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Executive summary
What is the background to the review?
This report documents the findings of a review of the Mount Alexander Planning Scheme. It focuses on the
Local Planning Policy Framework section of the Planning Scheme, which comprises the Municipal Strategic
Statement (MSS) and 32 Local Planning Policies (LPPF). This review was prepared to satisfy the
requirements of the Planning & Environment Act 1987.
The review is an audit of the performance of the LPPF at a point in time and looks at what has been achieved
since the last review, what is still outstanding, and what needs to happen to address these matters. Through
this review, Mount Alexander Shire Council is seeking renewed direction for its Municipal Strategic Statement
that aligns with the strategic land use planning objectives of the current Council and reflects the values and
priorities of the community. The MSS was the subject of previous reviews in 2004 and 2010.
Consultation
The review process has involved extensive consultation with Councillors, Council staff, key government
authorities and agencies and key users groups, and has provided opportunities for community feedback.
The review has revealed high levels of interest from the community in a range of issues such as housing
affordability, sustainability, protection of urban character and heritage places, gaming machines and intensive
animal industries. It appears that there are growing expectations amongst the community for what can be
achieved through the planning system in relation to these matters.
Legislative and policy influences
The legislative and policy framework for planning in Victoria is constantly changing. Since 2010, changes
have been made to the Planning and Environment Act, Ministerial Directions and a new State Planning Policy
Framework has been introduced. The Victoria Planning Provisions, which set the standard provisions and
policies for all Planning Schemes in Victoria, have been subject to a number of major amendments, namely:


new, more comprehensive, but complicated bushfire provisions that place priority on the protection of
human life over other policy considerations in planning and decision-making;



new residential and commercial zones, which allow a broader range of activities to be considered;



amended rural zones, which simplify requirements and provide for greater flexibility for some uses;



reforms to Victoria’s native vegetation and biodiversity provisions by introducing the new ‘no net loss’
approach rather than the previous ‘net gain’ approach and risk-based assessment pathways.
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Since the last major amendments were made to the MSS in 2007, the range of issues that planning schemes
need to address has broadened. Settlement planning, in particular, has become more complex for Mount
Alexander Shire, with the introduction of new bushfire provisions and policies relating to landfills and potable
water supply catchments.
The State Government has prepared a new Metropolitan Strategy that anticipates major population growth in
Melbourne and places a greater emphasis on connections with the regions. Regional growth plans have now
been prepared that identify Castlemaine and Harcourt as the growth centres of the Shire. Infrastructure
funding will follow these plans as identified in the Regional Strategic Plans.
Strategic and community influences
Key demographic trends for the Shire are:


average annual population growth of 0.6% between 2006 and 2011, unchanged from the previous
period;



over 50% of the Shire’s population lives in the Castlemaine/Chewton and Campbells Creek area;



an ageing population with an older age profile than Victoria as a whole;



net gains in the older age groups and net loss of residents in the younger age groups;



projected growth at average annual rate of 0.9% per annum to 2031.

Key housing trends for the Shire are:


strong building activity from 2006 to 2011 (over 100 dwellings per year);



an identified lack of one and two bedroom dwellings in the Shire;



projected need for additional 1,803 dwellings to 2031, or an average of 90 per year.

Key planning issues
The review has found that most of the planning issues facing the Shire are identified in the current MSS. The
MSS generally contains appropriate strategic direction to address the issues, although weaknesses exist in
most clauses. Key areas where the Shire’s current strategic directions are inadequate or require particular
improvement are:


bushfire risk and its consequences for settlement;



the nature and extent of flooding risks;



the identification and management of significant landscapes;



the spatial extent of biodiversity values in the Shire and protection of biodiversity corridors.

Key planning issues that have emerged since the last review, or become more prominent, include:



uncertainties associated with developing residential land in bushfire-prone areas, particularly at the
urban-forest interface;
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uncertainties surrounding the implementation of the Diamond Gully Structure Plan, which is the
primary residential growth area in the Shire,



how to stimulate new urban development in Harcourt, which is strategically located for growth;



how to ensure the viability of the small towns of the Shire that lack critical infrastructure (e.g.
sewerage);



how to continue farming on low quality agricultural land;



identifying and protecting agricultural land that has access to irrigation water;



managing wastewater issues in open potable water supply catchments;



managing infill commercial development in the Shire’s heritage areas;



identifying the preferred future use of former industrial sites;



assessing the risks to urban development posed by landfills;



the need to prepare development contributions plans for new road and other infrastructure.

The review recommends that the MSS be amended to better identify and respond to these issues. The
review also recommends that Council improve its Local Planning Policies for heritage and rural land use and
development.
Strategic work
In the period since the last review, the Shire has established a more comprehensive framework of local
strategies to support changes to the planning scheme, including the following:


Rural Land Use Study (2014);



Castlemaine Commercial Centre Study (2012);



State of the Environment Report and Environment Strategy (2010 & 2011);



Walking and Cycling Strategy (2010);



Heritage Strategy (2012);



Gaming Policy (2014);



investigations into residential land supply and demand and housing affordability.

The key findings of this work need to be incorporated into the MSS as the foundation for changes to the
objectives and strategies in the MSS. The Shire has also completed the Diamond Gully Structure Plan for its
major residential growth area, although bushfire and other planning issues have delayed the planning
scheme amendments required to implement the Plan.
The review identifies 37 items of further strategic work that should be pursued by the Shire, including
strategic studies, further investigations and assessments into specific issues and planning scheme
amendments. Of these, 13 items are considered to be of high priority for the Shire. Key items include:
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investigations into the development potential of land at the urban-forest interface in Castlemaine
(highest priority);



review of the Castlemaine Residential Strategy (highest priority);



investigations into the application of the Rural Conservation Zone;



a structure plan for Harcourt;



assessment into the provision of rural living land;



an industrial land strategy for the Shire;



further heritage reviews and studies, with priorities to be determined by the Thematic Environmental
History (underway).

Conclusions and next steps
The report concludes that:


The Mount Alexander Municipal Strategic Statement has been successful in guiding Council’s strategic
decision making on most land use and development matters in the Shire.



The Planning Scheme continues to facilitate a broad range of development in the Shire and good
supplies of residential land exist in the Shire.



There are a number of key strategic studies whose findings need to be reflected in the MSS through a
planning scheme amendment.



There are some major ‘gaps’ where the Shire’s existing strategic directions are inadequate or need
improvement (as explained above).



The rate of progress on the further strategic work identified in this report will depend on the level of
additional resourcing that is available. State Government assistance should be sought for projects that
are of regional importance such as the Harcourt Structure Plan.



There are various issues relating to the structure, consistency and integrity of the strategic directions in
the MSS and content of the local planning policies that need to be addressed in order to satisfy
directions from the State Government about the form and content of these provisions.



For future reviews, improvements are required in data collection and monitoring to enable more
accurate assessments to be made about whether many of the MSS objectives are being met,
particularly for residential development and environmental indicators.

The report recommends that the Mount Alexander MSS and local planning policies need to be restructured,
re-written and updated to provide the Shire with a sound planning framework for the future. This should
occur through a planning scheme amendment.
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PART A: Context for the Review

Introduction
This report documents the finding of a review of the Mount Alexander Planning Scheme. The review focuses
on the Local Planning Policy Framework section of the Planning Scheme, which comprises the Municipal
Strategic Statement (MSS) and 32 Local Planning Policies (LPPs). Mount Alexander Shire (‘Council’)
engaged Centrum Town Planning to carry out the review in June, 2013.
Planning schemes are the main tool for guiding decision making for the use, development and protection of
land. They are given statutory effect by the Planning and Environment Act 1987 (‘the Act’). The review is an
audit of the performance of the Planning Scheme at a point in time and looks at what has been achieved
since the last review, what is still outstanding, and what needs to happen to address these matters.
This represents the third review of the Mount Alexander MSS and second review of the Local Planning
Policies since the new format Mount Alexander Planning Scheme came into effect in July, 1999. The MSS
was amended in 2007 to incorporate new strategic studies and update some local planning policies,
however, much of the Scheme is unchanged since its introduction in 1999.
Through this review, Mount Alexander Shire is seeking renewed direction for its Municipal Strategic
Statement that aligns with the strategic land use planning objectives of the current Council and reflects the
values and priorities of the community. In order to do this, it refines and expands upon the findings of the
2010 review in relation to the MSS, with a focus on what has changed in the intervening period. It is intended
to ‘stand alone’ and, as such, some of the content of the 2010 has been repeated to provide the background
and context for the current review. The review also updates the recommendations of the 2010 review for
Local Planning Policies.
The review process has involved extensive consultation with Councillors, Council staff, key government
authorities and agencies and key users groups, and has provided opportunities for community feedback. The
funding and administrative supervision for the project was provided by the Department of Transport Planning
and Local Infrastructure (DTPLI) through the Rural Council Planning Flying Squad.
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Purpose
The review has been carried out to satisfy Section 12B of the Act, which states that a planning authority
which is a municipal council must review its planning scheme within 12 months of the date it is required to
approve the Council Plan under the Local Government Act. Mount Alexander Shire adopted the current
Council Plan on 30 June, 2013.
The objectives of the review are to ensure that planning schemes:


are consistent in form and content with the directions or guidelines issued by the Minister under section
7; and



set out effectively the policy objectives for use and development of land in the area to which the
Planning Scheme applies; and



make effective use of State provisions and local provisions to give effect to State and local planning
policy objectives.

Once adopted, the review report will be provided to the Minister for Planning. It is intended that the review
will inform the preparation of new provisions for the MSS and Local Planning Policies, and will be
implemented through a planning scheme amendment.

Objectives
The Shire anticipates that the review will lead to a Local Planning Policy Framework that features:


clearer strategic objectives that reflect Council’s current strategic priorities;



simpler, clearer language;



improved format, consistency and useability, consistent with relevant planning practice notes.

The review is intended to improve the performance of the Planning Scheme and increase community
confidence in the planning system
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Review process
Methodology
The review has been carried out in five stages:


analysis of existing policies, strategies and data;



synthesis of information, preparation and distribution of an issues paper;



consultation with government departments, agencies and the community.



preparation of the review report;



adoption by Council (10 June, 2014).

Guiding principles
This review has been informed by the process set out in the Continuous Improvement Review Kit for planning
and responsible authorities (DSE, 2006) and has been adapted to the needs of this particular project.
It has also been informed by various State Government planning practice notes, which included:


Writing a Municipal Strategic Statement, October 2013, PN4.



Writing a Local Planning Policy, September 2013, PN8.



The role of mandatory provisions in planning schemes, September 2010, PN59.



Review of planning schemes, February 2006, PN32.



Incorporated and reference documents, October 2013, PN13.

These documents provide technical advice about the preferred format and content of the local provisions of
planning schemes. These documents emphasise the need for local provisions to be concise, clear and easy
to read and have clear links to the State Planning Policy Framework and Municipal Strategic Statement.

Documents reviewed
To inform the review, Centrum Town Planning has reviewed the key strategic documents that are most
relevant to a Scheme review. It was not possible to review all documents that are currently referenced in the
Planning Scheme as part of this review, noting that Clause 21.05 of the MSS identifies a large number of
reference documents that date back to the early 1990s.
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Report structure
The report has been divided into 3 main sections:


Part A provides contextual information about:


the Planning Scheme;



the review process;



consultation outcomes;



legislative, policy and strategic influences.



Part B provides a review of the Municipal Strategic Statement and Local planning policies; and



Part C provides an implementation plan for the review.

Consultation
Consultation for the project was carried out between August and October, 2013. Details of the consultation
events and attendees are provided in Appendix A. The consultation involved:


direct meetings with key stakeholder groups, including Council officers and government departments
and authorities;



two workshops for key interest groups: those with a specific interest in heritage matters and frequent
users of the planning system; and



invitations for written submissions from the community, including a feedback form.

These events are described in more detail below:
Workshops and interviews were also held with the following stakeholders between March and May, 2012:


Council town planning officers



Department of Environment and Primary Industries (DEPI)



Parks Victoria



Water authorities:


North Central Catchment Management Authority (NCCMA)



Goulburn Murray Water (GMW)



Coliban Water



Country Fire Authority (CFA)



VicRoads

The findings of the consultation with stakeholders have been incorporated into relevant sections of the review
of the Municipal Strategic Statement in Part B of this report.
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Background
Profile of Scheme
Like all planning schemes in Victoria, the Mount Alexander Planning Scheme is divided into six key sections,
as follows:


State Planning Policy Framework



Local Planning Policy Framework (Municipal Strategic Statement & Local Planning Policies)



Zones



Overlays



Particular Provisions



General Provisions

The following sections of the report provide a brief summary of the main sections of the Planning Scheme
that will be discussed in this report.
State Planning Policy Framework
The State Planning Policy Framework (SPPF) sets out the planning policies that apply to all land in Victoria.
The State Planning Policy Framework cannot be varied at the local level. All other parts of the Planning
Scheme must be consistent with, and give effect to, the state planning policies. The SPPF is divided into ten
key clauses, including clauses relating to settlement, environmental and landscape values, environmental
risks, natural resource management, built environment and heritage, housing, economic development,
transport and infrastructure.
Municipal Strategic Statement
The Municipal Strategic Statement (MSS) is a concise statement of the key strategic planning, land use and
development objectives for the municipality and the strategies and actions for achieving the objectives.
Under the Act, a Municipal Strategic Statement must contain the strategic planning, land use and
development objectives of the planning authority, the strategies for achieving the objectives and an
explanation of how these relate to the planning controls in the Planning Scheme.
The Mount Alexander Shire Municipal Strategic Statement has been in effect since 22 March 2007, following
a public exhibition process and panel hearing in 2005 (Amendment C24). It is divided into six sections:


Overview of Mount Alexander Shire



Key issues facing the Shire’s future land use planning & development



Municipal vision and framework plan
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Objectives and strategy



Reference documents



Monitoring and review

More detailed descriptions of the content of the Municipal Strategic Statement are provided in each subtheme in Part B.
Local Planning Policies
Local Planning Policies are used to implement the objectives and strategies of the Municipal Strategic
Statement. They are statements of intent or expectation and express what Council will do in specified
circumstances or its expectation of what should happen. The Mount Alexander Planning Scheme contains 32
Local Policies, grouped under six theme headings:


Settlement (12 policies)



Environment (9 policies)



Housing (1 policy)



Economic development (3 policies)



Infrastructure (3 policies)



Particular Use and Development (4 policies)
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Evolution of local section of Scheme
The new format Mount Alexander Planning Scheme was introduced in July, 1999, following a Panel and
Advisory Committee hearing and report. Since 1999, various amendments have been made to the Planning
Scheme, including amendments to zones, overlays and general provisions. These have included site-specific
amendments to rezone land, amendments to correct errors in the scheme and periodic changes to referral
requirements. On the whole, however, the local planning policies, zones and overlays have not been
substantially changed since 1999.
Mount Alexander Shire has carried out two reviews of the Scheme, one in 2004 and one in 2010. In 2004,
the Act required planning authorities to review their MSS every three years. The Act was subsequently
amended to require a review of the entire planning scheme every four years. The key findings of the reviews
are described below.
2004 Review
In 2004, Council undertook a review of its Municipal Strategic Statement following the completion of a
number of important land use planning strategies for the Shire. Key strategies included the Mount Alexander
Rural Living Strategy (2006), Mount Alexander Urban Living Strategy (2003/2004) and a number of land use
strategies for Castlemaine. The review found that:


the Planning Scheme furthers the objectives of planning in Victoria and does not require any
substantial changes in direction;



the Planning Scheme supports the State Planning Policies, although opportunities exist to enhance
implementation at the local level through changes to the Municipal Strategic Statement;



the Municipal Strategic Statement “lacks detail on many land use planning directions”, although it
acknowledges that significant strategic work has been undertaken to address this issue;



the Municipal Strategic Statement is lacking in its responses to a number of environmental issues,
including responses to fauna protection, catchment management, the protection of remnant vegetation,
interface issues and flood management;



various opportunities exist to improve the consistency and usability of the Municipal Strategic
Statement and Planning Scheme;



a review of the local planning policies is required.

Source: (RPD Group, 2004, 10,19,21,23)

The review resulted in Amendment C24 to the Mount Alexander Planning Scheme. Amendment C24 was
intended to be the first of a two stage implementation phase. Stage two was to involve changes to zone,
overlays and local planning policies. The current Municipal Strategic Statement has been largely unchanged
since March 2007.
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2010 Review
In 2010, Council undertook a review of the entire Planning Scheme, the first complete review since its
introduction in 1999. Key general findings of this review were as follows:


Many of the issues identified when the Mount Alexander Planning Scheme came into effect in 1999 are
still relevant and of concern to the residents of the Shire. These include the need to identify, protect
and conserve heritage places, the changing nature of agriculture, the need to protect biodiversity and
changing demands for housing, in both urban and rural areas.



The Planning Scheme is generally consistent with the State Planning Policy Framework and seeks to
implement it at the local level, although environmental and land management controls need to be
enhanced.



The Mount Alexander Municipal Strategic Statement adequately describes the key issues facing the
Shire and generally contains objectives and strategies that respond to these issues, although various
improvements should be made, particular to Clause 21.04 (Objectives & Strategies) and Clause 21.06
(Performance Monitoring).



The Municipal Strategic Statement is generally well structured but requires some refinements in
language and greater internal consistency. It also needs to be updated with a range of recent strategic
planning work undertaken by Council.



Council is in the process of formulating a strong strategic framework for the Shire. Since the last review
of the Municipal Strategic Statement, Council has commenced a number of important land use studies,
including the Diamond Gully Structure Plan, Rural Land Capability Study and Castlemaine Urban
Forest Interface Study. These studies represent the next important ‘layer’ of strategic work for the Shire
and will add to the suite of studies implemented through Amendment C24, which focused on guiding
residential and rural living development.



The Municipal Strategic Statement identifies a considerable amount of strategic work that has not yet
commenced or been allocated funding, including heritage and flora and fauna studies.



The Mount Alexander Planning Scheme contains 32 local policies that deal with a comprehensive
range of planning issues, however, many of the policies do not provide Council or applicants with
useful guidance in decision making. The local planning policies need to be rationalised by removing
those that provide little guidance in decision making and re-structuring other policies in a more logical
way.



The current strategic program is generally appropriate and has strong links to the Municipal Strategic
Statement, however, there is a need to retain some projects, remove others and re-organise various
projects.

The specific recommendations of the 2010 review have been summarised in the relevant Themes in Part B of
the report.
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Local amendments
Since the current scheme came into effect in 1999, 48 planning scheme amendments to the Mount
Alexander Planning Scheme have been approved by the Minister for Planning up to February 2014. These
have been divided into four categories, by type of amendment:


‘Administrative’ amendments: (16), which include those to fix errors in the Scheme, change referral
requirements, or implement state-initiated changes to the planning scheme such as new bushfire
mapping or the introduction of new zones at the local level. Typically, these have been initiated by the
Shire or government departments or authorities.



‘Site specific’ amendments: (13), which include amendments to amend the planning provisions that
apply to single sites or small numbers of sites. These have typically been initiated by private
proponents or landowners.



Amendments to implement strategic studies (11): which include amendments to implement the
recommendations of strategic documents prepared by Council, including heritage studies, land use
and development plans and structure plans. These amendments have been initiated by Council.



‘Major public works’ amendments (8): which include amendments to facilitate the development of
major public works projects such as land acquisition and construction of the Calder Freeway, the
Goldfields Superpipe, and Harcourt Modernisation Project. These amendments have been typically
initiated by government authorities and have been carried out in partnership with the Shire.

Significant local planning scheme amendments that have been approved since the 2010 review of the
Planning Scheme have included:


Amendment C19 which implemented the findings of the Castlemaine Township Entrances Land Use
Strategy, including changes to zones and the introduction of new schedules to the Design and
Development Overlay to three precincts. (June, 2011).



Amendments C63 & C69, which included eight restructure plans as incorporated documents in the
Planning Scheme and made other related changes to the Planning Scheme (December, 2013).



Amendment C55, which implemented the findings of the Heritage Study of the Shire of Newstead,
2004 (Revised 2012) by updating the list of reference documents, amending the Schedule to the
Heritage Overlay and inserting 3 new incorporated documents into the Mount Alexander Planning
Scheme (February, 2013).
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Legislative and policy influences
Planning and Environment Act 1987
The Planning and Environment Act provides the legislative base for planning processes and gives legislative
power to the main instruments of the Victorian planning system, including the Planning and Environment
Regulations 2005, the Victoria Planning Provisions and planning schemes (DPCD, 2013).
Recent amendments
In an attempt to improve the operation and performance of the Act, the State Government recently made
amendments to the Act through the Planning and Environment Amendment (General) Act 2013 (the General
Act). Key changes made by this Act included:


allowing Councils to amend permits issued by VCAT;



clarifying referral authority roles and responsibilities;



improving the process for administrative planning scheme amendments;



improving the process for amending Section 173 Agreements;



a requirement that planning authorities must consider social and economic effects before preparing a
planning scheme or planning scheme amendment (previously consideration of social and economic
effects was optional);



a requirements that responsible authorities must consider significant social and economic effects prior
to deciding upon an application (previously, only environmental effects had to be considered).

Implications for Mount Alexander Shire:
The requirement for planning and responsible authorities to consider social and economic effects represents
formal recognition that planning is seen by Government as an economic portfolio, as much as an
‘environmental’ one. This is a shift in thinking that has been occurring for some time over successive state
governments, although it remains to be seen as to what this means for decision-making at the local level.
In practice, the changes to the Act are likely to require social and economic impacts to be weighed up against
other impacts in a more meaningful way. It unclear as to whether and how this change will ‘filter-down’ into
planning schemes and planning scheme amendment processes. Two possible outcomes are that:


more thorough empirical assessment of social economic impacts for sensitive or major planning
scheme amendments will be required;



it may be appropriate for the MSS to contain more explicitly require consideration of social and
economic effects, and how they will be balanced with environmental effects.

The full consequences of this change are is likely to emerge over time.
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Victorian Planning System Ministerial Advisory Committee Initial Report (December 2011).
This review looked at a broad range of ways that the Victorian planning system could be improved, including
change to the legislative base, the structure of planning schemes, the structure of state and local policy
provisions as well as the regulations under the Planning and Environment Act 1987.
The committee raised some broad ranging questions about the structure of the Victoria Planning Provisions,
including its stricture and components, which are to be the subject of further assessment work by the
committee. These questions are reflected in a number of specific recommendations that are supported by
the Government, but which have not yet been acted upon and which have implications for rural planning
schemes. These include recommendations to comprehensively re-examine the MSS (recommendation 18)
and local planning policies (recommendation 20). The committee also observed that the “development of the
Metropolitan Strategy and the eight Regional Growth Plans may impact on forthcoming and ongoing MSS
reviews” (Recommendation 19).
Implications for Mount Alexander Shire:
As these recommendations have not yet been acted upon or further explored through a public process, they
have no immediate implications for Mount Alexander Shire. The do, however, indicate an intent by the State
Government to review the structural framework of planning schemes. They suggest that Mount Alexander
Should maintain a close watching brief on these changes, make submissions to any future reviews to
influence the changes, and consider submissions to ensure that the views of the Shire are considered.
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Instruments, policies and guidelines
Ministerial Directions
Planning authorities must consider Ministerial directions when preparing a planning scheme or an
amendment to a planning scheme. Since the last review of the Planning Scheme, there have been several
changes to the Ministerial Directions, as follows:


Direction No.11 (Strategic Assessment of Amendments), which has been amended to require
consideration of:





how the amendment addresses any relevant bushfire risk, and;



how the amendment addresses the requirements of the Transport Integration Act 2010

Direction No.15 (The Planning Scheme Amendment Process), which was introduced to establish
statutory timeframes for the authorisation, exhibition and panel process (previously none existed);



Development Contributions Plans, which requires that development contributions plans must not
impose a development infrastructure levy or a community infrastructure levy in respect of the
development of land for a non-government school.



Direction No.6 (Rural Residential Development), which was revoked in 2012. Its directions were
effectively integrated into a new Planning Practice Note for Rural Residential Development, without the
explicit requirement that an amendment must not provide for rural residential use or development
which would increase the supply of rural residential land to more than that required to meet a 10 year
demand. Consideration of housing needs over a 10 year period is still necessary under the Practice
Note.

Implications for Mount Alexander Shire:


The changes to Ministerial Direction No. 11 have made bushfire risk an explicit consideration for every
planning scheme amendment, elevating the level of information that is required to address this risk.



The changes to Ministerial Direction No.15 will have some staff and resource implications for Council
at certain times, as the processing of amendments must occur in accordance with the timeframes set
out in the new direction.



The new Practice Note for Rural Residential Development is more comprehensive and useful, giving
clearer direction to Council when it prepares strategies and amendments for rural living land.

CENTRUM TOWN PLANNING

22

Mount Alexander Shire MSS & LPP Review, 2014

Victoria Planning Provisions – what has changed?
The local sections of the Planning Scheme cannot be viewed in isolation from the state sections of the
planning scheme as all local sections must support and give effect to the state provisions. Since the 2010
review of the Planning Scheme, a number of important changes have occurred to the Victoria Planning
Provisions that affect rural and regional Victorian planning schemes. These include:


Introduction of a planning blueprint from rural and regional Victoria, which aims to promote the
sustainable growth and development of regional Victoria through a network of settlements identified in
the Regional Victoria Settlement Framework plan (VC66, July, 2010).



Revised State Planning Policies, restructured under the following SPPF themes: Settlement,
Environmental and landscape values, Environmental risks, Natural resource management, Built
environment and heritage, Housing, Economic development, Transport and Infrastructure (VC 71,
September, 2010).



Transfer of decision making powers for wind energy facilities with a capacity of 30 megawatts or
greater, decision guidelines, and requirements for written consent from dwellings within two kilometres
of a proposed facility in a rural area (VC78, March, 2011, VC82, August 2011, VC91, March, 2012).



Introduction of new bushfire provisions, including new planning policy in the SPPF, Bushfire
Management Overlay (BMO), particular provision for bushfires and changes to the native vegetation
provisions (VC83 November, 2011). The new policies place priority on the protection of human life
over other policy considerations in planning and decision-making in areas at risk from bushfire.



Introduction of reformed urban zones, which aims to better manage growth, simplify requirements
and allow a broader range of activities to be considered (VC100, July, 2013, VC104, August, 2013).
Key changes include:


More flexible Mixed Use Zone, with a greater range of uses allowed, no floorspace caps and
the capacity to tailor many aspects of the zone through schedules;



More flexible Township Zone with a greater range of uses allowed and the capacity to tailor
many aspects of the zone through schedules;



More flexible Commercial 1 Zone (replaces the B1Z, B2Z and B5Z), with a greater range of
uses allowed as-of-right including supermarket, but the ability to require permits in rural areas
for floorspace above a specified size.



More flexible Commercial 2 Zone (formerly B3Z and B4Z), which provides more opportunities
for office, commercial businesses, restricted retail premises, trade supplies and some limited
retail activity. Smaller supermarkets (up to 1,800m2) are allowed in rural areas, subject to
permit.



More flexible Industrial 1 Zone, Industrial 2 Zone and Industrial 3 Zone, with no floorspace
restriction for an office and the ability to specify locally set floor area caps.



Residential Growth Zone to encourage diverse housing types and increased densities up to
and including four storeys.
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General Residential Zone to respect and preserve neighbourhood character while allowing
moderate housing growth and diversity.



Neighbourhood Residential Zone to restrict housing growth in areas identified for urban
preservation.



Introduction of reformed rural zones, which aim to give greater clarity about the type of uses and
developments that can be expected in such areas and by simplifying requirements, allowing a broader
range of activities to be considered and better managing growth to support farming and agricultural use
in rural areas while providing for flexibility to better support these areas (VC103, July, 2013, VC104,
August, 2013).



Reforms to Victoria’s native vegetation and biodiversity provisions by introducing the new ‘no net
loss’ approach rather than the previous ‘net gain’ approach, rationalising information requirements,
implement the new risk-based assessment pathways, including a simplified approach for applications
under a low-risk based pathway and streamline the determination of offset requirements (VC105,
December, 2013).

Key findings


The legislative and policy framework of the planning system is changing more quickly than ever
before. Since the last review in 2010, the Planning & Environment Act has been amended, several
Ministerial Directions have been introduced or changed, and some relatively significant changes have
been made to the Victoria Planning Provisions including new bushfire and native vegetation provisions
and new urban and rural zones.



Consideration of social and economic effects has been elevated in the Planning and Environment
Act. Whilst it is unclear as to what this will mean for planning schemes at this point in time, it is likely
that both Council and private proponents of planning scheme amendments will need to research these
impacts in greater detail in the future.



Bushfire risk requires greater consideration in decision making than in the past under changes to
Ministerial Directions and State Planning Policies, which now elevate bushfire risk above other
considerations, meaning that it will be a crucial part of most future strategic land use initiatives in the
rural and urban fringe parts of the Shire.

CENTRUM TOWN PLANNING

24

Strategic influences
The Planning Scheme is influenced by a range of strategic influences, including demographic and
development trends and emerging policies at the state, regional and local levels. This section explores the
key influences that will affect land use planning in the coming years and should be reflected in the Planning
Scheme at each level.

Demographic trends
Demographic changes, particularly population growth and an ageing community, are recognised in the
current Municipal Strategic Statement as key issues that will influence the Shire’s future land use planning
and development (Clause 21.02). Demographic trends influence settlement patterns, social needs and
housing needs. One of the key assumptions that underpins the current strategic settlement directions of the
MSS is the prediction that the Shire will grow at an average annual rate of 1.4% per annum up to 2021.
In order to inform this review, an analysis of key demographic indicators was prepared based on data from
the ABS Census of Population and Housing for 2006 and 20111. This analysis found that the usual resident
population of the Shire grew by 525 people between 2006 and 2011 to 17,591, or an average annual rate of
0.6%. This is lower than for Victoria as a whole (1.9%), but was the same rate for the 2001 to 2006 period.
The population of the Shire is concentrated in the central part of the Shire around Castlemaine. The
‘Castlemaine Urban Locality’, which includes the Castlemaine urban area and surrounding areas such as
Campbells Creek and Chewton, had a population of 9,124 in 2011. The ‘Castlemaine State Suburb’, which
broadly aligns with the Castlemaine urban area, accounted for 30% of the Shire’s population growth between
2006 and 2011. These geographical areas are shown in Appendix B.
The population of the Shire continues to age, with 20.9% of the population aged over 65 in 2011, compared
with 18.8% in 2006. The Shire has an older age profile than Victoria as a whole, with a lower proportion of
people aged 0-19 and higher proportion aged 65 plus.
The Shire is attracting new residents from outside the Shire, although it continues to lose residents in certain
age groups. Between 2006 and 2011, the Shire experienced a net loss of younger people, particularly 18-24
year olds, reflecting the limited tertiary education and entry-level job opportunities in the Shire. During this
period, however, there was a net gain in all age groups over 25, with particularly large gains in the 35-44 and
55 to 64 age groups. This reflects the younger baby boomers, early retirees and downshifter groups.

1

All data is from www.abs.vic.gov.au unless stated otherwise.
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Household mobility is a feature of the Shire. Between the 2001 and 2006 ABS Census just over one-third of
the Shire’s population moved either to or within the Shire. Under half of those who moved did so from
somewhere else in the Shire. A similar proportion (2,422 people) had moved from another part of Victoria
(Swinburne Institute for Social Research, 2012, 10). The Shire experiences high net gains of people from a
number of inner and middle ring Melbourne municipalities, and also Macedon Ranges and Hepburn Shires.
The Shire experiences high net losses of people to the City of Greater Bendigo.
Discussions with Council, the community and stakeholders, reveal that the Shire is attracting new residents in
response to:


the Shire’s heritage, natural environment and lifestyle qualities;



reduced travel times to Bendigo and Melbourne due to upgraded road and rail infrastructure;



the influence of strong growth in the adjacent regional centre of Bendigo;



house and land prices that are comparatively lower than in metropolitan areas;



state government policies that promote growth in provincial Victoria.

Population projections
Population projections prepared by the Department of Planning and Community Development anticipate that
the population of the Shire will reach 21,854 by 2031(Victoria in Future, 2012). This equates to an average
annual growth of 0.9% per annum.
The number of households in the Shire is expected to increase by over 1,803 over the period 2011 to 2031,
or an average of 90 per year (1.1% per annum). Average household size is expected to decrease from 2.23
to 2.16 over this period.

Housing characteristics
In order to inform this review, an analysis of key demographic indicators was prepared based on data from
the ABS Census of Population and Housing for 2006 and 2011.
Mount Alexander’s dwelling stock and households are characterised by a relatively high proportion of:


unoccupied dwellings (16%) compared with Victoria (11%);



separate houses compared with medium density and other housing forms (93.5%), compared with
Victoria (77%);



dwellings that are owned outright (45%), compared with Victoria (34%);



single (or lone) person households (32%), compared with Victoria (24%);



households with a weekly household income of less than $600 (35%), compared with Victoria (24%).

Mount Alexander’s dwelling stock and households are characterised by a relatively low proportion of:


family households (65%), compared with Victoria (71%);



dwellings that are rented (18%), compared with Victoria (26.5);
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households had a weekly income of more than $3,000 (3%), compared with Victoria (10%);



households with mortgage payments that were 30% of household income or more (8%), compared
with Victoria (10%).

The average number of people per household (2.3) is below the state average (2.6). The key message from
these indicators is that there is an increasing mismatch between household size and dwelling size in the
Shire. While 70% of dwellings have three or more bedrooms, 59% of households are single person or couple
households (Swinburne Institute for Social Research, 2012, 15). These groups are increasingly likely to
prefer smaller, more manageable accommodation, including one bedroom or two bedroom dwellings.

Building activity
Unlike planning permits, which are often not acted upon, building approvals are considered to be a useful
indicator of investment in the Shire as they capture all investment as they reflect a firmer commitment to
construction. Figures 1 to 3 display information about building permit activity. Key findings are presented
below:


The number of building permits issued for new dwellings in the Shire has fluctuated between 86 and
134 dwellings per annum from 2006/07 to 2012/13, at an average of 112 per annum (refer to Figure 1).



The value of residential works has risen steadily over the period as a whole, from a low of just under
$25 million in 2007/08 to a high of just under $40 million in 2012/13 (refer to Figure 2).



The data suggests that there is strong building activity in the areas immediately surrounding
Castlemaine itself, that now form part of the larger ‘Castlemaine’ area (refer to Figure 3 and further
explanation below).



