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5.5 RESIDENTIAL DEVELOPMENT 

5.5.1 Overview

While current population trends predict relatively slow 
growth (around 50 people per annum), Seymour has the 
opportunity to attract new residents to the region to 
offset the historical low level of population and housing 
growth. Therefore, existing provisions for housing must be 
rethought to ensure planning for housing is proactive rather 
than reactive.

Improving the liveability of Seymour through further 
development of infrastructure and services would increase 
the attractiveness of Seymour. The attraction of new 
residents would also contribute to a level of organic business 
and employment growth. 

The Structure Plan seeks to attract new residents to the 
region through: 

 ■  Provision of quality residential allotments and housing 
choices; 

 ■  Support for economic growth and development  and job 
creation within the local economy;  

 ■  Investment in educational facilities to attract young and 
middle aged working families; and

 ■ Maintaining the affordability advantage of Seymour 
relative to Melbourne.

Currently, existing home styles are typically detached 
single level homes. While the community has mixed 
views in regards to the need to provide for a variety of 
housing options, consideration must be had in relation 
the forecasted age profile and household structure within 
Seymour. This is anticipated to change, with the proportion 
of people over 70 years in age increasing and the proportion 
of lone person and couples without dependent households 
also increasing. This will create demand for a variety of 
housing types and create a need for housing design 
to better respond to those wanting to age in place i.e. 
Opportunities for medium density development and aged / 
retirement living options. 

A key challenge will be to manage residential growth and 
change to ensure the amenity of existing residents and 
existing heritage is retained and respected.

In regards to the future supply of dwellings and housing 
choice within Seymour, the Structure Plan identifies several 
different sources including:

 ■  Infill Development; small scale multi-unit development 
(villas and townhouses) dispersed through the 
established urban area; and

 ■  Greenfield sites; new development areas zoned 
or identified for residential purposes where new 
development is likely to be developed for detached 
dwellings.

In Seymour, there are potential opportunities across each 
supply type, although in practice the major source of future 
residential supply is likely to come from greenfield supply 
owning to the demand for detached houses and residential 
lots between 800 - 1000sq.m. 

5.5.2 Objectives

O4.1  Ensure a diverse range of lot sizes and dwelling 
types are available to suit different households 
and incomes. 

O4.2  Support in-fill development near existing shops, 
services, open space, transport and utilities which 
is reflective of the character of the surrounding 
neighbourhood. 

O4.3  Ensure existing and new residential 
neighbourhoods are well planned, distinguishable 
and have access to a range of services and 
amenities. 

O4.4  Protect medium and long term growth 
opportunities to allow for further growth. 

KEY PRINCIPLE 4

Ensure the changing needs of the community are supported through residential development that is 
well planned, attractive, and sustainable and respects existing built form and natural systems.
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5.5.3 Infill Development

The Structure Plan identifies opportunities for infill 
development within established residential areas of 
Seymour to provide additional housing, where there is 
good access to shops, services and public transport options. 
This could be in the form of medium density housing such 
as townhouses and units. This housing type will provide 
greater housing choices for the community and will become 
more important as the household sizes reduce and the 
population ages.  

Areas for incremental infill are identified on the Figure 13 as 
‘Infill Development Opportunity’. 

The Structure Plan also seeks to improve the physical 
appearance of established residential areas. Streetscape 
and public realm improvements including additional 
landscaping and planting and enhanced footpath 
connections will help to beautify established residential 
areas making them more attractive to existing and future 
residents.

Within the established residential areas there are also a 
number of heritage areas that have a positive impact on 
the character of Seymour. For this reason the Structure Plan 
recommends that infill development respects these areas, to 
ensure their character will be retained. 

In addition to new housing, there is the opportunity to 
support upgrades to older housing in Seymour to improve 
its quality, comfort and energy efficiency. Seymour has a 
number of active communities groups that have successfully 
converted existing homes and the continuation of such 
initiatives are supported by the Structure Plan. 

