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ACKNOWLEDGEMENT OF COUNTRY 
 

To start the official proceedings 
I would like to acknowledge that we are meeting on Jaara country  

of which the members and elders of the Jaara Jaara community and their 
forebears have been custodians for many centuries 

 and have performed age old ceremonies of celebration, initiation and renewal. 
We acknowledge their living culture and their unique role in the life of this region. 

 

1. PRESENT 

Councillors: Tony Bell, Chris Cole, Tony Cordy, Christine Henderson, Bronwen 
Machin, and Sharon Telford. 

 
Officers: Chief Executive Officer (Phil Rowland), Director Corporate Support (Lucy 

Roffey), Director Sustainable Communities (Vicky Mason) and Director 
Sustainable Development (Jason Taylor). 

2. APOLOGIES 

Councillor Michael Redden. 
 
 
MOVED COUNCILLOR COLE 

That Councillor Redden be granted a leave of absence for the Ordinary Meetings 
of Council on 8 and 22 March 2016. 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
 

3. DECLARATIONS OF INTEREST/CONFLICTS OF INTEREST 

Nil. 

4. MINUTES 

4.1. ORDINARY MEETING OF COUNCIL – 23 FEBRUARY 2016 

The unconfirmed minutes of the Ordinary Meeting of the Mount Alexander Shire Council 
held at 7.30 pm on 23 February 2016 at the Mount Alexander Shire Civic Centre have 
been circulated to Councillors. 
 
The unconfirmed minutes have also been posted on the Mount Alexander Shire Council 
website, pending confirmation at this meeting. 

RECOMMENDATION 

That the Minutes of the Ordinary Meeting of the Mount Alexander Shire Council 
held on 23 February 2016 be confirmed. 

  

Minutes of the Ordinary Meeting of Council – Mount Alexander Shire Council – 8 March 2016 Page 4 of 103 
 



 

MOVED COUNCILLOR TELFORD 

That the recommendation be adopted. 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
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5. PUBLIC QUESTION TIME 

 

MOVED COUNCILLOR CORDY 

That standing orders be suspended at 7.36 pm. 

SECONDED COUNCILLOR COLE 

CARRIED. 
 
a. Ms Bridgette McKenzie  
 

Ms McKenzie asked why it has taken six months after a breach of planning 
compliance for an owner to submit a retrospective planning permit application. She 
asked why the matter has not come before Council for decision.  
 
Ms McKenzie noted that planning permit applications for dwellings in the Farming 
Zone have to go to Council for approval everywhere else other than the ones for 
Maldon. Ms McKenzie provided an example. 
 
• The Director Sustainable Development noted that retrospective planning 

applications are treated the same as normal planning applications and therefore 
involve advertising and an opportunity to lodge an objection. 

• The Director Sustainable Development noted that planning permit applications for 
dwellings in the Farming Zones were being presented to Council due to Council 
decisions being made that are not in line with the recommendations of Council 
officers, in order to ensure consistency in decision making. 
 

b. Ms Joyce Sanders 
 

Ms Sanders advised that she was interested in the process to preserve the Chinese 
heritage on the proposed supermarket site. She asked if it were possible to preserve 
one of the cottages by moving it and reducing the requirement for three car parks. 
Ms Sanders also asked if interpretative signage was required to be installed. She 
also noted that he proposed design was unattractive and not in keeping with 
Castlemaine’s heritage. 
 
• The Director Sustainable Development stated that the next step is to get approval 

from the Minister to rezone the land and to approve the conditions of 
development. The planning scheme amendment would then go on exhibition and 
the community would have the opportunity to comment. The Director noted that 
the amendment may be referred to a planning panel if a number of submissions 
received are opposed to it. He advised that a planning panel provides 
recommendations to any changes to the amendment for Council to consider prior 
to its adoption. 

 
c. Ms Lauren Hall Laverton, Treasurer of Castlemaine Theatre Company. 
 

Ms Hall Laverton spoke to the petition regarding the Phee Broadway Theatre 
charges. She noted that the Castlemaine Theatre Company would welcome further 
discussions on the matter with Council. Ms Hall Laverton stated that she felt there 
were a number of issues to consider, being the need for negotiations to commence 
in one week and conclude in a month, that Councillors be included in negotiations 
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and confirmation that Council supports the use of the theatre by community theatre 
groups. 
 

d. Ms Lisa Shaw 
 

Ms Shaw presented a copy of a petition to Council regarding a campaign supported 
by 300 people to liaise with VicRoads requesting that a bike lane be included on the 
Pyrenees Highway as part of the safer roads project between Newstead and 
Castlemaine. 
 
• The Director Sustainable Development noted that the Walking and Cycling  

Strategy includes walking within 2.5 kilometre radius of an urban centre and 
cycling within 5 kilometres. He advised that Council meets regularly with 
VicRoads, with a meeting scheduled this week. The Director advised that he 
believed that the matter would be discussed at that meeting. The Director further 
noted that a cost of a bike lane would be expensive, with a bike trail from 
Castlemaine to Newstead being estimated at $3.5 million along the rail trail. 

• A response to the petition will be brought to the next Ordinary Meeting of Council 
on 22 March 2016 

 
e. Mr Alan Miller 
 

Mr Miller spoke in relation to Planning Permit Application PA256/2015 and urged 
Councillors to contact the Police before approving the permit. Mr Miller noted the 
application is similar to a permit approved in 2014/2015 in regard to a rave party. He 
advised that he felt the proposal presented a potential fire hazard also. Mr Miller 
further asked why is information on Greenlight closed for public viewing, stating that 
residents would like information in order to lodge an objection. 
 
• The Director Sustainable Development noted that the information on Greenlight 

becomes available at the public exhibition stage. He suggested that the Planning 
Permit Application may not be at that stage as yet. The Director noted that it is 
quite likely that Council is still waiting on more information from referral 
authorities or it could be that the notification period has closed  

• Councillor Telford noted that information had been available during the 
notification period. 

 
f. Mr Jay Smith, member of the Youth Advisory Group 
 

Mr Smith stated that he a member of the Youth Space Committee and advised that 
from this Friday there will be a dedicated youth space at Castlemaine Continuing 
Education. Mr Smith said he wished to thank Council and members of the 
Sustainable Communities team for making it happen. 
 
 

MOVED COUNCILLOR BELL 

That Public Question time be extended at 8.02 PM. 

SECONDED COUNCILLOR COLE 

CARRIED. 
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g. Mr Trevor Scott, representative of 350.org 
 

Mr Scott spoke in regard to the appointment of AGL as Council’s energy supplier, 
advising that he was disappointed given their role as polluters. Mr Scott asked if 
Council would consider investing its savings from this contract in renewables or in 
the energy savings reserve. 
 
• The Director Corporate Support outlined the Council Reserve Policy that was 

adopted at the last Council Meeting which states the energy reserve is for 
savings made from investments in energy saving infrastructure, such as solar 
panels.  Its purpose is not for savings from shared procurement activities.  

• Councillor Machin noted that there is interest in looking at alternatives to energy 
supply from renewables. 

 
 
MOVED COUNCILLOR CORDY 

That standing orders be resumed at 8.07pm. 

SECONDED COUNCILLOR TELFORD 

CARRIED. 
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6. PETITIONS AND JOINT LETTERS 

6.1. PETITION - PHEE BROADWAY THEATRE – FUTURE MANAGEMENT AND USE 

Council received a petition on 23 February 2016, signed by nine residents representing 
four theatre organisations, raising concerns about the supervision requirements for 
hirers of the Phee Broadway Theatre. 
 
A report on the petition will be received at this Ordinary Meeting of Council Agenda, see 
Item VIB 04. 

6.2. PETITION CALLING FOR A REVIEW OF THE EXTREME HEAT POLICY 

Council received a petition on 29 February 2016, with 31 signatories, calling on Council 
to review the Extreme Heat Policy and to enable access to the Campbells Creek 
Community Centre on days of high temperature. 

RECOMMENDATION 

That Council receive a report responding to the petition calling for a review of the 
Extreme Heat Policy at the next Ordinary Meeting of Council on 22 March 2016. 

 

MOVED COUNCILLOR TELFORD 

That the recommendation be adopted. 

SECONDED COUNCILLOR CORDY 

CARRIED. 
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7. COMMITTEE REPORTS 

7.1. HERITAGE ADVISORY COMMITTEE  

The unconfirmed Minutes of the Heritage Advisory Committee meeting held on 17 
February 2016 are at Attachment 7.1A. 
. 

RECOMMENDATION 

That the unconfirmed Minutes of the Heritage Advisory Committee meeting be 
noted. 

 

MOVED COUNCILLOR TELFORD 

That the recommendation be adopted. 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
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8. ASSEMBLIES OF COUNCILLORS 

8.1. ASSEMBLIES ON 16, 17 AND 23 FEBRUARY 2016 

RECOMMENDATION 

That the Records for the Assemblies of Councillors on 16, 17 and 23 February 
2016 be entered into the record of this meeting (Attachments 8.1, 8.2 and 8.3). 

 

MOVED COUNCILLOR BELL 

That the recommendation be adopted. 

SECONDED COUNCILLOR CORDY 

CARRIED. 
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9. OFFICER REPORTS 

9.1. A VIBRANT HEALTHY COMMUNITY (VIB) 

VIB 04 RESPONSE TO PETITION – PHEE BROADWAY THEATRE – FUTURE 
MANAGEMENT AND USE 

Responsible Director: Director Sustainable Communities 
Responsible Officer: Manager Liveable Communities 
Original Document: DOC/16/7384 

 Purpose 1.

This report provides a response to a petition requesting Council to review 
operations and procedures at the Phee Broadway Theatre. The petition outlines 
proposals regarding venue procedures and management.  

Refer to: 

Confidential Attachment VIB 04A Petition - Phee Broadway Theatre - Future 
Management and Use - February 2016 

 Background 2.

At its Ordinary Meeting on 23 February 2016, Council received a petition signed by 
nine residents representing four theatre organisations raising concerns about the 
supervision requirements for hirers of the Phee Broadway Theatre. The petition 
outlines that costs for this requirement are a barrier for community access to the 
venue and proposes to work with Council to find solutions and increase community 
use. 

 Policy and Statutory Implications 3.

Local Law No 1 of 2008 sets out how petitions are received by and responded by 
Council as follows: 

Petitions and Joint Letters 

(1)  A petition or joint letter presented to the Council may lie on the table until 
the next ordinary meeting of the Council. No motion other than to receive 
the petition or joint letter may be accepted by the Chairperson at the 
meeting at which it is presented. 

(2)  The Council must receive a report on any petitions or joint letters at the 
next ordinary meeting of the Council or another meeting to be determined 
by the Council. 

(3)  A copy of the text of the petition or joint letter must be included on the 
agenda for the next ordinary or available meeting (as the case may be). 

(4)  A petition or joint letter may nominate a person to whom a reply may be 
sent, but if no person is nominated the Council may reply to the first or any 
person whose signature appears on the petition. 

(5) Every petition or joint letter must be signed by the persons whose names 
are appended to it by their names or marks and, except in cases of 

Minutes of the Ordinary Meeting of Council – Mount Alexander Shire Council – 8 March 2016 Page 24 of 103 
 



 

incapacity or sickness, by no one else, and the address of every petitioner 
or signatory must be clearly stated. 

The supervising technician initiative aligns with the Risk Management Policy 
objectives to proactively manage risk and to safeguard Council assets. 

The objectives of the Victorian Occupational Health and Safety Act include "to 
ensure that the health and safety of members of the public is not placed at risk by 
the conduct of undertakings by employers and self-employed persons". 

A key goal of the Council Plan 2013-2017 is to support the development of ‘A 
vibrant and healthy community’. Council’s goal to support and encourage our 
cultural and arts communities is achieved by providing a range of diverse 
opportunities and initiatives for community participation which are delivered 
through the Phee Broadway Theatre as a key cultural venue for the Shire. 

Goal Two of the Arts Strategy Action Plan 2015 -2017 prioritises nurturing the 
sustained growth of arts and cultural industries. Promoting the use of cultural 
spaces within the Shire to increase opportunities for the creation and experience of 
arts and culture is consistent with this goal. A key action is to ‘increase usage of 
the Phee Broadway Theatre through established strategic, management and 
marketing plans.’ 

 Issues 4.

Current operations  

In 2014, Council undertook a review of the theatre infrastructure and operations as 
part of works to undertake emergency structural repairs to lighting and rigging 
facilities.  

In 2015, Council developed new procedures to ensure safe operations of the 
theatre. The procedures were implemented to improve the standards of the venue, 
ensuring an improved level of customer service and Council’s management of risk 
in relation to duty of care.  

A Venue Technician is required to be engaged to supervise activities and ensure 
safe work methods and procedures are followed; equipment is used correctly and 
also acts as a Fire Warden and First Aid officer during the hire period. A Venue 
Technician is required if the user group is accessing lighting, rigging or technical 
equipment. The Venue Technician is engaged by Council on a user pays, cost 
recovery basis. 

The development of the procedure was informed by: 

• Expert advice from Theatre Safe Australia in July 2014 which recommended 
improved supervision of theatre as part of Council’s duty of care obligation. 

• Benchmarking with other similar venues. 
• Standards set by the industry through the Victorian Association of Performing 

Arts Centres (VAPAC), which identify that all managed venues throughout 
Victoria have supervising technician roles as part of their operations. 

• Council's Risk Management Policy. 
• Identified risks from the operation of the venue such as working from heights, 

3-phase power, complex electrical equipment and overhead rigging. 
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Community Proposal 

The petition from the theatre groups identifies concerns that the current 
requirement of a Venue Technician on a user pays basis is cost prohibitive and 
reduces access to the venue. The petition proposes a review of the current 
procedures to reduce the cost for user groups and hirers.  

The petition was presented to Council by four local theatre organisations: 

• Three's a Crowd Inc. 
• Castlemaine Theatre Company. 
• Castlemaine Youth Theatre. 
• Such as They Are. 

The proposal urges Council to work with theatre groups to enable them to provide 
alternative supervision arrangements during components of their hire period. The 
petition also requests Council to consider external funding to enhance the 
functionality of the theatre space. 

Council’s Role  

The theatre is a key cultural asset for the Shire. The activation and use are 
important to the delivery of Council’s plans and strategies. Council has a role to: 

• Provide a safe facility for users and audiences to experience the performing 
arts. 

• Encourage the community to fully utilise the theatre to support a vibrant and 
engaged community. 

• Mitigate Council's exposure to risk.  

The Venue Technician initiative contributes to the Risk Management Policy 
objectives to proactively manage risk and to safeguard Council assets.  

Council officers will contact user groups to arrange a meeting to discuss ways 
increased community use of the theatre can be facilitated. Some of the proposed 
ideas may be trialled as part of future theatre bookings. Council officers will 
continue to work with stakeholders to review the policies and procedures of the 
Phee Broadway Theatre while maintaining a safe level of operations. 

 Financial and Resource Implications 5.

The current user pays, cost recovery model for the Venue Technician has meant 
that Council has not incurred a direct cost to implement this procedure.   

Council is responsible for the management, maintenance and utilities. There is a 
significant subsidy for community use of the venue. Hire fees are low cost in 
comparison to similar benchmarked venues.  

 Consultation 6.

Council officers have met with representatives from Victorian Association of 
Performing Arts Centres to discuss options and standards set by the industry.  

Council has partnered with City of Greater Bendigo, Capital Theatre for the hire of 
casual Venue Technician and support of the theatre operations including the 
development of new procedures.  
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Council invited users groups and hirers an information session in September 2015 
to outline supervision requirements for the theatre. The following organisations 
were invited: 

• Goldfields Library Corporation 
• Castlemaine Secondary College 
• Castlemaine State Festival  
• Castlemaine Theatre Company 
• Three's a Crowd 
• Castlemaine Youth Theatre 
• Over the Moon Dance Studio 
• Castlemaine Singers 
• Castlemaine North Primary School 
• Chewton Primary School 
• Bendigo Calisthenics Club 
• Castlemaine Ballet Academy 

There are currently no bookings for hire of the theatre from groups who signed the 
petition. 

 Conclusion 7.

Council received a petition signed by nine residents representing four theatre 
organisations with concerns about the supervision requirements for hirers of the 
Phee Broadway Theatre. These relate to the costs for this requirement as a barrier 
for community access to the venue. 

Council has a role in the provision of suitable and safe cultural facilities for the 
community and a duty of care to ensure it is operated in a safe manner that is 
consistent with Council’s Risk Management Policy.  

Council officers will contact user groups to discuss ways increased community use 
of the theatre can be facilitated.  

