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Executive Summary 
In September 2009 Aurecon contributed to a report prepared for The Coburg Initiative (TCI) which 
outlined: 

• The Location and supplier of existing infrastructure services which serve the TCI  development 
area; 

• The Capacity of these existing services; and 
• The State/conditions of these existing services. 
 
This report seeks to update the information previously provided and to assess the potential impacts on 
the infrastructure of the new concept plan and higher development yields. We have also sought to 
meet with the infrastructure suppliers,  Yarra Valley water, Melbourne Water , SP AusNet  and 
Jemena  to discuss with them the impact  the propose additional development yields will have on their 
existing infrastructure, what infrastructure upgrades are likely to be required and what the potential 
development contribution might be.  

We were not able to obtain infrastructure developer contribution costs from the utility suppliers (except 
for Yarra Valley Water, this is discussed in more detail later in this report) so we have used our 
engineering judgement to estimate what the potential infrastructure developer contributions might be 
for the different services upgrades. Aurecon are not quantity surveyors and we have not consulted 
with any quantity surveyors in preparing this order of cost estimates. We recommend that the project 
quantity surveyor should review our design assumptions and be asked to prepare a cost estimate for 
up grading the infrastructure and estimate the developer contributions. In preference to a quantity 
surveyor’s estimate we recommend that TCI should continue to talk to the infrastructure service 
providers and obtain from them an estimate (or preferably a firm quotation) for the developer 
contribution to the upgrade of the existing infrastructure to meet the requirements of the proposed new 
development yields. 

It is apparent from our discussions with the service authorities that they are reviewing and planning 
upgrades to their existing infrastructure through their individual capital works program. If the future 
development including the staging plan is made available to the service authorities early, it may be 
possible for the upgrade to existing infrastructure to be included in the capital works program. 

The following assumptions in relation to the type of potential infrastructure upgrade, quantities and 
costs are based on limited information received from the relevant authorities.  

The assumptions and costs are based on potential scenarios where we have used our engineering 
judgement and it is not information that is not based on figures available to and used by the respective 
infrastructure service providers. 

Detailed assessments by the infrastructure services providers of the cost of upgrading the existing 
infrastructure will be required and some of these assessments have already commenced. Some 
authorities will require further communication, with request for further analysis and in some cases a 
fee for the authority to engage additional consultant analysis of the development proposal. 
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1. Infrastructure and Services 
 

1.1 Potable Water Supply 

Yarra Valley Water (YVW) have been provided a copy of the TCI concept plan and the revised higher 
yields for the Coburg Initiative project (refer Appendix B).  

YVW as part of their strategic infrastructure planning process have investigated the capacity of the 
existing water infrastructure. A report has been produced and YVW have had discussions with 
Council. This report has not yet been made available. 

Information relating to the new development parcel yields and concept plan has been forwarded to 
YVW requesting confirmation of the capacity of the current potable water infrastructure to service this 
area.  

Initial discussions with YVW in relation to the latest revised figures indicate that the current potable 
water infrastructure is not likely to have capacity to handle the proposed development demands. The 
current revised development yield will significantly increase demand figures reviewed by YVW in their 
previous analysis in 2009. 

YVW are currently reviewing this information, and at this stage the response time frame is likely to be 
mid November 2010. This anticipated response will not be complete, and YVW have indicated that 
they will need to engage a consultant to undertake further analysis which is likely to be available in 
three months time i.e. February 2011. 

In order to provide an estimate of the potential costs of upgrading the potable water supply we have 
considered the following scenario. We have assumed that the existing water supply pipes around the 
TCI perimeter are likely to be under capacity and may require upgrade of the existing 100mm diameter 
supply pipes up to a 150mm diameter water main. Utilising current industry installation rates and 
assuming a length of 1600 metres of replacement, the costs could be around $ 200,000. 

The likely apportionment of such costs would need to be confirmed by YVW, as there are criteria that 
they need to review prior to confirming what component of development costs would be covered by 
YVW, and what component would be paid by the developer.  

New Customer Contribution rates will be applicable to this project. These have been included in 
Appendix E and can be used to confirm costs once lot sizes and numbers are confirmed. 

 

1.2 3rd Pipe or Recycled Water 

YVW have highlighted that in relation to 3rd pipe or recycled water use, that this proposal has been 
investigated. YVW and Council are proposing that a 14ML underground storage basin be constructed 
under McDonalds Reserve (north of Bell Street) to capture flows from two stormwater drains. It is 
further proposed that this stormwater be treated on site and reticulated around the precinct site via a 
3rd pipe system. The establishment of the 3rd pipe or recycled water system will be funded by YVW 
and Council. 

Aurecon have been informed by Council that Yarra Valley Water (YVW) have received matched 
Federal Government funding of $6 million to construct a central storm water harvesting system within 
Coburg. The proposed facility is to be located in McDonald Reserve. 

The facility would consist of a 14ML (mega litre) underground storage tank, plus a smaller above 
ground tank with associated treatment facility (location is to be confirmed). Storm water would be 
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harvested from the Melbourne Water main drain (Harding Street), and the Council owned drain 
running on the northern side of the reserve. The treated water would be reticulated throughout Coburg 
for use in residential and commercial developments, as well as for public open space use. Once 
constructed, it is envisaged the reserve would revert back to its existing open space function. 

A Council report is currently being drafted and will seek approval for the project and use of McDonald 
Reserve subject to relevant conditions and approvals being met (including leasing/licensing 
arrangements for use of the land and any planning permit requirements). 

YVW are currently reviewing this information, and at this stage the response time frame is likely to be 
mid November 2010. We anticipate that their response will not give a complete answer and YVW have 
indicated that they will need to engage a consultant to undertake further analysis which is likely to be 
available in three months time i.e. February 2011. 

As a potential scenario, we have assumed that 3rd pipes around the TCI perimeter are likely to require 
a 100mm diameter supply. Utilising current industry installation rates and assuming a length of 2,800 
metres of installation, the a 14ML storage tank, associated Class A treatment plant incorporating UV 
(20l/s), gross pollutant and sediment filtering, could total up to $7.5 million. 

The likely apportionment of such costs would need to be confirmed by YVW, as there are criteria that 
they need to review prior to confirming what component of development costs would be covered by 
YVW, and what component would be paid by the developer. YVW have also indicated that in such a 
proposal there would be approaches to various government bodies to seek application for grants.  

1.3 Stormwater Drainage 

Previous reports by Sinclair Knight Merz (SKM) for the Waterfield Street Drainage Study have 
indicated a number of areas that require drainage upgrade and augmentations due to capacity 
limitations of existing drainage. The main areas of concern (among others) were: 

• Waterfield Street, 

• Munro Street, and 

• Harding Street. 

As the downstream assets of Melbourne Water (MW) are also affected (Harding Street), discussion 
with both Melbourne Water and Council indicate that even though there are capacity issues within the 
downstream Melbourne Water stormwater drainage system, Council have also indicated that the area 
west of Sydney Road is of concern and discussions and progress have been made since the issue of 
the SKM reports. 

High level discussions between Council and MW have resulted in the potential to store major storm 
flow (100 year ARI) with the proposed development, as opposed to upgrading the existing pipe 
network (refer Appendix D). 

Figures have been discussed between Council and MW in relation to approximate stormwater storage 
volumes throughout the precinct site, these total to approximately 29,800 cubic metres. The 
approximate costs for installing underground storage facilities to cater for these volumes could be 
$14.9 million, and could mitigate the flooding problems and avoid unnecessary drainage upgrades.  

It has been indicated by MW they would need to seek approval for contributing towards works on the 
basis of floors protected along the Harding Street Main Drain. These details are to be confirmed at a 
future date, as further analysis and cost apportionment will need to be requested from MW by Council. 
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1.4 Sewerage Reticulation 

YVW have also investigated the status of and capacity of the existing sewer infrastructure. A report 
has been produced and discussions have apparently been undertaken with Council. At this stage we 
have not been made privy to this report. 

Information relating to the new development parcel yields and concept plan has been forwarded to 
YVW requesting confirmation of the capacity of the current sewer infrastructure to service this area. 
YVW are reviewing this information and we are waiting for confirmation of a response timeframe once 
the new information has been reviewed. 

Verbal discussions have confirmed that YVW are not proposing a ‘black’ water treatment solutions or 
similar types of proposals. YVW are aware that they have certain capacity problems with the current 
sewer infrastructure and acknowledge that their sewer infrastructure requires upgrading. However any 
upgrades to the sewer system would be at cost to YVW, and not the precinct development. 

Both YVW and Melbourne Water have been upgrading the sewer infrastructure (Northern Sewerage 
Project (NSP)), which is located north of this project area. The upgrade work are planned for 
completion in 2012, but when complete it is believed that this sewer which receives the Merri Creek 
Sewer flows will have sufficient capacity to handle the increased sewage flows from a larger area. 

Initial discussions with YVW in relation to the latest revised figures indicate that the current sewer 
infrastructure is not likely to have capacity to handle the proposed development demands. The current 
revised development yield will significantly increase loads reviewed by YVW in their previous analysis 
in 2009. 

YVW are currently reviewing this information, and at this stage the response time frame is likely to be 
mid November 2010. We anticipate that their response will not give a complete answer, and YVW 
have indicated that they will need to engage a consultant to undertake further analysis which is likely 
to be available in three months time i.e. February 2011. 

As a potential scenario, we have assumed that the existing sewer around the main streets within the 
precinct are likely to be under capacity and could require upgrade to 300mm diameter sewer. Utilising 
current industry installation rates and assuming a length of 1,900 metres of replacement, the costs 
could be around $ 950,000. 

The likely apportionment of such costs would need to be confirmed by YVW, as there are criteria that 
they need to review prior to confirming what component of development costs would be covered by 
YVW, and what component would be paid by the developer.  

New Customer Contribution rates will be applicable to this project. These have been included in 
Appendix E and can be used to confirm costs once lot sizes and numbers are confirmed. 

1.5 Gas 

At the time of the initial approach to SP AusNet in 2009, the current supply capacity to the area was 
55,000 MJ/hr. A meeting has been held between Aurecon and SP AusNet, information relating to the 
new development parcel yields and staging concept plan has been forwarded to SP AusNet for their 
review and they have been requested to indicate whether there is sufficient capacity in the existing 
infrastructure to meet the increased demand.  

