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1. INTRODUCTION 

PLN Planning has been engaged by Mount Alexander Shire Council to prepare 

restructure plans for the eight areas in the Shire over which the Restructure Overlay 

is applied but for which there is presently no Restructure Plan in place. 1 

The work is being undertaken in stages with the initial focus being to prepare 

restructure plans for the restructure overlay areas at Ravenswood South, Muckleford 

South and the two areas at Maldon which are referred to as Maldon North (A) and 

Maldon North (B).  These areas have been identified by Council as priority areas for 

the purpose of this project. 

The Restructure Overlay areas are all located in the Farming Zone.  The overlay has 

been applied to these areas because they have subdivision patterns which are not 

conducive to the purpose of the Farming Zone.  However the priority areas also have 

environmental sensitivities which dictate that development densities should remain 

low.  In this regard, the areas are variously affected by other planning scheme 

overlays such as the Environmental Significance Overlay (ESO), Significant 

Landscape Overlay (SLO), Heritage Overlay (HO), Erosion Management Overlay 

(EMO) and Bushfire Management Overlay (WMO). 

The lots in these areas mainly comprise old Crown Allotments which are significantly 

smaller than the minimum lot size allowed under the Farming Zone (40 hectares) 

and which if developed with dwellings could lead to the entrenchment of these areas 

as rural living areas.  This is not supported because it would remove land from 

productive agricultural use and in many cases will also be incompatible with the 

environmental values of the areas.  In addition, some of the areas are relatively 

remote from townships and services.  

The purpose of the Restructure Overlay is to restructure these “old and inappropriate 

subdivisions” and to this end it is a requirement under the overlay that a restructure 

plan be prepared.  This report presents the draft restructure plans which have been 

prepared for these four priority areas, and also includes a description of the planning 

context in which these Plans have been prepared. 

                                                 
1
 The Restructure Overlay is also applied to Pennyweight Flat, and a Restructure Plan (RO1) for this area was 

included in the Planning Scheme as an incorporated document in Amendment C50 approved on 21/07/2011 
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2. CONTEXT OF THIS REPORT 

2.1 Background 

The Restructure Overlays were introduced into the Mount Alexander Planning 

Scheme in 1998.  Since then, Council has been unable to issue permits for land 

affected by the overlay to be subdivided or developed because under the overlay it is 

a requirement that a Restructure Plan be prepared before this can occur.  

In 2007, Council took the first step towards preparing restructure plans for the Shire’s 

Restructure Overlay areas by commissioning a review of the Shire’s restructure 

overlays.   

The resultant report ‘Review of Restructure Overlays in the Mount Alexander 

Planning Scheme’ (Centrum Town Planning, November 2007) (referred to hereafter 

as the Restructure Review Report) explored the key land use planning issues and 

opportunities for each restructure overlay area and considered a range of options  

for each. 

Council adopted the restructure review report, and an implementation plan to give 

effect to its recommendations on 8 June 2010.  In accordance with Stage 1 of the 

implementation program, Council also resolved to seek authorisation from the 

Minister for Planning to prepare Amendment C50 to the Planning Scheme to: 

 Remove the restructure overlay from an area at Moolort which the Review 

Report found had been included in the overlay by mistake,  

 Introduce the Pennyweight Flat Restructure Plan (as an incorporated 

document at the schedule to clause 81.01 of the Planning Scheme) 

 Introduce the review report to the Planning Scheme (as a reference document 

at clause 21.05).   

Amendment C50 was duly exhibited and was ultimately approved on 21/07/2011 and 

has therefore given effect to the above.   

Council’s implementation plan for the preparation of the restructure plans for the 

remaining eight areas provided for this work to be undertaken over an eight year 

period (i.e. one restructure plan each financial year).  The work to be undertaken 

included a consultation program with landowners in each area to ensure they are 

fully informed about the restructure planning process, the preparation of the 
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restructure plans, and the preparation of a planning scheme amendment to 

incorporate the restructure plans into the Planning Scheme.   

However the work is now being expedited as a two-stage program in which 

Restructure Plans and the associated planning scheme amendments will be 

prepared for the first four restructure overlay areas as a matter of priority, and for the 

other four areas later this year. 

The Restructure Plans need to be prepared in the context of the current planning 

scheme policies and controls.  These are commented upon in this report, but in 

summary it can be said that to the extent they affect the restructure overlay areas the 

policies and controls are not conducive to further subdivision and set a high hurdle 

as far as the ability to use lots below the minimum lot size in the Farming Zone for 

the purpose of dwellings. 

Aside from the Restructure Review Report, the preparation of the Restructure Plans 

has also been informed by the following reports and studies: 

 Mount Alexander Rural Living Strategy (RPD Group, 2006); and 

 The risk assessment mapping contained in the Rural Land Capability Study 

(Golder Associates, 2011). 

Relevant Government Departments and agencies were consulted during the 

preparation of the Restructure Review Report, including: 

 EPA 

 Goulburn Murray Water 

 Department of Sustainability & Environment 

 Department of Primary Industries 

 North Central Catchment Management Authority (NCCMA) 

 VicRoads 

 CFA 

The above were advised of the preparation of the Restructure Plans and any 

additional information provided as a result of this is noted in this present report.  
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3. PLANNING POLICY CONTEXT 

The policy context in which the Restructure Plans need to be prepared was 

described in detail in the Restructure Review Report.  Since then, there have been 

changes to the State Planning Policy Framework (SPPF), however this has not 

resulted in any change of policy position insofar as the restructure overlay areas are 

concerned.  

The policy context at State and Local levels is summarised below.  

3.1 State Planning Policy Framework 

Relevant policies include: 

Clause 11 – Settlement 

The ‘Rural productivity’ objective at clause 11.05-3 is ‘To manage land use change 

and development in rural areas to promote agriculture and rural production’.   

The strategies to achieve this are: 

 Prevent inappropriately dispersed urban activities in rural areas. 

 Limit new housing development in rural areas, including: 

- Directing housing growth into existing settlements. 

- Discouraging development of isolated small lots in the rural zones from use 

for single dwellings, rural living or other incompatible uses. 

- Encouraging consolidation of existing isolated small lots in rural zones. 

 Restructure old and inappropriate subdivisions. 

Clause 13 – Environmental risks 

This includes objectives and strategies relating to floodplain management (clause 

13.02-1), erosion and landslip (clause 13.03-2), salinity (clause 13.03-3) and bushfire 

(clause 13.05-1) which are relevant to the Restructure Plan preparation. 
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Clause 14 – Natural Resource Management 

Clause 14.01-1 - Protection of agricultural land 

The objective is to protect productive farming land which is of strategic significance 

in the local or regional context.   

The strategies include: 

 In considering a proposal to subdivide or develop agricultural land, the 

following factors must be considered: 

- The desirability and impacts of removing the land from primary production, 

given its agricultural productivity. 

- The impacts of the proposed subdivision or development on the 

continuation of primary production on adjacent land, with particular regard 

to land values and to the viability of infrastructure for such production.  

- The compatibility between the proposed or likely development and the 

existing uses of the surrounding land. 

- Assessment of the land capability. 

 Where inappropriate subdivisions exist on productive agricultural land, priority 

should be given by planning authorities to their re-structure. 

Clause 14.02-1 – Catchment planning and management 

The objective is ‘To assist the protection and, where possible, restoration of 

catchments, waterways, water bodies, groundwater, and the marine environment’. 

The relevant strategies are considered to be: 

 Protect water catchments and water supply facilities to ensure the continued 

availability of clean, high-quality drinking water. 

 Consider the impacts of catchment management on downstream water quality 

and freshwater, coastal and marine environments. 

 Retain natural drainage corridors with vegetated buffer zones at least 30m 

wide along each side of a waterway to maintain the natural drainage function, 

stream habitat and wildlife corridors and landscape values, to minimise 
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erosion of stream banks and verges and to reduce polluted surface runoff 

from adjacent land uses. 

Under the policy guidelines, it is required to consider (among other things): 

 State Environment Protection Policy (Waters of Victoria). 

 Guidelines for planning permit applications in open, potable water supply 

catchment areas (Department of Planning and Community Development, 

2009). 

Clause 14.02-2 - Water quality 

The objective is ‘To protect water quality’. 

The relevant strategies are considered to be: 

 Ensure that land use activities potentially discharging contaminated runoff or 

wastes to waterways are sited and managed to minimise such discharges and 

to protect the quality of surface water and groundwater resources, rivers, 

streams, wetlands, estuaries and marine environments. 

 Discourage incompatible land use activities in areas subject to flooding, 

severe soil degradation, groundwater salinity or geotechnical hazards where 

the land cannot be sustainably managed to ensure minimum impact on 

downstream water quality or flow volumes. 

Under the policy guidelines, it is required to consider (among other things): 

 Guidelines for planning permit applications in open, potable water supply 

catchment areas (Department of Planning and Community Development , 

2009). 

3.2 Local Planning Policy Framework  

The MSS includes a vision statement at clause 21.03.  The actions to give effect to 

the vision include improved land use decision making to improve the environment of 

the Loddon and Campaspe catchments, and protection of agriculture land uses from 

incompatible non-agricultural based development. 

Clause 21.03 also includes eight plans which illustrate the Shire’s strategic 

framework.  One of these is the Maldon Framework Plan (Plan 4) which is a relevant 

consideration in the preparation of the Restructure Plan for Maldon North (A):  
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Under the Maldon Framework Plan, the town of Maldon has a clearly defined 

Township Boundary around it, which is to a large extent dictated by the surrounding 

State Park (Historic Reserve).  Within the Township Boundary, there are 

opportunities for residential growth, with potential for residential expansion to the 

south and for infill to the north (within the boundary) in respect of those areas outside 

of heritage overlay areas.   

The Maldon Framework Plan also shows a ‘preferred rural living’ outside of the 

Township Boundary and to the south-east of the town (the Tarran Valley).  

Amendment C36 to rezone this area from Farming Zone to Rural Living Zone was 

adopted by Council on 10 March 2009, but the amendment has not as yet been 

approved.  

The two land parcels in the Maldon North (A) restructure overlay area are identified 

by a red border on the Maldon Framework Plan above.  These areas are located 

outside of the Township Boundary.  The westernmost of these areas is totally 

surrounded by the State Park, while the easternmost area adjoins the State Park on 

its west side.  

The fact the Maldon Framework Plan does not identify the Maldon North (A) area as 

being required for future development together with the fact that this area is included 

in the Restructure Overlay is a relevant consideration as far as the preparation of the 

Restructure Plan for this area is concerned.  It is also noted that the first of the 

strategic plans at clause 21.03 (Plan 1 – Strategic Framework Plan) also includes as 

an objective for Maldon that surrounding reserves and other natural landscapes are 

to be protected and enhanced, and this is therefore a further relevant consideration. 

The Maldon Framework Plan is also relevant as far as the preparation of the 

Restructure Plan for the Maldon North (B) areas is concerned, in that these areas fall 

well outside of the Maldon Township Boundary. 

The MSS also includes objectives for rural living (clause 21.04-4 relates).  These 

include (among other things): 

 Reduce the number of small and inappropriately located lots in rural areas. 

 Discourage the use of existing old Crown allotments in the Rural Zone for 

rural living purposes. 

 Avoid strip development along highways throughout the Shire. 
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 Provide locations for rural living development that will not cause water quality 

decline, native vegetation and habitat loss, soil erosion, and salinity. 

 Provide location for rural living development that can be readily serviced by 

the facilities of a nearby urban area or town. 

The strategies are set out under headings as follows and are all relevant in terms of 

the present project: 

Settlement 

 Ensure rural living development is located outside of defined urban 

boundaries and does not occur on land set aside for future urban 

development. 

 Encourage clustering of rural living development close to key service areas. 

 Consolidate of lots in old and inappropriate townships into existing tenements 

or land holdings wherever practicable. 

Environment 

 Avoid rural living development in significant water supply catchments areas 

and in areas of significant vegetation and habitat and high erosion risk. 

 Prevent vegetation removal and encouraging revegetation as a component of 

land use change. 

 Ensure net environmental gain as a consequence of rural living development. 

