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REPORT ON LAND-USE PRESSURES ON AREAS

OF SCENIC AMENITY

1. The Committee was appointed by resolution of the

House of Representatives on 17 March 1976 to inquire into

and report on -

(a) environmental aspects of legislative and adminis-

trative measures which ought to be taken in order

to ensure the wise and effective management of the

Australian environment and of Australia's natural

resources, and

(b) such other matters relating to the environment

and conservation and the management of Australia's

natural resources as are referred to it by -

(i) the Minister for Environment, Housing and

Community Development, or

(ii) resolution of the House.

2. These terms of reference are identical with those

of the Standing Committees on Environment and Conservation

established in the Twenty-eighth and Twenty-ninth Parliaments.

3. This is the first report of the Committee established

in the Thirtieth Parliament and its purpose Is to place

before the Parliament the results of an inquiry into land

use pressures conducted by the Committee in the Twenty-ninth

Parliament.

4. On 4 November 1974 the previous Committee resolved

to inquire into and report on:

(1) the extent of pressures arising from urban and

other land-use development on areas of high scenic

amenity near major cities; and



(2) the measures necessary to preserve the amenity and

protect the land-users and rights of land-holders

in such areas, with particular reference to the

Dandenong Ranges and Mount Macedon area.

5. The final evidence was taken at Canberra on 8 October

19 75 and a draft report was adopted by the previous Committee

on 5 November 1975. The report was then printed but the

dissolution of the Twenty-ninth Parliament prevented it being

tabled. That report is included as Attachment 1. Details of

hearings, inspections and witnesses can be found In the

Introduction of the Attachment.

6. • At a meeting on 29 April 1976 the Committee decided

not to re-open the inquiry but rather to table the report of

the previous Committee without change. The Committee believes

that the report should be made public and its publication

should provide a basis for worthwhile discussion and debate

by Members and the community in general. However it should

be stressed that the views expressed do not necessarily

reflect the attitudes of this Committee.

7. The Committee would like formally to record its

appreciation for the contributions made by Members of the

previous Committee and in particular Mr A.H. Lamb, Mr A.W.

Jarman, M.P. and Mr P.F. Morris, M.P. who were Members of the

Sub-committee which conducted this inquiry into land-use

pressures.

(J.C. HODGES)
Chairman

29 April 1976



ATTACHMENT 1

LAND USE PRESSURES

OK AREAS OF SCENIC AMENITY

Case Study: Dandenong and Macedon Ranges
Victoria

Eighth Report of the House of Representatives

Standing Committee on
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HOUSE OF REPRESENTATIVES

STANDING COMMITTEE ON ENVIRONMENT AND CONSERVATION

The Committee was appointed on 23 July 1974 by resolu-

tion of the House of Representatives on the motion of the Hon

Moss Cass, M.P., Minister for the Environment and Conservation,

to inquire Into and report on:

(a) environmental aspects of legislative and

administrative measures which ought to be

taken in order to ensure the wise and

effective management of the Australian

environment and of Australia's natural

resources, and

Cb) such other matters relating to the environ-

ment and conservation and the management of

Australia's natural resources as are

referred to it by -

(i) the Minister for the Environment and

Conservation, or

Cii) resolution of the House.

The terms of reference are identical with those of

the Standing Committee on Environment and Conservation of the

Twenty-eighth Parliament which ceased to exist when the

Parliament was dissolved on 10 April 1974.

THE REFERENCE

To inquire into and report on:

CD the extent of pressures arising from urban

and other land use development on areas of

high scenic amenity near major cities; and

(2) the measures necessary to preserve the amenity

and protect the landusers and rights of land-

holders in such areas, with particular refer-

ence to the Dandenong Ranges and Mount

Macedon area.
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RECOMMENDATIONS

The Committee recommends that:

1. The Australian Government consult with and give assistance

to the States so that State-wide surveys may be under-

taken in each State as a basis for regional land use plan-

ning on a national scale. Cpara 104)

2. The Australian Government assist in financing these surveys

in terms of expertise, resources, and facilitating the

integration and exchange of information between the States,

(para 10 6)

3. Regional amenity parks be established in areas defined by

comprehensive survey, and consideration be given to est-

ablishing a planning and management authority in each park

along the lines of the proposed Yarra Valley/Dandenong

Authority in Victoria. (para 113)

M-. The Australian Government, in consultation with the States,

provide funds on a shared basis for the establishment of

regional amenity parks and the .authorities necessary for

their administration. This funding should be subj ect to

Australian Government oversight under Environment

Protection (Impact of Proposals) legislation. (para 114)

5. The Australian Government, in co-operation with the States ,

develop guidelines and principles for the establishment

and functioning of regional park planning authorities.

Cpara 119)

6. The authority responsible for the planning and administra-

tion of regional amenity parks give priority to the prep-

aration of a comprehensive management plan for each park in

in consultation with the relevant State government and the

Australian Government. Cpara 121)
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7. The Australian Government be responsible for the provision

of offices for each regional parks authority. Cpara 122)

8. The offices be made accessible to the public and be open

and staffed at weekends to encourage public involvement.

Cpara 12 2)

S. The offices be used as centres for the dissemination of

information about parks. Cpara 122) ••

10 . Counselling services and advice be made available to

residents on environmental protection measures. Cpara 12 2)

11. Information be available on such matters as growing native

plants, recommended building materials and the reasons for

their selection, and siting of residences. Cpara 122)

12. Australian Government finance be made available to the

States for roads, sewerage, water and other services in

regional amenity parks if the Australian Government is

satisfied that provision of these services is in accord-

ance with an approved plan and subject to Environment

Protection (Impact of Proposals) legislation. Cpara 128)

13. Where possible, consideration be given to developing

residential complexes In cluster and hamlet form. Cpara 133)

14. Consideration be given to providing sewerage treatment

services in declared residential areas as a matter of

urgency. (para 13 4)

15 . In areas declared for development, building permits be

refused by planning authorities only after exhaustive

consideration. Cpara 13 5)

16. Wherever possible, land remain In private ownership, but

subject to regulating controls. Cpara 139)
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17. Early consideration i>e given to reserving as much land as

possible within the habitat area of the Helmeted Honeyeater

and prohibiting further clearing on private land which

includes portions of their habitat. Cpara 142)

18. Provision be made to allow adjoining landowners continued

access to Woori Yallock Creek for stock watering. (para 142)

19. The Australian Government finance any necessary acquisition

in partnership with the States as a matter of urgency,

(para 142)

20. Authorities give careful consideration to the provision of

adequate parking facilities In strategic locations, and

that people be encouraged to leave their cars through

extension of tourist facilities and a campaign to promote

awareness of these facilities. Cpara 16 2)

21. The States consider the use of the following planning

techniques as a means of regulating land use:

access agreements, easements, covenants, partial acqu-

isition., donation, purchase, transfer or concentration

of development rights, acquisition and lease back.Cpara 178)

22. The necessary legislative changes to allow Implementation

. of these planning techniques be introduced as soon as prac-

ticable. Cpara 178)

23. Funds allocated to the States under the State Grants

(Nature Conservation) Act 1974 be made available to

regional park planning authorities within the States to

acquire areas of particular significance. Cpara 181)

24. The Australian Government resume the principle of trienn-

ial funding and urges an increase In the funds available

to the States. (para 181)
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25. Urban Land Councils or similar bodies be funded by the

Australian Government on a shared basis with the States,

to assist with programs to reorganise inappropriate sub-

divisions and to provide community open space. (para 184)

26. The Australian Heritage Commission give close attention in

consultation with the States, to scenic area funding.

Cpara 18 5)

27. Consultation between the Australian Government and the

States take place on the techniques whereby Area

Improvement Program funds could be made available to

regional authorities for planning and management of

regional amenity parks. (para 18 6)

28. Regional planning authorities consider making use of

funds provided under the Australian Tourist Commission

Act 1967-1974. Cpara 187)

29. The Australian Department of Environment consider making

grants to conservation bodies operating in scenic amenity

areas but that conditions of grants affecting the scenic

area specify that the body work in close consultation

with regional authorities to avoid duplication, and that

the results of projects be made available to authorities,

(para 189)

30. The Minister for Urban and Regional Development give

further consideration to the recognition of areas of

outstanding environmental or conservation significance as

Sub-regions within major Regions, for the purposes of

section 17 of the Grants Commission Act 1973. Cpara 193)

IX





I INTRODUCTION

a. The Reference

1. On 31 May 1973 the then Minister for the Environment

and Conservation referred the following matter to the Committee

of the Twenty-eighth Parliament1;

2. "The pressure placed on land of high scenic amenity

near the capital cities which are outside present National

Parks. In places such as the Dandenongs in Melbourne, the

Illawarra Escarpment west of Wollongong, the Blue Mountains

Escarpment west of Sydney, the Adelaide Hills and Mount

Tamborine In Queensland, we have situations where land of high

quality Is being threatened by a_d hoc development because some

land Is Crown Land and some is freehold. There is an urgent

need for the development of a comprehensive management plan In

such areas which allows land to be retained as freehold under

certain circumstances, but which ensures that the social amenity

Is preserved for future generations."

3. On 4 November 1974 the Committee of the Twenty-ninth

Parliament appointed a Sub-committee consisting of Mr Lamb, M.P.

(Chairman), Mr Bourchier, M.P., Mr Morris, M.P., and Mr Wilson,

M. P. , to conduct the Inquiry, the terms of reference to be

those set out earlier in the preface.

4. Public hearings were held In Lilydale, Upwey, Gisborne,

Melbourne and Canberra. The Sub-committee also Inspected the

two case study areas both aerially and on the ground. Fifty

submissions were received and 6 8 witnesses gave evidence. A

list of witnesses appearing before the Sub-committee is given

at Appendix I. The Sub-committee took 12 7 9 pages of evidence

which Is available for inspection at the Committee Office of

the House of Representatives and at the National Library.



b. The Inquiry

5. Curing recent years there has been Increasing aware-

ness of the problems generated by land use pressures and con-

flicts In attractive areas near major cities. The Committee

is aware that some State Governments have recognised the problem,

and are initiating measures to alleviate the pressure, It Is

considered however that a co-ordinated, national approach aimed

at overcoming the problem would be more successful In the long

term than a piecemeal approach of applying palliative measures

to the symptoms.

6. Many witnesses, Including the Chairman of the Interim

Committee on the National Estate, Mr D.G.D. Yencken, stressed

the need for a co-ordinated national approach to land use

planning of scenic areas. Mr N.G. Haynes, Secretary of the

Victorian Ministry for Planning, stressed that the role of

planning for such Important scenic areas Is a triple one,

involving national, State and local government.

7. The large metropolitan areas in Australia have exten-

sive tracts of recreation land within accessible distances.

Questions of land use competition immediately arise. There is

frequently a conflict of interest between such land uses as

residential and Industrial development, tourism, recreation

and water catchments. Such a large proportion of the nation's

population lives in these large metropolitan areas that the

solutions to the land use problems that inevitably occur are

not really local In character but are of major national

significance. There Is little evidence that State Governments

have the resources to handle the problems despite the Interest

that has been shown in them.

8. Scenic amenity is related to a particular pattern of

the use of land, which is usually a mixture of cleared land and

bushland. Settlements, farms, roads and visitors are an

acceptable part of the landscape. The key to conservation in

these areas would seem to lie in maintaining the acceptable



land uses there, maintaining environmental diversity and the

resulting freedom of choice in life style.

9. The Committee selected the Dandenong Ranges and the

Mount Macedon region in Victoria as case studies for a number

of reasons. The major reason was that on a national scale the

Dandenongs are probably suffering more from development

pressures than any other area. The Macedon Range, situated

on the other side of the same city but at a greater distance,

will encounter the same pressures as Melbourne grows. These

pressures are already being felt, although to a lesser extent

than in the Dandenongs.

10. The Committee was also aware of substantial advances

In the protection of scenic areas being made by the Victorian

Government. It was considered desirable to study these

techniques to see if such measures, given Australian Government

aid and co-operation, could be of benefit on a national

scale.

11. The Committee considered that a study of the two

areas would assist In Identifying pressures and the way in

which they develop.