The value of non-residential works has typically been less than $10 million (refer to Figure 3).



Significant spikes in building investment occurred in the following years:


2009/10 ($86 million), which reflects the construction of the large KR Castlemaine factory; and



2012/13 ($61 million), which reflects the construction of the new police station and Loddon prison
extension (refer to Figure 3).

The average number of dwelling approvals per year (112) is considered to be relatively high for the net
annual population growth in the Shire (just over 100 per annum). Whilst no research has been undertaken to
identify and quantify the reasons for this, it is likely to be attributable to the following factors:


the Shire is continuing to attract part-time residents who may have primary places of residence
elsewhere and are therefore not reflected in population growth statistics.



increasing demand for housing due to a long term decline in household size caused by a range of
socio-economic and demographic factors;



older housing stock being replaced by newer dwellings.
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It should be noted that the area used to describe Castlemaine changed between 2010/11 and 2011/12. The
‘Mount Alexander Shire - Castlemaine ‘Statistical Local Area used in the 2006 Census covers most of urban
Castlemaine only. The ‘Castlemaine’ Statistical Area (SA2) used in the 2011 Census includes a much
broader area around Castlemaine, including Chewton, Golden Point and Campbells Creek. It is therefore not
possible to make comparisons between these areas across the entire period. A map showing these areas is
provided in Appendix B.
Figure 1 Number of building permits issued for new dwellings in Mount Alexander Shire 2006/072012/13
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Figure 2 Value of residential building permits issued in Mount Alexander Shire 2006/07-2012/13
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Figure 3 Value of non-residential building permits issued in Mount Alexander Shire 2006/07-2012/13
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State Government plans
In planning strategically for their municipalities, Councils must have regard to a range of policy influences
from the State Government and from government agencies and servicing authorities. These relationships
are generally set out in the State Planning Policy Framework. Whilst there are many documents that are
broadly relevant to planning schemes, the following documents are considered to be particularly relevant to
issues that will shape future strategic planning initiatives in Mount Alexander Shire.
Plan Melbourne: Metropolitan Planning Strategy (Draft)
‘Plan Melbourne: Metropolitan Planning Strategy’ outlines the State Government’s long-term plan to
accommodate Melbourne’s future growth in population and employment. It predicts that Melbourne will be a
‘very different city’ in 2050 and could grow by another 2.5 million people to be a city of 6.5 million people by
2050 (Plan Melbourne, 5). In order to accommodate this growth, an additional one million dwellings will be
required. One of the key concepts driving the strategy is an acknowledgement that Victoria should strive to
be a ‘State of Cities’, noting that regional centres that are well connected and within viable commuting
distance of capital cities offer attractive housing and employment opportunities, and so relieve pressures on
capital cities by absorbing some of their growing population. The Strategy contains a series of outcomes,
objectives and directions for achieving the Strategy.
Elements of the Strategy most relevant to Mount Alexander Shire are:


Strong anticipated growth in the Western Subregion by around 500,000 to 650,000 people by 2050
(p155), and Northern subregion of 500,000 to 700,000 people by 2050 (p157).



The completion of Regional Rail Link, which will separate regional and metropolitan trains in
Melbourne’s west. It will be completed in 2016 and will create capacity for extra regional services (pp 8
& 75).



A planned upgrade of the M80 Ring Road, the early stages of which have commenced (p.8).



Potential for the Outer Metropolitan Ring Road (E6), which is identified as a longer term project from
2025-2050.



The emerging Sunshine employment cluster, which has potential to become a major cluster of tertiary
education, health-related training, healthcare, retail and professional services with direct rail access to
Mount Alexander Shire (p.47);



The potential for employment nodes in north and west Melbourne (e.g. East Werribee Employment
Cluster – emerging, Sunshine Metropolitan Activity Centre, Toolern Metropolitan Activity Centre –
future, Western Industrial Precinct – future, Northern Industrial Precinct, Melbourne Airport).



Various government-led initiatives to better integrate metropolitan and regional planning initiatives so
that regional cities can accommodate a greater proportion of the State’s residential and employment
growth with good transport and infrastructure connections.
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Implications for Mount Alexander Shire:
The initiatives identified in Plan Melbourne will make the northern and western parts of Melbourne more
accessible for commuters based in Mount Alexander Shire to access employment in these areas as another
option/alternative to the Melbourne CBD.
Plan Melbourne re-inforces the importance of the Calder corridor from a regional perspective, and
emphasises the importance of ongoing strategic planning to ensure that the Shire is ready to accommodate a
greater proportion of growth.

Regional plans
There are a number of recent strategic plans that provide a picture of emerging issues in Central Victoria and
key elements that may need to be reflected in the Planning Scheme. A brief overview of these documents is
provided below.
Loddon Mallee Regional Strategic Plan – Southern Region
This plan provides a framework for governance and investment in the Loddon Mallee South Region, including
Mount Alexander Shire. It identifies issues facing the region and presents strategies and actions for regional
development that are relevant to all levels of government, industry and communities.
The plan identifies a range of issues and opportunities relevant to future strategic planning the region. In
relation to Mount Alexander Shire, the plan recognises that:


Castlemaine is a district centre with a strong relationship with Maldon (page 14).



The Castlemaine Diggings National Heritage Park is Australia’s only Cultural Heritage Park (page 7).



There are high levels of commuting by residents to work outside the municipal boundaries (page 21).



The towns of Castlemaine, Chewton, Campbells Creek, Maldon and Newstead will be capable of
meeting projected population growth, however, a major upgrade of the wastewater transfer main in
Harcourt will be required in order to cope with the projected population growth.



For the currently unsewered towns of Elphinstone, Taradale and Guildford an innovative wastewater
management system will be necessary to accommodate the projected growth, as the cost to connect
the towns to sewer is likely to be very high.



Lifestyle opportunities exist in urban and rural areas along the Calder corridor which are readily
accessible to Melbourne via road and rail links (page 21).

The Plan contains a strategic direction to develop and implement initiatives to create local employment
opportunities for those who have to commute to work (page 23).
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Implications for Mount Alexander Shire:
The Regional Strategic Plan appears to identify most of the key strategic governance and investment issues
and opportunities in the Shire, most of which relate closely to land use planning. One key investment
opportunity that is not fully identified in the Plan is the potential for residential and industrial growth in
Harcourt. This is further discussed in the ‘Settlement’ theme in Part B of this report.

Local plans
Council Plan 2013‐2017
All Councils must prepare a Council Plan under the requirements of the Local Government Act 1989. The
Mount Alexander Shire Council’s vision, as expressed in the Council Plan, is for the Shire to be a” thriving
community working together to create a sustainable and vibrant future”. Through the Plan, Council has
expressed four goals for the Shire:


A vibrant healthy community



Better community facilities



A thriving local economy



Building sustainable communities

The Plan identifies a broad range of strategies and actions, many of which intersect with planning in some
way. The strategies that are considered to have the most direct relevant to the Planning Scheme aim to:


support local development of renewable energy (p.30);



improve and increase walking and cycling in the Shire though the implementation of the Walking and
Cycling Strategy (p.27);



support and enable urban agriculture, including community gardens and green rooftops (p.30);



use the Planning Scheme and Council powers to bring about sustainable environmental outcomes
(p.30);



update heritage information in the Planning Scheme in line with best practice (p.30);



ensure adequate land is available for residential development (p.31);



protect productive agricultural land for ongoing food and fibre production (p.31).

The Plan contains a series of ‘possible’ implementation actions to implement the strategies. These include
actions to:


update the Castlemaine Industrial Strategy (p.29);



continue the implementation of Harcourt After the Bypass (p.29);



develop a Local Planning Policy on affordable and adaptable housing (p.31);



prepare a thematic Environmental History for the whole Shire (p.32), note this project is underway;



develop an integrated Housing Strategy (p.32);
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complete the Rural Land Study (p.32) note this study has been completed;



update the Urban Living Study (p.32);



undertake a Biodiversity Study (p.32);



review the Municipal Strategic Statement in the Planning Scheme (p.32).

Implications for the review:
Council’s strategic directions, as expressed in the Council Plan, focus on the environment (sustainability,
cycling and walking, renewable energy), heritage, protection of agricultural production, and are balanced with
the need to provide affordable and accessible housing and industrial employment and outputs. These
directions are generally consistent with the directions in the current MSS.
Council has identified a number of strategic projects that it believes are important in addressing planning
issues in the Shire. Some of these, such as the housing strategy and biodiversity study, are currently
recognised in the planning scheme. Others, such as the thematic environmental history of the Shire are new
and others relate to updating existing strategies. The commitment by Council to update to the Urban Living
Study is further discussed in Part B of this report.
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Key findings
Key findings of the review of strategic influences are that:


The Shire’s resident population is currently growing at just over 100 people per annum, however,
more than 100 dwelling approvals are being issued each year, which is considered to be relatively high
for the resident population. This suggests that housing demand is being driven in part by factors other
than population growth. The factors are likely to include decreasing household size and dwelling
construction by people who are not permanent residents of the Shire.



The Shire’s housing stock is characterised by:


a relatively high proportion of houses that are unoccupied, detached and fully owned compared
with Victoria;



a relatively high proportion of households that are lone person households and on lower incomes
compared with households in Victoria;



a relatively low proportion of family households and dwellings that are rented compared with
Victoria.



The State Government is becoming more active in planning for the regions and has prepared or
initiated a number of important high level plans and policies that will affect strategic land use planning
in regional Victoria. The Regional Strategic Plan emphasises the importance of the Calder Corridor as
the major transport and freight route in the region.



Plan Melbourne is yet to be finalised, however, the draft document places more emphasis on regional
development and connections with regional towns than previous metropolitan strategies. It
encourages the concept of Victoria as a ‘State of Cities’.



Melbourne’s population is anticipated to grow significantly to 2050, particularly in the western and
northern parts of Melbourne that have the closest transport linkages with Mount Alexander Shire. This
may create employment and commuting opportunities for residents of the Shire.



The Council Plan identifies a broad range of strategic work that Council would like to pursue over the
next four years with a strong emphasis on environmental issues, balanced with the need to provide
affordable housing, protect agriculture and appropriate industrial areas.
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Statutory performance
The statutory performance of the planning system is an important indicator of the overall performance of the
planning system. If applications are being decided upon a timely manner and in an appropriate way, it is
more likely that the Shire’s strategic directions and planning scheme provisions are sound and performing
well. It should be noted that the Shire undertook a detailed investigation of systems and processes in the
Mount Alexander planning unit as part of the 2010 planning scheme review (Centrum Town Planning, 2011).

Planning permits
Figure 4 shows that the number of applications for planning permits and amendments to permits received by
Council since 2007/08. It shows that:


the number of new applications peaked in 2010/11 with over 350 new applications;



applications to amend peaked the following year in 2011/12;



typically, Council receives between 250 and 300 applications per year.

Without detailed research, it is difficult to understand why the fluctuations in planning permit numbers have
occurred, and whether they reveal anything significant about the performance of the planning system.
Decisions
The method by which planning permits are decided is considered to be a key general indicator of
performance. According to DPCD, key characteristics of the 2012/13 permits were:


98% approved under delegation;



0% refused;



1% appealed to VCAT.

These characteristics indicate that the Shire is performing well and is able to resolve most planning matters
at the local level.
Application categories
Figure 5 shows that, in 2012/13:


single dwellings and buildings made up over 40% of all applications;



extensions or alterations to dwellings and associated structure made up 20% of all applications.

Whilst no data has been assembled on permit triggers, these results suggest that the majority of permits in
the Shire are being triggered by the Heritage Overlay, the buildings and works clauses of the rural zones or
overlays in rural areas.
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Figure 4 New planning applications and applications to amend permits in Mount Alexander Shire
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Figure 5 Planning permit types in Mount Alexander Shire 2012/13

Source: DPCD 2012/13
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Performance indicators
The permits issued by Mount Alexander Shire in 2012/13 exhibited the following performance attributes:


Public notice (26%), which is a lower proportion than the average for rural Victoria (39%).



Further information request (33%), which is a lower proportion than the average for rural Victoria
(36%).



Referrals (51%), which is a higher proportion than the average for rural Victoria (49%).



Submissions/objections (7%), which is a lower proportion than the average for rural Victoria (8%).



Median processing days to determination (110 days), which is a higher than the average for rural
Victoria (62 days).



Applications completed within 60 days (55%), which is a lower proportion than the average for rural
Victoria of 71%.

Overall, these performance indicators are considered to be generally in line with averages for rural Victoria.
Processing times are the exception. These are performing below the averages for rural Victoria based on the
two indicators (median processing days and applications completed within 60 days). Investigating these
issues further was beyond the brief for this review project, although it was considered to be important to
identify the issue as part of this review.
VCAT
The number of appeals lodged at the Victorian Administrative Tribunal (VCAT) in the Shire is generally low at
between 4 and 12 per annum (refer to Figure 6). This represents a maximum of 4.5% of all applications per
annum. This is marginally lower than the overall average for Victoria, where 5% of applications were
reviewed for 2012/2013, but higher than for rural Victoria, for which 2% of all applications were reviewed for
this period (DSE, 2012/13). This data suggest that both applicants and the community are usually able to
resolve planning issues though Council processes at the local level rather than at appeal.
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Figure 6 VCAT cases in Mount Alexander Shire 2007/08 to 2012/13
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Key findings


Typically, Mount Alexander Shire considers 250 to 300 planning applications per year, which has
remained relatively unchanged for the past five years.



Council is generally able to resolve planning issues at the local level, with low numbers of applications
that are refused and appeals to VCAT.



The proportion of applications that are referred by the Shire, and which receive objections is similar to
rural Victoria.



Processing times are higher in the Shire than the average for rural Victoria.
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Consultation outcomes
This section provides an overview of the outcomes of the consultation processes that were held during the
review. Details of the consultation events and attendees are provided in Appendix A.
Key interest groups – frequent users
The key planning issues that emerged from the workshop that was held with frequent users of the planning
system were:


Achieving urban consolidation is a major planning issue for the Shire, namely where it should be,
how it should look, and how to get the support of the community when there is a desire to maintain
relatively low density built form in the Shire’s towns. There was a view that some good infill
development had occurred in the Shire, but that this had been let down by a number of poor infill
designs.



The development of high quality, affordable and sustainable new housing is very important, with
the key challenges being how to find the balance between these objectives in relation to land release,
character and heritage attributes. Affordability was considered to be a particular issue in
Castlemaine.



Heritage is a major challenge in the context of infill urban development. Consistent heritage advice
and stronger and clearer local policies were felt to be important to resolving issues associated with
development in heritage areas.



The new bushfire provisions have led to considerable confusion and led to difficulties in property
transactions where permits are required for development. There was a view that the nexus between
the Bushfire Management Overlay (BMO) and bushfire risk for individual lots also needs to be clearer,
with inconsistent BAL ratings for different areas. It was suggested that a schedule to the BMO needs to
be developed.



Dwellings on small lots in the Farming Zone continue to be purchased by people for residential
purposes, with a mix of positive and negative comments about whether this was appropriate. For
example, there was concern by some people about the loss of agricultural land and uncontrolled
spread of urban uses, yet others felt that dwellings in rural areas have the potential to add to land
supply and support a diverse range of new agricultural pursuits.



Urban character elements that give the Shire’s towns their character are not well identified or
managed in the Shire’s Infrastructure Design Manual. For example, Castlemaine’s broad gravel
shoulders and informal or stone gutters are an important part of the town’s character, yet the Manual
calls for fully sealed roads with concrete kerb and channel which lead to a uniform urban character with
little local flavour.
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Progressive and ambitious planning by the Shire will be important for the future performance of the
Planning Scheme. The group identified a number of examples of what this might involve in practice,
including the introduction of targets to encourage medium density development and rewarding good
design in some way through the planning system.



Local design skills were considered to be an important part of resolving the challenges associated
with producing sustainable, high quality new housing, with opportunities for the Shire to play a role in
nurturing these skills.



Various issues with planning processes and systems were identified, including the time taken for
referral authorities to respond to referrals for planning permit applications.



Inflexibility of the planning scheme was felt to be a constraint on the Shire, with little ability to adapt
the quickly to changing external impacts.

Key interest groups ‐ heritage
Key themes emerging from the heritage group were:


Lack of proper identification, description and assessment of heritage places, particularly in
central and other parts of Castlemaine and in Chewton. This was also perceived to apply to significant
natural and cultural landscapes, which were felt to contribute strongly to the character of the Shire’s
towns.



A desire to introduce formal interim heritage provisions to protect all heritage assets, until proper
assessments are made.



Inconsistencies and omissions in the Planning Scheme, which have led to ‘poor’ planning
decisions and to difficulties in applying policy at VCAT (specific examples were cited by individuals).



Lack of a complete thematic study of the social and built heritage of the Shire and the need to
implement existing studies such as the Metcalfe Heritage Study in the Planning Scheme.



The need to revise the Maldon Conservation Study to improve clarity and consistency in decision
making. For example, concerns were expressed that the Maldon Design Guidelines are vague and
inconsistent, are only useful for residential areas and lack policy guidance for commercial areas (refer
to Bendigo Bank VCAT Case).



Lack of enforcement for permits issued in heritage areas or for unauthorised works to heritage
assets.

In addition, the National Trust of Australia (Victoria) Mount Alexander Branch made a detailed written
submission regarding planning instruments and the conservation of heritage values in the Shire. Key points
raised in the submission were that:


Current heritage conservation provisions are inefficient in terms of achieving policy objectives and have
fallen behind best practice for other planning schemes.



The strategic and tactical objectives of heritage conservation should be included in the Planning
Scheme.
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There is a need to update old heritage studies, initiate new studies, extend heritage overlays, and
develop statements of significance on a precinct by precinct basis.



There is a need to include Heritage Impact Statements as a policy instrument in the Planning Scheme
and extend the reference material in the Planning Scheme.

Community
The community was consulted about the project through a survey form that was made available at the Shire’s
offices and on Council’s website during October, 2013. Workshops were also held with Councillors as the
elected representatives of their communities. Three public submissions were received.
The submitters raised a wide range of matters, most of which were common to the issues raised at the
stakeholder consultation meetings, as described earlier. Some of the issues raised in the written
submissions cannot be addressed directly by Mount Alexander Shire through the planning system, such as
management of National Parks and property transaction costs, and the need to create more jobs in the Shire.
Strategic planning issues that were identified in the written submissions that were not identified by attendees
of the two community workshops, related to:


Growth potential of Harcourt and the need for the MSS to articular how Council will work with
investors to seize that opportunity to upgrade Harcourt’s infrastructure, structure planning and
investment attraction, particularly in the commercial/town centre node.



Industrial land supply and constraints on existing industrial areas such as Wesley Hill and the need
to identify suitable locations for larger industrial zoned blocks with good services and access, such as
Harcourt. The development of an industrial land supply / capability study was suggested as the best
way of addressing these issues.



Settlement in potable water catchments and the need for Council to prepare a rigorous Domestic
Wastewater Management Plan, to enable the science and technology solutions to dominate the
solutions rather than the pressure for planning permission.



Potential to investigate a bypass routes for the Pyrenees Highway through Chewton as a longer
term initiative to separate the tourism and residential land uses from the regional transport function in
the longer term.



Encouraging the development of a range of tourism infrastructure, particularly budget and higher
end accommodation and expand level and range of tourism business in the Shire.
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Structure and format
This section provides a critical review of the content of the Mount Alexander Municipal Strategic Statement.
The review has been divided into seven themes that have been influenced by structure of the SPPF. In turn,
each sub-theme has been divided into several sections. Usually, the sections follow the format described
below:
What is the strategic and policy context for the review? This section briefly describes:


key state planning policy directions relevant to the theme;



the main elements of the current Municipal Strategic Statement;

What is the background to the review? This section briefly describes:


key findings of the 2010 Review;



completed and current planning scheme amendments;



key findings of planning panels and VCAT cases;



major planning applications.

What strategic work has been done since the last review? This section provides a summary of strategic
planning work that has been undertake for the Shire by Council or other agencies, authorities and
organisations relevant to the Shire.
What are the key findings of the review? This section provides:


a summary of the key issues facing the municipality;



a brief assessment of whether the current MSS implements State Planning Policy;



a summary of the changes that are recommended for the Municipal Strategic Statement;



a summary of the recommendations for further strategic work that should be considered by Council.

Figures: the review has reproduced a number of key images and plans that are relevant to the discussion
in each theme. In an attempt to keep the size of the report to a minimum, these figures have not been
reproduced at a large size. They are intended to provide an impression of the issues only. Readers are
encouraged to refer to the original documents and plans for larger versions of the figures.
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Settlement
Settlement & urban growth
What is the strategic and policy context for the review?
SPPF: Clause 11 (Settlement) of the SPPF states that planning should:


Anticipate and respond to the needs of existing and future communities through provision of zoned and
serviced land for housing, employment, recreation and open space, commercial and community
facilities and infrastructure.



Develop networks of activity centres as a focus for high-quality development, activity and living for the
whole community.



Ensure that land supply reflects projected population growth over at least a 15 year period, with a mix
of densities and housing types and encourage a minimum of 15 lots per net developable hectare.



Provide clear direction on locations where and when growth should occur through the preparation of a
hierarchy of plans including structure plans.



Provide local and regional open space for recreation and conservation purposes that is linked with
development.

Municipal Strategic Statement: Council’s strategic directions for settlement and urban growth are
contained mainly in clauses 21.03, 21.04-1 and 21.04-2 of the Scheme, in text and a series of plans for the
Shire and key towns. The current settlement vision for the Shire is the ‘Cluster Connect and Calder Corridor’
model. Key principles of Council’s vision are:


Balanced development building on the Shire’s existing settlement pattern with a regional urban focus
on Castlemaine.



Urban consolidation and expansion at Castlemaine.



Urban containment and limited expansion at Maldon.



Planned urban infill and expansion at Newstead as an alternative to Castlemaine and the Calder
Corridor towns.



Planned growth of Calder Corridor towns (Harcourt, Taradale, and Elphinstone).



Limited growth of smaller settlements.



Improving transport and access connections between Castlemaine and outlying towns.

Mount Alexander Shire MSS & LPP Review, 2014

The settlement vision for Castlemaine is shown in the ‘Castlemaine Land Use Framework’. This plan shows
‘future residential land’ in Diamond Gully, Chapmans Road, and McKenzies Hill and potential residential
expansion areas to the south of Castlemaine. It also shows potential low density residential land to the north
of Castlemaine and in the vicinity of Ross Drive.
What is the background to the review?
The Cluster, Connect and Consolidation model was developed during the preparation of the Urban Living
Study in 2003/2004. It was based on a growth estimate of 25,000 people living in the Shire by 2021. The
model was considered at the C24 Panel Hearing and gained general support from the Panel.
The 2010 review recommended that Clause 21.04 be re-structured and updated with the latest demographic
information. It also recommended that the Urban Living Study be updated in order to check trends, the
appropriateness of the planning provisions, and the need for a new structure plan for Campbells Creek (p60
& 111).
Since 2010, the Shire has not carried out any structure planning or settlement planning work, but has
completed two planning scheme amendments that relate to settlement and housing:


Amendment C46, which updated the Development Plan Overlays; and



Amendment C53, which implemented the recommendations of the Chewton Urban Design Framework,
2008.

Council is currently considering the following planning scheme amendments that relate to settlement
planning:


Amendment C67, which proposes the rezoning of land to allow the development of the land in the
southern part of the Diamond Gully Structure Plan Area.



Amendment C76, which proposes to rezone land at 94 Bulkeley’s Rd (corner Ireland St), McKenzie
Hill, from the Rural Living Zone to the Residential 1 Zone. Approximately 90-110 lots are proposed.
The amendment will also apply the Development Plan Overlay (DPO) and amend the Erosion
Management Overlay (EMO) to exempt buildings and works from the need for a planning permit if they
satisfy a Development Plan for the site. The amendment raises issues relating to bushfire risk.

There have been two VCAT appeals in the area affected by the Diamond Gully Structure Plan:


7 lot subdivision of 1-2 hectare lots with building envelopes2



74 lot subdivision of land zoned Residential 1 in the northern part of the Diamond Gully Structure Plan
Area3.

The status of the structure plan, impacts on the native vegetation and fauna habitat and the general
appropriateness of the land for subdivision were issues in both of these cases.

2

Friends of the Iron Bark Forests Inc v Mt Alexander SC (Correction) [2011] VCAT 2181 (26 July 2012).

3

Butcher v Mount Alexander SC (Correction) [2012] VCAT 983 (26 November 2012).
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What strategic work has been done since the last review?
The following strategic work has been undertaken by the Shire over the past five years relating to settlement
and urban growth:
Urban‐Forest Interface Study (2009)
This report was completed in June, 2009, prior to the preparation of the previous review. It has been in draft
form since this time pending the outcomes of the Bushfire Royal Commission.
The project investigated the development potential of five areas on the periphery of Castlemaine, between
urban development and the forest. The aim of the study was to allow for the growth of Castlemaine while still
protecting the environmental values of the forest and also the safety and amenity of residents, particularly in
respect to wildfire. The study provides an assessment of the sites which are currently in a variety of zones
such as Farming Zone and Rural Living Zone. Most of the sites are currently affected by overlay provisions,
which include Development Plan Overlay (DPO), Significant Landscape Overlay (SLO2) and
WMO/BMO. The sites are identified in the Castlemaine Land Use Framework plan in Clause 21.03 of the
MSS.
The report recommends that a number of the sites be rezoned to Low Density Residential, subject to demand
and the immediate application of a Design and Development Overlay to specify setbacks from forested
land. These setbacks are 100 metres to vegetated land and 30 metres to cleared land that forms part of the
Castlemaine Diggings National Heritage Park, as required by the Department of Sustainability and
Environment at the time. The report also recommends that the Development Plan Overlay be applied or
amended as it applies to a number of the sites.
The recommendations of the report are now largely redundant due to the significant changes that have
occurred in bushfire policy, although other aspects of the report will continue to be relevant to future planning
as the Shire is likely to receive interest in the rezoning or further development of these sites in the future.
Residential Land Demand and Supply Analysis (2010)
This analysis was carried out in order to provide information to support a number of planning scheme
amendments to implement the Shire’s growth management model and allow consideration of other rezoning
proposals (Philip De Araugo Integrated Strategic Urban Planning, 2010, p5). The main part of the analysis is
devoted to an analysis of vacant residential land supply. This analysis has effectively been superseded by
the Urban Development Program Regional Residential Report (2012). The report however, contains more
detailed assessment work of land supply in the main townships and a useful critical analysis of the land
supply and demand issues facing the Shire.
The report makes some useful observations about the Shire’s development that could be included in the
MSS. For example, it observes that the Shire’s land development market is “complex and different to larger
markets” (p.32), and that most of the subdivisional activity in Castlemaine is small two lot subdivisions by
“one-off developers” (p.32).
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Diamond Gully Structure Plan (2010)
This Plan sets out a preferred vision for the future development of 182 hectares of land in Diamond Gully,
mainly for residential purposes (refer to Figure 7). Diamond Gully is located on the western fringe of
Castlemaine, to the south of Pyrenees Highway. The land is zoned a mix of Residential 1 (50 hectares in
the northern part of the area is undeveloped), Township Zone and Rural Living Zone.
Key aspects of the vision set out in the Structure Plan are:


conventional densities (500-1,000m2 lots) in the existing Residential 1 zoned area;



a mix of convention densities and medium densities (<500m2), in the southern part of the study area;



low density residential developed in the areas to the west and south of the study area with medium or
high conservation significance vegetation (1-5ha lots);



main access to the precinct via a new controlled intersection (traffic lights) at Ireland Street.

Figure 7 Diamond Gully Structure Plan

Source: Beveridge Williams, 2010, 12
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The background to the project is considered to be important for the review of settlement directions in the
Planning Scheme as it reveals a number of the key challenges facing settlement planning in the Shire.
The development of land in Diamond Gully for residential land uses has been a long-term project for Council.
Diamond Gully was identified in the Castlemaine Residential Strategy (2004) as one of the few options for
residential expansion in Castlemaine. The Strategy recommended that McKenzies Hill and Diamond Gully
be the “major focus for new residential neighbourhoods over the next 20 years” (Beveridge Williams, 2010, p.
25).
Council resolved to proceed with preparation of the Structure Plan in February, 2007. The technical studies
to establish the feasibility and extent of development were prepared and resulted in the Diamond Gully
Structure Plan. The draft Structure Plan was adopted in April 2010. Since then, more technical studies have
been carried out to apportion the cost of roads and drainage and establish whether development could be
considered in the buffer area to the Castlemaine Landfill.
In late 2010, Council deferred further implementation of the Diamond Gully Structure Plan pending the
outcomes of the Victorian Bushfires Royal Commission and subsequent policy changes to the VPPs. As a
result of these changes, which were introduced in November 2011, the risk of the loss of life to bushfire was
elevated above all other planning considerations, and the Country Fire Authority (CFA) gained greater
powers and responsibilities.
In July, 2012, the principal land owner in Diamond Gully requested Council commence a Planning Scheme
Amendment to allow the development of the land in the southern part of the study area (Amendment C67).
The amendment was referred to the CFA in 2012, at which point the CFA objected to the rezoning. Since
this time, Council, the proponent and the CFA have been in discussions to resolve various planning issues
relating to bushfire risk, lot densities, character, open space and infrastructure.
Minimising bushfire risk has been a primary driver for changes to the vision for the area and has required a
different approach to the treatment of native vegetation on the site and lot layout. The current proposal
envisages a harder edge for the interface with forested areas and the removal of native vegetation protruding
into the development along the creek. It also envisages fewer small lots in the central part of the
development. Council expects that the Structure Plan will be modified, prior to exhibition and that further
analysis of the planning issues will occur during the exhibition stage of the Amendment.
Harcourt Town Centre Masterplan (2011)
This Masterplan builds upon the findings of an earlier report, the Harcourt After the Bypass project of 2009.
The Master Plan aims to create “an active, vibrant town centre, with a key public gathering space, framed by
new buildings providing active edges, enhanced movement and access provision to integrate public
transport, opportunities for significant new commercial / retail, community and residential activity, and
integration of existing green spaces and facilities” (SJB Urban, 2011, 40).
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The Masterplan provides short, medium and long-term (2021+) strategies and an ‘ultimate’ vision for the
Harcourt Town Centre. It also includes a framework plan for the wider area. The implementation
recommendations are broad in scope and relate to planning, infrastructure, public realm and development.
The Masterplan does not contain specific recommendations for changes to the Planning Scheme, although
its general findings are relevant to many planning scheme themes identified in this review.
Urban Development Program Regional Residential Report (2012)
This report provides information on residential supply and demand for the Shire of Mount Alexander. It was
undertaken by Spatial Economics Pty Ltd and commissioned by the Department of Transport, Planning and
Local Infrastructure in conjunction with the Shire of Mount Alexander. The report’s findings in relation to
building activity and housing need are generally consistent with the data presented in Section 4 of this report.
In addition, it makes various findings about lot construction and land supply in the Shire, which are
summarised as follows:


83 lots per annum were constructed per annum, on average, from July 2006 to March 2012;



Small infill subdivisions represented 71% of all residential lot construction activity across the municipal
area from 2006 to 2012, followed by broadhectare/major infill lot construction at 23% and 6% rural
residential



The majority of residential lot construction activity was located within the suburb of Campbells Creek
(30%), followed by Castlemaine (28%) and 8% respectively in Maldon and Newstead.



The Shire’s projected dwelling requirements are:


121 average per annum from 2011 to 2026 based on Victoria in Future 2012 Projections;



131 dwellings per annum based on recent (2006 to 2012) building approvals (the alternative
scenario).



In total (excluding minor infill) there is a residential lot supply of approximately 1,853. This is comprised
of:


688 zoned broadhectare/major infill lots (37% of supply);



110 vacant rural residential lots (6% of supply); and



1,055 designated future residential lots (57% of supply).



As at December 2009, there was 676 minor infill lots identified. Of these lots, 188 were sized less than
1,200sqm or 28% of the identified lots.



As at December 2009 across the municipality of Mount Alexander there was a total lot stock of rural
residential allotments (RLZ or LDRZ) of 541. Of this stock, 110 lots were vacant, a lot vacancy rate of
20%.



