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• Public transport options will be sufficient for the current and proposed users; and 

• The costs of putting any incremental infrastructure or services in place is appropriately 
contributed to by the developer – not solely by the rate or tax payers. 

 
 

Figure 1: Subject Land at 89 Ross Watt Road, Gisborne1 
 
2. Current Situation 
 

• Planning for the future development of the Gisborne township and surrounds:  
 
Over the last few years, the MRSC has spent significant time and money in developing the 
Gisborne Futures project. 

 
The objective of this project is to “…set a protected urban settlement boundary for Gisborne 
and identify future land uses for retail, employment, housing, and community services to 
meet the growing needs of the town. The project also aims to improve and manage vehicle, 
cycle and pedestrian traffic, enable economic development, provide for open space linkages 
and to protect important views, landscape features and the valued qualities of existing 
residential areas.”2 

 
Whilst the MRSC has allocated the budget to continue this study in 2022/23, they have not 
published a target completion date. 

 
On page 6 of the Applicant’s Development Plan3, they state “Gisborne Futures is a draft 
structure plan, urban design framework and neighbourhood character study being prepared 
by MRSC that is intended to guide the future development of Gisborne. As the Gisborne Futures 
project is still in draft format, subject to continuing informal consultation phases and has not 
been proposed in any planning scheme amendment and thus not been tested in a statutory 
sense, it is likely that further changes will be made to the document. As a result, this 
development has been prepared on the basis that Gisborne Futures is not at a stage to be 
considered a seriously entertained planning document.” 
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Without this master planning strategy, all recent and current developments run the risk of 
being at odds with the proper and appropriate aims of the Gisborne Futures project. 

 

• Getting around Gisborne:  
 

Acknowledging that I am not qualified to comment on the extensive traffic movement studies 
that the developer has submitted, as a resident who daily travels around the town and 
surrounding area, I think most similar road users here would agree when I say that the main 
transition roads appear to have reached saturation point – in particular at peak times of the 
day and week. 

 
Getting a parking spot in town at the best of times is also becoming increasingly hard and 
becoming harder as each new family moves into the area. 

 
I note the developers comment in the “Conclusion” section of the “89 Ross Watt Road, 
Gisborne, Transport Impact Assessment” (page 57) “The development is expected to generate 
7,002 vehicles per day which will be comfortably accommodated by the proposed external 
road network…”4 

 
For those of us that have to sit at the Cherry Lane/Station Road intersection and either wait 
for a kind fellow motorist to let us in to crawling traffic or take significant risks to get out onto 
Station Road, this statement seems totally incongruous. 
 
Given the congestion we experience on a daily basis now, it is hard to imagine what putting 
an extra 7002 vehicles per day on Station Road will be like, let alone the impact of hundreds 
of large trucks doing the same thing each day for several years? 

 

• Impacts of developments on existing residents and ratepayers: 
 

As we have recently seen with the Willows developments, the lifestyle and amenity of local 
residents is affected to some degree. For those people living on the roads that the hundreds 
of trucks move along on a daily basis, not only are their lives disrupted (through increased 
noise, increased risks to children, animals and all road users) but their property is also being 
impacted through the mud and dust that ends up on fences, gardens and houses.  
 
Similarly, as the roads are not designed to take this sort of traffic, they quickly degrade and 
end up needing constant repair.  I might be wrong but I suspect that the developer does not 
contribute to these costs even though they are the single cause of the issue.  

 
3. What I would like to see happen: 
 

I propose that this development only be considered when: 
 

• The totality of the impacts of this development on the town and surrounding area are fully 
understood and placed in context of the completed Gisborne Futures strategic plan;  
 

• The traffic study be validated by an independent body with an equal weighting on real road 
user experience as much as the 265 pages of data-based assessment2. 
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• All intersection and road upgrades to be completed before the development work 
commences.  

 
The Applicant’s proposal to “.. upgrade Cherry Lane to an urban standard prior to the delivery 
of the 322nd lot, whilst Station Road is to be upgraded by Regional Roads Victoria when the 
appropriate funding is allocated to the upgrade”4 must not be endorsed.  
 
Not only does the proposal miss the point that the risks and inconvenience to local residents 
will be most pronounced in the development phase, it attempts to shift a non-committed 
accountability for a critical project dependency onto Local and State Governments with no 
endorsement from them. 
 

• A more comprehensive suite of traffic management options and commitments be considered, 
including but not limited to: 

 
o The role of a completed “Western Link” (as proposed in the Gisborne Futures Draft 

Structure Plan July 2020, Page 45, “Intersection & Road upgrades”. No 19 below)5 be 
considered. 
 

 
Figure 2: Gisborne Futures Draft Structure Plan - incorporating the Western Link 

 
o Redirection of traffic via the northern section of Ross Watt Road with the inclusion of 

a north-bound freeway on-ramp – to relieve pressure on the Cherry Lane/Station 
Road and Ross Watt Road/Station Road intersections; 
 

















Subject: Development plan 89 Ross Watt Rd Gisborne 
  
Submission 
 
We have several objections to the proposed development of land along 
Swinburne Ave and Ross Watt Road.  
 
1. It is not in keeping with the ‘Village in the Valley’ that has always been 

Gisborne. Our town has always been known for its charm and country 
appeal.  
 

2. There is an array of wildlife on that land, which I’m absolutely certain no 
developer would ever consider. I have seen kangaroos, wombats, 
echidnas, and an array of beautiful birds there. Yellow tailed black 
cockatoos, which lost most of their habitat after the fires from Lakes 
Entrance to Merimbula, abound on this area of land, due to the trees they 
feed on. In this time of global warming and dwindling species, we should 
be protecting our local wildlife and the natural environment in every way 
we can. Creating an urban type development here will lead to more 
emissions and loss of habitat for the resident species. 

 
3. Such wildlife will be at even more risk with increased traffic along Ross 

Watt Road. Kangaroos in particular are lately at terrible risk from a variety 
of interventions such as shooting and we’d be devastated if any wildlife 
there were killed or driven to cross Ross Watt Rd or the freeway because 
of inappropriate development. Development of that land IS inappropriate.  
 

4. Such a development would be a fire hazard. Bushfire or grass fire would 
rip through a closely packed development, creating more dangerous 
conditions for locals. 

 
5. Traffic congestion along both roads will be intolerable. It is already hard 

enough driving out from our property onto Ross Watt Rd.  
 

6. Traffic congestion along Station Street is at an all time high. At particular 
times it is just unbelievably slow and can be dangerous. Turning onto 
Station St from Cherry Lane or Ross Watt Road is already near impossible 
at times.  

 
7. Increased traffic will also create noise. Noise from the freeway is loud 

enough without the added noise pollution that will result from traffic 
congestion along Ross Watt Rd. Once again, this will make our locality a 
much less desirable place to live and devalue existing properties. 

 
8. Roslyn Reservoir abuts the far side of land where the development is 

proposed. We are very concerned that any development there would 
cause run off that would affect local water purity.  

 
9. As a local artist I have photographed & painted that view many times. It 

changes with the light at different times throughout the day. The beauty of 







 
To whom it may concern, 
 
I am writing regarding the Development Plan DP/2021/1 at 89 Ross Watt Road Gisborne. 
 
I am a resident of Gisborne and I have read over the development plan and wanted to make 
a submission on it. 
 
I feel the plan in its current state would have a negative effect on Gisborne for several 
reasons. I also understand that the land is zoned for development and is located within the 
township boundary. I will cover below my concerns with the development. 
 

 Traffic 
I don’t feel that the traffic report really reflects on what Gisborne residents would 
experience if the development went ahead as-is and seems to gloss over the extra 
traffic movements the development will create Station Rd (and the town as a whole). 
The report seems to stick to the lines of the fact that traffic on Station Rd is already bad 
and is going to get worse due to other external factors, not the added strain of the 
development. The proposed upgrade of two extra roundabouts would have a negative 
effect on traffic movements; it would result in three roundabouts all within 200 meters 
of each other on a steep grade on a road utilised by many heavy vehicles which already 
are quite slow going north on Station Rd. The extra roundabouts would slow these 
vehicles even further while going north and would also slow them considerably when 
going south. I feel that we shouldn’t take the approach of allowing development to 
happen and then addressing the road network afterwards. The staging of the upgrades 
inline the development of lots does not consider construction traffic during the 
development. I feel for this development to go ahead and all the extra traffic 
movements it will create, Station Rd should be fully upgraded to a dual carriageway 
road and a solution other than two extra roundabouts should be found. I also feel that 
the development will have a negative impact on the residents of Cherry Lane as the 
route from the development to the town centre via Cherry Lane is the shortest, thus 
making Cherry Lane much busier than it currently is. 
 
