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The following submission provides a background report covering the key issues for 
consideration in mounting an argument for the land to be included within the UGB 

We understand that at the Council Meeting on the 14 December 2015 resolved to make a 
submission that advocates for the current Willow Lodge being included within a Special Use 
Zone.   

The basic thrust of this is supported but it is contended that by including a 4 properties to the 
north would make a logical boundary of the UGB being the Eastern Contour Drain. 

 

SUBJECT SITE DETAILS 

1 The precinct of land is bound by the Eumemmerring Creek, Eastern Contour Drain and 
Frankston Dandenong Road (Dandenong Valley Highway) and has a combined area of 
approximately 31 Hectares. 

 

2 There are three land uses occurring in the precinct. A successful and well established 
caravan park to the north, a well established and attractive retirement village (consisting 

Sarton Land 

Poultry Farm 

Vacant Site 

Twin Bridges 
Caravan Park 

Willow Lodges 
Retirement Village 

Eastern Contour 
Drain 

Land to be Rezoned 
Industrial 1  

Eumemmerring 
Ck 

Dandenong – 
Frankston Hwy 



of portable buildings) at the southern end with the middle lot being used for poultry 
farming. The other two lots are vacant including the Sarton land which has an area of 
3.5ha. 

3 There are 5 titles in this precinct (4 owners) and 3 of the owners have indicated a 
willingness to some rational zoning change. The 5th owner, the caravan park at the 
northern end, has indicated that he has no firm position at this stage. 

 
 

4 The precinct is outside the UGB and is zoned Green Wedge Zone in the Greater 
Dandenong Planning Scheme. 

5 Land sizes increases south of Eastern Contour Drain allowing a more rural use. 

6 The site is surrounded to the north, west and east by industrial land. The precinct is also 
within the Eastern Treatment Plant and the IN2Z buffers and has therefore been placed 
within the ESO3.  
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ISSUES 

Strategic Intent 

7 The purpose of the Green Wedge zone is:  

• To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning policies. 

• To recognise, protect and conserve green wedge land for its agricultural, 
environmental, historic, landscape, recreational and tourism opportunities, and 
mineral and stone resources. 

• To encourage use and development that is consistent with sustainable land 
management practices. 

• To encourage sustainable farming activities and provide opportunity for a variety of 
productive agricultural uses. 

• To conserve and enhance the cultural significance and character of open rural and 
scenic non-urban landscapes. 

• To protect and enhance the biodiversity of the area. 

8 The land sizes and uses of the various parcels of land in the precinct do not lend itself to 
addressing the purpose of the land.  The combined effect of future industrial 
development on the east side of the road,  the current partially developed  appearance 
of the whole of the precinct and  the abutting farmland to the south, all suggests to the 
layperson that the Green Wedge begins on the south side of the Eastern Contour Drain. 
This would be the logical physical boundary to the Green Wedge Zone rather than the 
current position of the Eumemmerring Ck. 

9 The minimum lot size for subdivision within the GWZ is 40 hectares. 

10 The rationale for a 40 ha minimum in this area is that historically 100ac (40ha = 100ac) 
was considered to be the minimum area for a viable farming.  

11 The Sarton land is less than 1/10 of the minimum lot size, and therefore not capable of 
being a viable farming. 

12 Whilst the only agricultural pursuit in the precinct, the Poultry farm owner,  
 has indicated that, whilst he has a valid permit granted following a VCAT 

review, he is willing to relocate to a more suitable location if a suitable zoning was 
possible for his current land. 

13 If the poultry sheds were to be constructed as allowed by the permit, due to the 
considerable investment this would entrench the use and further complicate the planning 
conundrum. It should be noted that the current buildings house some 37,000 birds and 
the permit allows for expansion to 135,000 birds. 

14 At the VCAT review P2238/2004,  recognised the planning 
conundrum, and suggested at Paragraph 58 that some further thought could go into the 
particular circumstances of this precinct. 

15 As noted by , at Paragraph 57, there are very limited uses that 
are permitted within the Green Wedge Zone, which is highlighted in the case of the 
Sarton land due to its size and surrounding land uses. 
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16 Strategically the LPPF of the Greater Dandenong Planning Scheme (cl 22.02-6)  
identified that: 

17 New uses will be supported that are consistent with Council’s “Green Space” vision 
and can demonstrate that the use of land will not compromise the operation of the 
significant resources the buffers are designed to protect. This will usually mean that 
development that generates additional permanent residents or gatherings of large 
numbers of people on a regular basis for prolonged time periods will not be 
supported. Some existing uses have developed that are not consistent with this 
function and these will not be encouraged to expand, if in conflict with the uses the 
buffers are designed to protect. 

18 Based on the above position the retirement village and caravan park will be 
prevented from expanding as they are considered sensitive uses. Conversely the 
development of the precinct for an activity centre catering to the requirements of the 
surrounding workforce should be considered to comply with the policy. 

19 Melbourne 2030 states that the role of Green Wedges includes: 

• Providing opportunities for agricultural uses, such as market gardening, 
viticulture, aquaculture, farm forestry and broad acre farming  

• Preserving rural and scenic landscapes  

• Preserving conservation areas close to where people live  

• Preserving renewable and non-renewable resources and natural areas (such as 
water catchments)  

• Providing and safeguarding sites for infrastructure that supports urban areas

(such as airports and sewage treatment plants)  

• Allowing industries such as sand and stone extraction to operate close to major 
markets  

• Enabling the development of networks of open space; And  

• Providing opportunities for tourism and recreation.  

20 The precinct does not address any of the above roles. 

 

 

Sites Future  

21 The future upgrading of Brangholme Road, connecting the State important industrial 
areas in the east to Eastlink in the west, will result in the caravan park becoming an 
isolated portion of Green Wedge land separated from the remaining area in the precinct. 
This will create additional reasons for this area to be rezoned to a more appropriate 
zone. 

22 The residential nature of the existing caravan park and retirement village and the 
presence of the Eastern Treatment Facility buffer ensures that that there is no easy 
zoning solution.  

23 Based on discussion with various Council and DSE officers, Sarton commissioned a 
report from Essential Economics that examined the most appropriate zone/use. They 
determined that the creation of a local business activity centre, catering for the growing 
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demand for services arising from the industrial areas, would address future demand and 
would allow for a more orderly method of interfacing the existing land uses in the long 
term. This determination was partially based on the lack of similar activity centres within 
close proximity of the area. It is anticipated that over the next ten years there will be a 
significant rise in workers resulting from large scale industrial development of the 
Dandenong South and Lyndhurst areas. Demand for various business related services 
will be required to be addressed without taking over valuable industrial land.  

24 The size and restrictions placed on the site from the surrounding use does not lend itself 
to large scale industrial activities nor does the sites proximity to the Eastern Treatment 
Plant or distance to services allow it to be considered for residential activities. 

25 The Eastern Contour Drain acts as a natural boundary of this precinct and allows for a 
clear definition. 

 

 

 

SUMMARY 

Sarton believes that rezoning this precinct to a Comprehensive Development Zone (CDZ) would 
allow for all existing uses to be properly considered and protected whilst allowing for 
development of the Sarton, Poultry shed and the vacant land owned by the Willow Lodge 
owners in a manner that resolves the current planning conundrum without a huge impost on the 
current land owners. 

The relocation of the UGB to the Eastern Contour Drain is minor in area but creates significant 
opportunities to correct a long standing Planning anomaly  

Should you require any further elaboration please do not hesitate to contact me  
 

 

 

Regards 

Director 

Devcon Group Pty Ltd 
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