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Frequently Used Abbreviations, Terms &
Definitions

Landscape composition

Aesthetic significance

including arrangements of patterns or colour, textures, features etc.

Encompasses all the sensory responses generated by a place or

The composition of a landscape is its make-up or configuration,
and the form, scale and unity of these and other elements.

object.

Landscape edges or contrasts

Archaeological significance

Edges and contrasts include the point of intersection between two

Encompasses the ability of the place or object to demonstrate
aspects of historical function, design and technology through
remaining fabric (particularly where fabric is deteriorated, buried or
concealed).
Associations

The special connections that exist between people and a place.

landscape elements e.g. the coastline, the edge of a forest or a lake,
or the intersection between a mountain range and a plain etc. The
existence of edges or contrasts in the landscape provides visual
diversity, a quality associated with scenic value.
Landscape feature

A landscape feature is a topographic element or prominent
landmark such as a headland, mountain range or volcanic cone that

Australian Heritage Commission (AHC)

is visually dramatic and provides the landscape with its ‘wow factor’.

The principal adviser to the Australian Government on heritage

Landscape significance

matters.
Criteria

Landscape significance is the designation of a particular landscape as
special or important arising from its visual values, including its
landscape features, edges or contrasts, and composition, with

A principle or standard by which something may be judged or

consideration of its other cultural values (e.g. cultural heritage,

decided.

environmental, scientific, social etc.); and for its predominantly

DELWP

Department of Environment, Land, Water and Planning.
Exemplary landscape

natural or undeveloped character, in which development is absent or
clearly subordinate to its natural landscape qualities.
Low Density Residential Zone (LDRZ)

One of the zones in the suite of Residential Zones in the VPP at

A landscape that is representative or illustrative; the best of its type.

Clause 32.

Heritage Overlay (HO)

Natural landscape

A VPP tool applied spatially to conserve and enhance places of

An area where biophysical processes and landform features

natural or cultural significance, and to ensure that development does

predominate over cultural elements. It is worth noting that few

not adversely affect that significance.

areas are totally pristine - all natural areas are in a dynamic state and

Historical significance

Relates to the value of a place’s association with important historical

to some extent involve contact with people.
Neighbourhood Character Overlay (NCO)

events and themes, eras, patterns of use and development or

A VPP tool that is applied spatially to identify areas of existing or

individual people.

preferred neighbourhood character, to ensure that development

Iconic landscape

respects that character.

A landscape that is instantly recognisable and symbolic for its visual
qualities.
Landscape character

Planning Practice Note (PPN)

Concise documents that provide ongoing advice about the operation
of the Victoria Planning Provisions (VPP) and planning schemes as
well as a range of planning processes and topics.

Landscape character is the interplay of geology, landform,
vegetation, waterform and other natural features, combined with the
effects of land use and built development that makes one landscape
different from another.
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Scarce landscape

A landscape that is uncommon, rare or endangered.
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Setting

The immediate and extended environment that is part of, or
contributes to the significance and distinctive character of a place.
May include views to, or from, a place.
Significant Landscape Overlay (SLO)

A VPP tool that is applied spatially to identify significant landscapes,
to conserve and enhance their character.
Social significance

Encompasses the collective sense of attachment to a place or object
that is felt by a group of people.
Statement of significance

A written statement of why a place is important, identifying the
values that contribute to that importance. It includes what is
important, why it is important, and how it is significant.
Threshold

The measure, demonstrated through comparison, of the level of
significance required for attributing local, regional or state
significance under particular criteria.
Victoria Planning Provisions (VPP)

The Planning and Environment Act 1987 distinguishes between the
Victoria Planning Provisions (VPP) and a planning scheme. The
VPP is a document containing a comprehensive set of planning
provisions for Victoria. It is a state-wide reference used to construct
a planning scheme.
Visual values

The visual qualities of a landscape, including its landscape features,
edges or contrasts, and composition.
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Introduction
Claire Scott Planning was engaged by the Mount Alexander Shire to
undertake a review of the Significant Landscape Overlay (SLO) as it
applies to the historic township of Maldon and its surrounds,
including SLO1 (Maldon Landscape Area) and SLO3 (Scenic
Landscape Area – Approaches to Maldon).
The review was to take place following the completion of the
updated Maldon Design Guidelines (August 2020), to specifically
address whether the guidelines should apply to areas covered by the
SLO, and indeed whether the SLO is the most appropriate tool to
manage the identified values.
This report outlines the key findings and recommendations of the
review.

Note: This project was undertaken while COVID-19
restrictions prohibited travel to regional Victoria, and
fieldwork in and around Maldon was therefore not possible.