The report also doesn’t consider the extra strain the extra traffic will add within the 
town itself when residents are shopping and socialising. School traffic was also not 
considered as all residents will have to use Station Rd to get to and from school. 
 
 Views  
I feel the development will have a negative effect on the amazing views from Gisborne 
towards Mt Macedon. Currently coming into and leaving Gisborne on Bacchus Marsh 
Road (and from other roads and houses in that area) have fantastic vistas over the 
development location towards Mt Macedon and Rosslynne Reservoir. The same can be 
said when approaching from the north on Ross Watt Rd and on the Calder Freeway with 
the open farmlands looking across to Mt Gisborne and Gisborne.  These views will all be 
interrupted and or blocked by the 700+ houses proposed. The views within the 
Macedon Ranges are an important part of the location as a whole. I feel that the 



development should be pushed back from the west and southern boundaries to lessen 
the impact. 
 
 Schools 
No school has been planned for the development and an emphasis has been placed in 
the documentation on Willowbank Primary school. Whilst this school will have the 
capacity, it is in the opposite end of the town making walking/riding to and from school 
not an option and thus creating further stress on the roads. The development area is 
currently zoned to New Gisborne Primary School which is also 2.6km away within 
walking distance and the quickest and most straightforward to get to. It also already has 
high enrolments and will be under pressure from the existing new developments in 
New Gisborne 
 
 Super lots 
No information is given in the development plan regarding the super lots within the 
plan, which would create even more lots within the development. 
 
 Lot Sizes 
The proposed lot sizes do not fit in with the current look and feel of Gisborne. Much of 
Gisborne has larger lots with wide frontages giving a more open feel than that of 
‘ordinary’ suburbia. The proposed development has the majority of lots in the 500-
799m2 size range, which I feel is too small to match the current developments in 
Gisborne. There is a large portion of blocks with a frontage of only 14 meters which 
again is too narrow to fit with existing development. Whilst I am not opposed to 
townhouse blocks, I feel 96 is too many. They do not provide the space to house extra 
vehicles for residents and visitors and I feel the development’s public transport links 
and the actual distance from the train station and town centre make this many 
townhouses not appropriate. They would be better suited closer to the township or 
train station.  Overall, I think that the development has too many lots and the lots are 
too small overall to fit in and suit Gisborne. It would be sad to lose what makes 
Gisborne special and different from ‘suburbia’ 
 
 

 
In summary, I feel that the current proposal would have a negative effect on Gisborne. I feel 
that the development has too many lots that are sized too small to fit in with the look and 
feel of Gisborne. This development should fit in with and enhance the town, not create a 
mini suburb in one corner that doesn’t fit. The loss of the open views from and when 
approaching the town will have a negative on what makes the town special and the 
Macedon Ranges as a whole. The increased traffic flows on Station Rd will have a negative 
effect for all users of the road. The proposed roundabout upgrades I feel will have a further 
negative effect. The increased traffic in the township for shopping and school pickup and 
drop off has not been considered.  
 
I am not opposed to the development, but I don’t think the amenity and lifestyle of existing 
residents should be compromised and I think the development plan in its current form will 
do just that. 







 
Alternatively, if the proposed development plan is accepted, a covenant should be placed on 
the titles prohibiting the building of double story dwellings for the allotments abutting 
Skyline Drive.  
 
In all circumstances, all titles should have a covenant restricting any further subdivision of 
the sites. 
 
The area of Ross Watt Road has been defined under the Macedon Ranges Planning Scheme 
as an area assigned for medium density housing.  The proposed Development Plan’s 
proportion of high density housing (Townhouse – 499m²) is approximately 40% of the total 
development site and this is out of alignment with the area. 
 
Equally, it is proposed to have 43% of the blocks between 500 m² and 800m² under the 
banner of medium or conventional density.  We would argue and considering other 
developments across the Shire and in particular Gisborne, that medium density housing 
should be represented by an average block size of 800m².  
 
We consider the overall density and number of house and townhouse allotments to be an 
overdevelopment of the site and not in keeping with the intention of the Macedon Ranges 
Planning Scheme, associated policies and character of the surrounding area.  
 
As a final point, we note that there are other areas in and around Gisborne which are 
providing sufficient low to medium density housing options, such as the developments in 
the Wallaby Run estate, Ferrier Road/Cathlaw estates and the Barringo estate. 
 
Open Plan 
 
Based on the overall development site of 85.57ha, only 4.3% of the area is dedicated to 
open space that can be reasonably accessed and used by the residents (that is, excluding the 
Jackson Creek Open Space). 
 
Given that 83% of the development is proposed to be high to medium density housing, this 
amount of open space is completely inadequate. Noting that the closest alternative 
locations to access public open space is approximately 2 kilometers to the New Gisborne 
Tennis Club and Public Park and approximately 2 kilometers in the other direction to the 
Sankey Reserve in Gisborne.   
 
To improve the open space provisions, it would be sensible to create a 15-30 meter reserve 
and pathway behind the existing Skyline Drive allotments that would serve to increase the 
amount of open space but also provide an efficient ‘cut through’ for families to walk to the 
existing Childcare center, bus stop and also via Cherry Lane through to the town of 
Gisborne.  
 
A similar reserve has been created in the Willowbank estate in Gisborne, providing a visual 
and open space break in the development and access to the new Primary School. 
 



Traffic 
 
Locally we refer to the right hand turn from Cherry Lane into Station Road as the ‘dart of 
death’. With both Cherry Lane and Ross Watt Road entering Station Road at the peak of the 
hill out of Gisborne, visibility at times can be difficult. This is further complicated during 
peak hour with a number of buses and school students using the intersection. 
 
The development plan proposes that two roundabouts be constructed at the intersections 
of Ross Watt Road and Station Road and also Cherry Lane and Station Road, which 
effectively creates three roundabouts within 200 meters of each other (incorporating the 
newly constructed roundabout at the Calder Highway off ramp). 
 
Based on the roundabouts that have been recently built in New Gisborne and the one under 
construction at Kilmore Road, these usually take approximately 18 months to construct.  
Careful planning and construction timing will need to be coordinated as this will cause 
significant disruption to local residents. 
 
Whilst the construction of these roundabouts may be deemed a solution to managing traffic 
for the Ross Watt Development, other traffic management issues need to be considered, 
including the significant increase in traffic resulting from the high to medium density 
developments at the Cathlaw/Ferrier Road estates and the expansion of the Wallaby Run 
estate. This will put more traffic pressure on Station Road and the single lane entry and exit 
into Gisborne.  
 
Alternatively, we propose that the approval of Ross Watt Road development approval 
should be provisioned on the approved construction of the Bacchus Marsh/Gisborne bypass, 
which will provide a safer and alternative access to both the Calder Freeway and into 
Gisborne. 
 
Drainage 
 
The proposed development plan provides for a dedicated area to manage drainage for the 
estate and comments about the flow of drainage, particularly down to the Jackson Creek 
area.   
 
The land that abuts the Skyline Drive properties, have large drains at regular intervals.  On 
heavy rain days or consistent rain periods, the properties in Skyline Drive can experience 
excessive water and many of these properties (including ours) need to provide for additional 
drainage as part of the existing landscaping. 
 
This will need to be considered if the development plan is approved, as the adjoining 
allotments will require easements to ensure that the existing drainage infrastructure 
remains or ideally is improved.  
 
Alternatively, this could be addressed with the creation of a reserve as mentioned earlier in 
this submission. 
 







1.2 Project Manaqement and Change Manaqement

Clearly, the nature of this project entails significant physical change around the precinct of 89 Ross
Watt Road. lt involves establishing a new workplace for the duration of the project and likely
introduces potentially new hazards and risk to the resident community. lt is incumbent on the project
owner to provide and demonstrate that they have strong safety and change management processes
in place to provide a safe work place for all stakeholders - including resident stakeholders.

