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1.

Introduction

1.1

Introduction
This report has been prepared on behalf of the Delmenico family in support of an amendment
to the Mount Alexander Shire Planning Scheme to rezone land at Ireland Street, McKenzie Hill
from the Rural Living Zone (RLZ) to Residential 1 Zone (R1Z).
As part of this process Spiire have overseen a number of background investigations and
assessments to form the basis of this amendment request. This report should be read in
conjunction with documentation detailing specific site investigations and assessments which
include the following:
• Indicative Layout Plan (Spiire Dwg. Ref. 133906-PPS-V2)
• Ecological Assessment (Gary Cheers - Sept. 2012)
• Preliminary Fire Risk Assessment (Phil Neander & Assoc – Feb. 2012)
• Erosion Management Review (Paladin White – July 2012)
• Traffic Impact Assessment (Trafficworks Pty. Ltd. – Aug. 2012)

1.2

Overview
The site consists of undulating, former farmland of around 12 hectares in area.
Strategically the site is located within the Castlemaine Urban Growth Boundary and
directly abuts the existing urban area of Castlemaine.
The methodology undertaken in preparing this amendment application has included a
thorough analysis of the site and its context within the surrounding area. This analysis
has considered the ecological values of the flora and fauna located within the property,
bushfire risks and mitigation, traffic impacts and the capability of the soils to maintain
urban development.
Input and comment has been sought from the Mount Alexander Shire, the Department
of Planning & Community Development and the Department of Environment and
Primary Industries.
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2.

Site and Context Description

2.1

Site Locality

2.2

Subject Site
The subject site is made up of a single allotment, bounded by Ireland Street along the
eastern boundary and Bulkeleys Road along the western boundary, in Castlemaine.
The land is formally identified as CA39, Section F, Parish of Castlemaine.
The subject site has been earmarked under the Castlemaine Residential Strategy and
the Mount Alexander Urban living Strategy for rezoning from Rural Living Zone to
Residential 1 Zone.
The land is an irregular, rectangle shaped lot with an approximate 485 metre frontage to
Ireland Street and approximately 260 metres deep. The total area of the land is around
12.5ha.
Ireland Street consists of a sealed urban section road terminating at the southern
boundary to the subject land and then continues north as a gravel road. Bulkeleys Road
is trafficable gravel road to around 150 metres along the sites western boundary, which
then turns into a rough track into the property.
The property is undulating with sparse vegetation cover and areas of rock outcrop and
surface stone. Some stands of mature native trees are located within the property along
with a number of individual trees scattered throughout the property. A larger stand of
young saplings is located along the northwest boundary. Numerous stumps from
historic clearing are also scattered throughout the majority of the property.
Sections of unused, and partly filled in channels are located within the southwest and
northeast of the property.
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2.3

Site Context
The surrounding neighbourhood is made up of a mixture of undeveloped or partly
developed Rural Living land to the north and west. The immediate area to the east is
currently zoned Low Density Residential and has been identified for future residential
expansion. To the south – southeast is developed residential land.
Land located immediately to the south is zoned as Residential 1 and is subject to
planning approval for residential development.
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3.

Outline Development Plan

3.1

Site Analysis
As previously discussed, technical assessments have been undertaken to provide an
understanding of the native flora and fauna located on the site, transport and movement
opportunities, bushfire risk and service infrastructure requirements.
These investigations and analysis have provided a thorough understanding of the
opportunities and constraints presented for the residential development of the land.

3.2

Layout Plan
The findings of the Site Analysis and background investigations have influenced the
indicative Layout Plan, illustrating the major road interface and connection points,
pedestrian/cycling linkages into the existing residential development to the south.
It is estimated the land has the potential for approximately 90 -110 residential
allotments.
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4.

Background Investigations
A number of investigations and assessments have been carried out to determine the
opportunities and potential impacts that exist within the site and in the surrounding area.
Whilst the following provides a brief summary of these investigations the full reports
accompany this document.