RECOMMENDATION 

That Council continue to work with stakeholders to review the policies and procedures of 
the Phee Broadway Theatre while maintaining a safe level of operations. 

 

MOVED COUNCILLOR TELFORD 

That Council: 

 Acknowledges that communication between parties has commenced; 1.

 Continue to work with stakeholders to review the policies and procedures of 2.
the Phee Broadway theatre while maintaining a safe level of operations; and 

 Receive a report at a future Council meeting at the earliest opportunity. 3.

SECONDED COUNCILLOR BELL 

CARRIED. 
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9.2. BETTER COMMUNITY FACILITIES (BET) 

BET 05 RESIGNATION OF CHEWTON COMMUNITY AND SENIOR CITIZENS 
CENTRE COMMITTEE OF MANAGEMENT 

Responsible Director: Vicky Mason, Director Sustainable Communities  
Responsible Officer: Community Engagement Team Leader 
Original Document: DOC/16/7235 

 Purpose 1.

The purpose of this report is to request Council formally acknowledge the 
resignation of the membership of the Chewton Community and Senior Citizens 
Centre committee of management. 

 Background 2.

The Chewton Community and Senior Citizens Centre Special Committee of 
Council is Committee of Council, established under Section 86 (3) of the Local 
Government Act 1989. 

On 20 January 2016, the Chewton Community and Senior Citizens Centre Special 
Committee of Council held their Annual General Meeting and all members 
tendered their resignation.  

On the resignation of the Committee, no new members were nominated and the 
resigning Committee agreed to hand the management of the Chewton Community 
and Senior Citizens Centre back to Council.  

 Policy and Statutory Implications 3.

This Committee was formed in order to control and manage the Chewton 
Community and Senior Citizens Centre and to act as a policy development, 
planning, promotion and co-ordinating body for the Council owned property. Its 
powers and administration are governed by an Instrument of Delegation from 
Council. 

In accordance with the Chewton Community and Senior Citizens Centre’s 
Instrument of Delegation, the termination of the delegation shall occur ‘upon the 
resignation of all members of the Special Committee at the same time or within a 
period of 30 days from the date of the first resignation’ (Item 11.1) 

 Issues 4.

The resigning Committee and Council officers have commenced the handover 
process with the cleaning and booking arrangements already being managed by 
Council’s Venues Coordinator. 

 Financial and Resource Implications 5.

The costs associated with the change of management of the Chewton Community 
and Senior Citizens Centre will be delivered with existing resources. 

The remaining funds in the Committees bank account will be allocated to 
outstanding works identified for the Chewton Community and Senior Citizens 
Centre in Council’s Capital Works Program 2016-2017 cost plan completed by 
Prowse Quantity Surveyors.  
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 Consultation 6.

Members of the Chewton Community and Senior Citizens Centre Special 
Committee of Council have made numerous attempts to recruit new members to 
the Committee over the past few years. 

Further consultation was undertaken at the recent Annual General Meeting with 
former Committee members, members of the local community and Council 
representatives regarding the management options available for the Centre and 
the ongoing viability of the Committee. 

 Conclusion 7.

Following the resignation of all members of the Chewton Community and Senior 
Citizens Centre Special Committee of Council and numerous unsuccessful 
attempts to recruit new members, the Centre will be managed by Council. 

RECOMMENDATION 

That Council: 

 Acknowledge the resignation of all members of the Chewton Community and 1.
Senior Citizens Centre committee of management; 

 Write to the retiring Committee members, thanking them for their 2.
contribution to the Committee during their terms of office;  

 Revoke the Instrument of Delegation for the Chewton Community and Senior 3.
Citizens Centre; and 

 Note that the facility is now being managed by Council. 4.

 

MOVED COUNCILLOR CORDY 

That the recommendation be adopted. 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
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9.3. A THRIVING LOCAL ECONOMY (ECO) 

ECO 13 BENDIGO REGION DESTINATION MANAGEMENT PLAN 

Responsible Director: Vicky Mason, Director Sustainable Communities 
Responsible Officer: Manager Local Economy 
Original Document: DOC/16/6633 

 Purpose 1.

The purpose of this report is to present the Bendigo Region Destination 
Management Plan to Council for endorsement. 

Refer to: 

Separate Attachment ECO 13A: Bendigo Region Destination Management Plan, 
Urban Enterprise, November 2015. 

 Background 2.

Bendigo Regional Tourism was established in September 2012, through a 
Memorandum of Understanding between the Shires of Mount Alexander, Loddon, 
Central Goldfields and City of Greater Bendigo. Bendigo Regional Tourism is 
funded through State Government, Council and industry contributions and its aim 
is to provide leadership and support to the regional tourism industry. Council’s 
Director Sustainable Communities and Manager Local Economy have been 
members of the organisation’s steering committee since its inception. In its first 
three years, Bendigo Regional Tourism has delivered a series of initiatives to 
support the promotion, industry development and coordination of the tourism 
industry in the wider region.  

In 2014, Bendigo Regional Tourism was successful in securing funding from 
Regional Development Victoria to develop a Destination Management Plan (the 
Plan). The aim is to build on the Bendigo region’s strong growth and tourism 
potential by delivering a targeted approach focusing on the region’s strengths, 
subsequently maximising employment, growth and investment. A steering group, 
comprising of Bendigo Regional Tourism committee members and Regional 
Development Victoria, was appointed to oversee the project. Following a 
competitive procurement process, Urban Enterprise was appointed to develop the 
Plan and commenced its process in May 2015. 

 Policy and Statutory Implications 3.

Relevant policies, strategies and plans 

Development of a Destination Management Plan for the Bendigo region is 
consistent with the following Council Plan 2013 - 2017 priority ‘Promote the Shire 
as a great place to visit, live and do business’ and is identified as an action in 
Council’s 2015 Annual Plan. 

The Plan also delivers on the Economic Development Strategy 2013 – 2017 
Strategy 6.1 ‘Develop partnerships with neighbouring and regional tourism bodies 
in order to collectively market the greater region and provide initiatives to increase 
the standard of tourism experiences.’       
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 Issues 4.

Tourism Industry characteristics 

The data gathered to inform the Plan illustrates that the tourism industry in the 
Bendigo region is a key contributor to the economy and is experiencing significant 
growth. Tourism provides a gross economic output of $828 million to the regional 
economy and supports 4,170 jobs. The Shire attracts approximately 545,000 
visitors annually, of which 396,000 are day-trippers and 149,000 are overnight 
visitors. The industry generates a direct economic output of $52 million annually 
and supports 488 jobs in the Shire.  

Some of the key features of visitors to the region include: 

• A strong Visiting Friends and Relatives (VFR) market, almost half of all visitors. 

• Melbourne is the key overnight visitor market (46%) followed by regional 
Victoria (37%). 

• The age profile is slightly older in comparison to other regions, providing an 
opportunity to grow a younger demographic. 

• Analysis of visitor activities demonstrates the strength in the region’s arts, 
cultural and heritage offerings. 

• Analysis of visitor attitudes and preferences shows that the current visitor 
profile is more discerning and likely to be interested in more contemporary art 
and cultural experiences (e.g. wine, theatre, galleries). 

Identified Tourism strengths 

The Product Audit identifies and classes this Shire’s product strengths as: 

• Primary strengths (defined as being mature and recognised assets): Arts and 
Culture, Food and Dining, Festivals and Events. 

• Secondary strengths (defined as being established but with scope for further 
development): History and Heritage, Nature Based and Adventure and Retail. 

• Emerging strengths (defined as being new or relatively limited in scale, with 
scope for further development): Cycling and Wine, Cideries and Breweries. 

With a range of strengths in each category, this indicates the Shire has a diverse 
tourism offering with the ability to appeal to a broad visitor market and with 
opportunities for further development. 

Destination development priorities 

The Plan provides analysis of the opportunities recommended to enhance the 
tourism product offer and build on the existing assets across destinations in the 
Bendigo Region. The Shire’s priority projects are listed in Table 21 of the Plan 
(page 68). The 14 projects are wide ranging in nature and aim to either address an 
identified gap in the tourism offering or capitalise on an opportunity that exists. 
Some are existing projects that require further funding; others are purely concepts 
that require further feasibility analysis and planning. Additionally, the projects are a 
mix of government, community and commercial responsibilities. Inclusion in the 
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Plan allows projects to leverage off this profile in order to attract funding and 
support. As well as progressing its own projects, Council can play a key role with 
advocacy and support to community and commercial projects.    

Regional tourism governance 

The final section of the Plan provides an overview of tourism organisation and 
governance in the Bendigo Region, drawing on an outline survey of current 
resources dedicated to tourism and provides some benchmarks for regional 
tourism delivery.  This section also identifies three possible operating models for 
consideration by Bendigo Regional Tourism in order to support sustainable future 
operations: 

1. An independent highly resourced Regional Tourism Board. This option has 
been used for regions which are predominately one major city (Ballarat and 
Bellarine, Geelong regions) and resourcing has essentially been transferred 
from local government to the regional tourism body. The risk in transferring a 
larger region’s responsibilities to one body, and the costs involved, make this 
option less feasible;  

2. An independent low resourced Regional Tourism Board. This option allows 
the interests of all shires to be recognised and for local governments to retain 
control over key tourism operations. This option has been recommended for 
consideration by the consultants; and  

3. A hybrid Local Government and RTO Approach. This is the current approach 
Bendigo Regional Tourism has taken. This option reduces any duplication of 
resourcing and enables regional tourism to leverage off the City Of Greater 
Bendigo’s tourism resources. However, the challenge with this approach is to 
ensure the structure maintains a true representative approach for the whole 
region, and that management of the structure doesn’t impede the City of 
Greater Bendigo. 

The Plan also notes that it is critical that any review of a regional approach to 
tourism includes consideration not only of governance but delivery mechanisms 
such as visitor services and digital marketing. For example, City of Greater 
Bendigo are planning to develop a new tourism website and, through Bendigo 
Regional Tourism, the region is now evaluating the potential of this website 
expanding to become the website for the whole region. For the Shire, such 
collaborative opportunities can result in efficiency gains and more effective delivery 
of services.  

A determination on the final recommendations with regard to governance will be 
brought back to Council in 2016.     

 Financial and Resource Implications 5.

Urban Enterprise have provided costings and estimated economic impact for each 
of the Priority Projects. It is anticipated that funding for the majority of these 
projects would require a mix of confirmed government and private funding in order 
to proceed. 

Council currently contributes $10,000 annually to Bendigo Regional Tourism from 
the Local Economy operating budget. Should a new regional governance and 
delivery model for the Bendigo tourism region be developed, this is likely to impact 
on the delivery and subsequent resource requirements provided by Council to 
deliver tourism services.  
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 Consultation 6.

The consultation phase of the project has involved workshops and meetings 
across the region. In the Shire, two workshops were held – one with Council staff 
and another with business owners from a range of Shire locations and sectors 
within the local tourism industry. A survey was also sent out to local businesses 
through the Local Economy database and Business Mount Alexander. 

 Conclusion 7.

The Bendigo Region Destination Management Plan provides an in-depth analysis 
of the value and characteristics of the tourism industry in the Bendigo region, 
informed through extensive research and consultation. The Plan outlines a set of 
strategic objectives which respond to the key issues and opportunities identified 
and presents a number of potential projects aligned to these objectives for the 
Shire. In addition, the Plan provides a range of initiatives to strengthen governance 
and collaboration across the region.  

RECOMMENDATION 

That Council: 

 Endorse the Bendigo Region Destination Management Plan; and 1.

 Receive a report to a future Council meeting outlining options for the future 2.
governance structure of tourism in the region. 

 

MOVED COUNCILLOR COLE 

That the recommendation be adopted. 

SECONDED COUNCILLOR TELFORD 

CARRIED. 
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ECO 14 PLANNING PERMIT APPLICATION 171/2015- USE AND 
DEVELOPMENT OF A DWELLING, BARN AND DAM ON LOT 4 
LP131458, 60 METCALFE-TARADALE ROAD, METCALFE 

Responsible Director: Jason Taylor, Sustainable Development 
Responsible Officer: Towner Planner 
Original Document: DOC/16/6835 

 Purpose 1.

The purpose of this report is to enable Council to make a determination on 
Planning Permit Application 171/2015 for use and development of a dwelling, barn 
and dam on Lot 4 LP131458, 60 Metcalfe-Taradale Road, Metcalfe. The 
application has been referred to Council for a decision because the development is 
in the Farming Zone. 

Refer to: 

Attachment ECO 14A: Site and context aerial showing dwellings on 
surrounding sites. 

Attachment ECO 14B:  Bushfire Management Plan. 
Attachment ECO 14C:  Plans submitted with application. 

 Background 2.

This application was lodged on 22 June 2015 and seeks approval for the use and 
development of a dwelling, barn and dam at 60 Metcalfe-Taradale Road, Metcalfe. 

The subject site of 16.17 hectares is located approximately three kilometres to the 
north-east of Taradale and three kilometres to the south-west of Metcalfe. The lot 
appears to have been created in 1984.  

The subject site is located within the Farming Zone and covered by an 
Environmental Significance Overlay relating to water protection within the Lake 
Eppalock Catchment and the Bushfire Management Overlay. 

The lot is irregular in shape and has only a relatively short frontage to Metcalfe-
Taradale Road. The road reserve retains remnant native trees and vegetation 
which makes vehicle access to the lot difficult. Current vehicle access is gained 
through Crown land to the south. 

The topography of the land is moderately undulating. Most of the land has been 
cleared of vegetation, though some significant native trees are scattered over the 
site. 

Two small dams have been constructed on waterways which traverse the property. 

The site is adjoined to the south and west by Crown land. Lots to the north, east 
and south-west are generally similar sized lots; most have been developed with 
dwellings though the lot to the immediate north-east is vacant. 

All surrounding land is located within the Farming Zone; the closest land zoned for 
residential purposes is at Taradale and Metcalfe.  

The application proposes the use and development of an off-grid dwelling, farm 
barn and a three megalitre dam. The dwelling is to be setback 55 metres from the 
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Metcalfe-Taradale Road south boundary and 88 metres from the east boundary.  
The barn is to be sited to the west of the dwelling and the dam to the north. 

The application proposed vehicle access from the south through Crown land. This 
has been amended so access will be directly from Metcalfe-Taradale Road.  

The application states the dwelling is to support niche farming enterprises to be 
undertaken on the land. A farm plan is included detailing a diversity of small scale 
agricultural enterprises to be undertaken on the land. 

 Policy and Statutory Implications 3.

State Planning Policy Framework (SPPF)  

Clause 12.04-2 Landscapes  

Planning should assist in the protection of landscapes and significant open spaces 
that contribute to character, identity and sustainable environments. 

Clause 11.05-3 Rural Productivity  

The policy objective for Rural Productivity is to manage land use change and 
development in rural areas to promote agriculture and rural production with a focus 
on non-agricultural uses being appropriately located.  It includes strategies to 
prevent inappropriately dispersed urban activities in rural areas and limit new 
housing in rural areas, including discouraging development of isolated small lots in 
the rural zones from use for single dwellings, rural living or other incompatible 
uses. 

Clause 14.01-1 Protection of Agricultural Land 

The objective of this clause is to protect productive farmland which is of strategic 
significance in the local or regional context.  

Clause 14.02-1 Catchment Planning and Management  

The objective of this clause is to assist the protection and, where possible, 
restoration of catchments, waterways, water bodies, groundwater, and the marine 
environment. 

Clause 14.02 -2 Water quality  

The objective of this Clause is to protect water quality. 

Clause 16.02-1 Rural Residential Development 

Planning should manage development in rural areas to protect agriculture and 
avoid inappropriate rural residential development. 

Clause 19.03-2 Water supply, sewerage and drainage  

The protection of water supply from uses that may cause possible contamination 
must be considered in permit applications. 

Local Planning Policy Framework (LPPF) 

Clause 21.02 Key issues influencing the shire’s future land use planning and 
development 
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Agriculture is identified as a key issue which is of importance to the Shire’s future 
land use planning and development. Land use planning decisions should not 
reduce the potential for agricultural production. 

Clause 21.03 Municipal Vision and Framework Plan 

Council’s vision aims to manage and sensitively develop the built and natural 
resources of the Shire in ways which are ecologically sustainable and secure an 
improved economic future, enhances lifestyle quality and maintains heritage 
character. Strategies to achieve this vision include protection of agriculture land 
uses from incompatible non-agricultural based development.  

Clause 21.04-4 Rural Living 

Within the Shire, the only areas specifically designated for rural living are around 
Castlemaine, to the north, west and south. However, the prevalence of small lots 
throughout many areas of the municipality makes a substantial contribution to local 
supply and poses a significant land management issue.  

