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My task today to release the Report of the Town and

Countr^y Boa^rca (which I shall throughout this statement
irefexr ^ ̂  ̂ o^-trd) 3p(j to announce, in considered terms, the

j tejrmi na tlo o
DQiicV the Victorian Government which have

^xrom the Repo^.
arisen ^

5ome may

■  ̂ . *^^^t dramatic announcements. There are nonel^ as I hav^
Planni'^'^ each det ^^P®^tedly emphasised - is a continuing
Proce^^ policy ^^^'^ination builds on those of the past.
Every oiicies ^^"Jncement must consist largely of re-state
ment ■ cs, and act- ^*^usly announced by Government or planning
authe> will furtK upon by the public. Of course, a major

statei*' to new ^ refine past announcements at many points,
add ef^^ -ti®" ̂  ^^^ects and clarify the way ahead, signpost

j i ^
the more clearly.

.j-ha new anr-j

represent; ^^ements should be supplementary. They

^fundamental change in direction, for that

upon which people had acted in the past,

^Planning and damage its ability to achieve
its c?*'" living conditions and cheaper land,

today's

la sny
,4,t' \ xements, therefore, add to those of the
v/> announces ^ 'Psstf del,, ̂t; changing the general course. And such

new thd^^^ made are consciously hedged in
^itJ^ to be '^^^ately designed to avoid speculative

^  ̂^^^ernment has no intention of allowing its
Qnno^^ h^^ised to force up land prices and to create
prof^ saying t}.^ ^ detriment of the community.

^^nce of th^^^
^  , we ^ the Government in no way underestimates

^ ^fit motive to the development industry.
3  fch®t adeq\4^ vital role of private enterprise in

the ̂  land. We will encourage it. We
^^^^^Wofits are essential to the success of

that of the land development process, but
competitively and efficiently and not

as ^ \ announcements.
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It woul<^ in many ways be simpler for a government to
make no policy ^'^"°^ncements on planning matters and to allow
events simply their course. That would be an abandonment
of the Government s ^responsibility and an abandonment of planning.
Planning is to safeguard the future and to enable

scarce resource^ used to the best advantage of the community
at large.

Ineft^ ^ <r)r unplanned use of all, or any, of theseVO'f — — , - ^ , -w

t
many resource^ t^^present a great waste of the efforts, skills

ot "t-w
and funds, bo^n private sector and of Government and its

agencies. must be reflected in the long term in

higher prices -

It ^th '^re imperative that activities related to
metropolitan channelled along clear, co-ordinated lines

and supporteci ^vJla-K ^ient management procedures. For this
•pi-

purpose an nti^ and comprehensive metropolitan growth

strategy is - &s to give guidance and direction to the

different -frying out diverse functions connected with
the developrnC^ metropolis.

Many ;ree^^^ay will be familiar with the gradual
development '^^ment of this strategy, which has proceeded
over a long In 1967 the Government received reports
t>oth from th^ ^^d the Melbourne and Metropolitan Board of
Works (which ^ ^^nceforth in this statement refer to as the
^Metropolitan ^ ^garding planning organisation and the
f'uture growth Metropolis. In 1968 the Government
announced Mf growth corridors, to which urban growth
^ould be con locations to be selected after further
studies. Ih year, the legislation was strengthened to
enable firmed constraints and controls. In 1971, the

•Metropolitan ^^r^'^^^M^^ibited planning scheme amendments based
^Pon the 196^ ^ ̂ "^"^M^^nients, and the Government reaffirmed the
Intent of th^^ ^cements.

On t: 1974, the two Boards published thoughtful
reports, ea^^'^ ^^'^ently reviewing the major concepts of the
^571 plan an<^' same day, the Premier, following the advice

of Cabinet ̂  ̂  ̂  ^ ̂  exhaustively studied drafts of the two
i^eports - olicy announcements in broad brush terms.
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On the following day, a number of Investigation Areas were

declared and on the 2nd May last year, on behalf of the Government,

I made a Ministerial Statement to Parliament fully outlining

policy on metropolitan planning to that stage.

I reaffirmed at that time the basic strategy of emphasis

upon decentralisation, curtailment of urban sprawl, re-channelling

of growth to the north and west so far as is practicable,

protection of areas of environmental and recreational significance

and the preservation or creation of an urban environment in which

it is pleasurable to live and work and possible to provide for

the needs of; all groups and individuals in our society.