The response from SP AusNet is that the current supply system is able to cater for the current and 
future development. There are opportunities and availability for gas co-generation to the north of the 
development and this has been documented previously as being capable of supplying 18,000 MJ/hr, 
and the recent response has indicated the system will be able to handle the anticipated cogeneration 
demands as shown in Appendix B. 
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1.6 Electricity 

After reviewing the increased load data supplied by Equiset, which had changed significantly from that 
initially supplied by Equiset from MEFL, we were concerned that it still did not align with our 
understanding of typical loads, say those that Jemena or any utility would use when sizing their 
infrastructure. We have now recalculated our assessment of the infrastructure costs based on what we 
typically use for all our property infrastructure design. Our assessment is worst case without universal 
adoption of green building ratings. Our assessment is also for the ultimate development. The typical 
philosophy a utility would adopt would be to apply a further diversity of load factor, of about 0.8. They 
would also install the infrastructure staged to meet the load growth. If the load begins to exceed the 
substation capacity in a particular area they would then simple upgrade that substation. Our 
assessment also is sized to meet the maximum demand or the site. 

Assumptions made to calculate the maximum electricity demand are as follows: 

Electrical Demand Figures  - Design (VA/sqm) 
   
Commercial (VA/sqm) 90 
Retail (VA/sqm) 150 
Residential (VA/ Apartment) 5000 

 

Jemena’s ‘Distribution System Planning Report – 2009’ identifies a maximum demand during summer 
of 41.8MVA for Coburg South for the year of 2010. However, currently the N-1 rating shows an 
allowable maximum capacity of 44.3MVA. Therefore there is an additional capacity for loads of up to 
2.5MVA.  

The new development parcel yields have been used to calculate the maximum electricity demand for 
the development which is 33MVA spread over 10+ years. (Refer Appendix C). It is likely that the 
existing infrastructure will not be sufficient for the proposed load for the next 5 years. At present, 
Jemena’s Distribution Planning report addresses the upgrade to existing infrastructure for the Coburg 
South zone substation in 2014 and 2015 to increase capacity, this may need to be brought forward to 
allow for the development of stages 1, 4, 2 & 7.  

The full projected calculated load will also not impact the supply infrastructure fully as some loads will 
be decommissioned to make way for the new infrastructure.  

We have assumed no Jemena cost from Zone Substation upgrades including feeder circuit breakers 
and works on transformers on the basis that Jemena are provided with 5 year load projections, and 
hence include these upgrades in their forecast growth plans. 

Documentation produced by Aurecon, using engineering judgment, indicates that the total customer 
cost for Jemena’s infrastructure upgrade will be approximately $6.5 million dollars. An assumption of 
80% customer contribution was used to derive this value. The total cost of co-generation plants will be 
an additional $22.4 million dollars (Refer Note 1 below), which is sized for the total peak demand. 
However it is recommended to size the cogeneration plant to approximately one third of the total 
demand for the project. At this early stage one third it is a reasonable figure to use as increased 
capacity would need to be carefully analysed in detail for: 

1) Network system stability deep into the sub-transmission system. 

2) NOX emissions and environmental approvals. 

3) Significant plant footprint 

4) Available gas supply 

5) Noise and vibration. 
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If the option of co-generation is omitted, the customer contribution may reduce due to the higher 
longer term demand from Jemena’s network. Aurecon can not assume this value not knowing the 
formula that Jemena uses. Engaging Jemena to undertake a formal infrastructure study would result in 
a more accurate outcome. During recent discussions Jemena advised that they can not allocate 
resources till February next year. If the developer is willing to pay a fee, Jemena may consider 
allocating internal or external resources to get this project moving forward. 

Note 1 

• Cogeneration plant figures are budgetary only and do not include installation, commissioning or 
supporting infrastructure costs 

• The plant is sized to cater to the total peak load - plant sizing still needs to be refined 

• Gas availabilility for this quantity of cogeneration plant still needs to be assessed 

• Engines have been sized using reciprocating engines – space savings could be obtained by 
installing gas turbines of a larger kWe size reducing the overall footprint. 

 

1.7 Strategies To Decrease Maximum Electrical Demand and Consequential 
Infrastructure Requirements 

The following sections outline some building design strategies to help decrease the demands on the 
electrical infrastructure within the development. Through incorporating these elements extensively 
throughout a development decrease in peak demands of at least 20-40% may be achieved. Note that 
these have not yet been applied to the calculated maximum demand figures. 

1.7.1 Passive Design 

Through incorporating passive design elements building performance can be enhanced to reduce the 
reliance on electrical and mechanical systems.  
 
These passive design elements include: 
 

• Solar Protection- Decreasing excessive solar gain in summer through a combination of 
overhangs and vertical shades for the windows to the north, east and west. Perforated screens 
and/or vegetation could also be used to control glare and limit excessive solar gain. Balconies 
should have a minimum depth of 1.5m that provides useful outdoor space and sufficient solar 
protection for the glass door.  

 
• Optimised Window to Wall Ratio- The window sizes need to balance view, daylight and 

thermal performance. It is recommended that the target window to wall ratio for new 
developments be 30% (that is roughly one third of all external walls should be windows). A 
higher window to wall ratio (as is common in current construction) could cause overheating in 
summer and excessive heat loss in winter without increased benefits in terms of daylighting 
and ventilation. 

 
• Insulation and Thermal Bridging- Thermal insulation helps to protect the occupied spaces 

from the extreme external conditions. An effective overall insulation level of R5 is 
recommended for the external walls and roof. This level of insulation can easily be 
incorporated into prefabricated lightweight panels. This level of insulation significantly exceeds 
the requirement of the latest BCA 2010 requirement of total R-value of R2.8. An effective 
overall insulation level should also account for the effect of thermal bridging of the framing and 
hinging elements of any façade system. 
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• User Controlled Ventilation- Studies have shown that provision of with operable windows 
connected to either the outdoors or an atrium, providing an increased level of control to 
occupants, has a positive impact on their sensation of comfort. 

 
• Daylight Penetration- High levels of daylight penetration both enhance the wellbeing of the 

occupants (through external views and natural light), but also help to reduce the reliance upon 
artificial lighting and thus enhance energy efficiency. To enhance daylight penetration high 
ceilings, windows at the upper portion of the walls, appropriate room depth and light shelves 
are recommended. 

 
• High Performance Glazing- The glazed elements which allow natural light into buildings are 

also the major path for heat flow (both in and out) in traditional apartments. A Visible Light 
Transmittance (VLT) of 0.5 and shading coefficient of 0.4 is recommended with a U value of 
less than 2 to ensure allow high level of light penetration while controlling any excessive heat 
transfer. 

 
• Reducing Air Leakage- Uncontrolled infiltration of cold and hot air to and from the inside has a 

significant negative impact on occupants comfort level and the energy consumption of air 
conditioning systems. Improving the detailing of construction joints, services penetrations and 
the sealing of windows, doors and extraction fans can contribute to the reduction in space 
conditioning energy consumption. It is recommended that all buildings be required to pass an 
air pressurisation test (e.g. blower door test) as part of the construction and commissioning 
requirements for the development. It is also recommended that the building design utilise 
modular prefabrication as much as possible as this allows for prototype testing to refine the 
detailed design and minimise the potential need for rectification or remodelling after building 
completion. 

 
• Exposed Concrete Ceilings & Increased Ceiling Heights- Exposed concrete ceilings allow the 

thermal mass of the structural slab to moderate the thermal condition of the spaces. This can 
also lead to increased floor to ceiling heights (aiding natural light penetration) as there is no 
need for suspended ceilings. The typical floor-to-floor height is recommended to be 3.8m, this 
has an additional advantage of removing warm air from around the heads of people, thus 
improving occupant comfort. Furthermore, an increased ceiling height can increase the 
adaptability of the buildings for any future refurbishment. 

 
• Winter Gardens- A greenhouse or sunspace with controllable ventilation attached to the 

apartment can greatly improve the thermal comfort. In winter, the greenhouse can insulate the 
space from cool outdoor air at night and provide passive solar heating during the day. In the 
summer, the greenhouse can intercept the solar heat and ventilate it to the outdoor before it 
reaches the occupied space. 

 
• Green Walls & Roofs and Community Gardens- Green walls and roofs have the potential to 

provide insulation, retain storm water, shade the building and provide sun protection and 
moderate wind. Low maintenance and Xeriscape type plants may be selected to minimise the 
need for irrigation and maintenance, alternatively it is planned that communal and private 
gardens be provided throughout the development (on roofs, intermediate levels and at ground 
level). These gardens will enable residents to live more sustainable lives by being able to grow 
some of the food they eat. Some of the buildings have seen designed with glasshouses and 
winter gardens, which may assist in the growing of plants. 

 
 
1.7.2 Building Services  

It is essential that along with good passive design of the buildings are complemented with Building 
Services which have been intelligently designed to reduce energy consumption and associated carbon 
emissions and increase comfort.  
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The building services design elements that can further reduce the reliance on electrical and 
mechanical systems: 
 

• Renewable energy generation systems including photovoltaic panels and vertical axis wind 
turbines. These systems can be complimented by local central energy plants or individual 
energy plants. 

 
• Central energy plants- These are large scale power generators (500kW and above) that 

generate electricity by using natural gas and also utilise the waste heat generated as part of 
this process to provide heating and cooling.  

 
• Local Energy plants- These are small scale power generators, around 2-50kW, which can be 

incorporated into homes or small buildings to provide electricity by using natural gas. The 
waste heat would then be used to provide either heating or cooling. 

 
• Energy Efficient Lighting- A high efficiency lighting systems such as compact fluorescent 

lamp (CFL) should be selected and integrated with automatic daylight controls to turn off the 
lights when suitable levels natural light are available. As LED lights are developed further in the 
future there will be further potential energy savings associated with lights. 

 
• Energy efficient HVAC systems- High efficiency heating ventilation and cooling systems 

should be selected for optimum energy efficiency. To help shift loads from peak periods in 
summer ice storage could be considered or use of absorption chillers which can utilise waste 
heat to provide cooling. 