Unlike many agriculturally based rural municipalities, Mount Alexander Shire’s 
mining heritage means that the land subdivision pattern in the Shire is highly 
fragmented into small lots throughout the rural areas, and has resulted in rural 
living activity being dispersed throughout rural areas.   

There is no requirement to provide a continuing supply of rural living land.  

Clause 21.04-6 Agriculture 

The Municipal Strategic Statement (MSS) identifies agriculture as a significant 
industry within the Shire. The MSS specifically seeks to maintain the status of 
agriculture as a key element of the economy, prevent land use conflicts between 
agricultural and sensitive uses, and preserve broad area agriculture by maintaining 
rural land in large lots and discouraging non-rural use of agricultural land. 

Clause 22.13 Catchment and land protection 

It is policy that use and development applications should:  

• Incorporate measures that protect and/or improve the quality and 
sustainable development of natural resources;  

• Be consistent with and seek to implement a whole farm management plan;  
• Consider impacts on soil, water, flora, fauna, air and ecosystems;  
• Include a land capability assessment; and  
• Consider the impact on the quality of natural resources in the water 

catchment.  

Clause 22.21 Water Supply Catchment Area  

The purpose of this Clause is to ensure the protection and maintenance of water 
quality and quantity within the water supply catchment area and to prevent 
increased surface water runoff, or concentrated surface water runoff, leading to 
erosion, siltation, pollution of water courses, drains and other features. 

Clause 22.22 Excisions, construction of housing and re-subdivision of land in the 
farming and rural living zones 

Policy seeks to promote land use and development by requiring that all 
applications on land within the Farming Zone be assessed according to criteria 
relating to the planning history of the site, surrounding land uses, existing levels of 
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infrastructure, the agricultural quality of the land, the level of any environmental 
constraints, and the degree to which the proposal supports the continued 
agricultural use of the land. 

The objective of this Clause is to ensure that lots smaller than that specified in the 
Schedule to the Farming Zone are consistent with the purposes of the zone.  

It is policy to discourage new house developments on existing small lots in all rural 
areas except if (and in addition to all other considerations);  

• The lot has been created since the introduction of planning controls;  
• The development is completed by 1 October 2003; and  
• The development will not inhibit the rights of existing farms to continue their 

operations.  

Clause 22.30 Building Lines and Height 

This policy seeks to ensure adequate setback distances are provided for 
separation between different uses, to maintain amenity and provide attenuation for 
off-site impacts. For land in the Farming Zone it is recommended development be 
setback 30 metres from a minor road, 15 metres from an adjoining property 
boundary, 100 metres from a waterway and 100 metres from a dwelling not in the 
same ownership. 

Reductions in setbacks can be considered in relation to the topography of the land, 
the effect on attractive views of the road or natural landscape, and the design of 
both buildings and landscaping to allow the development to be accommodated by 
the surrounding landscape. 

Zoning 

Clause 35.07 Farming Zone (FZ) 

The provisions of Clause 35.07-1 of the Farming Zone require that a planning 
permit is required for both the use and development of a dwelling on lots with an 
area less than 40 hectares.  

The purpose of the Farming Zone is to: 

• To implement the State Planning Policy Framework and the Local Planning 
Policy Framework, including the Municipal Strategic Statement and local 
planning policies. 

• To provide for the use of land for agriculture. 
• To encourage the retention of productive agricultural land. 
• To ensure that non-agricultural uses, including dwellings, do not adversely 

affect the use of land for agriculture. 
• To encourage the retention of employment and population to support rural 

communities. 
• To encourage use and development of land based on comprehensive and 

sustainable land management practices and infrastructure provision. 

Overlays 

Clause 42.01 Environmental Significance Overlay (ESO) Schedule 1 – Lake 
Eppalock Catchment 

Planning permission is required for the construction of the dwelling under the 
provisions of this overlay. 
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The purpose of the ESO is to identify areas where the development of land may be 
affected by environmental constraints and to ensure that development is 
compatible with identified environmental values. 

The environmental objective to be achieved under the Lake Eppalock Catchment 
is to ensure the protection and maintenance of water quality and water yield within 
the Eppalock Water Supply Catchment Area as listed under Section 5 of the 
Catchment and Land Protection Act 1994. 

Clause 44.06 Bushfire Management Overlay (BMO) 

Planning permission is required for the construction of a dwelling under the 
provisions of this overlay. 

The purpose of this overlay is: 

• To ensure that the development of land prioritises the protection of human 
life and strengthens community resilience to bushfire. 

• To identify areas where the bushfire hazard warrants bushfire protection 
measures to be implemented. 

• To ensure development is only permitted where the risk to life and property 
from bushfire can be reduced to an acceptable level. 

Particular provisions 

Clause 52.47 Planning for Bushfire 

The purpose of this clause is to ensure the development of land prioritises the 
protection of human life and strengthens community resilience to bushfire.  
Development should appropriately respond to bushfire hazard with regard to 
location, design and construction of development and only be permitted where the 
risk to life, property and community infrastructure from bushfire can be reduced to 
an acceptable level. 

Particular to the development of a single dwelling on a lot is the need to specify 
location, design and construction measures for a single dwelling that reduces the 
bushfire risk to life and property to an acceptable level. 

 Issues 4.

Use of land in the Farming Zone for dwellings 

The State Planning Policy Framework and Local Planning Policy Framework place 
a strong emphasis on protecting agricultural land zoned Farming for on-going 
agricultural use, and avoiding dwellings adversely affecting this preferred outcome.  

There is a clear direction throughout state and local policies, particularly Clauses 
11.05-3, 16.02-1, 21.03, 21.04-4 and 22.22, to focus rural living into areas zoned 
for that purpose, to discourage development of isolated small lots throughout the 
Shire and to discourage the use of existing old Crown allotments in the Farming 
Zone for rural living purposes.  

Within the Shire, the only areas specifically designated for rural living are around 
Castlemaine. 

The use of a dwelling in the Farming Zone on a lot less than 40 hectares in area is 
a discretionary use. Clause 22.22 provides clear policy for assessment of 
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dwellings on lots less than 40 hectares, and seeks to retain land for farming 
purposes above any other land use.  

The use and development of a dwelling on the site is proposed to support a niche 
farming enterprise. Whilst this development is not expected to inhibit the rights and 
continued operation of existing farming, the current proposal is for only relatively 
limited farming. 

Clause 22.22 also requires that applications on land within the Farming Zone give 
consideration to the planning history of the site, surrounding land uses, existing 
levels of infrastructure, environmental constraints and the degree to which the 
proposal supports the continued agricultural use of the land. 

The subdivision pattern of surrounding land is relatively fragmented into similar 
sized lots. When land of this size is developed for housing it prevents the land from 
being easily consolidated into a large and more viable farming property. 
Development of this site provides only limited opportunity for niche or boutique 
farming. 

The subject site was created by subdivision in the early 1980s. This sort of 
subdivision pattern would not be supported by the planning scheme now.  

The subject site is generally of low agricultural quality with shallow depleted clay 
silty soils and only small pockets of soft humus rich soils. It is proposed to use 
these areas for isolated productive food gardens. 

Allowing this dwelling and its associated limited agriculture will create a long term 
barrier to this land being used for traditional grazing as part of a larger property.  

There is potential to use permit conditions to require a more considered farm 
management plan to be developed. Such a plan could also consider how the 
environmental condition of the land and waterways could be improved and 
protected.  

Given the existing levels of dwelling development in proximity to this site it is 
unlikely another dwelling would create any significant increase in conflict between 
uses. 

Bushfire protection 

The application originally proposed access to the site from Metcalfe-Taradale 
Road through Crown land to the south. Concerns were raised from Country Fire 
Authority about the ongoing maintenance of this access for emergency access.   

Officers from Council’s Infrastructure Unit have determined there is the possibility 
of access directly from Metcalfe-Taradale Road. CFA have now returned 
conditions based on this access.  

Protection of catchments 

A land capability assessment was submitted with the application. It determines the 
land has sufficient area for the treatment and containment of effluent and 
wastewater at setbacks that meet Environment Protection Authority setback 
requirements.  
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 Financial and Resource Implications 5.

The cost of any appeal to the Victorian Civil and Administrative Tribunal. 

 Consultation 6.

Advertising 

Notice of the application was given in accordance with Sections 52(1)(a) and 
52(1)(d) of the Planning and Environment Act 1987 to owners and occupiers of 
adjoining land and. A sign was also placed on-site. 

No objections have been submitted. 

External Referrals 

• Country Fire Authority – sought further information regarding vehicle 
access – no objections subject to conditions 

• The application was not required to be referred to Goulburn-Murray Water 
(G-MW) under the provisions of a Memorandum of Understanding between 
(G-MW) and Mount Alexander Shire Council. However mandatory 
conditions must be applied to any permit.   

Internal Referrals 

• Infrastructure Unit 
  No objection subject to conditions 

• Environmental Health Unit 
  No objection subject to conditions 

 Conclusion 7.

Council has received an application for use and development of dwelling, barn and 
dam on Lot 4 LP131458, 60 Metcalfe-Taradale Road, Metcalfe.  

The subject site is surrounded by relatively small rural lots, most of which contain a 
dwelling.  

The application includes a farm plan for a diversity of small scale farming activity to 
be trialled on the land. A condition on any permit issued can require an improved 
farm management plan.  

The state and local provisions of the planning scheme place a strong emphasis on 
protecting agricultural land zoned Farming for on-going agricultural use. A dwelling 
on a lot under 40 hectares is a discretionary use. 

In this instance the proposed dwelling offers limited agriculture outcomes and is a 
relatively poor response to State and Local Planning Policy and the objectives of 
the Farming Zone. However, the proposed dwelling is unlikely to have a 
detrimental impact on agriculture in the area and is a form of development 
consistent with other development in this area.  

On balance the application should be supported with conditions.  
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RECOMMENDATION 

That Council issue a Planning Permit for use and development of a dwelling, barn and 
dam on Lot 4 LP131458, 60 Metcalfe-Taradale Road, Metcalfe, subject to the following 
conditions:   

1 NO LAYOUT ALTERATION 

1.1 The use and development allowed by this permit as shown on the endorsed 
plan(s) and/or described in the endorsed documents must not be altered or 
modified (for any reason) except with the prior written consent of the responsible 
authority. 

2 FARM MANAGEMENT PLAN  

2.1 Prior to the construction of a dwelling, the owner/applicant must submit to the 
responsible authority, a whole farm plan.  This plan must show how the land is to 
be managed in relation to the following: 

• Stocking rates of any cattle or livestock; 
• Management of weeds and pests; 
• Erosion management; 
• Details of agricultural practices; 
• Conservation of native plants, birds, animals; 
• Soils and vegetation management; 
• Farm and domestic water supply. 

2.2 Once the whole of farm plan is to the satisfaction of the Responsible Authority, the 
whole of farm plan will be endorsed and form part of this permit. 

3 SECTION 173 AGREEMENT 

3.1 Prior to the use of the dwelling the landowner must enter into an agreement with 
the responsible authority made pursuant to Section 173 of the Planning and 
Environment Act 1987, and the agreement must be registered on the title to the 
land under Section 181 of the Act, which provides to the satisfaction of the 
Responsible Authority that:  

• The use of the dwelling permitted by this permit must only be in 
association with the ongoing agricultural use of the land and must be in 
accordance with the endorsed farm plan.   

• The endorsed farm plan may be amended in response to an alternative 
farming use with the prior written approval of the responsible authority.  
The landowner/applicant would be required to submit an alternative Farm 
Management Plan for the approval of the Responsible Authority prior to 
the change of use.  

3.2 The land owner must pay the reasonable costs of the preparation, execution and 
registration of the Section 173 Agreement. 

4 COUNTRY FIRE AUTHORITY REQUIREMENTS 

4.1 The bushfire mitigation measures forming part of this permit or shown on  the 
endorsed plans, including those relating to construction standards, defendable 
space, water supply and access, must be maintained to the satisfaction of the 
responsible authority on a continuing basis. This condition continues to have force 
and effect after the development authorised by this permit has been completed. 

4.2 Bushfire Management Plan 
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4.3 Before the development starts, an amended bushfire management plan which is 
generally in accordance with the one shown in the Bushfire Management 
Statement (by Thistle Group 5 December 2015) must be submitted to and 
endorsed by the Responsible Authority. The plan must show the following bushfire 
mitigation measures (a) – (d) below, unless otherwise agreed in writing by the CFA 
and the Responsible Authority: 

4.4 Defendable space 
Show an area of defendable space for a distance of 53m around the proposed 
dwelling in all directions where vegetation (and other flammable materials) will be 
modified and managed in accordance with the following requirements: 

• Grass must be short cropped and maintained during the declared fire 
danger period. 

• All leaves and vegetation debris must be removed at regular intervals 
during the declared fire danger period. 

• Within 10 metres of a building, flammable objects must not be located close 
to the vulnerable parts of the building. 

• Plants greater than 10 centimetres in height must not be placed within 3m 
of a window or glass feature of the building. 

• Shrubs must not be located under the canopy of trees. 
• Individual and clumps of shrubs must not exceed 5 sq. metres in area and 

must be separated by at least 5 metres. 
• Trees must not overhang or touch any elements of the building. 
• The canopy of trees must be separated by at least 5 metres. 
• There must be a clearance of at least 2 metres between the lowest tree 

branches and ground level. 

4.5 Construction standards 
Nominate a minimum Bushfire Attack Level of BAL – 19 that the building will be 
designed and constructed to. 

4.6 Water supply 
Show 10,000 litres of effective water supply for firefighting purposes which meets 
the following requirements: 

• Is stored in an above ground water tank constructed of concrete or metal. 
• All fixed above-ground water pipes and fittings required for firefighting 

purposes must be made of corrosive resistant metal. 
• Incorporate a ball or gate valve (British Standard Pipe (BSP) 65mm) and 

coupling (64 mm CFA 3 thread per inch male fitting). 
• The outlet/s of the water tank must be within 4m of the access way and be 

unobstructed. 
• Be readily identifiable from the building or appropriate identification 

signage to the satisfaction of CFA must be provided. 

Any pipework and fittings must be a minimum of 65 mm (excluding the CFA 
coupling). 

4.7 Access 
Show the access for firefighting purposes which meets the following requirements: 

• Direct vehicular access from the road to the allotment 
• Curves must have a minimum inner radius of 10m. 
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• The average grade must be no more than 1 in 7 (14.4 per cent) (8.1 
degrees) with a maximum of no more than 1 in 5 (20 per cent) (11.3 
degrees) for no more than 50m. 

• Have a minimum trafficable width of 3.5m of all- weather construction. 
• Be clear of encroachments for at least 0.5m on each side and 4m above 

the access way. 
• Dips must have no more than a 1 in 8 (12.5 per cent) (7.1 degrees) entry 

and exit angle. 
• Incorporate a turning area for firefighting vehicles close to the building. 
• Incorporate passing bays at least every 200m which must be at least 20m 

long and have a minimum trafficable width of 6m. 

5 GOULBURN-MURRAY WATER (MANDATORY CONDITIONS) 

5.1 All wastewater from the proposed dwelling must be treated and disposed of using 
an EPA approved system, installed operated and maintained in compliance with 
the current EPA Code of Practice for Onsite Wastewater Management and 
Certificate of Approval.  

5.2 All construction activities must follow sediment control principles outlined in 
“Construction Techniques for Sediment Pollution Control (EPA, 1991). 

5.3 The wastewater disposal area must be kept free of stock, buildings, driveways and 
service trenching and must be planted with appropriate vegetation to maximise its 
performance. Stormwater must be diverted away. A reserve wastewater field of 
equivalent size to the primary disposal field must be provided for use in the event 
that the primary field requires resting or has failed.  

5.4 Where the following features are present in proximity to the subject land, the 
wastewater disposal area must be located:  
a) Above the 1 in 100 year flood level  
b) At least 60 metres from any dams; and  
c) At least 20 metres from any bores. 

6 ENVIRONMENTAL HEALTH REQUIREMENTS 

6.1 The applicant will be required to install an all-waste on-site waste water system.  
The system must be an Environment Protection Authority approved system 
installed, operated and maintained  in accordance with the Environment Protection 
Authority’s current edition of the Code of Practice – Onsite wastewater 
management and the Australia New Zealand Standard AS/NZS 1547:2012 – On-
site wastewater management.  

6.2 Prior to any development the applicant shall apply for a Permit to Install a Septic 
Tank in accordance with Part IXB of the Environment Protection Act 1970.  