There are sufficient land stocks to satisfy 15+ years of future demand for zoned broadhectare and
major infill residential land based on the identified supply and projected demand, under both growth
scenarios.
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Loddon Mallee Regional Growth Plan
DPCD has prepared the Loddon Mallee Regional Growth Plan. The plan has been developed to provide
broad long-term direction for land use and development across regional Victoria. The Loddon Mallee South
Regional Growth Plan is the strategic regional land use plan for the Loddon Mallee South region, which
comprises the following local government areas: Greater Bendigo, Central Goldfields, Loddon, Mt Alexander
and Macedon Ranges (DTPLI, 2014, 1).
The Plan identifies Castlemaine as a ‘regional centre’ where urban growth will be “managed and supported. It
notes that Castlemaine and Campbells Creek have planned residential land zoned land supply for an
additional 1,500 people (DPCD, 2013, 44). It identifies Harcourt as a location that has potential for
sustainable growth and urban expansion. These elements of the Plan are shown in the Future Settlement
Growth Directions plan, which is reproduced as Figure 8 (DTPLI 2014, 41). Bushfire risk and the proximity
of horticultural land to the township are identified as key constraints to the expansion of Harcourt (DTPLI,
2014, 52). One of the actions identified in the Plan is to carry out further investigations into settlement and
infrastructure for Harcourt (DTPLI, 2014, 79). Other actions in the Plan that related to Mount Alexander
Shire, including achieving designation of Castlemaine Diggings National Heritage Park as a World Heritage
place to underpin tourism (DTPLI, 2014, 77).
Figure 8 Future Settlement Growth Directions from Regional Growth Plan

Source: DTPLI, 2014, 41.
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Taradale Residential Options Study (2013), draft
This paper was prepared to explore options for providing sewerage to Taradale, responding to its strategic
location in the Calder Corridor within commuting distance to Castlemaine, Bendigo and Melbourne. The
township has a history of wastewater management issues that have restricted its ability to grow.
The report notes that there are no plans to sewer Taradale in either the short or medium term and the
township is unable to fulfil this strategic role due to effluent disposal limitations (PLN Planning, 2013,1). The
location of the township in the open potable water catchment of Lake Eppalock is identified as the key
constraint to development as it is subject to the ‘Guidelines for planning permit applications in open potable
water supply catchment areas’ (PLN Planning, 2013,1).
The report found that the existing Taradale Township Zone area could accommodate in the order of over 416
dwellings if sewerage was available. The development potential in the absence of sewerage is considered to
be in the order of about 90 dwellings, only 16 more than currently exist (PLN Planning, 2013,1). The report
identifies high installation costs as being the key constraint to installing a conventional fully integrated
(gravity) sewerage system, and identifies alternative cheaper options for sewerage that could be pursued
(PLN Planning, 2013,2).
Most relevant for the Shire are the recommendations for the development potential of the township based on
on-going reliance on septic tanks. This work was prepared based on a land capability approach for the
“Taradale sub-catchment” of the Eppalock Water Supply Catchment so that the results of this project can be
used to inform the future preparation of the Taradale sub-catchment component of a future Domestic Waste
Water Management Plan (DWMP).
The report has not been adopted by the Shire as Coliban Water does not support the development of a
pressurised sewerage treatment system for the town.
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What are the key findings of the review?
The key findings of the review have been divided into three categories: settlement vision, structure planning
and small townships.
Settlement vision
Most of the building and subdivision activity in the Shire is occurring in and around Castlemaine. This trend
is consistent with the current strategies of the MSS, which aim to strengthen Castlemaine’s regional role and
supports Council’s current planning focus on Diamond Gully as the main residential growth area in the Shire.
It confirms that Castlemaine and its immediate surrounds should continue to be the main focus of settlement
related initiatives and resource allocation by Council.
The Shire continues to actively advance the ‘Calder, Cluster and Connect’ model through its current strategic
program. In accordance with this model, the Shire has prepared strategic plans for Harcourt and Chewton
and implemented the Chewton UDF in the Planning Scheme. It has also undertaken strategic research into
the potential for additional development in Taradale.
At present, this settlement vision for the smaller townships continues to be aspirational as they are currently
experiencing little growth. Nevertheless, the overarching strategies in the Planning Scheme and the
township structure plans in the MSS provide the Shire with a strong framework for growth, should it emerge.
This review has not identified any significant growth pressures that may require major changes to the current
settlement vision. In the longer term, however, consideration should be given to adjusting the vision to enable
the Shire to capture investment and growth opportunities in the areas that are best positioned to grow and to
make efficient use of its strategic planning resources. Of the Calder corridor towns (Harcourt, Elphinstone
and Taradale), Harcourt has emerged as the township that is best position to grow, based on a range of
strategic factors:


it is the only small town that has reticulated sewerage;



it has been specifically identified for growth in the Regional Growth Plan;



it has been subject to two strategic planning studies in recent years that have involved the community
and have been adopted by Council.

For these reasons, it is recommended that consideration be given to adjusting the Shire’s settlement vision to
encourage growth in Harcourt as a priority over the other smaller townships. Under this scenario,
opportunities for growth in Taradale and Elphinstone could still be encouraged, but major planning initiatives
(structure plans, infrastructure planning) and development would be focused on Harcourt. Council could still
play a role in advocating for alternative sewerage treatments for Elphinstone and Taradale.
Prior to any changes to the MSS, this approach should be tested through an update to the Urban Living
Study. This work would look in more detail at development activity over the past 10 years and consider
priority areas for investigation based on key considerations such as bushfire risks. This approach is
supported by the Council Plan 2013-2017, which identifies a review of the Urban Living Study is identified as
a possible action (Mount Alexander Shire, 2013, 32)
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Structure planning
The Shire has faced major challenges in preparing and implementing the Diamond Gully Structure Plan,
which is its most significant settlement strategy. This has been due mainly to bushfire management issues
but also to native vegetation and servicing and some community resistance. Uncertainty about these issues
has contributed to two major VCAT appeals for new developments in the structure plan area. All parties
involved in the planning system would benefit from a resolution as to how the social, economic and
environmental issues will be considered and balanced in the interested of net community benefit. For this
reason, the finalisation of this structure plan should continue to be the top settlement priority for Council.
Clearer strategic direction now exists to guide planning authorities in planning for bushfire risk at the local
level. The State Government has introduced new state planning policies on bushfire, new Bushfire
Management Overlay and other provisions and new planning practice notes to assist Councils in their
strategic planning for bushfire risk (PPN 64, 2013). Planning practice note 64 outlines four steps for
addressing fire risks in planning: establishing the context, identifying the risks, analysing and evaluating the
risks and translating them into provisions (DTPLI, 2013, 6). This research is yet to be done for the urbanforest interface around Castlemaine and other townships in a strategic way. The draft Urban-Forest Interface
Study does not adequately address these risks.
It is recommended that the Shire undertake new investigations into the urban-forest interface as part of a
review of the Castlemaine Residential Strategy. The study should include an assessment of whether
potential changes to zones and overlays in the interface areas can be justified from a land supply perspective
and whether they have reasonable potential to address bushfire requirements.
Small townships
The review has identified a number of emerging planning issues for some of the small townships in the Shire,
as follows:


Harcourt: Council recently attempted to updated and renew the ‘Harcourt Framework Plan’ in Clause
21.03 through Amendment C54. After receiving submissions to this Amendment, Council ultimately
found that it had insufficient strategic to resolve the submissions, despite the completion of two
planning and economic development studies for the town. Other issues continue to emerge in
Harcourt. For example, Council has held a number of discussions with landowners who are seeking to
develop their land in the Town Centre and on the fringes of the township. At this point in time, these
proposals do not appear to be consistent with the strategic planning work that has been completed to
date. Together, these issues suggest that a structure plan is needed for Harcourt, and that this should
form the basis of any future changes to the Harcourt Framework Plan.
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Newstead: the Shire has not commenced any strategic planning work in Newstead, which was
recommended as a ‘high priority’ by the C24 Panel in 2005 in view of the likely completion of flood
mapping and development pressures (C24 Panel, 35). The flood mapping has not been prepared and
development activity remains relatively low. It is therefore considered appropriate that a Urban Design
Framework or review of the Newstead Framework Plan in Clause 21.03 could be a longer term project
for the Shire. If flood mapping is up-dated, the Framework Plan should immediately be updated to
reflect the new flood boundaries. An Urban Design Framework or Structure Plan could be brought
forward if development activity increases or if specific planning issues of a strategic nature begin to
emerge.



Campbells Creek: the existing structure plan for Campbells Creek in Clause 21.03 is dated and lacks
detail. Whilst no specific issues relating to the structure plan or Campbells Creek have been
highlighted through the review process, the relatively strong building activity and subdivision activity in
this area suggests that the Shire would benefit from improved strategic and policy direction for new
development in this area.



Maldon, Taradale, Elphinstone & Guildford: the township framework plans for these towns in
clauses 21.03 and 22 are ageing and lack detail in some areas, however, no specific issues relating to
the structure plans have been highlighted through the review process. There is no reason why they
should not be retained in their current form.
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Open space
What is the background to the review?
Clause 11 (Open space) of the SPPF states that planning should “Provide local and regional open space for
recreation and conservation purposes that is linked with development”.
Clause 21.03 of the MSS contains objectives and strategies that relate to providing for open space links
along drainage corridors and creeks in consultation with DSE and any other relevant land manager or
authority. Clause 21.04-1 identifies the development of an open space strategy for Castlemaine as further
strategic work.
The 2010 Review did not make any recommendations for open space planning, and open space has not
been discussed in detail at any planning panels or at VCAT.
What are the key findings of the review?
The Shire requires open space contributions through the subdivision process, although the rates imposed on
permits are assessed case by case depending on variables such as actual open space and other public
infrastructure provided. These rates have no strategic basis in the Planning Scheme and are therefore open
to challenge at VCAT. It is understood that no applicants have, to date, sought to review conditions relating
to public open space at VCAT.
The Shire appears to have ample reserves of open space in most of its existing urban areas, however, as
larger subdivisions are created in towns such as Castlemaine, there will be an increasing need for Council to
plan more strategically for open space needs. The Shire should consider the preparation of a strategy that
will provide strategic guidance about the need for open space in the Shire. This work should inform changes
to the Planning Scheme to provide statutory force for any particular contribution rates.
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Summary of findings
What are the major issues facing the municipality?



The uncertainties associated with developing residential land in bushfire-prone areas, noting
that much of the broad-acre and designated residential land in the Shire’s serviced townships is
located in close proximity to forested land, or is considered to be in high risk areas for other reasons.



Uncertainties about how land at the urban-forest interface can be developed, having regard to
native vegetation removal, impacts on flora and fauna and bushfire risk.



Uncertainties surrounding the implementation of the Diamond Gully Structure Plan, which is
the primary residential growth area in the Shire, and whether it can fulfil its anticipated role in land
supply having regard to bushfire, character, vegetation and other issues.



How to stimulate new urban development in Harcourt, which is identified in the Regional Growth
Plan for additional residential and industrial development due to its strategic location on major road
and rail routes, but where recent development activity has been limited and where urban expansion is
constrained by vegetation, bushfire risk and horticultural enterprises.



Open space planning in the Shire needs greater attention, particularly with the emerging
development of larger subdivisions such as the Diamond Gully and McKenzies Hill areas.

Does the MSS implement State Planning Policy?
As required by state planning policy, the MSS:


clearly describes the population and land use requirements of the municipality over a 15 year period;



sets out a framework for how population growth will be accommodated across the Shire, by township,
and provides more detail framework plans for each town;



seeks to apply the key settlement policy of urban consolidation;



encourages the use of appropriate planning tools such as structure plans, development plans and
incorporated plans to manage growth for new residential areas such as Diamond Gully and McKenzies
Hill.

The Planning Scheme is therefore considered to implement State Planning Policy in relation to settlement,
however, a range of further strategic work is required.
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Recommendations
Amendments to MSS
It is recommended that the following amendments be made to the Clause 21.04-1 and other clauses that
relate to settlement:


Re-structure and improve the content of the clause to improve consistency and useability.



Re-name clauses so that they are consistent with the SPPF themes (e.g. ‘urban growth’).



Update the ‘overview’ and ‘issues; sections with:


the latest data on demographics, population projections and housing needs, generally as
identified in this report.



the latest land supply and demand data for residential land, as per the findings of the Urban
Development Program Regional Residential Report (2012).



findings and recommendations of the Regional Growth Plan and Regional Strategic Plan



a description of the major planning issues facing the Shire, as per the findings of this review.



Update the objectives and strategies as per the findings of the review.



Identify the projects listed below as ‘further strategic work’ in the settlement clause.

Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire:
SET.1)

Continue with the implementation of current settlement projects, including the finalisation of the
Diamond Gully Structure Plan as a top priority.

SET.2)

Prepare an update to the Urban Living Study. The review should also examine the matters
identified for this project in the 2010 review, as follows:


check the integrity of key assumptions and data relied upon in the study such as population
growth rates and data on development activity;



investigate development trends in to ascertain whether the urban zones should be applied
to the townships of Newstead, Harcourt and Chewton;



confirm the need for a new structure plan for Campbells Creek, recognising its proximity to
the Castlemaine urban area and supplies of vacant land;



identify the scope of more detailed structure planning for the above Townships, if urban
zones are recommended;



identify whether any low density residential land is appropriate for long-term residential
growth.



set priority actions.
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SET.3)

Prepare a comprehensive structure plan for Harcourt that:


acknowledges and incorporates and reviews the key findings of the Harcourt After the
Bypass Project and Harcourt Town Centre Masterplan;



identifies current and future land supply requirements;



assesses bushfire risk based on relevant planning practice notes;



addresses risks associated with spray drift from horticulture and how these should be
managed;



identifies a preferred township boundary for the town;



makes recommendations for the application of urban zones;



identifies a land release / staging strategy;



identifies interventions by Council to facilitate growth (e.g.development plans / priority
infrastructure projects, extensions of services, advocacy).

SET.4)

Prepare a structure plan or urban design framework for Newstead.

SET.5)

Prepare an Open Space Strategy to:


identify the key open space assets of the Shire, including walking trails, public open space
and recreation reserves;



assess key trends in the provision of open space;



assess the needs and desires of the community;



develop a framework for the future provision of open space;



make recommendations on changes to planning provisions and schedules to implement the
strategy through the development process.
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Housing and rural living
Housing
What is the strategic and policy context for the review?
Clause 16 (Housing) of the SPPF states that planning should:


Increase the supply of housing in existing urban areas by facilitating increased housing yield in
appropriate locations, including under-utilised urban land.



Encourage the development of well-designed medium-density housing which respects the
neighbourhood character, improves housing choice, makes better use of existing infrastructure and
improves energy efficiency of housing.



Reduce the proportion of new housing development provided in rural areas and encourage the
consolidation in existing settlements where investment in physical and community infrastructure and
services has already been made.



Ensure local housing strategies, precinct structure plans, and activity centre structure plans provide for
residential aged care facilities.

The MSS identifies a range of general issues relating to housing, namely affordability, limited housing choice
for lower income earners, renters and single people, sustainability, and the environmental and heritage
impacts of higher density living. Council’s objectives for housing are set out in Clauses 21.04 and Clause
21.04-8. They aim to provide for greater housing diversity to meet the needs of different households and
provide greater opportunities for housing that is affordable. The strategies for achieving these objectives are
to:


encourage residential living in the town centre and within a 20 minute walking distance;



encouraging shop top and alternative residential concepts such as ‘cluster’ housing;



various general statements relating to providing greater housing choice, affordability, sustainability and
diversity.

The tools for implementing these strategies include the development of a housing strategy and a scorecard
for sustainability for new applications.
What is the background to the review?
Council’s current housing strategies are based, in part, on the findings of the Castlemaine Residential
Strategy (2004). This document recommends that medium density housing should be encouraged in areas
within 20 minutes’ walk of the Town Centre (Planit, 2004 p24). It also identifies a ‘Town Centre’ area where
residential living should be encouraged, including shop top living.

Mount Alexander Shire MSS & LPP Review, 2014

Council has considered few, if any, planning scheme amendments that have sought to rezone land to
facilitate residential infill development in the Shire. At present, it is considering Amendment C74, which
proposes to rezone surplus land associated with the Thompsons Kelly & Lewis Foundry at 7-9 Parker Street,
Castlemaine, from the Industrial 1 Zone to the General Residential Zone. No details of any proposed
subdivision or development have been lodged. The amendment is at pre-authorisation stage. The
amendment will require consideration of matters relating to urban design, traffic management and the
potential for soil contamination, amongst other matters. Council is considering the use of a schedule to the
Development Plan Overlay for this site.
Issues relating to housing diversity and urban consolidation have not come under scrutiny in any planning
panels for any amendments to the Planning Scheme. Housing issues relating to amenity and built form have
arisen in two VCAT cases for small subdivisions and unit developments4.
According to data provided by the Shire, Council issued five permits for multi-unit dwellings in 2011-12, four
in Castlemaine and one in Campbells Creek. Of these, three were within 20 minutes’ walk of the
Castlemaine Town Centre. Permits were also issued for four single dwellings within this area.
What strategic work has been done since the last review?
The following strategic work has been undertaken by the Shire over the past five years relating to housing:
Housing Needs and Opportunities Discussion Paper (2012)
This paper was prepared for the Shire by the Swinburne Institute for Social Research. It identifies various
issues relating to the Shire’s housing stock and assesses housing affordability using a number of measures.
It found that there are particular affordability issues amongst the following groups: families, couples with
children, single parents with more than one child, and Centrelink recipients looking for one and two bedroom
dwellings. The paper describes the challenges associated with planning related initiatives to encourage
affordable housing, and identifies other areas where Council has the opportunity to influence affordable living
outcomes, namely:


setting and monitoring targets for the provision of housing types (e.g. 1 bedroom accommodation);



advocacy to State and Federal Governments about affordability issues;



development of a local planning policy for affordable housing;



setting rates for vacant land to encourage development rather than land banking;



facilitation / information provision between stakeholders.

4

Tomkinson Group v Mount Alexander SC & Ors [2013] VCAT 1143 (3 July 2013) and Springate v Mt
Alexander SC [2013] VCAT 1400 (8 August 2013)
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What are the key findings of the review?
Urban consolidation
The high proportion of small infill subdivisions in the Shire’s townships suggests that the Planning Scheme is
successfully facilitating urban consolidation in accordance with the strategic directions of the SPPF and MSS.
The relatively small number of dwellings that are being constructed within 20 minutes’ walk of the
Castlemaine Town Centre, however, suggests that there are constraints to development in these areas that
need to be more thoroughly understood.
Land supply data shows that minor infill lots less than 1 hectare in size represent around 50% of the current
supply of zoned residential land in in the Shire. This suggests that, the infill development will continue to play
a major role in the Shire’s supply of new housing in the future. This should be noted as a key influence on
housing in the MSS.
The recent emergence of proposals to rezone under-utilised industrial land in Castlemaine for residential
purposes suggest that the MSS would benefit from more specific policy principles to assist Council in
deciding where medium density development should be encouraged for sites that are outside the Town
Centre. These principles may relate to proximity to shops, public transport, services and main roads.
Issues relating to urban consolidation should be assessed as part of a review of the Castlemaine Residential
Strategy.
Housing diversity
The Shire’s housing stock continues to lack diversity and may not be well-suited to the changing needs of the
Shire. When compared with the Victorian average, the Shire has a high proportion of single detached
dwellings, small households, more single person households and fewer family households. The implications
of these trends will become increasingly clear in the future, and there will be an increasing need for Council
to more actively plan for how to encourage a greater diversity of housing.
Council has identified the need for a ‘Housing Strategy’ in the current Council Plan. It is unclear as to
whether this will be a land-use planning study or whether the focus will be on other Council initiatives.
Regardless, there is likely to be an increasing need to gain a better understanding of how broader housing
trends will express themselves at the local level. This review does not contain any firm recommendation
about when and how this work should be undertaken, as it could take a number of forms. It should, however,
contain a land use component, or be prepared so that it can directly influence a land use strategy.
Affordable housing
The research undertaken for the Shire by the Swinburne Institute for Social Research (2012) has confirmed,
using accepted measures, that certain groups in the Shire face real issues in accessing housing that they can
afford. The consultation undertaken as part of this review, and other strategic documents such as the
Council Plan, reveal a strong desire by the community to address this issue by encouraging affordable
housing. This is reflected in the current MSS, which contains a number of general strategies that aim to
promote affordable housing.
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At present, the Shire is unable to require that developers set aside a certain proportion of housing for
affordable housing or require financial contributions from developers for this purpose. It has the opportunity
to encourage the creation of affordable housing by supporting a diversity of housing types when considering
permit applications for new development, but has not developed any specific policies about when and how
this should occur. The current objectives and strategies of the MSS are clearly well-intentioned, but are
therefore unlikely to be achieving the expectations of the community as they are not linked to any policy or
form of implementation tool.
Until legislative change occurs at the state level, it is recommended that the Shire should focus its attention
on strategies outside the Planning Scheme to promote affordable housing such as advocacy, policy
development, facilitation, monitoring and target setting (Swinburne Institute for Social Research, 2012).
Nevertheless, there are a number of ways that the Planning Scheme could be amended to that would
strengthen the overall planning framework for affordable housing, as described below:


Issues and influences in MSS: more detailed descriptions of affordability issues and measures in the
introductory sections of the relevant MSS clause would improve the context for decisions on affordable
housing. These could be derived from the findings of the Housing Needs and Opportunities Discussion
Paper (2012). The overview sections about affordability in the Moreland Planning Scheme provide a
useful guide to the sort of information that could be provided in these sections.



Development concessions: as a more significant strategy, Council may wish to consider allowing
some concessions on some of the performance-based, requirements of the Planning Scheme to
encourage developers to provide affordable housing. These could include reduced car parking rates
and public open space requirements. Implementing this strategy may require changes to other clauses
of the Planning Scheme, such as schedules in the particular provisions, to make them fully effective.
This approach is likely to require a strategic analysis to identify the most effective tools to use, and
consultation to determine whether they are likely to be effective. It is not known whether this strategy
has been pursued by other Councils as a strategy to encourage affordable housing, but has been
identified by this review in response to the strong desire expressed by Council and the community to
address housing affordability issues.

Aged care
The Mount Alexander Shire Economic Development Strategy and Profile (2013) notes that the Shire has a
significant Health Care and Social Assistance industry that is important to the local economy (Street Ryan,
2013, 79). It notes that the expanding aged population presents further opportunities within for the expansion
of this industry and recommends the need for appropriate zoned land for the development of a range of aged
care facilities providing independent, supported and full care residential facilities and support services to
meet longer term demand (Street Ryan, 2013, 88).
These issues need to be considered in the context of a residential land strategy. This work should be
undertaken as part of a review of the Castlemaine Residential Strategy.
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New residential zones
The State Government has recently introduced three new residential zones in the VPPs to replace the former
zones, the Residential 1, 2 and 3 zones. The new zones were introduced to provide greater clarity about the
type of development anticipated for each zone. Mount Alexander Shire anticipates that there will be a
direction translation of the existing residential zones to the new General Residential Zone by July, 2014.
The Planning Practice Note for applying the new zones provides principles and criteria for applying the new
zones (DTPLI, 2013). The key points from this Practice Note are discussed below, with some analysis of the
potential for the zone to be used in Mount Alexander Shire:


Residential Growth Zone: the practice note indicates that the Residential Growth Zone should be
considered for areas in “appropriate locations near activities areas, town centres, train stations and
other areas suitable for increased housing activity such as smaller strategic redevelopment sites”
(DTPLI, 2013). The principles to be used in applying the zone are:


Locations offering good access to services, transport and other infrastructure.



Areas which provide a transition between areas of more intensive use and development and
areas of restricted housing growth.



Areas where there is mature market demand for higher density outcomes.

At the broadest level, it is evident that the Shire has some locations that have good access to services,
transport and other infrastructure, notably the Castlemaine Town Centre. The second and third
principles are more problematic as the areas that immediately surround the Castlemaine Town Centre
have significant heritage value and the market for higher density outcomes in Castlemaine is far from
“mature”. Based on these principles, it is therefore likely that this zone will have limited application in
the Shire, although discussions with DTPLI’s regional office indicated that the zone has the potential to
be used to facilitate the development of key sites and in defined precincts in the Shire.


Neighbourhood Residential Zone: this zone anticipates limited change. The Practice Note states
that the purpose of the zone is to restrict housing growth in areas identified for urban preservation
(DTLPI 2013). The principles to be used in applying the zone are:


Areas with a neighbourhood character that is sought to be retained



Areas where more than 80% of lots currently accommodate detached dwellings



Areas with Neighbourhood Character Overlays



Residential areas with Heritage Overlays (such as larger heritage precincts, rather than
individually recognised heritage sites)



Areas of identified environmental or landscape significance.



Areas which may not have good supporting transport infrastructure or other infrastructure,
facilities and services and are not likely to be improved in the medium to longer term
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This zone has the potential to be applied to some parts of the Shire to reflect existing overlay controls
such as Heritage Overlays and Significant Landscape Overlays. The overlay could, however, could
create a tension with the Shire’s strategic vision to encourage medium density housing within 20
minutes’ walk of the Castlemaine Town Centre where most of the heritage overlays apply. These
issues need to be resolved through further strategic work.


General Residential Zone: for the foreseeable future, it is likely that the General Residential Zone will
be appropriate for most of the Shire’s residential areas. A review of the Castlemaine Residential
Strategy will provide an opportunity for Council to identify some areas for greater urban densities in
Castlemaine and develop local variations to the Planning Scheme, if appropriate.
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Rural living
What is the strategic and policy context for the review?
Clause 16.02-1 (Rural living) of the SPPF states that planning should, amongst other matters:


Manage development in rural areas to protect agriculture and avoid inappropriate rural residential
development



Ensure land is not zoned for rural living or rural residential development if it will encroach on high
quality productive agricultural land or adversely impact on waterways or other natural resources.



Ensure planning for rural living avoids or significantly reduces adverse economic, social and
environmental impacts



Ensure land is not zoned for rural living or rural residential development if it will encroach on high
quality productive agricultural land or adversely impact on waterways or other natural resources

Rural living features relatively prominently in the current MSS. Clause 21.02 calls for the need to “identify
appropriate areas for rural living” to avoid agricultural and environmental impacts from this type of
development”. Clause 21.04.4 contains objectives and strategies for rural living and identifies a range of
issues associated with rural living. It aims to encourage rural living development on land that is not used for
agriculture and which can be serviced appropriately. It identifies the need to “define a process to identify
areas for immediate rezoning” as further strategic work.
What is the background to the review?
The Shire has not considered any panel reports, VCAT cases or major planning applications over the past
five years in the Rural Living Zone. The key current planning issue in relation to rural living land is
Amendment C36, which proposes to rezone 125 hectares of Farming zoned land south east of Maldon
(Tarran Valley) to the Rural Living Zone to facilitate rural residential development of the land. The
amendment was generally supported by a Planning Panel and was adopted by Council in March, 2009. The
Minister for Planning has referred the amendment to a Bushfire Advisory Committee appointed by the
Minister for Planning, whose report has not yet been released.
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What strategic work has been done since the last review?
The following strategic work has been undertaken by the Shire over the past five years relating to rural living:
Residential Land Demand and Supply Analysis (2010)
This study included a brief analysis of land supply and demand in the Low Density Residential and Rural
Living Zones. It concluded that the Shire has a good supply of Low Density zoned land based on recent
development activity, but the supply of Rural Living Zoned land is more limited. It recommended further work
into these matters (Philip De Araugo Integrated Strategic Planning, 2010, p.32).
Rural Land Use Study (2014)
This study describes the key areas of rural living use in the Shire in the context of landforms, land types, land
capability and farming uses. It provides a summary of the legislative context for rural living and recent
changes to the framework that have altered the way in which this type of land use should be considered.
The pressures in the Shire to rezone land to this use due to the lack of viability of traditional agriculture are
also identified. The report identifies bushfire risk and catchments and environmental issues as the key
considerations for the future provision of this type of land use. The report found that the principles of the
Rural Living Strategy (2006) remain relevant, although recommended that the seven sites selected for further
investigation in this Study should no longer be considered due to the changing legislative framework.
The report recommends that the Shire should:


Amend the MSS to make reference to Victoria’s Planning Practice Note 37: Rural Residential
Development (June, 2012) (p2), and bushfire hazard in the issues section (p80).



Undertake a “detailed assessment” to identify sites for future investigation for rezoning to the Rural
Living Zone (p80).



Re-inforce the relevancy of the Planning Practice Notes, Ministerial Directions and Guidelines as the
most relevant considerations for future rezonings (p80); and



Place the onus be one the proponents/developers to demonstrate compliance with the above
guidelines and directions (p81).

What are the key findings of the review?
Rural living continues to be an important part of the appeal of the Shire and all of the feedback gathered as
part of the review suggests that there is continuing demand for this type of living in the Shire.
The introductory sections of Clause 21.04-4 provide a good overview of the issues and opportunities
associated with rural living, but need some re-working to identify bushfire risk and the findings of the Rural
Land Study. Specific issues relating to Clause 21.04-4 (Rural Living) are discussed below:
Position in Scheme
In the State Planning Policy Framework, ‘rural residential’ is located within the broader ‘housing’ theme. For
the Mount Alexander Planning Scheme, however, it is considered to fit better within the ‘settlement’ clause
due to the prevalence of this form of development in the Shire.
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Strategic directions
The objectives and strategies for rural living need to be updated to better reflect new emerging issues and
legislation, particularly the potential for bushfire risk in the vicinity of existing rural living areas, the Guidelines
for Potable Water Supply Catchments (2012), and the findings of the Rural Land Study (2014), which found
that agriculture should be the primary land use in the Shire’s rural areas.
At present, it is not entirely clear whether the clause supports dwellings in all rural areas or dwellings only in
areas that are specifically set aside for this purpose. There is a need to include clearer statements that
encourage dwellings in rural areas to locate in the Rural Living Zone to support the objectives of the scheme
that relate to Agriculture and the local policy for development in agricultural areas (currently Clause 22.22).
Integrity, structure and linkages
The current objectives and strategies for rural living in Clause 21.04-4 were prepared as part of Amendment
C24. They are largely still valid and sound, however, some improvements could be made to clarify meaning.
For example, the statement in the overview section that “small lots [in the rural areas] make a substantial
contribution to local supply” does sit comfortably with the objectives to “discourage the use of existing old
crown allotments in the rural zone for rural living purposes”.
Implementation tools
The adopted Rural Living Strategy (2006) contains the strategic basis for the current strategy in Clause
21.04-4 of the MSS, which states that net environmental gains should be created as a consequence of rural
living development. In the past, the Shire has required applicants to provide Environmental Management
Plans to assist in the consideration of applications, however, this requirement is not identified in the Planning
Scheme.
The Shire would benefit from a series of policy guidelines to support the strategy and assist in the
assessment of planning permit applications. These guidelines should be based on the findings of the Rural
Living Strategy (2006) and should include the ability for Council to request an Environmental Management
Plan to demonstrate how the concept of net environmental gain will be achieved.
Further work
The Shire does not have any current data on the supply of land in the Low Density Residential and Rural
Living Zones. The last analysis of demand for rural/rural living land was carried out for the Rural Living
Strategy (2006) and was based on data from 2002. Whilst this information has not prevented the progress of
planning scheme amendments (e.g.C36), there is a need to investigate land supply in more detail and review
these areas in the context of new legislation, as per the recommendations of the Rural Land Study (2014).
The Rural Land Study (2014) recommends that the Shire undertake a detailed assessment to develop
strategic sites for future investigation for rezoning to the Rural Living Zone. This recommendation is
supported, although it may be more appropriate for this to be done as part of a fuller review of the Rural
Living Strategy (2006). The preferred option should be informed by the recommendations of the Advisory
Committee on Amendment C36.

CENTRUM TOWN PLANNING

67

Mount Alexander Shire MSS & LPP Review, 2014

Summary of findings
What are the major issues facing the municipality?



How to achieve greater housing diversity and density in Castlemaine as it does not have
multiple activity centres and has large areas where change needs to be sensitively managed due to
heritage, character or vegetation attributes.



How to provide affordable housing that is suitable for all household types, particularly for
families, couples with children and single parents with more than one child and people who receive
government financial assistance who are looking for one and two bedroom dwellings. At present,
Victorian councils cannot specifically require that developers devote set aside housing for particular
income groups through the planning system.



Managing rural residential development¸ which continues to occur on land identified for this
purpose and on land zoned for farming. This form of development continues to attract new residents
to the Shire. If managed appropriately, this type of development has the potential to improve the
environmental condition of land, yet is generally more expensive to service and maintain.

Does the MSS implement State Planning Policy?
As required by state planning policy, the MSS seeks to apply the key settlement policy of urban consolidation
and seeks to promote more affordable, diverse housing. It also provides appropriate direction for the
development of rural living development.
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Recommendations
Amendments to MSS
It is recommended that the following amendments be made to the clauses of the MSS that relate to housing
and rural living:


Re-name clauses so that they are consistent with the SPPF themes



Re-structure and improve the content of the clause to improve consistency and useability.



Include the latest data housing and land supply characteristics, generally as identified in this report.



Describe the major planning issues facing the Shire, as per the findings of this review.



In the clause for Rural Living uses:


make reference to Victoria’s Planning Practice Note 37: Rural Residential Development (June
2012) in the clause for ‘Rural Living’;



include policy guidelines based on the findings of the Rural Living Strategy (2006), including the
ability to require an EMP.



Update the objectives and strategies as per the findings of the review.



Identify the projects listed below as ‘further strategic work’ in the settlement clause.

Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire:
HRL.1)

Following the finalisation of the Diamond Gully Structure Plan and amendment, undertake a
review of the Castlemaine Residential Strategy to explore the following emerging issues:


identify the preferred locations of medium density housing and aged care accommodation;



identify the preferred methods of managing and encouraging further urban consolidation in
Castlemaine;



identify where to apply the Residential Growth and Neighbourhood to Residential zones,
and any local variations zone schedules;



make recommendations for updates to the Castlemaine Land Use Framework Plan, and
schedules to the Planning Scheme;



explore issues relating to land at the urban-forest interface (refer also to EVR.6).

The review could be informed by a housing strategy or neighbourhood character study, if they
have been completed. If not, some investigation of these topics could be carried out as a
component of the review.
HRL.2)

Subject to the findings of the Advisory Committee on Amendment C36:


conduct an assessment to identify areas of future investigation for rezoning to the Rural
Living Zone; or
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prepare an update to the Rural Living Strategy.

Prepare a review of land supply and demand in the Rural Living and Low Density Residential
Zones prior to, or as part of, the above work.
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Environmental and landscape values
Biodiversity
What is the strategic and policy context for the review?
Clause 12 (Environmental & landscape values) states that planning should, amongst other matters:


Assist in the protection of ecological systems and the biodiversity they support (including ecosystems,
habitats, species and genetic diversity) and conserve areas with identified environmental and
landscape values.



Ensure that permitted clearing of native vegetation results in no net loss in the contribution made by
native vegetation to Victoria’s biodiversity by applying the risk-based approach to native vegetation,
based on its contribution to biodiversity.

The Shire’s objectives and strategies for environmental and landscape values are currently spread
throughout the MSS in a section titled ‘environment’ under each sub-clause. The main clause that deals with
environment is Clause 21.04-7 (Protection of Biodiversity and Landscape). This clause provides an overview
of key environmental issues facing the Shire such as climate change, catchment management, the condition
of the Shire’s Bioregions and the extent and condition of native vegetation.
The sections relating to issues, objectives and strategies are divided into five areas: protection of native
vegetation, biodiversity and habitat, catchments, waterways and water quality and land protection. Key
objectives and strategies relate to:


protecting and retaining native vegetation, including achieving a net gain in habitat and vegetation
quality;



improving water quality and waterway health through ensuring water quality standards, re-habilitating
watercourses and vegetated areas;



reducing erosion risk in urban and rural areas through assessments of land capability.

The implementation tools include the application of local policies relating to a range of environmental matters,
applying overlay provisions, ensuring net-gain assessments, and applying the Rural Conservation Zone to
environmentally sensitive areas.
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What is the background to the review?
The 2010 Review did not make any detailed assessment of the biodiversity sections of the Planning Scheme.
It recommended that some environmental controls such as the Significant Landscape Overlays and
Environmental Significance Overlays be enhanced or updated. The review recommended that the Shire
should prepare a biodiversity study to identify and protect significant native vegetation throughout the rural
areas of the Shire in areas that are not covered by the Environmental Significance Overlay. The intention
was that this study would address a number of planning issues and items of further work identified in the
current MSS, including identifying the habitats of endangered species and assessing the quality of native
vegetation at the local level (Centrum Town Planning, 110).
Since 2010, the Shire has completed Amendment C64, which amended the schedules to Clause 52.17 and
Clause 81.01 to insert the Goulburn-Murray Water Native Vegetation Code of Practice, February 2011 as an
incorporated document in the Planning Scheme.
Council is currently considering the following planning scheme amendments that relate to environment and
landscape values:


Amendment C70, which proposes to remove the Environmental Significance Overlay (ESO6) and is
awaiting Ministerial approval. The amendment is ‘administrative’ in nature and implements the
recommendations of the 2010 review, which recommended that the overlay be removed.



