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1. Introduction 
 
The Dales Road Mixed-Use Precinct Development Plan has been prepared by 
Myers Planning Group on behalf of BNAA Investments Pty Ltd. The Development 
Plan encompasses approximately 9,384 square metres of land located 
approximately 500 metres north-west (as the crow flies) of Gateway Plaza. 
 
Warrnambool is an important town within the Great South Coast Region which is 
currently experiencing above-trend population growth.  
 
The Warrnambool North East Structure Plan (2008) provides the land use and 
development framework to guide residential growth in the City in the short and 
medium term. The Structure Plan nominates the site for conventional density 
residential development, but recognises that the use of the site for community or 
educational purposes servicing the local area is consistent with the desired form 
of development within the North East Warrnambool precinct.   
 
Having regard to the strategic role of Warrnambool to the broader region, the 
purpose of the Dales Road Mixed-Use Precinct Development Plan is to guide future 
land use and development, comprising an appropriate mix of community and 
residential uses consistent with the desired future land use and built form vision for 
the North East Warrnambool precinct. The proposal for a childcare centre will meet 
much needed existing and future demand for childcare services within North East 
Warrnambool. 
 
The development plan incorporates a response to the relevant requirements of 
Schedule 7 of the Development Plan Overlay, commensurate with the scale and 
intensity of the intended use and development of the site. 
 

 

The Dales Road Mixed-Use Precinct Development Plan includes the following 
features: 

- Nominated residential parcel comprising ~4,694 square metres to be set 
aside as a medium density development site. 

- Nominated education development parcel comprising ~4,729 square 
metres to be set aside as a childcare and early learning centre. 

- Streetscape improvements to Aberline Road, including widening of the 
Aberline Road road reserve and incorporation of on-street car parking. 

- Streetscape improvements to the Dales Road road reserve, including 
improved footpath connections. 

- Pedestrian infrastructure Improvements and a key link between the 
Aberline Road and Dales Road pedestrian networks.  
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1.2 Structure of the Development Plan 
 
The Development Plan is structured in a format which responds to the features of 
the area. The development plan is structured as follows: 

- Planning context which provides an overview of the Planning Policy 
Framework, the Municipal Planning Strategy, zones and overlays affecting 
the development plan area. 

- Site analysis which explores property ownership, surrounding land uses, 
topography, views and vistas, natural features, existing infrastructure and 
access. 

- Design response which details the proposed movement network, open 
space, density of development, infrastructure and staging. 
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2. Site description 
 
2.1 Site location and context 
 
The subject site is located on the northeast corner of the Dales Road and Aberline 
Road intersection, near major arterial routes (Princes Highway), bus routes and 
local employment centres (Gateway Plaza) (see Figure 1). 
 
Warrnambool’s population growth is forecast to grow steadily at 0.8% (Victoria in 
Future, 2019), with above trend population growth (1%) experienced between 
2019-2020 (Australian Bureau of Statistics, 2019-20 Regional Population)  
 
Demand for social and education services is likely to increase commensurate with 
population growth. At the time of writing this report, four (4) out of five (5) child care 
centres and two (2) of three (3) early learning centres within North East 
Warrnambool have no vacancies (data accessed via www.careforkids.com.au and 
www.childcarefinder.gov.au, November 2021). 
 
To accommodate population growth, Warrnambool City Council has identified a 
number of areas within the North East Warrnambool precinct as locations for 
conventional residential development.  
 
This Development Plan relates to the area on the north-eastern corner of the Dales 
Road and Aberline Road intersection. The Development Plan encompasses the 
entire site and is bound by Dales Road (south), Aberline Road (west) and adjoining 
residential development (north and east). 
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Figure 1: Locality Plan 
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2.2 Subject site and surrounds 
 
The site is approximately 9,384 square metres and comprises an irregular polygon 
shape. The site has a cross fall of approximately 2 metres descending gradually 
from the northwest and northeast towards the southwest corner of the site.  
 
The site has been maintained as an englobo residential lot, with a shed to store 
machinery to maintain the property. There is a dwelling on the south-eastern corner 
of the lot with associated fencing and landscaping within the dwelling curtilage. 
 