4.1

Native Vegetation
The subject site is located within the Goldfields Bioregion and consists of 7 small
patches of native vegetation and a number of scattered trees throughout the site.
Flora and Fauna consultant Mr. Gary Cheers was engaged to undertake an assessment
of the ecological values of the site and determine the conservation significance of the
native vegetation and implications development may have.
Mr. Cheers found that the patches of native vegetation located within the site have a
low to medium conservation significance, whilst the assessment did not identify any
threatened species or viable habitats of those species historically recorded in the
vicinity. These findings indicate there is no impediment to the urban development of the
land subject to provision of appropriate net gain offsets to the environment to
compensate for the loss of this vegetation.

4.2

Erosion Management
The land is located within the Erosion Management Overlay of the Mount Alexander
Planning Scheme which identifies area having geological features having greater
potential for erosion.
The greater risk of erosion is during the construction period of the development as
surfaces are cleared & rock is removed. As such a number of constraints need to be
addressed to mitigate these risks during these periods.
The Management Plan identifies ongoing high level management & supervision during
construction should include sediment barriers and traps, retention and protection of
vegetation were appropriate, judicious placement of stockpiles and earthworks and
limitation of the number of access points.
Once a modern, well designed and managed estate is complete there should be
minimal erosion risk.

4.3

Bushfire Risk
The land is located within a designated ‘Bushfire Prone Area’ however no fire related
planning controls currently exist over the property. Private and public land to the north
and west of the subject site is located within the Bushfire Management Overlay (BMO).
Phil Neander and Associates were engaged to undertake a Bushfire Risk Assessment
for the land based on the notion that the site will be developed for conventional
residential development.
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The assessment by Mr. Neander indicates the surrounding land uses represent a
degree of risk to the subject site and as such some mitigation will be required,
especially within the land to the northwest, that reduce the risk to an acceptable level.
In this regard, although the land is not within the BMO, it is considered prudent that the
bushfire risk assessment consider the potential for development of the site based on
criteria set out in the BMO and Clause 52.47 of the Mount Alexander Planning Scheme.
This approach is consistent with current CFA policy in regards to the consideration of
land within 150 metres of the existing Bushfire Management Overlay.
The assessment of the land in accordance with the above criteria has ascertained that
conservative setbacks be provided based on a maximum BAL19 rating for all future
allotments within the development site.
Advisory note 46 - Bushfire Management Overlay mapping methodology and criteria,
as the title suggests, sets out the criteria and methodology for the consideration of land
to be included within the BMO mapping. In accordance with this advisory note it may be
established that some of the subject land meets the criteria for inclusion within the
BMO. This mater requires further consultation with the CFA to determine the
appropriateness of this action.

4.4

Traffic Impact Assessment
Trafficworks Pty. Ltd. were engaged to undertake a Traffic Impact Assessment of the
proposal, focusing in particular on the impacts the residential development of the land
would have on the existing road network and taking into the cumulative effect of the
surrounding residential development.
The assessment took into consideration sight distances, intersections treatments,
possible road network improvements, public transport, pedestrian and cycling functions
and street lighting.
In conclusion, Trafficworks found that there are no traffic and road safety constraints
that would prevent the residential development of the land, subject to the
implementation of a number recommendations being undertaken as part of the
development.
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5.

Strategic Documentation
The Mount Alexander Shire have undertaken a number of strategic studies to direct
future development of the shire.

5.1

Castlemaine Land Use Strategy (2004)
The Castlemaine Land Use Strategy has identified the majority of Castlemaine’s
residential growth to occur in the west and southwest of the township. The areas
identified are less sensitive in terms of heritage and landscape and do not border the
Castlemaine Diggings National Heritage Park.
The new areas identified for further residential development are situated on
predominantly cleared land.
The document states McKenzie Hill will be one of the major focuses for new residential
neighbourhoods over the next 15 years.
It is recommended under Table 9 to rezone any Rural Living Zone areas of McKenzie
Hill to Residential 1 Zone, and apply the Incorporated Plan Overlay.