12. The choice seems vindicated by the way many witnesses

stressed to the Committee that the problem of pressure on

areas of scenic amenity is a national problem, and that com-

parable pressures to those experienced in the Dandenong and

Macedon Ranges are developing or have developed in many areas

of Australia.

13. It was suggested to the Committee that the Lower

Hawkesbury River Valley, the Central Coast and 'the Illawarra

Escarpment in New South Wales, could be considered for designa-

tion as regional parks. At Tajnborine Mountain, about 60

kilometres south of Brisbane, demand for residential land has

resulted In the clearing of tracts of subtropical rainforest.



Other areas suggested to the Committee as endangered by Incom-

patible land use are Rottnest Island and the Leeuwin Ridge

between Cape Naturallste and Cape Leeuwin In Western Australia,

and the Mount Lofty Ranges In South Australia. The Committee

took the opportunity of viewing the Mount Lofty Ranges while

Inspecting the site of Monarto In December 1974, and considers

that the Mount Lofty Ranges must be retained as a permanent

buffer zone between Adelaide and the proposed new centre.

14. In all of these areas the pressures are similar.

Demand for land for urban development, Increased demand for

recreation space and demand for the products of extractive

Industry affect the land use patterns and Increase the pressures

on land use decision-making at various levels of government.

The difference between localities is the degree of emphasis on

a particular element of land use pressure and the nature of

government and community responses.

15. The Committee believed that by Inquiring publicly

into these issues general awareness and Involvement could be

fostered. It was seen as one way of furthering co-operation

between the State and Australian Governments In methods of

preserving scenic areas for future generations.

c. The Case Study Areas

16. The Dandenongs are an outstanding natural asset,

readily accessible to the large and expanding metropolis of

Melbourne, and offer a remarkable range of contrasts In land-

form, vegetation and landscape within a confined area. The

natural resources they embrace are of environmental, ecological

and educational significance . The Ranges embrace major water

supply catchments, contain extensive forests and deposits of

valuable q_uarrying stone.

17. The Ranges are situated about 3 5 kilometres east of

the centre of Melbourne and cover about 57,000 hectares. CSee

figures i and 2.) They rise abruptly from the plains of

4
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Figure?: The Dandenong Ranges Study Area used for Town and
Country Planning Board Statement of Planning Policy
No 3.



eastern Melbourne to a height of 622 metres at Mount Dandenong.

The most outstanding feature is the high main ridge bounded on

the west by a scarp. Much of the scenic attraction of the

•Ranges lies In the diversity of landscapes It offers. The dry

eucalypt forests of the western slopes contrast with the moist

fern gullies of the higher areas. There are large tracts of

rich undulating farming land, and magnificent panoramas are

available from high vantage points. Much of the area has

developed a pleasant low density, residential character with

mixed gardens of exotic and indigenous trees and shrubs inter-

spersed with areas of steep natural bushland.

18. The Dandenongs are rich In wildlife and native flora.

They contain at least 369 native flowering plant species, 50

species of fern, 200 species of birds and 25 species of native

mammal. Due to the rich environmental diversity of the area,

It Is renowned as a recreation resource. Its close proximity

to Melbourne makes these features most significant for education

and general interest. The Ranges form a striking horizon for

the residents of Melbourne, especially the outer eastern sub-

urbs .

19. The value of the area is stressed In Victoria's

Statement of Planning Policy No 3, which identifies the

Dandenong Ranges as 'an area of outstanding natural beauty and

scientific Interest which Is of State significance for nature,
2

conservation, recreation and tourism'.

20. The Macedon Range is a prominent land form5 part of

the Great Dividing Range, about 60 kilometres north-west of

Melbourne. (See figure 3.) The Range and the country

surrounding It form a single major landscape unit of high

amenity. It is in one of the few areas of major conservation

significance convenient to people living In the northern and

western suburbs of Melbourne. Part of the beauty lies In

the contrast between the near-natural environments of the

elevated Range and the predominantly man-influenced landscapes

7



Figure 3: The Macedon Range Study Area used for Town and
Country Planning Board Statement of Planning Policy



of the surrounding basalt plain. Many features of ecological,

scientific and educational interest exist in the area. It

contains valuable catchments for domestic and rural water supp-

lies , Indigenous and exotic vegetation of botanical and

commercial Interest, plus features of agricultural and recrea-

tional significance.

21. The forested slopes, scenic views, ornamental gardens

and Interesting land forms like Camel's Hump and Hanging Rock

combine to make the Macedon Range a major recreational resource

Its nearness to Melbourne emphasises Its value. The estab-

lishment of growth centres on the north-western side of

Melbourne (Sunbury and Melton) makes this area of increasing

significance.

22. Witnesses to the Inquiry stressed the scenic beauty

of both the Dandenong Ranges and Mount Macedon, and the import-

ance of preserving them for future generations. Understand-

ably, there was some disagreement over the form and methods of

achieving this conservation.

23. There are many similarities between the Dandenong

Ranges and the Macedon Range. Both are under similar pressure

of encroaching urbanisation and increasing tourist pressure.

The Dandenong Ranges have the potential to become outer suburbs

of Melbourne while the Macedon Range could be a commuter res-

idential area. Both have significance in economic terms due

to native timber reserves and both form part of major water

catchments. Because the Dandenong Ranges are much closer to

Melbourne, they have been under pressure over a greater time

scale. The results of these pressures are more evident. The

Committee considers a comparison between the two different

stages of development of scenic areas can assist In identifying

problems and formulating machinery with which to overcome them.





II THE PRESSURES

a. Urbanisation

24. The major conflict over the use of near-city rural

land Is between the use of land for public outdoor recreation

and conservation purposes, large and small scale farming, and

Its use for residential purposes and for water catchment. The

problems are highlighted In the competing and Increased demands

for land.

25. Most witnesses before the Committee stressed encroach-

ing urbanisation and Increasing tourism as the main pressures

on scenic areas close to large cities. It was also clear from

the evidence that these pressures are Increasing at a rapid

rate. It Is usual that scenic areas suffer both pressures.

People generally want to live In attractive surroundings, and

those living In less attractive areas often choose scenic loca-

tions for recreation.

26 . As people become more affluent they tend to seek

more private living space, preferably In an attractive environ-

ment . The prevailing philosophy in Australia Is that people

should be allowed almost total freedom to live where and how

they choose. This has led to a high degree of 'privatisation'

of prime amenity areas, such as In the Macedon and Dandenong

Ranges.

27. The bulk of the Dandenong Ranges is zoned for non-

urban uses but there Is a growing danger that the area will be

sought for residential purposes. This Is because much of the

land zoned for landscape interest or conservation is already

subdivided into small blocks, many less than 0.1 hectares Ck

acre). Most of these blocks were subdivided early this

century and have remained undeveloped ever since. With

improved access and the Increasing expansion of Melbourne,

many are now being built on. (See figure 5.)
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Figure 4: Poster advertising subdivisions in the
Mount Dandenong Area.
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Figure 5: A Future Residential Block
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28. The number of small allotments Is disguised by the

large proportion not yet built on. To the tourist, and even

to the resident, such areas are often assumed to be public land.

It has been the policy of planners in the region that owners of

blocks of land should be able to build on them if the blocks of

land existed at the time planning schemes were approved. Even

if further subdividing In the Ranges was prohibited, there

would still be the possibility of major urban development taking

place. The problem is almost identical in the Macedon Range

although the pressure for development of old subdivisions :.s

not yet so pronounced.

29. The Committee considers it vital that major changes

take place in the pattern of future land ownership in these

sensitive areas.

b. Tourism and Recreation

30. Surveys conducted by the Public Interest Research

Group from Monash University show that the most frequently

mentioned day trip destination for Melbourne people when relax-

ing away from home was the Dandenong Ranges. This was supported

In evidence by Dr D.C. Mercer. Mount Macedon was visited to a

lesser degree. Apart from the Dandenong and Macedon Ranges,

recreation resources around Melbourne are severely limited.

It is not only the public reserves in the Dandenongs that are

the attraction, but also the many privately owned and heavily

treed allotments throughout, the area.

31. Apart from scenic routes and outstanding panoramic

views, there are many varied leisure activities and places of

interest available to visitors. Picnic sites, opportunities

to observe wildlife, forest trails for walking and horse-

riding, waterfalls, arts and crafts centres, nurseries and

gardens, as well as 'Puffing Billy' train rides, are attractive

features of the Dandenongs.

14



32. In the evenings many people are attracted to the

Ranges by the panorama of the lights of Melbourne and the rest-

aurants dispersed throughout the area.

33. The Macedon Range has similar attractions. Tourism

and recreation in this area tends to focus on the Macedon Forest

Park Including Camel's Hump and the Memorial Cross. Rock

climbing is becoming increasingly popular as a recreational

pursuit in the area, particularly at Hanging Rock. Winter

snowfalls also attract many visitors to Mount Macedon. Visitor

usage of the Macedon Forest Park Indicates that it ranks second

only to Sherbrooke Forest Park in the Dandenongs, in relation
3

to parks within a comparable distance from Melbourne.

34. Recreational pressures result from people wishing to

escape from the monotony of urban living to the relaxation of

the natural environment during periods of leisure. It was put

to the Committee that this escapism is due In a large part to

the lack of natural features retained in the constructed environ-

ment .

35. More people are becoming aware of the natural environ-

ment around them. Environmental studies are beginning to

feature in school curriculums. This Increasing awareness is

Indirectly placing stress on conservation reserves as more

people visit them for nature study purposes.

c. Land Use Conflict

36. The increasing pressures of urbanisation, tourism

and recreation conflict with present forms of land use in

these areas. Farmers on viable properties are placed under

mounting pressure to subdivide as the value of land and the

levy of rates rise. The method of rating properties having

regard to the values of adjacent development rather than

current usage is adding to this pressure.

15



37. The existence of quarrying as a form of land use In

the Dandenongs Is dominating. Many witnesses complained of

the deleterious effects of quarries, stressing the noise and

dust disturbance, the Increase In heavy vehicles using local

roads, and the visual scar on the landscape, frequently visible

over a wide area. However, the fact that the area does provide

Melbourne with an essential resource is recognised.

38. One of the most important uses of a number of areas

of scenic amenity Is as catchment areas for both rural and

urban water supplies. In particular, the Bandenongs serve

the water needs of a large part of the Melbourne metropolitan

area, while the Macedon area serves townships such as Gisborne,

Woodend, Mount Macedon, Riddell, and will supply the growing

Melton-Sunbury region.

39 . This means that considerable areas of scenic loca-

tions are taken over for water conservation. Access by the

public Is either denied OT severely limited in such areas due

to a possible deterioration In water quality. The removal of

large tracts of land from public access places severe pressure

on the remaining land available for recreation and conservation

needs, and property development.

4 0. Conflict over these competing forms of land use

Inevitably causes inflated land prices due to a diminishing

availability of land so that often a co-ordinated balance of

land use is not possible. Those prepared to pay the most

money, frequently residential developers and speculators,

usually outbid those seeking land for nature conservation or

agricultural pursuits which provide a lesser return on invest-

ment .

41. Land use pressures in scenic areas are summarised in

the following statement:
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Figure 6: Commercial and residential development
encroaching on . scenic locations.

Figure 7: Quarry site on the slopes of the Macedon
Range south of Mount Robertson.
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'... pressures being exerted on the Macedon Range

and its surrounds are intensifying with the Increas-

ing demand for recreational outlets and attractive

residential areas within reasonable proximity to

major centres of population.'
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Ill THE CAUSES

a. Population Increase

42 . Before any systematic attempt can be made to alleviate

the pressures on scenic areas, the actual causes of the

pressures must be identified.. In -the cases of the ,Dandenong ,

and Macedon Ranges, the prime factor behind increasing pressure

is a rapid Increase In the population of Melbourne. Since

1966 the population of Melbourne has Increased by at least 25%.

Population figures Indicate that much of this growth has been

In the eastern sectors. Since 1961 the population of the

Dandenongs has doubled. The Committee was told that under

existing planning schemes the population of the Dandenongs could

Increase from 60,000 to 245,000 If all land designated and sub-

divided for residential use were built on.