The site has access to typical urban development services including reticulated 
water, sewer, stormwater, power, NBN™ and telecommunications within the 
Aberline Road and Dales Road road reserves. 
 
The subject site is located within a residential precinct predominantly consisting of 
conventional residential lots. The existing dwelling typology consists of typically 
single-storey brick and rendered dwellings with front setbacks comprising 
between 6 metres - 10 metres. Most dwellings are single detached, but the precinct 
also includes several dual occupancies. Site frontages are generally developed 
with a mix of low fencing and no fencing. Plantings within front setbacks are modest 
for the most part, except for a landscape screen on land adjoining the subject site’s 
eastern boundary. 
 
Land to the east of the subject site comprises a large residential lot of one hectare. 
Land to the north comprises several lots between 300-450 square metres 
accessed via Timms Crescent. Land to the south comprises the Dales Road road 
reserve. Beyond this land to the south are residential lots between 1,200 square 
metres and 600 square meters. Land to the west comprises the Aberline Road road  
Reserve. Beyond this land to the west is the Brierly Recreation Reserve and 
residential development accessed via Dales Road.  

 

 
 

 
 
 
 
 

Figure 2: Subject site 
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2.3 The proposal 
 
The Development Plan proposes to develop the site with an education / community 
use on the western half of the site and medium density residential uses on the 
eastern half of the site.  
 
Education and community 

The education / community use will be suitable for a child care and early learning 
centre comprising: 

- A site area of approximately 4,729 square metres. 

- Frontages of approximately 65 metres and 59 metres to Dales Road and 
Aberline Road, respectively. 

- A building footprint of approximately 1,465 square metres with a direct 
interface with adjoining development to the north and the Dales Road road 
reserve to the south. 

- Twenty-nine off-street car parking spaces. 

- Streetscape improvements on Aberline Road, including pedestrian 
footpath, eight (8) public on-street car parks associated landscaping. 

- Landscaping areas interfacing with the Dales Road road reserve and 
planned streetscape improvements. 

Further details on the proposed layout of the proposed child care and early 
learning centre layout are outlined in Section 6 of this report. 

 
 

 

Medium-density residential 

The residential development area will comprise approximately 4,694 square 
metres and a frontage to Dales Road of approximately 73 metres. 

The proposed area to be set aside for residential development will allow for 
sufficient flexibility in the design and layout of lots and built form for medium-density 
residential development. The proposed frontage to Dales Road allows for orderly 
access and connection to typical urban development services, located within the 
Dales Road road reserve. 

Detailed design work relating to functional layout, built form and subdivision design 
is able to be further considered as part of the future planning of the site at the 
planning permit application stage. 
 
Key design features relevant to the proposal and commensurate to the scope and 
complexity of the site are detailed in Section 6 of this report.  
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3. Planning context 
 
3.1 Municipal Planning Strategy 
 
The Municipal Planning Strategy (MPS) sets out the City’s context, municipal vision, 
and strategic planning directions, with a focus on specific areas and issues within 
Warrnambool.  

The proposed amendment is appropriate in the context of relevant planning 
policies as set out below and supports the implements the MPS as per the 
following: 

- Clause 02.01 Vision  

- Clause 02.03-1 Settlement  

- Clause 02.03-5 Built environment and heritage  

- Clause 02.03-6 Housing  

- Clause 02.03-8 Transport and infrastructure  

The proposed development plan is consistent with the implementation strategies 
contained within the MPS and will forward planning for a development which is 
consistent with Council’s land use and built form vision for the municipality. 

 

 

 

 

 

 
 
3.1 Planning Policy Framework 
 
The Planning Policy Framework comprises general principles for land use and 
development in Victoria. The following clauses of the Planning Policy Framework 
are relevant to this development plan: 
 