The; effect of that statement was to establish goals very
clearly, but! I acknowledged that further work was required to

"enable the establishment of more detailed priorities for

development^ the preparation of staged programmes for the

provision of services and the further definition of the areas

within the corridors which on the one hand were unlikely to be

released for urban development in the foreseeable future, and

those which on the other were suitable for urban growth, if and

need arose.

Earlier this year, the Metropolitan Board submitted to
Government a report which has become known as the Preferred
Development Areas Report. That Report identified a number of
sreas which were already zoned or prospectively zoned for urban

Purposes, which were in fact desirable for development and which
could most readily be supplied with the range of services which

today required as an essential adjunct of modern living.
Those Preferred Development Areas were adopted by the Government
and declared as Designated Areas under the Development Areas Act

^^"73, to facilitate orderly and comprehensive development,

i-Dcluding full provision of community facilities.

At the time of designation, I announced that these areas
would receive priority in the provision of services and that the

Government would act in co-operation with private enterprise to

ensure the most rapid practicable development of those areas,
with a view to increasing the supply of urban land available on
the market in the shortest possible timo, and making an effective

impact upon land prices.

.4/..
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The GovornmGnt desires to emphasise that the Preferred

Development Areas retain the special place and priority allotted

to them. Resources will, for the time being, be directed to

the development of those areas rather than dissipated throughout

the metropojlis. The Preferred Development Areas concept is

intended to| be an on-going one and, as other areas are accorded
this status', they will receive similar priority.

:  i

Following the declaration of Investigation Areas in

March last 'year, the Board, assisted by highly competent

consultants, undertook intensive and comprehensive studies, the

results of which have now been presented to the Government. Two

reports, concerning Melton and Sunbury, were produced after six

months, and accepted by the Government, resulting in confirmation

and further development of the policy of establishing satellite

^towns at both locations. The Government immediately established
an Interim Co-ordinating Committee - which is working well, and

has prepared draft legislation for a Development Corporation.
In preparing the forthcoming budget, consideration will certainly

t>e given to the funds required to enable the programme to progress

at a proper rate during this financial year.

\

The report which is to be released today deals with the

remaining Investigations Areas, except that at Geelong, and
I propose now to summarise the main thrust of its reasoning and

^^commendations. The report analyses future population and

housing estimates for Melbourne, and the resulting land
requirements. It calculates likely future household formations,
®Dd estimates the possible need for additional dwellings by the

Y®ar 2000 at 600,000. It notes that some of this demand will
he met in existing urban zones and the further urban zones

already shown on the 1971 plans. The report therefore analyses
^he capacity of available land within existing and proposed urban
2^cnes to meet those needs, as well as the capacity and suitability

land within the Investigation Areas. It estimates the

hotal land already zoned for residential purposes, together with
hhat already proposed on planning scheme amendments for such
^cnings, at some 38,500 hectares. Recognising that demand for

residential land is not uniform across the metropolitan region,

the Report projects future demand on a corridor by corridor
hasis, having regard not only to past trends, but also to the
Government's commitment to development of satellite towns at
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Melton and Sunbury and to the promotion of growth in the north

and west generally. The demand projections are then measured

against the Isuitability of land within the Investigation Areas

for future development. To establish the extent of land

suitable for development within each Investigation Area, data

was collected and mapped for eleven factors, namely, existing

land use; zoning; land ownership; conservation value;

topography; slope; geology; soils; flooding; services

provision; and transportation. These were then considered for
their effects on potential land utilisation, both individually

and in combiination where factors were found to interact.

The Report does not base conclusions solely on supply
and demand criteria, but takes into account a wide range of

relevant policy issues as set out in Statements of Planning
Policy and past Government announcements,'and considers also

the submissions (about 150 in all) received from local councils,

statutory bodies, private developers, individuals and

organisations. Important issues canvassed include, for
example; the policy already in force of limiting future develop

ment in the Lilydale corridor; the broad environmental impact
of large scale development in Investigation Areas; comparative
costs of service provision; implications for employment locations

transport; and the social issues which would require
attention in eny proposed development areas.

The report suggests that deficiencies in the supply of
urban land, over and above the stock of land in existing or
propog^^ urban zones, can best be projected in terms of demand

within a planning horizon of years (i,e« to 1990), for a
number of reasons.

