use Vision) – this Clause supports the development of high quality well-designed 
neighbourhoods that meet a diversity of housing needs, increase residential density in activity centres and are located 
within walking distance of public transport nodes.

• Clause 21.07 (Housing) – recognises that the City of Brimbank could accommodate an increase of 7,800 additional 
households to the year 2030. The Clause encourages residential growth by supporting residential densities in highly 
accessible locations whilst protecting the operations of Melbourne Airport.

The Brimbank Housing Strategy was adopted by Council in October 2013 and recognises that surplus government land 
holdings in Brimbank may be key sites for new residential development. The Strategy recommends that Development Plans be 
prepared for surplus sites and ensure that they are redeveloped in a suitable way. 

Figure 4

Figure 5
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6. Analysis
The subject land has been declared surplus to educational requirements and requires a rezoning to facilitate future 
redevelopment. The site is located within an established residential area characterised by relatively low density, single and 
double storey dwellings.

The site and wider surrounds are subject to the Melbourne Airport Environs Overlay (Schedule 2) the purpose of which is to 
limit use and development to that which is appropriate to the noise exposure levels generated by the operation of Melbourne 
Airport. The overlay provides for a maximum density of one dwelling per 300 square metres. 

The site is well suited for low density residential infill with convenient access to areas of public open space, public transport, 
convenience shops and the Calder Freeway.

 

 7. Proposed Zoning
DET has examined which of the new residential zones would best fit the context of the subject site, taking into account the 
proposed criteria to guide the application of new residential zones that are set out within the Reformed Zones Ministerial 
Advisory Committee Report (December 2012) and the criteria set out in Practice Note 78 – refer to the table at Appendix 1 to 
this report.

On the basis of the analysis at Appendix 1, DET considers that the General Residential Zone represents the most 
appropriate residential zone for the subject site, taking into account its location, scale and importance as a significant 
opportunity for infill urban renewal. 

The application of a Development Plan Overlay requiring the achievement of a more intensive urban density on the site than 
is found within the surrounding low density context is considered to be strategically justified, having regard to the significant 
scale of the site and the range and quality of lifestyle amenities that are found within reasonable proximity of the site.



32A Green Gully Road, Keilor

8. Other Key Considerations 

 ABORIGINAL HERITAGE The Aboriginal Affairs Victoria (AAV) maps identifying areas of aboriginal cultural heritage 
sensitivity have been reviewed and the school site is not located within an area of sensitivity.

 HERITAGE ISSUES N/A

 ENVIRONMENTAL
EFFECTS

To ensure that the site is suitable for residential purposes, a Phase 1 Environmental Site 
Assessment has been undertaken for the site by Senversa, dated 13th November 2013. The 
report confirms that no further testing is required and that the site is suitable for residential use.

9. Recommendations
On the basis of the analysis above, DET recommends that the proposed zoning framework for the site comprise:

• THE GENERAL RESIDENTIAL ZONE.

•  A DEVELOPMENT PLAN OVERLAY (requiring an integrated redevelopment of the site).
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PRACTICE NOTE 78: TABLE 2 CRITERIA AND APPLICABILITY TO ZONES DET ASSESSMENT AGAINST CRITERIA

32A GREEN GULLY ROAD, KEILOR

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Strategic Strategic

1 Presence of adopted housing and 
development strategy (not required for 
conversion only to GRZ)

Yes No Yes The Brimbank Housing Strategy was adopted by Council in October 
2013. The Strategy recognises that surplus government land holdings 
in Brimbank may be key sites for new residential development.  

RGZ

2 Site is identified in Activities Area 
structure plan / policy

No No Yes There are no structure plans of relevance to the site. GRZ

3 Site is located in brownfield/urban 
renewal site/area

No No Yes The site is considered an urban renewal site. RGZ

4 Commercial or industrial land for 
redevelopment not in Activities Area 
(strategic justification for rezoning required)

No Yes Yes The site is not industrial land. RGZ

Context Context

5 Good access to transport choices 
(including walkability, public transport, 
cycling, road access etc.)

Our measures are:

For RGZ-

• Within 800 metres to a train station

Or

• 100m from bus stop for a high frequency 
bus service which connects to a train 
station (bus that runs every 15 mins 
during peak times).

GRZ:

• For sites outside these areas.

No No Yes The site has good accessibility to public transport. The subject site 
is serviced by one high frequency bus service (Route 476).

Bus route 476 – Hillside – Moonee Ponds via Taylors Lakes & 
Watergardens.  This route connects the site to the Moonee Ponds 
Activity Centre and Watergardens Activity Centre and both the 
Watergardens and Essendon train stations.  Frequency – every 10 
minutes during weekday peak times both in the morning and 
afternoon.  During the day the service operates every 30 minutes 
(approx).  Buses operate every 30-60 minutes on the weekend.   

Bus route 483 – Sunbury – Moonee Ponds via Diggers Rest.  This 
route travels along the Calder Freeway and connects to Sunbury, 
Moonee Ponds and Essendon Activity centres and the respective 
train stations.  Frequency – every 50-70 minutes (on average) 
during weekdays and every 60-90 minutes on the weekend.

Watergardens Railway Station is accessed via the 476 bus.  Direct 
services into the Melbourne CAD operate every 5-10 minutes 
during weekday peak times.  Services to Sunbury also operate 
from this train line.

The Nightrider bus 942 operates within close proximity to the 
site.

The site is within good walkability distance to a number of key 
services.

RGZ
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32A GREEN GULLY ROAD, KEILOR

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

6 Good access to employment options
Our measures are:
For RGZ-
• Within 400m of an industrial areaGRZ
Or
• 1km from a National Employment 

Cluster
Or
• 2km from a CAD, PAC or MAC
GRZ:
• For sites outside these areas.

No No Yes The site is positioned with good access to employment.  The 
site’s location along Green Gully Road provides a direct link to 
the Calder Freeway (1Km north of the site) that provides 
access to employment areas located along Keilor Park Drive.

The site also has good accessibility to Melbourne Airport 
which is a Specialised Activity Centre.  Plan Melbourne 
recognises Melbourne Airport as an ‘investment and 
employment opportunity.’

GRZ

7 Good access to local shopping
Our measures are:
RGZ:
• Within 800 metres of a MAC or PAC
Or
• Within 400m of a NAC or local centre
GRZ:
• For sites outside these areas.

No No Yes The site is located approximately 2km from the Keilor 
Downs Neighbourhood Activity Centre.

Keilor Village is located approximately 1km to the north east 
of the site.

Watergardens Shopping Centre is located 3km North-West.

GRZ

8 Good access to local community services
Our measures are:
RGZ:
• Within 500m of 3 of the following: a 

medical centre, child health centre, 
school, community centre, park or 
recreation facility or sporting club.

GRZ:
• For sites outside these areas.
Character
Level of development activity (existing 
and desired)

No No Yes Within 500 metres:
• Library
• Green Gully Reserve
• Brimbank Park
• Keilor Reserve 

GRZ
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11 Retention of identified neighbourhood 
character (such as evidenced through  
HO, NCO, DDO, significant intactness)

Yes Yes No There are no overlays affecting the site that relate to 
neighbourhood character considerations. Neighbourhood 
Residential Zone now surrounds the site.

GRZ

12 Heritage areas which impose significant 
constraints on increased housing 
development

Yes Yes No There are no nearby heritage areas. RGZ

13 Existing landscape or environmental 
character/constraints (evidenced  
through SLO, ESO, local policy)

Yes Yes No There are no overlays affecting the site that relate to 
landscape or environmental considerations.