5.2

Castlemaine Residential Strategy (2005)
It has been determined that the population growth for Castlemaine is likely to grow from
8,000 persons in 2004 to around 10,500 people by 2021.
The Castlemaine Residential Strategy 2005 considers the future residential
development opportunities for Castlemaine based on these projected population and
housing growth figures.
The strategy has clearly identified the land subject to this proposal for future residential
development and as a significant contributor to the future growth of Castlemaine.
“McKenzies Hill and Diamond Gully will be the major focus for new residential
neighbourhoods over the next 15 years”. (p25 Castlemaine Residential Strategy
2005)
The McKenzie Hill area, identified in the strategy, encompasses a larger area to the
west – southwest of the subject site. The north-western portion of the study area
consists of freehold land in multiple-ownership and a number of constraints that require
further consideration, including significant native vegetation and topography. In contrast
the subject land is a large parcel of land in a single ownership, relatively clear of native
vegetation and is located as a natural progression to the existing residential
development, with direct access to existing urban infrastructure.
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5.3

Mount Alexander Urban Living Study (2004)
The Mount Alexander Urban Living Strategy (adopted by Council in February 2004)
proposes almost half of the Shire’s population and housing growth is likely to occur in
Castlemaine.
Urban living population estimates for Castlemaine indicate growth from a town of 8,000
to 10,500 persons by 2021.

5.4

Residential Land Demand and Supply Analysis
The Residential Land Demand and Supply Analysis (2010) found that Castlemaine is in
short supply of readily accessible, unconstrained land for future Greenfield type
development.
The Residential Land Supply Analysis identified between 7 - 10.5 years supply of
available, developable land within Castlemaine. From the study findings it is understood
an additional 47 hectares of land should be rezoned within the municipality to enable a
15 year land supply.
The study concluded that in the short to medium term there appeared to be sufficient
land identified to meet demand, subject to the rezoning of Diamond Gully. However it is
noted that this study was undertaken in 2010 and since that time the Diamond Gully
Structure Plan process has delayed the rezoning of land in this location and no other
additional land has been rezoned for residential development within the municipality.

5.5

Castlemaine Urban Forest Interface Study
The Castlemaine Urban Forest Interface Study is still in draft form and as such has not
undergone the necessary scrutiny to ensure the validity of the draft recommendations.
The land to the west of the subject land consists of freehold land containing a significant
amount of native vegetation.
Retention of existing vegetated areas and optimise development opportunities within
cleared land.
The draft recommendations for the subject area are as follows:
Stage 1
The application of the Design and Development Overlay should be undertaken
now and form part of the planning scheme amendment that will arise from this
project. This is to ensure any additional development in the interim will achieve
appropriate setbacks.
Stage 2
When demand can be demonstrated, rezone to Residential Zone. With the
intensification of use, additional overlays may also be required to protect
existing vegetation and landscapes. An environmental report should form part
of the documentation informing the rezoning and application of overlays.
The Schedule to the Development Plan Overlay should be amended to include
the requirement to appropriately address interface issues.
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Forested land west of interface line has potential for rezoning to Rural
Conservation Zone subject to further assessment.
The eastern portion of interface line has no abuttal to the forest edge and
should be deleted on the Framework Plan.
As the study has not yet been completed the stage 1 recommendations have not been
implemented.
An ecological assessment has been prepared as part of the documentation for this
amendment.

5.6

Loddon-Mallee South Regional Growth Plan
The Loddon Mallee South Regional Growth Plan indicates that between 2011 and 2031
an additional 3,500 people will need to be accommodated in the Mount Alexander
Shire. We know from other strategies for the municipality that almost half of the
increased population will settle within the urban areas of Castlemaine.
The growth plan considers Castlemaine as a sub-regional employment centre and that
additional growth areas need to be investigated to accommodate the future growth of
the municipality and Castlemaine.
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6.

Planning Framework
The following provides an analysis of the proposals consistency with State and local
planning policies, zone and overlay provisions.

6.1

Existing Planning Framework
The subject site is currently within the Rural Living Zone under the Mount Alexander
Planning Scheme. In addition to this the land is covered by the Development Plan
Overlay and the Erosion Management Overlay.
Rural Living Zone

The Rural Living Zone includes the following stated purposes:
•

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

•

To provide for residential use in a rural environment.

