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Overview and Summary 
 
What is the Purpose of this Housing Strategy - Issu es and 
Opportunities Discussion Paper? 
 
The purpose of this Discussion Paper is to set out the range of issues 
that relate to the future provision of housing across Greater Bendigo 
and facilitate the development of a Housing Strategy for adoption by 
Council.  
 
The focus of the Discussion Paper is the question: what policies and 
actions should Council employ to ensure that all our residents can 
access appropriate housing to meet their current and future needs?  
 
This Discussion Paper has been prepared to stimulate community 
engagement and debate and assist Council in adopting a Strategy. 
Comments on the contents are invited. 
 
How is the Discussion Paper structured? 
 
The Paper is structured in a number of sections for ease of readership. 
 
Section One  provides a comprehensive summary of the range of 
issues and topics that Council is seeking to address.  
 
Section Two  provides a comprehensive analysis of Greater Bendigo’s 
housing needs. Most of this section is provided as an extensive 
appendix to the whole Discussion Paper 
 
Section Three  tackles whether there is sufficient land set aside across 
the whole City and particularly in urban Bendigo to meet our needs and 
how Council is proposing to tackle the City’s long term land supply. 
 
Section Four  sets out how Council has addressed housing as part of 
its Planning Scheme through adopted strategies, the tools that are 

available in the planning scheme to address housing needs and how 
Council is proposing to use those tools. 
 
Section Five  (this section) addresses issues are 10 minute 
neighbourhoods and neighbourhood character. 
 
Section Six  the addresses housing affordability and provides ideas and 
options as to what role could consider pursuing. 
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Strategic Context 
 
The Greater Bendigo Residential Strategy (2014) was adopted by 
Council on 22 October 2014.  The strategy establishes a framework to 
guide the residential growth of the Municipality to 2040 and beyond. 
 
The strategy is focussed on accommodating Bendigo’s future 
residential development through creating a compact city, vibrant City 
Centre, neighbourhoods and small towns where people can readily 
access their daily needs and where there is real transport choice rather 
than relying on the car. 
 
The key direction in the Strategy is for Bendigo to be a Compact City 
and one of the ways this is to be achieved by promoting the 
development of “10 Minute Neighbourhoods” where residents can 
access most, not necessarily all, of their daily needs such as 
employment, shops and schools within a 10 minute walk or cycle from 
where they live. 
  
Planning Scheme Amendment C215 is implementing the 
recommendations of the Greater Bendigo Residential Strategy.  The 
amendment is updating the Municipal Strategic Statement as it applies 
to residential development.  Included among the changes are the new 
provisions relating to 10 Minute Neighbourhoods.   
 
The amendment is currently with the Minister for Planning awaiting 
approval. 
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Neighbourhood Character 
 
The challenge is that the areas that highly accessible and demonstrate 
the strongest 10 Minute Neighbourhood Principles are also the areas 
that have heritage and neighbourhood character values.  These 
character values mean that higher density housing needs to be of a 
high design standard. 
 
The State Government Practice Note “Understanding Neighbourhood 
Character” describes an areas character as “the combination of the 
public and private realms.  Every property, public place or piece of 
infrastructure makes a contribution, whether great or small.  It is the 
cumulative impact of all these contributions that establishes 
neighbourhood character”.   
 
It is not one particular feature, such as street trees, but a range of 
features that work together to define an areas character - it is about its 
look and feel, what makes a place special or unique 
 
There exists a number of planning scheme tools within the Greater 
Bendigo Planning Scheme that seek to protect the look and feel of an 
area.  These tools are: 
 
• Heritage Overlay 
• Neighbourhood Character Overlay 
• Significant Landscape Overlay 
• Residential Character Policies in the Local Planning Policy 

Framework 
 
Within the Bendigo urban area there is significant geographic coverage 
of these controls, with some areas having multiple layers of control, as 
indicated on the following map.  This map indicates all land that is 
zoned General Residential or Low Density Residential overlayed by the 
character planning controls referred to above. 
 
 

Interpreting character controls 
 
The Greater Bendigo Residential Strategy (2014) places considerable 
emphasis on promoting a Compact Bendigo, the need to increase 
densities around Activity Centres and along transport corridors and the 
need to achieve greater housing diversity.  These policy priorities will 
potentially conflict with the various character controls currently in the 
planning scheme.  As stated above the character of an area is not static 
or frozen in time.   
 