Images from top: View towards Mount Tarrengower from Bryant Street, and at
the edge of the Mount Tarrengower forest on the western outskirts of Maldon.
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Executive Summary
The cultural heritage status of the historic township of Maldon, and
the landscape significance of its wider surrounds are well known,
and established.
Past documentation of that significance supports the application, in
principle, of the Significant Landscape Overlay (SLO) to Maldon’s
wider landscape setting, and areas of the township where that
‘natural’ landscape permeates, and predominates visually over built
form.
However, the locations of existing SLO1 and SLO3 do not
accurately reflect the full extent of landscape significance; the
significant landscape areas overlap; and the current schedules lack
helpful guidance, and are barely distinguishable from one another.
The recently updated Maldon Design Guidelines should apply to land
within the township boundaries, but not to the wider landscape
surrounds.
As such, two new and separate SLO schedules are required. One
for the wider and extensive landscape outside the Maldon township
boundaries, and one for the significant landscape areas within the
township boundaries.
While there may be some similarities in the statement of nature for
these landscapes, the schedules will require different objectives,
permit requirements, application requirements and decision
guidelines due to the zoning and nature of development sought to
be managed in each of the landscapes.
A small and focused Landscape Assessment Study should be
undertaken of the Maldon surrounds and its interface with the
township, to accurately determine the extents of the significant
landscape, and to confirm that the SLO is indeed the appropriate
VPP tool to apply to the residentially zoned areas of Maldon.
The findings of the landscape assessment should underpin the
application of the SLO, and inform the contents of the new
schedules.
The incorporation of the Maldon Design Guidelines (2020) into the
Mount Alexander Planning Scheme is supported.

Images from top: Western view towards the ranges from Camp Street, and
indigenous vegetation adjacent to High Street in the south.
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1. Maldon and its Landscape
Surrounds
Introduction

Noted of particular significance are the ranges as viewed from
Maldon. They are described as forming a “striking backdrop for the
town” 3 and emphasise the historic cultural relationship between
Maldon and its landscape environs. The vegetation cover of the

The significance of the historic township of Maldon, and the natural

ranges is also noted, including the rare indigenous plant known as

beauty of its wider landscape surrounds are well known.

the whorled or heath zieria (Zieria aspalathoides), which was once
recorded on Mount Tarrengower. Particular characteristics of the

Following the discovery of gold in the 1850s, Maldon was

ranges, such as their serrated ridges and granitic outcrops, are also

established among the goldfields, on the eastern and southern slopes

emphasised, together with the relic landscapes of the Porcupine and

of Mount Tarrengower and the Nuggetty Ranges. The township

Peg Leg Diggings (to the south-east of the ranges), which provide

was recognised for its intact 19th and early 20th century architecture

extensive evidence of early gold rush activity.

and historic gold mining character by the National Trust as early as
1966, and has been protected through the Victorian planning system

Other key points and management recommendations in the

for at least 50 years.

Classification Report include:

The wider landscape forms part of the central Victorian goldfields

•

A rapid decline in the Aboriginal population occurred in the

region, which is characterised by undulating plains and rolling hills,

1940s and 1950s, until the last Traditional Owners were

intersected by steep sided ridges and valleys, with areas of exposed

removed to Coranderrk Aboriginal Reserve, near Healesville

granitic outcrops. Large swathes of remnant and regrowth Box
Ironbark forests and woodlands dominate the hilly and elevated

•

properly managed – it is visible from within the town and for a

landscape surrounding Maldon, providing a highly valued, vegetated

considerable distance approaching, and should remain uncleared

backdrop to the township. Mount Tarrengower itself, Pigeon Hill

and unscarred

with its granitic tors, and the Cairn Curran Reservoir further west,
are notable landscape features.

•

are prevalent in the hills

history, including abandoned shafts and tunnels, mullock heaps,
•

The variety of plants (around 70 species) across the ranges
reflects the different geology of the rock types

Mount Tarrengower and the Nuggetty Ranges are predominantly
reserved as public parks, and are managed by Parks Victoria;

The Nuggetty Ranges are covered in Box Ironbark and
Stringybark woodland, and remnants of gold rush quartz mining

The broader landscape also contains many relics of its gold mining
kilns and stone walls.

The forested backdrop to Maldon ‘must’ be preserved and

•

Pigeon Hill is a prominent, bare hill to the west of Mount

otherwise agricultural land uses dominate the landscape between the

Tarrengower, and is well known for its collection of granitic

forested reserves.

tors, which also occur adjacent to Maryborough Road

National Trust classification

•

granitic boulders called Mt Moorul provides a panoramic view

The ‘Mount Tarrengower and Nuggetty Ranges’ landscape is

to the west

classified by the National Trust, and is considered of state
significance due to its “landscape quality, cultural associations and botanical
interest.”

1

•

The classification has formed the basis of its protection

through the planning scheme since 1970.