- Clause 11 Settlement, including: 

o Clause 11.01-1S Settlement 

o Clause 11.01-1R Settlement - Great South Coast 

o Clause 11.02-1 Supply of urban land 

o Clause 11.03-2S Growth areas  

 
- Clause 13 Environmental risks and amenity including: 

o Clause 13.05-1S Noise abatement 

o Clause 13.07-1S Land use compatibility 

 
- Clause 15 Built Environment and Heritage, including: 

o Clause 15.01-L Urban design 

o Clause 15.01-3S Subdivision design 

o Clause 15.014S Healthy neighbourhoods 

o Clause 15.01-5 Neighbourhood character 
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- Clause 16 Housing including: 

o Clause 16.01-1L Housing supply 

o Clause 16.01-2S Location of residential development  

o Clause 16.01-3S Housing diversity 

o Clause 16.01 Affordable housing 
 

- Clause 18 Transport, including: 

o Clause 18.01-1S Land use and transport planning 

o Clause 18.02-1S Sustainable personal transport 
 

- Clause 19 Infrastructure, including: 

o Clause 19.02-2S Education facilities 

o Clause 19.02-2L Education 

o Clause 19.02-2R Education precincts – Great South Coast 

o Clause 19.03-2S Infrastructure design and provision  

o Clause 19.03-2L Infrastructure design and planning 

o Clause 19.02-6S Open space 

o Clause 19.02-6L Open space 

 
The proposed development plan is consistent with the objectives and strategies 
contained within the PPF. 

3.3 Zones 
 
General Residential Zone (GRZ1) 

The development plan area is zoned for residential purposes (General Residential 
Zone) which seeks to: 

- To implement the Municipal Planning Strategy and the Planning Policy 
Framework.  

- To encourage development that respects the neighbourhood character of 
the area.  

- To encourage a diversity of housing types and housing growth particularly 
in locations offering good access to services and transport.  

- To allow educational, recreational, religious, community and a limited 
range of other non-residential uses to serve local community needs in 
appropriate locations.  

Use 

Under the General Residential Zone, a planning permit is not required to use land 
for a ‘Dwelling’.  

A planning permit is required for ‘education centre’ and the nested land uses ‘child 
care centre’ and ‘kindergarten’. 

Subdivision 

A planning permit is required to subdivide land. An application to subdivide land 
must meet the requirements of Clause 56 of the Warrnambool Planning Scheme.   
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Construction and extension of one dwelling of a lot 

A permit is required to construct a dwelling on a lot less than 300 square metres in 
area. A permit is required to construct or extend a front fence if the fence exceeds 
the maximum height specified in Clause 54.06-2 of the Warrnambool Planning 
Scheme. 

Construction and extension of two or more dwellings on a lot 

A permit is required to: 

- Construct a dwelling if there is at least one dwelling existing on the lot. 

- Construct two or more dwellings on a lot. 

- Extend a dwelling if there are two or more dwellings on the lot.  

- Construct or extend a dwelling if it is on common property. 

- Construct or extend a residential building.  

Buildings and works associated with a section 2 use 

A permit is required to construct a building or construct or carry out works for a 
Section 2 use.   

 

 

 

 

 

 

 

3.4 Overlays 
 
Development Plan Overlay 
 
The Development Plan area is included within Schedule 7 to the Development Plan 
Overlay.  
 
Schedule 7 to the Development Plan Overlay does not contain any objectives to 
be achieved, but rather sets out the requirements before a permit is granted, 
conditions, requirements for permits and requirements for development plans to 
be endorsed for Development Areas A, B, C and D.  These requirements are set 
out in following section (Section 4). 
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4. Schedule 7 to the Development Plan Overlay 
 
4.1 Requirements for the development plan 
 
The development plan must include the following to the satisfaction of the 
responsible authority: 

- A Site Analysis Report and Plan that depicts all relevant site analysis 
information for Development Area D: 

o In relation to existing site conditions and features includes details 
on the topography of the land, the location of existing vegetation, 
drainage lines, existing buildings, sites of conservation, heritage or 
archaeological significance and any other features.  

o Provides a proposed development layout including roads, public 
open space and other features of subdivision in a manner which is 
responsive to the identified site features and demonstrates the 
integration of the development with existing infrastructure within 
the North East area including access, open space, retailing and 
schooling.  

o Provides adequate and usable public open space and 
demonstrate the suitability and accessibility of the provided open 
space to form part of the open space network.  

o Identifies the means by which any sites of conservation, heritage 
or archaeological significance will be managed during 
construction and following the development.  

o Identifies designated areas within the plan area proposed as 
potentially suitable for medium and higher density housing types 
based upon accessibility to transport, open space, services and 

other factors, as well as potential opportunities (if applicable) for 
areas suitable for non-car based development.  

o Identifies designated areas to be set aside for single dwelling 
development only.  

o Provides for community interaction, safety and surveillance by the 
provision of housing to front streets and/or public open space in 
the development area.  

o Designates a main north-south transport route along Aberline 
Road, Boiling Downs Road and Gateway Road. This route must 
align and provide for linkage to the connection to Raglan Parade 
(Princes Highway) at the Gateway Road intersection. 