The Panel appointed to consider Amendment C215 (Greater Bendigo 
Residential Strategy) heard submissions from the development industry 
that the character controls that currently exist in the planning scheme 
are working against the key strategic direction of having a Compact 
Bendigo.  The view put to the Panel was that these controls were 
stifling innovative development.  The Panel made a recommendation 
that the zone and overlay controls be reviewed in “strategic areas”. 
 
It is also worth noting that within the purpose of the General Residential 
Zone there is a statement “To encourage development that respects the 
neighbourhood character of the area” (emphasis added).  Emerging 
VCAT decisions are already placing weight on this reference within the 
purpose of the zone.   
 
However, a further challenge is the relative inconsistency in VCAT 
decisions in relation to neighbourhood character.  There have been a 
number of decisions where VCAT did not support a particular 
development based on the impacts it would have on the character of 
the area and have relied on the Residential Character Policies at 
Clause 22.  However, a recent decision (Dimu Holdings P/L v COGB 
P2405/2014) made the following observation: 
 
“I give limited weight to the local policy in clause 22.24. It predates the 
policies in clauses 11, 16 and 21 that clearly encourage some level of 
intensification and more robust built form in well serviced areas such as 
this. I also think that it is less relevant to contemporary expectations 
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regarding housing that include relatively large dwellings and two storey 
built form.”      
 
Dealing with character issues is not simple or straight forward.  In 
recognition of this a local policy has been prepared to recognise that 
different areas will experience a change to their character over time, 
with areas targeted for higher density (such as around the City Centre) 
likely to experience transitional change to its character and that there 
are areas where change would be incremental.  Further discussion 
about this issue can found in the following section – Ten Minute 
Neighbourhoods.  
 
Should there be a comprehensive review of the Residential Character 
Policies and Neighbourhood Character Overlay or should any review be 
targeted? 
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Map 1 – Coverage of 
character controls  
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10 Minute Neighbourhoods   
 
The notion of a 10 Minute Neighbourhood is closely aligned with the 
Residential Development Objectives.  A 10 Minute Neighbourhood is a 
neighbourhood where people are able to access many of their daily 
needs (work, shops, schools, etc.) within a 10 minute walk or cycle of 
where they live.  It is about connecting people and place.  The 
advantages of living in a 10 minute neighbourhood include: 
 
• People have greater economic opportunity. 
• People spend less income on the combined cost of housing and 

transport. 
• Minimise environmental impacts. 
• Promotes a healthy lifestyle. 
• Greater transport choice. 
 
A number of things need to happen to promote the concept of 10 
minute neighbourhoods: 
 
• There needs to be a mix of land uses – something the planning 

system does not necessarily encourage. 
• Facilitate higher density housing that has a high design standard 

and in an accessible location. 
• Create an attractive and functional public domain and public open 

space network. 
• Prioritise walking and cycling over other transport modes and 

provide ongoing infrastructure investment. 
 
Many areas within Bendigo including those proximate to activity 
centres, major activity nodes (including La Trobe University and the 
Bendigo Hospital) and employment nodes have the potential to develop 
into 10 minute neighbourhoods.  This is a key component of the 
Housing Strategy.   
 

To understand the potential application 10 Minute Neighbourhoods 
within Bendigo the map on the following page has been prepared to 
start the process of mapping the 10 Minute Neighbourhoods.   
 
The map is on the following page and was derived by: 
 
• A boundary was established around the City Centre, the 9 Activity 

Centres identified in the Commercial Land and Activity Centre 
Strategy.  This was done based on the extent of the Commercial 1 
Zone. 

• Major activity nodes of La Trobe University and the Bendigo 
Hospital and the train stations at Kangaroo Flat, Bendigo, 
Eaglehawk and Epsom were mapped.  

• A 10 minute (800 metre) walking catchment was then mapped, 
around these activity centres and nodes. 

• A 400 metre walking catchment was mapped along the declared 
main roads that are the major public transport routes.   
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Map 2 – 10 Minute 
Neighbourhoods and 
potential crown land 
redevelopment sites 
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Scale of Development 
 
The scale of development envisaged by the Housing Strategy would 
largely be single storey with some two storey development.  3+ storey 
apartment style housing would likely be limited to a number of sites – 
principally the Key Development Sites. 
 
It is also important recognise that any change would be gradual. 
 
The key issue when considering any proposal for medium density is 
that it needs to be done well.  The design must be of high quality, the 
layout of the housing and the open space all need to be of a high 
standard. 
 