43. In spite of a large overall area, the concentration

of Australia's relatively small population in a few large urban

centres on the coastal fringe has exacerbated the intensity of

local pressures for all types of land use. The net migration

in population in Australia has been towards major urban centres,

particularly Sydney and Melbourne, at the expense of rural and

provincial areas. One consequence of this population movement

has been the gradual encroachment of urban areas Into adjoining

rural areas, generally on an unplanned basis. Where this land

is attractive the pressure Is acute as people compete for

residential blocks. Rising population growth means more

pressure on available recreation outlets. Tourism is Increased.

More people use the picnic areas, nature trails, State forests

and other facilities provided to cater for recreation.

44. Ineffective planning control over public open space

In city areas has resulted in a diminution In recreational

opportunities for urban dwellers, and has led to Increased

pressure on the nearest alternative facilities in the neighbour-

hood, of major centres.
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ndex of Building Approvals

M«lbourne

70/71 71/72 72/7J

Figure 8.;. Index of Building Approvals In the
Dandenongs area.
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M-5. It has been suggested that one of the underlying

causes of development pressures on scenic areas is that Inade-

quate areas of land were planned for expansion or urban uses

within the metropolitan region. This results in encroachment

into land zoned for open-space uses. These problems should be

dealt with at State level, as the inadequacies cannot be solved

within local government boundaries. There must be integration

and co-ordination on a regional scale.

46. An Increase in the population of Melbourne also

places greater demands on the extractive industries of scenic

areas, as more stone is required for construction purposes.

There Is pressure to Increase the areas of quarries. Although

residents were unanimous In their dislike of quarrying activ-

ities In the scenic areas of the Dandenong and Macedon Ranges

because of noise, dust and the visual scar, economics have

usually won out against public outcry. If quarrying In the

scenic areas close to the major city was to cease, a new

source further from the urban area would have to be found.

Increased transport costs would greatly increase the cost of

the product to .the consumer. Unless the buyer can be per-

suaded to.pay substantially more for cartage in the interest of

conservation, then the pressure is for quarries to remain and

expand.

47. A similar argument applies to the provision of water

supplies for the expanding metropolis, though the result Is

less environmentally damaging. More people require more

water. This Is supplied from the hilly areas close to the

city which receive the higher rainfalls and drain Into the

creeks and rivers feeding the catchment Itself. These areas

usually correspond to the areas of high scenic amenity already

subject to the land use conflicts outlined earlier in this

Report. Increased water supplies require increased storage

and catchment areas. Further areas are removed from public

usage.
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b. Changes in Life Style

48. • • With the growing acceptance of flexible working hours,

and the reality of a five day working week, people have more

time available for relaxation and recreation. The rate of car

ownership per capita Is higher than ever before. This

Increased mobility and Increased leisure time have combined to

create an upsurge in the use of. tourist and recreation facilit-

ies around metropolitan areas. This Increase in tourism Is

particularly pronounced in scenic areas within a few hours'

drive of the city centre. Areas like the Dandenongs and Mount

Macedon areas, within easy range of day trippers, are partic-

ularly prone to these increasing pressures.

49. Improved access to scenic areas, together with

increasing mobility, have hastened residential development on

the urban fringe areas by reducing the journey time to and from

the city. The upgrading of the Burwood Highway and Canterbury

Road serving the Dandenongs, and the Calder Highway and

Tullamarlne freeway in the Macedon region, have brought these

scenic areas closer to Melbourne. Commuting has now become

feasible..

50. An Increase in affluence has led to a proliferation

of hobby farms. More people are seeking allotments of from

10 to 20 hectares on which to farm In a small way. These farms

are rarely productive in economic terms. There has been a

demand for such alternative life styles, as the possession of

material goods in an urban setting Is failing to satisfy.

People are prepared to travel great distances to employment and

forego the immediate provision of urban services for the pleas-

ures of living in semi-isolation in a scenic location.
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IV THE RESULTS

a. Unco-ordinated Development

51. One of the major effects of urbanisation Is that it

encourages further urbanisation. As isolated residential

blocks are developed, there is a demand for provision of ser-

vices, particularly roads, electricity, gas, sewerage, water

and telephone. If any of these 'services are provided, they

attract development on nearby blocks. As the density gradually

increases the demand Is generated for schools, shops, bus ser-

vices , garbage collection and other community amenities.

52. This type of unco-ordinated development Is extremely

difficult to control In the Dandenong Ranges and the Mount

Macedon area because of the presence of many old subdivisions.

The continuing trend towards•development of old, Inappropriate

subdivisions in these areas Is causing acute concern.

53. As the population of a region Increases, so too does

the number of cars using the road transport network. It is

particularly evident In major arteries leading away from the

city centre. As roads become choked, a cry goes up for better,

wider roads. When these roads are provided, people are encour-

aged to use private transport by a reduced journey time through

expressway conditions, and so the roads become choked again.

Provision of roads to expressway standards leading" from the

outskirts of a city to its centre also encourages the develop-

ment of outer suburbs and hobby farms. Commuting Is encouraged,

In many areas of scenic amenity improved road access over

recent years has led to great increases In traffic flows. This

chicken and the egg situation is responsible for much of the

recent residential development in the Dandenong and Macedon

Ranges.

54. The current road planning approach of providing for

a predicted traffic demand is serving to exacerbate the pro-

blem of land use pressures in scenic areas. The Committee was
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told that roads have been constantly widened and upgraded by

removing bends and lessening gradients, which has encouraged .

further and faster use of roads at 'a time when the use of the

private motor vehicle in city areas is being questioned because

of the problems of pollution and depletion of scarce resources.

55. The driver in search of pleasure endeavours to take

a full appreciation of the landscape and in doing so travels

at a slower speed than the commuter. As a result, design

requirements for scenic roads are different from normal inter-

urban roads.

56. ' The main argument used in favour of higher geometric

standards Is improved road safety. The Committee was told that

this is not necessarily the case, and as long as design elements

are matched (that is speed limits with alignment), drivers tend

to adjust their- driving accordingly.

57. The extension of the urban fringe into scenic areas

has other bad effects; iourney-to-work times inevitably

Increase for those living In the .scenic fringe areas, and urban

residents living closer to the city centre have to travel

increasing distances to extra-urban recreational areas. Both

of these accentuate the twin problems of air pollution and

traffic congestion.

58. In the past a number of- fire access roads have been

built along road rlghts-of-way In otherwise undeveloped old

subdivisions. These roads have not only encouraged residential

development in these subdivisions due to better access, but as

they have been constructed at public expense, they have indir-

ectly subsidised this development. One witness suggested that

If allowed to go unchecked, the need for fire access roads, the

construction of fire access roads, and the ensuing residential

development, could become self-perpetuating.



59. As well as providing access to land, roads are them-

selves a land use. A road which is Inappropriately located or

designed can result in reduced scenic amenity as much as In-

appropriate residential or commercial development.

60. Any development within the Macedon Range which has

the effect of prejudicing the value of the area as a water

catchment could have substantial repercussions on the develop-

ment areas to the north and west of Melbourne. Increased pop-

ulations In the areas also mean that water supplies must be

Increased. This leads to further pressure as more scenic land

is converted to water catchments.

61. Maintenance of natural ecosystems in close proximity

to urban or urban/rural areas Is very difficult. Animals and

plants Introduced to the inhabited areas frequently Invade the

natural forest and alter the natural balance. Blackberries,

nettles and African boneseed can take over disturbed areas and

affect visual amenity considerably.

62. With Increasing urbanisation, wildlife In the two

case study areas Is under increasing threat from feral animals.

Feral cats are particularly destructive to birds and small

mammals. Evidence given to the Committee suggests that cats

are seriously threatening the Lyrebird population In the

Dandenong Ranges. Foxes also present a problem.

63. To build a house land must be cleared, roads must-

be made, wastes must be disposed of. None of these things can

be done without spoiling the natural environment to some degree.

When the number of houses being built Is great, this destruc-

tion assumes alarming proportions.

64. One of the significant ill effects of urbanisation

Is destruction of wildlife habitat. A forest which has lost

its understorey though trees remain, will be useless to birds

such as the Yellow Robin, Blue Wren or Lyrebird which depend
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Figure 9: The Helmeted Honeyeater

Figure 10: Superb Lyrebird
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Figure 14: Damage to 'the Dandenongs caused by off-
road vehicles, particularly trail bikes
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72. The volume of the visitor traffic makes super-

vision difficult and often results In acts of vandalism to

reserve fixtures and notices, and destruction of wildlife hab-

itat through trampling of vegetation and collection of specimens

particularly wildflowers. The increasing amount of litter left

throughout scenic areas is also a direct result of increasing

tourism.

73. The use of both the Macedon and Dandenong Ranges by

vast numbers of tourists could also result In damage to land-

holders' property if they are not adequately controlled.

Evidence was given of damage to stock and property caused by

tourists leaving gates open. It was suggested that control

could Include adequate provision being made to cope with such

visitors and some form of supervision to prevent the problems

they may cause especially fire and pollution to water catch-

ments . Supervising staff should place emphasis on educating

offenders rather than acting only in a police role.

74. The Committee was given evidence of the Increase of

relatively new recreational pursuits, such as the use of off-

road vehicles in scenic areas. The Committee was told that In

an attempt to obtain the maximum thrill or stimulus from trail

bike riding, riders use steep or rocky regions, and leave the

trail wherever possible to negotiate the undergrowth. (see

figure 1M-. ) Damage caused by these activities include extens-

ive erosion, noise disturbance to wildlife, residents and

tourists alike, and destruction of wildlife habitat. Damage

is most noticeable around fire access trails or power easements.

This particular problem of the impact on the environment of of f-

road vehicles is currently the subject of Investigation by

another Sub-committee of this Committee.
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V PRESENT ADMINISTRATION AND PLANNING CONTROLS

75. An examination of the adequacy of available planning

controls and present administration to cope with the pressures

and conflicts .in scenic areas was an important part of the

Committee's study. Since the Committee dealt particularly

with the Victorian situation, this section relies heavily on

information pertaining specifically to Victoria. The Committee

was told that the conditions In other States, while differing

on particulars, are similar in principle. The fact that

pressures and consequent environmental damage Is increasing

suggests that the present planning and controls are either

inadequate or not enforced.

76. Land surrounding urban areas can be put to many uses

and the problem of resolving the conflicts which arise through

multiple and competing demands for land can only be solved by

effective land use planning. Planning encompasses the use of

controls on land through restricting the nature of activities

both in range and intensity which can be undertaken In certain

areas, as well as the protection of land resources to provide

for current and future needs.

77. " The Committee was told that in the past the only

tools of sovernment protection have been statutory planning and

public purchase. Statutory planning has done little for the

conservation of areas of high scenic amenity since the controls

tend to be too generalised and too insensitive. Purchase

also has a limited use. Funds are inadequate and very often

purchase Is not the most suitable means of preserving and •

managing a site. Public reserves need constant attention If

they are to remain in an attractive and safe state.- Any land

that Is neglected can develop into a serious fire hazard.

78. The existing and potential problems arising from

further development In the Dandenong and Macedon Ranges and

adjacent areas reflect the Inadequacy of current planning con-

trols and procedures.
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79. It Is evident that the Victorian Government is dev-

eloping policies and Implementation programs for arsas such as

the Dandenong Ranges, with opportunities for public participa-

tion in an effort to not only produce workable solutions to

problems but to do It with community understanding and support.

Many aspects of policy Implementation depend on the co-operation

of the community and of government departments and the strength

of regional and municipal planning authorities.

8 0. The Committee sees -proposals to establish planning

and management authorities such as that for the Yarra Valley

and Dandenongs as an Important step In the development of a co-

ordinated approach to the planning of scenic areas throughout

Victoria.

81. • Almost all present control of land use has been

delegated to the local councils through zoning, planning schemes

and the imposition of Interim or blanket development orders.

This means that policies within a region can vary enormously

from one local government area to another. The Committee saw

evidence of'this In an area bordering both the Shires of

Lillydaie and Sherbrooke. Residential development had been

approved on one side of the road, under the jurisdiction of one

Shire, and not on the other side of the road under the other's

control.

82 . This sort of fragmented planning should not occur.

It creates 111 will amongst residents and leads to haphazard

development. Regional planning would minimise ad hoc and

conflicting development planning.