Economic Development 

 Ensure rural living development does not detrimentally impact on adjoining or 

nearby productive agricultural uses. 

Infrastructure 

 Ensure the full impact of rural living development in respect to road 

infrastructure, services and the management of storm water is met by the 

proposed development. 

 Ensure rural living lots are of a size that all effluent and household stormwater 

can be contained on site. 
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 Ensure all rural living development is serviced with sealed roads, where 

reasonable and practicable, to a standard approved by Council. 

 Ensure all rural living development is serviced, where practicable, with a 

reticulated domestic water supply. 

Clause 21.05 – Reference Documents 

As noted in the introduction, the report ‘Review of Restructure Overlays in the Mount 

Alexander Planning Scheme, 2007’ is included as a reference document at this 

clause.   

It is one of two reports listed under the heading ‘Rural Living’, the other being the 

Mount Alexander Rural Living Strategy, RPD Group, 2006.  

In addition there are a range of other reference documents listed at this clause, 

particularly the reports listed under the heading ‘Environment, biodiversity and 

landscape’, which are also relevant to restructuring plans. 

Clause 21.06 – Monitoring & Review 

This clause sets out a monitoring program that Council will use to evaluate the 

achievement of its strategic policy directions.  One of Council’s targets is to achieve 

a reduction in the number of small and inappropriately located lots in rural areas (i.e. 

in the restructure overlay areas).  

Clause 22.22 – Excisions, Construction of housing and re-subdivision of land 

in the Farming and Rural Living Zones 

Of relevance to the preparation of restructure plans is that it is a policy requirement 

under this clause to restructure old and inappropriate subdivisions on rural land.  
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4. PLANNING CONTROL CONTEXT  

4.1 Zoning Context 

The Farming Zone is applied to all of the Shire’s restructure overlay areas (except for 

several areas at Muckleford South and Maldon North (A) which are included in the 

Public Conservation and Resource Zone). 

The fact the Restructure Plan areas are included in the Farming Zone is very 

relevant, given the purpose of the restructure overlays is to restructure “old and 

inappropriate subdivisions”.   

These subdivisions are old and inappropriate because the pattern of subdivision is 

likely to result in lots being used and developed for purposes which are inconsistent 

with the purpose of the zone (unless action is taken to prevent this).   

Unless the numbers of lots in these areas are reduced (which is the main outcome 

which can be expected of a Restructure Plan) and unless measures are taken to 

reduce development densities and prevent development from occurring in 

environmentally sensitive areas, then the following outcomes contrary to the purpose 

of the Farming Zone are likely: 

 The land will be used for purposes other than for agriculture. 

 There will be a consequential loss of productive agricultural land (which the 

Farming Zone seeks to retain). 

 Non-agricultural uses will adversely affect the use of land (including adjoining 

land) for agriculture. 

 There is the potential for adverse environmental impacts including 

contamination of waterways due to waste water runoff, development in areas 

subject to flooding or prone to erosion and land instability, etc. 

In Mount Alexander Shire, the minimum lot size for lots in the Farming Zone is 40 

hectares, and while there are circumstances in which a permit may be granted for 

lots smaller than this to be created2 this is subject to Council’s assessment being that 

                                                 
2
 Where the purpose of the subdivision is to either excise an existing dwelling from the balance of a title or to 

re-subdivides existing lots in a manner which does not create additional lots, subject to an agreement being 

entered into which restricts the ability to further subdivide. 
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a permit should be issued having regard to the extensive range of matters which it is 

required to consider under the Farming Zone decision guidelines.  

Similarly, while a permit may be granted for a dwelling on a lot which is smaller than 

40 hectares, this is subject to any proposal complying with conditions relating to 

access, sewerage / waste water treatment and retention, water supply and power 

supply, and is also subject to Council assessment that a permit should be issued 

having regard to the Farming Zone decision guidelines.  In this regard, applications 

for dwellings in the Farming Zone are required to be accompanied by a written 

statement which explains how the proposed dwelling responds to the decision 

guidelines.   

The decision guidelines require that before deciding on an application to use or 

subdivide land, construct a building or construct or carry out works, in addition to the 

decision guidelines in Clause 65, the responsible authority must consider, as 

appropriate: 

General issues 

 The State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning 

policies. 

 Any Regional Catchment Strategy and associated plan applying to the land. 

 The capability of the land to accommodate the proposed use or development, 

including the disposal of effluent. 

 How the use or development relates to sustainable land management. 

 Whether the site is suitable for the use or development and whether the 

proposal is compatible with adjoining and nearby land uses. 

Agricultural issues 

 Whether the use or development will support and enhance agricultural 

production. 

 Whether the use or development will permanently remove land from 

agricultural production. 
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 The potential for the use or development to limit the operation and expansion 

of adjoining and nearby agricultural uses. 

 The capacity of the site to sustain the agricultural use. 

 The agricultural qualities of the land, such as soil quality, access to water and 

access to rural infrastructure. 

 Any integrated land management plan prepared for the site. 

Dwelling issues 

 Whether the dwelling will result in the loss or fragmentation of productive 

agricultural land. 

 Whether the dwelling is reasonably required for the operation of the 

agricultural activity conducted on the land. 

 Whether the dwelling will be adversely affected by agricultural activities on 

adjacent and nearby land due to dust, noise, odour, use of chemicals and 

farm machinery, traffic and hours of operation. 

 Whether the dwelling will adversely affect the operation and expansion of 

adjoining and nearby agricultural uses. 

 The potential for the proposal to lead to a concentration or proliferation of 

dwellings in the area and the impact of this on the use of the land for 

agriculture. 

Environmental issues 

 The impact of the proposal on the natural physical features and resources of 

the area, in particular on soil and water quality. 

 The impact of the use or development on the flora and fauna on the site and 

its surrounds. 

 The need to protect and enhance the biodiversity of the area, including the 

retention of vegetation and faunal habitat and the need to revegetate land 

including riparian buffers along waterways, gullies, ridgelines, property 

boundaries and saline discharge and recharge area. 
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 The location of on-site effluent disposal areas to minimise the impact of 

nutrient loads on waterways and native vegetation. 

Design and siting issues 

 The need to locate buildings in one area to avoid any adverse impacts on 

surrounding agricultural uses and to minimise the loss of productive 

agricultural land. 

 The impact of the siting, design, height, bulk, colours and materials to be 

used, on the natural environment, major roads, vistas and water features and 

the measures to be undertaken to minimise any adverse impacts. 

 The impact on the character and appearance of the area or features of 

architectural, historic or scientific significance or of natural scenic beauty or 

importance. 

 The location and design of existing and proposed infrastructure including 

roads, gas, water, drainage, telecommunications and sewerage facilities. 

 Whether the use and development will require traffic management measures. 

There is a perception held by some landowners in areas affected by the Restructure 

Overlay that a Restructure Plan will remove their rights to develop dwellings.  

However given the matters Council is required to consider when assessing 

applications for dwellings on lots in the Farming Zone which are below the minimum 

lot size, it is apparent that the granting of a permit for dwellings on such lots is by no 

means certain.  Because most of the lots in the Restructure Overlay areas are 

already small, the reality is that many applications for dwellings on such lots may not 

be supported for a range of reasons including: 

 Inconsistency with State and Local planning policies. 

 Inability to treat and retain waste water on site. 

 Inadequate road access.  

 Inability to demonstrate that the use or development is consistent with 

sustainable land management. 

 Incompatibility of rural residential living with farming activities. 
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 Removal of the land from agricultural production and/or impact on the 

operations and expansion of adjoining and nearby agricultural uses. 

 The likelihood that the dwelling use will result in the loss or fragmentation of 

productive agricultural land. 

 The inability to demonstrate that the dwelling is reasonably required for the 

operation of agricultural activity conducted on the land. 

 Assessment that the dwelling will be adversely affected by agricultural 

activities on adjacent and nearby land (i.e. the incompatibility of rural 

residential living with agricultural activities). 

 Potential for the dwelling to adversely affect the operation and expansion of 

adjoining and nearby agricultural uses. 

 The potential for the proposal to lead to a concentration or proliferation of 

dwellings in the area and the impact of this on the use of the land for 

agriculture. 

 Adverse impacts on the natural physical features and resources of the area, in 

particular on soil and water quality. 

 The impact of the use or development on the flora and fauna on the site and 

its surrounds. 

 Incompatibility with environmental values. 

The above are just some of the reasons that applications for dwellings on small lots 

in the Farming Zone may be refused.  Where the areas concerned are also affected 

by other overlays, there may be further reasons.  

For this reason, the “entitlement” to use a lot in the Farming Zone for a dwelling that 

some believe the Restructure Overlay takes away is really no more than an 

entitlement to make an application for a planning permit which, when assessed 

against the decision guidelines, would in many cases be likely refused.   

Once a Restructure Plan has been prepared for the areas affected by the 

Restructure Overlay, this will provide greater certainty as far as development 

“entitlements” are concerned.  However the purpose of the overlay is to implement 

the existing policy framework (State and Local) and to this end a Restructure Plan 

will typically involve combining titles in such a way that the resulting allotments are of 
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a more appropriate size, taking into account other matters including the ability to 

dispose of effluent on site, as well as slope, drainage, salinity and erosion, the 

protection and enhancement of the natural environment, and the availability of water, 

drainage, electricity, gas and telecommunications.  

At this time, there are no proposals to change the status quo of any of the 

Restructure Overlay areas.  In this regard: 

 Although the Restructure Overlay areas were commented upon in the ‘Mount 

Alexander Rural Living Strategy (RPD Group, 2004), that report did not 

recommend any of the areas for inclusion in the Rural Living Zone (RLZ).  As 

a consequence, none of the Restructure Overlay areas were proposed to be 

rezoned to RLZ as part of Amendment C24 which (among other things) gave 

effect to the other rezoning recommendations in the Rural Living Strategy.  It 

is noted however that the Restructure Overlay area at Muckleford South was 

identified in the Strategy (in the table at page 53) as an area where the 

development of dwellings on lots or groups of lots may be appropriate, but 

that the Strategy did not then recommend this as an area for rezoning to RLZ 

and that this area was not one of the areas proposed for RLZ rezoning in 

Amendment C24. 

 Although there have been a number of proposals to rezone other land in the 

Shire from Farming Zone to Rural Living Zone (including Amendment C36 

which seeks to rezone the land to the south-east of Maldon which is identified 

in the Maldon Framework Plan as ‘preferred Rural Living’), none of these 

proposals have been approved.  Importantly, none of these proposals affect 

any of the land in the Restructure Overlay areas.  

 The key land use planning issues and opportunities for each Restructure 

Overlay area and the options available for these areas were investigated in 

the Restructure Review Report.  This found for each of the Restructure 

Overlay areas subject of this present project that the overlay serves a useful 

planning purpose and should remain in place.  The review recommended the 

preparation of Restructure Plans for each of the areas subject of this present 

project.   

 Council adopted the review report and an implementation plan to give effect to 

its recommendations on 8 June 2010, and this present project is in 

accordance with the implementation plan. 
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Whilst it is true that the preparation of a Restructure Plan for old and inappropriate 

subdivisions in the Farming Zone will reduce the “potential” for development, the 

reality is that a Restructure Plan also provides greater certainty to landowners in 

these areas by identifying those lots which may be appropriate for dwellings, those 

which may be appropriate if consolidated, and those which (due mainly to 

environmental risk factors) are not appropriate for dwellings.  

The Restructure Plans introduced by this report have been prepared with regard to 

the purpose of the Farming Zone, and on the basis that it would be inappropriate for 

each of the lots in these “old and inappropriate subdivisions” to be developed with 

dwellings.   

It is important to note however that a Restructure Plan does not change the fact that 

a planning permit is still required and that an application also needs to be assessed 

in accordance with the decision guidelines for the underlying zoning (Farming Zone) 

and any overlay which may also apply to the land.  

4.2 Restructure Overlay 

The purpose of the Restructure Overlay is: 

 To identify old and inappropriate subdivisions which are to be restructured. 