As a refiection oi ihe Applicants safety culture, it is disconcerting ihat 'Safety' does noi rate a meniion
in the Development Plan 'Table of Contents'.

The Development Plan makes no comment on how the project will be managed to minimise impact on
the existing residential community.

There is no attempt to identify {or apparent familiarity with a process to identify) potential health,
safety and environment hazards and risks anticipated to impact the project area and local community
during the implementation phase. Consequently there is no comment in the Development Plan on
managing hazards and risk.

The Deveiopmeni Plan makes no comment on a process to respond to i"esident stakeholdei'feedback
or issues during project implementation.

1.3 Transport lmpact Assessment

This Assessment is focussed only on the end-state of the sub-division project as blocks progressively
come on line. lt makes no attempt to anticipaie, assess or manage traffic hazards or risks around the
89 Ross Watt Road site and adjacent local streets during the implementation stage of the project.

This Assessment highlights via modelling, that 7,000+ additional daily traffic movements will be a
consequence of completing the 89 Ross Watt Rd project. lt further highlights potential
countermeasures to mitigate the impact of additional traffic by way of upgrades to Station Road and
construction of roundabouts at the Station Rd-Cherry Lane and Station Rd-Ross Watt Rd
intersections. There is no commentary within the Development Plan documents to make clear who is
responsible for these countermeasures and the timeline for their implementation. As such the
Applicant is content to be the 'messenger' on this issue rather than problem solving a negative output
of the project.

lf the countermeasures are not addressed in a timely way the Traffic Assessment makes no attempt
to recommend immediate containments to reduce traffic hazard severity and risk

There is no recommendation during the project or post project for modification to traffic management
in residential streets (Swinburne A.r'enue and Cherry Lane) adjacent to the project site. There is no
recognition that these streets risk becoming a 'rat run' for Contractorffrades/Project vehicles or local
traffic trying to avoid congestion on Station Road.

1.4 Gisborne Futures Plan

The Development Plan (Section 1.4) is dismissive of the Gisborne Futures Plan

'...this development has been prepared on the basis that Gisborne Futures is not at a
stage to be considered a seriously entertained planning document.'

The concern is that the Gisborne township is potentially left with chronic traffic and road safety
problems. Similarly, residents in the immediate project vicinity are left with disruption to lifestyle anei
general amenity well after the Applicant has moved on to their next project.

The fact that the Gisborne Futures Plan is in 'draft' form does not obviate the need for the Applicant to
deal with all of the impacts and outputs of the project. No doubt the Applicant was well aware of the
status of the Gisborne Futures Plan prior to sale of the property.







proposed ‘Western Link Road ’ will play in reducing the load and congestion on Station Road and 
ensuring that the Gisborne township is accessible. 
 
The acknowledgement in the Traffic Impact Assessment (pg47) that the Cherry Lane/Station Road 
Intersection will operate under ‘poor’ conditions and is unable to accommodate 10 year growth is 
not a surprise. The amount of traffic movement at this intersection needs to be considered with the 
bus stops at this location in mind. There are many students moving around at this intersection at the 
busiest times of the day. This only adds to the argument that 10 times number of vehicles moving 
through the intersection per day is not something anyone wants to see. As well as major issues with 
this intersection, there is no mention of upgrades to Swinburne Ave or the impact upon the 
intersection of Swinburne Ave/Skyline Drive/Cherry Lane in the Traffic Impact Assessment. The 
Swinburne Ave/Skyline Drive/Cherry Lane intersection is not only where three roads come together 
but also includes the entrance/exit of Swinburne Avenue Kindergarten. Add to this a bus stop 
adjacent to the kindergarten and high volumes of traffic at the busiest times of the day, morning and 
evening. As well as the movement of traffic, much like the bus stops at the Cherry Lane/Station Rd 
intersection, there are many young people from our community moving about, in and out of 
personal vehicles and buses as well as walking and cycling to and from school. This intersection is of 
great concern, with 10 times the amount of traffic moving through it is an accident waiting to 
happen. 
 
We are proposing that all entrances/exits for the proposed development are onto Ross Watt Rd and 
the proposed Western Link Road which will reduce the impact to the surrounding residents 
significantly. The Traffic Impact Assessment (p.8) lists Ross Watt Road as Road Zone Category 2 
(RDZ2) and the Gisborne Movement Network Study 2016 (p.21) describes RDZ2 as “road 
classification… considered as a secondary traffic route due to increasing urban development.” 
Through consultation with council and Regional Roads Victoria traffic could be directed onto roads 
which have the capacity for increased traffic flow. A focus on the role of the proposed Western Link 
Road would take the pressure off Station Road and ensure that it is not the only access point to the 
Gisborne Township for both traffic from the new development as well as road trains and trucks who 
would be able to bypass the town altogether.  
 
Obviously, the Development needs to be connected to the surrounding area and infrastructure, 
including Swinburne Avenue Kindergarten and bus stops, which should be given using footpaths and 
bike paths rather than a connector road onto Swinburne Ave. This would ensure the safety of 
surrounding residents including young members of our community moving in and out of the 
kindergarten, walking and riding to school and getting on and off public transport, especially school 
buses. 
 
The bulk of our concern is around lot sizes and traffic but we would also like to take the opportunity 
to highlight the need for details about the landscape planning for public open spaces and drainage 
reserves within the development. Macedon Ranges Planning Scheme Schedule 4 outlines the need 
for details of staging and timing of landscape works (page 3)  C134macr-Clause-43.04-Schedule-4.pdf  
yet we were unable to see any plans or timing of landscaping for the public open spaces and 
drainage reserves in the Development. This is especially important for the drainage reserve which 
runs along Swinburne Ave and alongside the boundary of the exiting kindergartens playground area, 
as this will directly impact existing residents and services. 
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Any roundabout design should not encroach into Ross Watt Road. 

 

 

Ross Watt Road / Station Street Roundabout should be aligned with Morrow Road 

The proposed roundabout for Station Street does not align Morrow Road with Ross Watt Road. I 
understand that Vic Roads had proposed that any roundabout should align Ross Watt Road and 
Morrow Road. The proposed roundabout does not do that. The current development plan has 
Morrow Road traffic entering Station Road some 10-15 metres before the roundabout.  

If a roundabout at Ross Watt Road is to be built as part of this proposal, it should be aligned with 
Morrow Road, particularly as there is also a development planned to occur at the end of Morrow 
Road. I believe for the Morrow Road development to proceed; it has been proposed that land is 
acquired from the property opposite Morrow Road to cater for a roundabout.  

It seems only logical and practical that if a roundabout is built it aligns Ross Watt Road, Morrow 
Road and Station Street and should therefore not bring traffic into Ross Watt Road. If Station Street 
was to become a dual lane road in both directions, the proposal in the above figure becomes even 
more impractical and in fact detrimental to such a development. 

Provide for Noise Abatement 

Noise because of roundabouts on Station Street appears to be given no consideration in this 
Development Plan. Station Road is used by a high number of heavy vehicles which exit the Calder 
and drive through Gisborne to connect with the Western Highway via Melton or Bacchus Marsh. This 
includes B double trucks.  

Station Road is on quite a steep gradient so having trucks change gears and stop and start as they 
reach roundabouts is going to create significant noise. This is to the detriment of current residents.  

Planning authorities should ensure the following occurs to minimise the impact on the quality of life 
for those live near Station Street, Cherry Street and Ross Watt Road. 

• Heavy vehicles should be banned from using air brakes at all times 

• Heavy vehicles should not be able to use Station Street from 8pm – 8am on any day 



• The developer should be required to provide effective noise abatement structures, likely in 
the form of densely planted soil berms, for those residents who are directly affected. Council 
should insist on this. 

There should be no traffic signals on Station Road. 

It is also worth noting that traffic signals at Cherry Road seem impractical given the gradient of 
Station Street. Trucks already struggle to get up the steep hill that is Station Street without having to 
stop. 

As an aside it seems odd that Gisborne is one of the few towns that has trucks pass through it. Most 
townships now have a bypass so that this doesn’t occur, and this development again highlights the 
need for a bypass to be explored to take away traffic from the centre of Gisborne. 