Response 

A Site Analysis Plan identifying features relevant to the proposal is set out in 
Section 5 of this report. The Site Analysis Plan is to be read in conjunction with 
the OneMap Site Report (Appendix B) and the Draft Cultural Heritage 
Management Plan (Appendix C) accompanying this Development Plan, which 
provide additional site analysis material on the site’s existing conditions, land 
use context and areas of cultural heritage significance. 

These materials are enhanced by Section 1 and Section 2 of this report, which 
provide further strategic and physical context to the proposed development 
plan. 
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- An Open Space / Landscape Master Plan and accompanying 
documentation that: 

o Identifies a preferred character or theme in relation to the proposed 
development area including general design treatments for 
streetscapes, roads and boulevards, and open space.  

o Designates by consideration of slope and accessibility, land 
suitable for open space provision within development areas, 
including prevention of direct private ownership and boundaries to 
watercourses.  

o Provides for detailed planting scheme including specification of 
species. 

o Provides a visual and environmental buffer to continued 
agricultural land use to the east of Aberline Road. 

 

Response 
 
Appropriate guidance on areas to be set aside for landscaping is provided in 
Section 6 of this report. 

 
 
 
 
 
 
 

- An Environment Report  that: 

o Identifies the approach to water sensitive urban design in relation 
to drainage, road and allotment layout design. A theme should be 
applied to the entire development and should be based upon best 
practice provisions of water quality and turbidity, coupled with 
achieving relatively efficient maintenance provisions 

o Provides information on the biodiversity of the riparian corridor of 
any watercourses or existing and proposed open space corridors 
in the development area. Identifies the opportunities for 
incorporation of ‘Third Pipe’ stormwater collection including 
demonstration of consultation with Wannon Region Water Authority 
or its subsequent equivalent authority. 

Response 

There are no watercourses traversing the site, or easements across the site in 
favour of adjoining land. It follows, that the passage and collection of stormwater 
is a site specific issue.  

Appropriate guidance on when details of stormwater should be considered as 
part of future subdivision and development is provided in Section 5 of this report. 
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- An Infrastructure Report  that: 

o Integrates drainage as a part of high quality open space nodes 
and linear linkages. Where possible integrate stormwater 
management systems such as Bio filter wetlands as a part of high 
quality open space network.  

o Provides an open space area in each plan that responds to the 
balance between open space usability and functionality, and the 
objectives of floodplain management.  

o Provides a staging plan for development of the land in relation to 
efficient infrastructure provision through stages.  

o Provides for the provision and funding of physical infrastructure 
(unless included in any approved Development Contribution Plan 
or scheme for the area, outline arrangements for the provision and 
funding of physical infrastructure).  

o Provides a timing schedule of public and infrastructure works, and 
staging of development for the development area. 

 

Response 

There are no watercourses traversing the site, or linear open space areas which 
connect with the subject site.  

Appropriate guidance on when public open space contributions, development 
contributions and stormwater design should be considered as part of future 
subdivision and development is provided in Section 5 of this report. 

 

- A Review period that identifies measures for the removal of the 
Development Plan Overlay from the land once the implementation of the 
development has been completed (requirement applicable to 
Development Areas A, B, C & D). development is pr 

Response 

It is recommended the removal of the Development Plan Overlay from the land 
be undertaken by the Responsible Authority, following implementation of the 
development and at a time when other sites affected by redundant Development 
Plan Overlay Schedules can be included within a ‘corrections’ planning scheme 
amendment. 

 

The following reports and assessments have also informed the preparation of the 
development plan: 
 
 
Draft Cultural Heritage Management Plan 
Compass Heritage Services, October 2021 
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5. Site analysis 
 
5.1 Site Analysis 
 

Site Area The site is approximately 9,384 square metres and comprises 
an irregular polygon shape.  