The following pages give examples of the scale of development 
envisaged for the Key Development Sites, these are the areas where 
there is likely to be the most change to the character of the area. 
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Former Coliban Water site 
 
The former Coliban Water site at Alder Street, Kangaroo Flat is a Key 
Development site.  The plan below has a yield of 30 dwellings per 
hectare which is the density envisaged for these sites by the 
Residential Strategy. 
 
The photo opposite shows the site as it exists, the image below this 
shows what development would be like at 10 dwellings per hectare and 
the bottom image is 30 dwellings per hectare. 
 
The differences in the scale of development are not considered to be 
significant.  
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Former Symons Dairy 
 
The former Symons Diary site in Lily and Thistle Streets, Bendigo is 
also a Key Development site albeit at a different scale to the Coliban 
Site. The plan below has a yield of 30 dwellings per hectare which is 
the density envisaged for these sites by the Residential Strategy. 
 
The photo opposite shows the site as it exists, the image below this 
shows what development would be like at 10 dwellings per hectare and 
the bottom image is 30 dwellings per hectare. 
 
The differences in the scale of development are not considered to be 
significant 
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Other examples 
 
The following are other examples of the type and scale of housing that 
might be appropriate in some areas. 
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Infill development and Character 
 
Most people would acknowledge that medium density housing is a 
necessary form of housing.  However it is recognised that the 
community value the character of the area where they live and often 
oppose a development that they consider is not consistent with the 
character of their street or local area.   
 
One of the many challenges faced by the planning system is to 
reconcile the seemingly opposing forces of promoting urban 
consolidation and improving housing diversity (consistent with State 
Policy) and at the same time managing the character of an area. 
 
In considering development proposals in areas affected by a planning 
control relating to character it is important to remember: 
 
• The character of an area should not be used to prohibit 

development, it is about making sure that new development 
respects the character of the area. 

• Neighbourhood character is not static, it changes over time and in 
some areas this change will be more noticeable. 

• There are broader strategic implications that need to be considered 
if a compact urban form is to be achieved. 

• There are greater social, economic and environmental outcomes 
achieved with infill development as opposed to greenfield. 

 
Issue 
 
The Panel appointed to consider Amendment C215 (Chapter 4) heard 
submissions from the development industry that these character 
controls were stifling innovative development.  The Panel made a 
recommendation that the zone and overlay controls be reviewed “in 
strategic areas”. 
 
 
 

Opportunities 
 
Dealing with character issues is not simple or straight forward and there 
are numerous options in how this could be addressed.   
 
The first is to do nothing and leave the existing controls in place.  This 
would make achieving a Compact Bendigo and 10 Minute 
Neighbourhoods more challenging. 
 
The C215 Panel recommended reviewing the controls in targeted 
locations.  This could include just the Key Development Sites or the 10 
Minute Neighbourhoods or along the major transport corridors.  Any 
review of the controls that relate to these areas would need to include 
the Residential Character Policies at Clause 22 in the Planning 
Scheme. 
 
A further opportunity is to review the Neighbourhood Character Overlay 
as concern has been expressed that the overlay is acting as a “defacto” 
demolition control and is not contributing to the desired future character 
of an area. 
 
It is important to note that this change to the character is not something 
that will happen overnight.  It would be a gradual change and the 
important thing is to ensure that new developments are of the highest 
design standards. 
 
In conjunction with a review of the extent of the Residential Character 
Policies a local policy has been drafted to recognise that different areas 
will experience a change to their character over time, with areas 
targeted for higher density (such as around the City Centre) likely to 
experience transitional change to its character and that there are areas 
where change would be incremental.  This policy would build on the 10 
Minute Neighbourhood Map. 
 
A copy of this policy can be found at Appendix 1 and community 
feedback is welcomed. 
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Appendix 1 – Character Local Policy 
 

22.?? CONSIDERATION OF NEIGHBOURHOOD CHARACTER 

This policy applies to planning permit applications, where an assessment is required pursuant to Clauses 
54, 55 and Clause 56, other than land identified as a Key Development Site. 

22.??-1 Policy basis 

The protection of neighbourhood character in residential areas is an important issue for the community.  
The Greater Bendigo Residential Strategy (2014) recognises the importance of protecting neighbourhood 
character but also recognises the need to provide greater housing diversity in accessible locations. 

A significant proportion of the Bendigo urban area has some form of planning control that impacts on 
neighbourhood character.  These controls include the Heritage Overlay, Neighbourhood Character 
Overlay, Significant Landscape Overlay and Residential Character policies.   