83 . The Committee was told that under current local

government practice, a municipality may exercise planning

powers by preparing a. planning scheme pursuant to the Town

and Country Planning Act 1961. A planning scheme may deal

with a wide range of matters and consists essentially of a

land use zoning map and ordinance. The process of preparation
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and approval of a scheme includes a mandatory three month public

exhibition of the proposed planning scheme when objections may

be lodged. The Council may apply for approval of an Interim

Development Order to control development. Under such an order

It Is possible to prohibit specific types of development,

Impose conditions and require application for planning consent

to changes of use or development of land.

84. An Interim Development Order (I.D.O.) may be used by

local councils to control development, For example, In

December 197 3 the Lillydale Shire Council Introduced an I.D.O.

aimed at limiting the residential density In the sensitive area

of the northern Dandenongs (Including the ridge), to one dwell-

ing per acre. The Imposition of an I.D.O. does not require

any form of public perusal. However, although an I.D.O. 'gives

the Council power to refuse a dwelling permit, It also provides

for appeal to the Town Planning Appeals Tribunal. The

Committee was told that because of the scattered nature of

present residences in the area, It Is difficult to defend a

decision to refuse a permit against the argument - ''What

difference will one more house make?'

85. Interim controls vested In the individual municipal-

ities are not really effective because local councils are loath

to Implement restrictive policies on ratepayers when no com-

pensation can be offered to those whose lands may be divested

of basic land use 'rights'. For the same reason the State

Government is reluctant to grant I.D.O. 's.

8 6. While the legal backing to such controls Is consider-

able the exercise of planning powers depends In most cases on

the willingness of municipalities to apply them. One of the

major problems in comprehensive planning Is the fragmentation

of responsibility between statutes and statutory authorities.

Evidence was given that over 28 authorities or government

departments make decisions that affect the Dandenong Ranges.

The situation Is similar in the Macedon region where the
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Committee was told that at least 2 0 government and semi-

government authorities, 7 waterworks authorities and 3 Shire

Councils have jurisdiction.

87. A further planning tool Is the Statement of planning

Policy which enables the Government to declare its broad

policies for future planning and development. They are a means

of co-ordinating planning and providing guidelines to planning

bodies.

88. Statements are prepared by the Town and Country

Planning Board (T.C.P.B.) and Involve the Board in Intensive

research and consultation with other public authorities. The

Dandenong Ranges was the subject of Statement of Planning

Policy No 3, 1971, under the Town and Country Planning Act 1961.

Although one of the uses of Statement of Planning Policy No 3

is to facilitate protection of urban fringe areas in advance of

settlement for such activities as recreation, nature conserva-

tion and extractive Industries, in practice the statement is so

broad that it avoids tackling the real problems. As a broad

policy It is generally considered"a good comment, but It does

not go far enough. The Committee was told that the T.C.P.B.

has refined the .system of preparation of Statements of Planning

Policy and Is at present looking at rectifying the shortcomings

of Statements No 3 and No M-.

89. One Inadequacy of Statement of Planning Policy No 3

is that at present planning authorities are only required to

give due regard to the Statement when preparing or amending

planning -schemes, and the Appeals Tribunal is required to take

account of and give effect to Statements in their determina-

tions . The Statement is limited In power of implementation.

90. The T.C.P.B. has recently released Statement of

Planning Policy No 8, which deals with the Macedon region.

The Statement is far more comprehensive than the one dealing

with the Dandenongs and is more direct In approach.
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The guidelines provided are specific'and detailed rather than

general as has been the case with most earlier Statements.

This Is Illustrated in the planning policy to be applied.

For example,.'there shall be no further subdivision for out-

ward urban extension of Mt Macedon settlement or for extension

generally northerly of Macedon township'. The Government's

attitude towards the Policy Area has been made clear. The

Committee supports the Victorian Government's move towards more

meaningful Statements of Planning Policy.

91. Although the present system of planning, combining,

both State and local government measures, Is effective in most

areas of the State, It appears inadequate to cope with the

special demands placed on scenic areas close to major cities.

The Victorian Government has realised this and is now moving

towards the establishment of regional planning authorities.

Areas receiving this attention Include the Dandenongs and Yarra

Valley, Geelong, and the Mornington Peninsula. While these

authorities will exercise planning powers under the Planning

Act, they are likely to have additional powers, different

membership and different financing arrangements.

92. • The Victorian Government has spent a considerable

amount on land acquisition In recent years. The Forests

Commission, which also acts as the acquiring agent for the

Ministry for Conservation, has spent more than $675,0.00 in

the Dandenongs area to preserve forest values and to aid in

fire protection. This sum Includes $292,272 spent on addition

of land to the Ferntree Gully National Park. Over $300,000

of this money has been spent In the last five years. The

Australian Government, through the Department of Urban and

Regional Development, has made $267,000 available for acquisi-

tion In the Dandenongs under the National Estate Program In the

last two years, and $125,000 under the Area Improvement Program

In the 1974/75 financial year.
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VI THE SOLUTIONS

93. There are many steps that could be taken to ensure

the protection of scenic areas. These steps usually take the

form of restrictions and controls, and make Inroads on what

have been traditionally accepted In Australia as the inalien-

able rights of landowners Individually and collectively. The

Committee considers that for planning controls to be effective,

they must be accepted by the people. There must be co-

operation and consultation rather than confrontation between

the planner and the landowner. Compromise Is necessarily the

only acceptable solution.

9M-. The realisation that the alienation of scenic areas

will continue unchecked under existing conditions has promoted

government at all levels to consider new means of preserving

natural assets whilst recognising that the rights of property

owners should be respected. Conflict of Interest between the

rights of the community and the rights of the individual Is

fundamental and inevitable In any assessment of land use in

scenic areas.

a.. Public Involvement

95. Major Interest groups Involved in areas of scenic

amenity close to major cities are frequently in direct conflict

with one another, and represent different points along a

"'preservationist'-'development' continuum. Clearly the solu-

tion to these conflicts lies at neither extreme. Compromises

between extreme viewpoints must be made. It Is not feasible

to return the Dandenong Ranges or Macedon Range to natural

bush or to ban all further residential development. Neither

Is it feasible to allow development to proceed in an uncon-

trolled fashion.

96. The achievement of a balance between the protection

of the freedom of the individual landowner and creation of

longer-term freedoms for the community, especially where the
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land Is in many hands rather than In broad acreage, is one of

the most crucial questions affecting the whole field of land-

scape conservation.

97. If the private right of every landowner in the Ranges

is to develop his block as he wishes,"overriding the public

right to the enjoyment of natural areas, then the Dandenong

and Macedon Ranges will be lost amidst the suburban sprawl.

The Committee supports the statement made in the Report of the

National Estate that. :'the ownership of land In modern society

should imply a limited right to the use of that land'. The

right of a landowner to change the use to which his land is

being put should be questioned.

98. The key to the achievement of conservation lies in

achieving a formula for administration and planning which gives

the local landowners and residents a motive to pursue the object-

ives of the conservation area, and enables them to be involved

in its administration. Since social and political considera-

tions strongly Influence decisions on land use, planning must

provide opportunities for public comment and participation.

99. Since conflicts of interest cannot be avoided, it is

essential to devise some form of systematic, consistent and

practical procedure whereby planners In isolation do not make

their own judgments on problems, priorities and the relative

Importance of different criteria. They must find out what

society wants. " Someone must decide fairly among conflicting

interests. Institutionalised public participation like the

public display of planning schemes could easily give the impres-

sion to those who have to allocate scarce resources or make

decisions which could infringe on people's rights, that their

responsibility to the public has been fulfilled. Such part-

icipation exercises may merely create a platform for those

whose voice Is the loudest. This view was put to the

Committee regarding the organised conservation lobby. It was

suggested that the rights of landowners would be forgotten in



favour of community rights supported by this strong, relatively

new pressure group.

100. The Committee considers balancing public participa-

tion a problem that must be recognised and solved. Those

responsible for co-ordinating public involvement in the proposed

planning authorities must be aware of this danger of imbalance

from the outset, and take steps to counteract It. Public part-

icipation should not be confined to public meetings and voluntary

objections to a plan or scheme but must also take the form of

surveys and questionnaires distributed throughout the planning

region In an attempt to foster interest In and awareness of the

authorities' proposals.

b. A|National Approach

101. If a balanced and co-ordinated system of land use

throughout Australia is to be achieved, then planning should

not be on a regional basis alone. Many witnesses urged a

nation-wide approach to the problem. The Report of the National

Estate stated:

'The problems of safe-guarding desirable environ-

ments and the husbandry of natural resources

require a comprehensive approach to planning which

should be flexible and executed on expanding

regional scales from local council to state and
7national government level.'

The Committee supports this view. The nation as a whole has

an interest in ensuring that scenic recreation areas near major

cities are preserved.

102. • This approach is recommended by the Australian

Advisory Committee on the Environment In Its recent report

Land Use in Australia concerning the importance of a national

approach to land use planning and management. The Advisory

Committee recommended, amongst other things, that:
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'The Australian Government and the States should,

by consultation and co-operation, formulate a

national land use policy which will guide develop-

ment of land resources and make explicit the goal
o

of environmental quality.'

c. Comprehensive Surveys

103. The possible solutions to problems of land use con-

flict fall into two categories - those measures taken at a State

level and those taken within a particular region of conflict.

104. The Committee considers there Is a need for State-

wide surveys in each State to identify regions most under

threat. To date most planning has been as a reaction to

easily perceived critical problems and resources. It is imper-

ative that planning be based on a sound understanding of the

intricate economic, social,, demographic and environmental

systems with which It Is dealing. Much more detailed Informa-

tion from specialists in environmental sciences needs to be put

into the planning sphere. The basis for planning should In-

clude detailed information on the natural resources and capabil-

ity of the land, as well as estimates of current and future

demands- • The classification of areas according to landscape

quality is particularly important when planning the use of

areas of high scenic amenity.

The Committee recommends that:

The Australian Government consult with and give

assistance to the States so that State-wide surveys

may be undertaken in each State as a basis for

regional land use planning on a national scale.

105. These surveys should assist In identifying within

regions of scenic amenity,. natural areas unsuitable for develop-

ment or recreational use, and to Identify unique ecosystems

and tracts of unspoiled land to be designated as parkland or

nature reserves.
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106. The Report of the National Estate stressed.the need

for a proper land use Inventory and recommended 'that the

Australian Government give Its full support to, and discuss

with the States, possible help to them in setting up procedures
9

for land use inventories and regional land use planning1.
The Committee strongly supports this recommendation.

The Committee recommends that:

The Australian Government assist in^financing

these surveys In termsiof expertise, resources,

and facilitating the integration and exchange of

information between the States.

• d. Development of Other Areas

107.1 The Committee suggests the development of recreational

facilities in regions outside recognised scenic locations as a

means of significantly redirecting pressures placed on the more

popular areas. These facilities should range from small picnic

and playing areas within the built-up areas, to larger parks on

the perimeter. Thought should be given to remedying the exist-

ing spatial Imbalance of open space by deliberately locating

new regional parks to the west, north and south-east of

Melbourne. Regional parks can perform a valuable role as

ecological units, but more importantly they are of value In

dispersing tourist and recreation pressure.

108. A comprehensive parks plan should be established for

all major metropolitan regions providing for a wide range of

outdoor recreational activities. Such parks, if large and

imaginative enough, would attract large numbers of people and

thus reduce the pressure on the more scenic resources. The

Brisbane Ranges was one area near Melbourne that was suggested

to the Committee as appropriate for this type of development.

109- It is essential to obtain an overall balance between

the different types of open space to cater for different skills
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and enthusiasms .to prevent over-use. This is particularly

Important If an ecological balance Is to be achieved and main-

tained In areas which are to be kept In their natural state.

This sort of balance should be considered on a State-wide basis

to ensure co-ordination In the provision of facilities.

110. The Committee considers that the comprehensive re-

sources survey recommended earlier In this Report would be a

valuable mechanism for defining areas suitable for development

as regional parks.

e. Decentralisation

111. Since pressures placed on areas of scenic amenity

close to major cities are almost.entirely the result of Increased

population In these cities, the Committee supports efforts being

made to decentralise development away from major urban areas.