Amendment C71, which proposes to include permit exemptions in the Environmental Significance
Overlay (ESO1) and Environmental Significance Overlay (ESO2). The amendment is at authorisation
stage. It implements some of the findings of the 2010 review, which identified a range of issues
relating to these overlays.

The Shire has been involved in two recent VCAT appeals where issues relating to the clearance of native
vegetation or impacts on native fauna have been considered in some detail. Both of these appeals have
been for applications to develop sites in the Diamond Gully Structure Plan area. One case raised issues
relating to the ‘depleted’ and ‘high conservation significance’ ratings of the Box-Ironbark EVC in the area.
Both cases considered issues relating to the removal of habitat for the Brush-tailed Phascogale5. In both
cases, VCAT found that biodiversity impacts were acceptable or could be managed through permit
conditions.
What strategic work has been done since the last review?
The following strategic work has been prepared for the Shire, over the past five years relating to biodiversity:



5

Friends of the Ironbark Forests Inc v Mt Alexander SC (Correction) [2011] VCAT 2181 (26 July 2012),

Butcher v Mount Alexander SC (Correction) [2012] VCAT 983 (26 November 2012).
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Loddon Mallee Regional Growth Plan (draft)
The Loddon Mallee Regional Growth Plan (draft) identifies areas of high value terrestrial habitat in the central
parts of the Shire (DTPLI, 2014, 33). It contains specific principles to protect and improve the condition of the
region’s important environmental assets such as forests, wetlands and rivers, and minimise the impacts of
land use change (DTPLI, 2014,72).
Roadside Conservation Management Plan 2012‐2107
This plan replaces a plan that was developed in 1997 and which is a reference document in Clause 21.05.
The main purpose of the new plan is to assist Council staff in managing roadside vegetation in the Shire,
although it provides some useful strategic descriptions of the conservation significance of roadsides in the
Shire. It found, for example, that 19% of the Shire’s roadsides are of ‘high’ conservation value and 27% are
of medium conservation value (Mount Alexander Shire, 2012, 4). The Plan describes the natural, cultural
heritage and functional values that exist on roadsides and identifies threats to these values (Mount Alexander
Shire, 2012, 6-7).
Environment Strategy 2011‐2014
The Shire has prepared a new Environment Strategy to guide future Council action on the environment. It is
intended to sit alongside the MSS, beneath the Council Plan in the Shire’s hierarchy of strategic plans. The
Strategy is in three parts: a ‘State of the Environment’ report (2010) that assesses the current state of the
Mount Alexander environment, a Strategic Framework and an Action Plan.
The State of the Environment Report uses a variety of environmental indicators to assist in describing the
condition of the environment in the Shire. It makes an assessment of whether each indicator is improving,
stable or worsening. It also includes a number of maps that show the land managed for conservation,
stream health, Bioregional Conservation Significance, and distributions of threatened flora and fauna. Key
findings in relation to biodiversity are:


Endangered EVC’s are located along Muckleford Valley, around Mount Alexander and south of
Newstead (refer to Figure 9);



There is limited threat to the current extent of priority EVCs but their total area is inadequate to sustain
many key species and ecosystem functions (p19);



Yandoit Hills and Gower are hotspots for the distribution of threatened fauna, as shown in Figure 11
(2010, 20);



The Castlemaine and Harcourt areas are identified as having high densities of threatened flora
species, as shown in Figure 12 (2010, p21).

The ‘Action Plan’ contains a series of proposed actions to achieve the Shire’s environmental objectives.
Those that are most relevant to a new MSS relate to improving habitat connectivity (p.22), increasing energy
efficiency of new buildings and settlements (p.25) and improving standards for water efficiency (p.28.).
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Figure 9. Bioregional significance status of Ecological Vegetation Classes identified in Mount
Alexander Shire (2005)

Source: NCCMA in Mount Alexander Shire, 2010, 17

Figure 10. Roadside conservation significance in Mount Alexander Shire

Source: NCCMA in Mount Alexander Shire, 2010, 22
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Figure 11. Distribution of Threatened Fauna within Mount Alexander Shire

Source: Mount Alexander Shire, 2010, 20

Figure 12. Distribution of Threatened Flora within Mount Alexander Shire

Source: Mount Alexander Shire, 2010, 21
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Regional Catchment Management Strategy 2013‐2019
The RCS is the main planning framework for integrated land, water and biodiversity management in the North
Central region (NCCMA, 2013, 29). The North Central Region extends from Swan Hill in the north to
Creswick in the south. The Strategy recognises that the North Central region is “one of Australia’s most
highly cleared and fragmented landscapes” and that its biodiversity assets need to be protected and restored
(NCCMA, 2013, 29). The report provides data on the extent of native vegetation cover for each bioregion in
the north central region. For the Goldfields Bioregion, which includes Mount Alexander Shire, only 36% of
pre-1750 cover remains (NCCMA, 2013, 29).
Much of the content of the Strategy relates to the North Central Region as a whole, however, specific
references are made to the pressure from human settlements and other factors on the Box-Ironbark
woodlands in central Victoria (NCCMA, 2013, 30). High biodiversity values are identified in the Muckleford
area shown in Figure 12 of this report. This area is designated as a “priority biodiversity asset” (NCCMA,
2013,34), whose values still require a detailed cost-benefit analysis to determine whether specific and agreed
environmental outcomes are feasible (NCCMA, 2013, 12).
Rural Land Study (2014)
This study describes the biodiversity and landscape values of the Shire based on existing research by the
Shire and other agencies. It reviews the policy context and describes the outcomes of recent strategic work
undertaken at the regional and local levels. Key recommendations in relation to biodiversity are listed on
pages 74-75 and relate to:


Amending the structure and headings of the MSS.



Undertaking further detailed work for the application of the Rural Conservation Zone in the Shire.



Conducting further work to expand the application of the ESO for biodiversity protection and
enhancement.




Conduct further work on the existing ESO5 to highlight the importance of biological connectivity as an
environmental objective, including review of the appropriate width for achieving biolink objectives.
Considering the application of the Native Vegetation Precinct Plan as part of the requirements of any
Development Plan Overlay (DPO) for future subdivisions within areas of environmental sensitivity or
value.



Considering the application of the Native Vegetation Precinct Plan as part of the requirements of the
proponent for any future proposed subdivisions for rural living.



Working with DEPI and NCCMA in further strategic work to document the habitat relationships between
threatened flora and fauna and the EVCs in the Shire as a basis for making future decisions on
appropriate application of zoning and overlays for protection and enhancement of threatened species.



Considering a scenic landscape study to inform both planning policy and the potential application of
other planning tools (e.g. zoning and overlays) to protect and enhance the scenic values of the Shire.
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NaturePrint (DEPI)
The latest spatial information about biodiversity values is NaturePrint. This program has been prepared by
DEPI to integrate and analyse statewide information (available through DEPI databases) about biodiversity
values, threatening processes and ecosystem function at the landscape scale (www.depi.vic.gov.au).
NaturePrint combines:


Mathematical models of species distributions and habitats



The condition of these habitats



Pathways for connectivity across landscapes



Connectivity potential and recoverability



Threats to species persistence

The program identifies these values from ‘high’ to ‘low’ relative to the contribution they make to natural
values. The values for Mount Alexander Shire are shown in Figure 13, below. Most of the areas identified as
‘high’ are located on public conservation land to the southeast of Maldon and in the Glenluce and Fryerstown
areas.
Figure 13. Strategic Natural Values for Mount Alexander Shire from NaturePrint

Source: DEPI, 2013.
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What are the key findings of the review?
Issues and influences
The review has made the following findings in relation to the issues and influences on biodiversity:


State Planning Policy has recently been amended to achieve ‘no net loss’ in the contribution made by
vegetation to Victoria’s biodiversity and introduce the risk-based approach to conservation
management. These policies should be referenced in Clause 21.04-7 to provide appropriate linkages
to the SPPF.



The State of the Environment Report (2010) provides the most recent, concise assessment of
environmental indicators in the Shire. The ‘overview’ section of Clause 21.04-7 would be enhanced by
including basic descriptions of relevant ‘headline indicators’ and their status from this report: namely:


percentage of Shire covered in native vegetation;



area covered by key threatened habitats;



number and status of threatened fauna in the Shire (already identified in the Clause, but the
status of some species has changed based on State of Environment Report, p21).



Biodiversity values: the MSS at clause 21.04-7 currently describes the Shire’s biodiversity values in
a generic way, providing little sense of how biodiversity values vary across the Shire. Showing these
values in a spatial way would be the most effective way of quickly identifying what is important in the
Shire.



Climate change: climate change has emerged as a direct threat to biodiversity values. Whilst it is
currently identified in the ‘overview’ section of Clause 21.04-7, it is not identified as an issue in this
clause.



Bushfire risk: bushfire risks have the potential to affect biodiversity values if vegetation needs to be
cleared for defendable space around dwellings. The types of fires and fuel loads can also affect
biodiversity values. Bushfires should be identified as an ‘issue’ in Clause 21.04-7.



Scattered vegetation: the State of the Environment Report identifies the importance of scattered
native vegetation, notably mature paddock trees and riparian strips, to ecosystem biodiversity (Mount
Alexander Shire, 2010, 16). These themes should be mentioned in appropriate clauses of the MSS.

Strategic directions
The review has found that the strategic directions for biodiversity in Clause 21.04-7 (objectives and
strategies), are generally appropriate, however, need to be updated to respond to emerging issues and
influences:

CENTRUM TOWN PLANNING

78

Mount Alexander Shire MSS & LPP Review, 2014



Climate change adaptation: advice offered by DSE (now DEPI) as part of the previous review
process is that the movement of plants and animals across the landscape as a result of climate change
will be important to climate change adaptation (DSE email advice, 2010). DSE’s advice at this time
was that the establishment of habitat corridors to link pockets of remnant vegetation needs to occur in
advance of the impacts of climate change becoming manifest as the habitat corridors take time to grow
to maturity and will be required at the point in time when species need to move. These issues should
be identified in the MSS to provide support for further investigations into these areas.



Scattered vegetation: in order to address the management of this vegetation, the ‘State of the
Environment Report’ recommends “better coordination, monitoring and reporting of conservation works
funded by various bodies, including State government, Council, Landcare and Trust for Nature”
Alexander Shire, 2010, 16). Objectives and strategies should be prepared to address these matters.



Precautionary principle: the Planning Practice Note for Biodiversity (2002) recommends the MSS
should recognise and apply the precautionary principle.



State Planning Policy: the objectives and strategies need to be amended to refer to ‘no net loss’ in
the contribution made by vegetation to Victoria’s biodiversity and the risk-based approach to
conservation management.

Integrity, structure and linkages
The review has identified a number of issues relating to the integrity and structure of Clause 21.04-7 and its
linkages to other sections of the Planning Scheme:


Vegetation types: at present, the clause makes generic reference to ‘native vegetation’ without
acknowledging that this takes the form of ‘patches’ of vegetation or scattered vegetation. This
distinction is important for the application of the provisions of clause 52.17 (Native vegetation).





Linkages: a number of the overlay schedules in the Planning Scheme contain objectives that relate to
biodiversity protection, however, they are either not supported by strategies in the MSS, or have
strategies that require improvement. These overlay schedules are:


ESO3 - Barfold Gorge;



ESO4 - Mount Alexander and surrounds;



ESO7 - Calder buffer zone, remnant vegetation and wildlife corridor protection.

Terminology: some of the objectives for biodiversity currently read as strategies through the use of
terms such as ‘encourage’, ‘investigate’ and ‘support’, which confuses their meaning. It would be more
appropriate to commence the objectives with terms such as ‘improve’, ‘protect’, ‘retain’ and
‘revegetate’.

Implementation tools
The review has found that the ‘implementation’ actions in Clause 21.04-7 require general review.
Specifically, the following issues need to be addressed:
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Overlays for vegetation and habitat protection should be applied depending on the objectives sought.
These objectives and the relevant overlay should be reviewed in accordance with the
recommendations of the Practice Note for Biodiversity (2002).



Subdivisions: the Rural Land Study (2014) recommends that Native Vegetation Precinct Plans be
developed as part of the requirements of any Development Plan Overlay (DPO) for future subdivisions
within areas of environmental sensitivity or value.

Further work
The review has identified the need for a range of further strategic work to guide decision making for
biodiversity, and the application of planning scheme provisions for areas of significance, as follows:


Policy: Council would benefit from greater policy guidance to assist in decision making on
applications. For example, there are no objectives that help to guide the preferred location of offset
plantings, what sort of vegetation should be retained and protected as a priority in terms of its
conservation significance. This requires further discussion with the Department of Environment and
Primary Industries (DEPI).



Rural Conservation Zone: as per the findings of the Rural Land Study (2014), further detailed work is
required to develop the criteria and identify potential areas for the application of the Rural Conservation
Zone in the Shire. The Rural Land Study provides some direction about the areas that could be
considered for this zone (Muckleford Valley and around Mount Alexander) and the matters that need to
be considered in deciding whether it is appropriate.



Environmental Significance Overlay: as per the findings of the Rural Land Study (2014), further
assessment work should be carried out to expand the application of this overlay for biodiversity
protection and enhancement, including amendments to the existing ESO5.



Vegetation Protection Overlay: consideration should be given to applying the Vegetation Protection
Overlay to the roadsides of ‘high’ conservation value, as shown in Figure 10. As roadsides are located
on public land that is managed by VicRoads and Council, some analysis of the location of the
significant roadsides in relation to adjoining zones, development potential, and development activity
would be assist in providing the strategic justification for an amendment and determining the level of
priority to be given to this project. It is also noted that the Minister for Planning made a general request
that the Shire apply this overlay in the advice that accompanied the new format planning scheme in
1999 (Letter from Minister for Planning, 14 July, 1999).

Referrals
DEPI has advised that it will no longer be able to advocate for species or protection of vegetation through
referrals under Section 52 of the Act in areas of ‘low’ biodiversity value, due to new State Planning Policies
and Clause 52.17. They note that 80% of the State is of ‘low’ biodiversity value. This elevates the need for
policy development to assist with decision making at the local level, as suggested previously.
The Loddon Mallee Regional office of DEPI is in the process of preparing agreements that can be entered
into with Councils to minimise the number of referrals to DEPI under Clause 66 of Planning Schemes,
particularly for native vegetation removal. Council should discuss this further with DEPI, with a view to
entering into such an agreement.
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Significant landscapes
What is the strategic and policy context for the review?
Clause 12 of the SPPF (Environmental & landscape values) states that planning should “protect landscapes
and significant open spaces that contribute to character, identity and sustainable environments” by identifying
them and protecting and enhancing their natural features.
The MSS identifies the location of significant landscapes at Clause 21.01. The remainder of the MSS makes
frequent reference to ‘natural’ and ‘cultural’ landscapes in the Shire, both in the introductory sections, and the
objectives and strategies. ‘Rural landscapes’ are also identified as being important to the Shire.
The strategic directions for significant landscapes are found in Clause 21.04-5, which contains an objective to
“protect significant natural and cultural heritage landscapes” and Clause 21.04-7, which contains an objective
to “protect scenic rural landscapes”. This clause contains a strategy to identify and protect other significant
features including Vaughan Springs, Muckleford Gorge, Mount Consultation and landscapes between
Elphinstone and Castlemaine. The MSS identifies a “cultural landscape study” as further work.
The MSS also recognises the landscapes values of its “scenic rural landscapes”. These values are currently
recognised in clauses 21.04-4 and 21.04-7 and are supported by a number of local policies (e.g. clauses
22.15, 22.28 to 22.30).
The main implementation tools for identifying and protecting significant landscapes are a local policy at
Clause 22.20 (Natural and Cultural Heritage). Various references to important landscapes are also made in
the local policies for small towns in Clause 22. The Significant Landscape Overlay is used in the Shire to
cover significant scenic landscapes around Maldon (SLO1 & SLO3), Cairn Curran Reservoir (SLO1),
Castlemaine (SLO2), Vaughan and Glenluce (SLO4) and along the Muckleford Valley (SLO1). The areas
affected by these overlays are shown in Figure 14, below.
Figure 14 Significant Landscape Overlay in Mount Alexander Planning Scheme (Schedules 1-4)

Source: www.land.vic.gov.au
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What is the background to the review?
The 2010 review recommended that the schedules to the Significant Landscape Overlay be updated to
include triggers for vegetation removal. It also recommended that a significant landscape study be prepared
for the Shire.
There have been no recent VCAT cases or planning scheme amendments where questions relating to
significant landscapes have been considered, although advice from the Shire’s statutory planning officers is
that there is ongoing demand to construct dwellings on or near the top of ridgelines in the rural areas of the
Shire to capture views. They have advised that, due to past development in these areas, there is a
perception that the cause for protecting ridgelines ‘has been lost’. It is understood that the greatest
pressures existing around Castlemaine, the western side of Barkers Creek in the Rural Living Zone, along
the Midland Highway and around Guildford.
What strategic work has been done since the last review?
Loddon Mallee Growth Plan (2013) draft
The Loddon Mallee Growth Plan identifies the landscape values of the region as being important to the
lifestyle of the region (DTPLI, 2014, 40). The Plan contains a future direction to protect identified visually
important landscapes, and cultural and built heritage places (DTPLI, 2014, 19,32&72).
Rural Land Study (2014)
This study describes the existing landscapes in the Shire, both from a biodiversity and scenic point of view,
and provides an overview of their legislative context. It recommends that the MSS be modified to treat
biodiversity, natural landscapes and cultural heritage as separate matters. It also recommends that
consideration be given to a preparing a scenic landscape study to inform both planning policy and the
potential application of other planning tools (e.g. zoning and overlays) to protect and enhance the scenic
values of the Shire (EnPlan, 2014, 76).
What are the key findings of the review?
Issues and influences
The review has made the following specific findings in relation to significant landscapes:


Design and siting: Whilst the local policies of the Planning Scheme recognise that many forms of
development have the potential to affect the appearance of landscapes if not designed and sited
sensitively, this issue needs to be described more strongly in the MSS.



Ridgeline development: whilst a number of the local planning policies refer to development
pressures on ridgelines, the issue is not well identified in the MSS and could be explained more clearly,
possibly with reference to areas where pressures for this type of development are the greatest. These
references would provide the basis for future strategic work.
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Integrity, structure and linkages
The review has identified a number of issues relating to the integrity, structure of relevant clauses of the MSS
and their linkages to other sections of the Planning Scheme:


Definitions: at present, the MSS uses a number of terms to describe landscapes of significance
including ‘cultural’, ‘natural’ and ‘scenic’ landscapes. There is a need for the MSS to more clearly
identify what values are important for each landscape (scenic, cultural heritage, biodiversity, or a
combination). These are important distinctions as landscapes are identified and protected in different
ways in the planning scheme depending on their values. Determining these values may require some
review of the pre-1999 strategic documents that were used to apply the current Schedules to the
Significant Landscape Overlay.



Terminology: some of the strategies in Clause 21.04-7 currently read as objectives through the use
of terms such as ‘protect’, which confuses their meaning. It would be more appropriate to commence
the strategies with terms such as ‘encourage’, ‘ensure’ or ‘discourage’.



Objectives: at present, the objectives in clause 21.04-7 relating to “environmentally sensitive areas”
focus on identifying specific landscapes of significance rather than describing the planning outcome
that is to be sought by the planning scheme. The MSS would benefit from a series of broader,
outcome-related objectives relating to significant landscapes; the specific areas could then be identified
in the strategy and implementation sections of the MSS.



Objectives: the objectives in clause 21.04-7 mention landscapes that are not identified anywhere else
in the clause or Planning Scheme, such as Mount Consultation and landscapes between Elphinstone
and Castlemaine. It would be preferable to identify all significant landscapes in a strategic way until
detailed strategic work has been prepared to identify them and their significance.

Implementation
The review has found that the ‘implementation’ actions in the MSS in relation to significant landscapes
require general review. Specifically the following issues need to be addressed:


Ridgeline protection policy: development proposals on ridgelines are currently assessed against the
local policy for ridgeline protection at Clause 22.15. Whilst the intent of this policy is clear, it contains
little, if any, direction that assists Council and applicants in understanding when the policy should be
considered, what forms or development are acceptable, and what information should be provided by
applicants. Until a significant landscape study is prepared, some basic decision guidelines and
performance criteria should be included in the MSS to aid in the consideration of these matters. These
could be adapted from the existing policies in Clause 22.28 to 22.30.



Significant Landscape Overlays: the schedules to the Significant Landscape Overlays (SLO1SLO4) date from the introduction of the Mount Alexander Planning Scheme. They identify and protect
some important landscapes in the Shire, but are in need of a general review to, amongst other matters:


‘turn-on’ the permit trigger for vegetation removal, as the landscape objectives in SLO1, SLO2 &
SLO3 aim to protect vegetation but the permit trigger is currently ‘turned off’ (this issue was
identified in the panel report for Amendment C38);
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determine what types of vegetation should require a permit to remove, destroy or lop (native
vegetation, exotic vegetation or all vegetation);



provide more detailed statements of the nature and key elements of each landscape to aid in
understanding the objectives;



ensure that the overlay maps are appropriate – there is at least one area south east of Maldon
where SLO1 and SLO3 apply to the same area.

Further work
The wide scope of this review’s findings in relation to characterising significant landscapes and managing
issues associated with them suggests that significant landscapes should be the subject of detailed further
strategic study by the Shire. This finding is supported by the recommendations of the 2010 Review and the
Rural Land Study (2014) (EnPlan, 2014, 76). For the purposes of this review, this potential study has been
described a ‘scenic landscapes strategy’ to make the distinction between landscapes of scenic significance
and landscapes that are significant for other reasons (e.g. biodiversity or heritage).
It is noted that the City of Greater Bendigo has prepared landscape assessments for Big Hill and Mandurang
Valley. These areas border Mount Alexander Shire to the north. This project should be reviewed to inform
the Mount Alexander project, both as a potential model for the methodology and implementation tools used
for the assessment and to maintain the integrity of planning policies for landscapes that relate closely with
one another.
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Summary of findings
What are the major issues facing the municipality?
The issues facing the Shire in relation to biodiversity are, for the most part, the same issues that have faced
the Shire since the Planning Scheme was prepared in 1999. The major environmental and landscape issues
facing the Shire are considered to be:


Climate change (temperature increases, net decreases in rainfall).



Bushfire threats.



Waterways and the poor condition of the Loddon-Campaspe catchments due to dams, nutrient levels,
vegetation loss.



Pressures to remove native vegetation and a decline in its condition.



Habitat loss causing threats to native fauna.



Poor soil quality and condition (topsoil loss, erosion management and salinity).



Weed and pest problems.



Waste impacts on the environment (e.g. landfills, ground and surface water).

Some issues such as bushfire risk and climate change have emerged more strongly as a threat to
biodiversity values in recent times by virtue of their inter-relationship and the continual improvements in
research and understanding of these issues.
Does the MSS implement State Planning Policy?
The MSS aims to protect landscapes that contribute to character, identity and sustainable environments. It
broadly identifies these values throughout the MSS and uses local planning policies and the Significant
Landscape Overlay to protect and manage their values. The MSS is therefore considered to implement State
Planning Policy in relation to landscapes values.
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Recommendations
Amendments to MSS
It is recommended that the following amendments be made to the clauses of the MSS that relate to
Environmental and landscape values:


Amend the ‘Mount Alexander Strategic Framework Plan’ in Clause 21.03, or create a new ‘Strategic
Environment Plan’ to identify the importance of:


the Gower and Yandoit Hills areas as hotspots for the distribution of threatened fauna, as per
Figure 7 of the State of the Environment Report (2010).



Castlemaine and Harcourt as having high densities of threatened flora species, as per Figure 8
of the State of the Environment Report (2010).





the key outcomes of the Habitat Connection Zones in Mount Alexander Shire prepared for the
‘Connecting Country’ report and documented in the Rural Land Study (2014)



areas identified with ‘high’ strategic natural values as per the data from NaturePrint.

Separate the existing Clause 21.04-7 into two sub-clauses: ‘biodiversity’ and ‘significant environments
and landscapes’.



Update and enhance the key influences, issues, objectives and strategies sections of Clause 21.04-7,
as per the findings of the review, above.



Group all strategies under the relevant objective, as per the Practice Note for preparing an MSS.



Develop decision guidelines for applications for the development of land in rural areas, adapted from
the policies in the existing clause 22.29 and clause 22.30.



Identify the key projects listed below as ‘further strategic work’ in the clause.



Update the list of Reference documents in Clause 21.05 of the MSS.

CENTRUM TOWN PLANNING

86

Mount Alexander Shire MSS & LPP Review, 2014

Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire:
ELV.1)

Request advice from DEPI and NCCMA about whether the reference documents in Clause 21.05
of the MSS should be retained or removed.

ELV.2)

Prepare a planning scheme amendment to make key technical updates to the schedules to the
Significant Landscape Overlay (SLO1-SLO4), as per the recommendations of the 2010 review.

ELV.3)

Undertake further investigations into applying the Vegetation Protection Overlay to the roadsides
of ‘high’ conservation value, as per Figure 9 in the State of the Environment Report (2010, 22).

ELV.4)

Develop the criteria and identify potential areas for the application of the Rural Conservation Zone
in the Shire.

ELV.5)

Undertake further assessment work into the application of the ESO for biodiversity protection and
enhancement, including amendments to the existing ESO5.

ELV.6)

Prepare a scenic landscapes strategy to:


review previous work on scenic landscapes in the Shire;



identify and map significant landscapes in the Shire, including hilltops, ridgelines, or other
areas of scenic significance;



develop statements of significance for each landscape;



make recommendations on appropriate planning scheme provisions to identify and protect
the landscapes;

ELV.7)



consider issues relating to the siting of renewable energy facilities (wind and solar);



reference any similar work undertaken in adjoining municipalities.

Monitor native vegetation cover and habitat quality in the Shire through regular updates to the
Environment Strategy 2011-2014.
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Floodplains
What is the strategic and policy context for the review?
Clause 13 of the SPPF states that planning should, amongst other matters:


Identify land affected by flooding, including floodway areas, as verified by the relevant floodplain
management authority, in planning scheme maps, and avoid intensifying the impacts of flooding
through inappropriately located uses and developments.

There are no specific strategies in the MSS that relate to flooding, apart from a reference to a new flood
mapping project in Newstead in the further strategic work section of Clause 21.04-7. Flood-risk is mentioned
in a number of the local planning policies, but only in a general way. The Land Subject to Inundation Overlay
(LSIO) applies to three areas in the Shire: along the Muckleford Creek; along the Loddon River north west of
Baringhup and along Forest Creek and Barkers Creek in Castlemaine. These areas are show in Figure 15,
below.
Figure 15 Land Subject to Inundation Overlay in the Mount Alexander Planning Scheme (LSIO)

Source: www.land.vic.gov.au
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What is the background to the review?
The 2010 review did not make any detailed assessment of the performance of the MSS in relation to
environmental risks, although it did recommend that the North Central Catchment Management Authority be
requested to update flood mapping for Newstead, Bells Swamp and Muckleford Creek (Centrum Town
Planning 2010, pp 49&63). The need to apply flooding mapping to Bells Swamp and Muckleford Creek was
also raised by the Minister for Planning in 1999 when the new format planning scheme was introduced (Letter
from Minister for Planning, 14 July, 1999). Since the introduction of the Planning Scheme, there have been
no planning scheme amendments, panel reports, important planning applications or VCAT cases in the Shire
where strategic issues relating to floodplains have been discussed in detail.
What strategic work has been done since the last review?
There has been no strategic planning work on flooding that has been completed by the Shire or other
agencies since the last review. The Loddon Mallee Regional Growth Plan identifies flooding and bushfire
hazard as constraints on the expansion of Castlemaine (DTPLI, 2014, 49). The following project is underway:
The Castlemaine, Campbells Creek and Chewton Flood Management Plan (under preparation)
This plan is being prepared by the NCCMA in partnership with the Mount Alexander Shire Council. The draft
plan was not yet available at the time of writing this report. Information provided by the North Central
Catchment Management Authority indicates that the Plan will focus on simulating recent flood events within
the study area, modelling a range of design flood events and investigating and recommending a number of
possible structural and non-structural mitigation measures to reduce the future risk of flooding to the
residents of Castlemaine, Campbells Creek and Chewton. The project will include information to inform the
application of new planning scheme overlays.
What are the key findings of the review?
The review has made the following findings in relation to floodplains:


Identification of floodplains: floodplains exist in Castlemaine, Campbells Creek, Chewton and in
other areas of the Shire, however, they are not recognised in the MSS in any way. Flooding risks in
these areas should be identified in the appropriate clause of the MSS.





Objectives and strategies: the objectives and strategies for floodplain management need to be
improved to provide strategic direction for the implementation tools such as the Land Subject to
Inundation Overlay. It is noted that the implementation of Castlemaine, Campbells Creek and
Chewton Flood Management Plan would be a logical time to update or review the MSS.
Newstead and Baringhup: as part of the consultation for this Review, the NCCMA has advised that
the Land Subject to Inundation Overlays for these towns could be updated as part of an amendment to
implement the Castlemaine, Campbells Creek and Chewton overlays. They have advised that the
recent large flood event in Newstead effectively sets the LSIO boundaries for the town and could be
used as the basis for updates to the planning overlays.



Further strategic work: updated flood mapping should be prepared for Bells Swamp and Muckleford
Creek in accordance with the recommendations of the 2004 and 2010 reviews.
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Erosion and salinity
What is the strategic and policy context for the review?
Clause 13 of the SPPF states that planning should, amongst other matters:


Identify areas subject to erosion, instability or salinity in planning schemes, prevent inappropriate
development in these areas and plant and rehabilitate the areas.

Erosion: there are a number of references to erosion in the MSS. The objectives in Clause 21.04-7 aim to
reduce the risk of erosion in urban and rural areas and to revegetate land that is subject to erosion. These
objectives are supported by strategies to discourage inappropriate development in areas susceptible to
erosion. These strategies are implemented in the Planning Scheme by:


a local planning policy at Clause 22.16 (Steep land), which contains a number of performance based
requirements for the development of steep land.



the Erosion Management Overlay, which is applied across a substantial portion of the steeper
Ordovician land in the Shire (EnPlan, 2014). The extent of this overlay is show in Figure 16 below.

Salinity: the MSS only contains general references to salinity as an environmental issue. For example, it is
listed as a consideration for strategies relating to the location of rural living zoned land in Clause 21.04-4.
There are also references to supporting the Regional Catchment Management Strategy in relation to salinity
in Clause 21.-4-7. There are a number of reference documents that relate to catchment management in
various clauses of the MSS and which date from the 1990s. Salinity is one of the key issues that the
Environmental Significance Overlay (ESO1) attempts to manage. There is no Salinity Management Overlay
(SMO) in the Planning Scheme.
Figure 16 Erosion Management Overlay in the Mount Alexander Planning Scheme (LSIO)
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What is the background to the review?
In 1999, the Minister for Planning requested that Council further investigate the development of a Salinity
Management Overlay (Letter from Minister for Planning, 14 July, 1999). The Advisory Committee Report
notes that information was available in 1999 to introduce this overlay, however, it is unclear as to whether this
was further investigated by the Shire in any way (Panel and Advisory Committee Report, 1998, 28).
The 2010 review did not make any detailed assessment of the performance of the MSS in relation to salinity
and erosion, although it did recommend that salinity and erosion management issues should be addressed in
more detail through a land management study’ (Centrum Town Planning, pp 49&110.)
What strategic work has been done since the last review?
There has been no strategic planning work done in the Shire since the last review that specifically
investigates erosion or salinity issues. However, there are a number of recent strategic reports that make
reference to these issues that are relevant to the Planning Scheme.
State of the Environment Report (2010)
This report provides a range of observations about the condition of the Shire’s soils based on expert analysis
and other research. It notes that soil quality is a key driver of agricultural productivity, vegetation quality and
restoration. It also describes the significant impacts on soils, waterways and landforms that occurred during
the intensive gold mining of the mid 19th century gold rush, which altered creek flats, gullies and hilltops and
made them more susceptible to erosion. The gold mining era also resulted in logging that contributed to
erosion (Mount Alexander Shire, 2010, 13).
The report documents the findings of past work undertaken by the NCCMA, which found that there is a high
risk of salinity in the Campaspe catchment, but that this risk is not apparent during low-rainfall years (NCCMA
in Mount Alexander Shire, 2010, 15). It notes that preventing erosion, trampling and over-grazing by fencing
stock out of riparian strips is a high priority for the North Central Catchment Management Authority.
Regional Catchment Plan (2013‐2018)
This report notes that urban and agricultural land uses result in increased catchment erosion, hence
sedimentation of the streambed and smothering of habitats and salinity (NCCMA, 2013, 24). It notes that the
loss of topsoil through both wind and water erosion is the “greatest threat” to dryland agricultural areas of the
North Central region, and also affects biodiversity (NCCMA, 2013, 38). The report explains the complex
characteristics of salinity and how they are affected by weather and climate change.
Rural Land Use Study (2014)
Like the State of the Environment Report, the Rural Land Use Study draws upon the findings of other work to
provide the context for its discussion of rural land use issues.
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In relation to salinity, it notes that the metamorphic sedimentary areas in the Shire have been regarded as
high intake areas for local and regional watertables, causing the rise of saline water tables and associated
stream salinity (EnPlan, 2014, 19). It does not map these areas, however, it states that they exist in high
bands near granite areas (EnPlan, 2014, 19). Salinity is an identified issue in the catchment of Cairn Curran
Reservoir (Enplan, 2014, 24) and is identified as a hazard in the ‘Sedimentary’ and ‘Granite Rolling’ land
management types.
Erosion is referred to throughout the report, particularly in relation to different land types and as a key land
management issue. Areas that are identified as being susceptible to erosion are metamorphic areas,
‘sedimentary’ land types, and Lake Eppalock and its catchment (EnPlan, 2014).
What are the key findings of the review?
The review has made the following specific findings in relation to significant landscapes:


Influences and issues: the MSS would benefit from additional detail about the nature of erosion and
salinity issues, derived from the recent strategic work described above. This would provide important
contextual information for the objectives and strategies.