Site Access during development should be via the Western End of Ross Watt Road 

The Mount Macedon Road exit off the Calder Freeway should provide the exit by which truck and 
machinery access the development site. The western end of Ross Watt Road has no housing 
alongside it and provides a safe means by which heavy vehicles can access the development site 
without posing any risk to residents or the transport operators. 

There is no reason for such vehicles not to be required to use this route and consideration should be 
given to ensuring trucks cannot access the site via Station Street from either Cherry Lane or Ross 
Watt Road.   

The timing of the roadworks 

There is a high risk of a long delay between the commencement of the development and the 
proposed roadworks. It seems sensible to complete the roadworks before any lots are developed. 

 

 

2.  Further Concerns 

Green Credentials - Energy and water 

It is not clear that there is any effort to minimise the use of fossil fuels or generate green energy 
within the development. Such considerations should be at the core of any future developments. 
There is very little shade within the proposed site, again, it is not clear there is any strategy to 
minimise the impact of heat and sun within the development. 

Absence of any regard for the the future development of the Gisborne township and surrounds 

The Applicants state that “Gisborne Futures is a draft structure plan, urban design framework and 
neighbourhood character study being prepared by MRSC that is intended to guide the future 
development of Gisborne. As the Gisborne Futures project is still in draft format, subject to 
continuing informal consultation phases and has not been proposed in any planning scheme 
amendment and thus not been tested in a statutory sense, it is likely that further changes will be 
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environmentally sustainable manner that ensures Gisborne remains a semi-rural 
township that respects the established village character, natural setting, 
topography and view lines of the area. 
 

11. The "Settlement and housing strategies" for Gisborne and New Gisborne include: 

1.10 Encourage wide lot frontages in residential developments to provide space 
between buildings and a high quality landscaped setting for new development. 
 

1.11 Require larger residential lot sizes (greater than 1,500 square metres), and 
sensitive siting and design of new development in areas that are visually 
sensitive, support remnant flora and fauna, are constrained by land slope or 
where they abut existing larger lots of rural or low density residential 
development. 

12. Objective 1 of the "Natural environment and open space objectives" for Gisborne 
and New Gisborne is: 

To protect and improve areas of remnant vegetation, fauna habitat, natural 
drainage corridors, Gisborne Racecourse Marshlands Reserve and the 
landscape and open space corridor along Jacksons Creek as essential 
elements of Gisborne and New Gisborne’s natural setting. 
 

13. The "Heritage, landscape and township character strategies" for Gisborne and New 
Gisborne include: 

1.3 Limit the visual intrusion of development around Rosslynne Reservoir and 
Jacksons Creek escarpment. 
 

14. And the "Exercise of discretion" policy for Gisborne and New Gisborne is: 

It is policy to: 

Ensure development adjacent to the Calder Freeway, Jacksons Creek 
escarpment, the railway corridor and in areas identified as visually sensitive on 
the Gisborne / New Gisborne Framework Plan protects landscape values by 
consideration of: 

■ Lower density lots; 

■ Building setbacks, heights and orientation; 

■ Suitable landscaping and screening, such as wide landscaped 
buffers; 

■ Noise attenuation matters; and 

■ Use of colours and material that are reflective of the natural 
surrounds. 
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15. The Gisborne/New Gisborne Framework Plan (Clause 21.13-1) shows a 'Low 
Density Interface' in brown stripes along the Jacksons Creek escarpment and 
Rosslynne Reservoir interfaces: 

 

And area 14 is noted as: "Protect the interface with the Rosslynne Reservoir and 
Jacksons Creek by providing low density buffers along boundaries and protecting 
Jacksons Creek escarpment with the PCRZ." 

16. Schedule 4 to Clause 43.04 Development Plan Overlay (DPO4) for Gisborne 
Residential Areas requires the development plan to 'be consistent with the 
provisions of Clause 21.13-1" and provides that any development plan that is 
prepared should implement a number of 'key principles'.  These include: 

■ Limiting the visual intrusion of development around key township entrances, 
the Calder Freeway, Jacksons Creek escarpment and Rosslynne Reservoir. 

17. The DPO4 at Clause 4.0 provides that a development plan "must show or include, 
as appropriate" ….  

Low Density 
Interface 
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Visual Intrusion 

24. The latest Subdivision Layout Plan of the proponent shows Low Density (1500m2) at 
the southern end of the 'Development Phase 4' sequencing plan area. 

 

25. And the Landscape Concept Plan in the Collie Report (page 31) shows "Acacia 
melanoxylon' - Blackwood" proposed as Street Trees along the southern roadway 
abutting the Jackson Creek Escarpment.  As stated earlier, the Landscape Concept 
plan is not part of the Development Plan and no details as to the spacing of these 
street trees have been stated. 

26. It is submitted that to limit the visual intrusion of development to the Jackson Street 
escarpment, and to meet the various view line and landscape aims of the planning 
policies, and to address the interface issue with my client's rural land that: 

1) A Landscape Concept Plan in accordance with the DPO4 requirements 
should be included in the Development Plan. 

2) The spacing of the proposed street trees to supplement the canopy 
landscaping of the Jacksons Creek escarpment should be included in the 
Landscape Concept Plan. 

3) A section 173 agreement should be required on all the Low Density 
(1500m2) lots at the southern end of the Development Phase 4 area 
requiring setbacks from the road and canopy landscaping in their frontage 
setbacks.  

Low density 
(1500m2) 

























 



 

 





magnitude (85ha) proposed for 89 Ross Watt Road, prior to the finalisation of the Gisborne Futures 
master planning strategy will potentially and likely be in opposition to the eventual aims of this project. 

We propose:  
The entirety of all impacts of this development on Gisborne and the surrounding area are fully 
understood and placed in context of the completed Gisborne Futures strategic plan. 

 

2. Impact on the semi-rural character of our area 

In relation Item 7, Clause 15, 16 & 21.12 in Section 4 THE SCHEME PROVISIONS AND RESPONSE (Pg. 13 
of “Development-Plan-89-Ross-Watt-Road-Gisborne-July-2022.pdf”), it states:  

Encourage development and land use that fosters healthy, active living and responds to its 
surroundings and existing or preferred character, is sustainable and reflects good urban design. 

We note, the Developer responds to how this has been addressed by stating their plan  

… “responds to the local and intended residential neighbourhood character”. 

We completely disagree that what is planned responds to the semi-rural character of our area of 
Gisborne. All of the properties nearby my address in Cherry Lane and Swinburne Avenue are 
approximately an acre in size (4,000m2). 
 

Additionally, Item 18, Cause 21.13 in Section 4 THE SCHEME PROVISIONS AND RESPONSE (Pg. 15 of 
“Development-Plan-89-Ross-Watt-Road-Gisborne-July-2022.pdf”), states: 

Consolidate and retain a compact urban form and contain urban development within the defined 
township boundary and major urban centre of Gisborne thus respecting the semi-rural character of the 
broader area. 

The developer’s response in how this is addressed states: 

“The GA1DP proposal provides for urban development to be consolidated in the recognised 
urban area of Gisborne and its Township boundary, thus respecting the semi-rural character of 
land outside the urban area and lessening pressure for new development into those non-urban 
areas”. 

We do not agree that 769 lots squeezed into 46 ha meets demonstrates respect in regard to meeting 
the semi-rural character criteria. 

 

We propose: 

The plan be amended to increase the number of low density size lots and reduce the number of 
townhouse size lots. 

 

3. Lot Size and Density 

A side note to consider it that for the 769 proposed lots, each will have a possible 3 bins each on the 
roadside on particular collection weeks, a total of 2,307 bins. If we are reading the Indicative Subdivision 
Layout Plan (Figure 19), correctly, the planned frontage for some townhouse blocks provides barely 
enough room to cater for the bins to be collected. 

In relation Item 26, Clause 43.04 in Section 4 THE SCHEME PROVISIONS AND RESPONSE (Pg. 16 of 
“Development-Plan-89-Ross-Watt-Road-Gisborne-July-2022.pdf”):  

Objectives enabled in the DPO and set out in DPO4, which include the specified 'key principles' 
of:  



 encouraging housing choice and the development of a variety of lot sizes and types 
within the context of a semirural township" 

We note in the commentary of how this item has been addressed, the developer responds: 

“Larger lots are proposed along the northern, western and southern boundaries to reflect the 
rural or semi-rural nature of abutting land and limit any visual intrusion of the development on 
Township entries, the adjoining Calder Freeway, Jacksons Creek Escarpment and Rosslynne 
Reservoir”.  