•

To provide for agricultural land uses which do not adversely affect the amenity
of surrounding land uses.

•

To protect and enhance the natural resources, biodiversity and landscape and
heritage values of the area.
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•

To encourage use and development of land based on comprehensive and
sustainable land management practices and infrastructure provision.

Under the Rural Living Zone a permit is required for the construction of a dwelling on
land below the minimum stated in the schedule to the zone. In this case the subject land
maintains a minimum lot size of 2 hectares if serviced with reticulated town water.
Although the subject land is situated within the defined Urban Growth Boundary the
current zone does not encourage or facilitate the urban use and development of the
land.
Development Plan Overlay – Schedule 3

The Development Plan Overlay includes the following stated purposes:
•

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

•

To identify areas which require the form and conditions of future use and
development to be shown on a development plan before a permit can be
granted to use or develop the land.

•

To exempt an application from notice and review if it is generally in accordance
with a development plan.
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Schedule 3 of the Development Plan Overlay identifies the requirement for a Rural
Living Development Plan for the McKenzie Hill area.
As this overlay relates to the Rural Living Zone it is proposed the overlay be removed
as part of this Planning Scheme amendment.
Erosion Management Overlay

The Erosion Management Overlay includes the following stated purposes:

6.2

•

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

•

To protect areas prone to erosion, landslip or other land degradation processes,
by minimising land disturbance and inappropriate development.

Proposed Planning Framework
As previously discussed, it is considered the existing Rural Living Zone is no longer
appropriate in regards to the sites proximity to the Castlemaine urban area and its
location within the Castlemaine Urban Growth Boundary.
Residential 1 Zone
It is proposed that the site be zoned Residential 1 Zone to enable the consolidation of
urban development within the Castlemaine Urban Growth Boundary.
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The Residential 1 Zone includes the following stated purposes:

6.3

•

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

•

To provide for residential development at a range of densities with a variety of
dwellings to meet the housing needs of all households.

•

To encourage residential development that respects the neighbourhood
character.

•

In appropriate locations, to allow educational, recreational, religious, community
and a limited range of other non-residential uses to serve local

State Planning Policy Framework
The State Planning Policy Framework within the Mount Alexander Planning Scheme
details a series of objectives for residential land use and development within Victoria.
The following provides a brief summary of the relevant State strategic policies that have
been considered in preparing the amendment request.
The following provides an overview of the relevant State policies and objectives within
the scheme:

Clause

Objectives

Clause 11.02-1 Supply of Urban
Land

To ensure a sufficient supply of land is available
for residential, commercial, retail, industrial,
recreational, institutional and other community
uses.

Clause 11.02-2 Planning for Growth
Areas

To locate urban growth close to transport
corridors and services and provide efficient and
effective infrastructure to create benefits for
sustainability while protecting primary production,
major sources of raw materials and valued
environmental areas.

Clause 11.02-4 Sequencing of
Development

To manage the sequence of development in
growth areas so that services are available from
early in the life of new communities.

Clause 11.05-1 Regional Settlement
Networks

To promote the sustainable growth and
development of regional Victoria through a
network of settlements identified in the Regional
Victoria Settlement Framework plan.

Clause 11.05-4 Regional Planning
Strategies and Principles

To develop regions and settlements which have a
strong identity, are prosperous and are
environmentally sustainable.
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Clause 12.01-2 Native Vegetation
Management

To achieve a net gain in the extent and quality of
native vegetation.

Clause 13.05-1 Bushfire Planning
Strategies and Planning
Clause 14.02-3 Water Conservation

To assist to strengthen community resilience to
bushfire.
To ensure that water resources are managed in a
sustainable way.

Clause 16.01-1 Integrated Housing

To promote a housing market that meets
community needs.

Clause 16.01-2 Location of
Residential Development

To locate new housing in or close to activity
centres and employment corridors and at other
strategic redevelopment sites that offer good
access to services and transport.
To provide for a range of housing types to meet
increasingly diverse needs.