Frontages The site has a frontage to Dales Road (south) of approximately 
138 metres and a frontage to Aberline Road of approximately 
60 metres.  

Topography The site is at grade with the neighbouring property to the east, 
and below the level of the new subdivision to the north. The 
site has a cross fall of approximately 2 metres descending 
gradually from the northwest and northeast towards the 
southwest corner of the site.  

Vegetation  and 
waterways 

There is no planted or remnant native vegetation located on 
the subject site. Several large mature exotic trees in the 
cypress family (Cupressaceae) are located on the southern 
and eastern boundary. No waterways or drainage lines are 
located on the subject site. 

Existing 
buildings 

The site has been maintained as an englobo residential lot, 
with a shed to store machinery to maintain the property. There 
is a dwelling on the south-eastern corner of the lot with 
associated fencing and landscaping within the dwelling 
curtilage. 

Easements and 
covenants 

There are no easements located on the subject site. The Copy 
of Title (Appendix A) identifies that a:  

- public open space contribution has not been made under 
Section 18 of the Subdivision Act.  

- Section 173 Agreement is registered on title as Instrument 
AH879259U. 

Of note, the Section 173 Agreement obliges the owner to:  

- pay to Council a development infrastructure contribution 
in the amount of $75,360 ex. GST (adjusted at a rate of 
6% per annum from the date of the Agreement) either:  

o before the expiry of any planning permit which 
authorises the subdivision of the subject land (other 
than a two-lot subdivision to create a lot for the 
existing dwelling); or  

o prior to a Statement of Compliance for any other 
subdivision of the land that creates more than two 
lots. 

- Either:  

vest in Council not less than 5% of the area of the subject land 
in any plan of subdivision as a public open space 
contribution; or 
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Easements and 
covenants 
(continued) 

o make a monetary contribution to Council in the 
amount of 5% of the site value of the subject site 
included in any plan of subdivision for either 
residential or commercial purposes. 

Construct, carry out and complete the widening and upgrade 
of Aberline Road for the length of the frontage of the subject 
site to Aberline Road. 

Design considerations:  

- The development plan should provide for the road widening of Aberline 
Road, to ensure future development does not prejudice future 
opportunities to provide for the road widening of Aberline Road.  

- The development plan should identify suitable areas to be aside for 
associated streetscape upgrades (i.e. landscaping, on-street car 
parking, and footpath infrastructure). 

Application requirements: 

Applications for subdivision and/or development must be accompanied with the 
following information as relevant: 

- A Functional Layout Plan and Landscaping Plan, or similar, which 
demonstrates development will not prejudice the outcomes sought by 
this development plan. 

- A Transport/Traffic Impact Assessment which demonstrates use and 
development will not prejudice the outcomes sought by this 
development plan. 

Cultural 
Heritage 

The development plan is within an area of cultural heritage 
sensitivity as described in the Aboriginal Heritage Regulations 
2018. A Cultural Heritage Management is required to be 
prepared and approved by the relevant Registered Aboriginal 
Party (Eastern Maar Aboriginal Corporation) prior to land 
being subdivided or developed. 

A Draft Cultural Heritage Management Plan for the 
development plan area has been submitted to the Eastern 
Maar Aboriginal Corporation for assessment.  The Draft 
Cultural Heritage Management Plan has not identified any 
archaeological sites within the development plan area.  

Once approved, the Cultural Heritage Management Plan will 
set out actions in the event any Aboriginal cultural heritage 
sites are located during construction, which will be followed 
during construction of the development. 

Infrastructure 
services 

The site has access to typical urban development services 
including reticulated water, sewer, stormwater, power, NBN™ 
and telecommunications accessible from within the Aberline 
Road and Dales Road road reserves. 

Footpaths are not provided along the Dales Road and 
Aberline Road frontages of the subject site. Pedestrian 
footpaths are located on the northern boundary within the 
Aberline Road road reserve and east of the eastern boundary 
within the Dales Road road reserve. 
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Infrastructure 
services 
(continued) 

The site is located on the north-eastern corner of a roundabout 
linking Dales Road and Aberline Road. Dales Road is a sealed 
and kerbed collector road with a 50 km/h speed limit. 