 To preserve and enhance the amenity of the area and reduce the 

environmental impacts of dwellings and other development 

As far as subdivision in the Restructure Overlay is concerned, permit is required to 

subdivide land and the subdivision must be in accordance with a restructure plan 

unless it is a subdivision to realign boundaries or consolidate a restructure lot with a 

section of closed road or other land not included in a proposed restructure lot, and 

no additional lots or subdivision potential is created.   

Under the Restructure Overlay decision guidelines, before deciding on an 

application, in addition to the decision guidelines in Clause 65 of the Planning 

Scheme, the responsible authority must consider, as appropriate: 

 The State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning 

policies. 

 The objectives of the restructure plan for the area. 
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 Appropriate measures to cope with any environmental hazard or constraint 

affecting the land, including slope, drainage, salinity and erosion. 

 The protection and enhancement of the natural environment and the 

character of the area including the retention of vegetation and fauna habitats 

and the need to revegetate along waterways, gullies, ridge lines and property 

boundaries. 

 The availability of utility services, including sewerage, water, drainage, 

electricity, gas and telecommunications. 

 The relationship of the intended use and development to the existing or likely 

use and development of adjoining and nearby land. 

 The effect on surrounding uses, especially agricultural uses and nearby public 

land. 

 The design of buildings. 

4.3 The other overlays affecting the Restructure Overlay 
areas 

Some of the restructure overlay areas are also affected by other overlays and the 

Restructure Plans have also been prepared with regard to the purpose of those 

overlays.    

(i) Environmental Significance Overlay 

ESO5 (watercourse protection) applies to Bullock Creek at Ravenswood South and 

to Muckleford Creek at Muckleford South.   

Under ESO5 a permit is required (among other things) for any building or works 

located within 200 metres from the centre point of these creeks.  

An applicant must demonstrate that the proposed development has considered the 

following issues, prior to the responsible authority deciding on an application:- 

 The Catchment Management Authority Regional Strategy for the Loddon-

Campaspe water catchment. 

 The effect that the proposed development will have on water quality. 

 The need to protect vegetation and habitat and the role these attributes play 

in improving and assisting in the maintenance of water quality. 
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 The need to retain vegetation which prevents or limits adverse effects on 

ground water recharge. 

As Bullock Creek runs end to end through the Ravenswood South Restructure 

Overlay area, this means that most of the landholdings within this area are affected 

either in whole or part by ESO5.  Most existing dwellings in this area are within 200 

metres of the creek and the developable areas of vacant sites are also mostly within 

200 metres of the creek.   

At Muckleford South, the Muckleford Creek flows south through the centre of the 

Restructure Overlay area.  There are a significant number of lots within 200 metres 

of the creek and along drainage lines which run into Muckleford Creek (but over 

which the ESO5 is not applied).  

Previous advice provided by Goulburn Murray Water (GMW) and the North Central 

Catchment Management Authority (NCCMA) was noted in the Restructure Review 

Report and is relevant to any consideration of the ESO5 in the context of preparing 

the Restructure Plans for the Ravenswood South and Muckleford South Restructure 

Overlay areas: 

 In relation to Ravenswood South (Bullock Creek), GMW noted that although 

many of the allotments could be developed with dwellings, the 60 metre 

setback requirement presented a constraint to the development of some 

allotments.  For this reason, GMW supported the consolidation of allotments 

with measures to avoid buildings near the creek and native vegetation. 

 In relation to Muckleford South (Muckleford Creek), the GMW advised that 

this area is located in the water supply catchment of Cairn Curran Reservoir, 

and expressed concern about the existing dwelling density of 1 dwelling per 

10 hectares.  It considered many of the lots in this area to be too small in the 

context of an unsewered area, and noted many are also subject to flooding.  It 

recommended any restructure plan for this area should ensure maintenance 

of vegetation along the creek and a no building zone of at least 30 metres 

from the creek. 

(ii) Significant Landscape Overlay  

The SLO1 (Maldon Landscape Area) applies to all of the landholdings in the Maldon 

North (A) Restructure Overlay area and most of the landholdings in the Maldon North 

(B) Restructure Overlay area.  

The SLO1 describes the nature and key elements of the landscape as follows: 
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The Maldon landscape is classified by the National Trust as a significant 

landscape. 

The key elements of the Maldon landscape are both natural and man made. 

They include Mount Tarrengower and its environs along with the significant 

gold mining landscapes that were created last century.  These elements 

surround the township and produce a unique gold mining landscape that 

contributes towards the heritage significance of Maldon. 

The landscape character objectives to be achieved are as follows: 

 To prevent the destruction of significant tracts of bushland or trees which 

would detract from the value of the landscape, or area of significant 

vegetation. 

 To preserve and enhance the character of the roadside along major approach 

roads to towns, the areas of landscape significance as identified by the 

National Trust and the Department of Natural Resources and Environment, 

prominent vegetation within the township area, the environs of the Cairn 

Curran Reservoir and other areas of visual landscape interest. 

 To minimise the impact that mining activities are able to have on land of 

landscape significance. 

 To encourage development of a type which does not detract from the value of 

the landscape due to its siting, height or general appearance. 

Under the SLO, a permit is required (among other things) to construct a building or 

construct or carry out works, except in certain limited circumstances.  

Before deciding on an application, the responsible authority must consider: 

 The effect on the whole landscape of buildings, works or activities in the 

specified area, particularly prominent hilltops and visually significant 

landforms. 

 The siting and design of building and works. 

 The retention of areas of vegetation or remnant vegetation as a habitat for 

native animals and birds and as an important visual element of the overall 

landscape. 
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 The retention of a buffer strip of vegetation within specified distances of roads, 

watercourses, property boundaries or in visually prominent areas. 

 The contents and recommendations of any National Trust of Australia 

(Victoria) Classified or Recorded Landscape. 

 The preservation of existing natural vegetation. 

 The preservation of natural beauty and prevention of soil erosion. 

 The comments of the Department of Natural Resources and Environment. 

The significance of the SLO1 and the landscape character objectives to be achieved 

are relevant considerations in the preparation of Restructure Plans for Maldon North 

(A) and Maldon North (B).  

(iii) Heritage Overlay 

The entire Maldon North (A) Restructure Overlay area is surrounded by the Maldon 

Historic Reserve (HO443).  A small area at the southern end of the area is also 

included in HO443, with two lots within this area being part of the separately 

identified Maldon Historic Residential Area (HO444). 

The planning controls under the heritage overlay only apply of course to the areas 

included in this overlay, and that being the case the Maldon North (A) Restructure 

Overlay, with the exception noted above, is not directly affected. 

At Muckleford South, the old State School located in the south east part of the 

Restructure Overlay area is included in the Heritage Overlay.  

At Ravenswood South, the Heritage Overlay is applied to the Bendigo-Melbourne 

Railway, but does not directly affect any of the land within the Restructure Overlay 

area itself.  

The limited application of the Heritage Overlay to specific sites within the Restructure 

Overlay does not have a bearing on the restructuring.  

(iv) Design and Development Overlay 

DDO1 (noise attenuation measures along the Calder Freeway/Highway between 

Kyneton and Ravenswood) applies to the frontage of those allotments in the 

Ravenswood South RO which front the Calder Highway.  This requires that new 

development along the alignment of the Calder Freeway is undertaken with 



Restructure Plans for Ravenswood South, Muckleford South, Maldon North (A) and Maldon North (B)  

Page 22 

appropriate noise attenuation measures to minimise the impact of traffic noise on 

noise sensitive activities.  

Because the DDO1 does not prevent development along the Calder Highway 

alignment, it is (like the Heritage Overlay) someone incidental to the restructuring 

issues.  The reality at Ravenswood South is that future dwellings on land with 

highway frontage would in many cases need to be close to the highway in order to 

maintain maximum distance from the reek and flood affected land along the creek. 

(v) Land Subject to Inundation Overlay 

None of the land in the Restructure Overlay areas is affected by a LSIO, but flooding 

is an issue for many of the lots at Ravenswood South, Muckleford South and some 

areas at Maldon North (B). 

There is also a localised flood issue along drainage lines that run into Peg Leg Gully 

at Maldon North (A). 

The LSIO has not been applied to the Restructure Overlay areas because flood 

studies for these areas have not been undertaken (and are unlikely to be 

undertaken).  The absence of flood mapping means it is inappropriate for the 

Restructure Plans to identify building envelopes on lots in flood affected areas, and it 

is preferable for this to be addressed by applicants as part of their application.   

The North Central Catchment Management Authority (NCCMA) has commented on 

the lack of referral mechanisms in the absence of an LSIO, and indicated that in 

areas where there is a known flood potential the Restructure Plans should require 

applications to be referred to the NCCMA.   

Whilst the referral mechanisms under Clause 66 of the Planning Scheme do not 

provide for a formal referral to be made in the absence of the LSIO (or other overlays 

relevant to floodplain management), it is considered that it remains open to the 

responsible authority to seek advice from the NCCMA in respect of any application 

(the difference being that the NCCMA will not be able to impose conditions as it can 

where there is a formal referral).  Accordingly the Restructure Plans prepared as part 

of this report include as a policy requirement that comment from the NCCMA be 

obtained in respect of such applications, and the decision guidelines require the 

responsible authority to take such comments into account as part of its assessment 

of applications.  

(vi) Erosion Management Overlay 

All of the Maldon North (A) RO area is affected by the Erosion Management Overlay.  
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The purpose of the EMO is to protect areas prone to erosion, landslip or other land 

degradation processes, by minimising land disturbance and inappropriate 

development. 

A permit is required to construct a building or construct or carry out works, including 

roadworks, and there are no exemptions to this specified in the schedule to the 

EMO. 

An application must be accompanied by site plans and other information which 

addresses the erosion risk, and there is an extensive list of information which the 

responsible authority must consider in assessing such applications.  

The fact that the Maldon North (A) Restructure Overlay area, in common with most 

of the surrounding Maldon Historic Reserve area, is included in the EMO as an area 

prone to erosion, landslip or other land degradation processes, is a further reason to 

support lot consolidation and development minimisation through a Restructure Plan.  

(vii) Bushfire Management Overlay 

The Bushfire Management Overlay (WMO) applies to all of the landholdings in the 

Maldon North (A) and Maldon North (B) Restructure Overlay areas.  It also applies to 

land at Muckleford South on the north side of the Pyrenees Highway.   

The purpose of the WMO includes as a means of identifying areas where the 

bushfire hazard requires specified bushfire protection measures for subdivision and 

buildings and works to be implemented, and to ensure that the location, design and 

construction of development considers the need to implement bushfire protection 

measures. 

A permit is required to construct a building or construct or carry out works associated 

with dwellings in the WMO (there are some exceptions, but generally a permit will be 

required).  As with the other overlays, there is an extensive range of matters which 

the responsible authority is required to take into consideration in its decision making. 

The Restructure Plans for Maldon North (A), Maldon North (B) and Muckleford South 

(to the extent the WMO applies) have been prepared with regard to the WMO and its 

requirements.    
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5. RURAL LIVING STRATEGY 

The Mount Alexander Rural Living Strategy 2004 was introduced into the Planning 

Scheme as a reference document by Amendment C24.  It is one of three strategies 

relating to residential land use in the Shire, the other two (also introduced as 

reference documents by Amendment C24) being the Mount Alexander Urban Living 

Strategy, 2004 and the Castlemaine Residential Strategy, 2004). 

The Rural Living Strategy sets out the directions in the Shire for rural living 

development in respect of where and how it is to take place and under what 

conditions it should take place.   

The Rural Living Strategy recommendations as they relate to the Restructure 

Overlay areas are somewhat ambiguous: 

 On the one hand, it recommends that development of sites in old and 

inappropriate subdivisions not be supported where the sites are located in the 

Rural Zone, in areas isolated from existing urban areas and townships and 

adequate road access, and where the development would compromise 

agriculture.  For these areas, it recommended one dwelling only be developed 

where there is contiguous vacant land in separate lots.   