112. A redistribution of the nation's population Is a sig-

nificant part of the answer to the,current problem of land use

conflicts. This can be achieved by developing existing pro-

vincial cities and towns or through development of a number of

new cities at some distance from existing large metropolitan

centres, carefully planned under a co-ordinated land tenure sys-

tem. A national perspective is essential to tackle this problem.

f. Establishment of Regional Amenity Parks

113. Although significant advances have been made through

the traditional planning approaches by the Victorian State

Government to protect amenity In scenic areas, it is felt that

Important conservation areas, like the two case study areas,

require a legislated status and special forms of administration.

There Is a need for each area to be administered as a separate

unit, although a separate authority may 'not be needed in every

case. The proposed authority for the Dandenongs and Yarra

Valley will go a long way towards these goals. It must ensure

the priority of the national amenity and recreation Interest

whilst protecting local Interests as much as possible.
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The Committee recommends that:

Regional amenity parks be established in areas

defined by comprehensive survey, and considera-

tion be given to establishing a planning and

management authority in each park along the lines

of the proposed Yarra Valley/Dandenong Authority

in Victoria.

114. Authorities must have ultimate responsibility for

planning and management within the declared park area. Such

areas must not be confused with National Parks as the concept

Is quite different. The type of parks envisaged here are

often referred to as residential parks. Development and con-

servation occur side by side on'a co-ordinated basis.

The Committee recommends that:

The Australian Government, in consultation with

the States^ provide funds on a shared basis for

the establishment of regional amenity ̂ parks and

the authorities necessary for their administration•

This funding should be subject to Australian

Government oversight under Environment Protection

(Impact of Proposals) legislation.

115. Australia is relatively new to these planning ideas

and several witnesses to the Inquiry felt that Australia could

learn much from a study of the -National Parks System of England

and Wales. Any adaptation would need to take into considera-

tion the many landowners with less than 0.5 hectare holdings

whereas most of the countryside In the Peak district Is broad

acreage owned by a few landholders. The main aspects to be

considered are the legislation, the system of administration

and the provisions for recreation and education. The main

aim in administration Is to secure national objectives In the

area with local consent and approval.
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116. One of England's most successful parks is the Peak

District National Park. In terms of size, population living

within its boundaries, forms of settlement, Importance as a

water catchment, and previous development pressures, the situa-

tion in the Peak District closely resembles that in the

Dandenong Ranges and Yarra Valley.

117. The Committee feels that there has been a loss of

confidence In planning by the general public as a result of

long delays, changes of policy, and a measure of secrecy in

planning proposals. If planning to reduce land use conflict

Is to be successful, this confidence must be regained. The

Committee considers that the new approach of a regional plan-

ning authority with ultimate responsibility, and accessible to

the public, Is an Important step in fostering confidence. The

authority must have public co-operation to be successful. If

the community trusts the planners then it is more likely that

this will be forthcoming. It will be no longer possible to

"'pass-the-buck'1 to another instrumentality, by saying that a

matter Is the responsibility of the local council, the

Melbourne Metropolitan Board of Works (M.M.B.W.), the T.C.P.B.

or the Ministry for Conservation. Everyone will be aware that

the regional authority has the responsibility for planning

measures within the declared region. It would be the authority

that would negotiate with other Instrumentalities and not the

individual.

118. Ideally the Committee would like to see the States

develop a common approach to the establishment of regional

amenity parks and their principles of operation, but appreciates

that variation must occur due to differing circumstances between

States.

g. Operation^of Regional Parks Authorities

119. The Committee puts forward some suggestions for the

operation of regional parks authorities for consideration by

the State governments. The Committee considers these
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authorities should be provided with a series of guidelines to

aid both In the formulation of broad policies and in day to day

functioning.

The Committee recommends that:

The Australian Government, in co-operation with

the States, develop guidelines and principles

for the establishment and functioning of regional

planning authorities.

120. If the establishment of regional amenity parks Is to

be successful In alleviating development and other pressures in

scenic areas, the authority responsible must have ultimate

direction of all activities within the boundaries of the

declared reglon-

121. The Australian Government should aid In establishing

guidelines for amenity park protection In consultation with the

States.

The Committee recommends that:'

The authority responsible for the planning and

administration of regional amenity parks .give.

priority to the preparation of a comprehensive

management plan for each park in consultation

with the relevant State government andi the

Australian Government.

122. The Committee considers It vital that the authorities

have offices located within the region. This will allow and

encourage public participation in planning Issues that affect

the region. If the offices are accessible to residents It Is

more likely that they will make use of the services and informa-

tion provided, which will result In benefits to both the

community and the Individual. If authorities can foster an

awareness and appreciation of the value of regional -parks by
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both residents and visitors there will be less opposition to

planning proposals.

The Committee recommends that:

The Australian Government be responsible for the

provision of offices for each ̂ regional parkas

authority)

The offices be made accesslblei to the public and

beiopen and staffed at weekends to encourage

public Involvement;

The offices be used asi centres for the dissemina-

tion of i ̂ information about parks;

Counselling servlcesi and advice be made available

to residentsi on environmental protection measures;

•Information be available on such matters as growing

native plants, recommended building materials and

the reasonsi for their selection, and siting of

residences.

123. Places like the Dandenong and Macedon Ranges offer

great possibilities In the field of education. The Committee

suggests that each authority set aside an area within the

declared region specifically for this purpose. The Australian

Government should assist with the erection of suitable build-

ings for use by schools and other educational groups.

Consideration should also be given to providing overnight

accommodation for such study groups.

124. The Committee considers it important that authorities

develop long and short term programs for Implementing planning

proposals. These programs should be made public so people can

see how future proposals will affect them. Priorities should

be made clear, and provision should be made for special con-

sideration to be given to those adversely affected by planning

proposals who can prove cases of hardship.
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12 5. Authorities should Include both public and government

participation. The Committee does not consider it appropriate

to make specific recommendations relating to the composition of

park authorities, as this Is the prerogative of the State con-

cerned . It Is felt desirable, however, that consideration be

given to including representatives'from resident, agricultural,

conservation and other special Interest groups. Government

participation should Include all three levels; local, State

and national, and the balance of power should rest with these

sectors. The Committee would like to stress that participa-

tion does not necessarily mean direct representation on the

authority. Public involvement, for example, could be developed

through surveys, public meetings, and public1display of draft

plans. However, it Is essential that any involvement be on a

continuing basis.

12 8. The Committee suggests that authorities should be

responsible for compiling and maintaining a register of data for

the area. They should carry out detailed information studies

and ensure that these are updated as conditions change. These

studies should provide authorities with the necessary informa-

tion to promote and maintain acceptable land use, and should

include recommendations for optimum population levels and pro-

vision of corresponding services. The information would also

provide the necessary.basis for regular review of policies as

attitudes, needs and conditions change.

127. ' Authorities must maintain strict control over the

supply of services - roads, sewerage, waste disposal, electricity,

water, schools, etc - ensuring that over-supply does not occur.

The Committee has already stressed the importance of co-

ordinating service supply with existing and not potential demands,

as a means of halting or preventing unwanted urban development.

The supply of services must be regulated according to existing

demands In areas that should not be further developed, and

commensurate with future demands in areas that will be developed

In response to planning schemes. The Committee Is strongly of
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the view that roads particularly should only be developed to

cater for existing conditions, having regard to safety stand-

ards. The verges of tourist roads should be well covered with

vegetation and the tendency to provide straight roads with

large cuttings should be avoided. The population should be

educated to accept the fact.that high speed roads will not be

provided in scenic areas and that low speeds are one of the

restraints to be placed on resident and visitor alike. Deci-

sions to provide Increased services should only be taken after

careful consideration of the effect that such decisions will

have on future development.

128. The Committee was told of an Instance In the Macedon

Range area where provision of a dam of larger capacity than is

perhaps required to service existing subdivisions will Increase

pressure for development. It is also important that author-

ities Integrate the supply of services with those outside the

declared region.

The Committee recommends that:

Australian Gcvernment finance be made available to

the States for roads, sewerage, water and other

services in regional amenity parksi if the Australian

Government is satisfied that provision of these

services is iniaccordance with an approved plan

and ^subject to Environment Protection (Impact of

Proposals) legislation.

129. Many methods of controlling urban development were

suggested to the Committee in evidence. The Committee would

like to outline some of those it considers most relevant and '

appropriate.to the operation of the recommended parks author-

ities in Australia.

13 0. In the Interest of fire control, provision of serv-

ices, and regulation of residential development, it Is consid-

ered Important that residential development be encouraged In

cluster and hamlet form rather than the present dispersed form.
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Cluster and hamlet developments are most appropriate for

reorganised subdivisions or In future subdivisions, and can be

very attractive if well planned/

131. The Committee considers that Increasing dispersed

residential development is the real threat to scenic areas. It

is also difficult to prevent dispersed residential development

from eventually becoming dense development on the grounds that

'one more housing permit really won't make much difference '.

13 2. 'If dispersed residential development is to be con-

trolled , then it is imperative that the old, inappropriately

subdivided blocks be restructured. Certain subdivisions should

be acquired, restructured and then some re-sold giving prefer-

ence to the previous owners. In general undeveloped subdivis-

ions require restructuring where the subdivislonal design Is a

serious constraint to the development process because of poor

road layout, unsatisfactory lot sizes, serious topographic

difficulties or environmental.characteristics. Different

methods of restructuring would no doubt apply In different areas

Consideration should be given to restructuring by agreement with

the owners, by compulsory order, by purchase, by transfer of

development rights to another location, or by a combination of

these methods.

133. The Committee considers that acquisition and subse-

quent restructure provides a good opportunity to implement

innovative housing forms such as the cluster system or hamlet1

developments. This type of re-organisation allows residential

development to be contained In less environmentally sensitive •

areas, while maintaining the scenic amenity for residents.

(See figure 150 Consideration should be given to such policies

as halting the extension of urban-type services outside areas

zoned for cluster, hamlet or village development. If attempts

are made to develop residential areas in these forms, then

services could be more easily provided to the benefit of both

the home owner and the environment. Social contact Is also
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Figure 15: This diagram Indicates how residential
development can occur in harmony with the
environment If natural features are con-
sidered when planning the lay-out of sub-
divisions .
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facilitated. The authority should Investigate areas suitable

for cluster or hamlet development, and encourage planned growth

in these areas.

The Committee recommends that:

Where possible, consideration be given to

developing residential complexes in cluster

and hamlet form.i

134. Increased population in declared residential areas

means more runoff, effluent and sullage. If no adequate pro-

vision Is made for processing these wastes they will inevitably

hasten environmental damage.

The Committee recommends.that:

Consideration be given to providing sewerage

treatment services in declared residential areas

as a matter of urgency.

13 5. The Committee considers that there Is scope for

residential development In areas that have already been sub-

divided , especially In and around established 'village' areas.

such as Emerald, Olinda and Sassafras In the Dandenongs and

Mount Macedon and Woodend in the Macedon area. Serious con-

sideration should be given by the new authority to preventing

further subdivision within the regional amenity park. The

Committee was told that the priorities for land use dictated

by fire protection, recreation and the need to preserve land-

scape and outstanding natural features are such that no exist-

ing public land should be alienated. Public land should also

be provided for In village developments as well, for such uses

as playgrounds, sporting and recreation reserves, and open-

space corridors .

13 6. ' The Committee received evidence that building permits

are being refused in areas that are already heavily built.
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The Committee recommends that:

In areas declared for development, building

permits be refused by planning authorities only

after exhaustive consideration.

136. Firelsa natural feature of eucalypt forests.

Where these forests mix with urban development, there Is pot-

ential for enormous unnatural damage by wildfire. The problem

Is compounded by a large number of absentee landlords who have

no on-site Involvement in the problem. ' The best solution lies

in planning land use to ensure that resld ential development Is

concentrated rather than dispersed, with1fire control access

between the built-up areas.

13 7. The Committee Is aware of the increasing pressure to

subdivide relatively flat, cleared, good agricultural, land,

Into non-viable farm lots from 4 to 10 hectares. The pressure

for such lots will Increase. The Committee considers that such

subdivisions are contrary to sound land use and disregard the

agricultural requirements of the future. The Committee has

less opposition to such blocks if they do not Involve viable

agricultural farms or heavily timbered country, and there is

an understanding that urban-type services will not be provided.