RGZ

Constraints Constraints

14 Risk associated with known hazard 
(evidenced through BMO, LSIO or EMO for 
fire, flood and landslip or other constraints 
identified through EPA hazard buffers or 
similar) 

High Low Low The site is affected by the Melbourne Airport Environs Over-
lay (MAE02).  The MAE02 specifies that dwellings must not 
exceed a density of one dwelling per 300m². 

GRZ

This site is best suited to GRZ based on the above 
assessment.

TOTALS:

GRZ = 8 
RGZ = 6 
NRZ = 0

GRZ = 8/14

32A GREEN GULLY ROAD, KEILOR

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Character Character

9 Level of development activity  
(existing and desired)

Low Low/Moderate High There is limited existing development activity in the 
immediate area.

GRZ

10 Identified areas for growth and change  
(such as evidenced through DDO or similar)

No No Yes The site is not located in an area identified for growth and 
change.

GRZ
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46 Eliza Street,
Keilor Park



1. Introduction
46 Eliza Street, Keilor Park has been declared as being 
surplus to education requirements by DET. This report 
has been prepared by Urbis Pty Ltd on behalf of DET 
and comprises a review of the subject school site and its 
physical and policy context, to determine the most 
appropriate future land use and zone for the site.

2. Location
 NAME OF SCHOOL:  The former Keilor Park 

Primary School

 ADDRESS: 46 Eliza Street Keilor Park VIC 

 MUNICIPALITY: Brimbank City Council

 SIZE: 1.84ha 

 COVENANTS/EASEMENTS: N/A

Figure 1

Figure 2

46 Eliza Street, Keilor Park



3. Site & Surrounds
THE SITE

The site is predominantly flat, consistent with the 
topography of the immediate locality. Vegetation cover 
comprises established trees which define the site’s 
boundary, and a sporadic cover of mature trees 
amongst the school buildings. All buildings associated 
with the former education use have now been 
demolished (Refer to images A and B).

An assessment of the vegetation at the site conducted 
on 6 January 2014 by Treelogic found 82 trees. Twenty 
seven of these have moderate retention value and are 
located generally around the edges of the site. The 
remaining trees have low or no retention value.

SURROUNDING LOCALITY

The site is located within an established urban area, in a 
residential pocket bounded by Keilor Park Drive to the 
west, Steele Creek to the north, the Calder Freeway to 
the south, and the Western Ring Road to the east.

 North / South / East / West - The former school site is 
an ‘island site’, bounded on all sides by local streets, 
Queensberry Street to the north, Erebus Street to the 
east, Eliza Street to the south and Collinson Street to the 
west. The surrounding neighbourhood is characterized 
by conventional density residential development, 
generally of single storey scale. (Images C and D).

Within the broader context, approximately 400m to the 
north of the site is Thea Court, where a number of 
community facilities are present. These include Keilor 
Park Pre-School and Community Centre and public 
open space which includes a playground (Image E). 
The Keilor Park Shopping Centre is located 
approximately 700m to the south west of the site on 
Fosters Road, comprising a small strip of convenience 
retailing (Image F).

PUBLIC TRANSPORT ACCESSIBILITY

The site is served by public transport with a bus stop for 
the 476 bus route located immediately adjacent to the 
site on Erebus Street. This route provides links to both 
the Moonee Ponds Activity Centre and the Sydenham 
Train Station and Watergardens Regional Activity Centre.

The site also has very good accessibility to the Western 
Ring Road and Calder Freeway. Please refer to the zone 
assessment criteria table attached to this report for more 
detailed information on public transport accessibility.

A

B

C

D

E

F

Playing fields and vacant school buildings.

Existing site conditions

Surrounding residential development.

Surrounding residential development.

Playground on Thea Court.

Keilor Park Shopping Centre
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4. Zoning & Overlays
ZONING

The site is currently zoned Public Use Zone  
(Schedule 2).

OVERLAYS

The site is partially affected by MAE02 –Melbourne Airport 
Overlay (affecting a triangular section of the south west corner 
of the site). The overlay requires that development of a single 
lot for two or more dwellings must not exceed a density of  
1 dwelling per 300 square metres. A planning permit is  
required to use the land for a dwelling.

SURROUNDING ZONING

Land surrounding the site is predominately zoned 
Neighbourhood Residential Zone 3. 
 

5. Strategic Policy Context
STATE PLANNING POLICY FRAMEWORK

The State Planning Policy Framework (SPPF) seeks to ensure that the objectives of planning in Victoria are fostered through 
appropriate land use and development planning policies and practices which integrate relevant environmental, social and 
economic factors in the interests of net community benefit and sustainable development.

Clause 11, Settlement, provides strategic objectives and strategies for planning throughout the State. It outlines that planning is 
to anticipate and respond to the needs of existing and future communities through the provision of appropriately zoned land.

Clause 11.02 outlines Urban growth and includes strategies for ensuring land is zoned in a suitable manner. Considerations 
which are relevant in the determination of an appropriate use for the former school site include:

• Opportunities for the consolidation, redevelopment and intensification of existing urban areas.

• Neighbourhood character and landscape considerations.

• The limits of land capability and natural hazards and environmental quality.

• Service limitations and the cost of providing infrastructure.

Similarly, Clause 15, Built Environment and Heritage outlines the need for planning to ensure all new land use and development 
appropriately responds to its surrounding landscape, built, natural, cultural or otherwise.

Clause 18.04 relates to Airports and seeks to ensure that new uses and developments will not prejudice the optimum usage of 
Melbourne Airport. In particular, there is an objective that seeks to protect the ongoing curfew free status of the airport.

Other relevant Clauses within the SPPF relate to Housing (Clause 16) and Transport (Clause 18).

LOCAL PLANNING POLICY FRAMEWORK

The Municipal Strategic Statement (MSS) outlines the key strategic planning, land use and development objectives for the 
municipality, and the strategies and actions for achieving them. The MSS identifies the site as being in a residential area, with 
the relevant policy objective seeking to “promote urban consolidation which can play an important part in conserving the 
environment, increasing consumer choice and concentrating activity around existing infrastructure, including public transport, 
except in the area covered by the Melbourne Airport Environs Overlay – Schedule 1 & 2”.

Figure 4

Figure 5
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The LPPF outlines strategic statements for various land uses and development issues affecting the municipality. The 
following clauses are of specific relevance:

• Clause 21.04 (Strategic Land Use Vision) – this Clause supports the development of high quality well-designed 
neighbourhoods that meet a diversity of housing needs, increase residential density in activity centres and are 
located within walking distance of public transport nodes.

• Clause 21.07 (Housing) – recognises that the City of Brimbank could accommodate an increase of 7,800 additional 
households to the year 2030. The Clause encourages residential growth by supporting residential densities in highly 
accessible locations whilst protecting the operations of Melbourne Airport.

The Brimbank Housing Strategy was adopted by Council in October 2013 and recognises that surplus government land 
holdings in Brimbank may be key sites for new residential development. The Strategy recommends that Development Plans 
be prepared for surplus sites and ensure that they are redeveloped in a suitable way. 

6. Analysis
This site was declared surplus to education requirements on 20 May, 2009. The site is located within an established 
residential area characterised by single storey dwellings. There is strong policy support for the innovative redevelopment of 
‘underutilised land’ in residential areas where it broadens the diversity of housing stock in the locality and contributes to the 
vibrancy of the neighbourhood. 

The south western corner of the site is affected by the MAE overlay controls that restrict dwelling density. Should the site be 
developed for residential purposes, a density of 1 dwelling per 300 square metres would apply for this portion of the site,  
or alternatively, this area could be designated for open space purposes. 