 
• Preheating Outdoor Air- Once a thermal envelope has been optimised through good passive 

and solar design, there will still be a requirement for supplementary mechanical outdoor air. 
Air-to-air heat exchangers should be provided to pre warm or pre cool incoming outdoor air, 
thus reducing the energy required for heating and cooling. 

 

1.8 Telecommunications 

The majority of the telecommunications services in the area are provided by Telstra and Optus 
through a combination of fixed line, HFC cable and wireless technologies. The existing services are 
suitable for the development being proposed.  

1.8.1 Capacity of the existing services  

Fixed line telephones are available from all major carriers, as is ADSL 2+, cable and wireless 
communication, it is not expected that there will be capacity constraints with the additional yields 
proposed for the redevelopment. 

Capacity is available on both the fixed line copper network as well as the optic fibre Cable network. It 
is not expected that the proposed redevelopment will require any significant planning with the 
telecommunications carriers to ensure service availability. 

1.8.2 Upgrade proposals 

Telecommunications companies continuously upgrade their equipment as telecommunications is on 
the cutting edge of technology. In addition the implementation of the proposed NBN (national 
broadband network) should see dramatic increases in speeds made available over the next 5-10 
years. 
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Data transfer up to 20 megabit per second is available through both Cable and ADSL2+, with the 
implementation of the NBN there will be speeds of up to 1 gigabyte it per second (for fibre 
connections). 

Wireless technology is already widely available via mobile networks and wireless hotspots in Coburg 
and fast data transfer speeds are achievable with good signal strength. 
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2. Conclusion and recommendations 
Jemena, Telstra, Optus, Yarra Valley Water, and Melbourne Water are all required to review the 
capacity of their existing infrastructure and plan and investigate upgrade works to meet and service 
the proposed new growth.  

Yarra Valley Water have indicated that due to current work loads their initial review and advice in 
relation to potable water supply, sewer reticulation and 3rd pipe recycled water will not be ready till mid 
November. A more comprehensive and detailed analysis would need to be undertaken by one of their 
consultants, to provide a more detailed analysis. Should shorter timeframes be required it would be 
advised that Council approach Yarra Valley Water to negotiate and agree alternate arrangement. 

Current discussions between Council and Melbourne Water have involved looking at (very high level) 
opportunities to store stormwater within The Coburg Initiative precinct areas. This would potentially 
minimise the need to undertake extensive and expensive existing drain upgrade works. Further 
discussion between Council and MW will be required, so as to confirm storage opportunities and likely 
cost apportionment arrangements. 

Jemena indicated that they do not have resources to allocate for this project till February next year. 
However, if the developer agrees to pay a fee, Jemena may employ an external body to assist with the 
development proposal. In addition, by informing Jemena of specific detail such as any relocation work, 
final property and road layouts, it may be possible for the infrastructure upgrade to occur at a lower 
customer contribution or even without any additional cost to the developer.  

Therefore it is recommended that in order to minimise delay in the delivery of infrastructure to service 
the development early engagement of the service authorities should be undertaken. 
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7.0 Infrastructure and Services 
7.1|Existing Conditions  
• Location and supplier of existing services 
• Capacity of the existing services 
• State/ conditions of the existing services 
 

7.1.1 Potable Water Supply 
Potable Water Supply 

The authority responsible for the water supply is Yarra Valley Water (YVW).  The Coburg Initiative area is currently located in the Gaffney 
Pressure Reduced Water Supply Zone (Top Water Level 112 metre), which is soon to be in the Preston Pressure Main Area (Top Water Level 
112 metre), where the principal supplies to the zone are (refer Fig.1 below) : 
 
• The M118 (DN 300mm) main, along the north side of Bell St.  
• The M5 (DN 750mm) main, fed off a Pressure Reducing Valve at Preston Reservoir, 
• The (DN 375mm) in Cope St is fed off the DN750mm to supply the area to the south, 
• A (DN 225mm) main feeds off the Cope Street DN375 into the Coburg Initiative area. This DN225 also connects back to the M118 at 

the intersection of Sydney Road and Bell St.  
 
The location of existing the other potable water supply services within the Coburg Initiative are shown in SSKKCC001100  ––  AAppppeennddiixx  ????, the area 
includes:  
 
• 100mm dia Cast Iron Cement lined (CICL) pipe along Louisa Street had increased to 150mm dia CICL 
• 150mm dia CICL pipe along Munro Street 
• 80mm dia Cast iron (CI) pipe along Victoria Street had increased to 150mm dia CICL 
• 100mm dia uPVC pipe along Russell Street 
• 100mm dia CI pipe along Harding Street (east side of Sydney Road) 
• 450mm dia Mild Steel Cement Lined (MSCL) pipe drains through the old Pentridge Prison site (now residential development) 
• 100mm dia CICL pipe along south side of Bell street (east side of Sydney Road) 
 
 

  
 
Fig. 1 –Water supply Mains. 

M118 – DN300 

M5 – DN750

M138 - DN375  

DN225  



 
The details relating to the existing capacity and condition of the existing water supply, could not be confirmed by Yarra Valley Water. 
Discussion have indicated that the water supply is adequate for the existing demand, and Yarra Valley Water have engaged a Consultant to 
analyse, evaluate and report on the condition of the existing water supply infrastructure.  This report will not be ready till the later part of April 
2009, and will be available to Moreland City Council once completed.  Unfortunately, for the purpose of this report this information is not 
available.   
 
Once indications of future development figures are established as part of this Master Plan, these figures will need to be conveyed to Yarra 
Valley Water. 
 
Melbourne Water are currently undertaking some works relating to the replacement of the M9 water main which is located north of Gaffney 
Street and passes under Merri Creek just north of Carr Street.  Even though this is outside of the study area, the work is a part of the major 
upgrade works to the northern Melbourne water supply area. 
 
 

7.1.2 Stormwater Drainage 
 
The storm water drainage assets in the area are the responsibility of Moreland City Council.  The catchment is mainly residential and 
commercial, except for the Coburg Cricket Ground and McDonald Reserve. Council owns and maintains approximately 509kms of 
underground drainage pipes and 17,700 drainage pits, with the average age of these assets is around 60 years. 
 
There is a major flow underground pipe (Harding Street Main drain), which collects most of the area (refer Fig. 2 below), and is managed by 
Melbourne Water.   The Harding Street Main Drain catchment covers 175 hectares, starting west of Sydney Road and covers the area between 
O’Hea Street and Munro Street.  Existing drainage pipes are also found in the following locations (shown in SSKKCC002200,,  AAppppeennddiixx  ????): 
 
1)  Bell Street – west of Sydney Road there is drainage on both sides of Bell Street, varying between 375mm dia pipes to 600mm dia pipes 
which drain to Waterfield Street. East of Sydney Road, the pipes are on the north side of Bell Street varying from a 300mm dia pipes to 
525mm dia, draining to the east. 
 
2)  Waterfield and Louisa Street – a 600mm dia drain is located on the west side of the road, taking flows from the south of Bell Street and 
directing these into a 675mm dia drain in Louisa Street. At the intersection of Munro Street, these flows along with flows from the west are 
directed to a 1050mm dia drain on the south side of Munro Street. These flows ultimately discharge into the 1200mm dia Melbourne Water 
Main Drain east in Harding Street. 
 
3)  Sydney Road – the main drainage is located on the west side of the street just north of Victoria Street, utilising a 450mm dia pipe, 
draining south into the 1050mm dia Munro Street drain. Half of the Victoria Street flows are also collected in the flows into Sydney Road, 
where the general fall of Sydney Road is north to south. To the east of Sydney Road, the Rodd Street area is drained via 300mm dia pipes 
grading south into the Harding Street Melbourne Water drain. 
 
4)  To the west of the rail line, there is a significant area which drains into the 750mm dia pipe in Hudson Street, and then drains south where 
together with existing flows this is collected in the 750mm dia drain in Munro Street. 
 
A study carried out by SKM for Council, being the Waterfield St Drainage Study. The existing drainage system has been identified as being 
under capacity in the following areas: 
 
• The maximum capacity of nearly all of the pipes are less than the 5 year Average Recurrence Interval (ARI); Munro Street is 

greater than 5 year ARI, Victoria Street, McKay Street and Service Street drainagsystems is less than 1 year ARI. Where Sydney 
Road/Bell Street drainage system is slightly less than 1 year ARI, 

• Upstream of the railway on Munro Street, where there is potential flooding of residential properties, 
• Large flows along Waterfield and Louisa Street, then along Munro Street, 
• Ponding and uncontrolled overland flow across the car park west of Waterfield Street and north of Victoria Street, 
• Bell Street rail crossing where there can be uncontrolled flow, 
• Downstream of the Melbourne Water Corporation drain in Harding Street during storm events of 1 in 100 year capacity, have 

resulted in nuisance flows and flooding incidents along Bell Street, east of Munro Street and Harding Street , 
 
Also , Councils Drainage Asset Management Strategy (report 2006), identified a number of issues, including: 
• Many assets have reached the end of their expected life and will need replacing over the next 25 years.  
• Many areas are high density making it difficult for creating retarding basins and overland flow paths, 
• Construction of property development has resulted in construction on overland flow paths, 



• Not all properties discharge to drainage systems, 
• Limited capacity of downstream Melbourne Water drains, 
• Inconsistent drainage standards throughout municipality, 
• A major area subject to overland flooding was the Harding Street route, 
 
The report also listed strategies and actions for:  
• Further refining and improving the Maintenance program, 
• Flood mitigation by upgrading 50% of pits within the next 10 years, and upgrading 30% of under capacity pipes with a prioritized 

timeframe, 
• Design standard actions relating to pits, drains, roadways and footpaths to facilitate overland flow and improved water collection, 
• Water Quality and Environmental Protection actions with local laws, pollution trap measures, wetlands and retarding basins, water 

retention devices 
• Implement Sustainable Actions with policies, special charge schemes, grants,  
• Land Use Planning Actions such as Development Contributions Plan,  
• Education and awareness of residents of flood affected areas, how to minimise pollutants entering waterways, 
 

7.1.3 Sewerage Reticulation 
 
The authority responsible for the sewer reticulation is Yarra Valley Water (YVW).  The Coburg Initiative area is currently located in the Merri 
Creek-Preston SCAP, which drains to the east and then south through the DN 525mm, Melbourne Water owned Merri Creek Main sewer. The 
principal outlet zones shown in Fig.2 below. 
 