 On the other hand, it recommends that the development of dwellings on lots 

or groups of lots in old and inappropriate subdivisions could occur where the 

sites are located in areas that can be readily accessed by towns or urban 

areas, where residential development will not compromise existing agricultural 

practices or the environmental condition of the area, and where the lot can 

contain all effluent on site, is serviced by an all weather road to the 

satisfaction of the responsible authority, and where the requirements of clause 

35.01-2 of the planning scheme can be met.  The strategy indentified the 

Restructure Overlay area at Muckleford South as an area to which this 

alternative provision could apply.   

Despite being identified as being potential suitable for rural residential living, 

Muckleford South was not one of the areas recommended in the Rural Living 

Strategy for rezoning to Rural Living, and was therefore not proposed for rezoning by 

Amendment C24 (and has not been proposed for rezoning to Rural Living Zone 

since).   
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6. RURAL LAND CAPABILITY STUDY 

The Rural Land Capability Study (Golder Associates, 2011) was undertaken by 

Council in partnership with Central Goldfields Shire.   

The objectives of the Study were:  

 To identify and map relevant data relating to land capability;  

 Identify and map productive agricultural land at an appropriate scale;  

 To identify and map the capability of land within Mount Alexander Shire to 

retain and treat wastewater on site;  

 To identify the capacity of allotments in the restructure overlays in the 

Shire to retain and treat wastewater on site;  

 Electronically migrate all data as layers within Council’s GIS; and,  

 Recommend a framework for considering future zoning of the land in the rural 

areas of the Shire based on land capability.  

The Study was adopted by Council (Council meeting 26 July 2011), with Council also 

resolving to include the study as a reference document at Clause 21.05 of the 

Planning Scheme in a forthcoming Planning Scheme Amendment.   

The study assesses the suitability of the rural land in the Shire for grazing, cropping 

and horticultural enterprises, and categorises these areas on the basis of a high, 

medium or low suitability rating according to a range of factors including block size.  

This information will be used to inform future strategic studies, including as a 

framework to guide the implementation of the new rural zones as the first step of a 

Rural Land Study.   

For the Restructure Overlay areas, the Study has assessed the ability of allotments 

to treat and retain wastewater using a rating system (Low Risk to High Risk) which is 

consistent with EPA and Soil Conservation Authority approaches.  Scores are 

allocated to a range of factors including stormwater runoff, flooding, slope, level of 

rainfall, potential evaporation, numbers of wet months in a year, block size and 

shape, setbacks from boundaries, topographic position of the land and the soil 

profile.    

The risk rating of individual lots in the Restructure Overlay areas is one of the more 

important considerations in the preparation of the Restructure Plans, and will 
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continue to be an issue when applications are made in the future for dwellings 

(including applications for dwellings on Restructure Lots).   

Notwithstanding the other strategic and policy reasons for restructuring, it is 

considered appropriate on the basis of the risk assessment analysis in the Rural 

Land Capability Study that: 

 Where there is an existing dwelling on land which comprises multiple lots, it is 

appropriate as a means of reducing development impacts to require the lots to 

be consolidated as a single Restructure Lot.  The trigger for future title 

consolidation of the lots would be a future application to replace or extend the 

existing dwelling.  (N.B.  Where an existing lot within the Restructure Overlay 

area has already been lawfully developed with a dwelling, then that lot has 

existing use rights and these will not be changed by the Restructure Plans).   

 Undeveloped “high risk” lots in separate ownerships can also be grouped 

together to form a Restructure Lot.  Future development of such lots would 

require a lot owner to assemble a developable parcel by acquiring the other 

lots from the other owners.  In this regard, the restructuring is providing an 

opportunity for development which may otherwise not exist. 

 In some cases single vacant “high risk” lots may be sited between lots which 

are already developed, and it is appropriate for a Restructure Plan to identify 

these lots as not being suitable for development.  The opportunity exists for 

these lots to be acquired by adjoining owners and incorporated as part of a 

larger holding. 

 Where possible, a Restructure Plan may set out obligations as far as the 

location of building envelopes is concerned.  

As noted elsewhere in this report, it is important to note that a planning permit is still 

required even though land may might be identified as a restructure lot on a 

Restructure Plan, and that any application needs to be assessed in accordance with 

the decision guidelines for the underlying zoning (Farming Zone) and any overlay 

which may also apply to the land.  
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7. FUTURE STUDIES WHICH MAY IMPACT ON THE 
RESTRUCTURE OVERLAY AREAS 

7.1 Rural Land Study 

Council’s 2010/2011 Annual Plan provides for the undertaking of three strategic 

planning studies, one of which is the investigation of appropriate zoning of rural 

areas throughout the Shire (the Rural Land Study). 

As already noted, the results of the Rural Land Capability Study will provide input to 

the Rural Land Study.  

At the present time all the rural land in Mount Alexander Shire is included in the 

Farming Zone.  However the Rural Land Study will identify the application of 

following VPP zones, being: 

 Farming Zone 

 Rural Conservation Zone 

 Rural Activity Zone 

 Rural Living Zone (RLZ) 

The VPP Practice Note “Applying the rural zones” explains the main feature of each 

of these zones and how they are designed to be applied.  Given the small lots in the 

Restructure Overlay areas, it is possible that some of these areas would be 

candidates for the RLZ, however the commentary makes it clear that although the 

purpose of the RLZ is catering primarily for residential use, the allotment size and 

subdivision layout should provide the opportunity for farming activities to occur, 

without adversely affecting the natural environment or the amenity of the surrounding 

land uses.  It notes that this means that the minimum lot size could be quite large. 

The commentary also states that because of the zone’s primarily residential function, 

a planning authority must be able to show that using the RLZ is part of its strategy to 

provide appropriate housing diversity and choice to meet housing needs.  Further to 

this, (residential) development must be provided with certain community 

infrastructure and services normally expected for residential areas.  However, care is 

required to ensure that the zone does not become an unplanned urban area and 

farming on adjacent land is not compromised. 
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Having regard to the above, there is no need for the Restructure Plans for the 

Restructure Overlay areas to be put on hold pending the completion of the Rural 

Land Study and decisions about the future application of the rural zones throughout 

the Shire’s rural areas.  The respective Restructure Overlay areas have long been 

recognised as areas of old and inappropriate subdivision and in need of lot 

consolidation (restructuring).  Even in areas like Ravenswood South where rural 

living is already quite established (and which may well be a candidate for future 

inclusion in the Rural Living Zone for this reason), it is apparent as a result of the 

Rural Land Capability Study that there are lots which should not be developed for 

dwellings unless they are consolidated with other lots, and that there are 

landholdings comprising multiple lots which should be consolidated to ensure 

protection of environment and the on-going sustainability of agriculture. 

7.2 Maldon North (A) and (B) Flora & Fauna Study 

Council has commissioned the preparation of a flora and fauna studies for the 

Maldon North (A) and Maldon North (B) restructure overlay areas.  However the 

preparation of Restructure Plans for these areas does not need to await the 

completion of those studies given the other strategic justification for lot consolidation 

in these areas.   In this regard, the consolidation of lots in these areas will assist to 

protect any significant native vegetation, particularly where it avoids the need to 

construct roads in existing unconstructed road reserves.  If there is the need, further 

protection of any significant flora and fauna can be achieved at a later date whether 

the Restructure Plans are in place or not.  
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8. RAVENSWOOD SOUTH RESTRUCTURE PLAN 

8.1 Introduction 

The Restructure Plan for this area is included at Appendix 1.  The plan has been 

prepared in a form suitable for incorporation in the Planning Scheme. 

Because of the extent of this Restructure Overlay area, the area has been divided 

into four parts to facilitate the Restructure Plan presentation and interpretation.   

8.2 Description of the Area 

Section 2.0 of the Restructure Plan contains a detailed description of the area to 

which the plan relates.  This description is largely taken from the Review of 

Restructure Overlays report, with updated information to reflect changes which have 

occurred since then (such as the duplication of the Calder Highway), observations 

made during site visits, information obtained from consultation with agencies, and 

information in the Rural Land Capability assessment.   

8.3 What the Plan seeks to achieve 

There is less opportunity for restructuring in the Ravenswood South Restructure 

Overlay area than in some of the other restructure areas within the Shire, due to a 

fragmented ownership (67 allotments owned by 44 landowners) and the fact that 

many lots are already developed with dwellings.   

Despite the existing commitment to rural living, the Restructure Plan seeks to: 

 Prevent further fragmentation of landholdings; 

 Achieve a reduction in the number of lots by: 

- Encouraging the subdivisional restructuring and consolidation of multiple lot 

landholdings into a single Restructure Lot. 

- Encouraging the subdivisional restructuring and consolidation of lots which 

have been assessed as “high risk” in the Rural Land Capability Study into 

single Restructure Lots. 

- To prohibit development of stand-alone vacant “high risk” lots and to 

encourage them to be consolidated into adjoining lots. 
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 Prohibit the development of buildings and works and the removal of native 

vegetation within 60 metres of Bullock Creek. 

 To require applicants for planning permits for buildings and works to identify 

appropriate building envelopes on lots in flood affected areas, and for 

applications to be referred for comment to the North Central Catchment 

Management Authority as part of the assessment process.  (N.B.  In the 

absence of flood overlays or zones and given the unlikelihood of flood studies 

being undertaken which might lead to the introduction of such overlays or 

zones, the NCCMA has advised it is inappropriate for the Restructure Plan to 

show building envelopes.  These need to be determined on a case by case 

basis).  
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9. MUCKLEFORD SOUTH RESTRUCTURE PLAN 

9.1 Introduction 

The Restructure Plan for this area is included at Appendix 2.  The plan has been 

prepared in a form suitable for incorporation in the Planning Scheme. 

9.2 Description of the Area 

Section 2.0 of the Restructure Plan contains a detailed description of the area to 

which the plan relates.  This description is largely taken from the Review of 

Restructure Overlays report, with updated information to reflect current 

circumstances, observations made during site visits, information obtained from 

consultation with agencies, and information in the Rural Land Capability assessment.   

9.3 What the Plan seeks to achieve 

The Muckleford South Restructure Overlay area lends itself to restructuring due to 

the large number of lots being held by only a small number of landowners, and the 

fact that there are only four dwellings in the entire area. 

The inclusion of the area in the restructure overlay has served to restrict the 

development of dwellings despite the desire of some landowners to develop 

dwellings on the “blocks” formed by the road reserves (unconstructed) which run 

through the area.   

The Restructure Review Report identified the possible construction of a local road 

network to serve future dwellings as both an issue and an opportunity.  As VicRoads 

had advised that no new dwellings would be allowed to have direct access to the 

Pyrenees Highway, it was suggested that new dwellings might access the highway 

via Markham Street (which would also need to be constructed to an appropriate 

standard). 

However in light of the tightening of State policy as it relates to the protection of 

farming land and catchments, the significant number of “high risk” lots identified at 

Muckleford South by the Land Capability Study, and the potential for flooding, it is 

recommended that the Restructure Plan should maintain the status quo. 

Therefore, consistent with the State and Local policy directives, and also the zoning 

and overlays applicable to the area, the Restructure Plan seeks to: 

 Prevent further fragmentation of landholdings; 
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 Achieve a reduction in the number of lots by encouraging the subdivisional 

restructuring and consolidation of all the landholdings in the area (all of which 

comprise multiple lots) into single Restructure Lots. 

 Where a Restructure Lot includes lots rated as “low risk” in the Rural Land 

Capability Study (Golder Associates, 2011), to require a building envelope for 

any future dwellings on such Restructure Lot to be located within that area. 

 Prohibit the development of buildings and works and the removal of native 

vegetation within 60 metres of Muckleford Creek. 

 Require new dwellings to gain access to the Pyrenees Highway via the 

existing road network rather than directly, except where this is unavoidable (in 

which case an application is required to VicRoads). 

 To require applicants for planning permits for buildings and works to identify 

appropriate building envelopes on lots in flood affected areas, and for 

applications to be referred for comment to the North Central Catchment 

Management Authority as part of the assessment process.  (N.B.  In the 

absence of flood overlays or zones and given the unlikelihood of flood studies 

being undertaken which might lead to the introduction of such overlays or 

zones, the NCCMA has advised it is inappropriate for the Restructure Plan to 

show building envelopes.  These need to be determined on a case by case 

basis).  