Clause 16.01-4 Housing Diversity
Clause 16.01-5 Housing
Affordability
Clause 18.02-1 Sustainable Personal
Transport
Clause 18.02-2 Cycling

Clause 18.02-4 Management of the
Road System

Clause 19.03-2 Water Supply,
Sewerage and Drainage

Clause 19.03-3 Stormwater
Clause 19.03 4 Telecommunications

Clause 19.03- Waste and Resource
Recovery

6.4

To deliver more affordable housing closer to jobs,
transport and services.
To promote the use of sustainable personal
transport.
To integrate planning for cycling with land use and
development planning and encourage as
alternative modes of travel.
To manage the road system to achieve
integration, choice and balance by developing an
efficient and safe network and making the most of
existing infrastructure.
To plan for the provisions of water supply,
sewerage and drainage services that efficiently
and effectively meet State and community needs
and protect the environment.
To reduce the impact of stormwater on bays and
catchments.
To facilitate the orderly development. Extension
and maintenance of telecommunications
infrastructure.
To avoid, minimise and generate less waste to
reduce damage to the environment caused by
waste, pollution, land degradation and
unsustainable waste practices.

Local Planning Policy Framework
The Local Planning Policy Framework is centred on the Mount Alexander Municipal
Strategic Statement (MSS) which provides a broad planning strategy for the use and
development of land within the municipality. The following provides a brief summary of
the relevant local strategic policies that have been considered in preparing the
amendment request.
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Clause
Clause 21.02 Key Issues Influencing
the Shire’s Future Land Use
Planning and Development

Clause 21.03 Municipal Vision and
Framework Plan

Objectives
This Clause identifies key issues of importance to
the land use planning and development of the
municipality. Key issues include:
• Population growth.
• Ageing community.
• Road and rail improvements.
• Cultural and natural heritage.
• Settlement and infrastructure.
• Environment and agriculture.
The land use planning and development vision for
Mount Alexander Shire will be achieved by:
• Consolidation of urban growth to maximise
infrastructure and reduce environmental
impacts.
• Increase in housing choice, in sympathy with
the environment, for a demographically
diverse community.
• Development of sustainable and safe
communities.
This policy identifies the Shire’s strategic
framework through the following relevant plans:
• Mount Alexander Strategic Issues and
Directions.
• Mount Alexander Urban Living Strategy.
• Castlemaine Land Use Framework Plan.

Clause 21.04 Objectives and
Strategies

Mount Alexander Shire Planning Scheme Amendment
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Encourage residential expansion to the west and
south of Castlemaine in the McKenzie Hill and
Diamond Gully areas.
• Provide for greater housing diversity to meet
the needs of different households.
• Provide greater opportunities for affordable
housing.
• Protect Castlemaine’s built and cultural
heritage significance and character.
• Ensure residential subdivision makes
provision for open space links along drainage
corridors and creeks in consultation with DSE
or any other relevant land manager or
authority.
• Ensure new residential areas are integrated
with existing urban areas to facilitate
permeability for pedestrians and vehicle traffic.
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Clause 21.05 Reference Documents

This Clause identifies a number of reference
documents critical to the administration of the
Mount Alexander Planning Scheme, which include
(but are not limited to):
• Mount Alexander Urban Living Strategy.
• Castlemaine Residential Strategy 2004.
• Castlemaine Land Use Strategy 2004.

Clause 22.01 Castlemaine

This Clause applies to the township of
Castlemaine as identified in Clause 21.03 of
Mount Alexander’s MSS. This policy provides
opportunities for urban infill within the
Castlemaine area whilst maintaining the town
character and historic attributes.

Clause 22.12 Urban Growth
Boundaries

Objectives
• Ensure that incompatible urban and rural uses
are clearly separated.
• Ensure that all urban areas are provided with
reticulated water, sewerage, power,
stormwater and all-weather roads.
• Establish a clear process and set of criteria
which are to be met to guide the process of
the future conversion of rural land, particularly
where it is productive agricultural land, to
urban uses.