Social Housing

Seymour is considered to have a high concentration of 
government housing, particularly focused to the south east 
of the township. While social housing provides affordable 
housing choices for the community, within Seymour, 
these areas are associated with negative perceptions. The 
Structure Plan supports opportunities to renew social 
housing areas. This includes encouraging a mix of tenures 
and public realm improvements.

The Department of Justice and the Department of Health 
and Human Services have identified the opportunity to 
work with the local community and Council to improve the 
appearance of key streetscapes. While the project would 
provide opportunities to engage local residents and build 
community relationships, it may also provide other positive 
outcomes for the community such as enhancing community 
pride, improving perceptions and potential economic 
outcomes. 

Retirement Living and Aged Care

An aging population is likely to require an increased 
diversity of housing product. Aged care facilities, retirement 
and over 55 living are encouraged in residential areas with 
good access to existing services and facilities. 

Precedent Image - Indicative Medium Density Housing.

Precedent Image - Indicative Retirement Village / Aged Care.
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Mixed Use Zoning
There are a number of large, underutilised or vacant 
landholdings within the established area of Seymour which 
may be suitable for mixed use development. These sites will 
play an important role in the delivery of diverse housing 
outcomes, take advantage of existing services and amenities 
and provide opportunities to integrate these sites with 
surrounding land uses. 

Potential Mixed Use Zones are identified on Figure 13 and 
include:

 ■  High Street Mixed Use (Site A)– Industrial uses located 
within close proximity to the town centre. Currently the 
existing industrial uses provide limited activation of the 
street adjacent to the Vietnam Veterans Commemorative 
Walk and TAFE interfaces. The Structure Plan seeks to 
encourage a mix of uses in this location to activate and 
attract people to the Vietnam Veterans Commemorative 
Walk, and provide a link between the river and town 
centre. Shop top housing and student accommodation 
may also be appropriate in this area given its proximity to 
the TAFE and other key uses. 

 ■  McIntyre Street Mixed Use (Site B) –Commercial 2 
zoned land within close proximity to the town centre. 
The proposed mixed use zone provides the opportunity 
for residential development in this area to complement 
the school and open space uses and to provide more 
activity on the street.

 ■  Alexander Street Mixed Use (Site C) - Farmland, 
industrial and residential zoned land located within close 
proximity of the town centre. Mixed use zoning provides 
opportunities for additional residential, aged care, 
community facilities, home office uses and commercial 
uses near the town centre, recreational facilities and the 
railway station. 

5.5.4 Rural Residential Development

Much of Seymour’s existing rural residential land supply is 
located to the east of Seymour’s established urban area. 
Rural Living Zone and Low Density Residential Zoned areas 
are located along Whiteheads Creek and along Kobyboyn 
Road.  

Kobyboyn Rise is a rural living residential estate located 
within close proximity to the Seymour race track and 
associated equine facilities. While access to natural gas and 
sewerage is currently not available, the estate has provided 
much of the recent rural residential supply for Seymour. 

The Structure Plan identifies additional areas of rural 
residential where land is suitable and to provide a diversity 
of housing choice within Seymour. Possible locations 
are outlined in the following Section 5.5.5.  Greenfield 
Development. 

5.5.5 Greenfield Development 

The majority of Seymour’s population growth will occur 
within greenfield sites. Some of these areas are currently 
being developed, some have approved plans in place, some 
are already zoned for residential development but not 
yet developed, while others will be the subject of further 
investigation looking to a possible rezoning.  

Analysis of existing and committed greenfield sites 
identified a significant proportion of these areas may be 
constrained by environmental features; including extensive 
native vegetation, flooding and steep slopes (which add 
to the cost of development) and as a result may not be 
viable for residential development. Existing and committed 
greenfield sites considered suitable for development are 
identified on Figure 13 and Table 3. The Structure Plan 
prioritises residential development in these areas in the 
short term. These sites are generally well located and have 
access to transport options, shops and services. 

The actual supply of greenfield residential land in Seymour 
is estimated to be in the order of 724 lots. A lot yield has 
been calculated from those parcels of land considered 
‘developable’ in the future. That being said, it is noted that 
the large area of elevated land south of Anzac Avenue is 
heavily encumbered with vegetation. This area of land 
provides for a theoretical yield of some 374 conventional 
lots, however this could be significantly reduced if vegetated 
areas are retained.