The Restructure Review Report raised the possibility of removing the Public 

Conservation and Resource Zone (PCRZ) along Muckleford Creek from the 

Restructure Overlay area as part of any planning scheme amendment.  As this land 

is not itself being restructured, its inclusion in the overlay is not an issue one way or 

the other.  
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10. MALDON NORTH (A) RESTRUCTURE PLAN 

10.1 Introduction 

The Restructure Plan for this area is included at Appendix 3.  The plan has been 

prepared in a form suitable for incorporation in the Planning Scheme. 

10.2 Description of the Area 

Section 2.0 of the Restructure Plan contains a detailed description of the area to 

which the plan relates.  This description is largely taken from the Review of 

Restructure Overlays report, with updated information to reflect current 

circumstances, observations made during site visits, information obtained from 

consultation with agencies, and information in the Rural Land Capability assessment.   

10.3 What the Plan seeks to achieve 

The Restructure Plan for Maldon North (A) limits the development potential of this 

area.  This is facilitated by the small number of landowners and the fact that the 

inclusion of the area in the restructure overlay has served to restrict the development 

of dwellings until now.  

Consistent with the State and Local policy directives, and also the zoning and 

overlays applicable to the area, the Restructure Plan seeks to: 

 Prevent further fragmentation of landholdings; 

 Achieve a reduction in the number of lots by encouraging the subdivisional 

restructuring and consolidation of all the landholdings in the area (all of which 

comprise multiple lots) into single Restructure Lots. 

 Where the Rural Land Capability Study (Golder Associates, 2011) rates 

particular parts of land within a Restructure Lot with a lower risk rating than 

other parts of the same landholding, to require a building envelope for any 

future dwellings on such Restructure Lot to be located within that area. 
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11. MALDON NORTH (B) RESTRUCTURE PLAN 

11.1 Introduction 

The Restructure Plan for this area is included at Appendix 4.  The plan has been 

prepared in a form suitable for incorporation in the Planning Scheme. 

11.2 Description of the Area 

Section 2.0 of the Restructure Plan contains a detailed description of the area to 

which the plan relates.  This description is largely taken from the Review of 

Restructure Overlays report, with updated information to reflect current 

circumstances, observations made during site visits, information obtained from 

consultation with agencies, and information in the Rural Land Capability assessment.   

11.3 What the Plan seeks to achieve 

The Restructure Plan for Maldon North (B) limits the development potential of this 

area.  This is facilitated by the small number of landowners and the fact that the 

inclusion of the area in the restructure overlay has served to restrict the development 

of dwellings and keep the area in rural use.  

Consistent with the State and Local policy directives, and also the zoning and 

overlays applicable to the area, the Restructure Plan seeks to: 

 Prevent further fragmentation of landholdings; 

 Achieve a reduction in the number of lots by encouraging the subdivisional 

restructuring and consolidation of all the landholdings in the area (all of which 

comprise multiple lots) into single Restructure Lots. 

 Where the Rural Land Capability Study (Golder Associates, 2011) rates 

particular parts of land within a Restructure Lot with a lower risk rating than 

other parts of the same landholding, to require a building envelope for any 

future dwellings on such Restructure Lot to be located within that area. 

 To refer applications to the North Central Catchment Management Authority 

for comment, as part of the assessment process.  (N.B.  In the absence of 

flood overlays or zones and given the unlikelihood of flood studies being 

undertaken which might lead to the introduction of such overlays or zones, the 

NCCMA has advised it is inappropriate for the Restructure Plan to show 

building envelopes.  These need to be determined on a case by case basis).  
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RAVENSWOOD SOUTH RESTRUCTURE PLAN 

1.0 Preamble 
 

Pursuant to Clause 81, this document is incorporated in the Mount Alexander 
Planning Scheme as the Ravenswood South Restructure Plan, 2012.  It is to be 
used when assessing applications under the Restructure Overlay (Clause 45.05) in 
the Mount Alexander Planning Scheme. 
 

2.0 Subject Land 
 

The Ravenswood South Restructure Plan applies to the land shown on Planning 
Scheme Map 5RO (the area is designated RO4 on this map).   

The overlay area is located approximately 12 kilometres north of Castlemaine and 
is bounded by the Calder Highway to the west and the Bendigo-Melbourne 
Railway to the east.  The area is narrow (less than half a kilometre) and extends 
for a distance of about four kilometres.   

The area is characterised by undulating land that falls to the Bullock Creek, which 
runs through the centre of most of the overlay area.  The land is generally cleared 
land, with some native vegetation, particularly along Bullock Creek. 

The area comprises a mix of old crown allotments and a small number of lots 
created by plans of subdivision or consolidation.  The allotments range in size from 
6,600 square metres to 6 hectares. Most have an area of around two hectares. 

The allotments fronting the Calder Highway generally have access via a series of 
gravel service roads.  Some of these allotments also have rear access via Dobles 
Lane, which is the primary access for a number of allotments in the east of the 
overlay area.  Elsewhere, allotments front a mix of unmade and made government 
road reservations.  Agricultural licences exist over a number of the road 
reservations. 

Within the overlay area there are 67 allotments owned by 44 landholders, including 
various parcels of Crown land along the railway line.  Approximately 40% of the 
allotments have been developed with dwellings and a number of others have been 
developed with sheds, which suggests that rural living has become the 
predominant land use in the area. 

The land is zoned Farming Zone (FUZ) and parts of the area are affected by the 
following overlays: 

 The Environmental Significance Overlay (Schedule 5) applies to Bullock 
Creek.  A permit is required (among other things) for any building or works 
located within 200 metres from the centre point of the creek. 

 The Design and Development Overlay (Schedule 1) applies to the front 
section of most of the allotments fronting the Calder Highway.  This 
requires that new development along the alignment of the Calder Freeway 
is undertaken with appropriate noise attenuation measures to minimise the 
impact of traffic noise on noise sensitive activities. 

 The Heritage Overlay (HO994) applies over the Bendigo-Melbourne 
Railway. 

Although the Land Subject to Inundation Overlay is not applied to any of the 
affected land, much of the area along Bullock Creek is affected by flooding and this 
is a relevant planning consideration and is likely to affect the on site disposal of 
wastewater.     

The Calder Highway has recently been upgraded and this has resulted in some 
minor alignment changes and an improved interchange at the Fogartys Road 

Separate Attachment ECO 06B 
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intersection.  The main change to the alignment is to the south of the Fogartys 
Road intersection where this part of the restructure overlay area now fronts a 
section of roadway which was formerly part of the Calder Highway but which is 
now downgraded to a local road only. 

The Bendigo-Melbourne Railway forms the municipal boundary between Mount 
Alexander Shire and the City of Greater Bendigo, and the northern boundary of the 
overlay area is also the municipal boundary.  These adjoining areas in the City of 
Greater Bendigo are also affected by a restructure overlay and plan under the 
Greater Bendigo Planning Scheme, being part of the Township and Parish of 
Ravenswood.  

The purpose of the Ravenswood South Restructure Plan is to encourage 
restructuring by consolidation of existing parcels and protection of the 
environment. 
 

3.0 Objectives 
 

To manage the subdivision, use and development of old Crown allotments in this 
part of the Parish of Ravenswood: 
 

 To give maximum practical effect to the provisions of the Ravenswood 
South Restructure Plan.  

 To prevent further fragmentation of landholdings and reduce the number of 
small and inappropriately located lots in this area by encouraging the 
subdivisional restructuring and consolidation of multiple-lot landholdings. 

 To encourage the subdivisional restructuring and consolidation of lots 
which have been assessed as “high risk” in the Rural Land Capability 
Study. 

 To limit the number of dwellings in an area with minimal social and 
engineering infrastructure and which is remote from an urban area. 

 To discourage the inappropriate development of dwellings on small lots. 

 To prevent inappropriate development in the environs of Bullock Creek. 

 To prevent development on land subject to flooding. 

 To limit the environmental effects of wastewater disposal in an area with 
poor land capability.   

 To ensure that lots to be used for dwellings are able to be appropriately 
accessed including by emergency vehicles. 

 
4.0 Policy 
 

It is policy that: 

 One dwelling only may be permitted on a restructure lot shown on the 
Restructure Plan. 

 No dwelling (including the replacement of an existing dwelling and dwelling 
additions) may be constructed on a restructure lot until all land within the 
restructure lot has been consolidated into one title.  

 No dwelling may be developed on a stand-alone lot identified as “high risk” 
in the Rural Land Capability Study. 

 No dwelling is permitted unless it has frontage to a road that is constructed 
and can be maintained in an “all weather” standard. 

 Effluent disposal must be in accordance with a Land Capability 
Assessment (see below). 
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 The development of buildings and works and the removal of native 
vegetation within 60 metres of Bullock Creek is prohibited.  

 Require new dwellings to gain access to the Calder Highway via the 
existing road network rather than directly, except where this is unavoidable 
(in which case an application is required to VicRoads). 

 Applications for planning permits for buildings and works will be referred 
for comment to the North Central Catchment Management Authority as 
part of the assessment process to ensure development does not occur on 
land which is assessed by the NCCMA as likely to be affected by flooding.  

 
5.0 Applications 
 

 An application for a dwelling must include a plan identifying a building 
envelope and be accompanied by a Land Capability Assessment (LCA) 
indicating proposed effluent fields.  The LCA must be prepared in 
accordance with the following: 

- Septic Tanks Code of Practice 2003, and;  

- Land Capability Assessment for Onsite Domestic Wastewater 
Management. 

 Applications for subdivision and/or a dwelling must be accompanied by an 
Environmental Management Plan (EMP). The purpose of the EMP is to: 

- Identify the physical features and environmental values of the 
property. 

- Demonstrate how the environmental values of the property will be 
protected and environmental degradation on and off the site will 
be avoided. 

- Enable a proper assessment to be made of proposals for the use 
and development of the property against the aims and objectives 
for the Farming Zone and the applicable overlay controls. 

 
6.0 Decision Guidelines 
 

Before deciding on an application in the Restructure Overlay, in addition to the 
decision guidelines in Clause 45.05-4 and 65 of the Mount Alexander Planning 
Scheme, and in addition to consideration of the purpose and decision guidelines of 
the applicable zone and overlays, the following guidelines for new dwellings must 
be considered, as appropriate: 

 Whether the subdivision, re-subdivision or construction of a dwelling will 
result in the fragmentation or consolidation of the lots in this restructure 
overlay area.  

 Whether the construction and use of a proposed dwelling will have an 
environmental impact with respect to wastewater disposal. 

 The views of the catchment management authority. 

 The vicinity of the Calder Highway and DDO1 and any possible traffic 
noise impacts on the proposal.  

 Whether the dwelling will adversely affect the operation and expansion of 
adjoining and nearby agricultural uses.  
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RAVENSWOOD SOUTH RESTRUCTURE PLAN 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN - AREA 1 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN – AREA 1 

SITE  ADDRESS DESCRIPTION STATUS: WHAT IS ALLOWED? 

1 4486 Calder Hwy Lot 2 PS324275   Existing dwelling: 
One dwelling on the consolidated parcel. 
 
 

Lot 1 TP837415  

CP 163497 

Lot 1 TP119254 

2 4456 Calder Hwy PC 356464 Existing dwelling: 
One dwelling on the consolidated parcel. 
 

3 4436 Calder Hwy CA5a Sec 1  Existing dwelling: 
One dwelling on the consolidated parcel. 
 

CP163520 

4 4396 Calder Hwy Lot 1 TP175114 Comprises five lots of which all but Lot 1 
TP119295 (which is vacant) are in one 
ownership.  A dwelling already exists on 
Lot 1 TP175114. 
 
Allow one dwelling only (i.e. the existing 
dwelling) on the consolidated parcel (i.e. 
no additional dwellings are to be 
allowed).   
 
Encourage consolidation of Lot 1 
TP119295 with the adjoining lots. 