 

 
Fig. 2 – Sewer Main outlet route. 
 
Existing sewer reticulation pipes are found in the following locations (refer also SSKKCC003300,,  AAppppeennddiixx  ????): 
 
Bell Street – to the west of Ross Street Road there is sewer on the north side of Bell Street, being 225mm dia vitified clay (VC) pipes. The 
Ross Street sewer then appears to be split to both the west (Waterfield Street) ,and to the east on the north side of Bell Street varying from a 
300mm dia pipes to 525mm dia, draining eventually to the east into the Merri Creek Sewer. 
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Waterfield and Louisa Street – the 225mm dia VC sewer is located on the east side of the road, taking flows from the south of Bell Street and 
directing these into a 225mm dia sewer on the west side of Louisa Street, which also collects sewer from the west side of Victoria Street. At 
the intersection of Munro Street, these flows from Louisa Street along with flows from the west of Munro Street are directed along the 
225mm dia VC sewer on the south side of road. This flow ultimately discharges into the 225mm dia VC sewer main draining east on the 
south side of Harding Street. 
 
To the west of the rail line, the existing 225mm dia sewer in Hudson Street drains south where together with existing flows to the west, are 
collected in the 225mm dia VC sewer in Munro Street. 
 
Sydney Road (south of Victoria Street) – utilising a 225mm dia VC pipe, the shopping centre area is collected along Victoria Street where 
sewer flows are directed Sydney Road, and the general fall of Sydney Road being north to south, the 225mm dia VC sewer drain in Sydney 
Road discharges into the Munro Street 225mm dia VC sewer which connects to the 225mm dia VC in Harding Street. For the sewer north of 
Victoria Street, the 225mm dia VC sewer is located on the east side of the street and diverts east into Dunns Lane, then on the west side of 
Russell Street it discharges into the 225mm dia VC in Harding Street, then connecting to the Bell Street sewer main via a 300mm main in 
Belgrave Street. 
 
The details relating to the capacity and condition of the existing sewer, could not be confirmed by Yarra Valley Water at this stage.  Yarra 
Valley Water could not add more detail as they have engaged a Consultant to analyse, evaluate and report on the condition and capacity of 
the existing sewer infrastructure.  This report is not going to be ready till the later part of April 2009, and unfortunately for the purpose of this 
report, the findings of this investigation is not available. 
 
The Northern Sewerage Project (previously called Northern Diversion Sewer) is not located within the study area, but is located west, east 
and north of the study area. This project connects to a number of sewers including Bell Street west diversion sewer which runs along the 
south end of Bell Street, and connects to the intersection of Bell Street and Nicholson Street.  The completion date for these works is 
currently listed as June 2012, and has a project value of $650 million. 
 
 
 

7.1.4 Water Sensitive Urban Design 
 
Moreland City Council has developed an integrated water management strategy under the title of Watershed. It has a long-standing 
commitment to natural resource conservation and environmental protection, including the rehabilitation and maintenance of the local 
waterways.  Water consumption has been identified as being predominantly residential (80%), with both the residential and corporate 
(Council)  use decreasing in the last ten years. 
 
Also, Council implemented their Storm Water Management Plan, and since 2001 the plan has been to review every three years the following: 
• Sediment and erosion control, 
• Gross litter trapping, 
• Water sensitive urban design, 
• Nutrient management environmental management, 
 
The Watershed targets identified by Council included water conservation by both community and Council, and water quality improvement 
including increase water reuse. The Watershed Action Plan was divided into four parts: 
 
• Corporate Water Conservation – to reduce total water consumption of Council, increase alternate water sources, increase staff 

awareness and knowledge of water conservation, open space high water use such as City Oval and De Chene Reserve, high water 
use buildings and recreation centres 

 
• Community Water Conservation – to reduce water use via changes in behaviour and increased uptake of water efficient goods and 

services. 
 
• Corporate and Community Water Quality – the quality plan included: sediment and erosion control, Gross litter trapping, herbicides, 

pesticides and fertilizer use, Water sensitive urban design, nutrient management environmental management, wastewater, 
groundwater management, swimming pools, acid sulfate soils. 

 
At present, a minimal amount of water is re-used within the entire Council. The Moreland Council has set up a Storm Water Management 
Plan (SWMP), which was an initiative of Council to address areas such as sediment and erosion control, gross litter trapping, water sensitive 
urban design (WSUD), nutrient management and environmental education. 
 



7.1.5 Gas 
 
The supplier of the gas service to the area is SP Ausnet (refer also SSKKCC004400,,  AAppppeennddiixx  ????), and the location of existing services is ; 
 
• Bell Street – an existing 63mm dia high pressure (HP_ gas main is located between Sydney Road and the rail crossing 
• Sydney Road – to both the north and south of Bell Street, both sides of Sydney Road is an existing 63mm dia HP gas main, 
• Louisa Street - on the east side there is an existing 63mm dia HP gas main, in Waterfield Street on the west side there is an existing 

63mm dia HP gas main, 
• Russell Street– east side there is an existing 63mm dia HP gas main, 
• Munro Street - north side there is an existing 63mm dia HP gas main, 
 

SP Ausnet has confirmed that the capacity of the existing services (and system) is adequate for the needs of the current users, and the 
network can supply approximate 18,000 MJ/h at present.  Nearly the entire area of interested is serviced by high pressure 63mm dia gas 
mains which were grid tested in 2008, and found to be operating satisfactorily with no augmentation required or foreseen in the next five (5) 
years. Any impact on the existing network would depend on anticipated growth in users and load demands. The existing gas services in 
Sydney Road were upgraded less than five (5) years ago by inserting into the previously used mains. There is a 300mm dia LP main in Bell 
Street north side between Railing Reserve and Sutherland Street which is not programmed for augmentation. 
 
 

7.1.6 Electricity 
• Location and supplier of existing services 
Jemena (formerly Alinta) owns the network distribution infrastructure in the Moreland city council area. Any modification or upgrade to the 
HV (High Voltage) distribution infrastructure is the responsibility of Jemena in conjunction with the developer. Moreland city council may 
become involved with planning permission for any HV network upgrade works associated with the redevelopment.  
 
• Capacity of the existing services 
Coburg South Zone Substation on the corner of Hudson and Victoria Street supplies power to the local distribution network in the immediate 
area to be redeveloped. The substation currently has 2 x 30MVA transformers with provision for a third transformer.  
 
According to Jemena the existing HV distribution infrastructure currently has no capacity problems. Any planned development will need the 
involvement of Jemena from an early stage to ensure they take into account any increase in power demand future development of the area to 
cope with any capacity increases in the area. Jemena will need to be involved from the outset in their network planning role to input data 
from the expected load growth demand. The expected load growth demand will be the primary driver for Jemena to perform any necessary 
network upgrades. 
 
• State/ conditions of the existing services 
The Coburg South Substation on the corner of Victoria Street and Hudson Street was rebuilt in the recent past, and should be serviceable for 
many decades to come. The existing pole and underground services are suitable for distributing power to the existing area, and are 
maintained by Jemena as the asset owner. Jemena has a program of ongoing maintenance and upgrades to ensure their network is 
serviceable at all times. 
 
In 2000 Connell Wagner was involved in a project to de-clutter the wiring along Sydney road in conjunction with the Moreland city council 
and AGL. The project was implemented through the Aerial Bundling Cabling (ABC) and was undertaken initially in a small section of Sydney 
road. This project was subsequently expanded to include large sections of Sydney Road and the works have also encompassed Harding 
Street to Bell Street. This project removed large amounts of aerial clutter from the area, any further opportunities for the  removal of pole 
mounted cabling from the area are now limited due to the tram overhead infrastructure along Sydney road. 
 

7.1.7 Telecommunications 
• Location and supplier of existing services 
The majority of the telecommunications services in the area are provided by Telstra and Optus through a combination of fixed line, cable and 
wireless technologies. 
 
• Capacity of the existing services 
Fixed line Telephones are available from all major carriers, as is ADSL 2+, cable and wireless communication, it is not expected that there 
will be capacity constraints with the additional housing proposed in the redevelopment study.  
 
• State/ conditions of the existing services 
The existing services are suitable for the development being proposed. 



 
 

7.2 | Opportunities and constraints 
 
7.2.1 Potable Water Supply 
Details relating to the existing capacity and condition of the existing water supply could not be confirmed by Yarra Valley Water. Indications 
were that the supply is adequate for the existing development, but Yarra Valley Water could not add more detail as they have engaged a 
Consultant to analyse, evaluate and report on the condition of the existing water supply infrastructure.   
 
As this report is not going to be ready till the later part of April 2009, and will be available to Moreland City Council once completed.  
Unfortunately, for the purpose of this report, the findings of this investigation is not available till a future date.  Once indications of future 
development demand are established, these figures will need to be conveyed to Yarra Valley Water. 
. 
 

7.2.2 Storm water Drainage 
The study carried out by SKM for Council (Waterfield Street Drainage Study), indicated where the existing drainage system capacity has 
shortcomings, and suggested augmentation options as identified in section 7.1.2.   
 
Should funding be a constraint on Council to implement the drainage strategies, then suggested works included: 
 
• Pipe augmentation along Munro Street (under railway); 
• Retarding Basin beneath carpark to the north of Victoria Street, potentially reducing flooding in the Coburg Library area, removing 

uncontrolled flow and ponding in the carpark. Estimated cost of works was $20.4 million. 
  
If funding was not to be a constraint on Council to implement the drainage strategies, then suggested works included: 
 
• Pipe augmentation along Munro Street (under railway) with 1650mm dia drain to the intersection of Waterfield Street, 
• Pipe augmentation along Waterfiels Street with 1650mm dia drain, 
• Pipe augmentation through the carpark with 750mm dia drain, 
 
The above proposal would provide a reasonable opportunity for reducing flood levels along Waterfield Street and the genral Library area, 
where the estimated costs of works was $4.8 million. 
 