First, household formation projections, upon which the
demand for land is based, can fee more certain up to that time
since the potential household formers during the intervening
porio^ between new and then have already been born, and can be
assesie^ OS a rea§©nably accurate statistical exercise, ieyond
that Point the estimates must be less certain, and actual

resuiti will depend upon trends in fertility rates and
Qt'Vdrnment migration policies which cannot at this stage fee
firmly predicted,

Secondly, a fifteen year planning horizon is sufficient
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to enable all authorities concerned with provision of services

and community facilities to develop and implement co-ordinated

programmes, fully integrated within the announced growth

strategy. Such an approach is essential to ensure that the

creation of new communities around Melbourne shall be accompanied

by full provision of social and ccitmunicy services and facilities

in advance of, or parallel with needs, rather than long after

the need exists. The Government is determined to achieve that

result. ,

After analysing all these issues, the Report presents the

following conclusions:

The! major demand for land will continue to lie in the
cast and south-east of the metropolis. Much of the growth in

"the Lilydale corridor will bo in the southern portion (i.e. Knox

and Vi/averloy) and therefore Is potentially more likely to spill

south towards Berwick, than north toward Plenty given the

Government's intention to restrict development in the Lilydale

corridor itself. Opening significant parts of the smaller

Investigation Areas such as Cranbourne, Langwarrin and Carrum

Downs could help to reduce e <pccted pressur-is in the

Berwick corridor and further widen the range of choice available
to future Frankston corridor settlers. The further opening of

major parts of the Plenty and Berwj ck '^orridors, and possibly

the smaller In/osLigacxon Areas mentioned above, together with
parts of the Werribee and Baxtcr-Balcombe Valley Investigation

Areas appears to be sufficient at this stage to cover projected
^5 year development demands.

Within the context of these estimated demands for land

and the characteristics of the individual Investigation Areas,

it is recommended that future development be focussed in the

eastern half of the Werribee Investigation Area, in the Plenty,

Berwick, Bcrwick-Pakenhamj Cranbourne, Carrum Downs and

Langwarrin Investigation Areas, and in the northern part of the
Baxter-Balcombe Valley Investigation Area lying within the
Metropolitan Planning Area.

The Board recommended designation of these areas under
the provisions of the Development Areas Act.

I

The Board did not recommend designation of the Point Cook

o7/.o
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Investigation Airea , the WGstexrn part of the Werribee Investigation
AjToa and the southern part of the Baxter—Balcombe Valley
Investigation Ar-ea, for reasons which are fully set out, and
which the Goverrnment fully endorses.

The Govoirnrnent has intensively studied the Report and
I em now in a position to indicate the determinations made
on strategic principles and the immediate actions being under
taken to implement the stratdgy.

Firstly, the Government accepts the Boards conclusions
as to future land requirements. These are realistic and allow
for a wide range of eventualities which cannot be accurately
predicted at this stage. It would be foolhardy in the extreme
to plan only on the basis of the lowest possible estimates of
future population and household formations.

Secondly, the Government accepts the Report's recommenda
tions as to the future locations within which further urban
development, outside present and prospective zonings, should be
confined.

Thirdly, the Government consequently accepts that the
areas not recommended for designation should be excluded from
' onsideration for urban development in the foreseeable future.
As a result, these areas join other corridor zones referred to
in my statement of 2nd May last year (viz. Lilydale, Merri and
East Melton) as essentially non urban areas. It will be
^Gcaiied that in that Statement I indicated that the prospects
for urban development in these areas "should be regarded as
deferred indefinitely". I expressly reaffirm that policy.

The Government is not, however, prepared to engage in
^^holesale designation of land on the scale recommended in the
Roporto

The areas involved are too large and the prospects of
development are currently too remote and designation would be
quite unfair to all concerned in these circumstances.
Designation would furthermore lend an aura of inevitability
to urban growth, which is certainly not the Government's

policy. Designation would give rise both to false fears and
to false expectations, as well as unnecessary uncertainty^

o 8/ o o
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This is not to say that the Government disagrees with

the procedure of designating certain lands where necessary;

on the contrary, the Government has used and will continue to

use this mechanism where appropriate. Designation has several

important advantages which stqm from two sources, firstly the

need for accelerated or controlled development in certain areas,

and secondly the opportunity afforded by designation to achieve

an improved development management process through the

potential for public land purchase and development.

On balance however, the Government is satisfied that

designation of land, on the scale recommended, is inappropriate
in the present circumstances.

I shall, hov;ever, identify two comparatively small areas
"for designation when I refer to specific actions being undertaken,

but first I desire to summarise the principal elements of

metropolitan growth strategy as it now stands following

acceptance of the Board's, report.