Lot 1 TP119295 

CA 7 Sec 1  

CA 8 Sec 1  

CA 9 Sec 1  

5  CA 29 Sec 1  Vacant land: 
No dwelling allowed (land is part of a 
larger holding which is partly within the 
City of Greater Bendigo). 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN - AREA 2 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN – AREA 2 

SITE  ADDRESS DESCRIPTION STATUS: WHAT IS ALLOWED? 

1 4376 Calder Hwy CA10 Sec 1   Existing dwelling: 
One dwelling on the lot. 

2 4374 Calder Hwy CA11 Sec 1   Existing dwelling: 
One dwelling on the lot. 

3 4356 Calder Hwy CA 12 SEC 1  Existing dwelling: 
One dwelling on the lot. 

4 4334 Calder Hwy CA13 Sec 1   Existing dwelling: 
One dwelling on the consolidated parcel. CA14 Sec 1   

5 9 Red Gum Valley Road CA15 Sec 1  Calder Hwy Existing dwelling: 
One dwelling on the lot. 

6 34 Calder Hwy CA16 Sec 1 Vacant: 
No dwelling allowed. 

7 34 Red Gum Valley Rd CA 17 SEC 1  Existing dwelling: 
One dwelling on the lot. 

8 
42 Red Gum Valley Rd 

CA 18 SEC 1  Existing dwelling: 
One dwelling on the consolidated parcel. 

CA 19 SEC 1  

9 
64 Red Gum Valley Rd CP174496  

Existing dwelling: 
One dwelling on the lot. 

10 Calder Hwy 
 

CA27a Sec 1 Vacant land: 
One dwelling on the consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“low risk” in the Rural Land Capability 
Study (Golder Associates, 2011). 

CA26a Sec 1 

11 24 Red Gum Valley Rd CA25a Sec 1 Existing dwelling: 
One dwelling on the lot. 

12 Calder Highway CA24a Sec 1 Existing dwelling: 
One dwelling on the lot. 
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13 53 Red Gum Valley Rd CA Pt 23 Sec 1 Existing dwelling: 
One dwelling on the lot. 

14 67 Red Gum Valley Rd CA 22A Sec 1 Existing dwelling: 
One dwelling on the lot. 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN - AREA 3 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN – AREA 3 

SITE  ADDRESS DESCRIPTION STATUS: WHAT IS ALLOWED? 

1 
84 Red Gum Valley Rd CA1 Sec 2   

Existing dwelling: 
One dwelling on the lot. 

2 36 Calder Hwy CA2 Sec 2   Vacant: 
No dwelling allowed. 
 
Encourage consolidation of this site with 
an adjoining site. 

3 Calder Hwy CA3 Sec 2    Existing dwelling: 
One dwelling on the consolidated parcel. CA4 Sec 2    

4 4258 Calder Hwy CA5, Pt 31 Sec 2 Vacant: 
One dwelling on the consolidated parcel. 
 
 
 
 

4242 Calder Hwy 

CA6 Sec 2 
 

CA7 Sec 2 
 

CA8 Sec 2 
 

5 80 Old School Lane CA 9 SEC 2 Vacant: 
One dwelling on the consolidated parcel 
 

CA 10 SEC 2  

CA 11 SEC 2   

CA 12 SEC 2  

CA 13 SEC 2  

6 64 Old School Lane L1 TP566461;   Existing dwelling: 
One dwelling on the consolidated parcel. 

Lot 2 TP566461  

7 
60 Old School Lane CA16 Sec 2   

Existing dwelling: 
One dwelling on the lot. 
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8 
 

97 Red Gum Valley Rd CA32, Sec 2 Existing dwelling: 
One dwelling on the consolidated parcel. Pt 33 Sec 2 

9 Dobles Lane CA29,Pt  Vacant: 
One dwelling on the consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“medium risk” in the Rural Land 
Capability Study (Golder Associates, 
2011). 

CA30 Sec 2   

10 51 Dobles Lane PC 363971YSec 2   

 

Existing dwelling: 
One dwelling on the consolidated parcel. 
(Has already been consolidated) 
 

11 53 Dobles Lane CA26 Sec 2   Existing dwelling:  
One dwelling on the lot. 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN - AREA 4 

 DRAFT PLAN ONLY 
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RAVENSWOOD SOUTH RESTRUCTURE PLAN – AREA 4 

SITE  ADDRESS DESCRIPTION STATUS: WHAT IS ALLOWED? 

1 40 Old School Lane L1 TP123798  Existing dwelling: 
One dwelling on the lot. 
 

2 36 Old School Lane CA 18 Sec 2  Vacant 
One dwelling on the consolidated parcel.  32 Old School Lane Lot 1 TP123794 

22 Old School Lane Lot 1 TP124730 

3 16 Old School Lane Lot 1 TP107296 Existing dwelling: 
One dwelling on the lot. 
 

4 8 Old School Lane Lot 1 TP173488 Vacant 
No dwelling allowed. 
 
Encourage consolidation of this site with 
an adjoining site. 

5 11 Mennens  Lane Lot 1 TP171811 Existing dwelling:  
One dwelling on the lot. 

6 21 Mennens  Lane Lot 8 TP552613 Existing dwelling:  
One dwelling on the lot. 

7 27 Mennens  Lane Lot 1 TP424762 Existing dwelling:  
One dwelling on the lot. 

8 77 Dobles Lane CA25a Sec 2 Existing dwelling: 
One dwelling on the lot. 

9 Dobles Lane CA24a Sec 2  
 

Vacant 
No dwelling allowed. 
 
Encourage consolidation of this site with 
an adjoining site. 

10 17 Truancy Lane CA23a Sec 2 Existing dwelling: 
One dwelling on the lot. 
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MUCKLEFORD SOUTH RESTRUCTURE PLAN 

1.0 Preamble 
 

Pursuant to Clause 81, this document is incorporated in the Mount Alexander 
Planning Scheme as Muckleford South Restructure Plan, #### 2012.  It is to be 
used when assessing applications under the Restructure Overlay (Clause 45.05) in 
the Mount Alexander Planning Scheme. 
 

2.0 Subject Land 
 

The Muckleford South Restructure Overlay applies to parts of the Township and 
Parish of Muckleford, and is shown on Planning Scheme Map 31RO (the 
restructure overlay is designated RO8 on this map).   

The overlay area straddles both sides of the Pyrenees Highway approximately 15 
kilometres to the south west of Castlemaine.   

Muckleford Creek flows south through the overlay area. 

The area is characterised by gently undulating grazing land that has been cleared 
of native vegetation. The native vegetation that does exist is mainly located along 
the Creek and along used and unused road reservations. Native vegetation also 
exists on freehold land in the south western and south eastern part of the overlay 
area.  Some of the trees in the overlay area are of a significant age and size. 

The Pyrenees Highway is zoned Road Zone Category 1 (RDZ1) and is under the 
management of VicRoads.   

The area is crisscrossed by unconstructed government road reservations in a 
north-south and east-west grid configuration.  However these are not easily 
distinguishable from the landholdings themselves.  Because so many of the road 
reservations are unconstructed, the only access to the two landholdings on the 
north side of the Highway is from the Highway itself in respect of one of the 
properties and Bassett Road (which runs adjacent to Muckleford Creek) in respect 
of the other, while the access to the landholdings on the south of the Highway is 
via Brown Street / Symes Road (to the west) and the Yapeen-Muckleford Road (to 
the east). 

The lots in the area are held by eight landowners.  The landholdings vary 
significantly in size, although all are small holdings in the context of a rural area. 

There are two small parcels of Crown land (both included in the Farming Zone) on 
the north side of Cathcart Street.   

The land along Muckleford Creek is included in the Public Conservation and 
Resource Zone (PCRZ).  The PCRZ also applies to the Recreation Reserve land 
in the south-east part of the area.  The recreation reserve also includes the historic 
former state school over which the heritage overlay is applied.  The former school 
is now used as a Public Hall. 

The land along Muckleford Creek is included in the Environmental Significance 
Overlay (Schedule 5), pursuant to which a permit is required (among other things) 
for any buildings or works located within 200 metres of the creek.  

The land on the north side of the Highway is also included in the Bushfire 
Management Overlay (WMO).   

Although the Land Subject to Inundation Overlay is not applied to any of the 
affected land, substantial areas within the area are affected by flooding, and this 
has implications in terms of waste water management.  

Separate Attachment ECO 06C 
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The purpose of the Muckleford South Restructure Plan is to encourage 
restructuring by consolidation of existing parcels and protection of the 
environment. 
 

3.0 Objectives 
 

To manage the subdivision, use and development of old Crown allotments in this 
part of the Parish of Muckleford and Township of Muckleford South: 
 

 To give maximum practical effect to the provisions of the Muckleford South 
Restructure Plan.  

 To prevent further fragmentation of landholdings and reduce the number of 
small and inappropriately located lots in this area by encouraging the 
subdivisional restructuring and consolidation of multiple-lot landholdings. 

 To encourage the subdivisional restructuring and consolidation of lots 
which have been assessed as “high risk” in the Rural Land Capability 
Study. 

 To limit the number of dwellings in an area with minimal social and 
engineering infrastructure and which is remote from an urban area. 

 To discourage the inappropriate development of dwellings on small lots. 

 To prevent inappropriate development in the environs of Muckleford Creek. 

 To prevent development on land subject to flooding. 

 To limit the environmental effects of wastewater disposal in an area with 
poor land capability.   

 
4.0 Policy 
 

It is policy that: 

 One dwelling only may be permitted on a restructure lot shown on the 
Restructure Plan. 

 No dwelling (including the replacement of an existing dwelling and dwelling 
additions) may be constructed on a restructure lot until all land within the 
restructure lot has been consolidated into one title.  

 No dwelling may be developed on those landholdings containing land 
identified as “high risk” in the Rural Land Capability Study. 

 No dwelling is permitted unless it has frontage to a road that is constructed 
and can be maintained in an “all weather” standard. 

 Effluent disposal must be in accordance with a Land Capability 
Assessment (see below). 

 The development of buildings and works and the removal of native 
vegetation within 60 metres of Muckleford Creek is prohibited.  

 Applications for planning permits for buildings and works will be referred 
for comment to the North Central Catchment Management Authority as 
part of the assessment process to ensure development does not occur on 
land which is assessed by the NCCMA as likely to be affected by flooding.  

 Require new dwellings to gain access to the Pyrenees Highway via the 
existing road network rather than directly, except where this is unavoidable 
(in which case an application is required to VicRoads). 
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5.0 Applications 
 

 An application for a dwelling must include a plan identifying a building 
envelope and be accompanied by a Land Capability Assessment (LCA) 
indicating proposed effluent fields.  The LCA must be prepared in 
accordance with the following: 

- Septic Tanks Code of Practice 2003, and;  

- Land Capability Assessment for Onsite Domestic Wastewater 
Management. 

 Applications for subdivision and/or a dwelling must be accompanied by an 
Environmental Management Plan (EMP). The purpose of the EMP is to: 

- Identify the physical features and environmental values of the 
property. 

- Demonstrate how the environmental values of the property will be 
protected and environmental degradation on and off the site will 
be avoided. 

- Enable a proper assessment to be made of proposals for the use 
and development of the property against the aims and objectives 
for the Farming Zone and the applicable overlay controls. 

 
6.0 Decision Guidelines 
 

Before deciding on an application in the Restructure Overlay, in addition to the 
decision guidelines in Clause 45.05-4 and 65 of the Mount Alexander Planning 
Scheme, and in addition to consideration of the purpose and decision guidelines of 
the applicable zone and overlays, the following guidelines for new dwellings must 
be considered, as appropriate: 

 Whether the subdivision, re-subdivision or construction of a dwelling will 
result in the fragmentation or consolidation of the lots in this restructure 
overlay area.  

 Whether the construction and use of a proposed dwelling will have an 
environmental impact with respect to wastewater disposal. 

 The views of the catchment management authority. 

 Whether the dwelling will adversely affect the operation and expansion of 
adjoining and nearby agricultural uses.  
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MUCKLEFORD SOUTH RESTRUCTURE PLAN 

SITE  ADDRESS DESCRIPTION STATUS: WHAT IS ALLOWED? 