•

the hills as seen from the historic township and the remains of gold rush activities

The gold rush landscape is dotted with Chinese and European
shafts, tunnels, mullock heaps and other relics

•

“Mt Tarrengower and the Nuggetty Ranges are forested hills in close proximity
to the township of Maldon. The significance results from the visual dominance of

The Maldon cemetery with its 19th century Cypress plantings is
located at the foot of Mt Moorul

The synopsis of the landscape’s significance is included in the
current Classification Report (1986) as follows:

At the southern end of the Nuggetty Ranges, a cluster of

Specifically, a number of mine shafts are located on the east side
of the ridge

•

The report notes that alluvial mine shafts are rare in Victoria
and should not be re-worked, but left protected in situ (together

in a pleasant forest setting.” 2

with other relics and workings)
•

Significant views are available from the summit of Mount
Tarrengower over hills, plains and settled valleys

National Trust of Australia (Victoria), Classification Report L10136, Mount
Tarrengower and Nuggetty Ranges, p. 1
1

2

Ibid., p. 1
3
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At the time of the Classification Report (1986), a large, open-cut,

While a detailed written significance assessment was not included,

Council owned quarry was in operation atop Mount Tarrengower.

the CVLAS also identified the ‘Mount Tarrengower and Maldon

It was recommended that the quarry be carefully worked so that it

Historic Area’ of state significance (or higher) and the ‘Cairn Curran

remained visually unobtrusive. This area was excluded from the

Reservoir’ of regional significance. The extent of the significant

classification, but was recommended for rehabilitation and possible

landscapes was not mapped in detail, but were described as follows:

future inclusion. Operations at the quarry have since ceased, and
the area is within the current SLO1 boundaries.

“The Maldon Historic area (which includes Mount Tarrengower) Significant
Landscape is located north of Castlemaine, in and around the township of

Also forming part of the 1986 report is a hand drawn map of the

Maldon. The area is significant because of its gold mining history, with many

classified area, which lacks detail. It does not reflect the location of

relics including abandoned shafts and tunnels, mullock heaps, quartz roasting

the current SLO1, but its influence on the boundaries is evident,

kilns and stone walls evident within the area. The area is also significant for its

particularly around Pigeon Hill.

box and ironbark forests and its amazing views from the Mount Tarrengower

Conclusion and implications for this review

While prepared over 30 years ago, the National Trust Classification
Report provides evidence of cultural heritage (including
aesthetic/landscape) significance, justifies the use of the SLO to the
broader landscape, provides an indication of the level of
significance, and includes descriptive detail that could help to inform
the contents of a re-worked SLO schedule.

Central Victoria Landscape Assessment
Study
The Central Victoria Landscape Assessment Study (CVLAS) was
commissioned by DELWP and undertaken by GHD in 2014/15. It
is understood that the status of the study remains ‘draft’ and that its
findings have never been implemented, due to additional work being
required. Nevertheless, the Mount Alexander Shire formed part of

Fire Tower.
Cairn Curran Reservoir Significant Landscape is located on the Loddon River
near the historical gold mining town of Maldon. The reservoir is an open
recreational area surrounded by cleared rolling hills and volcanic outcrops with
isolated trees and grasses.” 5
Conclusion and implications for this review

While detail is lacking, the CVLAS includes a description of
landscape character, and provides further evidence of landscape
significance, with consideration of ‘aesthetic value’ (the presence of
landscape features, edges or contrasts, and composition), and other
landscape values (cultural heritage, environmental, social etc.). An
indication of significance level can also be gauged from the report,
though a full written assessment against significance criteria was not
undertaken.

the study area for the project, along with five other central Victorian
municipalities, and the landscape around Maldon was broadly
characterised and acknowledged for its significance.
The CVLAS included a high-level categorisation of landscapes, and
determined that the majority of the Mount Alexander Shire is
located within the Goldfields Landscape Character Type. While
broad-brush, the description of the Goldfields landscape is relevant
to the wider Maldon environs:
“Gold transformed Victoria in the mid nineteenth century. The Goldfields were
at the heart of this transformation. This is a landscape of agricultural plains,
intersected by steep sided ridges and peaks, predominantly with a northern aspect
(Department of Planning and Community Development & Planisphere, 2013).
The area is dominated by agriculture with large areas of public land. Remnant
forested areas dominate the lower slopes or poorer soils. Exposed quartz, granite
and basalt bedrock hint towards the geological make up of the land below.
Throughout this Character Type are visible reminders of the gold rush period,
with old miners huts and mining shafts found in the forests, gullies, spoil
hummocks and abandoned mining infrastructure, and coppiced regrowth of
trees…” 4

4 GHD (with DELWP), Central Victoria landscape Assessment Study: Regional
Overview Report, 2015, p. 13
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2. Protection of Significant Landscapes

Application requirements (42.03-4)

The Significant Landscape Overlay

VC148 introduced the opportunity for application requirements to

The Significant Landscape Overlay (SLO) is the most appropriate
planning scheme tool for protecting and managing significant
landscapes within the Victorian planning context. The purpose of
the overlay is outlined in the parent clause at 42.03 of the VPP, and
includes:
•

To identify significant landscapes.