7 INFRASTRUCTURE REQUIREMENTS 

7.1 DRAINAGE WORKS 
The whole of the subject land, including landscaped and paved areas, must be 
graded and drained to the satisfaction of the council as the responsible drainage 
authority so as to prevent the discharge of water from the subject land across any 
road or onto any adjoining land. 

7.2 The stormwater runoff from future buildings and paved areas must be directed to 
storage tanks / reuse dams and any overflow dissipated as normal unconcentrated 
overland flow.  

7.3 INTERNAL DRIVEWAY AND VEHICLE CROSSOVER 
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The internal driveway access shall be constructed to appropriate engineering 
standards approved by Council. 

7.4 The main access to the lot is from Metcalfe-Taradale Road.  The developer is to 
construct vehicle crossovers to the requirements of Council.  Council’s minimum 
standards are: - 

• 3.5 metres wide. 
• With appropriately sized reinforced concrete pipes 4.8metres long centred 

on the crossover.  Minimum size is 375 mm diameter. 
• Low profile culvert end-walls to all culvert ends. 
• 100mm minimum compacted thickness of road base gravel from edge of 

pavement to property line. 
• No impeding or redirection of existing surface flows as a result of these 

works. 

7.5 REMOVAL OR TRIMMING OF ROAD RESERVE TREES 
If the applicant / property owner require removing or Trimming of trees in the road 
reserve as part of the development or as part of future works, all the cost of such 
removal must be borne by the applicant / Property owner. Applicant / Property 
owner must obtain consent and necessary work permits from the council for such 
future tree trimmings/ removals prior to commencement of the works. 

7.6 SEDIMENT POLLUTION CONTROL 
The developer must restrict sediment discharges from any construction sites within 
the land in accordance with Construction Techniques for Sediment Pollution 
Control (EPA 1991). 

7.7 CONSENT FOR CONSTRUCTIONS  
All existing road reservation assets are to be protected and maintained throughout 
the works including all utilities and services. Any damage is to be restored prior to 
issuing of statement of compliance. 

8 EXTERNAL CLADDING 

8.1 All external cladding and trim (including the roof) of any buildings hereby permitted 
shall be of a non-reflective nature. Cladding materials shall be coloured or painted 
in muted shades or in colours satisfactory to the Responsible Authority and shall 
be maintained to the satisfaction of the Responsible Authority. Any painting 
required by this condition shall be completed within six months of the fixing of the 
cladding. 

9 EXPIRY OF PERMIT 

• This permit will expire if one of the following circumstances applies: 
• The development is not commenced within two (2) years of the date of this 

permit. 
• The development has not completed within four (4) years of the date of this 

permit. 
• The use has not commenced within four (4) years of the date of this permit. 

In accordance with Section 69 of the Planning and Environment Act 1987, an 
application may be submitted to the Responsible Authority for an extension of 
the periods referred to in this condition. 

PERMIT NOTES: 

GOULBURN-MURRAY WATER: 
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Application must be made to Goulburn-Murray Water prior to construction of 
any dams on the subject land. A licence must be obtained where surface or 
groundwater supplies are taken and used for commercial irrigation purposes 
or if a dam is to be constructed on a waterway as defined under the Water Act 
1989. For further information, the applicant should contact Goulburn-Murray 
Water Diversion Operations on (03) 5833 5740. 

WORKS ON ROAD RESERVE:   

Prior to the commencement of any works on the road reserve the 
owner/applicant must submit a Minor Works in a Road Reserve application 
and be issued a permit to occupy the road for works. 

 

MOVED COUNCILLOR TELFORD 

That Council defer consideration of Planning Permit application 171/2015 for use 
and development of a dwelling, barn and dam on Lot 4 LP131458, 60 Metcalfe-
Taradale, Metcalfe to allow the application to be advertised in accordance with the 
Section 52 of the Planning and Environment Act 1987. 

SECONDED COUNCILLOR COLE 

CARRIED. 
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ECO 15 PLANNING PERMIT APPLICATION 275/2015 - USE AND 
DEVELOPMENT OF A DWELLING ON LOT 1, TP15763, 8705 MIDLAND 
HIGHWAY BARKERS CREEK 

Responsible Director: Jason Taylor, Director Sustainable Development 
Responsible Officer: Town Planner 
Original Document: DOC/16/6572 

 Purpose 1.

The purpose of this report is to enable Council to make a determination on 
Planning Permit Application PA257/2015 for use and development of a dwelling on 
Lot 1, TP15763, 8705 Midland Highway Barkers Creek. The application has been 
referred to Council for a decision, as there is one objection. 

Refer to: 

Attachment ECO 15A: Context and site aerial. 
Attachment ECO 15B: Final plans submitted with application. 

 Background 2.

This application was lodged on 7 April 2015 and seeks approval for the use and 
development of a dwelling on Lot 1, TP15763, 8705 Midland Hwy Barkers Creek. 

The subject site is located approximately 4.2 kilometres north of the centre of 
Castlemaine. The township of Harcourt is approximately 2.5 kilometres to the north 
east by road. 

The subject site is located within the Rural Living Zone and is covered by the 
Environmental Significance Overlay (ESO5). 

The site is a single allotment of 0.766 hectares in area. The lot is an irregular 
shaped lot. Barkers Creek forms the western boundary to the lot. The site is 
relatively flat with minimal vegetation, except for a significant rise on the northern 
side of the lot, with the proposed dwelling to be located on this rise.  

The proposed dwelling is a two bedroom single story building constructed of brick, 
with a concrete tile roof. The dwelling will be set back approximately 80 metres 
from School Road, approximately seven metres from the northern boundary, with 
vehicle access from Midland Highway. 

The surrounding land is of a similar nature and topography, with dwellings 
approximately 100 metres to the south-west, 35 metres to the north, and 150 
metres to the south. 

All surrounding land is located within the Rural Living Zone, except to the east, 
which is zoned Road Zone Category 1, Public Use Zone 4 – being the railway line, 
and Farming Zone. The closest land zoned for residential purposes is within the 
Harcourt Township. 

 Policy and Statutory Implications 3.

State Planning Policy Framework (SPPF)  

Clause 12.04-2 Landscapes  
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Planning should assist in the protection of landscapes and significant open spaces 
that contribute to character, identity and sustainable environments. 

Clause 16.02 Housing form 

The objective of this clause is to identify land suitable for rural living and rural 
residential development. 

Clause 19.03-2 Water Supply, sewerage and drainage 

To plan for the provision of water supply, sewerage and drainage services that 
efficiently and effectively meet State and community needs and protect the 
environment.  

Local Planning Policy Framework (LPPF) 

Clause 21.03 Municipal Vision and Framework Plan 

Council’s vision aims to manage and sensitively develop the built and natural 
resources of the Shire in ways which are ecologically sustainable and secure an 
improved economic future, enhances lifestyle quality and maintains heritage 
character. Strategies to achieve this vision include protection of agriculture land 
uses from incompatible non-agricultural based development. 

Clause 21.04-4 Rural Living 

Within the Shire, the only areas specifically designated for rural living are around 
Castlemaine. These areas are to the north of Castlemaine (Barkers Creek area), to 
the west of Castlemaine (towards Muckleford) and to the south of Castlemaine 
(Ross Drive area). In areas in close proximity to services and settlements and in 
locations which do not compromise existing land uses and values and future needs 
of the community.  

The prevalence of small lots throughout many areas of the municipality makes a 
substantial contribution to local supply and poses a significant land management 
issue. Unlike many agriculturally based rural municipalities, Mount Alexander 
Shire’s mining heritage means that the land subdivision pattern in the Shire is 
highly fragmented into small lots throughout the rural areas, including forest areas 
around Maldon and Castlemaine.  

There is no requirement to provide a continuing supply of rural living land. 

Clause 22.22 Excisions, construction of housing and re-subdivision of land in the 
farming and rural living zones 

This Clause applies to land in the Rural Living Zone, however, no objectives are 
relevant. 

Clause 22.28 Highway Development 

This policy applies to the use and development of land with frontage to and/or 
within 100 metres of the Calder Highway (existing Calder corridor and the future 
alignment of the Calder Highway), Pyrenees Highway and the Midland Highway. 

Clause 22.30 Building Lines and Height 

This policy seeks to ensure adequate setback distances are provided for 
separation between different uses, to maintain amenity and provide attenuation for 
off-site impacts. For land in the Rural Living Zone it is recommended development 
be setback 30 metres from a minor road, 15 metres from an adjoining property 
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boundary, 100 metres from a waterway and 100 metres from a dwelling not in the 
same ownership. 

Reductions in setbacks can be considered in relation to the topography of the land, 
the effect on attractive views of the road or natural landscape, and the design of 
both buildings and landscaping to allow the development to be accommodated by 
the surrounding landscape. 

Zoning 

Clause 35.03 Rural Living Zone 

Under Clause 35.03-1, a permit is required for the use and development of a 
dwelling for lots under 2 hectares in this area. 

The purpose of the Rural Living Zone is to 

• Implement the State Planning Policy Framework and the Local Planning 
Policy Framework, including the Municipal Strategic Statement and local 
planning policies. 

• To provide for residential use in a rural environment. 
• To provide for agricultural land uses which do not adversely affect the 

amenity of surrounding land uses. 
• To protect and enhance the natural resources, biodiversity and landscape 

and heritage values of the area. 
• To encourage use and development of land based on comprehensive and 

sustainable land management practices and infrastructure provision. 

Overlays 

Environmental Significance Overlay Schedule 5 – Watercourse Protection (ESO5) 

A permit is required under this overlay for any building or works located within 200 
metres from the centre point of the watercourse, drainage line or channel. The 
proposed dwelling is located approximately 55 metres east of Barkers Creek. 

Particular Provisions 

Clause 52.29 Land adjacent to a road zone, category 1, or a Public Acquisition 
overlay for a category 1 road 

The application was referred to VicRoads as access is proposed to the Midland 
Highway. 

VicRoads has required abbess from School Road. 

 Issues 4.

Rural Living Zone 

The proposed use and development of a dwelling is consistent with the guidelines 
of the Rural Living Zone.  

Given the size of the land, this proposal will act to benefit the purpose of the zone, 
and will contribute to the maintenance of the land via appropriate on-site weed and 
pest management. 
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Despite the land being less than two hectares it is capable of accommodating a 
dwelling. Adequate area exists for wastewater disposal, with the wastewater 
disposal area being located approximately 86 metres from Barkers Creek. This is 
further supported by a land capability assessment, which has been supported by 
Council’s Environmental Health Department and Goulburn-Murray Water. 

Development of a dwelling on the land would not adversely impact on the amenity 
of surrounding land uses, which are primarily houses with small paddocks. 

In many instances, issues arise when rural living style development is approved on 
the periphery of the Rural Living Zone or at the Farming Zone interface. In this 
instance, however, the subject land is bounded on the northern, western and 
southern sides by Rural Living Zoned land and on the east by the Midland 
Highway, and the Melbourne – Bendigo rail corridor. Surrounding land uses are 
more residential in nature than agricultural. Use of the land for a dwelling would not 
impact on farming activity. 

The subject land is cleared in nature, with pockets of vegetation adjoining the 
watercourse to the west. The siting of the dwelling and the wastewater disposal 
area do not impact upon any native vegetation. Filling of the site is likely to have to 
occur to enable the siting of the proposed dwelling at a setback of 15 metres from 
the northern boundary. It is expected that development of a dwelling on the land 
will contribute to better land management, such as active management of control 
pests, weeds, and bushfire hazard. 

The proposed dwelling design does not provide a rural residential style or feel. The 
vernacular architecture includes decks and verandahs. A condition of permit will 
require the addition of a verandah, to the satisfaction of the responsible authority to 
ensure that the new dwelling sits more comfortable with in its surrounds. 

The dwelling will be required to be setback 15 metres from the north boundary, as 
specified in the planning scheme, with landscaping to the setback area to enhance 
the visual amenity of the new building. 

State Planning Policy Framework (SPPF) and Local Planning Policy Framework 
(LPPF) 

Under Clause 22.30 – Building Lines and Height, buildings are required to comply 
with the following setbacks: 

• Highway: 100 metres – does not comply 
• Minor Road: 30 metres – complies. 
• Watercourse: 100 metres – does not comply. 
• Adjoining Property: 15 metres – does not comply. 

As the lot is highly constrained in terms of size, terrain, and location, it is 
considered that the highway setback and the watercourse setback can be varied. 
Goulburn Murray water has consented to the permit application subject to 
conditions. The setback to the northern boundary is not considered appropriate 
having regard to this policy. Therefore, a condition will be applied to address this 
matter. 

Outstanding objections 

1. “The proposal will create an inappropriate intrusion upon the natural landscape”. 
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A condition is proposed to require a building envelope 15 metres from the northern 
property boundary to address this concern. A condition requiring an appropriate 
landscaping plan can also be applied. No zoning or overlay provisions exist over 
the land to protect view corridors or style of construction of dwellings. 

2. “The proposed building is under 50 metres from Barkers Creek, whereas the 
minimum requirement is 100 metres. The Waste water envelope itself is not 
outside the 100 metre requirement and is within 100 metres of the watercourse 
Barkers Creek.” 

The application was referred to Goulburn Murray Water as the proposed 
wastewater disposal area is less than 100 metres from Barkers Creek. This type of 
setback means the proposal falls outside the ambit of the existing Memorandum of 
Understanding between Council and Goulburn Murray Water. Goulburn Murray 
water has consented to the proposal with conditions. 

 Financial and Resource Implications 5.

The cost of potential appeal to the Victorian Civil and Administrative Tribunal. 

 Consultation 6.

Advertising 

The application was advertised in accordance with Section 52 (1) (a) and 52(1)(d) 
of the Planning and Environment Act by mail to adjoining owners and occupiers; 
and by placing 2 x signs on School Road and the Midland Highway. 

One objection was been received. 

External Referrals 

• Goulburn Murray Water 
  no objection to the proposal subject to conditions. 

• North Central Catchment Management Authority 
  no objection to the proposal subject to conditions. 

• VicRoads 
  no objection to the proposal subject to conditions. 

• VicTrack 
  no objection to the proposal. 

Internal Referrals 

• Environmental Health Unit  
  no objection to the proposal subject to conditions. 

• Infrastructure Unit  
  no objection to the proposal subject to conditions. 

 Conclusion 7.

Council has received an application for use and development of dwelling on Lot 1, 
TP15763, 8705 Midland Highway, Barkers Creek. The site is located in the Rural 
Living Zone, which provides for residential uses in a rural environment. 

Despite the land being less than 2 hectares the site is capable of accommodating 
a dwelling in regard to wastewater disposal, siting, landscape values and 
surrounding amenity. 
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Development of a dwelling on the land would not adversely impact on the amenity 
of surrounding land uses, which are primarily houses with limited associated 
agricultural activity. 

Conditions of permit will require dwelling design improvements, a greater setback 
form the northern property boundary, landscaping and access from School Road 
rather than the Midland Highway. 

It is recommended that this application be approved, subject to conditions.  

RECOMMENDATION 

That Council issue a Notice of Decision to approve a Planning Permit for use and 
development of a dwelling at Lot 1, TP15763, 8705 Midland Highway, Barkers 
Creek, subject to the following conditions:- 

1 AMENDED PLANS REQUIRED 
1.1 Before the use and development starts, amended plans to the satisfaction of 

the responsible authority must be submitted to and approved by the 
responsible authority. When approved, the plans will be endorsed and will 
then form part of the permit. The plans must be drawn to scale with 
dimensions and three copies must be provided. The plans must be generally 
in accordance with the plans submitted with the application but modified to 
show: 
a) A verandah on the northern, western and southern facades of the 

proposed dwelling; 
b) The dwelling setback a minimum of 15 metres from the north boundary; 
c) The location of all internal driveways and the proposed vehicle crossing; 
d) Deletion of the access to Midland Highway. 
e) The type and location of the effluent disposal system.  

2 LANDSCAPING PLAN 
2.1 Before the development starts, a landscape plan to the satisfaction of the 

responsible authority must be submitted to and approved by the responsible 
authority. When approved, the plan will be endorsed and will then form part 
of the permit. The plan must be drawn to scale with dimensions and three 
copies must be provided. The plan must show: 
a) A survey (including botanical names) of all existing vegetation to be 

retained or removed. 
b) Details of surface finishes of pathways and driveways. 
c) A planting schedule of all proposed trees, shrubs and ground covers, 

including botanical names, common names, pot sizes, sizes at maturity, 
and quantities of each plant. 

d) Landscaping and planting within the 15 metre setback required from the 
northern boundary. 