138. Every effort should be made to ensure the continued

viability of the small berry and flower farms, market gardens

and agricultural farms in the Dandenongs area, but steps should

be taken to ensure that farming practices do not lead to increas-

ing water pollution through the indiscreet use of fertilizers

or soil erosion.

139. Authorities must Inevitably become Involved in some

form of acquisition program. The Committee considers that

large scale acquisition is not the answer to the problems of

conserving scenic areas. Apart from the fact that the enorm-

ous sums of money necessary to finance large acquisition



programs are seldom available, large scale acquisition often

leads to management problems.

The Committee recommends that:

• Wherever possible, land remain in private

ownership, but subject to regulating controls.

140. Acquisition, however, is warranted in some cases.

One of these Is the protection of environmentally sensitive

areas. These Include areas of critical landscape value, areas

of outstanding natural beauty, areas of high fire hazard and

areas where residential or agricultural development is undes-

irable such as water catchments, steep slopes and wildlife

habitats.

141. Another Is for the protection of particular species

of wildlife,some threatened with extinction. To ensure the

survival of the Helmetsd Honeyeater, sufficient habitat needs -

to be provided to ensure that vegetation losses from fire or

from competition from other species will only be partial losses

and not the elimination of almost all the remaining breeding

areas. This species Is limited In Its range and a minimum

area of habitat capable of supporting the present population

is not sufficient. Habitats preferred by this species occur

along creeks within a limited radius of Yelllngbo. The Bird

Observers "Club told the Committee that already remnants of

available habitat are dangerously small.

142. ' The area near Yellingbo is clearly of vital signif-

icance to the Helmeted Honeyeater. This region Is close to

the Yellingbo State Fauna Reserve and the Committee suggests

that these areas be acquired and added to the Reserve.

The Committee recommends that:

Early consideration be given to reserving as

much land as possible within the habitat area

of the Helmeted Honeyeater and prohibiting
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further clearing on private land which includes

portions of| their habitat;

Provision be made toinallow adjoining landowners

continued access to Woori Yallock Creek for stock

watering;

The Australian Government finance any necessary

acquisition in partnership with the States as a

matter of urgency.

14 3. The Committee was also told that creek gullies,

especially Perrins Creek,' Sassafras Creek and Ollnda. Creek,

provide -important corridors for migrating birds. Areas of

heathland, such as that found near Macclesfield, should also

be acquired as public reserve, as It forms habitat of the

Emu Wren, not found elsewhere In the Dandenongs.

144. Acquisition is also justified to increase the size

of existing reserves by acquiring adjacent properties. Only

a little over 5% of the Dandenongs Is classified as Public

Reserve. Most of this occurs in the main parks of Sherbrooke,

Ollnda, Doongalla, Ferntree Gully and Churchill. This figure

rises to almost 2 0% if the total amount of land reserved for

public use including community buildings (such as schools) and

water catchments are taken into account, although not all

this land Is actually available for general public use.

145. Acquisition may also be warranted around the ridge

of Mount Dandenong Range. There are a number of areas of

public land In this region, and acquisition of privately owned

allotments in this area would consolidate this resource and

retain the landscape values In an area where demand for

recreational facilities is very high.

146. In the Macedon Range, acquisition of several key

areas around the Camel's Hump has been recommended to the

Committee by the Victorian Forests Commission, to preserve
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the landscape about the Hump and to provide additional recrea-

tional areas close to the Hump.

147. Acquisition Inevitably raises the problem of compensa-

tion, usually as an automatic right, if the landholder loses

all or part of his land use rights. It should be pointed out

that compensation need not be automatic or even proper in some

instances. The State has always had the right to compulsorlly

acquire land without compensation, although it has acted under

the Victorian iLand Compensation Act 1958 which provides for an

offer of compensation and settlement by arbitration in the

event of a dispute of the value of compensation.

14 8. The Committee believes that compensation should only

be payable for loss of current rights, not potential rights.

It is difficult to understand how people can be compensated

for a potential loss they do not possess or are not likely to

possess. This is certainly not always the situation at

present.

149. A case was cited to the Committee where a company owns

213 acres of scenic land In the Yarra Valley, currently zoned

'rural1' which the M.M.B.W. under Amendment 21, has proposed be

reserved as ''public open space' . The land adjoins residen-

tial land. The company has proposed to subdivide part of the

land and have the remainder set aside as public park. If

this proposal Is not accepted, compensation will be payable on

the basis of the land's residential value, even though It Is

zoned rural, and was zoned rural when purchased. The reason

for this, apart from legal precedent, is that compensation must

take into account the possibility of the company being able

to persuade the authorities to change the zoning. Thus the

price demanded by the vendor (in this case the farmer) and

paid by the developer, reflects speculative possibilities of

land and this In turn Is reflected in the valuation determined

by the Valuer-General. It is unlikely that the Government will

be able to afford to pay such compensation, so development will
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probably proceed. The fact that this situation can occur

illustrates the Ineffectiveness of current planning techniques.

150. Since It is neither feasible nor acceptable for

governments to acquire the vast agricultural and natural areas

that ought to be conserved In areas of scenic amenity, mechan-

isms to protect privately held open space are essential. The

land market as It operates today Is the principal obstacle to

effective protection of private open space. To overcome this,

scenic areas should be Insulated from market forces that now

press them into development. This objective can be achieved

in a number of ways, most relating to methods Involving develop-

ment rights. This question will be discussed In detail in

the following Chapter.

151. It is evident that the rights of landholders in areas

of scenic amenity cannot be unrestricted if the environment in

these sensitive areas Is to be preserved. Land use pressure

may have to be reduced through imposition of some restriction

on the use of the land, for example, tree felling and erection

of signs. Despite such restrictions most landholders consider

themselves fortunate to own land in these prized areas and

compensation for loss of rights should not apply. However,

where acquisition of land or development rights becomes

necessary, adequate and just compensation must be payable with-

out delay.

152. As stated earlier, authorities must have the powers

necessary either to implement or to cause to be implemented,

planning controls aimed at achieving and maintaining effective

land use. The proposed authorities must have the legal back-

ing required for carrying out, or causing to be carried out,

controls ranging from compulsory acquisition to partial

purchase. For example, this may be achieved through the Urban

Land Council.
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153. The Committee suggests that consideration be given

to establishing planning controls which would ensure that good

agricultural land is not diverted from its productive use,

either by uncontrolled urban sprawl or unwise rural subdivision,

into small non-viable lots. Stringent land use zoning controls

could, theoretically, be made to work given a total commitment

to their enforcement by all parties involved.

154. Attention should be drawn to the need to overcome the

flexibility of the rural zone which leads to the destruction

of scenic amenity, and as a result of high levels of compensa-

tion thwarts acquisition schemes. Clearly, there is a strong

need for changes in legislation to divest lands zoned rural > of

any future residential value flowing from unwise subdivision.

Otherwise the gradual suburbanisation of rural lands will

result because of the inability to stop the process by payment

of compensation.

155. Such a situation Is a major obstacle to conservation.

It facilitates the movement of residential frontiers since land

adjoining residential land can be valued as residential land.

156. The Committee suggests authorities consider such

moves as limiting housing development along tourist roads, and

providing fire access roads between houses and bushland.

This move would be facilitated by the development of cluster

housing where roads could be provided around the perimeter of

development.

157. The Committee considers that the desirability of

ensuing residential development be considered by planning

authorities when planning fire access roads and that any

necessary land use controls be applied before the road is con-

structed.

158. As discussed earlier in this Report, scenic areas

often correspond with important water catchment regions. This
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is1 particularly so when the catchments serve nearby major cities

While it Is important to Integrate and co-ordinate water catch-

ment management to ensure efficient water quality and distribu-

tion , there appears to be considerable scope for re-examination

of restrictions on access to water catchment areas In the light

of improved technologies for water treatment. Experience In

the United States and the United Kingdom has indicated the poss-

ibility of multiple use without degradation of the water quality.

This Issue is particularly relevant In the Dandenong Ranges and

Macedon Range where some of the largest areas held in public

ownership are water catchments. (For example, Cardinia, Silvan

and Lysterfield in the Dandenongs and Rosslyne Reservoir In the

Macedon area.) Regulated uses could Include bushwalklng,

picnicking and perhaps sailing. The Committee suggests the

M.M.B.W-. and the various water trusts in the Macedon and Yarra

Valley region, give close consideration to these possibilities.

159. One of the major functions of the recommended

authorities would be the development and Implementation of a

management plan for public reserves within the region. This

Is particularly important where there is evidence of deteriora-

tion of existing facilities through over-use. There should be

close consultation with the relevant Instrumentalities, part-

icularly the Forests Commission.

160. " These plans should endeavour to divert visitors from

over-worked sectors to less popular areas. Any campaign to

promote tourism should be designed to spread the timing of

visits throughout the year and to create an awareness of the

many sites throughout the area that are available.

161. Recreation planning will also be an important aspect

of the authorities' work If there Is to be a co-ordinated pro-

vision of facilities throughout each declared region. Each

facility, be it park, lake, picnic area, bushland reserve, or

walking trail, should be sited and managed according to a

comprehensive recreation plan soundly based on research into
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present and proj ected patterns of recreational behaviour.

Again relevant instrumentalities should be consulted, In this

case the Department of Youth, Sport and Recreation. Informa-

tion must be gathered about the distance travelled to parks of

various sizes, frequency of visits, attitudes of visitors, and

activities within them.

162. For many the drive itself Is the primary recreational

activity. When people do stop for picnics or to admire the

view, the majority remain very close to their cars, often

causing a hazard to traffic on narrow roads.

The Committee recommends that:

Authorities give careful^ consideration to the

provision of adequate parking facilities In

strategic locations, and that people be encouraged

to leave their cars through extension of tourist

facilities and a campaign to promote awareness

of these facilities•

163. Earlier In this Report, the problem of feral animals

was discussed. The Committee suggests that in the Interests

of preserving the existing populations of native birds and

small mammals, consideration be given to a comprehensive pro-

gram for the eradication of feral animals.

164. The presence of quarries in an area of high scenic

amenity is clearly undesirable. However, a growing city must

have supplies of building materials, and frequently, hilly,

scenic areas are the best or only sources. It would not be

feasible to ban quarrying from scenic areas altogether and

require people to pay significantly higher prices due to the

larger transport distances. The alternative is to control

the activities within the area. The proposed authority should

have the power to regulate the extension of quarrying activities

into other areas. Quarrying companies should be required to

draw up a list of priorities for future quarrying sites for
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approval by the authority in close consultation with the Mines

Department. Authorities should also set standards for the

rehabilitation of quarried areas once extraction has ceased.

These standards should be achieved and completed at the expense

of the company, prior to commencement of quarrying at a new

location.

165. In the Peak District National Park, where existing

quarries have been granted planning consent, or additional

areas have been made available for quarrying, the Impact has

been minimised by stringent conditions. Companies have been

required to develop their quarries In such a way that they are

screened by the natural hill slopes. The Committee suggests

that the planning authority responsible for the Dandenongs

region study the experiences of England and Wales and consider

the feasibility of Implementing similar controls.

62



VII PLANNING CONTROLS

16 6. It is evident that the Planning Authority for the

Yarra Valley and Dandenong Ranges proposed by the Victorian

Government, will not be functioning for some time. The

Committee considers it desirable that some Interim controls be

Introduced to arrest undesirable development prior to the effect-

ive functioning of the Authority. Consideration should be

given to a possible halt on development, subdivision, or property

values based on a certain date, to discourage undesirable devel-

opment through speculation. This technique is used In the

management of growth areas like Albury-Wodonga and was recom-

mended in the Else-Mitchell Commission of Inquiry Into Land

Tenures Report of November 1973.

167. A similar procedure should be followed in the Macedon

Range area, having regard to the Town and Country Planning

Board Statement of Planning Policy No 8, recently released.

168. The Report of the Committee of Inquiry into the

National Estate also stressed the desirability of a stay in the

development and alienation of land near cities. The Committee

supports this view and suggests that further interim controls

be imposed by local governments in areas of scenic amenity near

large cities to prevent further unco-ordinated development

prior to the functioning of recommended regional park planning

authorities. The areas subj ect to these controls should not

be entire local government areas, but should include particul-

arly sensitive areas to be defined by the T.C.P.B. The

Committee sees little reason for preventing building on vacant

blocks in developing village areas as long as adequate provi-

sion can be made for disposal of wastes.