The site inspection highlighted the site is within accessible walking distance of local neighbourhood retail and open space 
amenity facilities, and is directly served by local bus routes that connect to the nearby Sydenham train line.

 

7. Proposed Zoning
DET has examined which of the new residential zones would best fit the context of the subject site, taking into account the 
proposed criteria to guide the application of new residential zones that are set out within the Reformed Zones Ministerial 
Advisory Committee Report (December 2012) and the criteria set out in Practice Note 78 – refer to the table at Appendix 1 to 
this report.

On the basis of the analysis at Appendix 1, DET considers that the General Residential Zone represents the most 
appropriate residential zone for the subject site, taking into account its location, scale and importance as a significant 
opportunity for infill urban renewal.

The application of a Development Plan Overlay requiring the achievement of a more intensive urban density on the site than 
is found within the surrounding low density context is considered to be strategically justified, having regard to the significant.
scale of the site and the range and quality of lifestyle amenities that are found within reasonable proximity of the site.

46 Eliza Street, Keilor Park



8. Other Key Considerations 

 ABORIGINAL HERITAGE The Aboriginal Affairs Victoria (AAV) maps identifying areas of aboriginal cultural heritage 
sensitivity have been reviewed and the school site is not located within an area of sensitivity.

 HERITAGE ISSUES N/A

  ENVIRONMENTAL
EFFECTS

To ensure that the site is suitable for residential purposes, a Phase 1 Environmental Site 
Assessment has been undertaken for the site by Senversa, dated 13th February 2012. The 
report confirms that no further testing is required and that the site is suitable for residential use.

46 Eliza Street, Keilor Park

9. Recommendations
On the basis of the analysis above, DET recommends that the proposed zoning framework for the site comprise:

• THE GENERAL RESIDENTIAL ZONE.

• A DEVELOPMENT PLAN OVERLAY (requiring an integrated redevelopment of the site).
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PRACTICE NOTE 78: TABLE 2 CRITERIA AND APPLICABILITY TO ZONES DET ASSESSMENT AGAINST CRITERIA

46 ELIZA STREET, KEILOR PARK

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Strategic Strategic

1 Presence of adopted housing and 
development strategy (not required for 
conversion only to GRZ)

Yes No Yes The Brimbank Housing Strategy was adopted by Council in October 
2013. The Strategy recognises that surplus government land holdings 
in Brimbank may be key sites for new residential development. 

RGZ

2 Site is identified in Activities Area 
structure plan / policy

No No Yes There are no structure plans of relevance to the site. GRZ

3 Site is located in brownfield/urban 
renewal site/area

No No Yes The site is considered an urban renewal site. RGZ

4 Commercial or industrial land for 
redevelopment not in Activities Area 
(strategic justification for rezoning required)

No Yes Yes The site is not industrial land. RGZ

Context Context

5 Good access to transport choices 
(including walkability, public transport, 
cycling, road access etc.)
Our measures are:
For RGZ-
• Within 800 metres to a train station
Or
• 100m from bus stop for a high frequency 

bus service which connects to a train 
station (bus that runs every 15 mins 
during peak times).

GRZ:
• For sites outside these areas.

No No Yes The site has good accessibility to public transport. The site is serviced by 2 high 
frequency bus routes adjacent to the site which connect to railway stations.

Bus route 465 – Essendon – Keilor Park via East Keilor. This route 
connects to Essendon via Milleara Road and Buckley Street and provides 
accessibility to the high schools in the Essendon/Keilor area. Buses 
operate every 5-10 minutes during the early morning & evening peak 
times and then every 15-30 minutes outside these times. On Saturdays 
and Sundays this service operates at 20 and 40 minute intervals 
respectively.

Bus route 476 – Hillside – Moonee Ponds via Taylors Lakes & Watergardens. 
This route connects the site to the Moonee Ponds Activity Centre and 
Watergardens Activity Centre and both the Watergardens and Essendon train 
stations. Frequency – every 10 minutes during weekday peak times both in the 
morning and afternoon. During the day the service operates every 30 minutes 
(approx). Buses operate every 30 minutes on Saturday with the exception of 
the early and evening periods when they operate on an hourly basis. The 
service operates on an hourly basis on Sundays. 

Bus route 483 – Sunbury – Moonee Ponds via Diggers Rest. This route 
travels along the Calder Freeway and connects to Sunbury, Moonee 
Ponds and Essendon Activity centres and the respective train stations. 
Frequency – every 50-70 minutes (on average) during weekdays and 
every 60-90 minutes on Saturday.

Watergardens Railway Station is located approx. 10kms to the north west 
of the site and can be accessed via bus route 476.

The Nightrider bus 942 operates within close proximity to the site.

RGZ
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46 ELIZA STREET, KEILOR PARK

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

6 Good access to employment options
Our measures are:
For RGZ-
• Within 400m of an industrial areaGRZ
Or
• 1km from a National Employment 

Cluster
Or
• 2km from a CAD, PAC or MAC
GRZ:
• For sites outside these areas.

No No Yes The site has excellent access to employment. For example:

• Melbourne Airport Specialised Activity Centre is located 
1.6km from the site

• An industrial zone is located 400 metres to the north-east, 
700 metres to the west

• Translink business Park is located 600 metres from the site

• Keilor Park Shopping Centre, a small neighbourhood centre 
is located 700 metres from the site.

RGZ

7 Good access to local shopping
Our measures are:
RGZ:
• Within 800 metres of a MAC or PAC
Or
• Within 400m of a NAC or local centre
GRZ:
• For sites outside these areas.

No No Yes A small neighbourhood centre, Keilor Park Shopping Centre 
is located 700 metres from the site.  The centre includes a 
supermarket and other convenience shops.

RGZ

8 Good access to local community services
Our measures are:
RGZ:
• Within 500m of 3 of the following: a 

medical centre, child health centre, 
school, community centre, park or 
recreation facility or sporting club.

GRZ:
• For sites outside these areas.
Character
Level of development activity (existing 
and desired)

No No Yes The is located within 500 metres of:

• Keilor Park pre-school

• Community centre

• Open space and playground

RGZ
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11 Retention of identified neighbourhood 
character (such as evidenced through  
HO, NCO, DDO, significant intactness)

Yes Yes No There are no overlays affecting the site that relate to 
neighbourhood character considerations. The land is now 
surrounded by NZR land.

GRZ

12 Heritage areas which impose significant 
constraints on increased housing 
development

Yes Yes No There are no nearby heritage areas. RGZ

13 Existing landscape or environmental 
character/constraints (evidenced  
through SLO, ESO, local policy)

Yes Yes No There are no overlays affecting the site that relate to 
landscape or environmental considerations.

RGZ

Constraints Constraints

14 Risk associated with known hazard 
(evidenced through BMO, LSIO or EMO for 
fire, flood and landslip or other constraints 
identified through EPA hazard buffers or 
similar) 

High Low Low The site is affected by the Melbourne Airport Environs Over-
lay (MAE02).  The MAE02 specifies that dwellings must not 
exceed a density of one dwelling per 300m².  

GRZ

Despite this site meeting 9 of the RGZ categories, this site 
would be best suited to a GRZ given the Melbourne Airport 
Environs Overlay restrictions.

TOTALS:

GRZ = 5 
RGZ = 9 
NRZ = 0

RGZ = 9/14

46 ELIZA STREET, KEILOR PARK

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Character Character

9 Level of development activity  
(existing and desired)

Low Low/Moderate High There is limited existing development activity in the 
immediate area.

GRZ

10 Identified areas for growth and change  
(such as evidenced through DDO or 
similar) 

No No Yes The site is not located in an area identified for growth 
and change.