3 COMPLETION OF LANDSCAPING 
3.1 Before the use/occupation of the development starts or by such later date as 

is approved by the responsible authority in writing, the landscaping works 
shown on the endorsed plans must be carried out and completed to the 
satisfaction of the responsible authority. 
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4 INFRASTRUCTURE 
4.1 Drainage 

The stormwater runoff from future buildings and paved areas must be 
directed to storage tanks any overflow dissipated as normal unconcentrated 
overland flow.  

4.2 Access Road and Vehicle crossover  
The internal driveway access shall be constructed to appropriate 
engineering standards approved by Council  

4.3 Accessway and vehicle cross over  
Proposed Vehicle crossovers appropriate to the development and existing 
site conditions are to be constructed/ upgraded to the levels/requirements of 
Council.  Council’s minimum standards are: 
a) 3.5 metre wide; 
b) 100mm minimum compacted thickness of road base gravel from edge of 

pavement to property line; 
c) With appropriately sized reinforced concrete pipes 4.8metre long centred 

on the crossover matching the capacity of the existing water lines or 
open drains at the property frontage (minimum 375 diameter pipe). No 
impeding or redirection of existing surface flows as a result of these 
works; 

d) Low profile culvert end-walls to all culvert ends;  

• Please note: if the applicant to obtain access from School road, 
applicant to contact council Infrastructure unit to determine a suitable 
location for the proposed crossover; and  

• Vehicle crossings must be positioned keeping a minimum of 3metre 
clearance from the council trees located at the property frontages. 

4.4 Sediment Pollution Control 
The developer must restrict sediment discharges from any construction 
sites within the land in accordance with Construction Techniques for 
Sediment Pollution Control (EPA 1991) 

4.5 Removal or Trimming of Road Reserve Trees 
If the applicant / Property owner require removing or Trimming of trees in the 
road reserve as part of the construction of dwelling or part of future works, 
all the cost of such removal must be borne by the applicant / Property owner. 
Applicant / Property owner must obtain consent and necessary work permits 
from the council for such future tree trimmings/ removals prior to 
commencement of the works. 

4.6 Works on Road Reserve  
Prior to the commencement of any works on the road reserve the 
owner/applicant must submit a Minor Works in a Road Reserve application 
and be issued a permit to occupy the road for works. 

4.7 A certificate of occupancy must only be issued once all the requirements of 
this permit have been completed to the satisfaction of the relevant authority. 

5 ENVIRONMENTAL HEALTH 
5.1 The owner/applicant will be required to install an on-site waste water 

treatment system that is an Environment Protection Authority (EPA) 
approved system capable of treating effluent to a 20/30 standard.  Irrigation 
must be via subsurface irrigation.  All works and maintenance must be in 
accordance with the EPA’s current edition of the Code of Practice – Onsite 
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wastewater management and the Australia New Zealand Standard AS/NZS 
1547:2012 – On-site wastewater management.  

5.2 The applicant shall be required to comply with the recommendations and 
strategies contained in the Land Capability Assessment prepared by Chris 
Day of Archaeo – Environments Pty Ltd dated 08/09/2015.  

5.3 Prior to any development the applicant shall apply for a Permit to Install a 
Septic Tank in accordance with Part IXB of the Environment Protection Act 
1970.  

6 NORTH CENTRAL CATCHMENT MANAGEMENT AUTHORITY 
6.1 The finished floor level of the proposed dwelling must be constructed no 

lower than the existing natural surface level at the north side of the dwelling. 

7 GOULBURN MURRAY WATER 
7.1 All wastewater from the proposed dwelling must be treated to a standard of 

at least 20mg/L BOD and 30mg/L suspended solids using a sand filter 
secondary treatment plant or equivalent. The system must be an EPA 
approved system, installed, operated and maintained generally in 
accordance with the Land Capability Assessment prepared by Archeo 
Environments Pty Ltd dated 8 September 2015 and to the satisfaction of 
Councils Environmental Health Department. 

7.2 No buildings are to be constructed within 30 metres of Barkers Creek. 
7.3 The dwelling must not contain any more than two bedrooms or rooms that 

can be used as bedrooms. 
7.4 All construction activities must follow sediment control principles outlined in 

‘Construction Techniques for Sediment Pollution Control’ (EPA, 1991). 

8 VICROADS 
8.1 All vehicular access to the subject land must be via the municipal road, 

School Road. 

9 TIME LIMITS 
9.1 This permit will expire if the development permitted by this permit is not 

commenced within two (2) years or not completed within four (4) years from 
the date hereof. The times within which the development must be 
commenced and completed may on written request made before or within 
six (6) months after the expiry of this permit be extended by the Responsible 
Authority. 

 

Planning Note: 

Application must be made to Goulburn-Murray Water prior to construction of any 
dams on the subject land.  A licence must be obtained where surface or 
groundwater supplies are taken and used for commercial irrigation purposes or if 
a dam is to be constructed on a waterway as defined under the Water Act 1989.  
For further information, the applicant should contact Goulburn-Murray Water 
Diversion Operations on 1800 013 357. 
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MOVED COUNCILLOR BELL 

That standing orders be suspended at 8.34 pm. 

SECONDED COUNCILLOR CORDY 

CARRIED. 

 

a. Ms Gayle McDaniel, applicant’s daughter. 

Ms McDaniel stated that she was hoping to live with her daughter and was happy 
with the permit conditions proposed. 

 

MOVED COUNCILLOR MACHIN 

That standing orders be resumed at 8.38 pm. 

SECONDED COUNCILLOR CORDY 

CARRIED. 
 

MOVED COUNCILLOR BELL 

That the recommendation be adopted. 

SECONDED COUNCILLOR CORDY 

CARRIED.  
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ECO 16 PLANNING PERMIT APPLICATION 292/2015 – 10 LOT SUBDIVISION 

AT LOT 2 PS712429N, 9 EDWARD STREET, CASTLEMAINE 
(PA292/2015) 

Responsible Director: Jason Taylor, Director Sustainable Development 
Responsible Officer: Town Planner 
Original Document: DOC/16/6902 

 Purpose 1.

The purpose of this report is to enable Council to make a determination on an 
application for a 10 lot subdivision at 9 Edward Street, Castlemaine. The 
application has been referred to Council for a decision as there are four 
outstanding objections.  

Refer to: 

Attachment ECO 16A: Context and site aerial. 
Attachment ECO 16B: Final plans submitted with application. 

 Background 2.

The application was lodged on 23 November 2015 and proposes a 10 lot 
subdivision.  

The subdivision has lot sizes ranging between 440 and 610 square metres. 

Access to the proposed lots would be via the existing road network off Edward 
Street, Farnsworth Street and Bowden Street.  

The subject site is located on the south side of Edward Street and abuts 
Farnsworth Street and Bowden Street to the west and east respectively. The 
regular shaped site measures 5580 square metres. The site contains a dwelling 
which will be retained and one mature peppercorn tree. 

The subject site is zoned General Residential and is not covered by any overlays. 

 Policy and Statutory Implications 3.

State Planning Policy Framework (SPPF) 

Clause 11.02-1 Supply of urban land 

The objective of this clause is to ensure a sufficient supply of land is available for 
residential, commercial, retail, industrial, recreational, institutional and other 
community uses. 

Clause 11.10-3 Planning for growth 

The objective of this clause is to focus growth and development to maximise the 
strengths of existing settlements. 

Clause 11.05 Regional Development 

The objective of this clause is to promote the sustainable growth and development 
of regional Victoria through a network of settlements identified in the Regional 
Victoria Settlement Framework plan.  
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Clause 15.01-1 Urban design 

The objective of this clause is to create urban environments that are safe, 
functional and provide good quality environments with a sense of place and 
cultural identity. 

Clause 15.01-2 Urban design principles 

The objective of this clause is to achieve architectural and urban design outcomes 
that contribute positively to local urban character and enhance the public realm 
while minimising detrimental impact on neighbouring properties. 

Clause 15.01-3 Neighbourhood and subdivision design 

The objective of this clause is to ensure the design of subdivisions achieves 
attractive, liveable, walkable, cyclable diverse and sustainable neighbourhoods. 

Clause 15.02-1 Energy and resource efficiency 

The objective of this clause is to encourage land use and development that is 
consistent with the efficient use of energy and the minimisation of greenhouse gas 
emissions. 

Clause 16.01-1 Integrated housing 

The objective of this clause is to promote a housing market that meets community 
needs. 

Clause 16.01-4 Housing diversity  

The objective of this clause is to provide for a range of housing types to meet 
increasingly diverse needs. 

Clause 16.01-5 – Housing affordability 

The objective of this clause is to deliver more affordable housing closer to jobs, 
transport and services. 

Clause 19.03-2 Water supply, sewerage and drainage 

The objective of this clause is to plan for the provision of water supply, sewerage 
and drainage services that efficiently and effectively meet State and community 
needs and protect the environment. 

Local Planning Policy Framework (LPPF) 

Clause 21.03 Municipal Vision and Framework Plan 

The land use planning and development vision for Mount Alexander Shire will be 
achieved by increasing housing choice and consolidation of urban growth to 
maximise infrastructure and reduce environmental impacts.  

Clause 22.19 Roadside vegetation 

The objective of this clause is to protect and restore indigenous vegetation and to 
protect rare, vulnerable and significant species of flora and fauna on roadsides. 

Clause 22.26 Residential Infrastructure 

The objective of this clause is to ensure that all existing and future forms of 
residential development, is serviced with reticulated sewerage when available and 
practical, water, electricity and other services. 
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Zoning 

Clause 32.08-2 General Residential Zone (GRZ1) 

Under this clause, a planning permit is required to subdivide land. An application to 
subdivide land between 3 - 15 lots must meet all of the objectives and should meet 
all of the standards of clause 56 of Mount Alexander Planning Scheme, except for 
clauses 56.02-1, 56.03-1 to 56.03-4, 56.05- 2, 56.06-1, 56.06-3 and 56.06-6. 

Particular Provisions 

Clause 52.01 Public Open Space Contribution and Subdivision 

A person who proposes to subdivide land must make a contribution to the council 
for public open space in an amount specified in the schedule to this clause (being 
a percentage of the land intended to be used for residential, industrial or 
commercial purposes, or a percentage of the site value of such land, or a 
combination of both). If no amount is specified, a contribution for public open 
space may still be required under section 18 of the Subdivision Act 1988. 

Clause 56 Residential Subdivision 

The purpose of this clause is: 

To ensure residential subdivision design appropriately provides for policy 
implementation, liveable and sustainable communities, residential lot design, urban 
landscapes, access and mobility management, integrated water management, site 
management and utilities. 

Clause 65 Decision Guidelines 

Because a permit can be granted does not imply that a permit should or will be 
granted. The responsible authority must decide whether the proposal will produce 
acceptable outcomes in terms of the decision guidelines of this clause 

 Issues 4.

Strategic justification 

The land is zoned General Residential and in principle, is apt for an intensification 
of residential development. The proposal meets the overarching objectives of 
housing policies within the SPPF and LPPF as it would provide for urban 
consolidation in an area which has good access to local services and facilities. 
State policy objectives include encouraging development that improves housing 
choice and accommodates future housing needs. In terms of strategic location, the 
subject site is appropriately located for infill residential development given the size 
of the land, its zoning, proximity to public transport, public open spaces and 
community infrastructure. 

Neighbourhood character 

A number of objectors expressed concern that the proposed lots are too small and 
not respectful of the existing neighbourhood character. The surrounding allotment 
pattern provides for a range of lot sizes. The majority of lots range from 300 square 
metres to over 1500 square metres. The proposed lot sizes are considered 
appropriate in the context of the neighbourhood as the lot sizes are not dissimilar 
to existing lots in the nearby residential area.  

The proposed lot sizes, configuration and orientation of the subdivision are 
considered to be in keeping with the existing character. 
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Concern has been raised by objectors regarding proposed Lot 3 with a battle axe 
arrangement. The battle axe lot is not the best design outcome but it does add to 
lot diversity and enable both the retention of the existing dwelling and an 
appropriate lot yield.  

An additional concern to residents is the loss of the significant peppercorn tree 
which offers amenity value and character to the area. The tree is not protected 
under any overlay in the planning scheme. The tree is too large for a suburban 
garden setting. Retention of the tree would limit the number of lots able to be 
provided in an area that is proximate to a wide range of infrastructure and services. 

Council’s Natural Environment officer has advised peppercorn trees are known to 
harbor white ant/termite nests, and it is common for people to set them well away 
from houses. 

Two street trees will be required to be removed to allow construction of crossovers 
to Lots 6 and 7. Council’s Parks and Gardens Unit had no objection to the removal 
of the street trees. A permit will be required from Parks and Gardens Unit prior to 
the removal of the street trees. 

Clause 56 Assessment 

All standards and objectives of Clause 56 are satisfactorily met. The proposed lots 
provide areas and dimensions that enable appropriate siting of future 
development, solar access, vehicle access and parking, water management, 
easements and retention of significant vegetation where appropriate.  

Public open space contribution 

Clause 52.01 of the Mount Alexander Planning Scheme states that a person who 
proposes to subdivide land must make a land or monetary contribution to Council 
for public open space, of up to 5% of the land, in accordance with section 18 of the 
Subdivision Act 1988. 

As a result of subdivisions there is an increase in the need and demand for public 
open space in the Shire through the intensification of its use and by bringing more 
people into it. A 5% public open space contribution will be charged for the 
proposed subdivision if a permit is to issue. 

Outstanding objections 

Increase in residential density will impact on quality of life 

There is no provision in the planning scheme which stipulates minimum or 
maximum densities in a residential area. 

There will be change with any intensification of the land, however this change is 
acceptable given the zoning of the subject land and neighbouring land.  

Future development on proposed lots will adversely affect the amenity of the area.  

Residential development of this land will not adversely affect the amenity of this 
residential area.  

Overload on existing infrastructure 

The applicant will be required to enter into agreements with service providers and 
will be directed to improve services should any service authority deem that it is 
necessary. 

Minutes of the Ordinary Meeting of Council – Mount Alexander Shire Council – 8 March 2016 Page 69 of 103 
 



 

Increase in traffic 

Council’s Infrastructure Unit advises each dwelling creates approximately 10 
vehicle movements per day and that the surrounding road network can 
accommodate the additional traffic generated by this subdivision. 

Future development on the proposed lots would impact on the heritage listed old 
Castlemaine Goal i.e. views 

The goal site is significantly higher than the subject land and current views to the 
goal would be changed as a result of future development of the site, particularly 
from Farnsworth Street. The change of view is not unreasonable given the goal 
site will be visible from most streets around the site. The planning scheme does 
not protect any ‘view corridor’ of the goal. 

Given the significantly different site levels and the street separation of the goal 
from surrounding properties, future development of the subject land will read as 
completely separate from the goal. 

Timing of the advertising during the Christmas period is inappropriate 

The application was advertised for 14 days, which is the standard period under the 
Planning and Environment Act 1987. 

Site contamination as this is a former quarry site. 

There is no evidence to suggest that the site is contaminated. 

Improved pedestrian access along Bowden Street 

The developer will be required to construct a minimum 1.5 metre wide concrete 
footpath in Edward Street between Bowden and Gingell Street connecting to the 
exiting footpath in Edward Street. This will be required as a condition of permit. 

Apply a design and development control on the subject site to prevent 
development not sympathetic to the Castlemaine Goal 

There is no sufficient strategic policy support to apply a design and development 
control on the subject site. Further given the diversity in housing scale in the 
locality imposition of design restriction is not considered appropriate. 

Referrals 

External Referrals 

• Downer Utilities Australia Pty Ltd  
 No objection subject to conditions 
• Coliban Region Water Corporation 
 No objection subject to conditions 
• Powercor 
 No objection subject to conditions 
• North Central Catchment Authority 
 No objection subject to conditions 

Internal Referrals 

• Infrastructure Unit 
 No objections subject to conditions 
• Environment Officer 

 No objection to proposal 
• Parks and Gardens Unit 

No objections subject to conditions. 
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 Financial and Resource Implications 5.

The cost of potential appeal to the Victorian Civil and Administrative Tribunal. 

 Consultation 6.

Advertising 

Notice of the application was given in accordance with Section 52 (1) (a) and 52 
(1) (d) of the Planning and Environment Act 1987 to owners and occupiers of the 
land and an A3 sign was also placed on site fronting Farnsworth Street, Edward 
Street and Bowden Street. Four objections were received following the notice 
period. 

Applicant – objector correspondence 

No applicant-objector meeting was undertaken. The applicant did not wish to 
participate in an applicant – objector meeting. 

 Conclusion 7.

Council has received an application for subdivision of land into ten lots at 9 Edward 
Street, Castlemaine. The site is located within the General Residential Zone and is 
not covered by any overlays. 

The site is appropriately located for infill residential development given the size of 
the land, its zoning, proximity to public transport, public open spaces and 
community infrastructure. 