Objectives and strategies: as salinity is an identified issue for the Shire, objectives and strategies
should be included to address the issue in the MSS. Due to the fact that little spatial or local
information is available about salinity, these may be general in nature. It may be possible to adapt
objectives and strategies from other planning schemes subject to the further advice of DEPI.



Policy guidelines: currently, there is little guidance in the Planning Scheme to assist decision making
under the Erosion Management Overlay, yet it applies to extensive parts of the Shire. Policy
guidelines should be developed and included in the MSS to assist in decision making. Again, these
could be adapted from other planning schemes, in consultation with DEPI.



Overlays: the Shire should engage with DEPI to confirm whether sufficient information exists to apply
the Salinity Management Overlay in the Shire. If so, this overlay should be applied, together with
more specific objectives and strategies, decision guidelines and referral agreements, similar to those
described for the Erosion Management Overlay, above.



Further strategic work: in the long term or if planning issues arise, the Shire should consider
preparing a land management study to investigate salinity and erosion management issues in more
detail, as recommended in the 2010 review.



Referrals: the Department of Environment and Primary Industries no longer has expertise in salinity
and erosion management in the local area and therefore can no longer advise on planning applications
under the Erosion Management Overlay. The Shire may need to engage with DEPI staff from outside
the region to develop standard policies for the consideration of applications under the Overlay.
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Contaminated land
What is the strategic and policy context for the review?
Clause 13 of the SPPF states that planning should, amongst other matters “ensure that potentially
contaminated land is suitable for its intended future use and development, and that contaminated land is
used safely”.
The MSS currently does not mention contaminated and potentially contaminated land, however, several
overlays list contamination as issues that may need to be considered in planning decision making (e.g.
Clause 22.32 and Design and Development Overlay – Schedule 6). The Environmental Audit Overlay
applies to one site in the Shire, at 27&29 Elizabeth Street (Pyrenees Highway), Castlemaine.
What is the background to the review?
The risk of soil contamination was a key issue at the panel hearing for Amendment C19. This Amendment
introduced the Environmental Audit Overlay into the Scheme and applied it to land in the Business 4 Zone in
Elizabeth Street, Castlemaine. One of the key issues for the panel was the level of information required to
justify the rezoning of two parcels of land. These issues were resolved for one parcel of land, in in
consultation with the EPA, however, further investigations were required outside the panel process for the
Elizabeth Street land (C24 Panel Report).
Council is currently considering two planning scheme amendments that are likely to raise issues relating to
environmental risks:


Amendment C73, which proposes to rezone 98 Forest St, Castlemaine (the former Gasworks site) to
allow for the development of a supermarket. The amendment is a combined amendment and planning
permit under S96 of the Act. The amendment is at pre-authorisation stage.



Amendment C74, which proposes to rezone surplus land associated with the Thompsons Kelly &
Lewis Foundry at 7-9 Parker Street, Castlemaine, from the Industrial 1 Zone to the General Residential
Zone. No details of proposed subdivision or development have been lodged. The amendment is at
pre-authorisation stage.

At this point in time, little is known about the precise issues relating to these sites and whether contamination
will be a major issue for the amendments.
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What strategic work has been done since the last review?
There has been no strategic planning work carried out by the Shire relating to contaminated land. The 2010
review did not make any assessment of the performance of the MSS in relation to contamination.
What are the key findings of the review?
The review has found that the identification of contaminated sites is occurring when applications for sensitive
uses on potentially contaminated land are received by the Shire, or when requests to rezone land are made.
This is the approach that has historically been taken by most Councils that do not have good records of
contaminated land, or which do not have the resources to proactively identify and research potentially
contaminated sites in their Shires.
There is some evidence that, in the past, amendments have been advanced with insufficient research or
justification for rezonings that would allow a sensitive use (Amendment C19). These issues are not
considered to reveal any major issues of strategy, however, they are a reminder that close attention must be
paid to Ministerial Directions, State Planning Policies and the relevant Planning Practice Note for Potentially
Contaminated Land (2005) when considering the use and development of potentially contaminated land. It is
likely that these policies and guidelines will provide sufficient guidance for the Shire to deal with similar issues
in the foreseeable future.
The review has made the following specific findings in relation to contaminated land:


Issues and influences: the MSS would benefit from some general descriptions of the nature and
general areas of soil contamination in the Shire (i.e. mining landscapes, former industrial areas), based
on the further advice of DEPI.



Objectives and strategies: at present, the MSS contains no strategic direction to address soil
contamination issues and guide the application of the Environmental Audit Overlay (EAO). Objectives
and strategies should be formulated based on Ministerial Direction No.1 and the relevant Planning
Practice Note for Potentially Contaminated Land (2005).
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Bushfire
What is the strategic and policy context for the review?
Clause 13 of the SPPF states that planning should, amongst other matters:


Prioritise the protection of human life over other policy considerations in planning and decision-making
in areas at risk from bushfire.



Assess the risk to life, property and community infrastructure from bushfire at a regional, municipal and
local scale and ensure that strategic and settlement planning assists with strengthening community
resilience to bushfire.



Identify in planning schemes areas where the bushfire hazard requires that consideration needs to be
given to the location, design and construction of new development and the implementation of bushfire
protection measures.

There is currently little mention of bushfire risk in the MSS, apart from an implementation action to introduce
new bushfire mapping in Clause 21.04-1 and various general references to the need to consider bushfire risk
in other MSS strategies. The main implementation tool is the local policy at Clause 22.14 (Wildfire
Protection), and the Bushfire Management Overlay, which is mapped as the WMO. This overlay applies to
most of the central part of the Shire, and smaller areas in the north and east of the Shire (refer to Figure 17,
below).
Figure 17 Extent of Wildfire Management Overlay (WMO) in Mount Alexander Shire

Source: www.dse.vic.gov.au

What is the background to the review?
The 2010 Review did not make any detailed assessment of the performance of the MSS in relation to
bushfire risks, although it did recommend that these risks should be given more attention in the MSS
(Centrum Town Planning, 2010, 28).

CENTRUM TOWN PLANNING

95

Mount Alexander Shire MSS & LPP Review, 2014

What strategic work has been done since the last review?
Bushfire risk has been the subject of a number of strategic projects over the past four years. These are
summarised below:
Regional Bushfire Planning Assessment (2012)
The State Government has prepared a Regional Bushfire Planning Assessment for the Loddon Mallee
Region, which identifies areas where land use planning matters intersect with a bushfire hazard to influence
the level of risk to life and property from bushfire (DPCD, 2012). The visual component of the assessment is
shown as Figure 18, below. It identifies:


11 areas in the Shire that contain medium sized lots (0.4- 4ha) that are located in, or close to, a
bushfire hazard;



bushfire /urban area hazard interfaces to the north, west and south of Castlemaine, and surrounding
the entire townships of Chewton, Maldon and Fryerstown;



conflict between strategic directions of the Planning Scheme and bushfire hazard areas to the north,
east and west of Castlemaine, including Diamond Gully, and to the south of Harcourt and Maldon;



risks associated with limited ingress and egress in Fryerstown.

Figure 18. Regional Bushfire Assessment for Mount Alexander Shire (2012)

DPCD, 2012, 38.
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Municipal Fire Management Plan (2012)
This plan was prepared by Council to satisfy the requirements of the State Government’s Fire Management
Planning (IFMP) framework, which requires that the Municipal Fire Management Planning Committee
prepare a Fire Management Plan every three years (Mount Alexander Shire, 2012, 7).
The Plan identifies strategies to fill the gap between potential impacts of bushfires and the desired level of
resilience of the community, economy, and environment in the municipality (Mount Alexander Shire, 2012, 7).
The plan identifies useful contextual information that describes bushfire risks across the municipality and in
local areas. It notes that from a regional perspective, the Shire ranks highly in the following categories of
risk:


first for non-aboriginal heritage risk;



third for human settlement exposure; and



third for business and asset exposure (Mount Alexander Shire, 2012, p16-17).

It notes that the Shire has four key bushfire landscapes, each with different characteristics. When combined
with weather, these characteristics influence how fires behave (Mount Alexander Shire, 2012, 18).
Defendable Space Discussion Paper (Terramatrix, 2013)
This discussion paper was prepared as part of a project that will lead to the preparation of a defendable
space methodology. Castlemaine is a pilot town for the methodology, which involves five municipalities,
including Mount Alexander Shire. The project requires councils to set fire management objectives and
preferred modelling tools to inform planning for Castlemaine. The discussion paper provides the context for
this planning, including an explanation of what the objectives might be, and the different options for modelling
tools. The study will be used by municipal fire prevention staff, and may inform changes to the schedule to
the Bushfire Management Overlay (BMO).
Planning Practice Note Local Planning for Bushfire Protection (August, 2013)
The Department of Transport, Planning and Local Infrastructure has prepared a Practice Note (DTPLI, 2013)
to provide guidance about local planning for bushfire protection and assist councils in tailoring the Local
Planning Policy Framework in response to bushfire matters, including the development of local schedules. It
provides the policy context for bushfire planning and describes the nature of the threats to life and property
and how they are affected by different hazards. The document emphasises that “directing development to
the lowest risk locations is the most effective way to prioritise the protection of human life” (DTPLI, 2013, 2). It
states that this should be the “key strategy to enhance resilience to bushfire”, together with avoiding
development in extreme risk locations (DTPLI, 2013, 2)
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What are the key findings of the review?
Issues and influences
The review identified a number of issues and influences relating to bushfire risk that need to be reflected in
the Planning Scheme, or which require further strategic investigation, as follows:


Bushfire hazard: the findings of the Regional Bushfire Assessment demonstrate that the Shire faces
significant urban-bushfire hazard risks in close proximity to all of its main townships, namely
Castlemaine, Maldon, Newstead and Harcourt. It also contains areas of high risk in the rural areas of
the Shire and smaller settlements such as Chewton, Fryerstown and Taradale. The Shire’s main town,
Castlemaine, is surrounded by bushfire hazards. The greatest risks are to the north, west, south and
south east, based on information contained in the Regional Bushfire Assessment. These issues
should be reflected in text form or visually in the introductory sections of the MSS, the clauses relating
to bushfire risk, and in the township structure plans in Clause 21.03 and 22.



Competing objectives: the SPPF states that settlement planning should ensure that any biodiversity
and environmental objectives specified in the planning scheme are compatible with planned bushfire
protection measures. There is an emerging tension between the strategic directions of the Scheme
relating to biodiversity and landscape, the bushfire provisions, and areas for urban expansion in towns
such as Castlemaine. The issues surrounding the Diamond Gully Structure Plan demonstrate the
depth and complexity of these issues and the difficulties in attempting to rely upon strategic planning
work that was undertaken prior to the introduction of new policies on bushfire management. These
tensions also exist in the rural areas of the Shire, where significant parts of the Shire are affected by
provisions that aim to protect vegetation for water quality, biodiversity or landscape reasons
(Environmental Significance Overlay, Significant Landscape Overlay6). These tensions require further
investigation.



Enforcement: the Shire carries out an active program of compliance checks for planning permits,
using a risk-based approach to determine which permits will be audited. Recent checks indicate that
70% of dwellings in Bushfire Management Overlays are not compliant with planning permit conditions.
Further discussion with CFA and DTPLI is required to determine the nature of the issues and identify
strategies to minimise non-compliance.

6

Note, the objectives of the SLO relate to vegetation protection, but there are currently no triggers. Refer to
discussion in ‘significant landscapes’.
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Strategic directions
Most of the strategic directions of the MSS were developed prior to the Black Saturday bushfires of February,
2009. The Shire is in the process of understanding what the new State Planning Policies for bushfire will
mean for its settlement strategies. It was outside of the scope of this review to undertake a detailed review of
the potential conflict between zone provisions and bushfire provisions in the Scheme, although it is evident
that there are a number of areas zoned Residential 1 or Township Zone on the fringes of Castlemaine and
Campbells Creek with potential for additional subdivision that are in high risk fire areas. Figure 19 below
shows the areas of potential strategic conflict between the Castlemaine Framework Plan in Clause 21.03 and
the bushfire /urban area hazard interfaces from the Regional Bushfire Assessment.
The significant policy changes that have occurred in relation to bushfire suggest that there is a need to reassess the township boundaries as shown in the Castlemaine Framework Plan (below). This review is not
necessary suggesting that the existing boundaries are inappropriate, or cannot be managed in some way, but
simply that they need to be reviewed based on the latest available science and policies, in consultation with
relevant agencies. It would be logical to undertake this work as part of a review of the Castlemaine
Residential Strategy (refer also to further strategic work item HRL.1).
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Figure 19 Castlemaine Framework Plan with Regional Bushfire Assessment Information

Source: DPCD, 2012,and Mount Alexander Planning Scheme, Clause 21.03

Bushfire /urban area hazard interfaces from the Regional Bushfire Assessment (DPCD, 2012)
Areas of potential strategic conflict
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Integrity, structure and linkages
The review has identified a number of issues relating to the integrity, structure of the current MSS content in
relation to this theme and its linkages to other sections of the Planning Scheme:


Objectives and strategies: at present, there is little, if any, strategic direction in the Scheme relating
to bushfire risk. This represents a glaring gap in the MSS. The MSS needs to be substantially
updated in relation to bushfire risk to support bushfire prevention and management. They should be
developed following updates to the Township Framework Plans (refer to point below).



Township Framework Plans: the township framework plans and structure plans in clauses 21.03 and
22 currently do not show any information relating to bushfire risk. As a starting point, the information in
the Regional Bushfire Assessment (2012) should be overlaid on these plans to provide a starting point
for further discussions with the CFA. In time, the plans should be updated with additional strategic
directions as further strategic work is carried out, as per the relevant Planning Practice Note (DTPLI,
2013).

Implementation tools
The review has found that the ‘implementation’ actions in the MSS for bushfire risk require general review to
reflect the new planning tools for managing bushfire risk in the VPPs. In relation to these tools, the review
has found that:


Bushfire Management Overlay mapping: this will soon be introduced to replace the existing WMO
mapping. It will extend the overlay to 150 metres from the hazard interface, rather than 100 metres in
the current WMO. This will include a substantial number of new properties in the BMO. When this
occurs, a review should be undertaken of large vacant parcels of R1Z land, to identify if they require
any additional strategic planning work.



Schedules to the Bushfire Management Overlay: the CFA supports the development of schedules
to the Bushfire Management Overlay to minimise referral requirements, provide certainty and speed up
applications, where there is sufficient strategic research to demonstrate that bushfire hazard is
consistent and/or where there is a consistent pattern of development. The schedules can apply the
same BAL rating to particular areas, eliminating the need for individual bushfire management plans.
The CFA believes that schedules to the BMO could be investigated for Campbells Creek and possibly
Newstead. This opportunity should be pursued, with Campbells Creek as the priority area due to the
higher development activity in the area.
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Further strategic work
The review has identified the following key areas for further strategic work:


Settlement planning: advice from the CFA is that the most effective way to strengthen community
resilience to bushfire is to direct growth to settlements and locations with a lower bushfire risk. These
are locations that are not expected to be exposed to bushfire behaviour that requires a planning-led
response. The Shire has limited potential to explore growth options outside high fire risk towns, which
suggests that these issues will need to be addressed in a strategic way as part of an update of the
Urban Living Study.



Priority investigation areas: due to the significant role that Castlemaine plays in new housing
development, the priority area for any future investigations into bushfire risk should be vacant
residential zoned land at the urban-forest interface in Castlemaine. This should be reviewed as part of
an updated to the Castlemaine Residential Strategy.

Referrals
Council has reported that, in some instances, the CFA has applied standard conditions for driveway slope in
Bushfire Management Overlays, but is consenting to greater slopes on site. Instead of requiring amended
plans as part of CFA conditions, this requires Council planning officers to identify the issue and creates
additional workload for Council in negotiating alternative access arrangements and requesting amended
plans. This issue requires further discussion with CFA.
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Summary of findings
What are the major issues facing the municipality?
The major environmental and landscape issues facing the Shire are considered to be:


Bushfire risk to life and property associated with the close proximity of existing townships, urban
areas and rural dwellings to bushfire hazards.



Bushfire risk as a constraint to urban expansion, noting that the key serviced townships of
Castlemaine, Maldon and Harcourt are substantially surrounded by native vegetation.



Flooding risks in the urban areas of Castlemaine, Campbells Creek and Chewton.



Erosion risk, due to the significant extent of steep, cleared land in the Shire.



Contaminated land, including the lack of formal identification of these sites in the Planning Scheme
and the management of these sites when land use change occurs.

Does the MSS implement State Planning Policy?
As required by state planning policy, the MSS aims to manage all environmental risks in a general way. It
contains objectives and strategies that implement the key aspects of the SPPF and implementation tools to
address most risks in some way, although responses to bushfire and flooding are still evolving based on
strategic planning work that is underway. The MSS does not yet fully implement the new state planning
policies for environmental risks for bushfire protection in a sound, strategic way.
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Recommendations
Amendments to the MSS
It is recommended that the following amendments be made to the clauses of the MSS that relate to
Environmental risks:




Update the ‘Mount Alexander Strategic Framework Plan’ in Clause 21.03 to identify:


key areas that are subject to inundation in major flood events;



erosion risk in the northern parts of the Shire;



that significant parts of the Shire are subject to bushfire risk.

Update the township framework plans in Clause 21.03 with information from the Regional Bushfire
Assessment (2012).



Create new clauses and sub-clauses that are consistent with the theme headings in the SPPF;



Update and enhance the key influences, issues, objectives and strategies sections, as per the findings
of the review, above.



Group all strategies under the relevant objective, as per the Practice Note for preparing an MSS.



Identify the key projects listed below as ‘further strategic work’ in the settlement clause.

Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire:
EVR.1) Support the implementation of Castlemaine, Campbells Creek and Chewton Flood Management
Plan, and updated overlay provisions for Newstead and Baringhup, in conjunction with the NCCMA.
EVR.2) Engage with NCCMA to prepare updated flood mapping for Bells Swamp and Muckleford Creek.
EVR.3) Engage with DEPI to develop standard policies for the consideration of applications under the
Erosion Management Overlay.
EVR.4) Engage with DEPI to confirm whether sufficient map-based information exists to apply the Salinity
Management Overlay in the Shire.
EVR.5) Prepare a Land Management Study to investigate salinity and erosion management issues.
EVR.6) Commence investigations into urban zoned land at the urban-forest interface in Castlemaine to
identify fire risks, evaluate the risks, determine what forms of development can occur, and the
preferred planning scheme provisions to manage development (as part of an updated to the
Castlemaine Residential Strategy).
EVR.7) Investigate the potential for Schedules to the BMO to be developed for Campbells Creek and
Newstead, with Campbells Creek as the priority area.
EVR.8) Engage with the CFA to improve planning permit condition requirements.
EVR.9) Engage with CFA and DTPLI to improve compliance with permit conditions under the BMO.
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Agriculture
What is the strategic and policy context for the review?
SPPF: Clause 14.01 (Agriculture) states that planning should, amongst other matters, protect productive
farmland which is of strategic significance in the local or regional context It states that this should be done by
preventing the unplanned loss of agriculture due to changes in land use or subdivision, and by assessing
agricultural quality, productivity and the capability of the land. The clause requires subdivision applications
to consider surrounding agricultural uses, as well as environmental and land use impacts. It states that the
restructuring old and inappropriate subdivisions on productive land should also be a priority for planning
authorities.
Municipal Strategic Statement: Clause 14.01-2 aims to encourage sustainable agricultural land use. It
states that this is to be achieved by ensuring that agricultural resources are managed to provide for their
long-term use, encouraging flexible and innovative agricultural practices, and facilitating intensive agricultural
industries in accordance with orderly and proper planning and protection of the environment.
In the MSS, agriculture is identified in the ‘overview’ section of the MSS as one of the Shire’s main
employment sectors. This section of the MSS also provides a summary of issues facing the agricultural
sector, which include the poor condition of the Loddon-Campaspe catchment, the need for diversification and
expansion of the Harcourt horticultural area and pressures for rural living development.
The key clause relating to agriculture is found at Clause 21.04-6 (Agriculture). It describes the issues
mentioned previously in more detail, and contextual information about industries in the Shire. The
objectives of the clause relate to preventing land use conflict, preserving agricultural land and non-rural uses,
and sustainable farm practices. Key strategies relate to:


discouraging the subdivision of agricultural land;



encouraging consolidation of existing titles;



minimising potential amenity impacts between agricultural and lifestyle uses;



ensuring land capability and conservation are considered;

The implementation tools include applying the Farming Zone, defining urban boundaries, and applying local
policies on spray drift and rural land. A Rural Land Study is identified as ‘further strategic work’.
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What is the background to the review?
2010 Review: the 2010 noted that a diversity of land uses is emerging in the rural areas of the Shire, and
that there is continued demand to construct dwellings in the Farming Zone (Centrum Town Planning, 2010,
46). It recommended that a full analysis of demand for dwellings in the Farming Zone be carried out and that
broader issues relating to rural land use and land capability be undertaken through a rural land study,
informed by land capability work (Centrum Town Planning, 2014,60). Of all the further strategic work
identified in this review, the rural land study was identified as the priority strategic project for Council.
Amendments and Panels: since 2010, the Shire has considered three amendments that relate to
‘Agriculture’, Amendments C50, C63 and C69. These amendments introduced eight Restructure Plans into
the Planning Scheme as Incorporated Documents and made various other associated changes to the
Scheme. These amendments attracted nine and four submissions respectively. The Panel generally
supported the Amendments and their strategic basis, subject to various changes to the Restructure Plans.
Updated rural zones: the Farming Zone was amended in September, 2013. This amendment:


altered the zone purpose by:


removing the purpose relating to the “protection and enhancement of natural resources and the
biodiversity of the area”



including a purpose to “retain encourage the retention of employment and population to support
rural communities”;




allowed most agricultural uses-as-of right;
allowed for more uses subject to permit including warehouse, industry, trade supplies and schools
(previously prohibited);



relaxed the requirements for tourism related and other uses;



removed the requirement for a mandatory section 173 agreement which restricts future subdivision
after an initial subdivision is approved.

New Rural Living Zone: this zone was amended in September, 2013. This amendment:


removed the requirement for a mandatory section 173 agreement which restricts future subdivision;



reduced the minimum lot size for subdivision and construction of a single dwelling from eight hectares
to two hectares (unless local schedules specify otherwise);



relaxed requirements for some uses, including B&B.
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Planning scheme performance
VCAT: since 2010 there have been two VCAT cases where issues relating to agriculture have been
discussed, both relating to sites in the Farming Zone.
In the first case, VCAT considered whether the construction of a proposed dwelling in Blakely Road,
Castlemaine, would “accord with the provisions of the Farming Zone and relevant policy” and whether there
would be a “loss of productive agricultural land”7. In this case, VCAT took issue with Council’s decision to
approve the permit. Key reasons for refusing the permit were lack of compliance with the decision guidelines
of the Farming Zone. VCAT also found that the “small lot size and existence of small lots in the area does
not in itself justify use of the land for rural living purposes” (paragraph11).
In the second case, the application for review took the form of a request to cancel a permit that had been
issued by Council for the development of a dwelling in Harcourt North8. VCAT found that Council had failed
to comply with statutory requirements and made a number of mistakes in the grant of the permit, including
lack of consideration of dwelling plans and agricultural use issues. It found, however, that, in the
circumstances, the permit should be amended and not cancelled.
Planning applications: Council has recently considered a planning application for a large broiler farm in
Baringhup in the north-west of the Shire. This application has raised issues relating to water quality and
amenity, amongst other matters. The application has attracted a large number of objections.
Consultation with the Council planners indicates that new horticultural and agricultural uses are establishing
in the Shire, often on a small scale and in conjunction with dwellings in the Farming Zone. Examples of
recent uses that have established in the Shire include the farming of emus, rabbits, quails, olives and grapes.
It was by the noted by the planners that these uses are established both as uses in their own right and
ancillary to dwellings. It was also observed that many of these uses would not have become established,
and therefore given the opportunity to grow, without being associated with dwellings.
What strategic work has been done since the last review?
The main research project undertaken on agriculture by the Shire in the last 5 years has been the Rural Land
Study. This report was adopted by Council in February, 2014. A summary of its findings is provided below:
Rural Land Study (2014)
The first part of the study provides a summary of the policy context for rural land. It then provides an
overview of land capability characteristics across the Shire by land type, with an analysis of the relationship
between lot size and land capability in the context of increasing demand for rural living and hobby farm uses
(Enplan, 2014, 13).

7

Panter & Ors v Mt Alexander SC [2012] VCAT 248 (6 March 2012)

8

Burge v Mount Alexander SC [2012] VCAT 1372 (17 September 2012)

CENTRUM TOWN PLANNING

107

Mount Alexander Shire MSS & LPP Review, 2014

As one of the main land uses in the rural areas of the Shire, agricultural land uses are a key focus of this
study. The report describes broadacre grazing and sheep as the dominant agricultural use (apart from
forests), with other uses including irrigated horticulture (mainly apples) in Harcourt, vineyards and grazing
associated with other uses (EnPlan, 2014, 58). The issues facing agriculture relate to farming on low quality
agricultural land, fragmentation, land use conflicts, water supply and climate change. Pressures on
agricultural from rural living uses are identified as a particular threat for the Harcourt area, which relies upon
irrigation infrastructure (EnPlan, 2014, 62).
The report notes that there are few “apparent pressures” against agriculture and that the dominant
agricultural uses have “changed little over past decades” (EnPlan, 2014, 58). It provides a map of
agricultural land quality based on state-wide benchmarks, which shows that the agricultural land in the Shire
ranges from “moderate” to “very low” (EnPlan, 2014, 60). This map is shown in Figure 21, below.
The report concludes that agriculture should be protected and enhanced as the primary land use in the
Shire’s rural areas unless other uses are strategically justified. It also concludes that there is no need to alter
the existing planning scheme provisions relating to the application of the Farming Zone or minimum lot sizes
(EnPlan, 2014, 62)
The report recommends that:


the MSS in Clause 21.02 be updated to more specifically refer to agriculture;



maps of land capability and agricultural land quality be included in the municipal vision and framework
plan (shown as Figures 20 and 21 below);



land in the Mid-Loddon Groundwater Management Area should be designated in a local policy as a
regionally significant agricultural area;



the Farming Zone should be retained as it currently applies and no change to existing provisions in the
schedule (40ha minimum lot size, dwelling permit trigger).

EnPlan, 2014, 63;
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Figure 20 Mount Alexander Shire Land Management Units

Source: EnPlan, 2014, 37

Figure 21 Mount Alexander Shire Agricultural Land Quality

Source: EnPlan, 2014, 60
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What are the key findings of the review?
The review has found that the Shire’s rural areas continue to be used for a broad range of land uses, from
rural living development to the development of intensive animal industries. The Rural Land Study (2014) and
this review process did not reveal any significant pressures for new or expanding agricultural uses in the
Shire or identify the need for major responses to be developed to address agricultural issues in the Planning
Scheme.
The review makes the following specific findings in relation to Clause 21.04-6 (Agriculture):
Issues and influences
Most of the content of the ‘overview’ sections in Clause 21.04-6 (Agriculture) is still accurate, however, would
benefit from:



more accurate descriptions of issues identified in the Rural Land Study (listed below);
a brief description of the profile of the Shire’s agricultural sector, as per the findings of the Rural Land
Study and Economic Development Strategy;



a brief explanation of the concept of land capability, and how this and other factors influence the overall
suitability of land for agriculture. The Rural Land Study (Section 3) should be used to inform this
content;



references to the locations where particular planning issues are most evident such as land use
conflicts in Harcourt and groundwater resources in Baringhup.

The major agriculture issues facing the Shire, as are identified in the Rural Land Study (EnPlan, 2014, 57):


How can farming be continued on low quality agricultural land?



Fragmentation of agriculture associated with subdivision of rural/agricultural land for rural or lifestyle
living.



Land use conflicts: rural living/lifestyle use versus the ‘right to farm’.



Protecting the future of agricultural land of local and regional strategic significance.



Intensive animal production and the potential for these industries to establish and expand.



Implications (positive and negative) of climate change on the future of agriculture, and the potential
need for adaptability and resilience



Use of available irrigation water.

Specific issues identified by this review are:


land is being retired from orchards in Harcourt including departure of some large growers (also
identified in the Economic Development Strategy);



potential for land use conflict in Harcourt due to pressure for rural residential development.
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Strategic directions
The review has found that the objective and strategies in Clause 21.04-6 are generally sound, although need
to be re-structured to improve readability and reflect the findings of recent strategic work, as explained below:


Dwellings in the Farming Zone: the major threat to agricultural land continues to be the pressure to
develop small lots in the Farming Zone for rural living purposes. Further investigations are required to
ascertain the level of building activity in the Farming Zone and whether any recent trends have
emerged (refer to recommendations in the ‘Rural Living’ section of this report).



Importance of agriculture: at present, Clause 21.04-6 identifies agriculture as a significant industry
and attempts to avoid conflicting land uses and preserve agricultural land. The Rural Land Study
found that agriculture should be protected and enhanced as the primary land use in the Shire’s rural
areas unless other uses are strategically justified. This represents an important shift in strategic
thinking for the Shire’s rural areas that needs to be incorporated into the MSS.



Water and productivity: the Rural Land Study identified the importance of water as a driver for
intensive agriculture. In particular, it identifies the role of surface and groundwater irrigation water in
allowing an increase the range of available agricultural uses and more intensive production in the
Harcourt and Baringhup areas. The importance of water, particularly to these areas, should be
reflected in the MSS. Specific strategies should be developed to protect the agricultural potential of
these areas.



Horticulture: the MSS currently attempts to protect horticulture from other land uses and encourage
diversity and expansion. The MSS would benefit from statements that recognise that traditional
horticultural industries are changing and sometimes declining for a range of reasons. It would also
benefit from strategies to protect the potential for new horticultural enterprises with different, as yet
unidentified, needs to establish in these areas.

Integrity, structure and linkages
The review has found that number of the objective and strategies in Clause 21.04-6 need to be revised to
reflect the purpose and decision guidelines of the Farming Zone. For example, the first strategy implies that
rural housing and subdivision are acceptable if they are “environmentally sustainable and implement land
rehabilitation measures to achieve the sustainable use of rural land”. There is no strategy that aims to
discourage dwellings in rural areas that will result in the loss or fragmentation of productive agricultural land,
or affect nearby agricultural uses, which are core considerations of the Farming Zone. This is an important
shift in emphasis that needs to be made in the MSS. The MSS also needs to be updated to make direct
reference to the restructure plans as ‘implementation’ strategies in the Planning Scheme.
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Implementation tools
Integrated decision making: decision making for land use applications in rural areas is often complex and
needs to integrate policies at the state level, usually with a number of local policies, overlays and other
considerations such as referral responses. Council must consider a large number of parts of the Scheme
even for minor applications. For example, an extension to a dwelling of more than 50 square metres in
Muckleford could require consideration under SPPF, SLO1, ESO5, LSIO the Farming Zone, the Schedule to
the Farming Zone, Clause 22.30 (Building Lines and Height), Clause 65 Decision Guidelines and a potentially
a referral to Goulburn Murray Water. The Shire and applicants would benefit from a consolidation of these
policies and provisions to reduce the time taken to prepare and assess planning applications..
Operation of local policies: there are ten local policies that deal with environmental and rural issues
(clauses 22.13 to 22.22) and three policies that relate to particular rural development issues (clauses 22.29 to
22.31). At present, the Scheme provides at least some policy direction to assist Council in considering most
new land use and development applications although there are some major policy gaps, as discussed in
Section 7 of this report. Many of these policies could be consolidated and included in the MSS (refer to the
more detailed recommendations of Section 7 of this report).
Local policy and dwellings in Farming Zone: it is evident that the Shire often struggles to make planning
decisions on dwellings in the Farming Zone that are consistent with the many strategic objectives and
strategies in the Planning Scheme to protect and retain agricultural land for this purpose. This was confirmed
by the findings VCAT cases for dwellings in the Farming Zone and feedback from the Council planners during
the review process. Mount Alexander Shire is not alone in this situation; it is the experience of many rural
shires that are located within two hours’ drive of Melbourne that attract people for lifestyle and other reasons.
This review has found that, at least some of the challenges associated with assessing applications in the
Farming Zone could be improving local policies to assist planners in obtaining the information they need. This
view is supported by the findings in the two VCAT cases described in this section, where the Tribunal found
that Council should have requested additional information from applicants to addressing the requirements of
the Farming Zone. The policy would also benefit from more clearly identifying areas where new dwellings
should be strongly discouraged, such as land that has the highest agricultural quality rating in the Shire.
Local policies are also discussed in Section 7 of this report.
Mid-Loddon Groundwater Management Area: the Rural Land Study (2014) recommends that a local
policy for the Mid-Loddon Groundwater Management Area should be developed. This recommendation is
supported and can be accommodated through Council’s existing local planning policy for rural areas.
Appropriate linkages between this policy and the MSS should also be developed.
Reference documents
Reference documents: the Rural Land Study (2014) is an important piece of strategic planning work and
represents the first strategic assessment of rural land use in the Shire from a strategic planning perspective.
It has been adopted by Council. The document should be included as a reference document in the Planning
Scheme.
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New rural zones
New Farming Zone: the review has not revealed any significant pressure for uses that were formerly
prohibited in the Farming Zone but are now allowed following the recent changes to the Zone. Some of these
uses, such as school and industrial uses, often require careful assessment and management, and create the
potential to affect other land users, public assets and the environment. Therefore, there may be a need for
some strategic direction or policy development in the Scheme to guide Council’s consideration of these uses
if they begin to emerge over time.
The new ability to further subdivide large lots is likely to require some monitoring in future reviews given the
pressures that exist to develop land for rural residential purposes. This work should look at the size and
development potential of existing lots in the Farming Zone to determine whether the removal of the changes
to the Farming Zone could allow for significant additional lot development in the Shire. This could be a
component of any update to the Rural Living Strategy.
New Rural Living Zone: the changes to this zone are unlikely to have any major implications for the
Planning Scheme. The new ability to further subdivide large lots will not affect the Planning Scheme as
there is no land in the Rural Living Zone that does not have a minimum subdivision size specified in the
Schedule to the Zone.
Rural Activity Zone: the review confirms the findings of the Rural Land Study that there is no need to apply
or investigate the use of this zone in the Shire due to the low levels of demand for commercial and industrial
scale uses in the Shire and the increased range of uses allowed in the Farming Zone under recent
amendments to the VPPs.
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Water
What is the strategic and policy context for the review?
SPPF: clause 14.02 (Water) contains objectives that relate to protecting catchments, waterways, water
bodies and groundwater. It also contains objectives that aim to protect water quality and sustainable water
usage. Strategies relate to:


protecting water catchments;



retaining vegetated drainage corridors;



minimising stormwater runoff and nutrient levels;



managing uses near waterways;



discouraging incompatible uses in areas subject to flooding;



encouraging water capture and recycling.