GRZ
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27 Driscolls Road, Kealba

1. Introduction
27 Driscolls Road, Kealba has been declared as being 
surplus to education requirements by the Department of 
Education and Training (DET). This report has been 
prepared by Urbis Pty Ltd on behalf of DET and provides 
a review of the subject land and its physical and policy 
context, to determine the most appropriate future land 
use and zone for the site.

 
2. Location
  
 NAME OF SCHOOL:  The former Kealba 

Secondary College

 ADDRESS: 27 Driscolls Road, Kealba 

 MUNICIPALITY: Brimbank 

 SIZE: 6.07ha

 COVENANTS/EASEMENTS:  DRAINAGE EASEMENT

Figure 1

Figure 2



27 Driscolls Road, Kealba

3. Site & Surrounds
The subject site is on the western side of Driscolls Road, 
which runs parallel to Sunshine Avenue in Kealba. The site 
has an irregular shape with an approximate frontage to 
Driscolls Road of 159 metres. A pedestrian path connects the 
site to Sunshine Avenue. The path is on the same title as the 
site and is currently zoned Neighbourhood Residential Zone.

An assessment of the vegetation at the site conducted on 16 
January 2014 by Treelogic found 125 trees. Fifty of these 
trees have moderate retention value and are located 
generally around the edges of the site. The remaining trees 
have low or no retention value.

The school site is generally flat. The school buildings have 
been removed from the site and there are remnants of tennis 
and netball courts.

The site is located in a residential area characterised by a 
mix of single and double storey conventional dwelling 
development. The site’s immediate interfaces can be 
described as follows:

•  A grassed public reserve area abuts the site along its 
northern property boundary. The reserve includes a 
playground. A number of residential properties have 
backyards that adjoin this reserve. The entrance to the 
reserve is shown in Photo B.

• Residential areas are located to the east, south and west 
of the subject site. St Paul’s School is located within this 
residential area on the southern side of the site and is 
associated with St Paul’s church, located to the south 
west of the site, fronting Sunshine Avenue. Photographs 
of the residential area to the north-east and south east 
are shown in Photos C and D respectively.

• A child care centre / Kindergarten and a convenience 
store are located to the south east of the site and a 
medical centre is also located further south east of the 
site along Driscolls Road.

• A grassed walkway provides access from the south 
west corner of the site to Sunshine Avenue to the west. 
The entrance to the walkway is currently closed and the 
walkway is overgrown.

Generally, the residential areas that surround the school site to the north, east and west are characterised by conventional density 
development. The residential area to the west of the site, fronting Sunshine Avenue contains more intensive residential development 
including a three storey apartment building.

Brimbank Park (approximately 300 metres) which is a major metropolitan park with wide ranging active and passive recreational facilities 
is located within easy walking distance of the site. The Keilor Downs Shopping Centre is also within convenient access to this site, with a 
bus route on Driscolls Road that directly connects the site to the activity centre and Leisure Centre. Stenson Road local activity centre is 
located approximately 770 metres to the south-east of the subject site.

PUBLIC TRANSPORT ACCESSIBILITY 

The site is serviced by bus route No. 418 on Driscolls Road. This service runs between St Albans Railway Station and Caroline Springs 
Square Shopping Centre, with Keilor Downs Plaza Shopping Centre (sub-regional activity centre) accessible on this route.

The property is approximately 2.2 kilometres south-west of the nearest interchange to the Calder Freeway, via Green Gully Road, 
providing good access to the CBD. Please refer to the zone assessment criteria table attached to this report for more detailed information 
on public transport accessibility.

School playing field, looking towards the south

Entrance to the public reserve located to the north of the site. 
Residential properties back onto the reserve

Eastern side of Driscolls Road, opposite the subject site

Residential area located to the south east of the site

Sunshine Avenue frontage showing the closed walkway  
to the left and St Paul’s School to the right
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Figure 3
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4. Zoning & Overlays
ZONING

The subject site is zoned  
Public Use Zone (Schedule 2 – Education)  
as shown opposite.

 
OVERLAYS
The site is not subject to any overlays.

SURROUNDING ZONING

The surrounding areas to the north are predominately zoned Neighbourhood Residential 3 Zone. A small public park and 
playground is located to the north-west of the site and is zoned Public Park and Recreation Zone. A linear strip of Public Use 
Zone adjoins the northern boundary of the site, being the same zoning as the subject site. The Public Use Zone – Schedule 2 
extends to the east of the subject site and is set aside for ‘Service & Utility’ purposes.

 

5. Strategic Policy Context
STATE PLANNING POLICY FRAMEWORK

The State Planning Policy Framework (SPPF) seeks to ensure that the objectives of planning in Victoria are fostered through 
appropriate land use and development planning policies and practices which integrate relevant environmental, social and 
economic factors in the interests of net community benefit and sustainable development. The SPPF is based around nine key 
themes which are outlined in Clause 10.

Clause 11, Settlement, highlights an overarching objective to accommodate projected growth over at least fifteen years. The 
clause encourages opportunities for the consolidation, redevelopment and intensification of existing urban areas that take 
advantage of existing settlement patterns.

LOCAL PLANNING POLICY FRAMEWORK

The Local Planning Policy Framework (LPPF) outlines the key strategic planning, land use and development objectives for the 
municipality and sets out strategies and actions for achieving these. The relevant matters outlined in the LPPF that relate to 
residential land uses are summarised as follows:

• Kororoit River and its banks are considered an important open space area within the Brimbank Municipality as is highlighted 
in Clause 21.05.

• Clause 21.04 (Strategic Land Use Vision) – this Clause supports the development of high quality well-designed 
neighbourhoods that meet a diversity of housing needs, increase residential density  in activity centres and are located 
within walking distance of public transport nodes.

• Clause 21.07 (Housing) - recognises that the City of Brimbank could accommodate an increase of 7,800 additional 
households to the year 2030.

The Brimbank Housing Strategy was adopted by Council in October 2013 and recognises that surplus government land 
holdings in Brimbank may be key sites for new residential development. The Strategy recommends that Development Plans be 
prepared for surplus sites and ensure that they are redeveloped in a suitable way. 

Figure 4
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6. Analysis
The subject land is no longer required by the DET and requires rezoning to facilitate future redevelopment. The site is located 
in a well-established residential area which comprises a variety of dwelling types, including a 3 storey apartment 
development.

Based on the location of the site, the surrounding land uses and the relevant planning policies, the site is well suited to 
residential infill development. The site is located in an area that is already characterised by residential land uses and enjoys 
good access to employment, community facilities and recreational opportunities. However, the site has adequate but not 
excellent access to public transport options and shops.

7. Proposed Zoning
DET has examined which of the new residential zones would best fit the context of the subject site, taking into account the 
proposed criteria to guide the application of new residential zones that are set out within the Reformed Zones Ministerial 
Advisory Committee Report (December 2012) and the criteria set out in Practice Note 78 – refer to the table at Appendix 1 to 
this report.

On the basis of the analysis at Appendix 1, DET considers that the General Residential Zone represents the most appropriate 
residential zone for the subject site, taking into account its location, scale and importance as a significant opportunity for infill urban 
renewal. As the existing pedestrian path is on the same title as the site, it is propsed to also rezone the path (from NRZ to GRZ).

The application of a Development Plan Overlay requiring the achievement of a more intensive urban density on the site than 
is found within the surrounding low density context is considered to be strategically justified, having regard to the significant 
scale of the site and the range and quality of lifestyle amenities that are found within reasonable proximity of the site.