The surrounding allotment pattern provides for a range of lot sizes and the 
proposed subdivision responds well to the characteristics of the neighbourhood. 

Subdivision of the land and future development (which is as of right) will not result 
in detriment to the surrounding residential area or impact on the heritage of the 
adjoining Old Castlemaine Goal. 

The proposal is consistent with relevant State and Local Planning Policy 
Provisions of the planning scheme and the objectives of the zone.  

It is recommended that Council issue a Notice of Decision to Grant a Permit 
subject to typical conditions that require the future lots to be serviced. 

RECOMMENDATION 

That Council issue a Notice of Decision to Grant a Planning Permit for a 10 lot 
subdivision on Lot 2 PS7124291N, 9 Edward Street, Castlemaine, subject to the 
following conditions: 

1 SUBDIVISION LAYOUT PLAN 

1.1 The subdivision, as shown on the endorsed plan(s), must not be altered without 
the prior written consent of the Responsible Authority. 

2 FORMAL PLAN OF SUBDIVISION 

2.1 The formal plan of subdivision lodged for certification must be in accordance with 
the approved plan and must not be modified except to comply with statutory 
requirements or with the further written consent of the Responsible Authority. 
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3 TELECOMMUNICATIONS 

 The owner of the land must enter into an agreement with: 

3.1 A telecommunications network or service provider for the provision of 
telecommunication services to each lot shown on the endorsed plan in accordance 
with the provider’s requirements and relevant legislation at the time; and  

3.2 A suitably qualified person for the provision of fibre ready telecommunication 
facilities to each lot shown on the endorsed plan in accordance with any industry 
specifications or any standards set by the Australian Communications and Media 
Authority, unless the applicant can demonstrate that the land is in an area where 
the National Broadband Network will not be provided by optical fibre. 

3.3 Before the issue of a Statement of Compliance for any stage of the subdivision 
under the Subdivision Act 1988, the owner of the land must provide written 
confirmation from: 

3.4 A telecommunications network or service provider that all lots are      connected to 
or are ready for connection to telecommunications services in accordance with the 
provider’s requirements and relevant legislation at the time; and 

3.5 A suitably qualified person that fibre ready telecommunication facilities have been 
provided in accordance with any industry specifications or any standards set by the 
Australian Communications and Media Authority, unless the applicant can 
demonstrate that the land is in an area where the National Broadband Network will 
not be provided by optical fibre. 

4 POWERCOR 

4.1 The plan of subdivision submitted for certification under the Subdivision Act 1988 
shall be referred to Powercor Australia Ltd in accordance with Section 8 of that 
Act. 

4.2 The applicant shall: 
a) Provide an electricity supply to all lots in the subdivision in accordance with 

Powercor’s requirements and standards, including the extension, augmentation 
or re-arrangement of any existing electricity supply system, as required by 
Powercor. 

b) Where buildings or other installations exist on the land to be subdivided and 
are connected to the electricity supply, they shall be brought into compliance 
with the Service and Installation Rules issued by the Victorian Electricity 
Supply Industry. You shall arrange compliance through a Registered Electrical 
Contractor and provide to Powercor Australia Ltd a completed Electrical Safety 
Certificate in accordance with Electricity Safe Victoria’s Electrical Safety 
System. 

c) The applicant shall provide to Powercor Australia Ltd, a copy of the version of 
the plan of subdivision submitted for certification, which shows any 
amendments which have been required. 

d) Any buildings must comply with the clearances required by the Electricity 
Safety (Installations) Regulations.  

e) Any construction work must comply with Energy Safe Victoria’s “No Go Zone” 
rules.  
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5 COLIBAN REGION WATER CORPORATION 

5.1 The owner is required to provide reticulated water and sewerage services to each 
of the lots within the subdivision, and comply with any requirements arising from 
any effect of the proposed development on Coliban Water’s assets. Services are to 
be provided in accordance with our specifications. 

5.2 All Coliban Water assets within the subdivision, both existing and proposed, are to 
be protected by an easement in favour of Coliban Region Water Corporation. 

6 DOWNER UTILITIES AUSTRALIA PTY LTD 

6.1 The plan of subdivision submitted for certification must be referred to AusNet 
Services (Gas) in accordance with Section 8 of the Subdivision Act 1988. 

7  ENGINEERING PLANS 

7.1 Prior to commencement of any construction works associated with the subdivision 
including building works, Engineering plans must be submitted to and approved by 
the council. When approved, the plans will be endorsed and form part of the 
permit. The engineering plans must accord with the Infrastructure Design Manual.  
All works constructed or carried out must be in accordance with those approved 
plans and completed to a standard satisfactory to the Responsible Authority prior 
to the issuing of Statement of Compliance. 

 The plans to include:  

a) Drainage works as required by the conditions of this permit. 

b) Vehicle crossing works as required by the conditions of this permit 

c) Footpath Works as required by the conditions of this permit. 

8 DRAINAGE WORKS 

8.1 The whole of the subject land, including landscaped and paved areas, must be 
graded and drained to the council nominated legal point of discharge to prevent 
the discharge of water from the subject land across any road or onto any adjoining 
lands. 

8.2 Provision of cut off drains in all lots to protect adjoining properties from overland 
storm water flows.  Provision is to be made to divert major rainfall (1 in 100 year) 
storm events away from the building envelopes of lots within this and adjoining 
properties. 

8.3 The drainage system shall include provision of an underground storm water 
retention system to limit flows downstream from the development to pre-
development levels in accordance with the current Australian rainfall and Runoff – 
Flood Analysis and Design for a 5 year annual recurrence interval. 

8.4 Easement drains with access pits shall be provided to all Lots falling away from the 
Road and/or to all Lots which slope toward adjoining properties. 

8.5 The legal Point of discharge to the subdivision is the open drain in Charles Street.  

8.6 All lots must be connected to the legal point of discharge in accordance with 
council requirements. Prior to submitting Engineering plans for approval, the 
developer to demonstrate how the subdivision achieves the stormwater connection 
to the council nominated legal point of discharge through a private property. A 
written consent from the downstream property owners will be required to create an 
easement for drainage purposes. The developer to provide evidence for such 
agreement and arrangements with the submission of Engineering plans for 
approval. 
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8.7 The developer to formalise the open drains at both property frontages in 
Farnsworth and Bowden Streets.   

8.8 To prevent scouring, the developer to place rock beaching around the existing 
culvert inlet area of the open drain in Charles Street. 

9 VEHICLE CROSSOVER WORKS 

9.1 Vehicle crossovers appropriate to the development and existing site conditions are 
to be constructed to the levels/requirements of Council, as follows: 
a) Minimum 3.5 m wide. 

b) Asphalt/concrete vehicle crossovers. 

c) With Appropriately sized reinforced concrete pipes 4.8m long centred on the 
crossover matching the capacity of the open drain. Alternatively Vehicular 
Timber or concrete bridge crossovers over the heritage open drains. 

d) Low profile culvert end-walls to all culvert ends. 

e) No impeding or redirection of existing surface flows as a result of these works. 

f) Where two crossovers are in close proximity, it’s highly recommended to 
provide combined vehicle crossovers to the proposed lots.  

Please note: Vehicle crossings must be positioned keeping a minimum of 3m 
clearance from the council trees located at the property frontages. 

10 FOOTPATH CONSTRUCTIONS 

10.1 Developer to construct a minimum 1.5 metre wide concrete footpath in Edward 
Street between Bowden and Gingell Street connecting to the exiting footpath in 
Edward Street to the requirements and satisfaction of Council.  

11 SEDIMENT POLLUTION CONTROL 

11.1 The developer must restrict sediment discharges from any construction sites within 
the land in accordance with Construction Techniques for Sediment Pollution 
Control (EPA 1991). 

12 REMOVAL, TRIMMING AND PLANTING OF ROAD RESERVES TREES 

12.1 If the applicant / property owner requires removing or trimming of trees in the road 
reserve as part of the subdivision or as part of future works, all the cost of such 
removal must be borne by the applicant / property owner. Applicant / property 
owner must obtain consent and necessary work permits from Council for such 
future tree trimmings/ removals prior to commencement of the works. 

12.2 Prior to the issue of statement of compliance street trees must be planted within 
the road reserve in accordance with a plan submitted to and approved by the 
Council Parks and Gardens team. The trees shall be of semi-mature age and 
approved species and supplied, planted and maintained in accordance with the 
Responsible Authority’s Tree Planting Guidelines. 

12.3  The tree(s) shall be maintained for a period of eighteen (18) months from planting 
to the satisfaction of the Responsible Authority.   

13 STATEMENT OF COMPLIANCE 

13.1 Council is to be paid a fee of 0.75% of the total construction costs for these works 
for the approval of said plans plus 2.5% for supervision of construction. Said fees 
to be paid prior to commencement of any road/ drainage works 
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13.2 All existing and proposed easements and sites for existing and required utility 
services and drainage must be set aside in favour of the relevant authority for 
which the easement or site is to be created on the plan of subdivision submitted for 
certification under the Subdivision Act 1988. 

13.3 Prior to issue of a statement of compliance for the subdivision, the vehicle 
crossovers, drainage and footpath works must be installed to satisfaction of council 
in accordance with the approved Engineering plans. 

14 CONSENT FOR CONSTRUCTIONS 

14.1 Prior to the commencement of any works on the road reserve the owner/applicant 
must submit a Minor Works in a Road Reserve application and be issued a permit 
to occupy the road for works. 

14.2 All existing road reservation assets are to be protected and maintained    
throughout the works including all utilities and services. Any damage is to be 
restored prior to issuing of statement of compliance. 

15 PUBLIC OPEN SPACE CONTRIBUTION 

15.1 Prior to the issue of the Statement of Compliance, a monetary contribution of an 
amount equal to 5% of the current value of all the land within the subdivision shall 
be paid to the Responsible Authority. If the land is subdivided in stages, the 
contribution may be paid proportionally to the area of the lots being created. 

16 VALUATION EXPENSES 

16.1 The applicant or owner must pay on demand to Council, the Council’s reasonable 
costs and expenses to provide valuation for payment in lieu of open space. 

17 EXPIRY OF PERMIT 

17.1 The plan of subdivision must be certified within two (2) years of the date of issue of 
this Permit unless the Responsible Authority grants an extension of the Permit 
upon application in writing by the permit holder within six (6) months of the 
prescribed expiry date.  Once the plan of subdivision is certified, the Permit will 
expire five years from the date of certification of the plan of subdivision. 

 Note: The starting of a subdivision is regarded by Section 68(3A) of the Planning 
and Environment Act 1987 as the certification of a plan under Section 6 of the 
Subdivision Act 1988. Completion is regarded as registration of the subdivision.  

 

MOVED COUNCILLOR COLE 

That standing orders be suspended at 8.43 pm. 

SECONDED COUNCILLOR CORDY 

CARRIED. 

 

a. Ms Meg Clancy. 

Ms Clancy stated that she has concerns around contamination on the site and 
requested that Council ask for an environmental report prior to approving any 
development on the site. She advised that she felt that this is Council’s responsibility. 
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• The Director Sustainable Development noted that there are no overlays on the 
land and that the proposal is not for development but for a subdivision. 

• Councillor Machin queries the risk to council is contamination was found on 
site. 

• The Director Sustainable Development stated that it would be responsibility of 
the private developer. 

• Councillor Bell noted that he believed that old foundry material had been 
dumped on the site. 

b. Ms Rachel Hainz, resident of Bowden Street, Castlemaine. 

Ms Hainz stated that under the Planning and Environment Act, it is Council’s 
responsibility to consider the risk of contamination on site if it is brought to their 
attention. She requested that Council defer the matter until the risk of contamination 
had been addressed. Ms Hainz advised that she didn’t object to development on the 
site. She stated that the planning permit application was only advertised for minimum 
period of 14 days and over Christmas and suggested that there are options to extend 
the advertising timeframe over this period, which she believed was common practice. 
Ms Hainz noted that there is conservation buffer around Buda Historic Home and 
Garden and suggest that Council possibly should consider similar buffer around the 
Old Castlemaine Gaol. 

 

MOVED COUNCILLOR CORDY  

That standing orders be resumed at 8.54 pm. 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
 
 

MOVED COUNCILLOR TELFORD 

That the matter be deferred to the next Ordinary meeting of Council 22 March 
2016, to enable conditions to be determined that may be included in the permit 
regarding potential contamination. 

SECONDED COUNCILLOR BELL 

CARRIED. 
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ECO 17 PLANNING PERMIT APPLICATION 182/2015 – DEMOLITION OF 
DWELLING, FENCE AND OUTBUILDINGS, CONSTRUCTION OF 
RETAIL SHOPS, USE AND DEVELOPMENT OF THREE DWELLINGS, 
SUBDIVISION OF LAND INTO THREE LOTS INCLUDING CREATION 
OF COMMON PROPERTY AT CA17 SECTION 4, PARISH OF 
CASTLEMAINE, 21 TEMPLETON STREET, CASTLEMAINE 
(PA182/2015) 

Responsible Director: Jason Taylor, Director Sustainable Development 
Responsible Officer: Town Planner 
Original Document: DOC/16/6848 

 Purpose 1.

The purpose of this report is to enable Council to make a determination on an 
application for demolition of dwelling, fencing and outbuildings, construction of 
retail shops, use and development of three dwellings, subdivision of land into three 
lots including creation of common property at 21 Templeton Street, Castlemaine. 
The application has been referred to Council for a decision because the officer 
recommendation is to refuse the application. 

Refer to: 

Attachment ECO 17A:   Context and site aerial. 
Separate Attachment ECO 17B: Final plans submitted with application. 

 Background 2.

The application was lodged on 3 July 2015 and proposes demolition of dwelling, 
fencing, and outbuildings, construction of retail shops, use and development of 
three dwellings and subdivision of land into three dwellings including creation of 
common property.  

The development proposal on Lot 1 fronting Templeton Street provides for three 
retail shop tenancies at the ground floor with a dwelling on the first floor comprising 
two bedrooms, dining/lounge, kitchen, study, laundry, bathroom, rooftop terrace 
and a single garage at ground floor. 

Two semi-detached double storey dwellings would be located at the rear, each 
comprising three bedrooms, alfresco, kitchen, dining/lounge, study, balcony, 
laundry, bathroom, rooftop terrace and a double garage. 

It is proposed to demolish the existing 1.8 metre high boundary fence and 1 metre 
high brick front fence. 

The subdivision will have the following areas: Lot 1 - 286.6 square metres, Lot 2 – 
240.7 square metres, Lot 3 - 233 square metres and common property – 242.5 
square metres. 

Access to the lots would be via common property from Templeton Street.  

The subject site is located on the north side of Templeton Street. The regular 
shaped site measures 1002.31 square metres. The site contains a Californian 
bungalow dwelling including three outbuildings.  

The subject site is zoned Commercial and is covered by Heritage Overlay 
(HO667). 
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A planning application (PA083/2013) for demolition of dwelling and outbuildings at 
the subject site was refused at the Council meeting on 27 May 2014. The 
application was refused because the applicant failed to demonstrate that the 
demolition of the dwelling and associated outbuildings was warranted. Council’s 
Heritage Advisor recommended that the application for demolition not be 
supported as the building contributes to the significance of the precinct through its 
authenticity and quality as a fine example of an inter−war bungalow residence. The 
grounds of refusal were as follows: 

• The proposal is contrary to the key intent and objectives of the Heritage 
Overlay. 

• The proposal is contrary to policy relating to heritage protection in the Mount 
Alexander Planning Scheme, including Clause 15.03−1 Heritage 
Conservation, Clause 21.04−5 Built and Cultural Heritage, and Local policies 
Clauses 22.01 and 22.20. 

• The proposal is inconsistent with the objectives and guidelines of the 
Commercial 1 Zone. 

• The absence of any submitted plans for the redevelopment of the site make it 
impossible to balance the heritage considerations with other relevant factors 
under the planning scheme which may support demolition. 

 Policy and Statutory Implications 3.

State Planning Policy Framework (SPPF) 

Clause 11.02-1 Supply of urban land 

The objective of this clause is to ensure a sufficient supply of land is available for 
residential, commercial, retail, industrial, recreational, institutional and other 
community uses. 

Clause 11.10-3 Planning for growth 

The objective of this clause is to focus growth and development to maximise the 
strengths of existing settlements. 

Clause 11.05 Regional Development 

The objective of this clause is to promote the sustainable growth and development 
of regional Victoria through a network of settlements identified in the Regional 
Victoria Settlement Framework plan.  