Recent greenfield development located along Tarcombe 
Road. 

Tuesday 11 July 2017



45

The Structure Plan also provides a range of medium and 
long term residential growth options. These include:

 ■  Greenfield Development Site 11 – Includes land to the 
west of Hume and Hovell Road, adjacent to the Light 
Horse Memorial Park. Existing farmland located within 
the distribution networks for water, gas and electricity 
service and on the edge of distribution networks for 
sewer services. Due to the sloping nature of this site 
and access to sewerage, it is suggested that this site 
is suitable for a combination of low density and rural 
residential development. The impact of the former 
landfill and its associated buffer (500m) to the south, as 
well as the provision of pedestrian and cycle connections 
outlined in this Structure Plan, will need to be considered 
as part of future detailed planning. 

 ■  Greenfield Development Site 12 – Located south 
Whiteheads Creek and existing rural living lots along 
Highlands Road. Currently farmland located on the 
edge of distribution networks for water, gas, sewer and 
electricity services, these areas provide opportunities to 
extend the general residential zone. Future residential 
development should however consider the adjacent 
racecourse and equine activities. 

 ■  Greenfield Development Sites 13 and 14 – Located 
north of Back Creek and south of Tarcombe Road.  
Currently farmland located on the edge of distribution 
networks for water, gas, sewer and electricity services, 
these areas provide opportunities for long term 
conventional residential development, if required.

 ■  Greenfield Development Site 15 – Located north of 
Tarcombe Road and bounded to the west by existing 
residential development and to the east by the buffer 
to the Seymour Waste Management Facility. Existing 
farm land located on the edge of distribution networks 
for water, gas, sewer and electricity services, these 
areas provides for a logical extension to the residential 
community in this area and allow for long term 
conventional residential development, if required.

 ■  Greenfield Development Site 16 – Bounded by 
Redbank Road, Seymour-Avenel Road and the 
Melbourne to Sydney Railway Line. Existing farm land 
located within distribution networks for water, gas and 
sewer services, it is constrained by existing vegetation. 
It however provides for the logical extension of the Low 
Density Residential Zone.

Table 3 Indicative Yields - Existing and Committed Greenfield Development Sites

Existing and Committed Greenfield Development Sites

Identification 
Existing zoned 
land to be retained

Gross Area 
(ha)

Gross 
developable 
area (ha)
 

Estimated Net 
Developable 
Area (ha) 
Assume 20% for 
connector roads, 
POS etc

Estimated Lot 
yield
Assume 25% take 
out and average 
800 square metre 
lots.

Estimated 
Density/NDA
 

1 5.8 3.5 2.8 26 9.4

2 5.0 4.0 3.2 30 9.4

3 14.8 14.8 11.9 111 9.4

4 2.2 1.6 1.2 12 9.4

5 16.2 6.5 5.2 48 9.4

6 7.0 2.8 2.2 21 9.4

7 15.8 4.7 3.8 36 9.4

8 5.9 5.9 4.7 44 9.4

9 5.8 2.9 2.3 22 9.4

10 49.9 49.9 39.9 374 0.5

 Total  724

NB: At the time of detailed planning estimated net developable area, estimated lot yield and estimated density may vary. The 
above table should not be read as limiting development.
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 ■ Greenfield Development Site 17 – Includes land south 
of Whiteheads Creek and north of Seymour Racing 
Club. This area is currently zoned for farming uses and 
provides opportunities to extend the general residential 
zone. Access to water, gas, sewer and electricity services 
are currently available for part of the site. Future 
residential development should however consider:

 • Servicing and infrastructure.
 •  Landscape, vegetation, biodiversity values and 

ecological issues.
 •  An appropriate subdivision and built form 

treatment, particularly in response to the adjacent 
race course and equine activities and gas pipeline. 
An appropriate buffer to the race course to be 
investigated. 