This policy provides guidance on the consideration of neighbourhood character in the context of 
providing for housing growth and diversity in three distinct development settings – areas proximate to 
activity centres and nodes, proximate to major public transport corridors and transport interchanges and 
within other residential areas. 

Note: “proximate” is considered to be within 800 metres or 10 minute walking time.   

Activity Centres and Nodes 

There are nine activity centres within the Bendigo urban area: Bendigo City Centre, Kangaroo Flat, 
Kangaroo Flat South, Maiden Gully, Eaglehawk, Epsom, Huntly, Strathdale and Strathfieldsaye.  Activity 
nodes are other employment areas are that also generate large of volumes of people movement.  The two 
most significant activity nodes are the Bendigo Hospital and La Trobe University, which are major 
employers and generators of movement and activity. 

In these centres and the surrounding neighbourhoods, character is expected to change to varying degrees 
over time, commensurate with the role and size of the centre in the Activity Centre Hierarchy.   

Major Public Transport Corridors and Interchanges 

Bendigo has a number of major public transport corridors, that generally follow the declared highways 
and includes High Street, Napier Street/Midland Highway, Eaglehawk Road, Marong Road, Barnard 
Street, McIvor Road and Condon Street/Strathfieldsaye Road.  Public transport interchanges include the 
Bendigo, Eaglehawk, Kangaroo Flat and Epsom train stations.  The Greater Bendigo Residential Strategy 
(2014) and the Connecting Greater Bendigo – Integrated Transport and Land Use Strategy (2015) identify 
potential future public transport interchanges. 

A number of these areas are subject to some form of character control, however the character of the areas 
surrounding these corridors and interchanges will change moderately over time. 

Other Residential Areas 

Redevelopment within existing residential areas will occur but the change to the character of the area will 
be incremental and will be managed by the relevant planning controls. 

22.??-2 Objectives 

Activity Centres and Nodes Objective 

• To facilitate transitional change over time and create a new character of increased density, diversity of 
housing stock and scale of development in the Bendigo City Centre, other Activity Centres and Nodes 
as defined in the relevant Structure Plan and/or Urban Design Framework. 

Major Public Transport Corridors and Interchange Objective 

• To facilitate moderate change and to gradually alter the character of areas along major public transport 
corridors and areas proximate to transport interchanges as defined in the relevant Structure Plan and/or 
Place Framework. 

Other Residential Areas Objectives 

??/??/201?  
C??? 

??/??/201?  
C??? 

??/??/201?  
C??? 
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• To ensure that development is responsive to the defined future character of the area in which it is 
located. 

• To retain and enhance the identified elements that contribute to the character of the area. 

22.??-3 Policy 

Activity Centres and Nodes 

Commercial Zone areas 

• Encourage mixed use development of up to 4 storeys or greater in the Bendigo City Centre and up to 3 
storeys in other Activity Centres and Nodes. 

• These building heights may be exceeded if the new building demonstrates design excellence and 
strong 10 minute neighbourhood principles. 

Residential Zone areas 

• Encourage increased density and diversity of housing stock with a building height that does not 
exceed 3 storeys unless it can be demonstrated that the prevailing building height in the area is 
greater than 3 storeys or will not adversely impact on the amenity of adjoining residents. 

Major Public Transport Corridors and Interchanges 

Commercial Zone areas 

• Encourage mixed use development up to 3 storeys.  These build height may be exceeded if the new 
building demonstrates design excellence and strong 10 minute neighbourhood principles. 

Residential Zone areas 

• Encourage increased density and diversity of housing stock with a building height that does not 
exceed 2 storeys unless it can be demonstrated that the prevailing building height in the area is 
greater than 2 storeys or will not adversely impact on the amenity of adjoining residents.  

Other Residential Areas 

• Encourage new development that is designed to respect the prevailing built form scale, siting and 
appearance of the surrounding context, particularly with regard to front and side setbacks of 
surrounding buildings and landscaping of front yards, as documented in the Neighbourhood and Site 
Description. 

 Reference document 

Planisphere, John Curtis Pty Ltd and City of Greater Bendigo, City of Greater Bendigo Residential 
Character Study, 2001. 

Greater Bendigo Residential Strategy (2014) 

Greater Bendigo Housing Strategy (2016) 

Connecting Greater Bendigo – Integrated Transport and Land Use Strategy (2015) 

 

 
 
 
 
 
 