Clause 15 Built Environment and Heritage 

The objective of this clause is to ensure all new land use and development 
appropriately responds to it landscape, valued built form and cultural context, and 
protect places and sites with significant heritage, architectural, aesthetic, scientific 
and cultural value. 

Clause 15.01-1 Urban design 

The objective of this clause is to create urban environments that are safe, 
functional and provide good quality environments with a sense of place and 
cultural identity. 

The relevant strategy of  this clause require development to respond to its context 
in terms of urban character, cultural heritage, natural features, surrounding 
landscape and climate. 
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Clause 15.01-2 Urban design principles 

The objective of this clause is to achieve architectural and urban design outcomes 
that contribute positively to local urban character and enhance the public realm 
while minimising detrimental impact on neighbouring properties. 

New development should respect, but not simply copy, historic precedents and 
create a worthy legacy for future generations. 

Clause 15.01-3 Neighbourhood and subdivision design 

The objective of this clause is to ensure the design of subdivisions achieves 
attractive, liveable, walkable, cyclable diverse and sustainable neighbourhoods. 

Clause 15.01-5 (Cultural identity and neighbourhood character), 

The objective of this clause is to recognise and protect cultural identity, 
neighbourhood character and sense of place. 

Clause 15.02-1 Energy and resource efficiency 

The objective of this clause is to encourage land use and development that is 
consistent with the efficient use of energy and the minimisation of greenhouse gas 
emissions. 

Clause 15.03-1 Heritage Conservation 

The objective of this clause is to ensure the conservation of places of heritage 
significance. Relevant strategies include: 

• Encourage appropriate development that respects places with identified 
heritage values and creates a worthy legacy for future generations.  

• Retain those elements that contribute to the importance of the heritage place.  
• Encourage the conservation and restoration of contributory elements.  
• Ensure an appropriate setting and context for heritage places is maintained or 

enhanced. 

Clause 16.01-1 Integrated housing 

The objective of this clause is to promote a housing market that meets community 
needs. 

Clause 16.01-4 Housing diversity  

The objective of this clause is to provide for a range of housing types to meet 
increasingly diverse needs. 

Clause 16.01-5 – Housing affordability 

The objective of this clause is to deliver more affordable housing closer to jobs, 
transport and services.  

Clause 17.01-1 Business 

This policy contains the following objective: 

To 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. 
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Clause 18.02-5 Car parking 

The objective of this clause to ensure an adequate supply of car parking that is 
appropriately designed and located. 

Clause 19.03-2 Water supply, sewerage and drainage 

The objective of this clause is to plan for the provision of water supply, sewerage 
and drainage services that efficiently and effectively meet State and community 
needs and protect the environment. 

Local Planning Policy Framework (LPPF) 

Clause 21.02 Key Issues Influencing the Shire’s Future Land Use Planning and 
Development  

Cultural and natural heritage is one of the key issues which is of importance to the 
Shire’s future land use planning and development. 

Cultural heritage is apparent in landscapes, townships and outlying areas. Its 
significance is recognised at the local, state and national levels, and is a defining 
aspect of the area’s character and identity.  

Good heritage management and protection practices, in accordance with the Burra 
Charter, are required to prevent incremental loss or degradation of these assets. 

The design of new development located in areas of heritage or environmental 
significance should respect the particular characteristics of the sensitive setting. 

Clause 21.03 Municipal Vision and Framework Plan 

The land use planning and development vision for Mount Alexander Shire will be 
achieved by: 

• Increasing housing choice and consolidation of urban growth to maximise 
infrastructure and reduce environmental impacts.  

• Places and areas of natural and cultural heritage places.  

The subject site is located within the Castlemaine Land Use Framework Plan 3. 

Clause 21.04-2 Strengthening Castlemaine’s Regional Role 

Castlemaine is a heritage town of local, regional and State significance. The 
Castlemaine Central Conservation Area is possibly of national significance. 
Heritage protection is a priority issue and a major challenge at a time when 
Castlemaine is experiencing unprecedented development pressures. 

Clause 21.04-5 Built and Cultural Heritage 

This clause states a number of issues facing the Shire which include: 

• Infill subdivision and housing impacting on the significance, character and 
appearance of townscapes.  

• Demolition of an increasing number of historic cottages and other heritage 
buildings and structures. 

• The relevant objective of this clause seeks to: 
• Protect the significance, character and appearance of Aboriginal and 

European heritage places, precincts, buildings, streetscapes, places and 
structures.  
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• Encourage all heritage places to be restored, recycled and /or renovated in a 
sympathetic manner that will enhance the heritage value of the place. 

Clause 21-04-8 Sustainable Housing 

The objective this clause is to encourage high quality, environmentally responsible 
and affordable infill and higher density development where appropriate in the 
Shire’s towns, particularly in Castlemaine. 

Relevant strategies to achieve this include to: 

• Encourage “shop top” housing in town centres particularly in Castlemaine. 
• Ensure that proposals for new housing development respect heritage and 

neighbourhood character. 

Clause 22.01 Castlemaine  

Relevant policies of this clause include:  

Residential development 

It is policy that opportunities for urban infill within the Castlemaine urban area are 
provided. Special attention is to be paid to the maintenance of the town character 
and historic attributes. 

Commercial development 

The objective of this clause is that the primacy of Castlemaine Central Business 
District be protected by reinforcing the role of the centre and accommodating 
commercial development within the existing commercial precinct. 

Castlemaine Central Conservation Area (identified as HO667) 

It is policy that: 

• The remaining evidence of buildings and works of the Victorian and Edwardian 
era are preserved. ƒ  

• All new development is compatible and in harmony with the character of the 
area. 

• Any maintenance and refurbishment of building facades will enhance the 
character of the area. 

• The choice of materials for new buildings should harmonise with the materials 
that create the character of Castlemaine and should also aim to harmonise 
with the materials of neighbouring buildings. 

Clause 22.20 Natural and Cultural Heritage 

The relevant objectives of this clause are as follows: 

• To ensure that the Shire’s local heritage is preserved and maintained; 
• To ensure that new uses and developments are of a type which is in harmony 

with and complements the historic and architectural integrity, character and 
appearance of the surrounding buildings, works, site or landscape; and 

• To recognise the buildings, works, sites and landscapes which are of local 
historical and architectural significance and the role they play and the need to 
ensure their preservation and maintenance. 

It is policy that in heritage areas building form, design, siting and materials used 
must be compatible with the traditional building form, design, siting and materials 
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of the area. Further new development should be designed not to prejudice the 
character of a heritage building or heritage place and Council should consider 
Council’s Heritage Advisor comments.  

It is policy that subdivision must not prejudice the character and integrity of the 
area. 

Clause 22.26 Residential Infrastructure 

The objective of this clause is to ensure that all existing and future forms of 
residential development, is serviced with reticulated sewerage when available and 
practical, water, electricity and other services. 

Zoning 

Clause 34.01 Commercial Zone (CZ) 

Under this clause, a planning permit is required: 

• To subdivide land. 
• To use land for a dwelling if the dwelling frontage at ground floor exceed 2 

metres. 
• To construct a building or construct or carry out works. 

Clause 43.01 Heritage Overlay 

Under this clause, a planning permit is required: 

• To subdivide land. 
• To demolish or remove a building. 
• To construct a building or construct or carry out works. 

Particular Provisions 

Clause 52.01 Public Open Space Contribution and Subdivision 

A person who proposes to subdivide land must make a contribution to the council 
for public open space in an amount specified in the schedule to this clause (being 
a percentage of the land intended to be used for residential, industrial or 
commercial purposes, or a percentage of the site value of such land, or a 
combination of both). If no amount is specified, a contribution for public open 
space may still be required under section 18 of the Subdivision Act 1988. 

Clause 52.06 Car parking  

This purpose of Clause 52.06 includes the need to ensure the provision of an 
appropriate number of car spaces having regard to the activities on the land and 
the nature of the locality. 

Clause 52.07 Loading and Unloading of Vehicles 

The purpose of this clause is to set aside land for loading and unloading 
commercial vehicles to prevent loss of amenity and adverse effect on traffic flow 
and road safety. 

Clause 55 Two or more dwellings on a lot and residential buildings  

The purpose of this clause is to achieve residential development that respects the 
existing neighbourhood character and encourage residential development that 
provides reasonable standards of amenity for existing and new residents. 
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Clause 65 Decision Guidelines 

Because a permit can be granted does not imply that a permit should or will be 
granted. The responsible authority must decide whether the proposal will produce 
acceptable outcomes in terms of the decision guidelines of this clause. 

 Issues 4.

Strategic Assessment of Land  

The uses proposed are consistent with the purposes of the Commercial 1 Zone. 
Ground floor retail uses at the street frontage with dwellings to the rear and above 
the ground level are complementary to the role and scale of the Castlemaine 
commercial centre. 

The shop-top dwelling use requires a planning permit as the ground level entry is 
greater than 2 metres in width. Use of the upper levels as dwellings in the 
Castlemaine commercial area is generally supported. 

Demolition 

The heritage value of the existing building warrants retention of the building as it 
contributes significantly to Castlemaine Central Conservation Area. It is the 
collective of buildings rather than individual buildings that provides the significance 
for the area. The loss of the contributory heritage dwelling would undermine the 
heritage character of the wider heritage precinct. 

Demolition of the dwelling is not warranted as it is structurally sound. 

Council’s Heritage Advisor does not support the demolition of the building 
consistent with previous heritage advice given on the refused planning application 
–PA083/2013 which is as follows: 

“The present assessment of HO667 does not identify contributory and non-
contributory properties but merely gives a boundary within which there may be 
individually significant places.  

21 Templeton Street is a contributory place to HO667, and therefore it is difficult to 
support the removal of the house and total redevelopment of the site.  

Heritage Victoria provides the following guidance in this regard.  

Precincts  

Within a heritage area or precinct, the main objective is to ensure conservation of 
elements that contribute to the area’s significance. 

Not every building or landscape element will be significant. Removing or altering 
non-contributory elements or developing these sites is not usually a major concern. 

It’s important that where development occurs, it occurs in a manner appropriate to 
the significance, character and appearance of the heritage area. 

Demolition 

The primary purpose of the Heritage Overlay is to protect the heritage significance 
of a building, place or area. If the heritage place is significant, or if it contributes to 
the significance of an area, a permit for demolition may be refused. 
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It is my view that this building does contribute to the significance of the precinct 
through its authenticity and quality as a fine example of an inter-war bungalow 
residence. Consequently I would not be supportive of its demolition or removal”.  

The proposal is inconsistent with heritage conservation policy directions (Clauses 
15, 15.03-1, 21.02, 21.04 -5, 22.01 22.20, 43.01) and Heritage Victoria Heritage 
Guidelines. The key thrust of these policies and guidelines is to ensure the 
retention of valued contributory heritage elements. 

The proposed demolition of the dwelling would further diminish the heritage value 
of Templeton Street streetscape which is sufficiently intact. 

The demolition of existing outbuildings and the 1.8 metre high colorbond boundary 
fencing will not have any adverse effect as they are not of any particular 
significance.  

Replacement development 

The assessment of the proposed development is guided by the Heritage Overlay 
and Commercial 1 Zone provisions. 

State planning policy seeks to encourage appropriate development that respects 
places with identified heritage values and creates a worthy legacy for future 
generations.  

With regard to policy, the replacement development is not considered appropriate 
nor creating a worthy legacy for future generations for the following reasons: 

• The location, bulk, form and appearance of the proposed building will have an 
adverse effect on the heritage precinct. The built form scale would impose 
excessive visual bulk to the streetscape. The layout of the development is 
problematic insofar as it provides negligible space for storage bins and 
landscaping. The impact of the siting of the development is compounded by 
the front setback to Templeton Street which both negates the potential for 
landscaping that would otherwise help soften the appearance of the 
development, and creates a small ‘dead’ space in front of a commercial 
building, where typically commercial buildings are built to the street frontage.  

• The proposed roof form and rooftop terrace particularly on the street front 
façade is not in keeping with the streetscape. Heritage streetscapes in 
Castlemaine do not typically have balconies, and the balconies are of an 
award appearance, not sitting square as is typical of heritage buildings. The 
façade should be redesigned to be in keeping with existing roof forms and 
pitches in the area. 

Other more minor design matters such as the use of zincalume cladding as 
opposed to traditional galvanised iron which is considered to better complement 
the streetscape and offers a softer visual appearance could be addressed by 
permit condition if the application were to be approved. 

The Commercial 1 Zone decision guidelines essentially seek to achieve attractive, 
well laid out commercial buildings, where attributes such as parking, building 
design, verandahs, building access from the street, storage for bins, and solar 
access are considered. 

In this instance the streetscape and building entrance are considered to be a poor 
design response. The commercial entrances are setback 2 metres from the street 
frontage, face south and are overhung by a balcony; likely to be a dark uninviting 
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area. The centre of the street frontage features a rubbish bin area sitting behind a 
partially solid and partially semi-transparent screen. The design is not typical of 
Castlemaine commercial areas, where buildings either sit on the street or are well 
setback. They do not include bin areas within the front setback. 

The layout does not include any space for the storage of rubbish and materials for 
recycling bins for the retail spaces. 

Rescode 

The proposal has been assessed as being in general accordance with the majority 
of Clause 55 ResCode standards and objectives. There are a number of areas in 
which the proposal fails to comply with ResCode Standards however, which are 
detailed below: 

Clause 55.02-1 Standard B1 – Neighbourhood character 

For the reasons discussed above the proposed development is not appropriate 
and does not respect the existing neighbourhood character. 

The proposal would lead to an unreasonable transformation of the site as it is 
considerably different to surrounding buildings within the precinct and is not 
derived from the surrounding built form. 

Clause 55.04-1 Standard B17 – Side and Rear Setbacks 

The walls on boundary with a height of 6.2 metres should be setback at least 1.78 
metres from the side boundary to comply with standard B17. A variation to this 
standard is considered acceptable as the walls abut a driveway and car park of a 
retail premise to the east and a child care centre to the west.  The walls on 
boundary will not cause material detriment to adjoining properties. 

Clause 55.04-2 Standard B18– Walls on boundaries. 

According to Standard B18 the permitted length of walls on the eastern boundary 
is approximately 20.25 metres. The wall length on this boundary is approximately 
33 metres. A variation to this standard is considered acceptable as the wall on the 
eastern boundary abuts a non- residential use hence no material detriment is 
expected. 

Clause 55.04–6 – Overlooking. 

To the north and north-west of the site are residential land uses. The upper floor 
balconies would overlook the private open spaces of these uses. Balconies would 
require screening in accordance with the provisions of this clause of the planning 
scheme. 

Solid screening to prevent views into the play areas of the adjoining child care 
centre would be desirable. 

Clause 55.06-1 Detailed design (Standard B31) 

The development fails to achieve a suitable response to the built form character of 
the neighbourhood and fails to reflect the character elements and features of 
nearby existing developments by way of its scale, height, mass, form, siting and 
setbacks.  
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Car parking 

The proposed development fails to provide car parking for the retail shops, 
including loading and unloading bays as required by Clause 52.07. No waiver of 
car parking has been sought as part of this application. 

The car parking rate for a shop under Clause 52.06 is 4 car spaces to each 100 
square metres of leasable floor area. For the proposed leasable floor area of 
161.72 square metres, 4 car spaces are required to be provided onsite. It is 
desirable that the required car parking be provided onsite; at least at a rate of one 
per tenancy so that traders are not fighting for limited customer parking on the 
streets. 

Under Clause 52.07, one loading and unloading bay is required for the proposed 
shops. Whilst it is desirable that loading and unloading occur on site to prevent any 
adverse effect on traffic flow and road safety in Templeton Street, given the small 
size of the retail areas, loading could be undertaken from surrounding car parking 
areas. 

Referrals 

External Referrals 

• Downer Utilities Australia Pty Ltd  
 No objection subject to conditions 
• Coliban Region Water Corporation 
 No objection subject to conditions 
• Powercor 
 No objection subject to conditions 

Internal Referrals 

• Infrastructure Unit 
 No objections subject to conditions 
• Heritage Advisor 
 Object to proposal 

 Financial and Resource Implications 5.

The cost of potential appeal to the Victorian Civil and Administrative Tribunal. 

 Consultation 6.

Advertising 

Notice of the application was given in accordance with Section 52 (1) (a) and 52 
(1) (d) of the Planning and Environment Act 1987 to owners and occupiers of the 
land and an A3 sign was also placed on site fronting Templeton Street. No 
objections were received following the notice period. 

 Conclusion 7.

Council has received a planning permit application for demolition of a building, 
fencing and outbuildings, construction of retail shops, use and development of 
three dwellings, subdivision of land into three lots, including creation of common 
property, at 21 Templeton Street, Castlemaine.  
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The site is located within the Commercial Zone and is covered by Heritage Overlay 
(HO667). 