It is intended that the direction and extent of future

metropolitan growth will be as follows: —

*■ firstly the non-urban areas identified in the 1971 Corridor
Plan are confirmed.

*  secondly, corridor zones not identified as potential
development areas will be viewed as essentially non-urban in
character, at least for the foreseeable future, until other
options are fully utilised.

*  immediate growth will be channelled into the Preferred
Development Areas as identified by the Metropolitan Board
and designated by the Government.

'  equal priority will also be given to the encouragement of
comprehensive and well-planned development in the satellite
towns of Melton and Sunbury.

second priority for growth will be those areas currently
zoned or proposed to be zoned for urban purposes but not
included in Preferred Development Areas as at this stage.

third priority at the appropriate stages will be given to
portions — yet to be selected - of those Investigation Areas
which have been identified by the Board as wholly or partly

o 9/ o o
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suitoblo for accommodating potential urban development; but

only if when and where need and desirability are fully

established and satisfactory terms of development are

proposed and accepted,

I desire to make it clear, beyond the faintest possibility of

doubt that identification of these third priority areas confers

vjpon them no new development rights whatever, and that anyone

who assumed the contrary deserves to burn his fingers. Rather

than these areas being approved for urban development, their

prospects are in fact being deferred until many contingencies

eventuate, if indeed they dol

Demand of the degree for which provision must in prudence

be made at this stage, simply may not eventuate in fact. Its

V location may alter dramatically. Lifestyles and preferences will

change. Legislation, such as the Cluster Titles y\ct, will have
an influence. Effective decentralisation policies will provide

some relief to pressures upon the metropolis. Policies designed

to assist and attract to the North and West, and to foreclose

options in the sensitive East and South-East, will have their

effect. Trends in population growth are by no means certain.

Significant portions of the areas are, or may prove, unsuitable
for urban development.

In short, some of the land will, and more may, never
^o, or need to be, released for urban development. What is
Uncertain is what parts of which areas will need to be released,
^hon and under what conditions.

Selection of any particular part, or parts, of any

Particular one or more of any of these areas for urban develop-

•^Gnt will be contingent upon the findings of other studies such
(for example) as the Western Port Bay Environmental Study, and
upon the actuality of population growth and demand. The

Pi^ospects of all these areas should therefore be regarded as

deferred until after substantial development, both of the
Preferred development areas and of the remaining areas prospect=
ively zoned for urban purposes under existing planning schemes.
In short ~ and I emphasise the fact = there is no implied
Commitment whatsoever for the release of any part of any of these
Qreas for urban development.

o 10/o o



- 10 -

If and when the time comes for consideration of release

of any part of these areas, the release will be on the basis of

terms and conditions agreed between developer and responsible

authority, in the mutual interests of community and developer,

having regard to the principles of negotiated planning referred

to by the Premier in his announcement of 25th March, 1974, and

subsequently elaborated by me in a number of public statements.

In addition to conditions regarding services, standards and open

space, for example, the negotiations may take account of the

need for environmental impact statements and of reasonable

increases in land values between the date on which Investigation

Areas were declared in March, 1974, and the date of release for

development.

I have outlined the structural principles of metropolitan

growth strategy, and turn now to detailed and specific actions

currently being undertaken in furtherance of it.

I referred earlier to the designation of two comparative

ly small areas at Berwick and Cranbourne. When the Metropolitan

Board was producing its Report on Preferred Development Areas,
land at each of these locations would have been included in the

recommendations made at the time but for the fact that they were

the subject of the forthcoming Investigation Areas Report. It
has been decided that these two areas should now become

Preferred Development Areas, with consequent priority in the
provision of services to enable their early release for urban

Purposes. An area of approximately 80 hectares at Cranbourne

today been designated by the Governor-in-Council, whilst
the precise boundaries of the area at Berwick are currently

^nder consideration by the Executive Council.

The concept of Preferred Development Areas is intended

be an ongoing one, 'and further areas will be designated

within that classification as warranted and as the limits of

resources enable services to be provided. Only when

designation takes place will it henceforth be possible to regard
specific areas as "ripe for development" and it will become so

designated under the protection of a mechanism which will guard

^gainst speculative increases which might otherwise be created

the announcement.

The Metropolitan Board is currently refining its plans

.11/•'
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ond pirogjrammes fojr the development of the first stage of
Development Areas and willj as soon as practicable}

convene o sejries of meetings of municipal representatives and

pr'opeirty owners in the areas affected} to ensure that they are
kept as fully inforrned of progress as is possible.