•

To conserve and enhance the character of significant landscapes.

be included in an SLO schedule. This is particularly useful if a visual
impact assessment, or similar, is required to demonstrate the
visibility of a proposed development from a particular viewpoint(s)
or viewing corridor within the landscape. Additional information in
the form of a landscaping plan, or a schedule of external materials or
colours, can also be required to aid decision making.
Decision guidelines (42.03-5)

The decision guidelines outlined in the parent clause (42.03-5) that

Landscape character and objectives (42.03-1)

the Council must consider are:

It is stated in the parent clause that a schedule to the SLO must

•

The Municipal Planning Strategy and the Planning Policy Framework.

contain a ‘statement of the nature and key elements of the

•

The statement of the nature and key elements of the landscape and the

landscape’ (statement of nature), together with the ‘landscape

landscape character objective contained in a schedule to this overlay.

character objectives’ to be achieved (up to five).
Permit requirement (42.03-2)

Under the SLO, a permit is required to construct a building, or

•

The conservation and enhancement of the landscape values of the area.

•

The need to remove, destroy or lop vegetation to create a defendable space to
reduce the risk of bushfire to life and property.

construct or carry out works. This does not apply if a schedule to
the overlay includes a specific building or works exemption.

•

Agricultural activities, including ploughing and fencing (but not the
construction of dams) are also exempt, unless specifically included
in a schedule.
A permit is required to construct a fence if specified in a schedule.

The impact of the proposed buildings and works on the landscape due to
height, bulk, colour, general appearance or the need to remove vegetation.

•

The extent to which the buildings and works are designed to enhance or
promote the landscape character objectives of the area.

•

The impact of buildings and works on significant views.

specified in the schedule.

•

Any other matters specified in a schedule to this overlay.

In summary:

Within the Mount Alexander Planning Scheme, there are four separate

•

schedules to the SLO, two of which apply to Maldon and surrounds,

A permit is also required to remove, destroy or lop any vegetation if

Buildings and works (except agricultural activities) must be
scheduled out; and,

•

the construction of a fence and vegetation removal must be
scheduled in.

VC148 also introduced VicSmart requirements to this clause,
including information requirements and decision guidelines relating
to the construction of a fence and buildings and works associated
with a dwelling including a carport, garage, pergola, verandah, deck,
shed (or similar), and rainwater tank (now also subject to Clause
59.05 Buildings and Works in an Overlay); and to the removal,

and are the subject of this review.

SLO1 - Maldon Landscape Area
Significant Landscape Overlay 1 (SLO1) applies to the broader
landscapes surrounding the township of Maldon, including the
forested Mount Tarrengower and Nuggetty Ranges, Pigeon Hill,
land encircling the Cairn Curran Reservoir, and farmland adjacent to
the Muckleford River. The overlay also applies to some residential
zoned areas of Maldon, primarily on its outskirts, and land flanking
the main road corridors into the township.

destruction or lopping of trees (now also subject to Clause 59.06

The statement of nature and key elements of landscape (statement

Remove, Destroy or Lop a Tree).

of nature) refers to the landscape being classified by the National

Table of exemptions (42.03-3)

An extensive list of exemptions is outlined in the table to Clause
42.03-3, and includes vegetation removal related to emergency
works, fire protection, mineral exploration and extraction, noxious
weeds, the functioning of an existing railway, road safety, Traditional
Owners acting under a specified agreement, and others.

Maldon SLO1 & SLO3 Review

Trust, and notes that its key elements are both natural and manmade, specifically Mount Tarrengower and environs, and the unique
gold mining landscapes that surround the township.
There are four landscape character objectives included in Schedule
1, which are to:
•

prevent the destruction of trees and bushland;
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•

preserve and enhance the character of the landscape, including
roadside approaches and the environs of the Cairn Curran
Reservoir;

•

minimise the impact of mining activities; and,

•

encourage development of appropriate siting, height and
appearance.

In addition to a permit requirement for buildings and works
(required through the parent clause), a permit trigger is also included
for the removal of trees which have a diameter of 40cm or more, at
a height of 1.3m above ground level.
An exemption for routine maintenance works on public land is
included in the schedule.
In addition to those in the parent clause, decision guidelines are
included in the schedule relating to:
•

the effect of the proposed development on the landscape,
particularly “prominent hilltops and visually significant
landforms”;

•

the siting and design of buildings and works;

•

the retention of trees as habitat and as a contributing visual
element;

•

the retention of buffer vegetation;

•

the preservation of “natural beauty”;

•

the National Trust classification;

•

the comments of DELWP; and,

•

various documents, including the contents of the former

•

to preserve, maintain and enhance “heritage items”;

•

to restrict the impact of mining activities;

•

to encourage complimentary development to that which is
existing, in relation to density, scale and setbacks; and,

•

to discourage development which is not “in harmony with the
existing character”.

The permit requirements under SLO3 are also the same as for
Schedule 1 (with the exception of a reference to internal works not
requiring a permit).
Decision guidelines in Schedule 3 include reference to comments
from Council’s Heritage Advisor; the purpose of the zone; the
former Maldon Design Guidelines; and the design particulars of
advertising signage.

Critique of existing SLO schedules
Statement of nature

In both cases, the statement of nature is brief and contains very little
information about the significance of the landscape covered. There
is no logical link between the statements of nature and the
objectives, or the decision guidelines in either schedule.
The statement of nature should be a succinct statement expressing
what is significant about the landscape, how is it significant, and
why. It should describe the visual values of the landscape, and be
based on the contents of the landscape assessment study which
underpins the overlay (and in this case, also the National Trust
citation). The statements should also establish the level of

Maldon Design Guidelines (incorporated).