We are wondering why the Eastern boundary with Swinburne Avenue (the ‘poor cousin’ in this 
development) is not included here?  

 

On Figure 5 GA1DP Development Plan (Pg. 20 of “Development-Plan-89-Ross-Watt-Road-Gisborne-July-
2022.pdf”) we note with much concern that 11 townhouse lots (less than 300m2) are proposed for the 
south-eastern most corner of the plan, adjacent to the 1.71 Ha Drainage Reserve abutting Swinburne 
Avenue. It will be unsightly and not in keeping with the local character of the area to have these in the 
view line as you arrive at the intersection of Swinburne Avenue and Cherry Lane, travelling eastward 
towards the development and also when travelling along the southern end of Swinburne Avenue.  

Additionally, properties on the southern end of Swinburne Avenue who have enjoyed beautiful open 
view lines westward across the farmland will now be faced with multiple townhouse dwellings. This is 
not in keeping with “semi-rural” living that these property owners invested in and have contributed to 
by nature of their properties. 

 
Furthermore, I refer to Figure 19 Indicative Subdivision Layout Plan (Pg. 33 of “Development-Plan-89-
Ross-Watt-Road-Gisborne-July-2022.pdf”): 

The Indicative Layout states it “has the following main characteristics: 

 lots less than 300 square metres all located directly opposite areas of public open space”. 

Unless the Drainage Reserve is considered an appropriate public open space, the townhouse lots 
proposed for the south-eastern most corner of the subdivision does not currently meet this 
characteristic. 

On a side note there, we are not convinced that the location of a drainage reserve is appropriately 
placed next door to a kindergarten? 

 

We propose: 

The plan must be amended to include low density (1,500+m2) lots along all boundaries and any aspects 
visible into the planned development area, such as where lots back onto the Drainage Reserve at the 
southern end of Swinburne Avenue, as a suitable transition toward any medium or townhouse size lots. 
In particular, the 11 x townhouse lots (as circled below) and 6 x conventional density lots of 500-799m2 
size (as marked with red asterisks below) proposed on the south-eastern corner which will be visible 
across the Drainage Reserve, must be changed to low density lots. 

This is supported in Section 6.7 URBAN DESIGN GUIDELINES (Pg. 32 of “Development-Plan-89-Ross-
Watt-Road-Gisborne-July-2022.pdf”), stating  

“Any future subdivision should take into consideration the following urban design guidelines” 

Low density lots (1,500 square metres or greater) located along the various boundaries to 
respond to the existing low density residential subdivision patterns and adjoining Rural 
Conservation Zone areas at these interfaces”. 

The current plan does not fully meet this expectation. 

 



 

Figure 19 Indicative Subdivision Layout Plan 

 

 

4. Traffic management 

In the Conclusion (Pg. 57 of “89 Ross Watt Road, Gisborne, Transport Impact Assessment”) the 
developer states: 

“The development is expected to generate 7,002 vehicles per day which will be comfortably 
accommodated by the proposed external road network…” 

This is a frightening forecast. 

Figure 5 GA1DP Development Plan shows only 2 entry/exit points to the proposed development where 
14,000 residents are expected to reside and a forecasted additional 7,002 vehicles per day will spill out 
onto Ross Watt Road and/or Swinburne Avenue/Cherry Lane to reach Station Road which is already 
unable to satisfactorily deal with current traffic loads. 

The guaranteed high traffic volume and congestion that will be caused along these connector roads will 
significantly increase risks to road users, pedestrians and children who reside and play in these streets. 
There is also the additional complication of multiple cars that currently park along the eastern end of 
Cherry Lane to drop off and pick up their school aged children from the bus stop located at the 
intersection with Station Road. 

 

We propose: 

An independent body undertake a traffic study or validate the flawed Transport Impact Assessment 
provided by the Developer. 

All intersection and road upgrades to be completed before the development work commences. 

The role of a completed “Western Link” (as proposed in the Gisborne Futures Draft Structure Plan July 
2020, Page 45, “Intersection & Road upgrades”) be fully considered. 

Redirection of traffic via the northern section of Ross Watt Road, including the serious consideration of 
a north-bound freeway on-ramp to the Calder Freeway. 

Limit access to the Station Road/ Cherry Lane intersection such as making it a left-turn-only road 
inbound and outbound. 

 

* 
* 

* * * * 













Objection – 89 Ross Watt Road Development Plan 
 

I object to the 89 Ross Watt Road Development Plan. My objection relates to 
the imposition on the amenity of the town of Gisborne by the housing estate as it is 
currently detailed. This imposition includes future road congestion, the lack of 
definitive road works to alleviate congestion, and noise and pollution from traffic. 
Additionally, my objection relates to global warming with the proposed development 
plan having little focus on solar utilisation to reduce energy use. This in itself should 
preclude any approval of a development plan.  
(I note that I lack the time and resources to provide detailed technical analysis so this 
objection is made as a general statement.) 
 

The Gisborne Futures project for the Macedon Ranges Shire Council has 
contracted the traffic modelling to Cardno Victoria Pty Ltd to produce a Gisborne 
Strategic Traffic Model Report. The current proposal from this modelling in the draft 
report, as a part of the future traffic management for Gisborne, includes a “Western 
Link Road”. This feature of the master plan will relieve the volume of through traffic 
from central Gisborne to and from Melton and Bacchus Marsh. It will be impossible 
to implement this significant feature, whether in the current proposed form or any 
alternatives, if the 89 Ross Watt Road Development Plan is approved in its current 
form.   
 

The 89 Ross Watt Road Development Plan would cut-off access for any 
alignment of a western link road. By way of illustration, the Figure 9-6 of the 
Gisborne Futures Traffic and Transport Recommendations Report - Appendices 
(See below) clearly shows the blocking of access for this strategically important link 
road in the area of the 89 Ross Watt Road Development Plan. (I leave it to the 
reader to identify significant features in the Figure 9-6.) The Development Plan 
essentially provides a wall of sub-division from the established residential areas of 
Gisborne to the RossLynne Reservoir (not shown). 
 

 



 

It should be noted that both the Cardno Gisborne Strategic Traffic Model 
Report and the 89-Ross-Watt-Road-Gisborne-Development-Plan-Transport-Impact-
Assessment produced by onemilegrid (A contemporary name with no capital for the 
pronoun. Company self-described as “A boutique traffic and transport engineering 
and waste management consultancy firm.”) for the 89 Ross Watt Road Development 
Plan are statistic rich documents. However, this can only mask the simple concept of 
effectively processing the increasing number of vehicles both around (bypassing) 
and into Gisborne. The comparison of the Cardio and 89-Ross-Watt-Road-Gisborne-
Development-Plan-Transport-Impact-Assessmentt may only produce a confusing 
picture of projected traffic and mask the true situation of increasing traffic congestion 
through the town.  

The 89 Ross Watt Road Development Plan doesn’t, at its own admission, 
incorporate consideration of the overall traffic management required for the whole 
township of Gisborne. The information provided in the development plan is basically 
only that to deal with traffic from the proposed estate to and from Gisborne. And any 
solutions are for the implementation of new infrastructure by State Government 
Departments, i.e., roundabouts and traffic lights. These are not directly funded by the 
developer. 
 

The four options provided for traffic management provided by onemilegrid in the 
89-Ross-Watt-Road-Gisborne-Development-Plan-Transport-Impact-Assessment 
involve significantly changing the tree lined entrance to Gisborne down the Station 
Road to Aitken Street. onemilegrid in the section under the heading, Post-
Development Conditions” says, 

“… the following potential intersection upgrades along Station Road to 
accommodate the traffic growth in the area, as well as the subject site’s 
development.  
- Option 1 – Roundabout at the intersection of Station Road / Cherry Lane and 

Station Road / Ross Watt Road.  
- Option 2 – Signals at the intersection of Station Road / Cherry Lane and 

Station Road / Ross Watt Road.  
- Option 3 – Roundabout at the intersection of Station Road / Cherry Lane and 

signals at the intersection of Station Road / Ross Watt Road.  
- Option 4 – Signals at the intersection of Station Road / Cherry Lane and 

roundabout at the intersection of Station Road / Ross Watt Road. 
(See page 53) 

Additionally, this section analyses Station Road with the various on and off ramps 
with the Calder Freeway.  
 