169. Governments have a significant, though frequently

underestimated, opportunity to preserve scenic areas by pro-

viding owners with a just and convenient method of donating

development rights to the community. These powers should be

transferred to the authority. Incentives could include
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waiving or reduction of tax and rates, or reduction in death

duties. Becaxise Incentives involve a trade-off - offering the

landowner something in return for a desired response - care must

be taken to ensure that public benefits are commensurate with

public costs.

17 0. These Incentives can also be offered to private owners

In return for covenants to protect the site. These covenants

must run with the land.

171. Access agreements can--be made to make private land

available for limited and,.regulated public use. The Committee

considers that this form of agreement should not be sought In

viable farming areas, .where, public access can have very damaging

effects. Such methods, and the incentives available to those

who agree to them, should be. widely advertised by the authority,

but there should be no compulsion.

172 . Public ownership can often be achieved very economic-

ally if owners' needs and' requirements can be Identified and met

For example, some people who buy land of'high conservation qual-

ity may wish to enjoy It during their lifetime, but want to pro-

tect it from development and despoliation. Gift of the land,

or at least partial acquisition, m-iy be willingly made in return

for the right to use the place In the owner's lifetime. The

Committee was given evidence that in New South Wales, the amend-

ment of the Coastal Protection Scheme brought to light many

such people.

173 . Partial acquisition could include acquisition of

scenic easements, acquisition of or agreement about rights of

way or walkways, or acquisition of a key part of the site.

Similar Incentives to those suggested above could also apply

to these circumstances.

174, Another technique of achieving conservation without

purchase Is through the transfer of development rights. This

is a well known technique for the preservation of historic
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buildings, and can also be used effectively to control land

development. Basically, the concept proposes that the rights

to develop (either through subdivision or building on old sub-

divisions) in areas which should not be developed, are acquired

and In turn are resold by the agency to a developer owning land

in an area suitable for development but not zoned for development

In this way those owning land In the sensitive area retain their

land, but are compensated for the loss of the right to develop

that land. 'Thus compensation flows to those who lose the right

to develop from those who gain the right to develop with the

public purse being Involved only marginally. Rezoning from

non-residential to residential zoning usually means a windfall

gain to the landowner. The Committee considers that the

agency that should control such transactions is the authority

responsible for the planning and management of the scenic area.

The authority should seek and acquire land suitable for such

transfer.

17 5. The Committee considers that viable rural land can

be protected from unwise development, yet the landowners devel-

opment rights preserved, by the concentration of development

rights in a small proportion of a property. For example,

where a holding of 100 hectares has been rezoned for residen-

tial development with a minimum block size of 10 hectares,

this means 10 homes can be built on this property. Instead

of dividing the property into ten equal sections with a house

on each, development rights are concentrated in one small

section of the property, perhaps 8 to 10 hectares. That is the

only section of that property that would hold any interest to

developers. Farmers may sell the portion of their property

with development rights, thus retaining the majority of their

farm as a viable proposition, but relinquishing any claim to

further rights to subdivide. The residual area could be

permanently protected against further close subdividing. This

method is Illustrated In figure 16. It would mean that con-

trolled residential development could occur, but that the

attractive essentially rural aspect of the foothills area

would be retained.
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Diagram A A simple graphic rep-
resentation of an area about 430
acres of rural land in perhaps 3
ownerships - with four houses.
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Diagram B showing how, under the
current zoning (for instance, as
'Landscape') subdivision and devel-
opment could, and probably would,
result In some 21 allegedly 'rural'
blocks, each with a house, a maze
of power lines, drainage easements
and minor roads, all combining
effectively to destroy the natural
environment and placing the econ-
omic viability fo the whole area
in jeopardy.

3 houses o
4 acres - °

TFH
acres

Diagram C indicating how the same
area could be developed with a
similar number of houses (the
original four and 17 new ones)
but protecting , not destroying,
the environment. A variety of
block sizes could be provided and
this would attract a wide range
of home-seekers. Such a devel-
opment would create three attract-
ive groups of houses but would
permit the continued economic
use of the greater part of the
area for agricultural purposes
and as visual recreational space
without significant financial
loss to the original owners.

Figure 16: The principle of concentrated development
rights resulting in hamlet development.
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176. The Committee was told that many of those wanting to

live In rural surroundings have neither the time nor the res-

ources to fulfil the obligations involved in 15-20 hectare

block ownership. It was suggested that they would welcome

the opportunity of securing blocks of approximately 1 hectare

with the assurance that the rural environment would be main-

tained. Experience has shown that they are prepared to pay

for what they want, but will discount the price for anything

exceeding their requirements in the matter of size. Often

blocks of 10 hectares sell for little more than three times

the price of 1 hectare allotments of similar land.

177. Revolving funds can be used as a technique for

facilitating purchase. It involves purchase of site, re-

development and then resale. Money gained In the resale is

then returned to the revolving fund. This technique could be

applied where a site is already Inappropriately subdivided, or

perhaps where a large area is available for residential develop-

ment. The Committee was told of one instance of the success-

ful application of this system by the Heidelberg Council. The

Rosanna Golf Course was acquired by the Council, with assistance

from the State Government. Half was developed with residen-

tial lots and the other half retained as open space. This was

achieved without cost to the Council. The Committee also

suggests that consolidation of adjoining residential blocks be

encouraged, perhaps by assistance with low-cost, long-term loans

17 8. The Committee supports the recommendations made by

the Else-Mitchell Commission of Inquiry into Land Tenures,

particularly those relating to future development rights and

In respect of compensation. Two such recommendations are:

1 Development orders should require landowners (a)

to comply with the condition specified in the

orders within a specified time, or (b) to accept

compensation for the acquisition of their prop-

erties ... or (c) to sell the land to purchasers
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prepared to comply with the orders.

'Development orders should reflect the principle

of public ownership of development rights by

Including among the conditions a requirement

that owners or developers make payments for

the development rights ...'

The Committee considers that for such proposals to be effect-

ively Implemented, there must be at least a State-wide and

preferably nation-wide approach. The Committee urges the

States to work with the Australian Government to progress to-

wards this result.

The Committee recommends that:

The States consider the use of the following

planning techniques as a means of regulating

land use:

access

partial

agreements,

acquisition

easements,

, donation

covenants,

, purchase,

transfer or concentration of development

rights , acquisition and lease back.

The necessary legislative changes to allow

Implementation of these planning techniques

be Introduced as soon as practicable.
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VIII FUNDING

179. It is clear that there must be a major contribution

from national and State governments towards capital works and land

acquisitions as well as for ongoing running costs of the

authorities. The Committee stresses the importance of a ration-

alisation and co-ordination pf" programming, and s.ees the use of

national funds as an Important move in achieving this aim. The

Committee considers these areas of national Importance and feels

justified In recommending the use of Australian Government funds

to aid In their protection.

18 0. The Australian Government has developed various

mechanisms for providing funds to the States for conservation

purposes. The recommendations made in this Report should be

funded through existing legislation.

181. Under the States Grants (Nature Conservation) Act

1974 the Australian Government Minister for Environment, In

consultation with the appropriate State Minister, may agree to

finance programs of land acquisition by that State, or by an

approved authority of that State, for purposes connected with

nature conservation subject to mutually agreed conditions.

For the three-year period 1974-75 to 1976-77, the Australian

Government had approved the allocation of up to $20.5 million

for the acquisition of lands in the States for nature conserva-

tion . Most proposals involve areas of scenic and biological

significance such as the habitat of the Helmeted Honeyeater.

The Australian Government Department of Environment considers

applications from the States for finance under the scheme and

seeks comments from the Interim Committee on the National

Estate.

The Committee recommends that:

Funds allocated to the States under the States

Grants (Nature Conservation) Act 1974 be made

available to regional park planning authorities
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within the States to acquire areas of particular

significance.

The Australian Government resume the principle

of triennial funding and urges an increase in

the funds available to the States.

182. Since 1972 negotiations have been undertaken between

the Australian Government and the States for the establishment

of Joint Land Commissions or Urban Land Councils to undertake

land acquisition for comprehensive urban development using

financial assistance provided by the Australian Government.

Although this money is largely for development, in recognition

of the fact that there will be elements of regional open space

lands in the program, the Australian Government has offered

to match State Government contributions for this purpose on a

$2 for $1 basis. The Urban Land Councils can also use funds

to reorganise old and Inappropriate subdivisions. The Councils

therefore have flexibility in their approach and can assist

with development and reorganisation as well as with the pro-

vision of open space outside amenity parks.

183. All States, other than Queensland, have some provi-

sion for land control similar to Urban Land Councils which

makes this avenue Ideal for a national funding program.

The Committee recommends that:

Urban Land Councils or similar bodies be funded

by the Australian Government on a shared basis

with the States, to assist with programs to

reorganise inappropriate subdivisions and to

provide community open space•

184. The Australian government is committed to the provi-

sion of significant areas of open space for use for urban develop-

ment. Development of open space areas, although not directly

influencing amenity areas of regional park size, will assist in

the protection of these areas by easing recreation pressure.
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185. The Australian Heritage Commission is a further poss-

ible source of Australian Government funds which could be

tapped to help protect amenity areas without requiring additional

funding legislation. The regional planning authorities should

not neglect this avenue of obtaining funds through the States.

The Committee recommends that:

The Australian Heritage Commission give close

attention inni consultation with the^ States , tOi

scenic area funding.

186. One of the alms of the Australian Government's urban

and regional development strategy Is to improve the quality of

life in the cities which Includes the maintenance of the

quality of nearby scenic areas. Under the Area Improvement

Program, the Department of Urban•and Regional Development funds

studies or surveys providing important Information and funds

programs relevant to the conservation of areas of scenic amenity.

One such study, recently approved, alms at determining the con-

servation and recreation potential of the Marlbyrnong River

Valley, which extends up to Mount Macedon, as well as determin-

ing guidelines for planning In the region. The Area

Improvement Program also provides finance for parks and similar

amenity protection.

The Committee recommends that:

Consultation between the Australian Government

and the States take place on the techniques

whereby Area i Improvement i Program^funds could

be made available to regional authorities for

planning and management of regional amenity

parks •

18 7. The Australian Government Department of Tourism and

Recreation provides funds under the Australian Tourist

Commission Act 1967-74 for the development of tourist projects

Including works of a capital nature involving the development
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of physical assets in regard to flora and fauna reserves.

The Committee recommends that:

Regional^planning authorities consider making

use of funds provided under the Australian

Tourist Commission Act 1967-1974.

188. Funds are also made available through the Australian

Government Department of Environment to assist conservation

organisations to make technical investigations. One such

assisted study is that completed by the Victorian Public

Interest Research Group on the Dandenong Ranges. The Committee

considers such assisted surveys of considerable importance both

in terms of adding to the information resources of regional

planning authorities, and in fostering public awareness and

Involvement in the environment.

189. The Committee sees value in encouraging the participa-

tion of organised community groups In these studies.

The Committee recommends that:

The Australian Department of Environmenticon-

sider maklngigrants to conservation bodies

operating in scenic amenity areas but that

conditions of grants affecting the scenic

area specify that the body work in close con-

sultation with regional authorities to avoid

duplication, and that the results of projects

be madei available to authorities.

It Is not recommended that these grants be jnad.e direct to

authorities as they will have funds from other sources.

190. The Committee supports the recommendation made by

the Australian Advisory Committee on the Environment in its

report Land Use In Australia that the Australian Government

provide special funds to the States which would assist'local
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and regional planning authorities, tertiary courses in resource

and land use planning, 'In-service' education for administrators

and public education programs in each State to develop sound

land use principles. Public education programs could be con-

ducted on both a State level and through regional authorities.

191. A further source of funds that could be considered Is

the Grants Commission. The Committee supports the recommenda-

tion made In the Report of the National Estate 'that it should

be competent for local governing authorities to seek help from

the Australian Government through the Grants Commission for

extra costs incurred In taking special measures to conserve and

present the National Estate*.

19 2 . The Committee has observed that some areas within

regions defined for the purposes of allocation of Grants

Commission funds require more assistance than others. The

Committee noted the suggestion made in the Department of Urban

and Regional Development's publication Regions , (October 197 3)

that 'As recreation and rural areas the four most easterly local

government areas of Melbourne's Outer Eastern Region, Sherbrooke,

Lillydale, Healesville and Upper Yarra, may need to be Ident-

ified as an area for special consideration within a strategic
1 9

plan for Melbourne's East'.