SLO3 - Scenic Landscape Area (Approaches
to Maldon)
Significant Landscape Overlay 3 (SLO3) is applied more specifically

significance, with reference to its exemplary nature, iconic status and
scarcity. If an identified significant view (and viewing location) is
located within the SLO curtilage and is sought to be protected, it
should also be described and its significance level noted. The final
part of the statement should describe the other cultural values
associated with the landscape that support its designation as
significant.

than SLO1 and covers land at the key entrances to the township, as

If the Aboriginal language word is known for the landscape or

well as other prominent sites. With the exception of a small number

landscape feature e.g. Yarra (Birrarung) it should be used.

of sites adjacent to Lisle Gully Road, Castlemaine-Long Gully Road
and to the south of Morris Street, land affected by SLO3 is also
covered by SLO1.
With the exception of the reference to the National Trust
classification, the SLO3 statement of nature is almost identical to
that contained in Schedule 1.

Landscape character objectives

In the case of SLO3, the number of objectives exceeds the
maximum number specified in the Ministerial Direction (on the
form and content of planning schemes). Across both schedules they
are repetitive and refer to the character, appearance and significance
of the landscape, which is not described or detailed elsewhere in the

The landscape character objectives are also very similar to those in

schedules. The objectives relating to restricting and/or minimising

SLO1, and include to:

the impact of mining activities are no longer relevant.

•

recognise, conserve and enhance the character of the approach

The landscape character objectives should support the statement of

roads, and other prominent sites;

nature, and should set out precisely what the overlay is intending to

Maldon SLO1 & SLO3 Review
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achieve. The objectives should also provide a logical link to any

by SLO1 is largely Farming (FZ) and Public Conservation and

specific decision guidelines which are included in the schedule.

Resource (PCRZ).

Permit requirement

SLO1 also takes in cleared farmland to the east and west of the

In both cases, a permit requirement is scheduled in for the removal
of trees of a certain size; however, there is no reference in the

Muckleford Creek, with no reference to the character, significance
or management of this area in the schedule.

statement of nature to the importance of trees and their

The application of SLO3 is more specific to ‘township approaches’,

contribution to the significance of the landscape. In the case of

but applies mostly where SLO1 already exists, and predominantly

SLO3 there is also no reference to trees or vegetation in the

outside the Maldon township boundaries (with the exception of

landscape character objectives.

some sites to the south) to Farming (FZ) zoned land. While

It is well known that the presence of Box Ironbark forest and
woodland in large swathes across the landscape is integral to its

intended to address a specific issue, the contents of Schedule 3 can
barely be distinguished from those of Schedule 1.

significance. The permit requirement for the removal of large trees

The appropriateness of the use of the SLO across broader, ‘natural’

of specified dimensions only should be reviewed, given the

areas versus within the township of Maldon, and how the extents

significance and relative rarity of the Box Ironbark forest vegetation,

and boundaries of the SLO should be defined, are discussed further

including understorey, generally.

in subsequent chapters.

The references to routine maintenance and internal works also
require further consideration by Council. Both are exempted
elsewhere in the planning scheme (Clause 62.02), with the exception
of land zoned Public Conservation and Resource (which applies
here).
When deciding on which permit requirements to schedule in and
out, consideration should be given to the sensitivity to change of the
landscape; potential threats to the significance of the landscape; the
requirements of the relevant zone, and local conditions and land
uses. Conditional buildings and works exemptions (e.g. agricultural
sheds under a certain size, and of appropriate external materials,
fencing etc.) could also be introduced in the Farming Zone, for
example.
Decision guidelines

The majority of the decision guidelines in both schedules are already
contained in the parent clause, and are therefore a double-up.
Reference to the comments of Council’s Heritage Advisor and the
DELWP are also unnecessary. The documents referred to in the
decision guidelines are also largely outdated. It is preferable that the
relevant contents of background documents are contained within
the schedule itself, particularly if they are not incorporated.
Location and extent of overlay

As described, SLO1 and SLO3 (apart from a small number of sites)
are a double-up both in terms of location and schedule contents.
In the case of SLO1 it extends from the broader natural landscape
surrounding Maldon to General Residential (GRZ1) and Low
Density Residential (LDRZ) zoned land within the township. The
overlay’s location is defined in part by cadastral boundaries, and not
necessarily the full or accurate extent of the significant landscape

Above: Homestead dwelling at the edge of the forest near Bendigo-Maldon

itself. Beyond the township boundaries, the zoning of land covered

Road, in the east.

Maldon SLO1 & SLO3 Review
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3. Maldon Design Guidelines
Purpose and scope of the guidelines
The recently updated Maldon Design Guidelines (August 2020) replace

The design guidelines themselves cover the following development
scenarios:
•

the former Maldon Heritage Design Guidelines (1977, audited 1998) and
were adopted by Council in September this year. It is intended that
they will form part of the Mount Alexander Planning Scheme as an
Incorporated Document.