1 
 

2298 Pyrenees Hwy CA1 Sec 1 Parish of Muckleford Existing dwelling: 
One dwelling on the consolidated parcel. 
 

CA7 Sec 1 Parish of Muckleford 

CA8 Sec 1 Parish of Muckleford 

CA9 Sec 1 Parish of Muckleford 

CA10 Sec 1 Parish of Muckleford 

2 
 

Pyrenees Hwy CA 1 SEC 2 Parish of Muckleford Vacant:  
One dwelling on the consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“low risk” in the Rural Land Capability 
Study (Golder Associates, 2011). 
 
 

CA 2 SEC 2 Parish of Muckleford 

CA 3 SEC 2 Parish of Muckleford 

CA 4 SEC 2 Parish of Muckleford 

CA 5 SEC 2 Parish of Muckleford 

CA 6 SEC 2 Parish of Muckleford 

CA 7 SEC 2 Parish of Muckleford 

L1 TP840063 Parish of Muckleford 
(comprises former CA9 & CA10 in Section 
2 and CA6, CA11 & CA 14 in Section 3) 

L1 TP860410 Parish of Muckleford 
(comprises former CA1, CA2, CA3, CA4, 
CA6, CA7, CA8, CA9, CA10, CA12, 
CA13, CA15, CA16, CA17 & CA18 in 
Section 3) 

3 
 

15 Symes Rd CA1 Sec 5A Parish of Muckleford Existing dwelling: 
One dwelling on the consolidated parcel. 
 

CA1 Sec 6 Parish of Muckleford 

CA1 Sec 8 Parish of Muckleford 

CA2 Sec 5A Parish of Muckleford 

CA2 Sec 6 Parish of Muckleford 

CA2 Sec 8 Parish of Muckleford 

CA3 Sec 5A Parish of Muckleford 
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CA3 Sec 8 Parish of Muckleford 

CA4 Sec 4 Parish of Muckleford 

CA4 Sec 5A Parish of Muckleford 

CA4 Sec 6 Parish of Muckleford 

CA5 Sec 4 Parish of Muckleford 

CA5 Sec 5A Parish of Muckleford 

CA5 Sec 6 Parish of Muckleford 

CA6 Sec 4 Parish of Muckleford 

CA6 Sec 6 Parish of Muckleford 

CA6 Sec 5A Parish of Muckleford 

4 
 

19 Burgoyne St CA1 Sec 9 Parish of Muckleford Existing dwelling: 
One dwelling on the consolidated parcel. CA2 Sec 10 Parish of Muckleford 

CA3 Sec 10 Parish of Muckleford 

CA4 Sec 10 Parish of Muckleford 

CA6 Sec 10 Parish of Muckleford 

CA7 Sec 10 Parish of Muckleford 

5 
 
 

2261 Pyrenees Hwy 
 

CA1 Sec 7 Muckleford Township   Vacant: 
No dwelling allowed. CA2 Sec 7 Muckleford Township   

CA3 Sec 7 Muckleford Township   

CA4 Sec 7 Muckleford Township   

CA5 Sec 7 Muckleford Township   

CA6 Sec 7 Muckleford Township   

CA7 Sec 7 Muckleford Township   

CA8 Sec 7 Muckleford Township   

CA1 Sec 11 Muckleford Township   

CA2 Sec 11 Muckleford Township   

CA3 Sec 11 Muckleford Township   

CA4 Sec 11 Muckleford Township   

CA5 Sec 11 Muckleford Township   
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6 Cathcart Street CA6 Sec 11 Muckleford Township Vacant: 
No dwelling allowed. CA7 Sec 11 Muckleford Township 

CA8 Sec 11 Muckleford Township 

CA9 Sec 11 Muckleford Township 

CA10 Sec 11 Muckleford Township 

CA11 Sec 11 Muckleford Township 

CA12 Sec 11 Muckleford Township 

CA13 Sec 11 Muckleford Township 

CA14 Sec 11 Muckleford Township 

CA15 Sec 11 Muckleford Township 

7 
 

Pyrenees Highway CA 1 Sec 13 Muckleford Township Vacant: 
No dwelling allowed. 

CA 2 Sec 13 Muckleford Township 

CA 3 Sec 13 Muckleford Township 

CA 4 Sec 13 Muckleford Township 

CA 5 Sec 13 Muckleford Township 

CA 6 Sec 13 Muckleford Township 

CA 7 Sec 13 Muckleford Township 

CA 8 Sec 13 Muckleford Township 

CA 9 Sec 13 Muckleford Township 

CA 10 Sec 13 Muckleford Township 

CA 11 Sec 13 Muckleford Township 

CA 12 Sec 13 Muckleford Township 

CA 13 Sec 13 Muckleford Township 

8 18 Burgoyne Street CA 1 Sec 12 Muckleford Township Existing dwelling: 
One dwelling on the consolidated parcel CA 2 Sec 12 Muckleford Township 

CA 3 Sec 12 Muckleford Township 

CA 4 Sec 12 Muckleford Township 

CA 5 Sec 12 Muckleford Township 

CA 6 Sec 12 Muckleford Township 

CA 7 Sec 12 Muckleford Township 

CA 8 Sec 12 Muckleford Township 
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CA 9 Sec 12 Muckleford Township 

CA 10 Sec 12 Muckleford Township 

9 Pyrenees Hwy 
 

CA 1 SEC 15 Parish of Muckleford Vacant: 
One dwelling on the consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“low risk” in the Rural Land Capability 
Study (Golder Associates, 2011). 

CA 2 SEC 15 Parish of Muckleford 

CA 3 SEC 15 Parish of Muckleford 

CA 4 SEC 15 Parish of Muckleford 

CA 5 SEC 15 Parish of Muckleford 

CA 6 SEC 15 Parish of Muckleford 

CA 7 SEC 15 Parish of Muckleford 

CA 8 SEC 15 Parish of Muckleford 

CA 9 SEC 15 Parish of Muckleford 

CA 10 SEC 15 Parish of Muckleford 

CA 11 SEC 15 Parish of Muckleford 

CA 12 SEC 15 Parish of Muckleford 

CA 13 SEC 15 Parish of Muckleford 

CA 14 SEC 15 Parish of Muckleford 

CA 15  SEC 15 Parish of Muckleford 

CA 16 SEC 15 Parish of Muckleford 

CA 17 SEC 15 Parish of Muckleford 

CA 18 EC 15 Parish of Muckleford 

CA 19 EC 15 Parish of Muckleford 

CA 20 SEC 15 Parish of Muckleford 

CA 21 SEC 15 Parish of Muckleford 
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MALDON NORTH (A) RESTRUCTURE PLAN 

1.0 Preamble 
 

Pursuant to Clause 81, this document is incorporated in the Mount Alexander 
Planning Scheme as the Maldon North (A) Restructure Plan, #### 2012.  It is to be 
used when assessing applications under the Restructure Overlay (Clause 45.05) in 
the Mount Alexander Planning Scheme. 
 

2.0 Subject Land 
 

The ‘Maldon North (A)’ Restructure Overlay is located to the north of and just 
outside of the Maldon township boundary (with the exception of one small lot at 95 
Church Street which falls within the township boundary, but which is otherwise 
separated from the other privately owned land within the Restructure Overlay).  

The overlay covers two separate areas separated by vegetated Crown land that 
forms part of the Maldon Natural & Historic Interest Reserve: 

 The western area comprises approximately 35 hectares and comprises 45 
lots held in six landholdings located around Davies Lane, a gravel track 
that leads north and terminates in the Natural & Historic Interest Reserve.  
There are two other unmade road reservations that run north south 
through this area.  Two of the landholdings have been developed with 
dwellings.  The area is characterised by hills and gullies, with a mix of 
remnant bushland interspersed with tracts of cleared land.  The area has a 
complex drainage system. 

 The eastern area comprises approximately 9.3 hectares on the west side 
of Bells Reef Road.  This land is cleared, sloping land that contains 
scattered native vegetation.  The lots are comprised in two landholdings.  
Thirteen of the lots have an area of less than 4000 square metres, with 
one larger lot having an area of about 4 hectares.  Crown Allotment 58 
contains a heritage listed cottage (Rose Cottage, which is listed as HO81 
under the Heritage Overlay).  

In addition to the two areas described above, the overlay covers three allotments 
of Crown land that are fully encircled by the State Park and are included in the 
Public Conservation and Resource Zone (PCRZ).  These allotments are land 
locked and fully vegetated. 

The land is zoned Farming (FUZ), and is also affected by the following overlays: 

 The Significant Landscape Overlay (Schedule 1) applies to all of the land 
and to the surrounding areas and requires landscape character objectives 
to be considered as part of the assessment of applications for buildings 
and works.  

 The Erosion Management Overlay (EMO) applies to the entire area.  Its 
purpose is to protect areas prone to erosion, landslip or other land 
degradation processes, by minimising land disturbance and inappropriate 
development.  A permit is required to construct a building or construct or 
carry out works, including roadworks, and an application must be 
accompanied by site plans and other information which addresses the 
erosion risk. 

 The Bushfire Management Overlay (WMO) also applies to the entire area. 
 
A further issue for consideration with respect to the Restructure Overlay areas at 
Maldon North (A) is the possible impact of past and future mining activity.   
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3.0 Objectives 
 

To manage the subdivision, use and development of old Crown allotments in the 
Maldon North (A) area: 
 

 To give maximum practical effect to the provisions of the Maldon North (A) 
Restructure Plan.  

 To prevent further fragmentation of landholdings and reduce the number of 
small and inappropriately located lots in this area by encouraging the 
subdivisional restructuring and consolidation of multiple-lot landholdings. 

 To encouraging the subdivisional restructuring and consolidation of lots 
which have been assessed as “high risk” in the Rural Land Capability 
Study. 

 To limit the number of dwellings in an area with minimal social and 
engineering infrastructure and which is outside of the Maldon Township 
Boundary and which is not part of an identified rural living area. 

 To discourage the inappropriate development of dwellings on small lots. 

 To limit the environmental effects of wastewater disposal in an area with 
poor land capability.   

 
4.0 Policy 
 

It is policy that: 

 One dwelling only may be permitted on a restructure lot shown on the 
Restructure Plan. 

 No dwelling (including the replacement of an existing dwelling and dwelling 
additions) may be constructed on a restructure lot until all land within the 
restructure lot has been consolidated into one title.  

 No dwelling may be developed on those parts of any landholdings which 
are identified as “high risk” in the Rural Land Capability Study. 

 Effluent disposal must be in accordance with a Land Capability 
Assessment (see below). 

 
5.0 Applications 
 

 An application for a dwelling must include a plan identifying a building 
envelope and be accompanied by a Land Capability Assessment (LCA) 
indicating proposed effluent fields.  The LCA must be prepared in 
accordance with the following: 

- Septic Tanks Code of Practice 2003, and;  

- Land Capability Assessment for Onsite Domestic Wastewater 
Management. 

 Applications for subdivision and/or a dwelling must be accompanied by an 
Environmental Management Plan (EMP). The purpose of the EMP is to: 

- Identify the physical features and environmental values of the 
property. 

- Demonstrate how the environmental values of the property will be 
protected and environmental degradation on and off the site will 
be avoided. 
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- Enable a proper assessment to be made of proposals for the use 
and development of the property against the aims and objectives 
for the Farming Zone and the applicable overlay controls. 

 
6.0 Decision Guidelines 

 
Before deciding on an application in the Restructure Overlay, in addition to the 
decision guidelines in Clause 45.05-4 and 65 of the Mount Alexander Planning 
Scheme, and in addition to consideration of the purpose and decision guidelines of 
the applicable zone and overlays, the following guidelines for new dwellings must 
be considered, as appropriate: 

 Whether the subdivision, re-subdivision or construction of a dwelling will 
result in the fragmentation or consolidation of the lots in this restructure 
overlay area.  

 Whether the construction and use of a proposed dwelling will have an 
environmental impact with respect to wastewater disposal. 

 Whether the dwelling will adversely affect the operation and expansion of 
adjoining and nearby agricultural uses.  
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MALDON NORTH (A) RESTRUCTURE PLAN 

DRAFT PLAN ONLY 
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MALDON NORTH (A) RESTRUCTURE PLAN 

SITE  ADDRESS DESCRIPTION STATUS: WHAT IS ALLOWED? 