Clause 22.13 – Catchment and Land
Protection

Objectives
• To ensure the sustainable development of
natural resources of soil, water, flora, fauna,
air and ecosystems.
• To promote the maintenance of ecological
processes and genetic diversity.
• To ensure that the use and development of
land and water takes into account impacts on
the quality and quantity of natural resources.
• To promote consistency with, and application
of, the regional catchment strategy and other
natural resource management strategies.

Mount Alexander Shire Planning Scheme Amendment
Ireland Street, Castlemaine

Page 19

Clause 22.14 Wildfire Management

Objectives
• To ensure that new land use and
development does not increase the level of
fire risk.
• To ensure that new land use and
development includes adequate fire protection
measures.

Clause 22.15 Hilltop and Ridgeline
Protection

Objectives
• To protect areas of environmental and visual
amenity importance from inappropriate
development.
• To limit development on prominent ridges and
hilltops.

Clause 22.16 – Steep Land

Objectives
• To ensure that development on land with
greater than 20% slope takes into account
environmental constraints such as erosion and
fire hazards.
• That appropriate landscaping of sites and the
design of buildings be undertaken to ensure
that landscape values, natural features and
important vistas are not interrupted or
degraded.

Clause 22.20 – Natural and Cultural
Heritage

Objectives
• To ensure that the Shire’s local heritage is
preserved and maintained.
• To ensure that new uses and developments
are of a type which is in harmony with and
complements the historic and architectural
integrity, character and appearance of the
surrounding buildings, works, site or
landscape.
• To recognise the buildings, works, sites and
landscapes which are of local historical and
architectural significance and the role they
play and the need to ensure their preservation
and maintenance.
• To identify and protect places, items and sites
of Aboriginal cultural heritage.
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Clause 22.26 Residential
Infrastructure

Objective
• To ensure that all existing and future forms of
residential development, including rural
residential development is serviced with
reticulated sewerage when available and
practical, water, electricity and other services.
• To ensure that all roads that service a
residential development are fully constructed
and sealed.
• To ensure that environment and water quality
downstream of urban development is not
affected.
• To ensure that development is located within
or abutting the existing urban areas and does
not prejudice the further development of the
town.
• To establish a clear process and set of criteria
to guide the process for the future conversion
of rural land to residential uses.
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7.

Ministerial Directions

7.1

Direction No. 11 Strategic Assessment of Amendments
The amendment is consistent with Ministerial Direction No. 11 Strategic Assessment of
Amendments in regards to the Form and Content of Planning Schemes under section
7(5) of the Act.
In preparing an amendment a planning authority must:
Evaluate and include in the explanatory report a discussion about how the amendment
addresses the following strategic considerations:
•

Why is an amendment required?

•

How does the amendment implement the objectives of planning in Victoria?

•

How does the amendment address any environmental effects?

•

How does the amendment address any relevant social and economic effects?

•

How does the amendment address any relevant bushfire risk?

•

Does the amendment comply with the requirements of any other Minister’s
Direction applicable to the amendment?

•

How does the amendment support or implement the State Planning Policy
Framework and any adopted State policy?

•

How does the amendment support or implement the Local Planning Policy
Framework, and specifically the Municipal Strategic Statement?

•

Does the amendment make proper use of the Victoria Planning Provisions?

•

How does the amendment address the views of any relevant agency?

•

Does the amendment address the requirements of the Transport Integration Act
2010?

•

Assess the impact of the new planning provision on the resource and
administration costs of the responsible authority.
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8.

Strategic Assessment

8.1

Justification for Amendment
Why is an amendment required?
The amendment is required to allow for the residential development of land within the
Castlemaine Urban Growth Boundary.
The subject land has been identified within a number of strategic assessments and
Clause 21.03 of the Mount Alexander Planning Scheme as providing for future
residential development.