•

The Maldon Design Guidelines (‘design guidelines’) will apply to all

Alterations and additions
-

Residential

-

Commercial

New development
-

Subdivision and gardens

the Heritage Overlay (HO), or SLO1 and/or SLO3.

-

Residential

The design guidelines are intended to assist property owners,

-

Outbuildings

-

Commercial

places within the Maldon township boundaries that are covered by

designers, Council and the community with ensuring that new
buildings, alterations or additions, and subdivision, conserve and
respect the heritage character of Maldon. They outline Council’s
preferred outcomes for heritage places within the ‘core’ HO areas,

•

Detail design
-

Vehicle access and crossovers

natural landscape also affects town character.

-

Fences

The objectives of the design guidelines as set out in the document,

-

Services

-

Exterior materials and finishes

-

Signs

as well as for development at the township’s edges, where the

are to:
•

Conserve and enhance the original places that contributes to the heritage
significance of Maldon.

•

Assist property and business owners understand the heritage significance of
Maldon.

•

•

•

Conclusion and implications for this review

It is appropriate that the design guidelines apply only to land within

Ensure alterations or additions to existing buildings are designed to preserve

the township of Maldon, with demonstrated heritage significance,

the heritage significance of Maldon.

and/or within the ‘township’ context. The guidelines have not been
drafted to apply to the broader significant landscape outside the

Encourage good design for new buildings that respects the history and

township boundaries, and are not relevant to that wider

responds to the context of Maldon.

environment, where built development is absent or clearly

Allow for design that is responsive to climate change while respecting the

subordinate to natural landscape characteristics.

heritage significance of Maldon. 6

Content of the guidelines
The design guidelines provide a ‘statement of local significance’ for
Maldon, which references its Traditional Owners, the Dja Dja
Wurrung people; its gold mining history; natural landscape
surrounds; town layout; materiality; and intact 19th and early 20th
century architecture. Its heritage values are assessed against
recognised criteria (p. 10).
The guidelines also provide background information in relation to
domestic and commercial architectural styles and elements of the
19th and 20th century; and advice regarding conservation,
maintenance and demolition; as well as archaeology, ruins,
demolition and recording.

6

Mount Alexander Shire et al, Maldon Design Guidelines, August 2020, p. 7
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4. Discussion

Confirming Maldon’s significant landscapes
extents

What is a significant landscape?
For the purposes of protecting and managing a significant landscape
within the Victorian planning context, landscape significance is
defined by the author as follows:

The extent and boundaries of the wider significant landscape outside
the Maldon township, as well as its presence inside the township
boundaries, should be determined by an assessment of landscape
character and significance, with consideration of its landscape

Landscape significance is the designation of a particular landscape as special or

features (e.g. Mount Tarrengower itself, the Nuggetty ranges, Pigeon

important arising from its visual values, including its landscape features, edges or

Hill, the Cairn Curran Reservoir, the Box Ironbark forest etc.), its

contrasts, and composition, with consideration of its other cultural values; and for

edges or contrasts (e.g. the interplay of the above landscape

its predominantly natural or undeveloped character, in which development is

elements and others), and its composition.

absent or clearly subordinate to its natural landscape qualities.

7

Criteria have been developed against which to assess the above

This definition has evolved considerably since the topic of landscape

‘landscape elements’, and should form the basis of any Landscape

significance was first examined in Victoria as part of the Great Ocean

Assessment Study:

Road Region Landscape Assessment Study in 2002/3, as has the

1. Landscape features

methodology for determining and rating significant landscapes.
A landscape feature is a topographic element or prominent
For a landscape to be classified as significant, and to justify the

landmark such as a headland, mountain range or volcanic cone that

application of the Significant Landscape Overlay (SLO), the above

is visually dramatic and provides the landscape with its ‘wow factor’.

definition should be met. This is best determined through a

The prevalence or concentration of a particular landscape attribute

comprehensive Landscape Assessment Study, which should also

or vegetation type e.g. weathered granitic boulders, a stand of River

decide the level of landscape significance (i.e. local, regional or

Red Gums, a proliferation of dry stone walls etc. may also be

state), through comparative analysis, together with consideration of

classified as a landscape feature.

whether the components of the landscape are exemplary, iconic or
scarce, within the local, regional or state contexts.