Municipal Strategic Statement: the poor condition of the Loddon-Campaspe catchment and initiatives to
improve its condition feature throughout the MSS, specifically in clauses 21.01, 21.04-6 and 21.04-7. There
are frequent general references to water quality, watercourses, groundwater and stormwater throughout the
MSS. Objectives and strategies to minimise water consumption in new housing are found in Clause 21.04-8.
The main clause that deals with water is Clause 21.04-7 (Biodiversity and Landscape), which contains a
discreet sub-section relating to ‘catchments, waterways and water quality’. The clause aims to improve
water quality and waterway health in the Shire, improve water flows, reduce pollution and restore and
enhance wetlands. The strategies for achieving these objectives relate to supporting the regional catchment
strategy, maintaining the natural condition of watercourses and assisting community environmental projects.
The main implementation strategy is applying the Environmental Significance Overlay to open potable water
supply catchments and watercourses including the Loddon and Campaspe Rivers. At present, these
overlays apply to the declared potable water supply catchments of Lake Eppalock (ESO1) and Lake Cairn
Curran (ESO2).
Guidelines for planning permit applications in open, potable water supply catchment areas
(November, 2012): these guidelines have been adopted under Section 60(1A)(g) of the Act and are referred
to in the SPPF (‘the Guidelines’). The Guidelines contain five guidelines that must be met, including a limit
on the density of new dwellings and lots in potable water supply catchments unless one of four exemption
categories is met. Proposed dwellings must have a dwelling density no greater than one dwelling per 40
hectares. The Guidelines were prepared following a landmark VCAT case, which considered the application
of the precautionary principle when considering a proposal to construct dwellings in an open potable water
catchment9. A further case considered issues relating to the definition of open, potable water supply
catchment areas10.

9

Rozen v Macedon Ranges SC (includes Summary) (Red Dot) [2009] VCAT 2746,

10

Simpson v Ballarat CC (includes Summary) (Red Dot) [2012] VCAT 133
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What is the background to the review?
Previous review: the 2010 review found that there are a number of issues relating to the content, mapping
and use of Schedules 1 and 2 of the Environmental Significance Overlay. It recommended that further liaison
be undertaken with Goulburn Murray Water to address these matters. The review also identified issues with
the mapping of Schedule 5 to the Environmental Significance Overlay (Centrum Town Planning, 2010, 4546).
Memorandum of Understanding with Goulburn Murray Water: the Shire has entered into a
Memorandum of Understanding with Goulburn Murray Water regarding the application of the Guidelines for
Potable Water Supply Catchment Areas.. This Memorandum takes a risk based approach to managing
water quality impacts. It identifies areas of high, medium and low risk for water quality impacts based on the
location of land in relation to open potable water supply catchment areas. The Memorandum essentially:


prevents new development in high risk areas until a Domestic Wastewater Management Plan has been
prepared in accordance with the Guidelines; these areas are within 100 metres of a waterway or water
supply in a special water supply catchment;



allows infill dwellings in medium risk areas subject to a Land Capability Assessment, but prevents
subdivisions; these areas are 100-300 metres of a special water supply catchment; and within 100
metres of a waterway not in a catchment;



allows dwellings, subdivision and rezonings in low risk areas subject to a Land Capability Assessment;
these areas are more than 100 metre from a waterway or 300 metres from a water supply in a special
water supply catchment;



formalises commitments to enter into agreements for standard conditions on referrals and revised
Council’s Domestic Wastewater Management Plan to focus on high risk areas.

The Memorandum comes up for review in December, 2014.
Current planning scheme amendments: Amendment C71, which proposes to include permit exemptions
in the Environmental Significance Overlay (ESO1) and Environmental Significance Overlay (ESO2).
Planning scheme performance
VCAT: water issues have been discussed in two VCAT cases since 2010. In the first case, Council and
GMW supported an application for a four lot subdivision in the Township Zone in Metcalfe. The Tribunal,
however, refused the application after placing “significant weight” on the Guidelines (Paragraph 17). The
failure to meet the density Guideline of 1 dwelling per 40 hectares was central to the Tribunal’s overall
decision to refuse the application, despite the purpose of the Township Zone and current density levels which
significantly exceed the Guideline (Paragraph 23).11
In the other case, the inability to meet the density requirements of Guideline 1 was one of the reasons that
VCAT refused a permit application for a rural dwelling to the north of Castlemaine township12.

11

Bakes v Mount Alexander SC & Ors [2010] VCAT 1416 (24 August 2010)

12

Panter & Ors v Mt Alexander SC [2012] VCAT 248 (6 March 2012)
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What strategic work has been done since the last review?
The key strategic documents relating to water that have been prepared over the last five years are
summarised below:
Mount Alexander Shire Domestic Wastewater Management Plan 2012 – 2015
This document provides basic background information about domestic wastewater and explains the Shire’s
statutory obligations to manage domestic wastewater and the potential risk posed by inadequate
management of this wastewater (Mount Alexander Shire, 2012,4). The Plan provides a ‘wastewater profile’
of the Shire, with estimates of the number of septic systems in operation.
The Plan identifies a number of major issues that face the Shire in relation to wastewater management.
These relate to incomplete information on the number and performance of systems, lack of ongoing
compliance of permit conditions and monitoring of the Plan. The plan identifies three priority areas for
connection to reticulated sewer based on their characteristics: Castlemaine (Tomkies Road and McGregor
Streets), Elphinstone and Taradale (Mount Alexander Shire, 2012, 8).
The Shire’s Healthy Environments Department has advised that some ground-truthing was carried out for the
project. The Shire is awaiting new guidelines from the State Government on the preparation of Domestic
Wastewater Management Plans before it carries out any further work.
Regional Catchment Management Strategy 2013‐2019
The North Central Catchment Management Authority has prepared the ‘Regional Catchment Strategy 20132019’. It sets direction for the investment and coordination of effort by landholders, partner organisations and
the wider community for land, water and biodiversity management under the Catchment and Land Protection
Act (1994). It notes that Mount Alexander Shire is located in the south eastern part of the Loddon River
catchment and the south western part of the Campaspe River catchment.
The plan identifies the values, threats and objectives for each section of the catchment’s rivers. The values
for the Loddon River (upper) are its good condition through the Wombat State Forest and the fact that it is
highly valued by the community. Values for the Loddon River (lower) are its key floodplain habitat with
linkages to significant wetlands systems. The threats are altered flow regimes (lower), overgrazing and
weeds (NCCMA, 2013, 27). The Plan aims to improve the condition of the Upper Loddon River from
moderate to good and Lower Loddon River from poor/moderate to good by 2050 (based on Index of Stream
Condition) (NCCMA, 2013, 27).
Rural Land Study (2014)
The Plan describes the two major water storages that have catchments in the Shire: Lake Cairn Curran and
Lake Eppalock. It identifies a wide range of issues relating to water quality in these catchments that are
documented in ‘On-Water Management Plans’ that have been prepared by agencies for both lakes and past
land capability assessment work for Lake Eppalock (EnPlan, 2014, 24-25).
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Key issues for Lake Cairn Curran are runoff from grazing land, forestry and intensive agriculture and elevated
levels of salinity and human effluent in the sub-catchments discharging to Cairn Curran Reservoir (on-water
management Plan in EnPlan, 2014, 24). Key factors contributing to water quality issues in Lake Eppalock
are land clearing, increasing urbanisation, domestic and industrial discharges, septic tanks, poor agricultural
management, over grazing and fertiliser use, animal intensive agriculture, unclear and inadequate
responsibility and accountability, and lack of strategic land use planning (on-water management Plan in
EnPlan, 2014, 26).
The Plan describes the Coliban Rural Water supply system and recent upgrade proposals which are
underway to reduce water loss and minimise environmental impacts (Coliban Water In EnPlan, 2014, 30).
What are the key findings of the review?
The review has found that most aspects of the MSS in relation to water are sound, however, there are issues
relating to a number of areas that require attention, as follows:
Issues and influences


The Guidelines for Planning Permit Applications in Open, Potable Water Supply Catchment
Areas (2012), in particular the density guideline for septic tanks, has significantly elevated the need for
good wastewater planning in strategic land use planning. Approximately 90 per cent of the Shire is
located in Declared Water Supply Catchments, which are managed and protected under the
Catchment and Land Protection Act 1994. The overview and issues section of the MSS needs to be
updated to identify these catchments and the key implications of the Guidelines at the local level. The
key findings of the current Domestic Wastewater Management Plan should also be included in the
MSS.



The Guidelines present a major strategic and statutory planning issue for the Shire. Whilst the Shire
can currently issue permits for most new development under the Guidelines based on the
Memorandum of Understanding with Goulburn Murray Water, the current agreement for allowing this
will come up from review in December, 2014. There is an urgent need for Council to revise its
Domestic Wastewater Management Plan. At present, Goulburn Murray Water is in the process of
preparing a risk matrix that Shires can include in their Domestic Wastewater Management Plans. This
will assist Shires in the performance based assessment of permit applications. As the VCAT cases in
2010 and 2012 demonstrate, the risks of not proceeding with this work are great. If the Guidelines
cannot be met, this would essentially prevent new development in nearly all non-sewered areas in the
Shire, irrespective of zone or other planning scheme provisions.



Objectives and strategies: the MSS currently contains only general references to catchments, and
does not identify the importance of open potable water supply catchments to human health. Objectives
and strategies to protect open, potable water supplies should be included in the MSS. General
amendments to the MSS could be made immediately, with the opportunity to make more detailed
amendments at a later stage upon completion of the updated Domestic Wastewater Management
Plan.
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Integrity, structure and linkages


Objectives: the second and fourth objectives in Clause 21.04-7 relating to the catchment
management strategy and investigating water conservation strategies read as objectives and would be
better located in the strategies section of the clause.



Objectives and strategies: the strategies need to be grouped with the relevant objective, as per the
Practice Note for Writing a Municipal Strategic Statement (DTPLI, 2013).

Implementation tools


Catchment mapping (ESO1 & ESO2): the findings of the 2010 review in relation to the mapping of
Schedules 1&2 of the Environmental Significance Overlays are still relevant. The ESO does not apply
to all open potable water supply catchment areas. There are major gaps in the central and north
western parts of the Shire, as a comparison between Figure 22 and 23 shows (see below). GMW has
advised that they have detailed mapping of declared catchments in GIS format and can supply this to
Councils. This mapping assists greatly in determining whether development sites are in or out of the
declared catchment area and whether referrals to GMW are needed. A planning scheme amendment
should be prepared by the Shire to update this mapping as a priority project.
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Figure 22 Declared open potable water supply catchments in Mount Alexander Shire

Source: Goulburn Murray Water, 2014

Figure 23 Extent of Environmental Significance Overlays in Mount Alexander Shire showing major gaps
in ESO1/ESO2

The Environmental Significance Overlay (ESO) is shown as the green shaded area.
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Waterway mapping (ESO5): the waterways in the Shire are incorrectly mapped under this Overlay. The
overlay is shown as a narrow line along major waterways in the Shire, with a width of 40-50 metres around
the Loddon River. For example, the map in Figure 24 (below) shows where the Overlay applies to the
Loddon River and Six Mile Creek in Baringup in the north west of the Shire. According to the Schedule, it
should be mapped to 200 metres around waterways. A further potential issue is that the overlay does not
appear to apply to all major waterways. This needs to be confirmed by the NCCMA and DEPI. A planning
scheme amendment should be prepared by the Shire to update these overlays as a priority project.
Figure 24 Environmental Significance Overlays (Schedule 6) in Baringhup

Source: www.land.vic.gov.au

Referrals:
As per the findings of the 2010 review, there is still some confusion about the types of applications that need
to be referred to both Coliban Water and Goulburn Murray Water under ESO1 and ESO2. The reference in
Clause 66 of the Planning Scheme to ‘water authority’ should be applied to all water authorities, as per the
findings of a recent VCAT case. The Shire’s statutory planning department should introduce administrative
measures to address this issue when new planning files are created, or through other means such as
automated reminder mechanisms.
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Summary of findings
What are the major issues facing the municipality?
The major agriculture issues facing the Shire, as are identified in the Rural Land Study (EnPlan, 2014, 57):


How can farming be continued on low quality agricultural land?



Fragmentation of agriculture associated with subdivision of rural/agricultural land for rural or lifestyle
living.



Land use conflicts: rural living/lifestyle use versus the ‘right to farm’.



Protecting the future of agricultural land of local and regional strategic significance.



Intensive animal production and the potential for these industries to establish and expand.



Implications (positive and negative) of climate change on the future of agriculture, and the potential
need for adaptability and resilience



Use of available irrigation water.

The main water related issues facing the Shire are considered to be:


Existence of old, poorly performing septic systems throughout the Shire;



Overgrazing and weeds along the Loddon River and altered flow regimes (lower Loddon);



Water quality issues in the Lake Eppalock open potable water supply catchment due to:





land clearing



increasing urbanisation



domestic and industrial discharges



septic tanks



poor agricultural management



over grazing and fertiliser use



animal intensive agriculture.

Water quality issues in the Lake Cairn Curran open potable water supply catchment due to:


runoff from grazing land, forestry and intensive agriculture;



elevated levels of salinity and human effluent in sub-catchments;



increasing development pressures.
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Does the MSS implement State Planning Policy?
The MSS contains objectives and strategies that implement the key aspects of the SPPF in relation to water
catchments and quality. The Scheme contains appropriate implementation tools to protect these resources
although some improvements are required as explained in this report.

Recommendations
Amendments to the MSS
It is recommended that the following amendments be made to the clauses of the MSS that relate to Natural
Resource Management:


Update clauses 21.02 and 21.03 with maps of land capability and agricultural land quality.



Identify the Mid-Loddon Groundwater Management Area and the versatility of the irrigated area in
Harcourt in the ‘Mount Alexander Strategic Framework Plan’ in Clause 21.03.



Create new clauses and sub-clauses that are consistent with the theme headings in the SPPF.



Update the ‘overview’ and ‘issues’ sections with:


new information about rural industries and outputs, as per the findings of the Rural Land Study
(2014) and Economic Development Strategy;



the general implications of the Guidelines for planning permit applications in open, potable water
supply catchment areas (November, 2012).



Update ‘objective and strategies’ as follows:


group all strategies under the relevant objective, as per the Practice Note for preparing an MSS;



include objectives and strategies that are consistent with the findings of the Rural Land Study
(2014);



identify the importance of agriculture as the main use in the Shire’s rural areas;



address key agricultural and water issues facing the Shire, as identified in this review;



manage change in the horticultural industry in Harcourt.



Update the ‘implementation’ actions to refer to restructure plans that have been incorporated into the
Scheme.



Identify the key projects listed below as ‘further strategic work’ in the settlement clause.



Include the Rural Land Study as a reference document in the Planning Scheme.
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Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire:
NRM.1)

As part of an update to the Rural Living Strategy, investigate the development potential of existing
lots in the Farming Zone to determine whether the recent changes to the Farming Zone under
Amendment VC103 could allow for significant additional lot development in the Shire.

NRM.2)

Following the completion of an update to the Rural Living Strategy, review Council’s local policy
for development in rural areas (currently Clause 22.22) to:


require more specific information that should be provided for permit applications in rural
areas;



develop more specific statements of policy to explain how this information will be used to
guide decision making in different situations.

NRM.3)

In conjunction with GMW, re-draft the schedules to the Environmental Significance Overlay
(ESO1 & ESO2) to reduce permit triggers, improve outcomes and improve coverage.

NRM.4)

In conjunction with GMW and NCCMA, amend the mapping for Environmental Significance
Overlay (ESO5).

NRM.5)

Introduce administrative mechanisms to ensure referrals occur to all water authorities under
ESO1 and ESO2.
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Built environment and heritage
Urban environment
What is the strategic and policy context for the review?
SPPF: Clause 15.01 of the SPFF states that planning should aim to “create urban environments that are
safe, functional, good quality environments with a place of cultural identity” and should minimise detrimental
impacts on neighbouring properties. Key strategies for achieving these objectives are to:


Require development to respond to its context in terms of urban character, cultural heritage, natural
features, surrounding landscape and climate.



Apply a series of design principles when assessing proposals for non-residential development that
relate to the public realm, safety, landmarks, views, pedestrian spaces, infill developments, weather
protection, energy efficiency and architectural quality and landscaping.



Create urban structures that support activity centres, facilitates public transport and its usage and
encourages compact neighbourhoods and diverse dwellings and lot sizes that serve different users.

Municipal Strategic Statement: the MSS does not contain any discreet clauses that are devoted to the
‘urban environment’ as it is currently defined in the SPPF, although existing objectives and strategies are
concentrated within two clauses, 21.04-2, and 21.04-8, which contain:


objectives to encourage Castlemaine’s neighbourhood character and development that is sympathetic
to this character and objectives to protect the residential and landscape amenity of Castlemaine’s town
entrances.



strategies to ensure new subdivisions, dwellings and extensions are “in sympathy with” and “protect
the character” of Castlemaine.



references to ‘character’ and ‘streetscapes’, usually in the context of heritage issues.

The implementation of these objectives and strategies is currently achieved by applying relevant local
policies and applying the Design and Development Overlay to redevelopment sites in the town centre and
residential areas. The development of a Neighbourhood Character Study for Castlemaine is identified as
‘further strategic work’.
The local planning policies for the townships in clauses 22.03 to 22.10 also contain some general policy
statements that relate to urban character. The ‘Streetscapes’ policy at Clause 22.11 contains policies that
applies to all entrances and main roads.

Mount Alexander Shire MSS & LPP Review, 2014

What is the background to the review?
The 2010 Review did not discuss urban environments and character in any detail, although it recommended
that a neighbourhood character study be prepared for Castlemaine to assess areas outside the heritage
overlay where there is a need to protect the existing neighbourhood character or ensure that development is
accordance with a desired future character (Centrum Town Planning, 2010, 110).
Planning scheme amendments: the Shire has completed two planning scheme amendments where urban
design has been a central consideration:


Amendment C19, which implemented the findings of the Castlemaine Township Entrances Land Use
Strategy, including changes to zones and the introduction of new schedules to the Design and
Development Overlay to three precincts. (June, 2011).



Amendment C57, which included a series of design guidelines in the Planning Scheme through a
Design and Development Overlay to guide the development of new industrial buildings in the Wesley
Hill Business Park (Stage 2).

The Shire is currently considering Amendment C73, which proposes to rezone 98 Forest St, Castlemaine
(the former Gasworks site) to facilitate the development of a supermarket. Design and built form are
important considerations for this site.
VCAT: in the past four years, there have been two VCAT cases for small lot subdivisions or multiple
dwellings in Castlemaine, which raised issues relating to neighbourhood character and amenity impacts 13.
Council either refused or did not determine these applications within the prescribed time.
In a major VCAT case, the Tribunal considered the design merits of a new police station building in
Templeton Street, Castlemaine14. Council ultimately supported the proposal after it did not decide on the
application within the prescribed time, however, the National Trust objected to the proposal at appeal. Urban
design and heritage issues were central to the case. A key consideration for VCAT was whether the
proposal responds appropriately to its context. Areas that were disputed by the parties related to whether the
design, massing, height and materials of the proposed building were appropriate. VCAT decided that a
permit should be issued after finding that the design solution was acceptable in the context of the site.
What are the key findings of the review?
Issues and influences
The Castlemaine Town Centre and shopping areas in the smaller towns are not experiencing significant
levels of development pressure or change. Nevertheless, from time to time, development proposals emerge
that Council finds it difficult to decide upon due to their scale or form, location in sensitive streetscapes or
heritage areas, or in response to negative community reactions. A good example is the recent police station
development in Castlemaine, as described previously.

13

Tomkinson Group v Mount Alexander SC & Ors [2013] VCAT 1143 (3 July 2013) and Springate v Mt
Alexander SC [2013] VCAT 1400 (8 August 2013)

14

Victoria Police v Mount Alexander SC [2012] VCAT 227 (28 February 2012
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Most of these issues are currently identified and described in various sections of the Planning Scheme,
including the MSS and local policies, however, there is no single clause that relates specifically to the urban
environment. A new clause relating to urban environment should be drafted and should feature:


a description of existing character elements, drawing upon existing statements in the MSS and Local
Planning Policies, and the Castlemaine Residential Strategy (2004);



short descriptions of character for different types of development (commercial, residential industrial) to
provide the context for objectives, strategies and provisions that follow.

These statements can be built upon as further strategic work is undertaken and would provide useful
contextual information for the objectives and strategies of the MSS.
Strategic directions
The review has identified the following key issues in relation to the strategic directions of the MSS:


there are no clear objectives and strategies for the urban environment for areas outside heritage
overlay areas;



there is no strategic direction in visual form to explain Council’ directions for the Castlemaine Town
Centre.

The Castlemaine Town Centre was the focus of the Castlemaine Central Area Urban Design Framework
(2002), which is a reference document in the Planning Scheme. Some of the recommendations of this
report are out of date or have been superseded by other strategic work, however, some key objectives and
strategies are valid and would provide important guidance on land use and development in the Castlemaine
Central Area. An audit of this document should be carried out to identify objectives and strategies that
should be included in the MSS.
Integrity, structure and linkages
The Shire’s urban character is highly valued by the community and ‘heritage character’ is an important theme
in the current MSS. The review has, however, found that the following weaknesses exist in the current MSS:


it does not describe or define the existing urban character outside heritage overlays in any meaningful
way, apart from highway entrances ;



it does not describe whether the character of Castlemaine varies across the town, or how this
character is different for the smaller townships;



it makes reference to the importance of ‘heritage character’ but does not explain how this fits within the
concept of neighbourhood character or urban character, as it is applied in the SPPF.

Further strategic work is required to resolve further investigate these issues, however, there is a need to, at
minimum, clearly explain that the concept of ‘character’ has different meanings for different areas in the
Shire.
Other issues that relate to the integrity, structure and linkages of the MSS include:
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Highway entrances: the highway entrances to Castlemaine are currently described in Clause 22.01
(Castlemaine), and strategies to protect them are found in Clause 21.04-1. The MSS would benefit
from descriptions of these entrances in the ‘overview’ section of the new clause. Existing objectives
and strategies should be re-located to this clause.



Local policy for industrial development: Council’s local planning policy for new industrial
development at Clause 22.23 attempts to manage most of the key design elements of new industrial
buildings. It currently applies to all industrial development and no particular issues have been raised
with content of the policy through this process, although some minor improvements could be made
(refer to Section 7 of this report).



Harcourt: Harcourt After the Bypass and the Harcourt Masterplan contain various urban design and
streetscape related recommendations for the Harcourt Town Centre. These reports have not been
directly referenced or incorporated in the Planning Scheme. It is recommended that they be
referenced in the Planning Scheme following the preparation of a Structure Plan for Harcourt (refer
previous discussion and recommendations in the ‘Settlement’ section of this report).

Implementation tools
Castlemaine Town Centre: in the longer term, or if development pressures increase, Council should
consider preparing planning scheme provisions such as a Design and Development Overlays to manage
design treatments in the Castlemaine Town Centre. Design elements that should be addressed include the
public realm, safety, landmarks, views, pedestrian spaces, infill development, weather protection, energy
efficiency and architectural quality and landscaping. Schedule 5 to the Design and Development Overlay
(DDO5) in the Greater Bendigo Planning Scheme is an example of a schedule that seeks to manage general
built form outcomes in the context of a regional CBD. The Castlemaine Urban Design Framework (2002)
should be used starting point to for considering where and how new overlays or policies should be applied.
Residential character: Victorian planning schemes contain specific tools to manage character issues in
residential areas. The VPPs use the term ‘neighbourhood character’. The approach to assessing
neighbourhood character has evolved since the Planning Scheme came into effect in 1999. Changes that
have occurred since this time include:


the introduction of a new Neighbourhood Character Overlay;



Changes to ResCode to require consideration of neighbourhood character as the starting point for a
design response;



the introduction of a Planning Practice Note for Using the Neighbourhood Character Provisions (DOI,
2004).

The Practice Note emphasises the need for Councils undertake the appropriate strategic assessment work to
justify changes to the Planning Scheme and the importance of using the right tools to manage character.
Usually this would take the form of a neighbourhood character study.
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Neighbourhood character study: a neighbourhood character study for Castlemaine has been a recurring
theme in past strategic planning work for the Shire, although a study has not yet been commenced or
identified in Council’s future work plans. The Castlemaine Residential Strategy and the C24 Panel called for
a neighbourhood character study to help resolve issues surrounding the preferred location of medium density
housing in the Shire. Preparing a neighbourhood character study for Castlemaine is identified in Clause
21.04-8 as ‘further strategic work’. The 2010 review also supported the need for neighbourhood character
study, but identified it as a low priority project.
This review re-affirms the view that a Neighbourhood Character Study is a worthy project, but confirms that it
should be a lower priority project. This study is only likely to be of sufficient benefit if the level of new infill
development and its intensity increases to a point where Council is continually finding it difficult to make
consistent decisions based on the current provisions of the Planning Scheme. An increase in the number of
VCAT appeals would be a key indicator of the need for such work. It is not considered that the Shire is yet at
this point.
In the meantime, Council should continue to rely on the provisions of ResCode to manage residential
character. ResCode already requires consideration of existing neighbourhood character and the VPP
Practice Note suggests that, in most cases, ResCode will be sufficient in ensuring that existing
neighbourhood character is respected (DOI, 2004, 2). It is also noted that the existing heritage policies in the
Scheme will assist in managing issues relating to the form and appearance of medium density development
in areas of heritage significance. These areas are arguably the areas that need to be most sensitively
managed, and are located in central areas where development pressure is likely to be greatest, in time.
Industrial areas: in industrial areas, issues relating to urban design and built form require a different
approach. Council has started to more actively encourage particular design outcomes by using the Design
and Development overlay to guide built form in industrial areas such as Wesley Hill, Castlemaine. The
benefit of using overlays is that they can be tailored to the needs of the particular area. The disadvantage is
that considerable time, effort and expense is required to prepare overlay schedules and incorporate them into
the Planning Scheme, compared with local policies that can be applied to all industrial development.
The review has not identified any additional areas where there are particular issues that may warrant a
Design and Development Overlay to manage future industrial development. These should progressively be
prepared for any new industrial areas or those that are undergoing significant change.
Newstead: an Urban Design Framework for Newstead is identified as further strategic work in Clause 21.041 of the Planning Scheme. This project has not been commenced or been included in Council’s future work
program. It is considered to be a low priority, and could also take the form of a structure plan (refer also to
‘Settlement’ section of this report).
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Further strategic work
There are two key items of further strategic work that have been identified in the review:


Neighbourhood character study: if Council chooses to proceed with a Neighbourhood Character
Study, the Castlemaine Residential Strategy (2004) identified nine precincts across Castlemaine that
could be used to guide this study (Planit, 2004, 35-37). These precincts cover most of the inner and
northern parts of Castlemaine.



New residential zones: the new residential zones offer more opportunities for councils to tailor
schedules to achieve particular development outcomes than the existing residential zones. Provisions
that can be modified at the local level include various quantitative standards of ResCode, building
heights and decision guidelines. Strategic research would need to be undertaken to justify any local
variations to schedules.
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Sustainable environments
What is the strategic and policy context for the review?
SPPF: Clause 15.02 of the SPFF states that planning should aim to “to encourage land use and
development that is consistent with the efficient use of energy and the minimisation of greenhouse gas
emissions”. The strategies for achieving this objective relate to energy efficiency in new buildings and
promoting urban consolidation, renewable energy and walking and cycling.
Municipal Strategic Statement: the MSS contains a number of strategies that aim to promote sustainable
urban development and efficient use of energy and water in relation to the management of urban growth
(Clause 21.04-1) and the development of industrial areas (clause 21.04-3).
The main clause that deals with sustainable environments is Clause 21.04-8 (Sustainable Housing). This
clause contains specific objectives to reduce household energy consumption, re-use treated water and water
capture. The strategies relate to ensuring passive solar designs and ensuring water quality through filtration
and permeability. Achieving five star rated housing is an objective in the clause, and a monitoring indicator in
Clause 21.05.
What strategic work has been done since the last review?
State of the Environment Report (2010)
This strategy identifies key indicators for energy consumption at the local level. It notes that, from 2000 to
2006 greenhouse gas community emissions in the Shire declined slightly (Mount Alexander Shire, 2010, 28).
The strategy observed that this was largely due to reduced emissions from the industrial and agricultural
sectors, which more than offset increases in other emissions for transport, building and waste (Mount
Alexander Shire, 2010, 29). It notes that, between 2004 and 2007, residential gas and electricity
consumption declined slightly.
Environment Strategy 2011‐2014
This report suggests that the planning scheme should be used to increase the energy and water efficiency of
new buildings and developments. Key indicators are average star ratings of buildings and water
consumption rates (Mount Alexander Shire, 2011, 13).
What are the key findings of the review?
Performance monitoring
Assessing scheme performance: at present, there are no monitoring mechanisms in place to assess the
performance of the Planning Scheme in relation to the key indicators referred to in the MSS (star ratings of
buildings and water consumption rates) and it is doubtful as to whether planning can influence these
indicators in a meaningful way. It is noted that water restrictions are likely to have a much greater effect on
water consumption rates, and planning interventions cannot be accurately measured in the context of these
influences. References to these indicators should be removed from the MSS.
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Integrity and relevance
Community expectations: the consultation undertaken for this review and various Council documents such
as the Environment Strategy reveal a strong desire amongst the Mount Alexander community for the Shire to
achieve the most sustainable possible outcomes for new buildings and development. These expectations
are already noted in Clause 21.04-6 of the MSS and have been confirmed through this process.
Objectives and strategies: most of the Shire’s objectives and strategies for sustainable development are
located in Clause 21.04-6 (Sustainable housing), although there is a clear desire from Council and the
community that the objectives and strategies should relate more broadly to all forms of development. This
clause should be re-named to ‘sustainable environments’ and its objectives and strategies should be
broadened to consider all forms of development.
Implementation tools
Council role in sustainability: it is well recognised that Councils have an important role to play in
encouraging sustainable design outcomes at a broad, design level. This role has been clarified by a number
of VCAT decisions over recent years.
Statutory limitations: Council’s statutory ability to influence energy efficiency and sustainability outcomes in
new developments is largely limited to considerations of orientation, passive solar and other design related
features at the planning stage. Under the VPPs, Councils has no statutory ability to require specific
sustainability or recycling features or higher star ratings than are required under the Building Regulations.
This has been confirmed by VCAT, which has tended to reject specific requirements by Councils for
particular items such as solar hot water systems.
Sustainability policies: opportunities exist to explore the introduction of policies that would give Council
greater leverage in requesting certain sustainability measures as part of broader design negotiations for
particular proposals, particularly for commercial developments. Examples of such policies are the policy at
Clause 22.10-3.5 of the Yarra Planning Scheme and Clause 22.19 of the Melbourne Planning Scheme. Care
would need to be taken in the drafting of such a policy to ensure that the requirements were commensurate
with the type and level of building activity in the Shire.
ESD Reports: another option would be to require developers to provide an ‘Environmentally Sustainable
Design (ESD) Report’ for larger developments to address sustainability outcomes. At least one red dot
VCAT decision supports this approach. The decision (‘Polizzi’) sets out some useful principles for Councils
that are exploring policy options to achieve sustainability outcomes15:


the need for sustainability requirements to be proportionate to the size and type of development;



the need for requirements such as ESD reports to be clearly required in the Planning Scheme;



the need to properly train and resource staff to assess sustainability outcomes, including ESD reports.

These principles should be applied if Council decides to further investigate this option.

15

Polizzi v Darebin CC (includes Summary) (Red Dot) [2009] VCAT 1573 (7 August 2009)
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Heritage

What is the strategic and policy context for the review?
SPPF: Clause 15.03 of the SPPF aims to “ensure the conservation of places of heritage significance, and to
conserve and protect places of Aboriginal heritage significance. The strategies for achieving these objectives
relate to identifying and assessing heritage places, providing for their protection and encouraging
development that respects places with identified heritage values.
Municipal Strategic Statement: the “unique heritage character” is mentioned in the Municipal vision in
Clause 21.03 and heritage is an important theme throughout the introductory clauses of the current MSS.
The main clause that deals with heritage is Clause 21.04-5 (Built and Cultural Heritage). It seeks to protect
the significance, character and appearance of Aboriginal and European heritage places, precincts, buildings,
streetscapes, places and structures, and encourage their restoration. The strategies for achieving the
objectives relate to ensuring that new developments ‘harmoniously integrate’ with the heritage character of
towns, extending heritage provisions and managing potential Aboriginal heritage sites. The Castlemaine
Diggings National Heritage Park is identified for particular protection.
The implementation tools include applying the Heritage and Significant Landscape Overlays and applying a
number of local planning policies. The key local policies are clauses 22.01 (Castlemaine), 22.02 (Maldon),
22.20 (Natural and Cultural Heritage). Heritage is also referred to in various local policies and overlay
schedules in the Planning Scheme.
What is the background to the review?
Planning scheme amendments: in the past five years, the Shire has completed Amendment C55, which
implemented the findings of the Heritage Study of the Shire of Newstead, 2004 (Revised 2012). The
amendment updated the list of reference documents, amended the Schedule to the Heritage Overlay and
inserted three new incorporated documents into the Planning Scheme.
Previous review: the 2010 Review discussed heritage issues in some detail, but with a focus on the local
planning policies (Centrum Town Planning, 2010, 37). It found that the local policies and links with the
Municipal Strategic Statement should be improved (Centrum Town Planning, 2010, 37). The review
recommended that the Shire prepare a comprehensive heritage study in two stages: Stage 1 would be a
thematic environmental history of the Shire. Stage 2 would provide a review of existing studies and gaps,
preparation of statements of significance and policy development.
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Planning scheme performance
VCAT: there have been two notable VCAT cases since the last review where heritage issues have been
central to the Tribunal’s consideration of the proposal. In the first case, the applicant sought a permit to
construct a single storey commercial building for the Bendigo Community Bank on vacant land in the centre
of Maldon16. The proposal generated significant community interest and a large number of objections. The
key issue under consideration was whether the proposed development would adversely affect the
significance of the heritage place. Amongst other matters, the Tribunal was asked to consider various
questions about the status and operation of the Maldon Design Guidelines 1998, including:


whether there is discretion available to use materials other than those specified in the ‘Maldon Design
Guidelines’ (paragraph 11);



inconsistencies in the title/correct version of the document (paragraphs 13-25);



lack of guidance on roof form for commercial buildings (paragraph 73).