How does the amendment implement the objectives of planning in Victoria?
The amendment facilitates the orderly development of land and is consistent with the
objectives of Section 4(1) of the Planning and Environment Act 1987. In particular:
Section 4(1a) – to provide for the fair, orderly, economic and sustainable use and
development of land; The amendment will provide for the orderly development of land
by providing an opportunity for contiguous urban development with the existing urban
area, whilst consolidating and containing urban development within the Urban Growth
Boundary.
Section 4(1b) - to provide for the protection of natural and man-made resources and the
maintenance of ecological processes and genetic diversity; Although some native
vegetation exists within the subject site it has been assessed as having low to medium
conservation significance. In accordance with net gain principles a net gain to the
environmental biodiversity of the region can be achieved by providing appropriate
offsets outside the Urban Growth Boundary to compensate for the loss of vegetation
due to encroaching urban development.

How does the amendment address the environmental effects and any relevant
social and economic effects?
Environmental Effects – An ecological assessment of the land has been carried out by
G & B Cheers. The assessment did not identify any threatened species or viable
habitats that may harbour species previously recorded in the vicinity. The existing native
vegetation has been assessed as having low to medium conservation significance. In
consultation with the Department of Sustainability& Environment, it is concluded the
significance of the vegetation and encroachment of surrounding urban uses presents an
opportunity for an environmental net gain by providing appropriate offsets outside the
Urban Growth Boundary to compensate for the loss of this vegetation.
By concentrating residential development within the Urban Growth Boundary a more
efficient use of land can be achieved whilst utilising existing infrastructure already
established within the broader urban area. Consolidating urban development in this way
also minimises the outward expansion of the township into areas of greater agricultural
and environmental significance.
The capability of the land to accommodate urban development has been considered in
relation to soil stability and potential erosion impacts. The investigations carried out
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concluded that the erosion risk within the site is very low and the provision of sealed
roads, urban drainage and reticulated sewer will minimise any potential impacts that
might otherwise occur.
Economic Impacts – The proposal is considered to have positive economic effects by
delivering employment opportunities during construction and providing additional
residential land to cater for future residents.
Additional residential zoned land within the UGB may result in the stable cost of
residential land within the Castlemaine area; thus providing a more affordable cost for
housing.

How does the amendment address any relevant bushfire risk?
The site has been assessed for bushfire risk and although some risk is attributed to the
surrounding landscape it is considered this risk is able to be appropriately mitigated
through the distance from the site to the existing hazard, the use of appropriate
defendable space within the development and the ability to connect to all urban
infrastructure services and multiple points of access and egress.
On a broader strategic context the site is a logical extension of the existing urban area.
As such the residential use of the site will not produce pocket of development isolated
from other urban development.
It is considered the development of the land for residential dwellings will not increase
the risk to future inhabitants or adjacent properties. The removal of the vegetation from
the site to facilitate the development of the land will in fact reduce the risk to the existing
residences surrounding the site.
The assessment of the land and this application demonstrates that appropriately
located and managed dwellings within the proposed allotments can comply with the
requirements of Clause 44.06 and 52.47 in regards to residential development if
necessary.

Does the amendment comply with the requirements of any Minister’s Direction
applicable to the amendment?
Direction No. 11, Strategic Assessment of Amendments - The amendment is consistent
with Ministerial Direction No. 11 Strategic Assessment of Amendments in regards to the
Form and Content of Planning Schemes under section 7(5) of the Act.