Consideration of litter traps and minimizing blockage to drainage systems was also recommended the SKM report, as well as investigating 
developer drainage contribution schemes to implement works in the area.  Some methods of implementing such charges include: 
 
• Creating a Developer Contribution Plan, and incorporate that plan into the Council planning scheme, 
• Include the necessary charges as a requirement of planning / building permits within the Study area, 
• Where a development covers a location where drainage works are required, include the actual works as a requirement of building 

permits, with the developer funding a proportion of the works equivalent to the contribution charges 
 
As there are no identified major upgrades to existing services infrastructure, the drainage is the most likely asset requiring attention within 
the study area.  Council have provided information relating to their Road Capital Works Program, where there are programmed works that 
need to be considered. This information is only draft and all works would be confirmed prior to adoption or approval.  Furthermore, Council 
undertakes road and footpath condition inspections every 3-4 years, and these inspections may result in a change in priorities if original 
variables change eg. accelerated deterioration of asset.  When the Coburg Initiative project is better defined, Council would be in a better 
position to coordinate many of these works, which include: 
 

1. Pavement rehabilitation / reconstruction including kerb and channel for Waterfield Road between Bell Street to Victoria Street, 
programmed for 2011/2012, 

2. Resurfacing with a combination of as heavy duty regulation and normal asphalt (30mm depth) for Hudson Street between Bell 
Street to Munro Street, programmed for 2014/2015, 

3. Pavement rehabilitation / reconstruction, including kerb and channel for Hudson Street between Bell Street to Victoria Street, 
programmed for 2024/2025, 

4. Asphalt resurface for Harding Street between Nicholson Street to Glenora Street, and Chambers Street to Sydney Road, 
programmed for 2011/2012, 

5. Replace Asphalt footpath on left side of Louisa Street between Victoria Street to Munro Street, programmed for 2008/2009, 



6. Replace kerb and channel with asphalt overlay for  Louisa Street between Victoria Street to Munro Street, programmed for 
2016/2017, 

7. Replace concrete footpath on both sides of Munro Street between Loch Street to Louisa Street, programmed for 2010/2011, 
8. Resurfacing with asphalt surfacing to intersection of Rodda Street and the right of way, programmed for 2008/2009, 
9. Resurfacing with asphalt surfacing to Russell Street between Harding Street and Bell Street, programmed for 2008/2009, 

 
 

7.2.3 Sewerage Reticulation 
Details relating to the existing capacity and condition of the existing sewer reticulation could not be confirmed by Yarra Valley Water, as they 
have engaged a Consultant to analyse, evaluate and report on the condition of the existing sewer infrastructure.  This report is not going to be 
ready till the later part of April 2009.  Unfortunately, for the purpose of this report, the findings of this study are not available, and therefore 
Yarra Valley Water advised that they would prefer not to speculate on the constraints on the existing system, or what measures can be taken 
to address these till this report if available. 
 
The construction of the Northern Sewerage Project (NSP) as mentioned in section 7.1.2, will take flows from the existing Merri Creek Sewer 
Main and the Relief Sewer Main constructed to alleviate the Merri Creek Sewer Main.  With the construction of the NSP, both of these main 
should be provided with additional capacity, thereby potentially alleviating any existing sewer loads on the Coburg Initiative area (refer Fig.3). 
 
 

7.2.4 Water Sensitive Urban Design 
 
Water Sensitive Urban Design provides an alternative to the traditional conveyance approach to stormwater management. The concept is 
based on formulating structural plans for urban development that incorporates multiple objectives for stormwater management. WSUD 
encompasses all aspects of integrated water cycle management, including the harvesting and / or treatment of stormwater and wastewater to 
supplement non-potable water supplies. The aim of WSUD is to minimise the impact urbanisation has on the natural water cycles. 
 
Stormwater management is a subset of WSUD with flood control and water quality objectives. WSUD intrinsically links urban design, 
landscape architecture and stormwater management infrastructure. 
 
WSUD requires the integrated adoption of Best Planning Practices (BPP) and Best Management Practices (BMP). Best Planning Practices 
(BPP) involves the combination of site analysis, land capacity assessment and development of a land use plan. Once the site layout is set, 
determination of changes in stormwater runoff and pollutant loads is required to assist with the selection of appropriate structural and non-
structural BMPs. 
 
BPP involves consideration of the following land-use planning techniques and concepts in order to optimise the opportunity for 
implementing water sensitive urban design into the development: 
 

• Public open space layout 
• Road alignments and streetscaping 
• Subdivisional lot layouts 

 
For Council to utilise WSUD to its full potential in the development of the Coburg Initiative, the areas highlighted in the Council Watershed 
report (as highlighted in section 7.1.4) should be implemented to maximise the value of the storm water to the community, minimise the 
impact of urbanisation of this area has on Merri Creek and the existing environment. There is a variety of alternatives available for 
incorporating WSUD into a building project, these include: 
 

• Bioretention planter boxes 
• Bioretention pits 
• Roof garden 
• Permeable pavements 
• Rainwater tanks 
• Resurface (where feasible) playing fields, which are still high consumers with warm season grasses, including the consideration 

of appropriate grasses  
• Use Water Sensitive specific planting according to water requirements 
• Install rain gardens for retarding water flows and creating opportunity for storage 
• Install rainwater tanks for toilet flushing 



• Consider the use of grey water for garden irrigation 
• Investigate options for alternative water suppliers for all water uses eg. commercial sources, Stormwater 
• Gross litter trapping 

 
 

7.2.5 Gas 
Even though the gas authority (SP Ausnet) have indicated that additional residential and commercial loads can be supplied by the system, 
these will be subject to the evaluation of these future connections prior to any development.  
 
There are opportunities for co-generation of the gas in the area to produce electricity, whereby the electricity can be re-used and or returned 
into the grid system. Advice from SP Ausnet indicates that this depends on the co-generation load and location. This opportunity will require 
making more information available to SP Ausnet for further evaluation. 
 
In general, the "peak" daily demands occur in the evenings between 6pm and 8pm and in the morning from 6am to 8am on a weekday 
between June and August.  In relation to "peak" gas supply, the timeline as to when this is reached cannot be given as there is ongoing gas 
research along the southern and west coasts of Australia. 
 
There is opportunity for co-generation within the Coburg North area, where SP Ausnet have a capacity of approximate 55,000 Mj/h which can 
be supplied if connected from large diameter mains in Newlands Rd and Murray Rd.  
 
 

7.2.6 Electricity 
• Existing capacity / constraints 
Opportunities to upgrade the capacity of the HV infrastructure in Coburg will be available during the redevelopment program. Jemena are 
responsible for ensuring there is sufficient power supply available to the area for all development activity, and as long as they are involved in 
the planning phases there are few constraints which can be foreseen. 
Jemena have stated that there are no capacity constraints in the existing network, which indicates there is a lot of scope to increase the 
existing local power demand. Initial talks indicate the capacity to double the amount of power into Coburg is possible. 

 
• HV upgrade 
Upgrading of any HV infrastructure for the project will be undertaken by Jemena in consultation with Council and the developer. Depending 
on the type of HV assets to be installed into the development, either as Low Voltage (LV) customers or HV customers, the infrastructure is 
owned and operated by different companies. As low voltage customers the HV assets are owned and maintained by Jemena, but as a HV 
customer they will be owned and operated by the asset/building owner. 
Becoming a HV customer is desirable if the site load requirements are larger than 3MVA, as the supply cost of power can be cheaper above a 
certain demand threshold. 

 
• Co-generation 
Cogeneration projects are a good means of reducing carbon emissions, and can significantly increase the potential building (Australian 
Building Greenhouse Rating) ABGR for any development. 
There are many available cogeneration technologies which may be employed on the project: 
- Solar 
- Wind (noting capacity limitations in built up environments) 
- Biogas with heat recovery 
- Natural gas with heat recovery 
- Fuel cells 
- Low temperature Geothermal 

 
VARRI (Victorian Advanced Resource Recovery Initiative) project is a State Government initiative to utilise much of the organic waste 
currently put into landfill in the greater Melbourne area. There may be opportunities for the city of Moreland to house one of these facilities, 
however there are also going to be constraints for the area with this type of project such a odour, transport congestion, space requirements 
etc.. 

 
On 10th June 2008 Coburg was announced as the 6th City to be involved in the solar cities project by the Federal Government. The intent of 
this project is outlined in the ESD report . 
 



All cogeneration options should be considered on the basis of environmental factors, capital cost, running cost, community benefit and 
lifespan. It will be necessary to negotiate any cogeneration with Jemena as they will require modelling to establish that any proposed 
cogeneration system will not make the entire localised network unstable.  
Any cogeneration system greater than 30kVA capacity, requires an embedded generation agreement contract with Jemena prior to 
connection. The fault level of the network will also need to be considered for any cogeneration connection with an absolute limit of 13.1kA 
for the 22kV network. 
Running a distributed cogeneration network within the municipality is not a feasible option for the project as Jemena owns the distribution 
network within the area. The distribution licences for the transmission of power into metropolitan areas were purchased by companies when 
the government sold the SEC. In order to distribute power Moreland would have to set up an additional distribution network within the area 
which is costly and would duplicate the infrastructure already in place. Transmission of power within one property is possible whereby the 
council could have a single metering point for external power, and then control the internal metering system. This would involve the setup of 
a suitable billing system. 
External transmission of power should rely on the existing network through agreements with the infrastructure owners and retailers. 

 
• Undergrounding 
Jemena have already undertaken substantial works to de-clutter the streetscape of HV cabling in Sydney Road. Initial discussions with them 
indicate there is no much more which can be achieved along Sydney road as the overhead system is needed for the trams.  
Opportunities for the undergrounding of overhead powerlines will be possible during the project. The streets in which the powerlines may be 
undergrounded are: 
- Victoria Street near Safeway 
- Louisa Street at the North end 
- Waterfield street 
- Russell Street 
- Hudson Street 
 
See attached Jemena HV distribution map. 
 
Any undergrounding opportunities will need to be discussed with Jemena, the cost to undertake these kinds of works will depend on the level 
of customer contribution, the age of the asset and the type of undergrounding being undertaken. Forward planning for this work will need to 
include Jemena following the master planning stage to determine what works are to be included in the final project brief. 
 