8. Other Key Considerations 

ü ABORIGINAL 
HERITAGE

The Aboriginal Affairs Victoria (AAV) maps identifying areas of Aboriginal cultural heritage 
sensitivity have been reviewed and the school site is not located within an area of sensitivity.

ü HERITAGE ISSUES N/A

ü ENVIRONMENTAL 
EFFECTS

To ensure that the site is suitable for residential purposes, a Phase 1 Environmental Site 
Assessment has been undertaken for the site by Compass Environmental, dated 4th March 
2013. The report confirms that no further testing is required and that the site is suitable for 
residential use.
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10. Recommendations
On the basis of the analysis above, DET recommends that the proposed zoning framework for the site comprise:

• THE GENERAL RESIDENTIAL ZONE.

• A DEVELOPMENT PLAN OVERLAY (requiring an integrated redevelopment of the site) 



APPENDIX 1

DET surplus school site

PRACTICE NOTE 78: TABLE 2 CRITERIA AND APPLICABILITY TO ZONES DET ASSESSMENT AGAINST CRITERIA

27 DRISCOLLS ROAD, KEALBA

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Strategic Strategic

1 Presence of adopted housing and 
development strategy (not required for 
conversion only to GRZ)

Yes No Yes The Brimbank Housing Strategy was adopted by Council in 
October 2013. The Strategy recognises that surplus 
government land holdings in Brimbank may be key sites for 
new residential development. 

RGZ

2 Site is identified in Activities Area 
structure plan / policy

No No Yes There are no structure plans of relevance to the site. GRZ

3 Site is located in brownfield/urban 
renewal site/area

No No Yes The site is considered an urban renewal site. RGZ

4 Commercial or industrial land for 
redevelopment not in Activities Area 
(strategic justification for rezoning 
required)

No Yes Yes The site is not industrial land. RGZ

Context Context

5 Good access to transport choices (including 
walkability, public transport, cycling, road 
access etc.)
Our measures are:
For RGZ-
• Within 800 metres to a train station
Or
• 100m from bus stop for a high frequency 

bus service which connects to a train 
station (bus that runs every 15 mins 
during peak times).

GRZ:
• For sites outside these areas.

No No Yes The site has good accessibility to public transport but it has no 
nearby rail or high frequency bus services.

Bus route 418 – Caroline Springs Square Shopping Centre – St 
Albans. This route connects the site to St Albans Railway 
Station, Caroline Springs Square Shopping Centre and Keilor 
Downs Plaza Shopping Centre (sub-regional activity centre). 
Frequency – every 20 mins during peak times and every 30-40 
mins at other times on weekdays and every hour (approx.) on 
the weekend.

Bus route 419 - Watergardens Railway Station via Taylors 
Lakes. This route operates from Sunshine Avenue (to the west) 
and connects to Watergardens Railway Station and Activity 
Centre. Frequency – every 20-40 minutes during weekdays and 
every hour (approx.) on the weekend.

St Albans Railway station is located approx. 3.0kms to the west 
of the site and is easily accessible via Taylors Road. Direct 
services to the Melbourne CAD operate every 15-20 minutes.

The Nightrider bus 942 operates within close proximity to the 
site 

The site has good pedestrian linkages via the reserve to the 
north of the site, connecting Driscolls Road to Sunshine 
Parade/Green Gully & Taylors Roads. A pedestrian link also 
connects the south west of the site to Sunshine Parade. 

GRZ
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27 DRISCOLLS ROAD, KEALBA

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

6 Good access to employment options
Our measures are:
For RGZ-
• Within 400m of an industrial area
Or
• 1km from a National Employment Cluster
Or
• 2km from a CAD, PAC or MAC
GRZ:
• For sites outside these areas.

No No Yes The site has excellent access to employment. For example:

• The site is located 1.5km from a major activity centre

RGZ

7 Good access to local shopping
Our measures are:
RGZ:
• Within 800 metres of a MAC or PAC
Or
• Within 400m of a NAC or local centre
GRZ:
• For sites outside these areas.

No No Yes The site is located approximately 2.2Kms from the Calder 
Freeway (via Green Gully Road) providing good access to 
Keilor Park Drive and also to Melbourne CAD.

Keilor Downs shopping centre is located within 1.5Km.

Stenson Road local activity centre is located within 770m.

GRZ

8 Good access to local community services
Our measures are:
RGZ:
• Within 500m of 3 of the following: a medical centre, 

child health centre, school, community centre, park 
or recreation facility or sporting club.

GRZ:
• For sites outside these areas.
Character
Level of development activity (existing and desired)

No No Yes The site’s location within proximity to an activity centre 
provides it with excellent access to community services.

The site is located within 500 metres of:

• A medical centre
• A school
• A childcare centre/kindergarten
• Community centre
• Place of worship

RGZ
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11 Retention of identified neighbourhood 
character (such as evidenced through  
HO, NCO, DDO, significant intactness)

Yes Yes No There are no overlays affecting the site. The site is now 
surrounded by NRZ land.

GRZ

12 Heritage areas which impose significant 
constraints on increased housing 
development

Yes Yes No There are no nearby heritage areas. RGZ

13 Existing landscape or environmental 
character/constraints (evidenced  
through SLO, ESO, local policy)

Yes Yes No There are no overlays affecting the site. RGZ

Constraints Constraints

14 Risk associated with known hazard 
(evidenced through BMO, LSIO or EMO for 
fire, flood and landslip or other constraints 
identified through EPA hazard buffers or 
similar) 

High Low Low There are no overlays affecting the site. RGZ

Although the site meets the criteria for Residential 
Growth Zone in 9 of the 14 instances, due to its position 
surrounded by Neighbourhood Residential Zone and 
without excellent access to public transport options and 
shopping, the site is proposed to be rezoned to General 
Residential Zone

TOTALS:

GRZ = 5 
RGZ = 9 
NRZ = 0

RGZ = 9/14

27 DRISCOLLS ROAD, KEALBA

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Character Character

9 Level of development activity  
(existing and desired)

Low Low/Moderate High A new residential development is under construction within 
400m east of the site along McShane Drive. This development 
comprises predominantly two level, town-house style 
development.

RGZ

10 Identified areas for growth and change  
(such as evidenced through DDO or 
similar) 

No No Yes The site is not located in an area identified for growth and 
change.

GRZ
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Part 812 and 814 Ballarat Road  
and 95 Station Street, Deer Park

1. Introduction
812 and 814 Ballarat Road and 95 Station Street, Deer 
Park, has been declared as being surplus to education 
requirements by the Department of Education and Training 
(DET). This report, prepared by Urbis Pty Ltd on behalf of DET, 
provides a review of the subject land and its physical and 
policy context, to determine the most appropriate future land 
use and zone for the site.

 
2. Location
  
 NAME OF SCHOOL:  The former Deer Park  

Primary School

 ADDRESS:  Part 812 and 814 Ballarat Road 
and 95 Station Street, Deer Park

 MUNICIPALITY: Brimbank 

 SIZE: 2.24ha

 COVENANTS/EASEMENTS: NO

Figure 1

Figure 2
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3. Site & Surrounds
The subject site is located at the north-west quadrant of the 
intersection of Ballarat Road and Station Road, Deer Park. It 
is an irregular site that comprises land at Part 812 and 814 
Ballarat Road and 95 Station Street, Deer Park. The south-
east corner of the site has been acquired by the City of 
Brimbank and will be retained for community use.

812 Ballarat Road comprises Crown Allotment No2042 (DET 
Land) and Crown Allotment 2043 (Council Land). 

The school site is generally flat and contains a number of 
trees (refer to Image A). Predominantly all of the buildings 
have been removed from the site.