Demolition or removal of the existing building that is contributory building to the 
heritage precinct is not supported as it would undermine the heritage precinct. The 
building on site contributes to the significance of the precinct through its 
authenticity and quality as a fine example of an inter−war bungalow residence. 

The replacement building would not display design excellence or positively support 
the ongoing heritage significance of the area in regard to its proposed roof form, 
rooftop terrace, choice of materials or visual bulk. 

The new buildings would not contribute to a commercial streetscape setting with 
the retail uses setback behind landscaping and a bin carousel, and overhung by an 
upper level balcony. 

The awkward shapes of the building are not consistent with the typical square 
appearance of the Castlemaine commercial area. 

It is recommended that the application be refused.  

RECOMMENDATION 

That Council issue a Notice of Refusal for demolition of dwelling, fencing and 
outbuildings, construction of retail shops, use and development of three dwellings and 
subdivision of land into three dwellings, including creation of common property, on CA17 
Section 4, Parish of Castlemaine, 21 Templeton Street, Castlemaine, subject to the 
following grounds: 

 Demolition of the building is not supported as it will adversely affect the 1.
significance of the heritage place and precinct contrary to the purpose and 
decision guidelines of the Heritage Overlay – Clause 43.01. 

 The proposal fails to comply with Clause 55 of the Mount Alexander Planning 2.
Scheme (Standards B1, B22 and B31) particularly the choice of materials, roof 
form, rooftop terrace, visual bulk and massing of the proposed development and 
views into surrounding residential land uses. 

 The replacement development would result in detriment to the heritage area by 3.
way of appearance, scale and materials, having regard to the objectives of the 
Heritage Overlay. 

 The development would result in detriment to the streetscape by way of site layout 4.
and building design. 

 

MOVED COUNCILLOR CORDY 

That standing orders be suspended at 9.01 pm. 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
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a. Ms Janet Gilmour, objector. 

Ms Gilmour stated that she believed that the application it came to Council in May 
2014 and asked why it was not refused then. She queried if buildings 100 years old 
are now considered as heritage for preservation. Ms Gilmour advised that she has 
experience on planning and heritage matters and is a member of the Heritage 
Advisory Committee. She further stated that she is the only person on the Committee 
from this area and had no knowledge of this issue. Ms Gilmour advised that she felt 
that it makes Committee members look silly if they are not properly informed. 

b. Mr Kym Jermyn, site developer. 

Mr Jermyn advised that the planning department had not indicated there were issues 
with the proposed materials, size and bulk during discussions of the permit. Mr 
Jermyn noted that the proposed size and bulk is minimal comared to other buildings 
in the street such as the police station. He advised that he has not had time to 
address the concerns raised in the report. 

• Councillor Machin queried if the applicant was prepared to make changes to the 
design of the development, to which the developer indicated that they would, 
although he noted that the design currently meets the requirements in the 
Planning Scheme. 

• The Development Sustainable Development noted that the design is not 
acceptable for the site and if there is a wish to demolish a heritage building, the 
replacement development should be outstanding. 

• Councillor Bell noted that it would be possible to relocate the building. 

 

MOVED COUNCILLOR MACHIN 

That standing orders be resumed at 9.13 pm. 

SECONDED COUNCILLOR TELFORD 

CARRIED. 
 

MOVED COUNCILLOR TELFORD 

That Council defer consideration of Planning Permit application 182/2015 for 
demolition of the dwelling, fencing and outbuildings, construction of retail shops, 
use and development of three dwellings and subdivision of land into three 
dwellings, including creation of common property, on CA17 Section 4, Parish of 
Castlemaine, 21 Templeton Street, Castlemaine, to allow the applicant an 
opportunity to review the design and submit amended design plans. 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
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9.4. BUILDING SUSTAINABLE COMMUNITIES (COM) 

COM 11 DRAFT RATING STRATEGY 2016-2021 

Responsible Director: Director Corporate Support 
Responsible Officer: Manager Finance 
Original Document: DOC/16/7356 

 Purpose 1.

The purpose of this report is to provide Council with the draft Rating Strategy 
2016-2021 to endorse for community feedback. 

Refer to: 

Separate Attachment COM 11A: Draft Rating Strategy 2016-2021. 

 Background 2.

Council last reviewed its rating strategy in 2010, with the assistance of Milbur 
Consulting. Implementation of recommendations from that review commenced in 
the 2011/2012 Budget with the last changes implemented in the 2015/2016 Budget 
with a final increase in the Vacant Land Rate.  

That Strategy took a new approach to assessing the differentials to be applied to 
the identified property types. The Strategy applied the “benefit” principle and 
calculated different property types’ estimated usage of Council services. The 
strategy recommended moving toward a different rating structure based on the 
results, but in an incremental fashion to meet the objectives of the legislation that 
requires “a reasonable degree of stability in the level of the rates burden”. 

Council allocated funds in the Budget 2015/2016 to conduct a review of the current 
rating strategy. A comprehensive review of the rating strategy has been 
undertaken in the first half of the 2015/2016 financial year. Council engaged the 
services of the University of Technology Sydney (Local Government Centre) to 
assist in the data collection and analysis to develop recommended changes to the 
current strategy.  

The project has reviewed Council’s existing rating strategy to identify any 
shortcomings, evaluate whether the current system satisfies legislative 
requirements, strategic objectives and provide alternative actions for the 
development of a new rating strategy. 

The objectives of the review were to: 

• Identify and recommend the principles Council should consider when striking 
general rates and using rating differentials;  

• Equitable sharing of the rate burden between categories of property;  
• General rates versus levies and charges; and  
• Identify any other special rates that Council should consider. 

The draft Rating Strategy and recommendations are now provided to Council for 
review and endorsement for community consultation.  
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 Policy and Statutory Implications 3.

Part 1A – The Local Government Charter, of the Local Government Act 1989 (the 
Act) describes that the purpose of Local Government is to provide for the peace, 
order and good government, facilitate and encourage development, to provide 
services and facilities for the community and to maintain, improve, and develop the 
resources of the municipal district. 

Section 2C (f) provides that an objective of Council should be “to ensure the 
equitable imposition of rates and charges”.  

The Act does not further define equity or efficiency of the rating structure, and it 
can be presumed that the adoption of a legal rating framework will ensure equity 
and efficiency within the meaning and principles of the legislation.  

Under a recent change to the Act, as stated in Section 161(2A), a Council must 
have regard to any Ministerial guidelines made under Subsection (2B) before 
declaring a differential rate for any land. The Act also has other requirements with 
regard to rate differentials which must be taken in account.  

 Issues 4.

Council employs a simple differential Rating Strategy across the land uses which 
meet the objectives of relevant legislation. The table below sets out the six 
differential rating categories used in the current rating strategy and the applied 
rates since 2011/2012. 

 

The review, undertaken with the assistance of the University of Technology 
Sydney (UTS), found that the current Strategy is compliant with the Ministerial 
Guidelines for Differential Rating issued in 2013. 

The review considered the use of differential rating to ensure the system is 
equitable and efficient as follows: 

General Rate — applies to residential properties and home based businesses that 
are conducted at residential premises. Vacant land that is not farm land and 
cannot be developed for residential purposes is also classified as general.  

There are no recommended changes to the general rate. Consideration was given 
to a differential for residential land use within and outside the township of 
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Castlemaine, however this was not deemed necessary as the CIV continues to be 
the best arbiter for distinguishing between the same land uses within a local 
government area. 

Commercial Land — is any land which is occupied for the principal purpose of 
carrying out the manufacture or production of, or trade in, goods or services. The 
commercial rate is set at 130% of the general rate. 

There is no evidence to warrant any further increase in the commercial land 
differential, and no need for separate differentials for commercial, and industrial 
land. 

Farm Rate — applies to land with an area greater than two hectares that 
undertakes a farming activity. Properties on the farm rate are able to apply for a 
single farm enterprise concession where only one municipal charge is paid though 
there is more than one assessment.  

The UTS Rating Strategy study concluded that there was no compelling economic 
or rating rational for a reduction in the farm rate due to: 

• Businesses included in the farm land use encompass a variety of units of 
production (such as agriculture or horticulture); 

• Farmland is currently rated the same as residential properties while 
commercial properties are rated 30 per cent higher than the general rate. 
Therefore a farming business pays rates that are 30% lower than other 
businesses; and 

• Although surrounding councils give concessions to farmland of between 5 to 
20 per cent lower than the general rate, the primary emerging rationale for a 
reduction below the general rate is environmental risk and changes in carrying 
capacities and crop yields and contribution to Victoria’s food bowl. The current 
Land Management Rate is designed to encourage improved environmental 
practices; therefore a Farm Rate is not required in addition to the Land 
Management Rate (LMR). 

Land Management Rate — is a concession available to all properties with an area 
greater than 20 hectares or land defined as farm land that undertake a range of 
land management activities. It is applied to properties that submit an annual 
application. The rate is currently set at 90% of the General rate (residential). For 
the 2015/2016 budget 488 assessments with a value of $318,611,000 claimed the 
Land Management Rate. 

Council is committed to increasing native vegetation cover on public and private 
land, as set out in the Environment Strategy. Council is also committed to 
supporting landowners to understand and appreciate their obligations and 
responsibilities for land and biodiversity. The Land Management Rate enables 
Council to support landowners who undertake land management activities that 
protect biodiversity and native vegetation.  

To further encourage sustainable land management practices, it is recommended 
that the LMR rate be decreased to 80% of the general rate, and phased in to 
reduce the impact on other ratepayers  

• 2016/2017 – 90% of the General Rate – work with and encourage eligible rate 
payers to complete application. 

• 2017/2018 – 80% of the General Rate. 
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Vacant Land Rate — applies to rateable land that does not have a dwelling and is 
set at 200% of the general rate. The rate, which is double that of the general rate is 
currently justified in view of demand for housing and the potential emerging 
demand for retail and other commercial uses in the Castlemaine Centre. 

Municipal Charge - The municipal charge, as provided under Section 159 of the 
Act allows councils to raise up to 20 per cent of rates and charges from a flat base 
amount per assessment across the local government area. The purpose of the 
municipal charge is defined by Local Government Victoria to: 

“Cover some of the administrative costs of the council, including property 
valuations, rates administration and cashiering, councillor support and office of the 
chief executive”. 

Where property comprises more than one lot, and those lots are used for the same 
purpose, and have the same owner, (for example in the case of farms or larger 
estates), the municipal charge applies once only. 

The municipal charge is a flat, identical charge that can be used to offset some of 
the “administrative costs” of the Council. The municipal charge is regressive, which 
means that as the value of properties decrease, the municipal charge increases as 
a percentage of that value. As a result, the burden is reduced on higher valued 
properties. 

A number of other municipalities within Victoria have recently reduced or phased 
out the municipal charge over recent years as the municipal charge is not a 
targeted rating instrument like a differential rate. The use of differential rates is 
considered to be a more transparent and accurate means of achieving rate 
outcomes for certain classes of property. The removal of the municipal charge will 
not decrease the overall rates raised as the current charge will be redistributed to 
all rate payers via the adopted differentials.  

It is recommended that the Municipal Charge be phased out over 3 years as 
follows: 

• 2015/2016 $188 
• 2016/2017 $188 
• 2017/2018 $94 
• 2018/2019 $0 

Data developed during the review demonstrated that the majority of ratepayers 
(87%) pay rates of less than $2,000 per annum (or $38.46 per week), with the 
spread of Rates and Municipal Charges per Assessment for 2015/2016, as shown 
in the following graph. 
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The impact of the proposed recommendations for individual ratepayers will be 
determined via their valuation however the table below demonstrates the impact 
on the median property valuation and quartiles 1 and 3 properties, after taking into 
account all of the recommendations above.  

The table shows that the lower value properties (quartile 1) will have an annual 
saving with higher value properties (quartile 3) paying additional charges. The 
impact below shows the change in rates effective 2018/2019 after the phase in of 
changes, and excludes any annual increase in rates or revaluation movements. 

Table – Impact of removal of Municipal Charge, and Increase in Land 
Management Rate 

 

The following graph shows the number of current assessments paying rates and 
municipal charge within bands of $500 and the numbers within those bands if the 
proposed recommendations are adopted. It demonstrates that the proposed 
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recommendations will result in an increase in the number of assessments in the 
lower bands ($0 to $1,000) due to fewer assessments in the bands $1,001 to 
$2,000. However it remains that 87% of rate payers will pay less than $2,000 per 
annum (or less than $38.46 per week). 

 

A summary of recommendations in the draft Rating Strategy are as follows:  

1. Continue the use of the CIV model of valuations; 

2. Continue with the current differential rating categories; 

3. Continue with the 130% differential for commercial properties; 

4. Continue with the 200% differential for vacant land properties; 

5. Continue with the 100% differential for general-farm properties; 

6. Continue with the 0% differential for recreational and cultural properties; 

7. To further encourage sustainable land management practices, it is 
recommended that the LMR rate be decreased to 80% of the general rate, 
and phased in to reduce the impact on other ratepayers  

o 2016/2017 90% of the General Rate – work with and encourage 
eligible rate payers to complete application.  

o 2017/2018 80% of the General Rate; 

8. Phase out the Municipal Charge over 3 years  

o 2015/2016 $188.00  
o 2016/2017 $188.00  
o 2017/2018 $94.00  
o 2018/2019 $0.00 

9. Retain the Trust for Nature Covenant rebate at 100% of the general rate, 
for the relevant site portion. 
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 Financial and Resource Implications 5.

The Budget 2015/2016 includes $25,000 to review and update Council’s Rating 
Strategy. To date this project has been undertaken within this budget. A project 
team comprising the Director Corporate Support, Manager Finance and 
representatives from the Sustainable Communities and Sustainable Development 
Directorates has overseen the project, supported by a consultant to provide 
research, data analysis and modelling. 

The proposal to increase the discount applied to LMR properties supported by 
increased audit activity will require additional resourcing. In 2016/2017 costs would 
include the development of an audit program and communication materials to 
promote the LMR and in 2017/2018 onwards the cost of running the audit program. 

A rating strategy doesn’t consider how much Council needs to raise from rates, 
this is calculated in the annual budget. A rating strategy considers the fair and 
equitable share of rates to be paid by each type of property owner (residential, 
farms, commercial properties etc.) 

 Consultation 6.

It is proposed to invite feedback from the community on the draft Rating Strategy 
from 9 March to 31 March 2016. The draft Strategy, UTS’ Rating Strategy study 
and FAQs will be available on Council’s website. A Q& A session with the Director 
Corporate Support and Manager Finance will be held in March. The opportunity to 
provide feedback will be advertised in Council’s column, Shire News and on 
Council’s website. Feedback on the Strategy will be considered by Council at the 
Ordinary Meeting of Council on 26 April 2016 where a final strategy will be 
presented for adoption. 

 Conclusion 7.

Council last reviewed its rating strategy in 2010. A review of the rating strategy 
was included as part of the Budget 2015/2016 and is a key project in the Annual 
Plan 2015/2016. 

A draft Rating Strategy and supporting study by University of Technology Sydney 
(Local Government Centre) have been developed. It is recommended that Council 
endorse the draft Rating Strategy for community feedback prior to adoption.  

RECOMMENDATION 

That Council  

 Endorse the draft Rating Strategy 2016-2021 for community consultation; 1.
and 

 Consider community feedback on the draft Rating Strategy at the Ordinary 2.
Meeting of Council on 26 April 2016. 

MOVED COUNCILLOR CORDY 

That the recommendation be adopted. 

SECONDED COUNCILLOR COLE 

CARRIED. 
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MOVED COUNCILLOR TELFORD 

That the Ordinary Meeting of Council be closed to the public to discuss 
Confidential Item COM 12 of the Agenda. (9.30 PM). 

SECONDED COUNCILLOR COLE 

CARRIED. 

 

COM 12 CONFIDENTIAL CONTRACTUAL MATTER 

The report is confidential in accordance with Section 89 of the Local Government Act 
1989. 

 

MOVED COUNCILLOR TELFORD 

That the recommendation be adopted. 

SECONDED COUNCILLOR COLE 

CARRIED. 

 

MOVED COUNCILLOR TELFORD 

That the Ordinary Meeting of Council be reopened to the public. (9.44 PM) 

SECONDED COUNCILLOR MACHIN 

CARRIED. 
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10. DELEGATES REPORTS 

Nil. 
 

11. NOTICE OF MOTION 

Nil. 
 

12. URGENT SPECIAL BUSINESS 

Nil. 
 

13. MEETING CLOSE – 9.44 PM 
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