In order to assess landscape features within a landscape, a criterion
such as the following should be applied, which informs the

Existing evidence contained in the National Trust Classification

determination and level of significance:

Report, other more recent and historic studies, and the very
existence of protection mechanisms in the planning scheme for the

The landscape is distinctive or inspirational for its landscape feature or features

last 50 years, indicates that the wider landscape setting of Maldon is

that attract the viewer and may provoke an emotional response.

indeed significant, potentially at a state level. The cultural heritage
significance of the township itself is also well established.
However, the extent of landscape significance and the most
appropriate boundaries for the SLO, are not necessarily reflected in
the current locations of SLO1 or SLO3. That lack of accuracy
relates to the outer extents of the wider ‘natural’ landscape, its
interface with the township boundaries, and potentially whether
some residential zoned parts of the township are in fact significant
landscapes and should be managed that way.
Generally speaking, the application of the SLO is appropriate and

2. Edges or contrasts

Edges or contrasts include the point of intersection between two
landscape elements e.g. the coastline; the edge of a forest or a lake;
the boundary between vegetation types or different landscape types;
the intersection between a mountain range and a plain; an incised
valley etc. The existence of edges or contrasts in the landscape
provides visual diversity, a quality associated with scenic value.
In order to assess edges and features within a landscape, a criterion
such as the following should be applied:

easier to justify in the case of broad-scale, non-urban landscapes,

The landscape is aesthetically compelling for its edges or contrasts that provide

where natural landform features predominate over built form (as per

visual variety and interest for the viewer.

the definition of ‘landscape significance’) i.e. Mount Tarrengower
and the Nuggetty Ranges surrounding Maldon. While the SLO is

3. Composition

usually more difficult to justify in urban zoned (e.g. GRZ) areas,

The composition of a landscape is its make-up or configuration,

land within the township boundaries of Maldon, on the outskirts,

including arrangements of patterns or colour, textures, features etc.

are not ‘urban’ in character, and are more defined by their natural

and the form, scale and unity of these and other elements.

landscape characteristics, vegetation and visual connection to the
surrounding ranges. However this requires confirmation.

In order to assess composition, a criterion such as the following
should be applied:

7 Claire Scott Planning, Distinctive Areas and Landscapes: Surf Coast Landscape
Assessment Review Statutory Implementation Package (Volume 2), September 2020,
p. 3
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The landscape has outstanding compositional qualities, the combination of which

•

achieve a unified whole, and provide the setting or subject of notable views.
Levels of visual significance

Measures to protect and manage significant landscapes should be
justified partly on the identification of their comparative importance.

The SLO should be applied with consideration of the ‘setting’ of
the significant landscape or landscape feature.

The setting (or appropriate buffer) of the significant feature, and its
interface with the adjacent landscape must also be considered when
applying the SLO. ‘Setting’ is defined as:

This may include concepts such as rarity, degree of representation,

“The immediate and extended environment that is part of, or contributes to, its

and integrity, which are fused into the ‘rating considerations’

significance and distinctive character.” 8

outlined below.

•

Comparison of one significant landscape with another better allows
the level of significance to be determined, ranging from local to state
significance. Comparisons can be made within each level, or across
levels.
In order to determine a level of significance for landscapes, rating
considerations such as the following should be applied to the three
landscape elements:
Exemplary

How representative or illustrative is the landscape (and its features, edges or
contrasts, and composition)? Is it the ‘best’ of its type? Is it exemplary within
the local, regional or state context?

A further consideration for the application of the SLO should
be ‘visibility’.

The Panel Report for Amendment C217 (Greater Bendigo)
concluded that for a landscape to be suitable for the application of
the SLO it must be able to be seen, with the term ‘visible’ relating to
established patterns of viewing from public areas.
Visual or aesthetic values are certainly the basis for determining the
significance of landscapes and visibility and accessibility should
inform both the methodology (including the criteria for the selection
of the viewing locations) and the significance assessments.
Therefore, the way a landscape or landscape featured is viewed
should be considered when determining the SLO extents and
appropriate setting distances. That is not to say, however, that if a

Iconic

landscape is not easily viewed, it is considered less significant.

Is the landscape (and its features, edges or contrasts, and composition) instantly

Maldon township – alternative management

recognizable? Is it symbolic for its visual qualities? Has the landscape been
represented in art, photography, literature etc.? Is it iconic within the local,
regional or state context?

While unlikely (based on analysis of photographs, including aerial
photography), if landscape significance is not able to be established
and proven in some areas within the Maldon township boundaries,

Scarce

an alternative VPP tool or overlay may be more suitable.

How uncommon, rare or endangered is the landscape (and its features, edges or

SLO1 and SLO3 currently trigger a planning permit for buildings

contrasts, and composition)? Is it scarce within the local, regional or state

and works and the assessment of the proposed development against

context?

the design guidelines, so an alternative replacement which achieves

Thereafter, the following principles should determine the overlay

the same, or a similar outcome, would be required.

boundaries:

The Neighbourhood Character Overlay

•

The SLO should be applied to the full extent of the significant

The NCO is one option for protecting and managing the character

landscape or landscape feature.

of residential areas within the township boundaries of Maldon. The

Historically, SLO areas have been based on roads, cadastral
boundaries and zoning. However, recent Panel findings have
concluded that the overlay curtilage should be informed by the
features of landscape significance, i.e. that which is fully described in
the ‘statement of nature’ in the schedule, and informed by landscape
characteristics such as topography, geology, vegetation coverage etc.,
rather than a cadastral base.
•

The SLO should be applied to significant landscapes irrespective
of land tenure.

overlay could be used instead of the SLO to recognise areas of
special character within the township, to outline a desired future
character, and to trigger a permit for buildings and works (and the
application of the design guidelines). The NCO is not currently in
use in the Mount Alexander Planning Scheme.
The objectives of the NCO include:
•

To identify areas of existing or preferred neighbourhood character.