 •  Access arrangements onto Kobyboyn Road and 
Telegraph Road.

 • Salinity and bushfire risks and potential risks 
associated with the gas pipeline easement.

 •  Integration with existing streets and open space 
networks.

 •  Access to community infrastructure and sports 
facilities.

Owing to the distance of this site from the existing township 
this should be a lower priority than other identified 
greenfield development sites. As a result of this lower 
priority, the full implications of this site becoming residential 
have not been consider by this Structure Plan, however 
should be at the time of rezoning.

It is important that greenfield residential development is 
planned for to ensure sufficient land is available for growth 
and that residential growth is managed so that residents 
have access to a range of services and amenities.  These 
areas should also be planned to integrate with existing 
residential communities to create a connected network 
across Seymour.  

There is a tension between the desire to provide new 
housing opportunities and the need to protect productive 
agricultural land near the town. A key aim of the Structure 
Plan is to provide guidance for the suitable location of 
residential growth in order to protect key natural areas and 
rural interfaces from further fragmentation. 

The strategies and actions identify parameters for these 
investigations. 

Table 4 Indicative Yields - Proposed Greenfield Development Sites

Proposed Greenfield Development Sites

Identification 
Proposed 
greenfield 
development 
sites

Gross 
Area 
(ha)

Gross 
developable 
area (ha)
 

Estimated 
Net 
Developable 
Area (ha) 
Assume 20% 
for connector 
roads, POS etc

Estimated 
Lot yield
Where GRZ 
proposed 
assume 25% 
take out and 
800 square 
metre lots)

Estimated 
Density/
NDA
 

Proposed zoning 
changes

11 82.3 57.6 46.1 43 0.9 Rezone from FZ to mix of LDRZ and 
RLZ (assume average of 8,000 m2 lots)

12 40.5 40.5 32.4 304 9.4 Rezone from FZ to GRZ

13 10.3 7.2 5.8 54 9.4 Rezone from FZ to GRZ

14 39.8 33.8 27.0 253 9.4 Rezone from FZ to GRZ

15 82.7 74.5 59.6 558 9.4 Rezone from FZ to GRZ

16 17.9 17.9 16.1 6 0.4 Rezone from FZ to LDRZ

17 202.5 172.1 137.7 1291 9.4 Rezone from FZ to GRZ

 Total  2509

NB: At the time of detailed planning estimated net developable area, estimated lot yield and estimated density may vary. The 
above table should not be read as limiting development.
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5.  

5.  

Land Supply

Adopting the population forecast of 10,000 plus by 2036, 
provides for the take up of 84 dwellings per year. Assuming 
a 80/20 greenfield/infill split, the existing and committed 
supply of land (724 lots) could provide for approximately 8.7 
years supply.  The proposed greenfield sites (2509 lots) could 
provides another 30 years supply approximately. 

5.5.6 Strategies and Actions

S4.1  Support the provision of a range of residential 
densities in new residential neighbourhoods to 
support a diversity of housing types. This should be 
generally in accordance with Figure 13. 

S4.2 Investigate rezoning land identified for infill to 
Residential Growth Zone.

S4.3  Focus infill development within the area identified 
in Figure 13 as ‘Infill Development Opportunity’.  
Ensure new housing in this area is responsive to 
the site and local context, provides a high level 
of amenity for existing and future residents, and 
provides contemporary design while reflecting 
elements of the country character.

S4.4  Support streetscape and public realm improvements 
that create distinctive neighbourhood identities and 
enhance the appearance of established residential 
areas. 

S4.5  Use waterways, heritage and natural elements to 
define and distinguish residential neighbourhoods. 
These should be integrated into the open space 
network, as identified in Figure 14.

S4.6  Prioritise the development of existing / committed 
greenfield and infill development sites, as identified 
in Figure 13. 

S4.7  Ensure development of Seymour’s valued 
agricultural land is discouraged.

S4.8  Work with DoJ, DHHS and the community to 
improve the physical appearance and identity of 
social housing areas. This will include identifying 
appropriate priority locations for streetscape 
improvements and opportunities for funding 
housing upgrades.