 

7.2.7 Telecommunications 
• Capacity of existing network (copper / fibre optics) 
Capacity is available on both the fixed line copper network as well as the optic fibre Cable network. It is not expected that the proposed 
redevelopment will require any significant planning with the telecommunications carriers to ensure service availability. 

 
• Upgrade proposals 
Telecommunications companies continuously upgrade their equipment as telecommunications is on the cutting edge of technology. In 
addition the implementation of the proposed federal broadband policy should see dramatic increases in speeds made available over the next 
5-10 years. 

 
• Data transfer 
Data transfer up to 20 megabit per second is available through both Cable and ADSL2+, with the implementation of the new proposed 
broadband technology there will be speeds of up to 100 megabit per second. 

 
• Alternative technologies ( wireless) 
Wireless technology is already widely available in Coburg and fast data transfer speeds are achievable with a good signal strength. 
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Yield Table 

 
 



Design Forum Concept Plan Opportunity Assessment

Date: 29/11/2010

Site Block No. Use

Supermarket Commercial 17,955 sqm 8,666,897 kWh p.a = 3,415 kW generation
Retail Retail 11,900 sqm 3,415 kW Cogeneration plant cost = $1,300,000
Com Health Dwellings 159 3,415 kW Cogeneration plant area = 150sqm
Office Carpark 874
Housing 
Carpark
Retail Commercial 0 sqm 1,527,847 kWh p.a = 965 kW generation
Housing Retail 4,000 sqm 965 kW Cogeneration plant cost = $644,000
Carpark Dwellings 73 965 kW Cogeneration plant area = 75sqm

Carpark 168
Retail Commercial 9,130 sqm 4,334,683 kWh p.a = 1,485 kW generation
Cinema Retail 3,625 sqm 1,485 kW Cogeneration plant cost = $612,000
Library Dwellings 24 1,485 kW Cogeneration plant area = 75sqm
Housing Carpark 231
Carpark
Retail Commercial 10,920 sqm 4,557,315 kWh p.a = 1,628 kW generation
Hotel Retail 2,200 sqm 1,628 kW Cogeneration plant cost = $612,000
Housing Dwellings 63 1,628 kW Cogeneration plant area = 75sqm
Carpark Carpark 120
Office Commercial 33,197 sqm 11,120,995 kWh p.a = 2,988 kW generation
Hospital Retail 0 sqm 2,988 kW Cogeneration plant cost = $1,300,000

Dwellings 0 2,988 kW Cogeneration plant area = 150sqm
Carpark 0

Housing Commercial 0 sqm 722,346 kWh p.a = 828 kW generation
Retail Retail 1,150 sqm 828 kW Cogeneration plant cost = $524,000
Carpark Dwellings 131 828 kW Cogeneration plant area = 60sqm

Carpark 156
Retail Commercial 0 sqm 506,002 kWh p.a = 608 kW generation
Housing Retail 750 sqm 608 kW Cogeneration plant cost = $524,000
Carpark Dwellings 99 608 kW Cogeneration plant area = 60sqm

Carpark 152
Retail Commercial 0 sqm 704,576 kWh p.a = 808 kW generation
Housing Retail 1,120 sqm 808 kW Cogeneration plant cost = $524,000
Carpark Dwellings 128 808 kW Cogeneration plant area = 60sqm

Carpark 142
Retail Commercial 1,080 sqm 802,915 kWh p.a = 756 kW generation
Office Retail 395 sqm 756 kW Cogeneration plant cost = $524,000
Housing Dwellings 120 756 kW Cogeneration plant area = 60sqm
Carpark Carpark 131
Retail Commercial 195 sqm 330,222 kWh p.a = 417 kW generation
Office Retail 230 sqm 417 kW Cogeneration plant cost = $524,000
Housing Dwellings 73 417 kW Cogeneration plant area = 60sqm
Carpark Carpark 86
Leisure Centre Commercial 8,500 sqm 2,847,500 kWh p.a = 765 kW generation
Carpark Retail 0 sqm 765 kW Cogeneration plant cost = $524,000

Dwellings 0 765 kW Cogeneration plant area = 60sqm
Carpark 116

Housing Commercial 0 sqm 1,286,625 kWh p.a = 2,500 kW generation
Retail 0 sqm 2,500 kW Cogeneration plant cost = $1,300,000
Dwellings 500 2,500 kW Cogeneration plant area = 150sqm
Carpark 0

Age Care Commercial 0 sqm 321,656 kWh p.a = 625 kW generation
Retail 0 sqm 625 kW Cogeneration plant cost = $524,000
Dwellings 125 625 kW Cogeneration plant area = 60sqm
Carpark 0

Retail Commercial 6,375 sqm 4,310,265 kWh p.a = 1,844 kW generation
Office Retail 5,900 sqm 1,844 kW Cogeneration plant cost = $1,288,000
Housing Dwellings 77 1,844 kW Cogeneration plant area = 150sqm
Carpark Carpark 66
Retail Commercial 0 sqm 3,249,795 kWh p.a = 1,686 kW generation
Housing Retail 9,240 sqm 1,686 kW Cogeneration plant cost = $1,288,000

Dwellings 60 1,686 kW Cogeneration plant area = 150sqm
Carpark 0

Retail Commercial 0 sqm 1,508,667 kWh p.a = 803 kW generation
Housing Retail 4,250 sqm 803 kW Cogeneration plant cost = $524,000

Dwellings 33 803 kW Cogeneration plant area = 60sqm
Carpark 0

Retail Commercial 0 sqm 1,113,780 kWh p.a = 599 kW generation
Housing Retail 3,125 sqm 599 kW Cogeneration plant cost = $524,000

Dwellings 26 599 kW Cogeneration plant area = 60sqm
Carpark 0

Retail Commercial 0 sqm 696,900 kWh p.a = 478 kW generation
Housing Retail 1,750 sqm 478 kW Cogeneration plant cost = $524,000

Dwellings 43 478 kW Cogeneration plant area = 60sqm
Carpark 0

Retail Commercial 1,260 sqm 957,423 kWh p.a = 522 kW generation
DDS Retail 1,260 sqm 522 kW Cogeneration plant cost = $524,000
Office Dwellings 44 522 kW Cogeneration plant area = 60sqm
Housing Carpark 133
Carpark
Retail Commercial 2,250 sqm 1,289,073 kWh p.a = 612 kW generation
Super Market Retail 11,500 sqm 612 kW Cogeneration plant cost = $524,000
DDS Dwellings 40 612 kW Cogeneration plant area = 60sqm
Office Carpark 866
Housing 
Carpark
Retail Commercial 1,000 sqm 645,535 kWh p.a = 483 kW generation
Office Retail 420 sqm 483 kW Cogeneration plant cost = $524,000
Housing Dwellings 66 483 kW Cogeneration plant area = 60sqm

Carpark 0
Retail Commercial 800 sqm 499,736 kWh p.a = 372 kW generation
Office Retail 300 sqm 372 kW Cogeneration plant cost = $315,000
Housing Dwellings 51 372 kW Cogeneration plant area = 45sqm

Carpark 0
Retail Commercial 0 sqm 819,153 kWh p.a = 690 kW generation
Office Retail 1,800 sqm 690 kW Cogeneration plant cost = $524,000
Housing Dwellings 84 690 kW Cogeneration plant area = 60sqm

Carpark 0
Retail Commercial 0 sqm 633,688 kWh p.a = 530 kW generation
Housing Retail 1,400 sqm 530 kW Cogeneration plant cost = $524,000

Dwellings 64 530 kW Cogeneration plant area = 60sqm
Carpark 0

Housing Commercial 2,300 sqm 968,640 kWh p.a = 592 kW generation
Carpark Retail 0 sqm 592 kW Cogeneration plant cost = $524,000
Office Dwellings 77 592 kW Cogeneration plant area = 60sqm

Carpark 41
Housing Commercial 0 sqm 205,860 kWh p.a = 400 kW generation
Carpark Retail 0 sqm 400 kW Cogeneration plant cost = $312,000

Dwellings 80 400 kW Cogeneration plant area = 60sqm
Carpark 154

Housing Commercial 0 sqm 118,370 kWh p.a = 230 kW generation
Carpark Retail 0 sqm 230 kW Cogeneration plant cost = $312,000

Dwellings 46 230 kW Cogeneration plant area = 60sqm
Carpark 45

Housing Commercial 0 sqm 187,847 kWh p.a = 365 kW generation
Carpark Retail 0 sqm 365 kW Cogeneration plant cost = $312,000

Dwellings 73 365 kW Cogeneration plant area = 60sqm
Carpark 119

Housing Commercial 0 sqm 149,249 kWh p.a = 290 kW generation
Carpark Retail 0 sqm 290 kW Cogeneration plant cost = $312,000

Dwellings 58 290 kW Cogeneration plant area = 60sqm
Carpark 95

Office Commercial 850 sqm 343,935 kWh p.a = 192 kW generation
Housing Retail 0 sqm 192 kW Cogeneration plant cost = $250,000
Carpark Dwellings 23 192 kW Cogeneration plant area = 45sqm

Carpark 43
Office Commercial 2,950 sqm 1,237,855 kWh p.a = 751 kW generation
Housing Retail 0 sqm 751 kW Cogeneration plant cost = $524,000
Carpark Dwellings 97 751 kW Cogeneration plant area = 60sqm

Carpark 78
Retail Commercial 1,500 sqm 1,988,793 kWh p.a = 1,420 kW generation
Housing Retail 3,200 sqm 1,420 kW Cogeneration plant cost = $1,048,000
Carpark Dwellings 161 1,420 kW Cogeneration plant area = 120sqm

Carpark 113
Retail Commercial 4,450 sqm 3,041,661 kWh p.a = 1,511 kW generation
Office Retail 3,800 sqm 1,511 kW Cogeneration plant cost = $1,048,000
Housing Dwellings 108 1,511 kW Cogeneration plant area = 120sqm
Carpark Carpark 216
Retail Commercial 2,400 sqm 1,865,325 kWh p.a = 1,076 generation
Office Retail 2,400 sqm 1,076 kW Cogeneration plant cost = $644,000
Housing Dwellings 100 1,076 kW Cogeneration plant area = 75sqm
Carpark Carpark 133
Retail Commercial 0 sqm 882,413 kWh p.a = 588 kW generation
Housing Retail 2,250 sqm 588 kW Cogeneration plant cost = $524,000
Carpark Dwellings 50 588 kW Cogeneration plant area = 60sqm