Other matters of interest raised in this case that are relevant to the review included a question about the role
of the ‘Maldon Infill Development Guidelines’, which form part of the Maldon Urban Design Framework.
VCAT noted that these guidelines are not cited in any of the local policies that apply to the site (paragraph
46).
The other major VCAT case where heritage issues were under scrutiny was the application for the new police
station in Castlemaine. In this case, the heritage context of the site was an important consideration for the
Tribunal 17. In its discussion of heritage and design issues, the lack of a statement of significance for HO667
was identified as a weakness in assessing whether the proposed infill development was appropriate
(paragraph 30), although this did not prevent the Tribunal from assessing the application against the other
local heritage policies in the Scheme.
What strategic work has been done since the last review?
Heritage Strategy 2012‐2016
This strategy was prepared to assist the Shire in meeting its obligations under the Planning and Environment
Act and State Planning Policy Framework and to identify and priorities for heritage work for Council and
community groups and manage Council budgets. The document provides an overview of the strategic work
that has been undertaken to identify, protect and manage heritage places, a vision for heritage, and a list of
actions for the next four years to 2015-16.

16

National Trust of Australia (Vic) & Ors v Mount Alexander SC & Ors [2011] VCAT 331 (3 March 2011)

17

Victoria Police v Mount Alexander SC [2012] VCAT 227 (28 February 2012

CENTRUM TOWN PLANNING

133

Mount Alexander Shire MSS & LPP Review, 2014

In relation to strategic planning, the strategy recommends that the Shire should prepare a thematic
environmental history for the whole Shire including recommendations for future heritage reviews as a priority
action (Context, 2012, 10). The actions for subsequent years relate to undertaking the priority reviews arising
from the thematic environmental history. Reviewing existing ‘heritage guidelines’ and developing new
guidelines are identified as actions for 2013-14, although it is unclear as to whether this refers to policy in the
planning scheme or other guidelines (Context, 2012, 11). The strategy identifies indigenous, industrial and
20th century heritage as being ‘under-represented’ in past work (Context, 2012, 14).
What are the key findings of the review?
Issues and influences
This review has found that most of the key heritage issues facing the Shire are already documented in
Clause 21.04-5. Two issues that are not listed in this clause that are relevant for the Scheme are:


the identification and management of heritage places that have not yet been identified in the Planning
Scheme; and



community awareness of under-represented heritage assets, including industrial, 20th century and
Aboriginal Heritage (refer to Heritage Strategy).

The key issues raised by community members with a specific interest in heritage and stakeholder groups
such as the National Trust continue to relate to the lack of proper identification and ‘protection’ of heritage
places in the Planning Scheme and the need to review existing statements of significance and policies and
provisions such as the Maldon Design Guidelines. Section 1 of this report provides a summary of community
feedback in relation to heritage.
Integrity, structure and linkages
The review has identified a number of issues relating to the integrity, structure and linkages of Clause 21.045 and reference documents that support these clauses:


Objectives and strategies: there are a number of internal inconsistencies and shortcomings in the
existing issues, objectives and strategies sections of the MSS that where heritage is mentioned.
These issues relate mainly to incomplete linkages between the issues, objectives, strategies and
implementation, or inaccurate or incomplete use of terminology. The issues, and suggested
improvements, are identified in a letter from the Council’s heritage advisors (Context advice
30/102010) and can be addressed through the restructuring and drafting of the MSS.



Terminology: there is a need for the terms used in the MSS to better reflect those that are used in the
Burra Charter, both in relation to descriptions of heritage (e.g. heritage place) and terms that are used
in objectives, strategies and policies such as ‘protection’ and ‘conservation’. Again, specific advice has
been provided by Council’s heritage advisors on the preferred terminology that should be used
throughout the Scheme (Context advice 30/10/2010, 1-2).
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Statements of significance: according to Council’s heritage advisors, the statements of significance
that exist for heritage places in the Shire were prepared up to 25 years ago. As a consequence, they
vary widely in their format and detail and do not assess significance in the way that is currently
accepted (Context advice 30/10/2010, 4). The recommended approach uses the why/how/why format
outlined in the Planning Practice Note for Applying the Heritage Overlay (September, 2012). It is
unclear whether the assessments undertaken in past heritage studies can be treated as statements of
significance, particularly for Castlemaine.

Implementation
The previous planning scheme review (2010) provided an analysis of Council’s local heritage policies. This
analysis identified a range of issues with the internal structure of the clauses, the approach to expressing
policy and the complexity of assessing applications under multiple heritage policies. The 2010 review
recommended that the Shire should prepare a single, more comprehensive heritage policy that addresses a
broad range of use and development issues and has direct links to the Municipal Strategic Statement.
This review recommends that the statements of policy should be grouped by theme, together with visual
diagrams to demonstrate compliance with any design guidelines. The scope of the policies should address
the following themes, at minimum:


Definitions



Statements of significance



Original location



Demolition



Subdivision



Significant trees



Painting and surface treatments



Reconstruction and restoration



Archaeological sites



Information to be submitted with
planning permit applications



Guidelines for new development,
alterations or additions, including:


general requirements



corner rites and sites with dual
frontages



residential upper storey
additions



carports, car spaces, garages,
and outbuildings



front fences and gates



ancillaries and services

Under the recommended new policy framework, Clause 22.02 and the Maldon Design Guidelines would be
retained as the key policy guidelines for Maldon until Council has the opportunity to undertake a
comprehensive review of all policies relating to Maldon.
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Current and future strategic work
Clause 21.04-5 identifies a list of further strategic work that should be undertaken by the Shire. This work
has effectively been superseded by the recommendations of the Heritage Strategy. The key current priorities
for strategic work are:


Thematic Environmental History: as recommended in the Heritage Strategy, the Shire is in the
process of preparing a Thematic Environmental History of post-contact settlement and development of
the Shire. The purpose of the study is to:





identify all post-contact places of potential cultural significance in the Shire;



estimate the resources required to appropriately research, document and assess those postcontact places of potential cultural significance that are considered worthy of future conservation;
and



recommend priorities for further stages.

Statements of Significance: as noted by Council’s heritage advisors, all existing statements of
significance in existing reference documents will ultimately need to be reviewed, however, given that
this would involve a significant amount of work, priority should be given to particular areas such as the
precincts in Castlemaine (Context advice 30/10/2010, 4). It is in these areas where development
pressures are the greatest, and where there have been a series of VCAT appeals over the years.



Metcalfe: the Metcalfe Heritage Study is a reference document in a number of clauses of the
Planning Scheme. The study has, however, not been relied upon to apply the heritage overlay to
significant heritage places. The implementation of this study should be carried out as a matter of
priority, although it is unclear as to the level of additional work that might be required to support a
planning scheme amendment.
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Summary of findings
The major built environment issues facing the Shire are considered to be:


Managing infill new commercial development that often feature different design attributes from
existing built form, which often has heritage significance;



enhancing pedestrian connections within the Castlemaine Town Centre;



managing infill residential development in historic commercial and residential areas of the Shire;



accommodating medium density residential development in relatively low density areas, often with
mixed character attributes;



encouraging appropriate forms of development along the main road entrances to the Shire’s
townships.



encouraging appropriate forms of industrial development in the Shire’s industrial areas, which
generally do not contribute positively to the appearance of the Township.

Recommendations
Amendments to the MSS
It is recommended that the following amendments be made to the clauses of the MSS that relate to built
environment and heritage:


Create new clauses and sub-clauses that are consistent with the theme headings in the SPPF: urban
environment, sustainable development; heritage.



Update the ‘overview’ and ‘issues’ sections with:


general information about urban character, including residential, industrial and commercial
character;





the general issues and influences identified in the Castlemaine Residential Strategy (2004) in
relation to neighbourhood character;



key sustainability indicators.

Update ‘objective and strategies’ as follows:


group all strategies under the relevant objective, as per the Practice Note for preparing an MSS;



in the ‘urban environment’ section, include key objectives and strategies for the Castlemaine
Central Area as per the recommendations of the Castlemaine Urban Design Framework;



in the ‘sustainable development section’ broaden the objectives and strategies to include all
forms of development, not only residential;



in the ‘heritage’ section, improve linkages between the issues, objectives, strategies and
implementation;
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in the ‘heritage section’ improve terminology as per the Burra Charter (refer to Context letter,
30/10/2010 for details).

In the ‘heritage’ section make reference to ‘implementation of Thematic Environmental History’ as
further strategic work’



Update the ‘further strategic work’ sections of the clause, with the recommendations listed below.

Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire in relation to the built
environment:
BEH.1)

Prepare an urban design plan for the Castlemaine Central Area based on the recommendations
of the Castlemaine Urban Design Framework, with a view to including this in the MSS.

BEH.2)

As part of future planning scheme reviews, monitor the levels of development activity in the
commercial zones and for multi-unit dwellings to ascertain the need for additional policies and
provisions relating to design and character.

BEH.3)

Prepare Design and Development Overlays for Castlemaine Town Centre to manage built form
and design issues.

BEH.4)

Prepare a local planning policy on ‘environmental sustainability’ to address energy, waste and
water efficiency issues.

BEH.5)

Prepare a Neighbourhood Character Study for Castlemaine, with the scope and areas to be
informed by the findings of the Castlemaine Residential Strategy (Section 7.11).

BEH.6)

Review statements of significance for Castlemaine as a priority unless the Thematic
Environmental History determines otherwise.

BEH.7)

Implement the heritage study for Metcalfe.

BEH.8)

Review the local planning policy framework for Maldon (Clause 22.02 and the Maldon Design
Guidelines).
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Economic development
Commercial
What is the strategic and policy context for the review?
SPPF: this states that planning should “encourage development which meet the communities’ needs for
retail, entertainment, office and other commercial services and provides net community benefit in relation to
accessibility, efficient infrastructure use and the aggregation and sustainability of commercial facilities.” The
key strategies for achieving these objectives are locating commercial facilities in existing or planned activity
centres and locating other retailing such as convenience shopping and trade outlets in appropriate locations.
What is the background to the review?
2010 Review: this review recommended that the MSS be re-structured to create a specific clause for retail
and commercial development. It also recommended that Council prepare a commercial centre study for
Castlemaine.
Municipal Strategic Statement: at present, the ‘overview’ section of Clause 21.04-2 identifies the
Castlemaine Town Centre as a regional shopping and business centre for a population catchment that
generally equates with the Mount Alexander local government area.
Strategic directions for commercial land in Castlemaine are currently found in Clause 21.04-2 (Strengthening
Castlemaine’s Regional Role). The objectives and strategies of this clause relate to promoting a compact,
vibrant town centre for Castlemaine and encouraging ensuring that business zonings are appropriately
related to the role of each town centre and the anticipated population growth in the catchment area. Clause
22.01 contains specific policy statements to prevent out-of-centre development to maintain the primacy of the
Castlemaine Town Centre.
The strategic directions for commercial development in Maldon are currently located in Clause 22.02. This
clause states that it is policy that “the commercial viability of the [Maldon} town centre is maintained and
encouraged by accommodating a range of retail, commercial and public utility land uses”.
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What strategic work has been done since the last review?
Castlemaine Commercial Centre Study (2012)
Council has prepared this document to guide strategic decision making in the commercial sector in the Shire.
The Castlemaine Commercial Centre Study is designed to guide growth and change in the commercial sector
(retail, office, bulky goods) over the next 10-15 years (SGS, 2012).
The Castlemaine Commercial Centre study identifies various ‘demand’ side factors that will impact on the
retail and office sectors in Australian in the future such as retail roles and how they are changing, emerging
sectors such as bulky goods, the locational preferences of different sectors and potential impacts from online
retailing. As part of the ‘demand’ analysis, it also analyses demographic and policy influences relating to
commercial development. The report then looks at supply side conditions, the role of Castlemaine in the
retail hierarchy and its future potential, and makes recommendations to refine and alter the policy directions
of the Planning Scheme relating to floorspace allocation.
Maldon Retail Strategy (2011)
Council has prepared this study to rejuvenate the retail function of Maldon. It provides a description of the
Maldon Town Centre, describes its spatial extent, current floorspace, catchments and a retail strategy. The
strategy focuses on economic development, marketing and other non-planning strategies, however, it
contains a number of strategies that are relevant to land use planning.
Issues surrounding retail development in Maldon were also explored in the Maldon Economic Futures Report
and Amendment C23, which rezoned land in 2009 for the development of a supermarket in Vincents Road,
Maldon.
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What are the key findings of the review?
The review has found that most of the existing strategic directions relating to commercial development in the
MSS are sound and implement the State Planning Policy Framework, however, they are dispersed
throughout various parts of the MSS and Local Planning Policies. The review has found that a new clause
relating to commercial development should be created to improve linkages with the State Planning Policy
Framework and provide better support for implementation tools such as policy guidelines and overlays.
The specific findings of the review in relation to commercial development have been described below, with
reference to individual townships and areas.
Castlemaine
The new clause should incorporate the following findings of the Castlemaine Commercial Centre Study in the
‘overview’ and ‘issues’ sections, as described below:


Current role: the Study provides the descriptions of the Castlemaine Commercial Centre’s current
role, with reference to its catchments and floor space figures. These descriptions are more detailed
than the ones that are currently provided in the ‘overview’ section of Clause 21.04-2.



Vision: the Study provides a ‘retail and commercial vision’ for the Castlemaine Commercial Centre
that succinctly describes the future role of the Centre and the forms of development that will be
encouraged and discouraged in order to achieve the vision (p.63).



Future floorspace estimates: the Study provides estimates of the additional floorspace that could be
accommodated in Castlemaine based on population growth from 2011 to 2026 for retail, supermarket
and office space.



Key issues: the following ‘issues’ should be identified for the Castlemaine Commercial Centre:


the absence of sites for larger retail developments;



land withholding, due to limited development opportunities and desire to limit competition; (p.59);



out of centre development, as a result of limited opportunities in the town centre, which would act
as a competitor to the Centre; (p.59);



risk of ‘unsympathetic’ development that detracts from the function and amenity of the Centre;
(p.59).



Key opportunities: the Study identifies a number of opportunities that should be reflected in the MSS:


opportunities to enhance Hargraves Street, Lyttleton Street and Forest Street as commercial
precincts (p.58);



opportunities to encourage additional convenience retailing such as an additional supermarket to
reduce escape expenditure to other centres (p.58)

The review has found that the existing strategic directions for Castlemaine in Clause 22.01 do not need to be
changed as they are consistent with the key findings of the Castlemaine Commercial Centre Study (2012).
They simply need to be refined and relocated to the MSS, as described below:
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Objectives should be included in the new clause to reflect the vision in the Study, with the key
objective being to protect the primacy of the Castlemaine Commercial Centre.



Strategies: the strategies should:





focus major new investment in the Castlemaine Commercial Centre; and



enable the establishment of small-scale local commercial centres in areas outside the
Castlemaine Commercial Centre provided certain conditions are met (refer below)

Policy guidelines: the Castlemaine Commercial Centre Study (2012) provides specific
recommendations for statements of policy to achieve its objectives relating to the size and location of
developments in the context of their catchment area (pp 64-65).

The Castlemaine Commercial Centre Boundary Map as shown in Figure 25 below should be included in the
MSS to provide a clear visual understanding of the extent of the Town Centre.
Figure 25 Castlemaine Commercial Centre

Source: SGS, 2012, 64

Further work: The Castlemaine Commercial Centre Study recommends that the Shire prepare a “structure
plan and design framework to guide future development along the Forest Street and Barker Street corridors”
(SGS, 2012, 66). This recommendation is complicated by the fact that, since the Study was completed, a
planning scheme amendment has been commenced that proposes to rezone the former Gasworks site to
allow for the development of a supermarket (Amendment C73). The Amendment is a combined amendment
and planning permit under S96 of the Act. The amendment is at pre-authorisation stage.
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Other commercial areas: the Castlemaine Commercial Centre Study did not provide any analysis of
business zoned land outside the Commercial Centre. It is noted that there is an area of Commercial 2 zoned
land on the Pyrenees Highway in Castlemaine and a small area of Commercial 1 zoned land on Johnstone
Street, Castlemaine. The review has not revealed any particular issues with these sites and the proposed
new statements of planning policy for commercial development should be sufficient to assist in strategic
decision making for these sites.
Maldon:
The review has found that the existing strategic directions for Maldon are sound, although need some
refinement. It is recommended that the new clause for commercial development should incorporate a
specific section on Maldon, with the content derived from the findings of the Maldon Retail Strategy. This
section should describe its current role, issues facing the centre (e.g. escape expenditure, key gaps) and key
opportunities such as the development of a new supermarket. Recommendations of the Maldon Retail
Strategy that should be converted to objectives and strategies in the MSS include:


an objective to “maintain and enhance the atmosphere and streetscape in the town centre” (Essential
Economics, 2011,37);



a strategy to “implement urban design measures which maximise the integration between a future
Vincents Street supermarket and the balance of the town centre” (Essential Economics, 2011,39).

The new clause should make reference to the potential for the site earmarked for a supermarket in Vincents
Road, Maldon. The MSS should also refer to the Design and Development Overlay (Schedule 6) that
applies to this site as an implementation action.
The Maldon Urban Design Framework (2004) is a Reference Document in the Planning Scheme. It contains
a direction to “consolidate commercial, retail and complementary uses in the town centre” (Arup, 2004, 24).
This direction should be included as a strategy in the MSS.
Other townships:
The MSS does not currently identify issues relating to commercial development in the smaller townships of
the Shire. There is little development pressure in these towns and it is understood that the key challenges for
commercial development relate to maintaining the viability of existing businesses and finding uses for existing
buildings that may be under-utilised. These issues should be identified in the MSS.
The existing strategic directions in the MSS for the smaller townships address commercial development in an
inconsistent way. The Framework Plans for Newstead, Harcourt, Taradale and Elphinstone in Clause 21.03
currently identify town centre areas, together with basic strategies relating to consolidation or expansion. In
contrast, the township structure plans in Clause 22 for Campbells Creek, Chewton and Guildford do not
clearly identify a core retail area. Most of the local policies for these towns contain a statement to the effect
that retail development should be consolidated in existing commercial areas. These statements are strategic
in nature and should be consolidated and included in the MSS.
The review has found that new objectives should be created to promote the viability of existing commercial
areas in the small townships. New strategies should be developed to support these objectives that relate to:
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encouraging the re-use of existing buildings;



consolidating existing core commercial areas;

Revising the framework and structure plans for the small towns should be a long-term objective for the Shire,
although the structure plans for Campbells Creek and Harcourt require more immediate attention (refer to the
recommendations in the ‘Settlement’ section of this report for more general recommendations about the
township framework plans).
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Industry
What is the strategic and policy context for the review?
SPPF: This states that planning should:


Identify land for industrial development in urban growth areas where good access for employees,
freight and road transport is available and appropriate buffer areas can be provided between the
proposed industrial land and nearby sensitive land uses.



Protect and carefully plan existing industrial areas to, where possible, facilitate further industrial
development.



Protect industrial activity in industrial zones from the encroachment of unplanned commercial,
residential and other sensitive uses which would adversely affect industry viability.

Municipal Strategic Statement: issues relating to industrial development are currently addressed in Clause
21.04-2 (Industrial development). The overview section provides a brief profile of industry and employment in
the Shire and describes the Shire’s sub-regional approach to industrial land supply, which aims to encourage
the development of industry in Castlemaine and towns in the Calder Corridor, specifically Elphinstone and
Harcourt. The objectives and strategies relate to protecting the amenity of residential areas, providing a
range of lots sizes, encouraging growth in Elphinstone and Harcourt and encouraging high standards of
sustainable development.
Clause 22.23 (Industrial development) contains policy to “encourage well planned industrial development
throughout the Shire, setting out clear requirements for industrial development and dealing efficiently with
proposals that meet with these requirements.”
What is the background to the review?
Castlemaine Land Use Strategy (2004): this document provides an overview of existing land supply in the
Shire. It concludes that Castlemaine has a shortage of zoned, serviced industrial land. It identifies land with
potential for rezoning to industrial uses, but recommends that the Shire review the Castlemaine Industrial
Land Study (2001) to identify suitable alternative locations. The Strategy recommends that industrial land
also be provided in Harcourt and Elphinstone in the longer term and in the event of town sewerage (Planit,
2004, 51).
2010 Review: this report provides a brief overview of the history of strategic planning for industrial
development in the Shire (Centrum Town Planning, 2010, 43). It notes that, despite past strategic work,
there is a lack of direction in the Municipal Strategic Statement about the future of industrial land in the key
towns of Castlemaine and Maldon. The report observes that there does not appear to be significant demand
for industrial land in the Shire. The review identified a number of suggested changes to Clause 21.04-3. It
recommends that the Shire prepare an industrial land strategy as an update to the Castlemaine Land
Strategy (Centrum Town Planning, 2010, 60).
Planning Scheme Amendments: the Shire has completed Amendment C54, which rezoned land in
Coolstore Road, Harcourt from Township Zone to Industrial 3 Zone.
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VCAT: There have been no VCAT appeals in the Shire’s industrial areas or significant planning permit
applications that have been brought to the attention of this review.
What strategic work has been done since the last review?
Mount Alexander Shire Economic Development Strategy 2013‐ 2018
This study was prepared to promote economic development, although it contains useful contextual
information for land use planning. The background research for the strategy (Street Ryan and Associates,
2013), provides a profile of the local economy, by sector, and describes how it is changing in response to
various influences. The strategy recommends that Council maintain an adequate supply of industrial and
commercial land and that it should re-inforce the important role of the Shire’s rural areas to the economy.
What are the key findings of the review?
Issues and influences
Through the development of the Economic Development Strategy, the Shire now has a much better
understanding of the local economy and how issues relating to particular economic sectors will affect the
Shire in the future. Key observations made in this Strategy that could be noted in the Planning Scheme
include:


the importance of manufacturing makes to local employment (35% of jobs in 2011);



the importance of the secondary sector (e.g. manufacturing, utilities and construction), which is the
major economic sector in the local economy, providing 48% of total economic output (EDS Summary,
p9);



the fact that the local economy is ‘in transition’ to a service economy, but has not yet completed this
process;



the types of uses that seek to establish in industrial areas is diversifying, and includes agribusiness,
wholesale services and arts and recreation (e.g. gyms and galleries).

The review has found there is a lack of current data that gives a precise understanding about the supply of
industrial land in the Shire and a picture of current and likely future demand. From a supply point of view,
there has been little additional land rezoned for industrial uses for the past 15 years. Most of the industrial
land in Castlemaine is substantially developed, however, there are large areas of undeveloped industrial land
in Maldon.
From a demand point of view, anecdotal evidence provided by Council officers is that the take up rate of land
for a new light industrial estate in Wesley Hill, Castlemaine, has been solid, with 60% of all developable lots
sold or developed. The Shire has also been the subject of significant investment in manufacturing over
recent times with the development of a major new facility by Food Investments Pty Ltd in Castlemaine
(formerly KR Castlemaine).
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There are, however, indications that some traditional manufacturing industries are in the process of downsizing or closing their operations in the Shire. For example, Victoria Carpets has closed its manufacturing
facility in Walker Street, Castlemaine. Another major business, Flowserve Pump Division, has recently downsized its operations in Castlemaine at the former Thompsons Foundry site and is seeking to sell surplus land.
Both of the above sites are located in a large industrial precinct in the northern part of Castlemaine (shown in
Figure 26, below). An area of land in this precinct is the subject of Amendment C74, which proposes to
rezone surplus land at 7-9 Parker Street, Castlemaine, from the Industrial 1 Zone to the General Residential
Zone.
Figure 26 Parker Street / Walker Street / Barker Street Industrial Precinct

Source www.land.vic.gov.au

For these sites, the major planning issues facing the Shire therefore appear to be:


whether the sites are suitably located for other types of industrial or commercial development
(subdivision or smaller industrial or commercial buildings);



whether existing infrastructure and/or past contamination issues restrict the use of any parts of these
sites from re-development;



how the sites could be used for temporary uses if a new permanent industrial use cannot be found.

These issues, together with the lack of developed and undeveloped industrial land in Castlemaine, suggest
that the Shire needs to prepare a new industrial strategy for the Shire, with a focus on Castlemaine.
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Strategic directions
The review has found that the strategic directions for industrial development in Clause 21.04-3 (objectives
and strategies), have been appropriate for the Shire up until now, however, these need to be expanded upon
and improved to address a wider range of strategic issues, based on a review of the industrial strategy.
Implementation
The review has found that the ‘implementation’ actions in Clause 21.04-3 require general review.

The

clause currently proposes that the Development Plan Overlay is applied to new industries areas. This
Overlay should also be considered for:


major new industrial areas;



major re-development sites; or



sites where specific or complex planning issues need to be addressed.
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Tourism
What is the strategic and policy context for the review?
SPPF: The SPPF seeks to “encourage tourism development to maximise the employment and long-term
economic, social and cultural benefits of developing the State as a competitive domestic and international
tourist destination”. The strategies for achieving the objective are to encourage well-designed and sited
tourist facilities that have good transport links and are compatible with their context.
Municipal Strategic Statement: tourism is mentioned in various clauses of the MSS, including:


Clause 21.01, which recognises that tourism is a “growing industry, which is built around heritage,
gardens, festivals and events”.



Clause 21.01, which recognises key tourism assets such as the Box Ironbark Forests, Castlemaine
Diggings National Heritage Park and the tourism values of the Shire’s catchments and waterways.



Clause 21.02, which identifies the Shire’s location in the Calder Corridor as contributing to the potential
for tourism development and demand for accommodation.

The local policies at Clause 22.15 (Streetscape) and 22.28 (Highway Development) identify the importance of
streetscape values to tourism.
What strategic work has been done since the last review?
Mount Alexander Shire Economic Development Strategy 2013‐ 2018
This strategy contains useful contextual information about tourism in the Shire and its potential growth in the
future. The strategy observes that tourism makes a very strong contribution to the local economy and
supports the viability of existing businesses (Street Ryan, 2013, 74). The Strategy describes the diverse
range of activities and attractions that contribute to the tourism industry, its key markets, and how the industry
should market itself in the future.
What are the key findings of the review?
At present, the MSS provides a very general overview of the Shire’s tourism assets and potential. This
overview could be expanded upon to provide a fuller understanding of the diversity of tourism in the Shire
and its close relationship with particular land uses, including accommodation, wineries, cellar door sales,
restaurants, farm gate sales, or galleries. The findings of the Economic Development Strategy should be
used as the basis for this work. The Planning Scheme should also reflect recent changes that have occurred
in tourism destination marketing for the Shire, which have shifted from a focus on the Goldfields to one that
has a greater emphasis on arts, food and wine (Street Ryan, 2013, 75).
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From a statutory perspective, planning has the greatest role to play in facilitating tourism outcomes in the
rural areas of the Shire, where most forms of non-agricultural land use and development require planning
approval. The recent changes to the Farming Zone have removed the requirement for restaurants and
residential hotels to be “used in conjunction with agriculture, outdoor recreation facility, rural industry, or
winery”. The changes also increased the number of guests that can be accommodated in bed and breakfast
accommodation as-of-right (from 6 to 10).
The Economic Development Strategy notes that a large number of the accommodation establishments in the
Shire are small businesses such as bed and breakfasts. It is therefore unlikely that the changes to the
Farming Zone will result in large numbers of new applications, however, managing these uses is a potential
issue that the Shire may wish to explore at some stage in the future.
The MSS currently does not provide any explicit objectives or strategies that relate to tourism. It would
benefit from some broad objectives that seek to attract additional visitors to the Shire, supported by strategies
to encourage accommodation and other tourist related activities and attractions in appropriate locations that
are accessible, and which do not affect the operation of agricultural enterprises or productive agricultural
land.
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Recommendations
Amendments to the MSS
It is recommended that the following amendments be made to the clauses of the MSS that relate to economic
development:


Create a new clause for ‘Economic Development’, with sub-themes for commercial, industry and
tourism consistent with the SPPF themes.



Describe the major planning issues and influences facing the Shire, as per the findings of this review.



Update the objectives, strategies and actions, as per the findings of this review.



Identify the projects listed below as ‘further strategic work’.

Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire in relation to
commercial development:
ECO.1)

Implement the Maldon Retail Strategy and Castlemaine Commercial Centre Study in the Planning
Scheme.

ECO.2)

ECO.3)

Prepare an industrial land strategy for the Shire, that:


reviews past land use strategies for industrial land in Castlemaine and Harcourt;



identifies industry needs in terms of location, infrastructure provision and other factors;



identifies recent trends in the industrial sector and other influences on industrial land;



investigates land supply and demand issues for all industrial land in the Shire;



identify areas for industrial expansion or rezoning;



identifies areas that are no longer suitable for industry;



provides design guidance for new industrial development, including policy guidelines;



makes recommendations for planning scheme provisions and policies, by precinct/area.

Investigate the preferred location and extent of commercial uses as part of future structure
planning work for smaller townships such as Harcourt and Campbells Creek.
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Transport & infrastructure
Transport and movement
What is the strategic and policy context for the review?
SPPF: Clause 18 states that planning should “ensure an integrated and sustainable transport system that
provides access to social and economic opportunities, facilitates economic prosperity, contributes to
environmental sustainability, coordinates reliable movements of people and goods, and is safe”
MSS: transport is a theme that is found throughout the MSS, mainly in clauses 21.04-1 and 21.04-2, which:


note that improving transport and access connections between Castlemaine and outlying towns is an
important part of the ‘Calder Cluster and Connect” settlement vision;



aim to integrate land use and transport planning to facilitate better use of existing bus, rail, private and
community transport services”.



identify the potential need for a longer term Midland Highway bypass to the west of Castlemaine.

Clause 22.01 (Castlemaine) states that a comprehensive traffic and transport network strategy should be
undertaken to address links to the Calder Highway, remove heavy through traffic and protect heritage and
residential amenity. Transport and traffic also the subject of policies in clauses 22.15, 22.28 and 22.30.
What strategic work has been done since the last review?
Mount Alexander Walking and Cycling Strategy 2010‐2020
This Strategy provides a plan for the Shire to improve and increase walking and cycling over the next decade
(Mount Alexander Shire, 2010). The strategy provides various recommendations for physical changes to
roads and other infrastructure to support walking and cycling. Its recommendations relate to:


the footpath network – beside road, primarily for walkers;



the bike lane network – on road for cyclists;



the trail network – off-road for walkers and cyclists.

The Strategy recommends the establishment of three zones around key population centres across the Shire:
a Town Centre Zone, walking zone and cycling zone, with primary and secondary routes for each network.
(Mount Alexander Shire, 2010, 2). Maps showing these routes and other features are provided for the
townships of Campbells Creek, Castlemaine, Chewton, Elphinstone, Taradale, Harcourt and Maldon. The
strategy also contains a shire-wide map showing trails and bike path connections between the towns.
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What are the key findings of the review?
Issues and influences
As part of the consultation phase for the review, the following emerging local and regional transport issues
were identified that have implications for the MSS:


Midland Highway: VicRoads advises that the 100 kilometre per hour speed limit on this highway
leading in to Castlemaine from Campbells Creek and Harcourt needs to be preserved, although there
is pressure from locals to reduce the limit. It is noted that the current local planning policy at Clause
22.28 contains objectives and policies to maintain the role of this highway.



Maldon bypass: land has been reserved and zoned for a bypass of Maldon. This reservation is
located to the east and south of the town and connects the Bendigo-Maldon Road with the MaldonNewstead Road via the Maldon-Castlemaine Road. As part of the consultation carried out for this
review, VicRoads has advised that there is unlikely to be demand for such a road, even over the long
term.



Castlemaine bypass: as part of the consultation carried out for this review, VicRoads has advised
that a potential bypass of Castlemaine is difficult to justify at present due to existing low traffic volumes.
They believe that a large proportion of Castlemaine’s traffic is likely to be generated internally and that
it is therefore likely that the project would be low on any list of funding priorities. A formal traffic study
that looks at origin-destination would be required to investigate the need for a bypass. This would
typically be funded by Council and VicRoads.



Regional Victorian highway link: there is a long term opportunity to better link regional cities in
Victoria with better highway links in the arc linking Geelong, Ballarat, Bendigo Shepparton. This link
could include Castlemaine.



Regional rail services: DTPLI advises that there is an aspirational long-term objective for train
services along the Bendigo to have intervals of 20 minutes during peak hour, and 40 minutes off-peak.
This objective has been agreed by Shires in the region, including Mount Alexander Shire.



Rail Revival Study (2013): this State Government study found that it is not feasible to create further
regional rail linkages at this point in time, although staged approaches to linking cities should be further
investigated and opportunities should be preserved for the future.



Buses: Discussions with DTPLI reveal that community expectations for the provision of increased bus
transport in the Shire are high, although new services are not always possible due to low population
densities.



Rail trails: Council and community groups are actively investigating a rail trail from Castlemaine to
Guildford on former rail reserves.

These issues and influences should be integrated into the ‘overview’ and ‘issues’ sections of a new
‘Transport’ clause, as appropriate.
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Strategic directions
Transport and movement are fundamental considerations for land use planning. They are particularly
important concepts for Mount Alexander Shire due to its low density settlement pattern, reliance on
connections with larger regional centres such as Bendigo, and growing relationship with the Melbourne
Metropolitan area. The significant proportion of residential development that occurs as part of small
subdivisions elevates transport and movement planning at the broader level, as these needs are less likely to
be planned for and delivered in a strategic way.
The review has found that there is a need to improve existing strategic directions in the MSS regarding
transport and movement. These strategic directions should aim to:


provide integrated and co-ordinated transport connections in the Shire;



increase levels of walking and cycling in the Shire;



maximise the safety of pedestrians and cyclists.