With these options in mind the following further detail from onemilegrid is 
significant:  

“Furthermore, as mentioned in Section 4.4.1, it is understood that Station 
Road is envisioned to be duplicated in the future which will relieve the 
through-traffic issues and improve the operation of the intersections along 
Station Road, and therefore the proposed roundabouts are considered 
appropriate as an interim arrangement.”,  

https://www.onemilegrid.com.au/contact-us
https://www.onemilegrid.com.au/contact-us


(See page 53), 
and  

“It is noted that as part of the growth in the area and to cater for turning 
movements, it is understood that Ross Watt Road was to be re-aligned to 
allow for the construction of a four-leg roundabout between Ross Watt Road / 
Station Road / Morrow Road as part of the McKim Road Development Plan. 
At this stage, the status of these works is unknown and the construction of 
such an intersection will require land acquisition and significant vegetation 
removal, which is outside the scope and capability of this application … .”  

(See page 26) 
 

This indicates that the 89 Ross Watt Road Development Plan traffic 
management is predicated on roads being “envisaged”, “proposed”, “potential”, and 
“status of works is unknown”. This is hardly a traffic management plan. If the 89 
Ross Watt Road Development Plan is approved in its current form there is no 
guarantee that the Station Road intersections at Ross Watt Drive and Cherry Lane 
will not become congested, a traffic hazard, and a major safety concern. 

 
It should be noted that the 89-Ross-Watt-Road-Gisborne-Development-Plan-

Transport-Impact-Assessment by onemilegrid conveniently doesn’t address the 
western link road, but only those road infrastructure elements that would benefit the 
89 Ross Watt Road Development Plan. This is disingenuous in the least. It would 
seem to indicate a self-focus for the developer rather than a genuine community 
benefit focus. 

 
It should also be noted that the central spine road of the 89-Ross-Watt-

Road-Gisborne-Development-Plan could be extended south, with the co-
operation of Council and various State Government Departments, to join the 
Bacchus Marsh Road and thus to provide an alternative linkage to Gisborne 
for estate traffic. This could also serve, in part, as a de facto western link 
bypass system. This would provide significant relief from traffic congestion for 
through traffic and for traffic accessing Gisborne from the proposed estate.   
 

Any of the four options detailed by onemilegrid will have a major change to 
Station Road, the main entrance to Gisborne. At the moment single turning lanes 
allow the low volumes of local traffic to enter and leave Cherry Land and Ross Watt 
Drive with relative safety. A western link road in some form would reduce through 
traffic volumes in Station Road enhancing this situation. A lack of a western link road 
and the approval of the 89 Ross Watt Road Development Plan would result in a 
change facilitating traffic congestion and associated pollution, from both noise and 
exhaust. Air brakes already reduce the amenity of the Sankey Reserve and central 
parklands along Station Road to Aitken Street as well as residential areas adjacent 
to this entrance road. Does the community really want four lanes of busy traffic 
adjacent to the recreation grounds of the town?  

 

Planning for the future should require careful though as to solar provision. The 
better the solar provision the less energy (gas and electricity) that needs to be 
imported to an estate. The simplest and best solution to maximise solar provision is 
to align the central axis of a dwelling in an east to west orientation. Given the land 



subdivision of essentially oblong shaped blocks, the best solar provision therefore 
requires north to south road structures. All this allows for passive solar for heating by 
north facing glass, maximising photovoltaic production (feeding battery storage), and 
maximising heat collection for hot water generation. These are, of course, the three 
main solar collection mechanisms.  

It is unfortunate that town planning and estate developers rarely adhere to 
good design for solar maximisation. The 89 Ross Watt Road Development Plan is no 
exception. The curving roads proposed will have built-in solar discrimination in the 
curving streets. For example, where one resident will be solar rich with a house 
major axis aligned east to west, down the street a neighbour will be solar poor with a 
major house axis north to south. 

It appears that major topographical features of the 89 Ross Watt Road 
Development Plan (raised areas and hillocks) will be bulldozed flat to allow the 
proposed road network. As such there is no reason that a revised road network 
could not be proposed. If the developer is willing to accept the cost of flattening 
major topographical features with the current design, then a revised road network 
orientating roads in a north to south alignment is not restricted by cost from the 
imposition of ground works. 

It would appear that the developer is not going to impose house design 
standards, let alone solar design standards, for dwellings in the proposed estate. 
Restrictive covenants on title, for example, could be a mechanism for improved 
dwelling design to maximise solar provision in the estate. Ratio of north aligned 
roofing and windows should be included. Restrictive covenants have been 
successful in forming estate design in Gisborne (See Morningside Estate). Of 
course, this would require effort by the developer, although overall this effort is minor 
when considering the overall detail required to subdivide for such a large parcel of 
land.  

It should also be noted that the lot sizes will often preclude shade tree 
utilisation to allow lower energy absorption by ground and dwellings. This greatly 
increases the need for energy to provide cooling during the warmer months.   

In summary, the 89 Ross Watt Road Development Plan will contribute greatly 
to traffic congestion in Gisborne, will reduce the amenity of the recreation areas 
adjacent to Station Road from noise and pollution, and will allow poor utilisation of 
solar energy to minimise gas and electric usage in the age of global warming.   
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Council has been working on the Gisborne Futures project since 2017 which is a sustainable 
vision for how Gisborne will grow and develop into the future. There have been extensive 
technical reports completed as part of that project including a Traffic and Transport 
Recommendation Report by Cardno. The Gisborne Futures Structure Plan at Section 13 
Objective 25 states "Ensure that development of land at 89 Ross Watt Road future proofs 
for a potential Western Link Road alignment through a Precinct Structure Plan process” The 
Cardno Traffic Report highlighted traffic problems and at page 68 stated "The option to 
provide a Western Link Road provides the greatest benefit across the road network with 
reductions to varying degrees in traffic volumes on most key links, bringing them all to 
within theoretical capacity with the exception of Station Road between the freeway and 
Robertson Street”. That report mentions the WLR on multiple occasions including in the 
Executive summary “First and foremost, a western alternate route for heavy vehicles and 
large traffic volumes to access the Calder Freeway”.  
The Structure plan also has Objectives including “Manage housing growth and land supply 
within a protected settlement boundary”. Strategies include “Remove Development Plan 
Overlay Schedule 4 from 89 Ross Watt Road and rezone to Urban Growth Zone”  
The Transport Impact Assessment by One mile grid submitted with this application mentions 
the widening of Station Road to provide additional capacity (I.e. 2 lanes in each direction) 
but that possibility has been put on hold because of the damage to the streetscape and 
character of Gisborne. 
I appreciate that the development plan has been lodged and Council is required to assess it 
under the current planning controls but have included the above paragraph in an attempt to 
explain the apparent rush with this application and the enormous traffic problems that it 
will generate for Gisborne if approved without the Western Link Road. 

The Cardno traffic report at page 96 recommends “Upgrade Ross Watt Road east of 
Swinburne Ave” but the One mile grid report is silent on this upgrade. The only mention of 
the road was “Ross Watt road has a sealed road with a width to accommodate bus 
movements” page 33. Ross Watt road was previously the Calder Highway and there were 
very few houses on it at that time. There have recently been 10 new allotments created and 
Houses are being built. The drainage is almost non-existent for example outside my 
property there is a ditch (swale drain?) that collects water from the road but it is not 
connected to any drainage network and dumps the water into the rear of my property. 
There is no drainage from no. 21 Ross Watt road east to Station road, a swale drain that 
appears to work from no.23 west to no.35 Ross Watt road and a further swale drain from 
no.69 east to no.35 that does not flow. The asphalt is breaking up and any approval of the 
Development Plan should include the upgrade of Ross Watt road from entrance road of the 
development plan area east to Station Road. 