An assessment of the vegetation at the site conducted on 9 
January 2014 by Treelogic found 48 trees. Sixteen of these 
have moderate retention value and the remaining trees have 
low or no retention value.

The site has a frontage to Ballarat Road of approximately 18 
metres and a frontage to Station Road of approximately 70 
metres. A one way service road along Ballarat Road 
provides for left-in/left-out movements to and from the site 
D (refer to Image B). Both Ballarat Road and Station Road 
are classified as Category 1 Road Zones, providing three 
lanes in each direction.

The site is located in what can be characterised as a mixed 
use area:

• The land to the north and west consists of residential 
areas developed at fairly conventional suburban 
densities (refer to Image D). The northern boundary of 
the site also abuts an area of linear parkland associated 
with the Kororoit Creek, and the north-west boundary 
adjoins the Burnside Aged Care facility.

• Western interface with the subject site - restaurant in 
a residential zone

• Further to the east there is vacant land fronting Ballarat Road (refer to Image C), adjoined by a metropolitan fire station and 
various recreational facilities (netball courts, bowls club, etc) further to the east. To the north east of the site is a small pocket of 
Mixed Use zoning on Station Road, with a larger residential neighbourhood beyond.

• On the south side of Ballarat Road, directly opposite the site is the ‘Deer Park Village’ activity centre which supports an IGA 
supermarket and various specialty retail tenancies (refer Image B).

• To the immediate west of the site is a residential area that includes a mix of multi-unit developments and townhouses with more 
traditional detached dwellings further to the west.

• A number of properties fronting Ballarat Road are used for various commercial/educational/social service uses, including a 
restaurant, English language school and Community West (a community service facility) (refer Photo E).

PUBLIC TRANSPORT ACCESSIBILITY 

The site enjoys excellent transport accessibility and options given its location opposite the Deer Park Major Activity Centre. Bus 
stops are located along both the Station Road and Ballarat Road frontages providing access to four bus services including bus 
routes 215, 216, 451 and 456. Please refer to the zone assessment criteria table attached to this report for more detailed 
information on public transport accessibility.

A

Eastern boundary of the subject site

B

Shopping Strip located to the south of the site, across Ballarat Road

C

Industrial land located to the east of the subject site, across Station Road

D

Looking towards the north across the school site towards the  
residential area/Kororoit Creek

E

Western interface with the subject site - restaurant in a residential zone
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4. Zoning & Overlays
ZONING

The subject site is zoned  
Public Use Zone (Schedule 2 – Education)  
as shown opposite.

Both Ballarat Road and Station Road  
are Road Zone Category 1.

OVERLAYS 
The subject site is affected by the Heritage Overlay,  
predominantly in the South East corner of the site. 
H084 relates to Deer Park Primary School No.1434. 

SURROUNDING ZONING 
Land to the west and north of the site is in a General  
Residential Zone 3 and Neighbourhood Residential Zone 3 Zone. 
Land to the east, across Station Road is in an Industrial 3 Zone. 
Land to the south, across Ballarat Road is Commercial 1 Zone.

 

5. Strategic Policy Context
STATE PLANNING POLICY FRAMEWORK

The State Planning Policy Framework (SPPF) seeks to ensure that the objectives of planning in Victoria are fostered through 
appropriate land use and development planning policies and practices which integrate relevant environmental, social and economic 
factors in the interests of net community benefit and sustainable development. The SPPF is based around nine key themes which are 
outlined in Clause 10.

Clause 11, Settlement, highlights an overarching objective to accommodate projected growth over at least fifteen years. The Clause 
seeks to ensure sufficient land is available to support sustainable development and encourages planning which considers the 
neighbourhood character, landscape considerations and service limitations.

Other relevant Clauses within the SPPF relate to Environmental Risks (Clause 13), Housing (Clause 16) and Transport (Clause 18).

Figure 4
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LOCAL PLANNING POLICY FRAMEWORK

The Local Planning Policy Framework (LPPF) outlines the key strategic planning, land use and development objectives for the 
municipality and sets out strategies and actions for achieving these. The relevant matters outlined in the LPPF that relate to the potential 
redevelopment of this land are as follows:

• The Strategic Framework Plan contained in Clause 21.02 shows the site as being located within the Deer Park Village Major Activity 
Centre (noting that the activity centre is identified conceptually rather than via cadastral boundaries).

• Clause 21.04 (Strategic Land Use Vision) – this Clause supports the development of high quality well-designed neighbourhoods that 
meet a diversity of housing needs, increase residential density in activity centres and are located within walking distance of public 
transport nodes.

• The Natural Environment Plan contained in Clause 21.05 shows the site as being within an Area of Environmental Significance 
associated with Kororoit Creek. It is noted that there is no Environmental Significance Overlay that applies to the subject site. 
However there is a strategy to discourage development that undermines the environmental significance of Kororoit Creek.

• Clause 21.06 (Built Environment) includes objectives relating to protecting heritage precincts and the character of areas within the 
municipality.

• The Residential Framework Plan contained in Clause 21.07 indicates that the site is located just to the North of a ‘Potential Residential 
Development Area’. The clause includes objectives and strategies to encourage higher densities within and around activity centres, 
and to provide a diverse range of housing types.

• Clause 21.08 (Retailing and Activity Centres) contains policies linked to the Deer Park Village Shopping Centre Urban Design 
Framework that applies to land south of the subject site. 

• The Community and Leisure Framework Plan contained in Clause 21.11 classifies the balance area of the school site within the Parks 
and Open Spaces category. Clause 22.01 provides guidance in relation to demolition, development and subdivision of buildings and 
sites in the Heritage Overlay.

The Brimbank Housing Strategy was adopted by Council in October 2013 and recognises that surplus government land holdings in 
Brimbank may be key sites for new residential development. The Strategy recommends that Development Plans be prepared for surplus 
sites and ensure that they are redeveloped in a suitable way. 

The former school site is located in a ‘substantial change area.’

6. Analysis
The site is located in a well-established, mixed use area consisting of residential, recreation, business and industrial land uses, and 
enjoys a relatively prominent location near the intersection of two key north-south/east-west arterial routes serving the municipality. It 
wraps around the balance area of the site which is to be managed by Council for community and open space purposes. The site is also 
well serviced by retail facilities and local employment opportunities are available within nearby industrial/business precincts.

A review of the relevant planning framework illustrates that the subject site is at a nexus between General Residential Zone 3 and 
Neighbourhood Residential Zone 3 land to the north and west, Industrial zoned land to the east and Commercial 1 Zoned land to the 
south. The site is located opposite the Deer Park Major Activity Centre, with the policy framework providing a high level of support for 
increasing residential densities in and around Major Activity Centres and in areas that are well serviced by public transport, services and 
community facilities. The location, scale and context of the site immediately adjacent to a Major Activity Centre is considered to establish 
a strong basis for its redevelopment for increased densities. Indeed, there are a number of factors which lend support for higher 
residential densities on the site, including:

•  A considerable area of Brimbank is subject to the Airport Environs Overlay which discourages dense residential redevelopments. The 
absence of this overlay from the subject site provides an opportunity to provide for unrestricted residential development; and

•  Kororoit Creek is located immediately north of the subject site. A residential use of the subject site could benefit from outlook and 
orientation towards the open space, affording direct residential access to these parklands. It is noted that due to the proximity of 
Kororoit Creek, part of the subject site is identified as an area of high sensitivity. Any future redevelopment of the land will require a 
Cultural Heritage Management Plan to be prepared.

• C166 recommends rezoning of a large area to the south to RGZ.