Carpark 66

Assumptions /  
Clarifications : Cogeneration plant figures are budgetary only and do not include installation, commissioning or supporting infrastructure costs TOTAL Estimated Cogeneration Plant Cost    $22,329,000

The plant is sized to cater to the total peak load - plant sizing still needs to be refined
Gas availabilility for this quantity of cogeneration plant still needs to be assessed
• Engines have been sized using reciprocating engines – space savings could be obtained by installing gas turbines of a larger kWe size reducing the overall footprint.
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Site Approx Yields Busines as usual Australian Best Practice World Best Practice

Electrical 
Design Loads 

(KVA)

Price for 
Distribution Sub 

($1000) 

Total 22kV 
Feeder Length 

(m)

Price for 
22kV 

Feeders 
($1000)

TOTAL 
($1000)

Qty kVA Type

1 A Commercial 17,955 9,857,295 6,014,925 2,802,776 1616
Retail 6,695 3,675,555 2,242,825 1,045,090 1004
Residential 159 820,579 409,147 361,471 795

TOTAL 14,353,429 8,666,897 4,209,336 3415
B Commercial 0 0 0 0 0

Retail 4,000 2,196,000 1,340,000 624,400 600
Residential 73 376,744 187,847 165,958 365

TOTAL 2,572,744 1,527,847 790,358 965
C Commercial 9,130 5,012,370 3,058,550 1,425,193 822

Retail 3,625 1,990,125 1,214,375 565,863 544
Residential 24 123,861 61,758 54,562 120

TOTAL 7,126,356 4,334,683 2,045,617 1485
D Commercial 10,920 5,995,080 3,658,200 1,704,612 983

Retail 2,200 1,207,800 737,000 343,420 330
Residential 63 325,135 162,115 143,224 315 Total
TOTAL 7,528,015 4,557,315 2,191,256 1628 7493 4 2000 K 624

2 Commercial 33,197 18,225,153 11,120,995 5,182,052 2988
Retail 0 0 0 0 0
Residential 0 0 0 0 0 Total
TOTAL 18,225,153 11,120,995 5,182,052 2988 2988 2 1500 K 273

3 Commercial 0 0 0 0 0
Retail 1,150 631,350 385,250 179,515 173
Residential 131 676,075 337,096 297,816 655 Total
TOTAL 1,307,425 722,346 477,331 828 828 1 1000 ID 165

4 A Commercial 0 0 0 0 0
Retail 750 411,750 251,250 117,075 113
Residential 99 510,927 254,752 225,067 495

TOTAL 922,677 506,002 342,142 608
B Commercial 0 0 0 0 0

Retail 1,120 614,880 375,200 174,832 168
Residential 128 660,592 329,376 290,996 640 Total
TOTAL 1,275,472 704,576 465,828 808 1416 1 1500 K 137

5 A Commercial 1,080 592,920 361,800 168,588 97
Retail 395 216,855 132,325 61,660 59
Residential 120 619,305 308,790 272,808 600

TOTAL 1,429,080 802,915 503,056 756
B Commercial 195 107,055 65,325 30,440 18

Retail 230 126,270 77,050 35,903 35
Residential 73 376,744 187,847 165,958 365 Total
TOTAL 610,069 330,222 232,301 417 1174 1 1500 ID 158

6 Commercial 8,500 4,666,500 2,847,500 1,326,850 765
Retail 0 0 0 0 0
Residential 0 0 0 0 0 Total
TOTAL 4,666,500 2,847,500 1,326,850 765 765 1 1000 K 113

7 Commercial 0 0 0 0 0
Retail 0 0 0 0 0
Residential 500 2,580,438 1,286,625 1,136,701 2500 Total
TOTAL 2,580,438 1,286,625 1,136,701 2500 2500 1 1500 & 1000 K 224

8 Commercial 0 0 0 0 0
Retail 0 0 0 0 0
Residential 125 645,110 321,656 284,175 625 Total
TOTAL 645,110 321,656 284,175 625 625 1 1000 K 113

9 Commercial 6,375 3,499,875 2,135,625 995,138 574
Retail 5,900 3,239,100 1,976,500 920,990 885
Residential 77 397,388 198,140 175,052 385 Total
TOTAL 7,136,363 4,310,265 2,091,180 1844 1844 1 2000 K 156

10 Commercial 0 0 0 0 0
Retail 9,240 5,072,760 3,095,400 1,442,364 1386
Residential 60 309,653 154,395 136,404 300 Total
TOTAL 5,382,413 3,249,795 1,578,768 1686 1686 1 2000 K 156

11 Commercial 0 0 0 0 0
Retail 4,250 2,333,250 1,423,750 663,425 638
Residential 33 170,309 84,917 75,022 165 Total
TOTAL 2,503,559 1,508,667 738,447 803 803 1 1000 K 113

12 Commercial 0 0 0 0 0
Retail 3,125 1,715,625 1,046,875 487,813 469
Residential 26 134,183 66,905 59,108 130 Total 
TOTAL 1,849,808 1,113,780 546,921 599 599 1 1000 K 113

13 Commercial 0 0 0 0 0
Retail 1,750 960,750 586,250 273,175 263
Residential 43 221,918 110,650 97,756 215 Total
TOTAL 1,182,668 696,900 370,931 478 478 1 500 K 98

Electricity (kWh)

Development Opportunity

Distribution Sub for each block 



Site Approx Yields Busines as usual Australian Best Practice World Best Practice

Electrical 
Design Loads 

(KVA)

Price for 
Distribution Sub 

($1000) 

Total 22kV 
Feeder Length 

(m)

Price for 
22kV 

Feeders 
($1000)

TOTAL 
($1000)

Qty kVA Type

Electricity (kWh)

Development Opportunity

Distribution Sub for each block 

14 A Commercial 1,260 691,740 422,100 196,686 113
Retail 1,260 691,740 422,100 196,686 189
Residential 44 227,079 113,223 100,030 220

TOTAL 1,610,559 957,423 493,402 522
B Commercial 2,250 1,235,250 753,750 351,225 203

Retail 1,260 691,740 422,100 196,686 189
Residential 44 227,079 113,223 100,030 220 Total
TOTAL 2,154,069 1,289,073 647,941 612 1134 1 1500 ID 158

15 A Commercial 1,000 549,000 335,000 156,100 90
Retail 420 230,580 140,700 65,562 63
Residential 66 340,618 169,835 150,045 330

TOTAL 1,120,198 645,535 371,707 483
B Commercial 800 439,200 268,000 124,880 72

Retail 300 164,700 100,500 46,830 45
Residential 51 263,205 131,236 115,944 255

TOTAL 867,105 499,736 287,654 372
C Commercial 0 0 0 0 0

Retail 1,800 988,200 603,000 280,980 270
Residential 84 433,514 216,153 190,966 420

TOTAL 1,421,714 819,153 471,946 690
D Commercial 0 0 0 0 0

Retail 1,400 768,600 469,000 218,540 210
Residential 64 330,296 164,688 145,498 320 Total
TOTAL 1,098,896 633,688 364,038 530 2075 1 2000 K 156

16 A Commercial 2,300 1,262,700 770,500 359,030 207
Retail 0 0 0 0 0
Residential 77 397,388 198,140 175,052 385

TOTAL 1,660,088 968,640 534,082 592
B Commercial 0 0 0 0 0

Retail 0 0 0 0 0
Residential 80 412,870 205,860 181,872 400

TOTAL 412,870 205,860 181,872 400
C Commercial 0 0 0 0 0

Retail 0 0 0 0 0
Residential 46 237,400 118,370 104,577 230

TOTAL 237,400 118,370 104,577 230
D Commercial 0 0 0 0 0

Retail 0 0 0 0 0
Residential 73 376,744 187,847 165,958 365

TOTAL 376,744 187,847 165,958 365
E Commercial 0 0 0 0 0

Retail 0 0 0 0 0
Residential 58 299,331 149,249 131,857 290

TOTAL 299,331 149,249 131,857 290
F Commercial 850 466,650 284,750 132,685 77

Retail 0 0 0 0 0
Residential 23 118,700 59,185 52,288 115 Total
TOTAL 585,350 343,935 184,973 192 2069 1 2000 K 156

17 A Commercial 2,950 1,619,550 988,250 460,495 266
Retail 0 0 0 0 0
Residential 97 500,605 249,605 220,520 485

TOTAL 2,120,155 1,237,855 681,015 751
B Commercial 1,500 823,500 502,500 234,150 135

Retail 3,200 1,756,800 1,072,000 499,520 480
Residential 161 830,901 414,293 366,018 805

TOTAL 3,411,201 1,988,793 1,099,688 1420
C Commercial 4,450 2,443,050 1,490,750 694,645 401

Retail 3,800 2,086,200 1,273,000 593,180 570
Residential 108 557,375 277,911 245,527 540

TOTAL 5,086,625 3,041,661 1,533,352 1511
D Commercial 2,400 1,317,600 804,000 374,640 216

Retail 2,400 1,317,600 804,000 374,640 360
Residential 100 516,088 257,325 227,340 500

TOTAL 3,151,288 1,865,325 976,620 1076
E Commercial 0 0 0 0 0

Retail 2,250 1,235,250 753,750 351,225 338
Residential 50 258,044 128,663 113,670 250 Total
TOTAL 1,493,294 882,413 464,895 588 5345 3 2000 K 468

Development total Maximum Demand 33818 kVA

Assumptions made: Stage 1 & 3 Feeder 1 8321 550 440
-Substation location Stages 9 , 10, 11, 13, 14 & 15 Feeder 2 8019 1100 880
-Substaion Type (K-kiosk, ID-Indoor) Stages 4, 5, 6, 7, 8 , 12 & 16 Feeder 3 9146 2750 2200
-Most convenient feeder path Stages 2 & 17 Feeder 4 8332 2200 1760
-Feeders can be run on main roads such as Sydney and Bell Street
-Maximum allowance for a feeder is 8MVA $3,379 $4,840 $8,219
-Four Feeders will be suffice to feed the proposed load 80%
-the dollar value is indicative at this stage $6,575