1 95 Church Street CA 33 SEC 7 Parish of Maldon 
 

Vacant Land 
No dwelling allowed, unless connected 
to reticulated sewerage. 

2 112 Davies Lane CA 34 SEC 7 Parish of Maldon Farm Land: 
One dwelling on the consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“medium risk” in the Rural Land 
Capability Study (Golder Associates, 
2011). 

CA 35 SEC 7 Parish of Maldon 

CA 36 SEC 7 Parish of Maldon   

CA 37 SEC 7 Parish of Maldon  

CA 38 SEC 7 Parish of Maldon   

CA 39 SEC 7 Parish of Maldon  

CA 40 SEC 7 Parish of Maldon   

CA 41 SEC 7 Parish of Maldon   

CA 41A SEC 7 Parish of Maldon;   

CA 42 SEC 7 Parish of Maldon;   

CA 43 SEC 7 Parish of Maldon;   

CA 44 SEC 7 Parish of Maldon;   

CA 45 SEC 7 Parish of Maldon;   

CA 46 SEC 7 Parish of Maldon;   

CA 47 SEC 7 Parish of Maldon;   

CA 48 SEC 7 Parish of Maldon;   

CA 49 SEC 7 Parish of Maldon;   

CA 50 SEC 7 Parish of Maldon 
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3 Davies Lane CA 25 SEC 7 Parish of Maldon  Vacant: 
One dwelling on the consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“medium risk” in the Rural Land 
Capability Study (Golder Associates, 
2011). 

CA 26 SEC 7 Parish of Maldon 

CA 27 SEC 7 Parish of Maldon 

CA 28 SEC 7 Parish of Maldon 

CA 29 SEC 7 Parish of Maldon 

CA 30 SEC 7 Parish of Maldon 

CA 31 SEC 7 Parish of Maldon 

CA 32 SEC 7 Parish of Maldon 

CA 32A SEC 7 Parish of Maldon   

CA 2005, Parish of Maldon   

CA 2006, Parish of Maldon   

4 92 Davies Lane CA 54 SEC 7 Parish of Maldon    Existing dwelling: 
One dwelling on the consolidated parcel. CA 55 SEC 7 Parish of Maldon 

5 118 Davies Lane CA 51 (TP3099Y) Parish of Maldon  Vacant land: 
One dwelling on the consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“medium risk” in the Rural Land 
Capability Study (Golder Associates, 
2011). 

CA 51a Sec 7 Parish of Maldon 

CA51b Sec 7 Parish of Maldon 

6 62 Davies Lane CA 53 SEC 7 Parish of Maldon  Existing dwelling: 
One dwelling on the consolidated parcel. 
 

CA 53A SEC 7 Parish of Maldon 

CA 8 SEC 7A Parish of Maldon 
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7 282 Bells Reef Road CA 34 Sec 10 Parish of Maldon  Farm Land: 
One dwelling on a consolidated parcel. 
 
Access to be via existing gate. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“medium risk” in the Rural Land 
Capability Study (Golder Associates, 
2011).  

CA 35 Sec 10 Parish of Maldon 

CA 36 Sec 10 Parish of Maldon 

CA 37 Sec 10 Parish of Maldon 

CA 38 Sec 10 Parish of Maldon 

CA 39 Sec 10 Parish of Maldon 

CA 61 Sec 10 Parish of Maldon 

CA 62 Sec 10 Parish of Maldon 

CA 63 Sec 10 Parish of Maldon 

CA 64 Sec 10 Parish of Maldon 

CA 65 Sec 10 Parish of Maldon 

CA 66 Sec 10 Parish of Maldon 

8 304 Bells Reef Road CA 55 Sec 10 Parish of Maldon 
 

 Existing dwelling: 
One dwelling on the lot. 

9 290 Bells Reef Road CA 56 Sec 10 Parish of Maldon  Existing dwelling: 
One dwelling on the consolidated parcel. 

CA 57 Sec 10 Parish of Maldon 

CA 58 Sec 10 Parish of Maldon 

CA 59 Sec 10 Parish of Maldon 

CA 60 Sec 10 Parish of Maldon 
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10 67 Davies Lane CA 17 SEC 7 Parish of Maldon  Vacant: 
One dwelling on a consolidated parcel. 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“medium risk” in the Rural Land 
Capability Study (Golder Associates, 
2011). 

CA 18 SEC 7 Parish of Maldon 

CA 19 SEC 7 Parish of Maldon 

CA 20 SEC 7 Parish of Maldon 

CA 21 SEC 7 Parish of Maldon 

CA 22 SEC 7 Parish of Maldon 

CA 23 SEC 7 Parish of Maldon 

CA 24 SEC 7 Parish of Maldon 
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MALDON NORTH (B) RESTRUCTURE PLAN 

1.0 Preamble 
 

Pursuant to Clause 81, this document is incorporated in the Mount Alexander 
Planning Scheme as the Maldon North (B) Restructure Plan, #### 2012.  It is to be 
used when assessing applications under the Restructure Overlay (Clause 45.05) in 
the Mount Alexander Planning Scheme. 
 

2.0 Subject Land 
 

The Restructure Overlay applies to two parcels of land (totalling about 6 hectares) 
located a few kilometres to the north east of Maldon on the main Bendigo-Maldon 
Road.  For the purpose of this Restructure Plan the area is referred to as Maldon 
North (B) restructure overlay area. 

The Bendigo-Maldon Road is zoned Road Zone Category 1 (RDZ1) and is under 
the management of VicRoads.  

The first parcel comprises nine lots mostly fronting the Bendigo-Maldon Road to 
the south of the Lewis Road junction.  This parcel comprises rectangular lots 
ranging in size from 1,000 m

2
 to approximately 6,200 m

2
.  The land is held as a 

single landholding.  An existing house on this parcel is accessed directly off the 
Bendigo-Maldon Road.  The land contains a dam and is used for grazing.  The 
land is included in the Farming Zone (FUZ) and is partly included within the 
Significant Landscape Overlay, Schedule 1 (Maldon Landscape Area) and wholly 
included in the Bushfire Management Overlay. 

The second parcel comprises 15 lots further to the north along the Bendigo-
Maldon Road at the Fogarty’s Road junction.  These lots are essentially 
rectangular ranging in size between about 1,000 m

2
 (south) to about 7,900 m

2
 

(north).  The lots are held by two landowners, one of 13 small cleared allotments 
and the other containing two large allotments that are well vegetated.  The land is 
included in the Farming Zone (FUZ) and is wholly included within the Significant 
Landscape Overlay, Schedule 1 (Maldon Landscape Area) and the Bushfire 
Management Overlay.  

In the northern part of the overlay area there is a small triangular parcel of Crown 
land that contains native vegetation. 

In the surrounding area, historic mine workings exist on the Maldon Historic and 
Cultural Features Reserve on the west side of Bendigo-Maldon Road.  There are 
two recreation reserves between the two precincts.  

 
3.0 Objectives 
 

To manage the subdivision, use and development of old Crown allotments in this 
part of the Parish of Maldon: 
 

 To give maximum practical effect to the provisions of the Maldon North (B) 

Restructure Plan.  

 To prevent further fragmentation of landholdings and reduce the number of 
small and inappropriately located lots in this area by encouraging the 
subdivisional restructuring and consolidation of multiple-lot landholdings. 

 To encourage the subdivisional restructuring and consolidation of lots 
which have been assessed as “high risk” in the Rural Land Capability 
Study. 
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 To limit the number of dwellings in an area with minimal social and 
engineering infrastructure and which is outside of the Maldon Township 
Boundary and which is not part of an identified rural living area. 

 To discourage the inappropriate development of dwellings on small lots. 

 To prevent development on land subject to flooding. 

 To limit the environmental effects of wastewater disposal in an area with 
poor land capability.   

 
4.0 Policy 
 

It is policy that: 

 One dwelling only may be permitted on a restructure lot shown on the 
Restructure Plan. 

 No dwelling (including the replacement of an existing dwelling and dwelling 
additions) may be constructed on a restructure lot until all land within the 
restructure lot has been consolidated into one title.  

 No dwelling may be developed on those parts of any landholdings which 
are identified as “high risk” in the Rural Land Capability Study. 

 Effluent disposal must be in accordance with a Land Capability 
Assessment (see below). 

 Applications for planning permits for buildings and works will be referred for 
comment to the North Central Catchment Management Authority as part of 
the assessment process to ensure development does not occur on land 
which is assessed by the NCCMA as likely to be affected by flooding.  

 
5.0 Applications 
 

 An application for a dwelling must include a plan identifying a building 
envelope and be accompanied by a Land Capability Assessment (LCA) 
indicating proposed effluent fields.  The LCA must be prepared in 
accordance with the following: 

- Septic Tanks Code of Practice 2003, and;  

- Land Capability Assessment for Onsite Domestic Wastewater 
Management. 

 Applications for subdivision and/or a dwelling must be accompanied by an 
Environmental Management Plan (EMP). The purpose of the EMP is to: 

- Identify the physical features and environmental values of the 
property. 

- Demonstrate how the environmental values of the property will be 
protected and environmental degradation on and off the site will 
be avoided. 

- Enable a proper assessment to be made of proposals for the use 
and development of the property against the aims and objectives 
for the Farming Zone and the applicable overlay controls. 

 
6.0 Decision Guidelines 
 

Before deciding on an application in the Restructure Overlay, in addition to the 
decision guidelines in Clause 45.05-4 and 65 of the Mount Alexander Planning 
Scheme, and in addition to consideration of the purpose and decision guidelines of 
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the applicable zone and overlays, the following guidelines for new dwellings must 
be considered, as appropriate: 

 Whether the subdivision, re-subdivision or construction of a dwelling will 
result in the fragmentation or consolidation of the lots in this restructure 
overlay area.  

 Whether the construction and use of a proposed dwelling will have an 
environmental impact with respect to wastewater disposal. 

 The views of the catchment management authority. 

 Whether the dwelling will adversely affect the operation and expansion of 
adjoining and nearby agricultural uses.  
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MALDON NORTH (B) RESTRUCTURE PLAN 
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MALDON NORTH (B) RESTRUCTURE PLAN 

SITE  ADDRESS DESCRIPTION STATUS: WHAT IS ALLOWED? 

1 64 Lewis Road CA 1 SEC B Parish of Maldon Farm Land which is part of a landholding 
which includes land outside of the 
Restructure Overlay area (the other lots 
being CA6, CA 8C, CA 8D, CA 8F & CA 
8G Sec B Parish of Maldon).  
 
An existing dwelling appears to have 
already been excised from the original 
landholding.  
 
The land is all included as a single 
restructure lot, and no additional dwelling 
is allowed.  

CA 18 SEC C Parish of Maldon 

CA 2 SEC B Parish of Maldon 

CA 3 SEC B Parish of Maldon 

CA 4 SEC B Parish of Maldon 

CA 5 SEC B Parish of Maldon 

CA 6 SEC B Parish of Maldon 

CA 8 SEC B Parish of Maldon 

CA 8B SEC B Parish of Maldon 

CA 8F SEC B Parish of Maldon 

2  Lot 1 TP124797 Farm Land: 
One dwelling on the consolidated parcel. 

Lot 2 TP124797 

Lot 3 TP124797 

Lot 4 TP124797 

Lot 5 TP124797 

Lot 6 TP124797 

Lot 7 TP124797 

Lot 8 TP124797 

Lot 9 TP124797 

Lot 10 TP124797 

Lot 11 TP124797 
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Lot 12 TP124797 

Lot 13 TP124797 

L1 TP396323 Parish of Maldon 

3 1271 Fogarty’s Gap Road CA15, Pt 16 Sec C 
 

Vacant Land: 
One dwelling on the consolidated parcel 
 
The building envelope for a future 
dwelling is to be located on that part of 
the consolidated parcel which is rated 
“medium risk” in the Rural Land 
Capability Study (Golder Associates, 
2011). 

 

 