The One mile grid report states on page 53 “It is noted that the Cardno VITM modelling had 
assumed that a total of 8,390 daily vehicle movements will be generated by the subject site. 
Of note, based on the residential yield prepared by Breese Pitt Dixon, it is expected that a 
total of 7,000 daily vehicles movements will be generated by the subject site which is 
approximately 17% lower than the VITM modelling”. The ratio of car movements per lot in 
planning applications usually appears to be 10. If you include the 2 Super lots of 2.60ha 
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which are coloured less than 300m2 on the Subdivision layout plan, this would add at least 
90 more lots taking the total to 859 lots and 8590 daily vehicle movements. 
 
Planning Scheme provisions 
Clause 11.03-5S Distinctive areas and Landscapes and Clause 21.02 Key Issues and 
Influences Macedon Ranges Statement of Planning Policy 
To recognise the importance of distinctive areas and landscapes to the people of Victoria 
and protect and enhance the valued attributes of identified or declared distinctive areas and 
landscapes. 
As mentioned earlier, Section 46AZK of the Planning and Environment Act 1987 and Clause 
51.07 of the Macedon Ranges Planning Scheme require a Responsible Public Entity to not 
act inconsistently with any provision of the Statement of Planning Policy (SOPP) in exercising 
decision making powers. This development Plan fails to comply with that requirement 
Clause 13 Environmental Risks and Amenity                                                                                     
Planning should identify, prevent and minimise the risk of harm to the environment, human 
health, and amenity  
Putting a Drainage reserve next to a kindergarten increases the risk of human harm through 
the attraction of snakes to water bodies. We have a lot of snakes in the area especially the 
Racecourse reserve and a second risk would be drowning if a child got out of the centre. 
This is a totally inappropriate location for a Drainage reserve. 
Clause 13.05-1S Noise Management 
Minimise the impact on human health from noise exposure to occupants of sensitive land 
uses (residential use, child care centre, school, education centre, residential aged care centre 
or hospital) near the transport system 
This site is close to the Calder Freeway and depending on the wind direction and whether 
the freeway is wet, it can be quite noisy. 
Clause 15.01-5S Neighbourhood Character 
To recognise, support and protect neighbourhood character, cultural identity, and sense of 
place. 
Support development that respects the existing neighbourhood character or contributes to a 
preferred neighbourhood character. 
This is further reinforced in 21.08-3 built environment 
The high landscape qualities of the Shire and the built form of its towns must be 
appropriately controlled to ensure development is sustainable and respects character 
Neighbourhood Character of this area is large allotments with generous front, side and rear 
setbacks. Originally the Cherry lane, Ormerod Court and Swinburne Avenue were 4000 plus 
metre allotments. More recently the Skyline Drive subdivision was about 2000 m2 and some 
recent re subdivisions have been developed with the smallest lot being 1000 m2. To put 37 
1500m2 lots around the edge and a significant amount of tiny lots behind them - 96 less 
than 300m2 makes a mockery of the existing and preferred Neighbourhood Character and is 
not in keeping with the village in a rural environment setting of Gisborne and would be 
more suited to an inner city environment. 
Clause 16.01-1S Housing Supply 
To facilitate well-located, integrated and diverse housing that meets community needs. 
Encourage higher density housing development on sites that are well located in relation to 
jobs, services and public transport. 
This site is isolated well away from jobs and services and is on the edge of the town area. 
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Clause 21.08-3 Built environment 
The high landscape qualities of the Shire and the built form of its towns must be 
appropriately controlled to ensure development is sustainable and respects character. 
To protect and enhance the existing character and form of the Shire’s towns.  
This Development Plan does not respect or enhance the existing character and form of the 
Shire’s towns.                                                                                                                                                                                                                                                  
21.09-1 Housing in towns                                                                                                                                                                                                                            
To provide for responsive and affordable housing and a diversity of lot sizes and styles to 
meet the requirements of all age groups, household types, lifestyles and preference.                                                                                                                             
Encourage the provision of smaller housing forms, including townhouses and units, around 
town centres to cater for the changing demographics of the Shire.                                                                                               
This site is nowhere near “around town centres” and is isolated on the edge of the town 
area. 
21.13-1Settlement and housing objectives 
Objective 2                                                                                                                                                                                                                                                          
To maintain Gisborne and New Gisborne as distinctive semi-rural settlements with clear 
limits to population and physical urban growth.                                                                                                                                           
Objective 3                                                                                                                                                                                                    
To manage urban growth and development in Gisborne in a co-ordinated and 
environmentally sustainable manner that ensures Gisborne remains a semi-rural township 
that respects the established village character, natural setting, topography and view lines of 
the area.                                                                                                                                                                                                                                                                                          
This Development Plan does not maintain Gisborne as a distinctive semi-rural settlement 
nor does it respect the established village character, natural setting, topography and view 
lines of the area. 
21.13-1 Settlement and Housing Strategies Strategy 1.9                                                                                                                            
Provide a range of conventional residential development opportunities and densities in other 
residential areas that is cognisant of the semi-rural character and village setting of Gisborne 
/ New Gisborne. Within the context of Gisborne and New Gisborne conventional residential 
development includes lots ranging between 500-1,500 square metres in area (with an 
average lot size not less than 800 square metres in any new subdivision). 
The average lot size on Indicative Subdivision Layout Plan revision 8.2 is 573m2 much 
smaller than that specified above. There are 5 density types on that plan but no average lot 
size for each type, so we don’t know how small less than 300m2 actually is.  As conventional 
residential is between 500-1500m2 then medium density would be anything less than 
500m2 and in the Gisborne / New Gisborne Outline Development Plan medium density is 
noted as between 300 and 500m2. There is no consideration of lots less than 300m2 
Strategy 1.11                                                                                                                                         
Require larger residential lot sizes (greater than 1,500 square metres), and sensitive siting 
and design of new development in areas that are visually sensitive 
The Collie report on page 15 states “The lots are between approximately 300 square metres 
and over 1500 square metres” and on page 32 “lots generally greater than 1500 square 
metres on the boundaries with the adjoining Rural Conservation Zone, Ross Watt Road and 
Swinburne Avenue” The Indicative Subdivision layout plan shows Low Density (1500m2) so 
do any of the lots comply with this strategy of greater than 1500m2? 
32.08-3 Subdivision Permit requirement                                                                                            
An application to subdivide land that would create a vacant lot less than 400 square metres 
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capable of development for a dwelling or residential building, must ensure that each vacant 
lot created less than 400 square metres contains at least 25 percent as garden area 
No description or plan of how this will be complied with has been provided and lots of less 
than 300m2 should not be created in Gisborne. 
43.04-3 Development Plan Overlay Exemption from notice and review                                       
If a development plan has been prepared to the satisfaction of the responsible authority, an 
application under any provision of this planning scheme is exempt from the notice 
requirements of section 52(1)(a), (b) and (d), the decision requirements of section 64(1), (2) 
and (3) and the review rights of section 82(1) of the Act. 
As the approval of a development plan exempts an application from notice and review, the 
views of the community must be considered at this time and there is a clear view that lots of 
less than 300m2 are inappropriate, unnecessary and not in keeping with the existing 
neighbourhood character or contributes to a preferred neighbourhood character. 
Schedule 4 to Clause 43.04 Development Plan Overlay                                                        
Encouraging housing choice and the development of a variety of lot sizes and types within 
the context of a semi-rural township.                                                                                      
Limiting the visual intrusion of development around key township entrances, the Calder 
Freeway, Jacksons Creek escarpment and Rosslynne Reservoir.                                                  
The Development plan lodged does not comply with these key principles.             
Requirements for Development plan                                                                                                  
A development plan must be consistent with the provisions of Clause 21.13-1 of this planning 
scheme and must have regard to the Gisborne / New Gisborne Outline Development Plan, 
Revised Final Report, September 2009.                                                                                              
As outlined earlier in this submission, the Development plan does not comply with a number 
of Objectives and Strategies of clause 21.13-1 of this planning scheme in particular strategy 
1.9 which specifies Provide a range of conventional residential development opportunities 
and densities in other residential areas that is cognisant of the semi-rural character and 
village setting of Gisborne / New Gisborne. Within the context of Gisborne and New Gisborne 
conventional residential development includes lots ranging between 500-1,500 square 
metres in area (with an average lot size not less than 800 square metres in any new 
subdivision).                                                                                                                                          
The average lot size on Indicative Subdivision Layout Plan revision 8.2 is 573m2 much 
smaller than that specified in this planning scheme. As conventional residential is between 
500-1500m2 then medium density would be anything less than 500m2 and in the Gisborne / 
New Gisborne Outline Development Plan medium density is noted as between 300 and 
500m2. There is no consideration of lots less than 300m2 

A detailed traffic assessment and management plan addressing the impact of the 
development on the arterial and local road network, including mitigation works required on 
the road network in addition to funding responsibilities. The plan must show typical road 
cross sections and integration with the existing and proposed road, bicycle and pedestrian 
networks and public transport.                                                                                                             
A detailed traffic assessment has been submitted but it is silent on the condition of Ross 
Watt road which needs upgrading and states “whilst Station Road is to be upgraded by 
Regional Roads Victoria when the appropriate funding is allocated to the upgrade”. This is 
not Councils preferred option and discussions with the Department of Transport are 
continuing. The Cardno Traffic and Transport report prepared for the Gisborne Futures 
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Dear MRSC and VCAT, 

Please accept my personal submission to the Planning Application PLN/2021/616 (89 Ross Watt Road, Gisborne) 

My objection is regarding, but not limited to, the following grounds: 

The proposed development is too dense. 