Aberline Road is a sealed and kerbed collector road, except 
for the section with frontage to the subject site, with a 60 km/h 
speed limit. An existing swale drain is located on the eastern 
side of the Aberline Road road reserve, where it adjoins the 
subject site. 

A bus-stop is located adjacent to the southern boundary of 
the subject site within the Dales Road road reserve, which is 
serviced by the Warrnambool to Gateway Plaza bus (Route 2) 
and Warrnambool to Deakin bus (Route 3). 

 

Design considerations:  

- The development plan should provide for suitable road access to both 
Dales Road and Aberline Road from their respective frontages.  

- The development plan should provide for a variable landscape strip 
along the frontage to the Dales Road road reserve. 

- The development plan should identify suitable areas to be aside for 
associated streetscape upgrades (i.e. landscaping, footpath 
infrastructure). 

Application requirements: 

Applications for development and/or subdivision must be accompanied with the 
following information as relevant: 

- A Functional Layout Plan and Landscaping Plan, or similar, which 
demonstrates development will not prejudice the outcomes sought by 
this development plan. 

- A Transport/Traffic Impact Assessment which demonstrates use and 
development will not prejudice the outcomes sought by this 
development plan. 

- A Stormwater Management Plan, which demonstrates the approach to 
Water Sensitive Urban Design measures. 
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Neighbourhood 
character 

 

The subject site is located within a residential precinct 
predominantly consisting of conventional residential lots. The 
existing dwelling typology consists of typically single-storey 
brick and rendered dwellings with front setbacks comprising 

between 6 metres - 10 metres. Most dwellings are single 
detached, but the precinct also includes a number of dual 
occupancies. Site frontages are generally developed with a 
mix of low fencing and no fencing. Plantings within front 
setbacks are modest for the most part, with the exception of 
a landscape screen on land adjoining the subject site’s 
eastern boundary. 

Interfaces Land to the east of the subject site comprises a large 
residential lot of one hectare.  

Land to the north comprises a number of lots between 300-
450 square metres accessed via Timms Crescent.  

Land to the south comprises the Dales Road road reserve. 
Beyond this land to the south are residential lots between 
1,200 square metres and 600 square meters.  

Land to the west comprises the Aberline Road road Reserve. 
Beyond this land to the west is the Brierly Road reserve and 
residential development accessed via Dales Road. 

  

 

Design considerations:  

- The development plan should set aside areas required for interface 
treatments between any proposed non-residential and residential uses 
to reduce noise and provide an attractive appearance to adjoining 
residential development. 

Application requirements: 

Applications for development of non-residential uses must be accompanied with 
the following information: 

- Site Plan and Elevation Plans which demonstrates development will not 
prejudice the outcomes sought by this development plan. 
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6. Design response 

The Dales Road Mixed Use Precinct Development Plan provides a design which 
responds to the Design Considerations contained in the site analysis section of this 
report. 
 
The development plan seeks to: 

- Provide for a mixed-use precinct comprising community / education and 
medium-density residential uses in a compatible and coordinated manner. 

- Provide for the road widening of Aberline Road, to ensure future 
development does not prejudice future opportunities to provide for the 
road widening of Aberline Road.  

- Identify suitable areas to be set aside for associated streetscape upgrades 
(i.e. landscaping, on-street car parking and footpath infrastructure). 

- Nominate potential areas to be set aside for internal road access to both 
Dales Road and Aberline Road from their respective frontages.  

- Provide for an attractive, variable landscape strip along the frontage to the 
Dales Road road reserve. 

- Identify suitable areas to be set aside for interface treatments between any 
proposed non-residential and residential uses to provide an attractive 
appearance to adjoining residential development.  

 
 
 
 
 
 
 
 

6.1 Staging 
 
The community / education sub-precinct and residential sub-precincts will be 
delivered in separate stages. 
 
The childcare and early learning centre is expected to be delivered as part of the 
first stage, with further detailed planning required prior to the proposed residential 
development, including opportunities to deliver affordable / community housing. 
 
Infrastructure works planned for Aberline Road will be undertaken at the time the 
community / education sub-precinct is developed and infrastructure works 
planned for Dales Road will be undertaken at the time the residential sub-precinct 
is developed. 
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