How does the amendment support or implement the State Planning Policy
Framework?
The following sections of the State Planning Policy Framework are relevant to this
proposed amendment.
Clause 11 - Settlement
The Settlement policies in Clause 11 seek to ensure planning facilitates sustainable
development taking advantage of existing settlement patterns and investment in
infrastructure.
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The objective of clause 11.02 – Urban Growth is to ensure a sufficient supply of land is
available for residential commercial, retail, industrial, recreational, institutional and other
community uses. The amendment will provide the opportunity for the urban
development of land within the Urban Growth Boundary thereby initiating a more
efficient use of urban land.
Clause 12 – Environment and Landscape Values
The objective of Clause 12.01-1 Biodiversity is “To assist the protection and
conservation of biodiversity, including native vegetation retention and provision of
habitats for native plants and animals and control of pest plants and animals.” The
assessment of native flora and fauna within the site did not identify any threatened
species or viable habitats of those species previously recorded in the vicinity. The
vegetation has been assessed as being of low to medium conservation significance.
Clause 12.01-2 Native vegetation management has the objective “To achieve a net gain
in the extent and quality of native vegetation.” The future development of the land will
follow the three step approach as set out by Victoria’s ‘Native Vegetation Management
– a framework for action’, in considering the loss of native vegetation. As part of this
process appropriate net gain offsets will be delivered to the environment to compensate
for any removal of native vegetation to facilitate the residential development of the land.
Clause 16 – Housing
The Housing policy outlines planning should provide for housing diversity and ensure
the efficient provision of supporting infrastructure. Planning for housing should include
providing land for affordable housing.
The amendment supports the objectives of this clause which aim to provide
housing/subdivisions in a location with access to physical and community infrastructure.
The subject site abuts the existing urban area of Castlemaine and is approximately 4.5
kilometres from the Castlemaine CBD. Through the efficient use of urban land the
proposed amendment will also increase residential diversity to cater to a variety of
resident demographics.
Clause 19 – Infrastructure
The Infrastructure policy outlines planning for development of social and physical
infrastructure should enable it to be provided in a way that is efficient, equitable,
accessible and timely.
The consolidation and more efficient use of land in this location also provides for the
efficient use of existing infrastructure.

How does the amendment support or implement the Local Planning Policy
Framework?
The following sections of the Local Planning Policy Framework are relevant to this
proposed amendment.
Clause 21.03 Municipal Vision and Framework Plan
The Castlemaine Land Use Framework Plan within this clause identifies the subject
land as future residential. The amendment will assist in achieving the land use and
planning vision set out in the Municipal Strategic Statement (MSS) by providing for the
necessary land supply needed to meet the projected demand over the next 15 years.
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The Mount Alexander Planning Scheme at Clause 21.03 identifies Castlemaine as the
preferred location for urban expansion in the Shire.
Clause 21.04-1 Management of Urban Growth
The amendment implements the broad strategies for settlement set out in Clause 21.04
of the Scheme by ensuring that growth is consistent with the Mount Alexander Shire
Urban Living Strategy and within the Urban Growth Boundary specified in the
Castlemaine Land Use Framework Plan.
Identified settlements are to be implemented under this policy by applying the
Residential 1 zone in existing and proposed residential areas of Castlemaine.
Clause 21.04-2 Strengthening Castlemaine’s Regional Role
This Clause recognises that Castlemaine is increasingly being seen as an attractive
place to live and states that population of the town is expected to increase from 8,000 to
10,500 by 2021. This clause specifically identifies the McKenzies Hill area as having
potential for residential expansion to meet this need.
Clause 21.05 Reference Documents
A number of strategic documents, referenced under the Mount Alexander Planning
Scheme, identify the broader McKenzie Hill area and this site in particular, for future
residential development to cater for the projected demand for residential growth over
the next 15 years. These include: Mount Alexander Shire Urban Living Strategy (2004);
Castlemaine Residential Strategy (2005); Castlemaine Land Use Strategy (2004).

Does the amendment make proper use of the Victorian Planning Provisions?
The amendment makes use of the appropriate zone and overlay tools within the
Victorian Planning Provisions to encourage the residential development of the land in
accordance with the specific objectives for the land as expressed in the MSS and LPPF.

How does the amendment address the views of any relevant agency?
Formal notice of the amendment will be provided to all relevant agencies during the
exhibition stage of the amendment process, giving them the opportunity to provide
formal comment.

Does the amendment address relevant requirements of the Transport Integration
Act 2010?
The relevant requirements of the Transport Integration Act 2010 must be considered
where a planning scheme amendment is likely to have a significant impact on the
transport system.
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9.

Conclusion
The proposal is considered to be consistent with the requirements of the Mount
Alexander Planning Scheme, State and local policy and the orderly development of the
area.
The preparation of this report has considered the key strategic documents prepared for
Council and the strategic objectives contained within the State and Local Planning
Policy Frameworks, all of which identify the land as a future urban growth area of
Castlemaine and support the rezoning of this land for residential use.
As such it is considered the proposal is worthy of Council support.
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