Based on the above analysis, a consideration of the relevant planning policies and an inspection of the subject site and 
surrounding area, it is considered a Residential Growth Zone provides the highest and best land use outcome for the land. 

Given that the buildings on Crown Allotment 2042 have been removed, it is proposed to remove the lot from the Heritage Overlay 
Map. The corner allotment (2043) could remain on the Heritage Overlay map.
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7. Proposed Zoning
DET has examined which of the new residential zones would best fit the context of the subject site, taking into account the proposed 
criteria to guide the application of new residential zones that are set out within the Reformed Zones Ministerial Advisory Committee 
Report (December 2012) and the criteria set out in Practice Note 78 – refer to the table at Appendix 1 to this report.

On the basis of analysis at Appendix 1, DET considers that the Residential Growth Zone represents the most appropriate residential 
zone fit for the subject site, taking into account its location, scale and importance as a significant opportunity for infill urban renewal. 

The application of a Development Plan Overlay requiring the achievement of a more intensive urban density on the site than is found 
within the surrounding low density context is considered to be strategically justified, having regard to the significant scale of the site 
and the range and quality of lifestyle amenities that are found within reasonable proximity of the site.

8. Other Key Considerations 

ü ABORIGINAL 
HERITAGE

The Aboriginal Affairs Victoria (AAV) maps identifying areas of aboriginal cultural heritage 
sensitivity have been reviewed and the school site is partially located within an area of 
sensitivity.

ü HERITAGE ISSUES N/A

ü ENVIRONMENTAL 
EFFECTS

To ensure that the site is suitable for residential purposes, a Phase 1 Environmental Site 
Assessment has been undertaken for the site by Compass Environmental, dated 21st 
January 2013. The report confirms that no further testing is required and that the site is 
suitable for residential use.

9. Recommendations
On the basis of the analysis above, DET recommends that the proposed zoning framework for the site comprise:

• THE RESIDENTIAL GROWTH ZONE.

• A DEVELOPMENT PLAN OVERLAY (REQUIRING AN INTEGRATED REDEVELOPMENT OF THE SITE)



APPENDIX 1

DET surplus school site

PRACTICE NOTE 78: TABLE 2 CRITERIA AND APPLICABILITY TO ZONES DET ASSESSMENT AGAINST CRITERIA

812-814 BALLARAT ROAD AND  
95 STATION ROAD, DEER PARK

Applicable to:
Neighbourhood 

Residential Zone  
(low levels of  

residential change)

Applicable to:
General  

Residential Zone  
(moderate levels of 
residential change)

Applicable to:
Residential  

Growth Zone  
(high levels of  

residential change)

Assessment Zone 
Recommendation

Strategic Strategic

1 Presence of adopted housing and 
development strategy (not required for 
conversion only to GRZ)

Yes No Yes The Brimbank Housing Strategy was adopted by Council in 
October 2013 and recognises that surplus government land 
holdings in Brimbank may be key sites for new residential 
development. 

Of specific relevance to the Deer Park site:

• Focus on higher density housing in and around Deer 
Park town centre.

• Focus on medium density housing around the edge of 
Deer Park town centre.

• There is a need for more variety and choice of housing.

RGZ

2 Site is identified in Activities Area 
structure plan / policy

No No Yes The Deer Park Village Shopping Centre Urban Design 
Framework was adopted October 2009. Although the site is 
located just to the north of the Deer Park major activity 
centre, the UDF identifies that there are opportunities for 
medium density housing in and around the centre.

RGZ

3 Site is located in brownfield/urban 
renewal site/area

No No Yes The site is considered an urban renewal site. RGZ

4 Commercial or industrial land for 
redevelopment not in Activities Area 
(strategic justification for rezoning required)

No Yes Yes The site is not industrial land. RGZ
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Context Context

5 Good access to transport choices 
(including walkability, public transport, 
cycling, road access etc.)

Our measures are:

For RGZ-

• Within 800 metres to a train station

Or

• 100m from bus stop for a high frequency 
bus service which connects to a train 
station (bus that runs every 15 mins 
during peak times).

GRZ:

• For sites outside these areas.

No No Yes The site enjoys excellent transport accessibility and options 
given its location opposite the Deer Park major activity centre.

Deer Park railway station is located approximately 840 metres 
south of the site and provides access to the Melbourne CAD via 
a VLine Service. Weekday train services to and from the city 
during peak times operate every 15-30 minutes between 
5:28am-9:04am and 3:10pm-6:30pm respectively. Outside of 
these peak times the frequency ranges between 60-120mins.

There is good accessibility to the Metro service from Deer 
Park. Bus route 451 connects to Sunshine Railway Station 
(Metro line) where services into Flinders Street operate every 
10-15 minutes (approx.) during the peak time. Travel time 
from Deer Park to Flinders Street is between 42-48 minutes.

Bus stops are located along both the Station Road and Ballarat 
Road frontages providing access to four bus services.

Bus route 215 – Caroline Springs – Highpoint. This route 
operates from Ballarat Road and connects to the Caroline 
Springs and Highpoint activity centres. Services operate 
every 30 minutes during the peak times and every 60 
minutes outside these times.

Bus route 216 – Caroline Springs – Brighton Beach. This 
route operates from Ballarat Road and connects to Albion, 
Sunshine, Footscray and North Melbourne railway stations 
before continuing on to the Melbourne CAD, the Alfred 
Hospital, South Yarra, Elsternwick and Brighton. Services 
operate every 30 minutes (approx.) weekdays and 
Saturdays and hourly on Sundays.

Bus route 451 – Sunshine – Deer Park North via Ardeer. This 
route operates from Station Road and connects to the Brimbank 
Central Shopping Centre and the Deer Park and Sunshine 
railway stations. Services operate every 15 – 20 minutes 
(approx.) weekdays and hourly on the weekends.

Bus route 456 – Sunshine – Melton via Caroline Springs. This 
route operates from Ballarat Road and connects to Sunshine 
Railway Station, Caroline Springs Boulevard and Woodgrove 
Shopping Centre in Melton. Services operate every 35 minutes 
(approx.) weekdays and Saturdays and every hour Sundays.

The Nightrider service 942 operates within close proximity 
to the site and connects to Sunshine, Deer Park and St 
Albans railway stations.

RGZ
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6 Good access to employment options
Our measures are:
For RGZ-
• Within 400m of an industrial areaGRZ
Or
• 1km from a National Employment 

Cluster
Or
• 2km from a CAD, PAC or MAC
GRZ:
• For sites outside these areas.

No No Yes The site has excellent access to employment. For example:

• The site is located opposite Deer Park MAC

• The is located within 500 metres of the Orica Site 
(employment area) which has recently been rezoned to 
Commercial 2 Zone

• The site is located within 500 metre of an industrial area 
on Ballarat Road

RGZ

7 Good access to local shopping
Our measures are:
RGZ:
• Within 800 metres of a MAC or PAC
Or
• Within 400m of a NAC or local centre
GRZ:
• For sites outside these areas.

No No Yes The site enjoys excellent access to local shopping facilities 
given its location immediately to the north of the Deer Park 
major activity centre.  

RGZ

8 Good access to local community services
Our measures are:
RGZ:
• Within 500m of 3 of the following: a 

medical centre, child health centre, 
school, community centre, park or 
recreation facility or sporting club.

GRZ:
• For sites outside these areas.
Character
Level of development activity (existing 
and desired)

No No Yes The site’s location opposite a major activity centre provides 
it with excellent access to community services.