THE COBURG INITIATIVE ‐ YIELD  CALCULATIONS 24‐Aug‐10

Basement Ground Level 1 Level 2 Level 3 Level 4 Level 5 Level 6 Level 7 Level 8 Level 9 Level 10 Level 11 Level 12 Level 13 Level 14
1 A Supermarket 4500 4500

Retail 2195 2195
Community Health Hub 1400 1500 1500 1500 1500 1500 1500 1500 11900
Office 350 815 815 815 815 815 815 815 6055
Housing 190 1400 3000 3000 1850 1850 1850 940 940 940 15960 159 dwellings
Carpark 11740 650 7650 3100 3100 26240 874 cars

B Retail (Market) 4000 4000
Housing 1750 1750 1750 1050 1050 7350 73 dwellings
Carpark 5060 5060 168 cars

C Retail 3625 3625
Cinema 560 2550 1490 4600
Library 980 1800 1750 4530
Housing 130 130 130 700 700 700 2490 24 dwellings
Carpark 6800 140 6940 231 cars

D Retail 2200 2200
Hotel 170 2200 2200 1270 1270 1270 1270 1270 10920 192 rooms
Housing 150 1050 1050 620 620 620 620 620 500 500 6350 63 dwellings
Carpark 2895 720 3615 120 cars

2 Office 3500 3500 3300 10300
Carpark‐Office
Hospital 22897
Carpark‐Hospital

3 Retail  1150 1150
Housing 200 2100 2100 1650 1650 1650 950 950 950 950 13150 131 dwellings
Carpark 3050 1650 4700 156 cars

4 A Retail  750 750
Housing 600 1500 1500 1400 1400 1400 1050 1050 9900 99 dwellings
Carpark 3425 1150 4575 152 cars

B Retail  1120 1120
Housing 650 1800 1800 1800 1800 1800 1600 1600 12850 128 dwellings
Carpark 3525 750 4275 142 cars

5 A Retail  395 395
Office 360 720 1080
Housing 1115 2155 2155 2155 1450 1450 800 800 12080 120 dwellings
Carpark 4202 1690 5892 131 cars

B Retail  230 230
Office 195 195
Housing 840 1590 1590 1120 1120 1120 7380 73 dwellings
Carpark 2580 2580 86 cars

6 Leisure Centre 8500
Carpark 3480 3480 116 cars

7 Housing (Circa) 500 dwellings
Carpark

8 Age Care 125 dwellings
Carpark

9 Retail  5900 5900
Office 2125 2125 2125 6375
Housing 1450 1450 1450 1450 970 970 7740 77 dwellings
Carpark 2000 2000 66 cars

10 Retail  9240 9240

YIELDS FOR DEVELOPMENT PARCELS (D10/128557)

Total AreaUse
Block No.Parcel 

No.
Floor Area



Basement Ground Level 1 Level 2 Level 3 Level 4 Level 5 Level 6 Level 7 Level 8 Level 9 Level 10 Level 11 Level 12 Level 13 Level 14

YIELDS FOR DEVELOPMENT PARCELS (D10/128557)

Total AreaUse
Block No.Parcel 

No.
Floor Area

Housing 1425 1425 1055 1055 1055 6015 60 dwellings
Carpark

11 Retail 4250 4250
Housing 750 750 600 600 600 3300 33 dwellings
Carpark

12 Retail 3125 3125
Housing 625 625 475 475 475 2675 26 dwellings
Carpark

13 Retail 1750 1750
Housing 1350 1350 825 825 4350 43 dwellings
Carpark

14 A Retail 1260 1260
Office 1260 1260
Housing 1260 1260 940 940 4400 44 dwellings
Carpark 4000 4000 133 cars

B Retail 3000 3000
Supermarket 3500 3500
DDS 1500 3500 5000
Office 1000 2500 3000 3000 3000 3000 2250 2250 2250 22250
Housing 1500 1500 1000 4000 40 dwellings
Carpark 11000 2000 5500 7500 26000 866 cars

15 A Retail 420 420
Office 1000 1000
Housing 1400 1400 1400 1200 1200 6600 66 dwellings

B Retail 300 300
Office 800 800
Housing 1100 1100 1100 900 900 5100 51 dwellings

C Retail 1800 1800
Office 0
Housing 1800 1800 1800 1500 1500 8400 84 dwellings

D Retail 1400 1400
Office 0
Housing 1400 1400 1400 1100 1100 6400 64 dwellings

16 A Office 1150 1150 2300
Housing 1150 1150 900 900 900 900 900 900 7700 77 dwellings
Carpark 1248 1248 41 cars

B Housing 2300 2300 2300 1000 1000 1000 9900 80 dwellings
Carpark 4640 4640 154 cars

C Housing 1126 1126 1126 750 750 750 5628 46 dwellings
Carpark 1375 1375 45 cars

D Housing 2135 2135 2135 838 838 838 8919 73 dwellings
Carpark 3599 3599 119 cars

E Housing 1800 1800 1800 650 650 650 7350 58 dwellings
Carpark 2852 2852 95 cars

F Retail
Office 850 850
Housing 850 765 765 2380 23 dwellings
Carpark 1302 1302 43 cars

17 A Office 2000 950 2950
Housing 850 1800 1800 950 950 950 950 765 765 9780 97 dwellings
Carpark 2360 2360 78 cars

B Retail 3200 3200



Basement Ground Level 1 Level 2 Level 3 Level 4 Level 5 Level 6 Level 7 Level 8 Level 9 Level 10 Level 11 Level 12 Level 13 Level 14

YIELDS FOR DEVELOPMENT PARCELS (D10/128557)

Total AreaUse
Block No.Parcel 

No.
Floor Area

Office 1500 1500
Housing 1150 2650 2650 1550 1550 1550 1950 1550 1550 16150 161 dwellings
Carpark 3400 3400 113 cars

C Retail 3800 3800
Office 1500 2950 4450
Housing 1950 1950 1250 1250 1250 1250 950 950 10800 108 dwellings
Carpark 6500 6500 216 cars

D Retail 2400 2400
Office 2400 2400
Housing 2150 2150 950 950 950 950 950 950 10000 100 dwellings
Carpark 4000 4000 133 cars

E Retail 2250 2250
Housing 2000 2000 950 950 5900 59 dwellings
Carpark 2000 2000 66 cars

TOTAL
RETAIL 74,260 sqm Development parcels subject to DMA
OFFICE 63,765 sqm
RESIDENTIAL 240,997 sqm 2,965 dwellings New levels in concept design high (Not calculated in F2 test fits)
HEALTH 37,897 sqm Slight increase in floor space compared to F2 test fits
LEISURE 8,500 sqm Slight decrease in floor space compared to F2 test fits
HOTEL 10,920 sqm 192 rooms
CAR PARK 4,102 cars

Trim No. D10/128557



 

 

Appendix C 
Concept and Stage Plans 
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Appendix D 
Melbourne Water Stormwater Storage 

Plan 
 
 





 

 

Appendix E 
YVW New Customer Contribution Rates 

and Information 
 
 



 

Project 209963 File APP E - YVW NEW CONNECTION COSTS.DOC  Error! Reference source not found.  /m  Page 1 

New Customer Contributions (NCC) - Summary of costs for water and sewer. 
(reference - Yarra Valley Water Pricing Handbook 2010/11): 
 
Developers are responsible for providing reticulation assets and the financing costs associated with 
bringing forward the provision of shared infrastructure assets, if they are required ahead of the 
incremental development sequence with respect to Yarra Valley Water assets.  
 
Costs that are the responsibility of Yarra Valley Water are in part recovered through NCC by: 
- Applying a scheduled charge on a per lot basis on any connection of a new customer, that is or can 
be individually metered, or 
- Calculating the financing cost of providing assets where the development is non-incremental with 
respect to Yarra Valley Water assets.  
 
Lot Size (m2)   Charge ($) per service per lot 
 
<450    579.83 
>450 <1350   1,159.67 
>1350    2,319.35 
 
Developers may be charged for up to three services - water, recycled water and sewerage. Where a 
development is connected to water, there is a 50% reduction in water charge.  
 
2. Financing costs associated with bringing forward the development. 
 
Any time during the regulatory period Yarra Valley Water may levy a charge greater than the 
scheduled charge that covers the cost of bringing forward the provision of shared distribution assets. 
The charge is calculated on the basis of: 
- The development specific capital costs associated with connecting the customer or group of 
customers 
- The financing costs that may be attributable to bringing forward the timing of the provision of the 
shared assets required to connect to the existing network. 
 
The brought forward financing costs associated with the developments requiring the construction of 
shared network assets are calculated on the basis of the extent to which the assets form a logical 
extension of existing water and sewerage networks: 
- Where the shared assets could be reasonably considered to form a part of a logically sequenced 
network expansion and required by Yarra Valley Water within a short to medium term planning 
horizon, no bring forward developer charge will apply. 
- Where the shared assets do not form a part of a logically sequenced network expansion required by 
Yarra Valley Water in respect of long term planning horizon, then a non-scheduled developer charge 
equivalent to 40% of the as constructed cost of that shared asset will apply.  
- Where the shared assets do not form a part of a logically sequenced network expansion and 
expected to be required by Yarra Valley Water in the respect of a long term planning horizon, then a 
non-scheduled developer charge equivalent to 70% of the as constructed costs of the shared assets 
will apply. 
 
Note: 
- A free service is provided by Yarra Valley Water to asses the fees to be paid and works required.  
- Multi-storey developments attract a greater charge, based on the increased load on the system ie. a 
fee may be charged for each level  
- Credit is available for demolished existing buildings, but only for the size of one of the new 'lots' on 
the block. 

T +61 3 8683 1333 
F +61 3 8683 1444 
E melbourne@ap.aurecongroup.com 
W aurecongroup.com 

Aurecon Australia Pty Ltd 
ABN 54 005 139 873 
60 Albert Road 
(PO Box 321) 
South Melbourne Victoria 3205  
Australia 