The proposed development is in direct line between the Marshland/Magnet Hill and Rosslynne Reservoir and forest 
which makes it a vital wildlife corridor. 

The proposed tree removal will harm bird movement, these trees are currently essential stepping stones for birds to 
move between habitat areas. 

There are legally protected species listed in the environmental management plan for the Marshlands/Magnet Hill 
which will be negatively affected if this development proceeds. 

The proposed development is in a water catchment area for drinking water – Rosslynne Reservoir, which could have 
devastating impacts to both the environment and public health. 

Please see map below (Google Earth) which shows the above issues. 
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The development lacks the consideration of adequate facilities such as a school and commercial opportunities, which 
will add further pressure on the Gisborne township and the already-congested road system. 

The traffic issues which the proposed development would create, would impact the entire town of Gisborne and 
beyond. Gisborne currently has a major problem with only one road through and no current ring road/bypass. This 
has led to a major problem with heavy freight vehicles in the township. If this proposed development is allowed to 
progress, the traffic movements and impacts will be astronomical as traffic will mainly spill out onto Station Road, 
which is already suffering under the number and size of vehicle movements. 

A traffic bypass has been proposed through the Gisborne Futures Emerging Ideas (May 2019) documentation (see 
below text and map) which runs through the site. If this proposed development proceeds, it will further disrupt the 
options and possibilities to ease the traffic problems in Gisborne, while also adding significantly to the problem. 

 

  













 

 

 

Figure 1 – view from Gisborne-Bacchus Marsh Road that needs to be protected 



Macedon Ranges Shire Council & Victorian Civil & Administrative 
Tribunal Development Plan Application - DP/2021/1 VCAT Ref. 
P510/2022 ID Ross Watt Road Pty Ltd v. Macedon Ranges Shire 
Council 

The following is a submission to the proposed Development Plan (DP) for 89 
Ross Watt Road Gisborne.

It is submitted that the document is flawed and fails in many aspects to reflect 
the desired outcomes of the planning scheme of protecting the Shire’s values, 
role and identity as a declared Distinctive Area and Landscape under Section 
3AAB of the Planning and Environment Act.

It is submitted that the DP should be rejected as unacceptable as it not 
reflective of the standard expected by the community of a proposed 
development within the Shire of the Macedon Ranges.

The proposed development plan fails to have regard, reflect, or implement the  
aims and objectives of the ; 

• historic planning by the former Shire of Gisborne recognising the site’s 
sensitivity due to its interface with rural (now Rural Conservation Zone) 
land, its high visual exposure to the (now) Calder Freeway (particularly 
when travelling south), and its proximity to Jacksons Creek and its 
escarpment and the highly significant Gisborne Racecourse Marshland 
Reserve.

• Macedon Ranges Shire, being a declared Distinctive Area and Landscape 
under Section 3AAB of the Planning and Environment Act reflecting the 
importance placed on the Shire’s diverse features and characteristics.

•  Gisborne / New Gisborne Outline Development Plan, Revised Final Report, 
and the Macedon Ranges Statement of Planning Policy which both highlight 
the need for the Shire’s character to remain rural, including the character of 
its towns.

•  Gisborne/New Gisborne Framework Plan (Clause 21.13-1) particularly 
noting the need to protect the interface with Rosslynne Reservoir and 
Jackson Creek by providing low density buffers along boundaries and 
protecting Jacksons Creek escarpment with the PCRZ.



•  Macedon Ranges Shire planning policies which generally aim to protect the 
rural and landscape character of the region while concentrating new 
development into identified urban settlements. 

•  key principles of the Development Plan Overlay Schedule 4 which applies 
to the land in particular but not limited to; 
• the lot sizes and types within the context of a semi-rural township
• the open space networks that provide both pedestrian ad cycling link, 

passive and active recreation needs and protection of environmental 
features and drainage functions. Encouraging current sustainable 
development principles and high quality urban design.

• currently “being devised “ Gisborne Futures document and how this DP 
could compromise the outcomes of the future planning for Gisborne. The 
most notable is the proposed bypass through the DP site as a solution to 
alleviate the significant local and transit traffic congestion due to Gisborne’s 
topography.

 

The DP demonstrates a lack of understanding or empathy towards the future 
needs of the Gisborne township it’s overall character and environmental 
significance of the site for not only the Shire but the State of Victoria as 
reflected in being a declared  Distinctive Area and Landscape area under the 
planning scheme.

Data in the application (page 33) references over 40% of lots less than 500m2 
and 84% less than “conventional” 800m2, with only 15% of a greater size.  
This is incompatible with the site’s location, and puts less-than-500m2 lots 
well outside the planning scheme’s preferred areas for medium density 
development (within 400m of the town centre). 


The application is reflective of a DP focusing on producing the maximum 
saleable lots which in turn creates a suburban style housing development on 
the town’s extreme outer limits.  It lacks regard to the site’s constraints and 
sensitivities and ultimately will devalue and irreversibly damage the overall 
rural qualities of the area.
 

The proposal is completely out of character with the existing established 
residential development, it will create an aesthetic anomaly with apparently 
little or no regard to the site’s significant relationship to the Rural 
Conservation Zone interface, or the Shire’s and State’s desire to protect the 
rural character of the area.




 The intensity of the development at this sensitive location, is lacking in 
empathetic response or regard to the surrounding Rural Conservation Zone 
or appreciation of the impact on conservation values and the surrounding 
productive farming properties. There is no provision for set backs to create a 
buffer between the development and surrounding productive board acre 
farms or adjacent semi rural properties,  some which  are in a designated 
bushfire prone area of cultural heritage significance and have Design and 
Development Overlay - Schedule 13 (DDO13) - Primary Lots, Land Subject to 
Inundation Overlay (LSIO), and Vegetation Protection Overlay - Schedule 9 
(VPO9) - Living Forest associated with them.

The DP fails to nominate the exact number of lots, yet management of the 
expected traffic is to funnel it into established residential streets currently 
experiencing unresolved traffic congestion.   The solution for exit and entry to 
this development relies on a “proposed only” contentious solution linked to 
the suggested upgrade of a central Gisborne street (Aitken St ). The 
development relies on the current roads and the future proposed solution (for 
an already identified problematic and congested road system ) to then be 
expected to cater for traffic from potentially 800 new dwellings.  There is a 
clear lack of regard the impact this proposed traffic design will have on the 
local community.

The narrowly designed roads prevent the replication of one of Gisborne’s key 
characteristics, its street tree avenue plantings. Small housing lots and 
narrow streets limit the opportunity for vegetation development or planting of 
native trees. It is not clear how vegetation within the proposed road reserves 
or private properties would be achieved. 

Street planting is an important character feature of the township and provides 
the establishment of a connecting tree canopy cover aiding the creation of 
corridors for displaced local wildlife. This type of vegetation design also has 
an important climate change proofing element by aiding mitigation of the 
impact created by clustered house roofing in a Shire that has declared a 
climate emergency.

The street and lot sizes design shows little regard for the inherent problems 
emergency service vehicles (especially fire appliances) will face when 
negotiating narrow road routes coupled with the expected on street /off 
property parking.