The site is located within 500 metres of:

• A medical centre

• A school

• A childcare centre and kindergarten

Within 800 metres of the site are a bowls club, netball club 
and the Hunt Club (Community Arts Centre)

RGZ
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11 Retention of identified neighbourhood 
character (such as evidenced through  
HO, NCO, DDO, significant intactness)

Yes Yes No There are no overlays affecting the site that relate to 
neighbourhood character considerations. The site has one 
small abuttal to NRZ land but ins otherwise surrounded by 
RDZ1 and GRZ.

RGZ

12 Heritage areas which impose significant 
constraints on increased housing 
development

Yes Yes No The nearby heritage area will not impose significant 
constraints on future housing development.

RGZ

13 Existing landscape or environmental 
character/constraints (evidenced  
through SLO, ESO, local policy)

Yes Yes No There are no overlays affecting the site that relate to 
landscape or environmental considerations.

RGZ

Constraints Constraints

14 Risk associated with known hazard 
(evidenced through BMO, LSIO or EMO for 
fire, flood and landslip or other constraints 
identified through EPA hazard buffers or 
similar) 

High Low Low The site is located within 1000m of Industrial Zoned land. GRZ

This site is best suited to RGZ based on the above 
assessment.

TOTALS:

GRZ = 1 
RGZ = 13 
NRZ = 0

RGZ = 13/14
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Character Character

9 Level of development activity  
(existing and desired)

Low Low/Moderate High The site is recognised as a strategic redevelopment site given 
its size and proximity to a major activity centre and public 
transport options. 

RGZ

10 Identified areas for growth and change  
(such as evidenced through DDO or similar)

No No Yes The site has been identified for growth and change by the 
Brimbank Housing Strategy.

RGZ
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 SCHEDULE 15 TO THE DEVELOPMENT PLAN OVERLAY 

Shown on the planning scheme map as DPO15. 

 SURPLUS GOVERNMENT LAND: STRATEGIC DEVELOPMENT SITES 

 Site Description 

This schedule applies to land generally known as: 

• 32A Green Gully Road, Keilor 

• 27 Driscolls Road, Kealba 

• 46 Eliza Street, Keilor Park 

• 95 Station Street and 814 Ballarat Road, Deer Park 

• 18-24 Robertsons Road and 16-28 McCubbin Drive, Taylors Lakes 

1.0 Requirement before a permit is granted 

 A permit may be granted before a development plan has been prepared for:  

 Bulk excavation, site preparation and retention works including piling, footings, ground 
beams and ground slab, and minor buildings and works provided that interim treatments 
are to the satisfaction of the responsible authority and any works required to satisfy 
environmental clean up or audit requirements. 

 Subdivision of the land into superlots or to realign property boundaries, or create a 
road, or create or remove easements.  

Before granting a permit the responsible authority must be satisfied that the permit will not 
prejudice the future use and development of the land in an integrated manner. 

2.0 Conditions and requirements for permits 

2.1 Application Requirements 

An application to subdivide or develop the land must be accompanied by the following 
information, as appropriate: 

 Any subdivision plan.  

 A development staging plan 

 An Aboriginal cultural heritage assessment/archaeological survey (if the site is located 
in an area of Aboriginal cultural heritage sensitivity). 

 An environmental assessment prepared by an appropriately qualified person(s) that 
identifies any areas of environmental significance on the land.  

 An arboricultural assessment of any significant native vegetation on the land, including 
advice on the long term health and retention value of such vegetation. 

The responsible authority may waive the need to provide any of the information detailed 
above that is not relevant to a particular application.  
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3.0 Requirements for development plan 

The development plan may be prepared for the whole site or in stages, and should: 

 Where residential uses are proposed, provide a mix of lot sizes and a range of dwelling 
types to cater for a variety of housing needs and to achieve a density outcome consistent 
with the zone objectives. 

 Where non-residential uses are proposed, details of the nature of the proposed use, 
including hours of operation, stall and visitor numbers, and traffic and parking 
management plan. 

 Incorporate sustainable design features to address water and waste management, solar 
access and energy saving initiatives, to deliver lower living costs for future residents. 

 Create a composition of varied building forms and heights across the site.  

 Provide for a high quality of internal amenity for future residents. 

 Respect the amenity of adjoining interfaces for providing for a maximum of 2 storey 
built form adjacent to or opposite any existing single storey residential development. 

 Any taller buildings across the balance of the site should be carefully graduated with 
reference to analysis of shadow, visual amenity impacts and the character of the area.  

 Apply appropriate buffer treatments at the interface with any non-residential uses on 
adjoining properties. 

 Create a positive interface to adjacent public open space giving appropriate 
consideration to issues of safety and surveillance. 

 Identify the location of any public open space and locate open space adjacent to 
pedestrian/cycle pathways. 

 Create opportunities for improved local permeability through provision of new 
pedestrian/cycle pathways or new local street networks where appropriate that link to 
the existing networks.  

 Identify significant existing native vegetation that can be incorporated into the design of 
the development. 

 Identify the proposed staging of the development. 
 

 Development plan components 

The development plan must include the following components: 

 Existing conditions plan, showing surrounding land uses and development, adjoining 
roads and pedestrian links, public transport routes, topography, and infrastructure 
provision. 

 Concept plans for the layout of the site which show: 

 New building orientation and location, indicative uses for each building, car parking 
areas, public roads, vehicle access locations, pedestrian and bike paths and areas and 
locations of private and public open space; 

 Three-dimensional building envelope plans including maximum building heights 
and minimum setbacks. 

 The design philosophy for the site. 

 Shadow diagrams of proposed building envelope conditions at 10.00am, 1.00pm 
and 3.00pm at 22 September. 

XX/XX/XXXX 
GC 

 

DEVELOPMENT PLAN OVERLAY - SCHEDULE XX  PAGE 2 OF 4 
 



BRIMBANK PLANNING SCHEME 
 

 An indicative development schedule including the maximum number, type and density 
of dwellings and the floor area of any proposed non-residential uses. 

 A traffic management report and car parking plan, which includes: 

 Identification of roads, pedestrian, cyclist and vehicle access locations, including 
parking areas, both internal and external to the site. 

 Any traffic management measures, where required.  

 Location and linkages to public transport. 

 Car parking rates for all uses, including visitor parking. 

 Provision for bicycle facilities. 

 New roads that are designed having regard to the standard cross sections in 
Council’s engineering guidelines. 

 Proposed staging plan (if relevant) 

 A landscaping plan which shows: 

 The landscape concept for the site. 

 Appropriate landscaping of any public land that is created. 

 Pedestrian pathways in any new public open space. 

 An Environmentally Sustainable Design (ESD) statement which includes: 

 Proposed initiatives that demonstrate sustainable design features not limited to 
energy and greenhouse gas emissions reduction, integrated water management, 
waste and materials, and achievement towards best practice ESD.  

 

The development plan for any part of the development area or for any stage of 
development may be amended from time to time to the satisfaction of the responsible 
authority. 

4.0 Display of Development Plan 

Before deciding to approve a development plan, the responsible authority must display the 
plan for public comment. 

Notice of the development plan must be given to the owners and occupiers of adjoining 
land. 

A development plan must be displayed or further information required within 28 days after 
the plan is received by the responsible authority. The plan must be displayed within 14 
days of satisfactory further information being received. 

The development plan must be displayed for at least 14 days but no longer than 28 days.  

5.0 Decision Guidelines 

Before deciding whether a development plan, or amendment to a development plan, is 
satisfactory, the responsible authority must consider: 

 The provisions of this planning scheme including relevant local policies and the 
objectives set out in Clauses 54 and 55 of the scheme. 

 The orderly development of land including management of traffic, car parking, the 
provision of pedestrian ways and open space. 
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