19 3. . Recognition of such Sub-regions which take in areas of

scenic amenity is considered warranted to help counteract the

Inability to raise revenue from large areas of public reserve,

and to help to promote desirable land uses by compensating

Councils for the rate reductions recommended earlier in this

Report.

The Committee recommends that:

The Minister for Urban and Regional Development

;ive further consideration to the recognition of

areas of outstanding environmental or conserva-

tion significance as Sub-regions within major
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Regions, for the^ purposes of section 17 of the

Grants Commission Act 1973.

194. Many witnesses to the Committee suggested ways of

raising money to pay for planning and management measures.

One suggestion was for State-wide levies to be made, perhaps

on car registration, a recreational levy, or by a levy on

rates. It was argued that amenity parks are of benefit to

the entire State, and that all State residents should con-

tribute towards their management. This suggestion Is feasible

If a.national, or at least State-wide, approach to the provi-

sion of regional parks is taken. The Committee supports the

suggestion of a recreational levy suitably and equitably

imposed upon all State residents, such funds to provide for

a common fund for the establishment, development and management

of regional amenity parks throughout the State.

19 5. A second method of raising funds recommended to the

Committee was the introduction of an 'amenity tax' to be

levied on people for the privilege of continuing to reside in

a scenic area. The argument In support of such a tax Is that

people should pay for the privilege of residing in a scenic

location.

19 6 . The Committee does not support the Imposition of such

a tax. The Committee was Impressed by the effort many residents

of the Dandenongs and Macedon area are putting Into conserving

the amenity for both residents and visitors. It Is considered

that such a tax would unnecessarily disadvantage those whose

co-operation the proposed authorities must have to be success-

ful. All State residents benefit from scenic areas and not

just residents of the location. If such an amenity tax were

supported in places like the Dandenong and Macedon Ranges, then

It would follow that residents In other areas regarded as

scenic, such as beach frontage blocks even In established sub-

urbs , should also pay a tax. The Committee considers that a neg-

ative incentive to residential development already operates in
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that householders must pay extra for provision of services in

addition to accepting lower service standards. Since residents

in these areas are already accepting lower service standards,

the provision of which they have contributed to through taxes,

they are in effect already paying a tax for something from

which they only partly benefit.

197. Witnesses also suggested the imposition of a toll on

visitors using amenity parks. The Committee does not support

this method of fund-raising for regional amenity parks, although

tolls on smaller park areas within regional parks (for example

Ferntree Gully National Park) may be justified to cover expenses

of maintenance and supervision. Many people will live within

the park boundaries which would make collection of the toll com-

plex. Car stickers were suggested as a means of distinguish-

ing visitors from tourists, but this would not overcome the

difficulty of identifying those visiting residents from those

using park facilities for recreation.

198. The Committee supports the principle that regional

amenity park facilities should be free. The imposition of a

toll may deny access to the park to some people. Scenic areas

designated as regional amenity parks are part of Australia's

heritage and as such should be freely accessible to all.

199. The Committee would like to stress the need for the

co-operation of all levels of government to achieve the protec-

tion of scenic areas. The principle of shared funding between

the State and Australian Government Is supported as a means of

encouraging and maintaining this co-operation.

November 1975. (A.H. LAMB)
Chairman
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APPENDIX II

LIST OF EXHIBITS

No.

1 . AUSTRALIAN DEPARTMENT OF ENVIRONMENT

Document entitled 'Financial Assistance to
Environmental and Conservation Organisations'.

2. AUSTRALIAN DEPARTMENT OF URBAN AND REGIONAL DEVELOPMENT

Consultant's Report concerning roads and their
environment.

3. AUSTRALIAN CONSERVATION FOUNDATION

a. Newsletters dated April 1969, November 1969, April
1971 and August 1971. • ' '

b. 'Landscape Architecture in Conservation' -
proceedings of the 2nd Biennial Conference of the
Australian Institute of Landscape Architects,
Adelaide, 1971.

c. 'Conservation of the Australian Coast1 - A.C.F.
Special Publication No. 7.

d. Papers relating to Seminar on the Future of the
Adelaide Hills."

e. 'The Preservation of Diversity' - A.C.F. Occasional
Publication No. 5.

f. A.C.F. Submission to Illawarra Escarpment Environment
Inquiry.

g. Nature Conservation Society of South Australia -
Submission to State Planning Authority on the
Flinders Ranges Planning Area.

h. Paper entitled 'A Commission for the Lower Yarra
Valley Proposal' from Australian Conservation
Foundation, Yarra Valley Conservation League,
Valley Freeway Action Group and Public Interest
Research Group, November 1974.

i. Letter to Premier of Victoria from Valley Freeway
Action Group, dated 24 December 1974.

j. Booklet entitled 'Residential Conservation',-
Proposal for a New Zoning Category and Management
Concept for Privately Owned Land, A.C.F. 197 5.
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k. Letter from Melbourne Metropolitan Board of Works to
Dr Mosley, Director of A.C.F., dated 18 February 1975

1. Paper entitled 'Proposals for View Bank' dated
September 1974.

SHERBROOKE SHIRE COUNCIL

Document entitled 'General Report on Old and
Inappropriate Subdivisions in the Dandenong Ranges
and Adjacent Areas.

SAVE THE DANDENONGS LEAGUE

a. Memorandum on the Preservation and Development of
the Dandenong Ranges.

b. Newsletters dated June 1974, December 1974, March
1975, September 1974.

c. 'Roads and the Environment', submission prepared for
the House of Representatives Standing Committee on
Road Safety.

MR P.C. BROWN

a. Letter from Dr Mosley to Mr Brown, dated 9 January
1974.

b. Document entitled 'Yarra Valley Problems and River
Flows'.

c. Appendixes to Mr Brown's submission.

d. Article from the Broken Hill Proprietry Company
Limited Technical Bulletin, Vol. 2, entitled
'An Airborne Magnetometer Survey on the Bass Basin',
by B.M. Hopkins.

FERNTREE GULLY CONSERVATION ASSOCIATION

a. 'The Kerr Project' - Report by Landscape Consultant
for Committee of Review for Hard Rock Quarrying,
dated 12 November 1972.

b. Letter from Melbourne Metropolitan Board of Works
to Miss S.L. Stoltz, dated 8 April 1975.

c. Letter from Victorian Mines Department to Miss S.L.
Stoltz, dated 29 June 1973.

d. Photograph of a model of the Kerr Quarry Project.

e. Newspaper extract entitled 'Face Li ft Will Cost
$950,000' from "Free Press", dated 7 March 1975.
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8. DR J.Q. McCUBBIN

Five photographs of the Dandenong Ranges, highlighting
damage caused by off-road vehicles.

9. GISBORNE SHIRE COUNCIL

a. 'Area Improvement Programme' - Submission prepared
for Australian Department of Urban and Regional
Development, dated April 1975.

b. Document entitled 'Shire of Gisborne Planning
Scheme'.

10. SHIRE OF NEWHAM AND WOODEND

Submission to the Victorian Land Conservation Council
Melbourne Study Area, dated 17 June 1974.

11. MACEDON RANGE CONSERVATION SOCIETY

a. Additional submission to House of Representatives
Standing Committee on Environment and Conservation
together with a supplementary submission.

b. Submission to Shires of Gisborne , Newham-Woodend
and Romsey entitled 'A Conservation Zone', dated 197 2.

c. Article entitled 'Macedon Range Conservation', by
G.F. Douglas, dated February 1971.

d. Document entitled 'Town and Country Planning Board -
Regional Planning Authorities' dated 2 October 1968.

e. Extract from Department of Agriculture of South
Australia Extension Bulletin No. 45.72, entitled
1Phytophthora root rot disease',

f. Document entitled 'Shire of Gisborne Planning Scheme -
General Notes for the Guidance of Ratepayers and
other Interested Persons'.

g. Document entitled 'Shire of Gisborne - Macedon Range -
Statement of Planning Policy - Shire of Gisborne'.

h. Document entitled 'Town and Country Planning Act 1961
Shire of Romsey - Interim Development Order'.

1. Report from 'Australian Forestry' Vol. 36, No. 2,
March 1973, entitled 'What Price Recreation1.

j. Document entitled 'Sewerage: Are big networks always
necessary?'
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k. Letter from Town Planning Officer, Shire of Berwick,
on the Future Residential Development of Coolnda
Estate, dated 22 November 1972.

1. Town and Country Planning Board - Explanatory Report
for Statement of Planning Policy No. 8 (Macedon
Ranges) presented to State Planning Council on 8
October 1974.

12. DR A.G. SCHOLES

Photograph of the Upper Yarra Valley taken from Dr
Scholes'property at Woorl Yallock.

13. SHIRE OF LILLYDALE

a. Map entitled 'Melbourne To and Fro1.

b. Shire of Lillydale Planning Scheme - Dandenong
Ranges Interim Development Order.

14. PUBLIC INTEREST RESEARCH GROUP

'The Dandenong Ranges Report' - a P.I,R.G. public-
ation .

15. DANDENONGS AND YARRA VALLEY RURAL ADVISORY COMMITTEE

Map showing land use of the Ranges area.

16. DANDENONGS LIBERATION FRONT

a. Letter from Mr G. Doering to Mr B. Crowe, dated 2
July 1975, concerning pipe drains.

b. Letters from Mr G. Doering to the Shire of Sherbrooke
Knox City Council and Shire of Llllydale, concerning
electric toilets, together with replies from each
of these Councils.

17. TOWN AND COUNTRY PLANNING BOARD

>ort entitled 'Macedon Ranges' submitted to the
State Planning Council, Town and Country Planning
Board, December 1974. (Vols. I and II)

b. Statement of Planning Policy No. 3, Dandenong
Ranges 1971.

c. Statement of Planning Policy No. 4, River Yarra 1971.

d. Study of Non-conforming Subdivisions and Hobby Farms
in the Macedon Ranges.
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Paper by V.R.C. Warren entitled 'Land Use Planning -
Policies and Projects. The Situation in Victoria'
given at the 197 5 ANZAAS Symposium.

Outline of Implementation Program for Statements of
Planning Policy No. 8, Macedon Ranges.

Terms of Reference of the Policy Review Committee
of Statements of Planning Policy Nos. 3 and 4.



APPENDIX III

FOOTNOTES

1. Victorian Public Interest Research Group Limited, The
Dandenong Ranges Report ? (Clayton 1974) pp. 31, 41, 44.

2. Town and Country Planning Board, Victoria,. Statement of
Planning Policy No' 3, Dandenong Ranges I97l, p 7T,

3. Town and Country Planning Board, Victoria, Statement of
Planning Policy No 8, Hacedon Ranges and Surrounds,
Explanatory Report, p.11.

4. Ibid, p.17.

5. Town and Country Planning Board, Victoria, Statement of
Planning Policy No 8, Macedon Ranges and Surrounds, p.l.

6. Committee of Inquiry into the National Estate, Report of
the National Estate, (Canberra 1974) p.107.

7. Ibid, p.45.

8. Australian Advisory Committee on the Environment, Land Use
in Australia, Report No 4, December 1974, (Canberra 1975)
p.9.

9. Committee of Inquiry into the National Estate, Report^of
the National Estate, (Canberra 1974) p.129.

10. Commission of Inquiry into Land Tenures, Report, (November
1973) p.ix.

11. Committee of Inquiry Into the National Estate, Report of
the National Estate, (Canberra 1974) p.290.

12. Department of Urban and Regional Development, R_egions,
(October 1973) p.23.

86



APPENDIX IV

ACKNOWLEDGEMENTS
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and organisations for making available information reproduced
In the Report:

1. The Victorian Public Interest Group Ltd, for the photo-
graphs on pages 12, 13, 17 and 30, the map on page 5,
and the figures on pages 20 and 52.

2. The Victorian Town and Country Planning Board for the
maps on pages 6 and 8.

3. The Australian Information Service for the photographs
on pages 26 and 28.

4. Mr H. Bissett Johnson for the figure on page 66.

5. Mr G.F. Douglas for the second photograph on page 17.
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