S4.9  Investigate and actively pursue opportunities for 
aged care facilities, retirement and over 55 living 
and co-housing within Seymour.  

S4.10  Support upgrades to older housing in Seymour to 
improve their quality, comfort and energy efficiency. 

S4.11 For areas identified as Greenfield Development, look 
to rezone the land after considering the constraints, 
context and future development outcomes.

S4.12 Support the provision of good quality and 
affordable residential land in close proximity to 
infrastructure and services. 

S4.13 Promote the consolidation of land parcels to 
facilitate long term renewal opportunities, including 
residential, accommodation, retirement living and 
aged care.

0315-0166-40 R001 Draft Structure Plan_Rev21
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Figure 14 Natural Environment and Landscape
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5.6 NATURAL ENVIRONMENT AND 
LANDSCAPE

5.6.1 Objectives

O5.1  Ensure future development responds to the 
distinct landscape features of Seymour, in 
particular the Goulburn River. 

O5.2  Protect existing biodiversity and landscape values, 
such as hill tops, watercourses, wetlands and areas 
of significant vegetation and incorporate these 
into the open space network, where possible. 

O5.3  Mitigate environmental risks including fire, 
flooding, salinity, erosion and contamination. 

O5.4  Encourage and support sustainable initiatives 
and high Ecologically Sustainable Development 
(ESD) standards including energy efficiency, water 
management and the use of low embodied energy 
materials. 

5.6.2 Biodiversity and Environment

The landscape and environmental setting of Seymour is 
intrinsically linked to its character, identity and history. River 
and creek corridors and the surrounding foothills to the 
south, east and north, not only provide a distinct framework 
for the town, but also provide important habitat and 
recreational links. 

The existing river and creek corridors provide great 
opportunities for both recreational and ecological functions. 
Traversing the study area, the creek corridors provide 
habitat and recreational links that connect people to key 
destinations and environmental features. Goulburn River, 
Bushland Park and The Australian Light Horse Memorial 
Park are key environmental areas and were all recognised 
as positive aspects of Seymour. Granite Park was also 
considered to have environmental and recreational values 
by the community. Further investigation of this park is 
suggested to determine these values.

The Biodiversity Background Report identified a number of 
areas of significant vegetation and biodiversity. Remnant 
native vegetation (Environmental Vegetation Classes) 
includes Box Ironbark Forest, Floodplain Riparian Woodland, 
Creekline Grassy Woodlands and Grassy Woodlands. 
A number of these areas also provide suitable habitats 
for several fauna species of national, state and regional 
conservation significance.  There are several overlays that 
apply to the study area and protect significant vegetation. 

No significant fauna species were recorded in the study area 
during site assessments however there are suitable habitats 
within the study area for several fauna species of national, 
state and regional conservation significance. 

The Structure Plan proposes to protect and integrate 
Seymour’s landscape features and environmental systems 
as the basis for the future town structure. This will reinforce 
the landscape setting, which is highly valued by the 
community and create distinctive identities for existing 
and new residential neighbourhoods. Preservation of and 
enhancement of the natural and environmental character 
of Seymour needs to be carefully balanced in the context of 
the risks extensive vegetation cover and slope poses from a 
bushfire perspective. 

KEY PRINCIPLE 5

Respect and enhance Seymour’s natural landscapes and environmental values and ensure that the 
town’s growth and development is environmentally sustainable.
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5.6.3 Climate Change

The key driver behind the protection of Seymour’s 
environment comes not only from the aspirations of the 
community but also to enable early protection from the 
effects of climate change. Seymour is seen to be particularly 
vulnerable due to its geographic position and its existing 
propensity to flooding.  Climate change is likely to result in 
environmental and landscape changes including increased 
temperatures, increased risk of drought and flooding, 
vegetation change, increased fire and erosion potential.  
Adaptation strategies include increases in planting 
and connectivity between vegetation systems and an 
increased awareness of tree planting as an important heat 
management and pedestrian amenity device.  