•

To ensure that development respects the neighbourhood character.

It is now widely accepted and supported by Panel findings that the
SLO should be applied to public land, in the interests of consistency
and good management.

Maldon SLO1 & SLO3 Review
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•

To prevent, where necessary, the removal of buildings and vegetation before
the neighbourhood character features of the site and the new development
have been evaluated.

The Neighbourhood Character Overlay (NCO) is most
appropriately used where an area, relative to the rest of the
municipality, requires a specific approach to neighbourhood
character, and should be applied discreetly, rather than on a broadscale basis. The NCO is most often used in areas where the built
form character is consistent and highly valued, but the HO cannot
be justified, or is not appropriate. A schedule to the NCO must
contain a statement of the key features of the neighbourhood
character, and the neighbourhood character objectives to be
achieved. The Maldon Design Guidelines could be included at Clause 5
of the schedule, decision guidelines.
Planning Practice Note 43: Understanding neighbourhood character provides
more guidance on the application of the NCO.

Images from top: View towards the heavily forested ranges from the northwestern edge of the township, and landscape undulations near Adair Street,
Maldon.
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5. Recommendations
Due to the relevance and applicability of the Maldon Design Guidelines,
the management of significant landscapes requires a different
approach (i.e. different SLO schedules) outside the Maldon
township boundaries, and inside the township boundaries, as
follows:
Outside Maldon township boundaries

Retain the SLO to the significant landscape surrounding the
township of Maldon i.e. land outside the township boundary.

Prepare a new single schedule to the SLO for the significant
landscape areas within the township, including a comprehensive
statement of nature, landscape character objectives, permit
requirements, application requirements, and useful and applicable
decision guidelines. Integrate the principles contained in the Maldon
Design Guidelines into the new schedule and list the document in
Clause 5 of the schedule, decision guidelines.
(The incorporation of the design guidelines into the Mount Alexander
Planning Scheme is also supported.)
If there are any areas within the Maldon township boundaries where

Undertake a focused Landscape Assessment Study of the landscape

landscape significance cannot be established and the SLO cannot be

surrounding Maldon to determine more appropriate outer

justified, consider another trigger for the application of the design

boundaries of the SLO, and to inform new schedule contents. The

guidelines e.g. the Neighbourhood Character Overlay.

landscape assessment should consider all land contained within the
current SLO1 and SLO3, and the landscape between the overlay
areas.
Prepare a new single schedule to the SLO for the landscape outside
the Maldon township boundaries, including a comprehensive
statement of nature, landscape character objectives, permit
requirements, application requirements, and useful and applicable
decision guidelines. Consideration should be given to conditional
buildings and works exemptions in the Farming Zone (e.g. farming
sheds/outbuildings up to a certain height and floor area) and to
broadening the removal of trees to all native vegetation. A
landscaping plan could also be included as an application
requirement, stipulating the planting of indigenous vegetation.
The Maldon Design Guidelines should not apply to the significant
landscape outside the township boundaries, as they were prepared
specifically for development within commercial and residential areas
of Maldon. However, some principles contained in the design
guidelines that speak to the connection between the township and
the broader landscape, including views, gardens, vegetation, external
finishes etc. may be relevant and incorporated into the proposed

Utilise the assessment of landscape significance outside and within
the current boundaries of Maldon to inform any future review of the
township boundaries.
While beyond the scope of this study, it may also be pertinent to
review the residential zoning that currently applies to the township
of Maldon i.e. General Residential (GRZ1) and Low Density
Residential (LDRZ), with reference to Planning Practice Note 91: Using
the residential zones. It may be that the purpose of the
Neighbourhood Residential Zone (NRZ) is more applicable to this
low-scale, intact and historic township, with its emphasis on the
protection of neighbourhood, heritage and landscape character.
Schedules to the residential zone(s) can also be introduced
containing neighbourhood character objectives, a minimum
subdivision area (only in the NRZ), application requirements,
decision guidelines, and variations to Clauses 54 and 55. In the case
of Maldon, variations to building site coverage, permeability and
landscaping requirements in particular, could be used to further
protect and reinforce the strong and highly-valued landscape
character.

new schedule.
Inside Maldon township boundaries

As part of the aforementioned focused Landscape Assessment
Study, review the SLO areas within the township boundaries to
ensure that they satisfy the definition of landscape significance, and
that the SLO is the most appropriate tool for their protection and
management.
The Maldon Design Guidelines should apply to the existing SLO areas
within the township boundaries as they were drafted with the
purpose of not only protecting existing built heritage in ‘core’ areas,
but also ensuring that new and other development elsewhere in the
township (including on the outskirts) is designed and sited
sympathetically.
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Opposite: Exotic trees adjacent to High Street, Maldon.
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