The present Victorian Government was responsible for the
passage of the Development Areas y\ct 1973} and is well aware of the
advantages of the mechanism of designation in appropriate cases
in dampening down speculation. Having decided against wholesale
designation in the present case} the Government has nevertheless
committed itself to the policy of minimising land price increases}
and restraining undue increases} in the areas identified for
potential urban growth. One useful tool may lie in the use of
agreements on pricing policy in negotiated planning arrangements}
where appropriate. In addition} the Government has instructed
the Valuer General to establish a land-price monitoring system
for these areas and to inform me of any land sales within the

areas affected by today's announcements} which substantially
exceed the land price index currently operated by his Department.
The Government desires to be in a position to act swiftly to

protect the community interest in these areas} as and when
necessary. This could well include the designation of specific
portions of land if necessary to curb speculative activities.

The Metropolitan Board will continue to administer the
areas to which I have given prime attention today under the
terms of its existing Interim Development Order, but giving
oareful attention to the policies outlined in this Statement.
I have, however, requested the Metropolitan Board to give urgent
attention to amendment of the I.D.O.'s to ensure further

protection of the rural character of these areas for the present
®nd to avoid the possibility of developments of a kind which
"^ight later create difficulties in reconsidering releases for
rban purposes on the most generally beneficial basis. I have
^Iso requested the Metropolitan Board to amend its I.D.O.'s,
3nd the planning scheme to follow, to enable that Board to
institute more efficient and effective negotiated planning

procedures.

One further study has also been requested of the

Metropolitan Board, in respect of the range of potential uses
which might be permitted in those parts of the corridor zones

O12/O o
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progress in the evaluation of metropolitan strategy, which is

a continuing process- It is a step forward in signposting

direction- The alternative to an effective planning strategy

is i.n uncontrolled, directionless urban sprawl, which the

Government could not accept and which would be detrimental to

th- future of people whom planning is designed to serve.

Increasingly, those who care are becoming aware that

we live in a world of finite resources, and it is without the

slightest doubt the responsibility of Government to husband

those resources and to direct them into activities which will

ultimately create the greatest advantages for people of the

State-

Failure to identify clear strategy for future development
would also result in higher prices arising from uneconomic

provision of services and facilities in a less attractive

environment and in failure fully to meet and serve the needs

and aspiratiops of people. Those ills we are determined to

avoid- ;

I

My Statement today will be printed as soon as possible

and • adequate .'copies supplied to municipalities in all areas

affected by it, where it will be made available to property
owners and interested parties upon request. It is hoped too
that municipalities will provide prospective purchasers in

those areas'with copies of this Statement, accompanying the
issue of planning certificates.

The objective is to ensure that the policy of the

Government is as widely known as possible and that there will
no misunderstandings concerning its intent.
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not idontifiod as having potential for urban growth within the

forcseeablG future. It is desirable that uses permitted in

those areas now do not foreclose long term options for other

possible uses- Given the results of this study and the

direction of a Statement of Planning Policy, the Metropolitan

Board, as metropolitan regional planning authority will then be

in a position to further amend its I.D.O.'s and introduce

zoning and ordinance provisions more appropriate to the policies

I have outlined today-

In addition, I have a^ked the Town and Country Planning

Board to finalise preparation of a formal Statement of Planning

Policy on metropolitan planning strategy which will include

the principal items of policy arising from this Statement and my

Statement of May last year - when I first foreshadowed preparation
of the formal Statement. VJhilst some initial work has been done,
it was obviously impossible to complete that document before

the Investigation Areas Report had been submitted to, and

d itermined upon, by the Government. Production of this

Statement of Planning Policy should now proceed forthwith.

I would be remiss if I did not refer to organisation

for planning and co—ordination. The State Government has

decided to take steps which will further improve the machinery
for co-ordination and evaluation of programmes, and integration

of activities and policies, as between all Government Departments
end Instrumentalities- The State Planning Council is to be

upgraded in authority, and made directly responsible to the
Premier, in major fields. The objective will be to enable that
Council more effectively to undertake the essential role of
strategic planning and co-ordination of implementation. It
will assist Cabinet, will work in close harness with the Board
and the Minister for Planning for the time being, will be

serviced by a full time team of top personnel with varying

backgrounds, and may be renamed the State Co-ordination Council,

Before, completing details of the new arrangements, the
Government will take into account submissions from planning and
community organisations, authorities and individuals, as it is
desired to make full use of the ideas and expertise they have
to

As I indicated earlier, today's Statement outlines
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