The strategies for achieving these actions should refer to the key recommendations of the Mount Alexander
Shire Walking and Cycling Strategy (2010), and any other Council initiatives such as improving rail trails for
the routes from Maldon to Castlemaine and Newstead to Castlemaine. The township structure plans and
framework plans should be updated to make reference to the Walking and Cycling Strategy (2010), until they
are reviewed in more detail.
The existing references in the Scheme to a bypass route for Castlemaine do not appear to be relevant for the
coming decades. Due to the lack of detail available on the general location of possible route options,
retaining references to such a project in the Planning Scheme is likely simply likely to cause confusion for
Council and the community.
The Maldon bypass, however, warrants a different response, as a reservation is in place for the bypass route.
Council should engage more closely with VicRoads to ascertain whether the land could be used for other
purposes, or has other values that could influence its future if it is not needed. This could inform decision
making on the future need for the land. At this point in time, the MSS should simply identify the existence of
the bypass route and note the uncertainties about its future use.
Integrity, structure and linkages


Calder Highway upgrade: this project has been completed, although the current MSS was prepared
prior to the completion of this project. References to the Calder Highway in Clause 21.02, 22.28 in
particular, need to be amended.



Calder Freeway: this has been declared as ‘freeway’ to Ravenswood, however, much of the
reservation to Elphinstone is not zoned Road Zone Category 1. VicRoads has no plan to address
this issue in the short-term, however, it is noted that this could occur as part of an administrative
amendment to the Planning Scheme.
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Infrastructure
What is the strategic and policy context for the review?
SPPF: Clause 19 contains objectives to promote and guide the provision of renewable energy, community
and development infrastructure.
MSS: infrastructure is referred to throughout the MSS. Key themes relate to:


the need for sewerage systems in Elphinstone, Taradale and Guildford, which is identified in clauses
21.01, 21.02 and 21.04-1.



providing opportunities for the expansion of regional health, educational and cultural facilities in
Castlemaine (Clause 21.04-2)



ensuring that new residential areas are integrated with existing urban areas to facilitate permeability for
pedestrians and vehicle traffic and ensuring that land use planning is integrated with planning for
transport services (clause 21.04-2).

What are the key findings of the review?
At present, the infrastructure related directions of the MSS focus on infrastructure that is related to urban
development, primarily residential development. There is a need to broaden the scope of the directions in
the Scheme to include references to other infrastructure, as per the SPPF headings.
Key emerging issues and influences for infrastructure have been discussed below, by topic.
Sewerage
The key issue facing the future development of the towns of Elphinstone, Taradale and Guildford is the
provision of reticulated sewerage, which would lead to environmental improvements and ‘un-lock’ the
development potential of the towns. Council has completed an investigation into potential sewerage options
for Taradale (PLN Planning Pty Ltd, 2013). This work confirms there are local treatment options that could
be pursued to provide sewerage to these towns, although Coliban Water is yet to support these proposals.
The MSS should retain and strengthen the existing references to the need for investigating such options.
Landfills
The potential for methane gas to affect residential communities has recently emerged as a major planning
issue in Victoria. The Shire has eight closed landfills and one operating landfill (in Castlemaine). There are
several former landfills in the Diamond Gully area, and in smaller townships in the Shire. The precise
location of these landfills has not been reviewed as part of this project.
The document ‘Best Practice Environmental Management Siting, Design, Operation and Rehabilitation of
Landfills (EPA, 2010)’, identifies the need for buffers distances of up to 500 metres to sensitive land uses for
landfills, unless further environmental audit or investigation work is undertaken. The Best Practice guidelines
state that these investigations should be undertaken when considering planning permit applications or
planning scheme amendments that would allow development within a buffer, (EPA, 2010, 54). This issue
needs to be identified in the MSS.
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Flood levees
During the consultation process for the review, a significant question emerged about who is responsible for
the flood levee for Newstead. A recent Ministerial enquiry asserts that Council should be responsible, but
this is yet to be confirmed. The structural integrity of the levee is unclear. Whilst the management of the
levee is not a planning issue, the structural integrity of the levee could affect land use and development
outcomes if it is found to be inadequate. This is an issue that needs to be monitored by the Shire’s planning
department.
Development contributions
Development contributions require developers to make contributions to physical and community infrastructure
as part of the development process. They usually require the preparation of a Development Contributions
Plan (DCP). DCPs have not been used by Mount Alexander Shire to date. They are generally most useful
when strong residential development activity is anticipated.
As part of this review, issues have emerged relating to development contributions in the Diamond Gully area.
VicRoads is concerned about subdivision activity in the northern part of the Diamond Gully Structure Plan
area. This area is zoned Residential 1 Zone and a permit has been issued a planning permit for a 73 lot
subdivision, which represents quarter to a third of the capacity of this area. VicRoads believes that a
roundabout at the intersection of Pyrenees Highway and Ireland Street will be needed, but has not had the
opportunity to require conditions because there is no direct access to the highway.
At present development is occurring in Diamond Gully with no development contributions plan in place.
VicRoads and Council are exploring a means by which developers would contribute to the cost of a
roundabout such as Section 173 Agreements to avoid a situation where the full cost of the upgrade will be
required from a single developer or small subdivision, which would be unreasonable. Council is investigating
the possibility of a shared infrastructure levy for the area, but this cannot be finalised until lot numbers for
Diamond Gully south are known so the shared costs can be calculated.
The State Government has recently introduced standard infrastructure levies for Councils to use in certain
situations. These have not yet been reviewed, however, they may provide Mount Alexander Shire with a
more useable method of levying contributions for new development in certain situations. They should be
seriously considered by the Shire during the development of any major new urban developments, particularly
if major items of infrastructure are required to service development such as major intersection or highway
works or sewerage extensions.
Wind facilities
The State Government has restricted the establishment of wind energy facilities in the Shire to areas to the
west of the Calder Highway/Freeway through the Schedule to Clause 52.32. Feedback from Council is that
there is not significant demand for these facilities in the Shire, however, it is understood that investigations
have occurred into the establishment of at least one facility in the Shire. If Council wishes to explore these
issues in a strategic way, they could be investigated through the scenic landscapes strategy (EVL.7).
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Recommendations
Amendments to the MSS
It is recommended that the following amendments be made to the clauses of the MSS that relate to transport
and infrastructure:


Create new clauses for ‘Transport and Movement’ and ‘Infrastructure’.



Describe the major planning issues and influences facing the Shire, as per the findings of this review.



Update the objectives, strategies and actions, as per the findings of this review.



Identify the projects listed below as ‘further strategic work’.

Further strategic work
It is recommended that the following strategic planning work be undertaken by the Shire in relation to
transport, movement and infrastructure:
TIN.1)

Investigate the future need for a bypass route for Maldon, in consultation with VicRoads.

TIN.2)

Consider preparing strategic investigations into wastewater issues for the townships of Guildford
and Elphinstone, similar to the ‘Taradale Residential Options Paper’.

TIN.3)

Undertake a preliminary investigation into the location of the nine former landfills in the Shire to
determine:


whether these meet the recommended buffer distances specified in EPA’s Best Practice
Guidelines for the siting and design of landfills (2010)



whether they conflict with an existing residential or sensitive zones, or areas for potential
urban expansion;



identify means by which they can be better identified in the Planning Scheme such as through
the application of the Public Use Zone or the Environmental Significance Overlay.
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Summary of MSS Structure
The suggested MSS structure is shown in the table below.
Proposed clause

Sub-clauses

21.01 Municipal profile
21.02 Municipal vision and framework plan
21.03 Settlement

 Urban growth
 Urban consolidation
 Rural living
 Open space

21.04 Environmental and landscape values

 Biodiversity
 Significant landscapes

21.05 Environmental risks

 Floodplains
 Erosion and salinity
 Contaminated land
 Bushfire

21.06 Natural resource management

 Protection of agricultural land
 Sustainable agricultural land use
 Water

21.07 Built environment and heritage

 Urban environment
 Sustainable environments
 Heritage

21.08 Housing
21.09 Economic development

 Commercial
 Industry
 Tourism

21.10 Transport
21.11 Infrastructure
21.12 Local area plans
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Review of local planning policies
Introduction
Local Planning Policies are tools used to implement the objectives and strategies of the Municipal Strategic
Statement. They assist responsible authorities in exercising their discretion under a zone or overlay. The
Mount Alexander Planning Scheme contains 32 Local Planning Policies, most of which have formed part of
the Planning Scheme since 2000 and have not been altered since this time.
The 2010 review of the Planning Scheme provided a critical assessment of each Local Planning Policy (refer
to Appendix F of Centrum Town Planning, 2010, 91). This review recommended that most of the policies be
removed and that the key strategic directions should be relocated to the MSS or to eleven consolidated
policies.
Following the completion of the report, the Department of Planning & Community Development released
updated Practice Notes for the preparation of Municipal Strategic Statements and Local Planning Policies
(September, 2010). This Practice Note for Writing a Municipal Strategic Statement introduced the ‘new’
approach to preparing Municipal Strategic Statements, which encourages Councils to include policy
guidelines in the MSS. This is the approach that is encouraged under the current Practice Note for Writing a
Municipal Strategic Statement (DTPLI, October, 2013). The recommendations of the 2010 review need to be
refined to respond to the new format for an MSS.
How has the implementation tool been reviewed?
One of the aims of this review is to ensure that the policies are relevant to the strategic directions of the
Planning Scheme and are well written and useable. The DTPLI Practice Note for Writing a Local Planning
Policy (DTPLI, 2013) sets out a series of principles to assist in determining whether a Local Planning Policy is
justified and appropriate. Key principles require are that they:


should not repeat or contradict the State Planning Policy Framework, MSS or zones or overlays;



should be derived from an objective or strategy in the MSS;



should not contain broad strategic objectives and strategies;



should be clear, self-contained and assist the council to make a decision.

The practice note also provides guidance on the preferred structure and format of a local policy.
This section of the report provides an assessment of each policy against these tests and recommendations
about whether the policy should be retained, removed or altered.
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What are the key findings of the review?
The review re-affirms the general conclusions of the 2010 review. This review found that, whilst Council’s
local planning policies have generally served the Shire well, most of them need to be re-structured and
consolidated. Most of the policies were prepared at a time when the MSS was a relatively new concept and
there was a greater reliance on the local planning policy section of the planning scheme, a legacy of pre-VPP
schemes. For example, the township policies at clauses 22.03 to 22.10 contain many policies that are
strategic in nature and should be located in the MSS.
The large number of local policies in the Planning Scheme, possibly the most of any VPP Scheme in Victoria,
has also resulted in some duplication of content between the policies and the MSS. For example, Clause
22.11 (Streetscape), Clause 22.28 (Highway Development) and 22.30 (Building lines and height) contain
similar general objectives. For some applications, all three would policies would need to be considered by
Council before making a decision. This adds to the burden of assessing applications and has the potential to
lead to confusion amongst all users of the planning system.
The review has revealed a number of particular issues of compliance with the VPP Practice Note that are
common to many of the policies in the Planning Scheme, namely they:


do not have clear links with Municipal Strategic Statement;



are too general and do not provide Council or applicants with useful guidance in decision making;



do not make it clear when the policy should be considered;



are inconsistent in the way in which they express statements of policy.

The State Government encourages Councils to use MSS and zones and overlays schedules to provide local
expression where possible, rather than local policies. Nevertheless, there is still an important role for standalone local policies in Planning Schemes when discretion needs to be exercised for particular planning
themes or issues, or when longer and more detailed policy guidance is needed. For example, local heritage
policies often contain design guidelines that would be too long and detailed to include as policy guidelines in
the MSS.
This review recommends that the existing 32 local planning policies be consolidated and re-structured to
reduce the number of policies to eight. The policies that are to be retained have been selected because they
provide important guidance for decision making on:


specific themes that frequently arise (e.g. heritage, development in rural areas); or



particular uses or planning issues that have the potential to cause amenity impacts (e.g. spray drift and
animal keeping); or



because the policies were considered through a strategic process to address specific issues for a
complex or sensitive area (e.g. Happy Valley/Moonlight Flat policy).

Table 1 shows the recommended new local planning policies. Only one policy, the heritage policy, is ‘new’,
although it is proposed to contain some content from the existing heritage policies (22.01and 22.20). The
‘heritage’ section of this report discusses the recommendations for the new policy in more detail.
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The review recommends that the content of the policies that are to be removed will be integrated within the
new MSS or the new local policies. This will occur only occur if the content is:


accurate;



still relevant to decision making in the Shire; and



does not duplicate existing content.

This is to:


ensure that the focus of the Planning Scheme does not change significantly;



provide important policy assistance for decision making on the broad range of issues that are currently
addressed by the local policies; and



maintain the integrity of the Planning Scheme as a document that reflects the values and priorities of
the Mount Alexander community.

Table 2 provides the recommendations for all existing policies. It specifies whether the policy is to be
removed or retained and whether the content is to be removed or incorporated into other clauses of the
Planning Scheme.
Table 1 Recommended Local Planning Policies (LPPs)
Clause

Policy

Application

22.01

Heritage policy

All land within a Heritage Overlay, apart from the
areas to which Clause 22.02 (Maldon) applies.

22.02

Maldon

Township of Maldon as defined on Plan 4: Maldon
Framework Plan (unchanged from current
application)

22.03

Design guidelines for industrial development

All applications to use or develop land in an industrial
zone with the exception of land covered by Schedule
10 to the Design and Development Overlay

22.04

Use and development of land in the Farming and
Rural Living zones

All applications for the use or development of land
(including subdivision) in the Farming Zone and
Rural Living Zone

22.05

Spray drift

All applications to use and develop land for
accommodation or any other sensitive use in the
Rural Living Zone or Farming Zone

22.06

Animal keeping and greyhound training

All applications to use and develop land for animal
keeping and greyhound training

22.07

Dams

All applications to develop a dam in the Rural Living
and Low Density Residential Zones

22.08

Happy Valley/Moonlight Flat structure plan

Land identified as a Local Policy Area on the Happy
Valley/Moonlight Flat Structure Plan
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Table 2 Recommendations for existing Local Planning Policies (LPPs)
Clause & Policy

Recommendations

Existing content

Location in new LPPF

22.01 Castlemaine

Remove and consolidate

Heritage content

 LPP (Heritage policy)

Incorporate content into
other parts of Scheme, as
appropriate.

Residential content

 MSS (Housing)

Commercial content

 MSS (Commercial)

Industrial development

 MSS (Industry)

Gateways and entrances

 MSS (Built environment)

Traffic and transport

 MSS (Transport)

22.02 Maldon

Retain and improve

N/A

Improve links to MSS and
objectives.
22.03 Campbells Creek

22.04 Harcourt

Remove and consolidate

Policy basis

 MSS (Municipal profile)

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement
 MSS (Built environment)

Structure Plan

 MSS (Local area plans)

Remove and consolidate

Policy basis

 MSS (Municipal profile)

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement)
 MSS (Built environment)
 MSS (Agriculture)

22.05 Newstead

Structure Plan

 MSS (Local area plans)

Remove and consolidate

Policy basis

 MSS (Municipal profile)

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement)
 MSS (Built environment)
 MSS (Commercial)

22.06 Chewton

Remove and consolidate

Policy basis

 MSS (Municipal profile)

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement)
 (Built environment)
 MSS (Heritage)
 MSS (Commercial)

22.07 Guildford
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Clause & Policy

Recommendations

Existing content

Location in new LPPF

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement)
, MSS (Significant landscapes)
 MSS (Built environment)

22.08 Taradale

Structure Plan

 MSS (Local area plans)

Remove and consolidate

Policy basis

 MSS (Municipal profile)

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement)
 MSS (Built environment)
 MSS (Heritage)
 MSS (Commercial)

22.09 Elphinstone

Remove and consolidate

Policy basis

 MSS (Municipal profile)

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement)
 MSS(Built environment)
 MSS (Commercial)

22.10 Rural Communities

Remove and consolidate

Policy basis

 MSS (Municipal profile)

Incorporate content into
other parts of Scheme, as
appropriate.

Policies

 MSS (Settlement)
 MSS (Significant landscapes)
 MSS (Built environment)
 MSS (Heritage)
 MSS (Commercial)

22.11 Streetscape

Remove and consolidate

All content

 MSS (Built environment)

All content

 MSS (Settlement)

Incorporate content into
other parts of Scheme, as
appropriate.
22.12 Urban Growth
Boundaries

Remove and consolidate

22.13 Catchment and
Land Protection

Remove and consolidate

Policy basis

 MSS (Water)

Incorporate content into
other parts of Scheme, as
appropriate.

Objectives

 MSS (Agriculture)

Policies

 MSS (Settlement)

22.14 Wildfire
Management
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Clause & Policy

Recommendations

Existing content

Location in new LPPF

22.15 Hilltop and
Ridgeline Protection

Remove and consolidate

All content

 MSS (Significant landscapes)

22.16 Steep Land

Remove and consolidate

All content

 MSS (Significant landscapes)

All content

 MSS (Agriculture)

Incorporate content into
other parts of Scheme, as
appropriate.
Incorporate content into
other parts of Scheme, as
appropriate.

22.17 Pest and Animal
Management

Remove and consolidate

22.18 Spray Drift

Retain and improve

Incorporate content into
other parts of Scheme, as
appropriate.
N/A

Improve description of
when the policy must be
considered, policy basis
and links to MSS.
22.19 Roadside
Conservation

Remove and consolidate

22.20 Natural and
Cultural Heritage

Remove and consolidate

22.21 Water Supply
Catchment Area

Remove and consolidate

22.22 Excisions,
Construction of Housing
and Re-Subdivision of
Land in the Farming and
Rural Living Zones

Retain and improve

22.23 Industrial
Development

Retain and improve

22.24 Animal Keeping
and Greyhound Training

Retain and improve

22.25 Farm Produce
Stalls

Remove and consolidate
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All content

 MSS (Biodiversity)

All content

 LPP (Heritage)

All content

 MSS (Water)

Incorporate content into
other parts of Scheme, as
appropriate
Incorporate content into
other parts of Scheme, as
appropriate
Incorporate content into
other parts of Scheme, as
appropriate
N/A

Rename clause, improve
description of when the
policy must be considered,
policy basis, links to MSS
and objectives.
N/A

Rename clause, improve
description of when the
policy must be considered,
policy basis, links to MSS
and objectives.
N/A

Improve policy basis.
Objectives (landscape)

 MSS (Significant landscapes)

Incorporate content into
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Clause & Policy

Recommendations

Existing content

Location in new LPPF

other parts of Scheme, as
appropriate

Objectives (road safety)

 MSS (Transport)

22.26 Residential
Infrastructure

Remove

22.27 Road Construction

Remove and consolidate

N/A

Superseded by ResCode
(Clause 56)
All content

 LPP (Development of land in
the Farming and Rural Living
Zones)

Content (landscape)

 MSS (Urban environment and
significant landscapes)

Content (road safety)

 MSS (Transport)

All content

 MSS (Built environment)

Objectives

 MSS (Urban environment and
significant landscapes)

Rural areas policies

 MSS (Urban environment and
significant landscapes)

Incorporate content into
other parts of Scheme, as
appropriate
22.28 Highway
Development

Remove
Superseded by ResCode
(Clause 56)

22.29 Sheds and
Outbuildings

Remove and consolidate

22.30 Building Lines and
Height

Remove and consolidate

Incorporate content into
other parts of Scheme, as
appropriate
Incorporate content into
other parts of Scheme, as
appropriate

Remove other policies rely
on ResCode and other
provisions
22.31 Dams

Retain and improve

N/A

Improve links to MSS and
objectives.
22.32 Happy
Valley/Moonlight Flat
Structure Plan
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Conclusions
The Mount Alexander Municipal Strategic Statement has been successful in guiding Council’s strategic
decision making on most land use and development matters in the Shire. Council has prepared 48 planning
scheme amendments since it was introduced in 1999 and relatively few amendments have been difficult to
resolve, required planning panels, or created significant community opposition. Similarly, there have been
only a small number of major or controversial permit applications or VCAT appeals in recent years that have
tested the performance of Council’s local planning policies. The Planning Scheme continues to successfully
facilitate a broad range of development in the Shire, in accordance with the objectives of Planning in Victoria
and the State Planning Policy Framework.
Most of the land use planning issues that face the Shire are well documented in the MSS and have not
changed since the Scheme was introduced. The MSS contains sound objectives and strategies to address
these planning issues, however, there are some major ‘gaps’ where the Shire’s existing strategic directions
are inadequate or need improvement, namely:


bushfire risk and its consequences for settlement;



the nature and extent of flooding risks;



the identification and management of significant landscapes;



the spatial extent of flora and fauna values in the Shire.

At a strategic level, Council is grappling with two key planning issues that have become prominent in recent
times, namely how to manage residential development in areas of high bushfire risk and wastewater issues in
potable water supply catchments. The Shire’s population is concentrated in the central parts of the Shire,
between Maldon in the west and the Calder Freeway in the east. These are also the areas where bushfire
risks are high and also where the pressures for growth are the greatest, both in the townships and rural
areas. This presents some significant challenges for settlement planning in the Shire, most notably at the
urban-forest interface where bushfire hazards are high and important biodiversity values exist. Good
supplies of residential land exist in these areas, although the development potential of some of this land will
be reduced to manage bushfire risks. In order to address these issues, Council should focus its strategic
planning resources on these interface areas, specifically in Castlemaine and Campbells Creek.
The extent of the challenges associated with planning strategically for large areas with high bushfire hazards,
are significant for a small rural shire such as Mount Alexander Shire. Council has commenced strategic
initiatives to addresses bushfire risk, however, progress is slow due to the complexity of the issues and
resources required to properly research and respond to the issues. It is therefore likely that it will take some
years before a strong, clear framework to manage development in all of the Shire’s high risk areas will be
formulated. These issues are common to many rural shires and State Government direction and assistance
should be sought to develop appropriate responses at the local and regional levels.
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Up until a recent agreement was struck with Goulburn Murray Water, State Government Guidelines
prevented Council from issuing permits for new dwellings in open potable water supply catchments. These
issues may be overcome in time through the use of new research and other performance based assessment
tools. In future, there is likely to be a greater emphasis on strategic wastewater planning for local areas, such
as the work that Council has carried out for Taradale. The Shire’s Domestic Wastewater Management Plan
needs to provide specific direction to guide these priorities so that they can be reflected in the Planning
Scheme.
Mount Alexander Shire is, more than ever, operating within a regional planning context through the
development of the Regional Strategic Plan and Regional Growth Plan. The influence of Metropolitan
Melbourne is also likely to only get stronger in the future. Whilst the Shire’s population growth is relatively
low and have not changed for the past 20 years, the Shire’s improved accessibility and changing housing
requirements mean that the MSS and the Planning Scheme need to be ready to respond to higher levels of
change in the future. The Shire’s current settlement vision, Cluster, Connect and Calder Corridor, is now
more than 10 years old. At an appropriate time, Council should give consideration to reviewing this growth
model to elevate the importance of Harcourt and adjusting the role of the smaller towns in the Calder corridor,
depending on their capability for growth.
The Shire’s settlement planning is also influence by changes in the local economy. Large, traditional
manufacturing industries are declining and a range of diverse but smaller businesses are establishing in the
Shire. This will have consequences for land use planning. Increasingly, Council will need to resolve issues
associated with the future of its industrial land, the development of brownfields sites and mixed use
developments. These pressures will elevate the important of sound strategic direction and policies for a
range of planning issues, including design, heritage, urban character and land contamination. The MSS
needs to be improved to provide a stronger foundation for addressing these issues.
Since the last review of the Planning Scheme in 2010, Council has completed or commenced major
strategies on the environment, commercial land, heritage and a structure plan for Diamond Gully. This work
has not yet been included in the Planning Scheme. Some key aspects of the older strategic work have also
not been included in the Planning Scheme and could strengthen the MSS in relation to urban design and
character. There are a number of key strategic studies whose findings need to be reflected in the MSS
through a planning scheme amendment.
In the future, further strategic work is required to provide strategic direction to address the following strategic
issues:


the development potential of land at the urban-forest interface in Castlemaine;



the provision of rural living land; and



existing and potential future industrial land.

The ‘area-based’ strategies that are most urgently required are:


review of the Castlemaine Residential Strategy; and



a structure plan for Harcourt.
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Additional strategic work also needs to be done on the next layer of strategic work for biodiversity and
significant landscapes to more accurately identify what is important and justify the application of planning
tools.
Up until now, Council has only been able to undertake a portion of the further strategic planning work
identified in the Planning Scheme and past reviews due to the availability of funds, staff resources and
changing priorities. Council now puts more time and resources into planning and prioritising its future
strategic program in the most efficient and productive way, although its rate of progress on the further
strategic work identified in this report will depend on the level of additional resourcing that is available. State
Government assistance should be sought for projects that are of regional importance such as the Harcourt
Structure Plan.
One of the key objectives of the review is to improve the useability and consistency of the MSS. The review
has revealed various issues relating to the structure, consistency and integrity of the MSS that need to be
addressed in order to satisfy directions from the State Government on the form and content of Municipal
Strategic Statements. In addition, many of the 32 local planning policies should be consolidated and reduced
to eight local policies. The key strategic directions and policy statements contained within these clauses
should be relocated to the MSS.
Finally, improvements are required in data collection and monitoring, particularly for residential development
and environmental indicators. This will enable more accurate assessments to be made about whether
objectives of the MSS are being met in future planning scheme review work.
In order to address the matters identified in the review, the Mount Alexander MSS and local planning policies
need to be restructured, re-written and updated to provide the Shire with a sound planning framework for the
future.
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Key findings
This review will be implemented by the Shire in many ways over a number of years. The key actions for
Council arising from this review are:
Planning scheme amendment: in the short term, a planning scheme amendment is required to update the
Municipal Strategic Statement and local planning policies in accordance with the findings of this review.
This amendment should address:


all recommendations listed in the ‘amendments to the MSS’ sections in Part B of this report;



the recommended changes to local planning policies as set out in Table 1 and Table 2.

Further strategic work: it is recommended that Council adjust its future strategic planning program to
reflect the ‘further strategic work’ identified in Part B of this report.
Table 3 provides a consolidated list of the further strategic work, by theme, together with a list of suggested
‘high’ priority actions that should be considered for the next 1-3 years, depending on Council budgets and
other priorities.
High priority further strategic work: Table 3 has identified 13 ‘high priority’ items of further strategic work.
These are a combination of further strategic studies, further investigations or assessments, or planning
scheme amendments. The items of further strategic work that are considered to be of highest priority to the
Shire are:


Investigate land at the urban-forest interface in Castlemaine (EVR.6)



Review the Castlemaine Residential Strategy (HRL.1)

These investigations have been identified as high priority actions because Castlemaine is the township where
the highest proportion of the Shire’s growth is occurring. It is imperative that Council has clear direction for
how urban development can occur on zoned land the fringes of the township and how it should grow in the
context of bushfire risks, defendable space requirements and significant landscapes and vegetation. It is
noted that these investigations could include Campbells Creek as significant residential growth is occurring in
this area as well.
Engagement: some of the recommendations of the review will require further consultation and engagement
with agencies and government departments. The key actions are listed in Table 4.
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Table 3 Consolidated list of further strategic work
Ref

Name

Priority

SET.1)

Diamond Gully Structure Plan

High

SET.2)

Update the Urban Living Study.

SET.3)

Harcourt structure plan

SET.4)

Newstead structure plan or urban design
framework

SET.5)

Open Space Strategy

Comment

Settlement

High
Bring forward if development activity
increases or if planning issues of a
strategic nature begin to emerge

Housing and rural living
HRL.1)

Review the Castlemaine Residential
Strategy.

HRL.2)

Assessment of potential areas for rezoning
to the Rural Living Zone; or

High

Prepare following the finalisation of the
Diamond Gully Structure Plan and
amendment
Commence subject to the findings of the
Advisory Committee on Amendment
C36.

Update to the Rural Living Strategy.

Assess land supply and demand in the
Rural Living and Low Density Residential
Zones prior to, or as part of, this work.
Environment and landscape values
ELV.1)

Update the Environment Strategy 20112014.

ELV.3)

Planning scheme amendment to update
the schedules to the Significant Landscape
Overlay

ELV.4)

Apply the Vegetation Protection Overlay to
the roadsides of ‘high’ conservation value.

ELV.5)

Develop criteria and identify potential
areas for the application of the Rural
Conservation Zone.

ELV.6)

Apply ESO for biodiversity protection and
enhancement, including amendments to
ESO5.

ELV.7)

Scenic landscapes strategy

Regular reviews of environmental
indicators recommended.
High

Could be undertaken as part of ELV.5
High

Could be undertaken as part of ELV.5

Environmental risks
EVR.1)

Planning scheme amendment to
implement Castlemaine, Campbells Creek
and Chewton Flood Management Plan.

EVR.2)

Prepare updated flood mapping for Bells
Swamp and Muckleford Creek.
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Ref

Name

Priority

Comment

EVR.5)

Land Management Study to investigate
salinity and erosion management issues.

EVR.6)

Investigate land at the urban-forest
interface in Castlemaine.

High

Consider this task as part of an update
to the Castlemaine Residential Strategy.

EVR.7)

Schedules to the BMO for Campbells
Creek and Newstead.

High

Natural resource management
NRM.1)

Investigate the development potential of
existing lots in the Farming Zone

Consider this task as part of an update
to the Rural Living Strategy.

NRM.2)

Update local policy for development in
rural areas (currently Clause 22.22)

Following the completion of an update to
the Rural Living Strategy

NRM.3)

Re-draft the schedules to the
Environmental Significance Overlay
(ESO1 & ESO2).

In conjunction with GMW.

NRM.4)

Amend the mapping for Environmental
Significance Overlay (ESO5).

In conjunction with GMW and NCCMA,

NRM.5)

Ensure referrals occur to all water
authorities under ESO1 and ESO2.

High

Administrative mechanisms required.

Built environment and heritage
BEH.1)

Urban design plan for the Castlemaine
Central Area for inclusion in the MSS.

BEH.2)

Monitor development activity in the
commercial zones and for multi-unit
dwellings.

BEH.3)

Design and Development Overlays for the
Castlemaine Town Centre.

BEH.4)

Local planning policy on ‘environmental
sustainability’

BEH.5)

Neighbourhood Character Study for
Castlemaine

BEH.6)

Review statements of significance for
Castlemaine

BEH.7)

Implement the heritage study for Metcalfe.

BEH.8)

Review the local planning policy
framework for Maldon

Introduce administrative mechanisms to
monitor floorspace. Monitor activity as
part of future planning scheme reviews

High

Priority to be determined by the findings
of the Thematic Environmental History

Economic development
ECO.1)

CENTRUM TOWN PLANNING
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Ref

Name

Priority

ECO.2)

Prepare an Industrial Land Strategy for the
Shire.

High

ECO.3)

Investigate the preferred location and
extent of commercial uses as part of future
structure planning work for smaller
townships.

Comment

Ongoing, as required.

Transport and infrastructure
TIN.1)

Investigate the future need for a bypass
route for Maldon, in consultation with
VicRoads.

TIN.2)

Consider preparing strategic investigations
into wastewater issues for the townships of
Guildford and Elphinstone.

TIN.3)

Undertake a preliminary investigation into
the location of the nine former landfills in
the Shire to determine

High

Table 4 List of consultation with government departments and agencies

Ref

Action

ELV.2)

Request advice from DEPI and NCCMA about Reference documents in Clause 21.05 of the MSS
that should be retained and removed.

EVR.3)

Engage with DEPI to develop standard policies for the consideration of applications under the
Erosion Management Overlay.

EVR.4)

Engage with DEPI to confirm whether sufficient map-based information exists to apply the Salinity
Management Overlay in the Shire.

EVR.8)

Engage with the CFA to improve planning permit condition requirements.

EVR.9)

Engage with CFA and DTPLI to improve compliance with permit conditions under the BMO.
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Appendix A: Details of consultation events
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Workshop with heritage groups
22 August, 2013, Castlemaine
Attendees:


Christine Henderson, Councillor, Mount Alexander Shire Council



Sharon Telford, Councillor, Mount Alexander Shire Council



Janet Gilmore, Member, Heritage Advisory Committee



Jan Warracke, Member of Heritage Advisory Committee



Peter Brain, National Trust (Mount Alexander Branch)



Jenny Taylor, National Trust, Mount Alexander Branch Vice-President and chair of their planning subcommittee



Kay Thorne, National Trust Mount Alexander Branch, member of the branch sub-committee

Workshop with frequent users
22 August, 2013, Castlemaine
Attendees:


Louise Griffin, Griffin Conveyancing



Simon Disler +one – MARA studio



Kylie Richardson- Maine Design and Construction



Andrea Tomkinson – Tomkinson Group



Alan King - EGSP Building Surveyors



Geoff Crosby – Crosby Architects



Andrew Butt – Senior Lecturer, La Trobe University

Workshop with Country Fire Authority
28 August, 2013, Castlemaine
Attendees:


Andrew Ganey, Land Use Planning Coordinator, Country Fire Authority (Headquarters)



Ian Johnson, Service Delivery & Planning Coordinator, Country Fire Authority (Loddon Mallee Region)
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Workshop with Department of Environment and Primary Industries
5 September, 2013, Epsom
Attendees:


Amanda Johnson, Program Manager, Regional Planning, Department of Environment and Primary
Industries (DEPI)

Workshop with water authorities
9 September, 2013, Castlemaine
Attendees:


Barry Floyd, Water Catchment & Land Use Planning Coordinator, Coliban Water



Camille White, Executive Floodplain Manager, North Central Catchment Management Authority



Neil Repacholi, Section Leader Statutory Planning, Goulburn Murray Water

Workshop with VicRoads and the Department of Transport, Planning and Local Infrastructure
18 September, 2013, at VicRoads Northern Regional Office, Bendigo
Attendees:


Jim Mensforth, Team Leader Road Safety and Traffic Engineering, VicRoads



Len Hall, Team Leader Integrated Transport and Land Use, VicRoads



Mylvaganam Ravivarman, Senior Road Safety and Traffic Engineer, VicRoads



Wilson Ma, VicRoads



Sandra Wilson, Transport Coordination Manager, Department of Transport, Planning and Local
Infrastructure, Loddon Mallee Region.
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Appendix B: Census areas 2006 & 2011
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2011 Census
Castlemaine Region - Code 202021028 (SA2)

Castlemaine - Code 202021027 (SA2)
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Castlemaine State Suburb - Code SSC20270 (SSC)

Castlemaine Urban Locality - Code UCL214003 (UCL)
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2006 Census
Mount Alexander (S) Bal - Code 235105434 (SLA)

Mount Alexander (S) - C'maine - Code 235105431 (SLA)

CENTRUM TOWN PLANNING

186

Mount Alexander Shire MSS & LPP Review, 2014

Castlemaine State Suburb - Code SSC25327 (SSC)

Castlemaine Urban Locality - Code UCL209000 (UCL)
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