There are also opportunities to ensure environmental risks 
are managed and effectively considered through planning 
scheme controls. Overlays relating to environmental risks 
that currently apply to Seymour include the Land Subject to 
Inundation, Flooding, Wildfire Management, Environmental 
Audit, Erosion Management and Salinity Management 
Overlays. These overlays have strongly determined the 
proposed rezonings and development areas identified 
in Section 5.5 Residential Development. These overlays, 
including their extents and associated planning controls 
should be regularly reviewed to ensure they accurately 
reflect the environmental risks facing Seymour.  This 
includes a review of areas affected by the Goulburn Rivers 
1 in 100 year flood, once the proposed levee has been 
constructed. Refer to Section 5.9 Services and Utilities for 
actions and strategies relating to the flood levee.

Responses to climate change also include encouraging 
an urban form that minimises emissions. This includes 
supporting a compact urban form and encouraging 
alternative modes of travel. 

5.6.4 Environmentally Sustainable Development

Buildings that incorporate Environmentally Sustainable 
Development (ESD) bring many benefits. ESD buildings 
are more comfortable and healthy to inhabit and while 
there may be increased construction costs, there are also 
ongoing financial benefits through reduced running costs 
and improved health of the occupants. In terms of broader 
community benefits, ESD buildings can reduce greenhouse 
gas emissions, power consumption, water usage and waste, 
and help to protect water quality. 

The Building Code of Australia provides some energy 
efficiency and water conservation measures that 
development is required to meet. A number of community 
led initiatives, focused on improving sustainability, have 
also been undertaken in Seymour. One such project is the 
conversion of older housing to make them more energy 
efficient, more comfortable and cheaper to run.  

The Structure Plan seeks to encourage and support 
sustainable initiatives and the development of buildings 
that incorporate Ecologically Sustainable Development 
(ESD) standards. This will need to be balanced in the context 
of Seymour to ensure that these initiatives are mindful of 
not imposing additional costs onto future development or 
impact on development viability.

Precedent Image - Support sustainable initiatives and 
buildings that incorporate ESD principles. 
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Protect existing biodiversity and landscape values such as 
watercourses and areas of significant vegetation. 

5.6.5 Strategies and Actions

S5.1  Ensure creek, wetland and waterway open space 
corridors are designed and of sufficient width to 
provide multiple functions including drainage, 
ecology and recreation, as appropriate. 

S5.2  Investigate opportunities to provide open space 
connections along creeks, including Goulburn River, 
Whiteheads Creek and Back Creek, currently located 
on private land, as and when redevelopment 
proposals are brought forward. 

S5.3 Provide additional tree planting within established 
streetscape and open space areas in accordance 
with Council’s street tree planting policy. 

S5.4 Enhance opportunities for biodiversity through 
landscape treatments in streetscape and open space 
areas. 

S5.5  Work with and support local initiatives that aim to 
improve the environmental qualities of existing 
creek corridors and areas of significant biodiversity. 

S5.6  Encourage the use of low maintenance indigenous 
and native plant species along creeks, wetlands and 
waterways. 

S5.7  Retain existing trees, indigenous vegetation, road 
side vegetation and significant landscape areas, 
where possible and in accordance with the Mitchell 
Shire Rural Roadside Management Plan 2016-2026. 

S5.8  Provide an integrated network of walking and 
cycling trails as identified on Figure 16, to improve 
access to natural landscapes, while respecting the 
biodiversity values of these areas.

S5.9  Reflect the local character and environmental 
qualities of Seymour through streetscape and open 
space planting.

S5.10  Retain and enhance existing valued conservation 
open spaces i.e. Bushland Park and The Australian 
Light Horse Memorial Park.

S5.11 Investigate the environmental and recreational 
qualities of Granite Park to determine if and how it 
should be incorporated as part of the broader open 
space network for Seymour. 

S5.12  Ensure planting, landscaping and vegetation along 
creek lines and within open space areas, considers 
CFA emergency vehicle access recommendations 
and does not increase bush fire risks. 

Retain and enhance existing valued conservation open 
spaces such as the Australian Light Horse Memorial Park.
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