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As Maiden Gully continues to grow, the City of Greater Bendigo wants the area to
remain a comfortable, attractive and safe place for residents to live for years to come,
by ensuring that essential infrastructure such as main roads, footpaths, drainage, play
spaces and public space is well planned, funded and delivered.
To assist in achieving this, the City is preparing a revised Precinct Structure Plan (PSP)
and a Development Contributions Plan (DCP) for Maiden Gully.
Maiden Gully Precinct Structure Plan (PSP)
A PSP is a long-term plan that sets out
how land will be used and developed
into the future. It will provide certainty
to land owners that will enable them
to make important decisions about
their land.
A PSP for Maiden Gully was first adopted
by Council in September 2013. Since
then there have been several changes to
planning legislation, which has meant
the document has had to be updated,
though the intent and strategic direction
remain the same.

The City is now finalising a revised
PSP which, if adopted by Council and
incorporated into the Planning Scheme,
will facilitate the rezoning of land and
other changes to planning controls.
The PSP is proposing that most of the
existing non-urban land in Maiden Gully
is to be rezoned to the Urban Growth
Zone (UGZ), which converts to the
General Residential Zone at a later stage.
The PSP will outline how development
would be staged in the UGZ over a
period of more than 20 years and provide

for a community of approximately 3,800
new houses. Other planning overlays
maybe applied on specific sites, subject
to a further review of the constraints on
the land. One of the recommendations
of the previously adopted PSP was to
prepare a Maiden Gully Development
Contributions Plan, to ensure funding
and delivery of essential infrastructure.

Maiden Gully Development
Contributions Plan (DCP)
A DCP is a planning and legal instrument
that ensures developers contribute
financially towards infrastructure that
is required for new development areas.
A DCP identifies the area of land it
applies to, the infrastructure projects
the financial contributions would fund,
and how these contributions would be
calculated and shared across property
owners.
The DCP would be applied to the
approximately 508ha TBC of land to the
north east of the existing Maiden Gully
township, although not all this area
will be residentially developed. There
are approximately 200 land parcels in
the proposed DCP area. Land owners
who wish to subdivide or develop their
land would be required to pay their
contribution prior to the finalisation
of a subdivision or development. If a
land owner chooses not to develop or
subdivide, they would not be required to
make a financial contribution to a DCP.
Preparation of the Maiden Gully DCP
has been particularly complex given the
landscape of the area, its location and
ownership patterns.

The City has undertaken extensive
research and detailed analysis on
the most cost-effective infrastructure
solutions, including drainage and traffic
modelling.
The Maiden Gully DCP will deliver the
following essential infrastructure:
• Construction of new recreation
facilities and parks
• Off road shared cycling and walking
paths
• Major drainage infrastructure
• A new link road from the Calder
Highway to Maiden Gully Road
• New signalised intersections
• Upgrades and widening of some
existing roads
Some of this infrastructure will not be
required for up to 15 years.

2 The City will then prepare a report

for Council’s consideration, to adopt
the revised PSP and DCP and to
seek authorisation from the Minister
for Planning to exhibit a Planning
Scheme Amendment. Residents
and landowners would have the
opportunity to make submissions
on the proposal during the
exhibition period.

3 Feedback and submissions will

be considered, and if appropriate,
an Independent Panel will be
appointed to consider those
submissions. This will provide
another opportunity for residents to
provide feedback. Council will then
decide whether or not to accept
the Panel’s recommendations and
to adopt the Planning Scheme
Amendment.

Next steps
1 The City will make the final

documents available for residents
and land owners to view in the
coming months. An information
session will be held if State
Government restrictions on
public gatherings are lifted. If not,
alternate arrangements will be
made to ensure the community
has the opportunity to view the
documents.

Contact us
Andrew Cockerall
Senior Strategic Planner
5434 6292
a.cockerall@bendigo.vic.gov.au
Chris Duckett
Development Contributions
Coordinator
5434 6464
c.duckett@bendigo.vic.gov.au

DCP frequently asked questions
Who pays for the DCP and when?
Land owners within the identified DCP
area who wish to subdivide or develop
their land would be required to pay their
contribution prior to the finalisation of a
subdivision or development. Developers,
in agreement with Council, may elect to
undertake infrastructure projects (known
as ‘works-in-kind’) rather than make
cash contributions.
The need for a contribution would be
triggered once a planning permit to
develop has been approved by Council
and acted on by the developer. If a
land owner chooses not to develop or
subdivide or if land has already been
developed, they would not be required
to make a payment.
How much would each land owner
have to pay and do they have a say in
how much would be charged?
The individual projects and their costs
would be listed in the proposed DCP.
Developers and landowners would be
able to make a submission regarding the
costs as part of the exhibition process
to incorporate the amendment into the
Planning Scheme.
How would contributions be
calculated?
The infrastructure projects would be
costed, and the contributions applied
on a ‘net developable hectare’ basis. The
amount developers would pay would
depend on how much developable land
they have.
Would Council put any money towards
the infrastructure projects?
Yes, Council would fund development
projects in growth areas as required, as
it already does across the municipality.
The DCP levies collected are a
contribution, they do not fully fund the
projects.
Have DCPs been used in other parts of
Greater Bendigo?
Maiden Gully would be the second
growth area in Greater Bendigo to
receive a DCP, after Huntly.
Why do we need DCPs in Bendigo?
DCPs are needed to fund essential
infrastructure that is required for new
communities in Greater Bendigo’s
growth areas. They are a fairer
mechanism to share costs between all
land owners that would benefit from the

infrastructure, rather than Council or one
developer having to fund the works in
conjunction with a land owner as they
develop their land.
Council has a limited infrastructure
budget that covers the whole of the
municipality. Future growth areas require
significant investment that cannot be the
sole responsibility of Council and a DCP
provides a more sustainable approach
in managing new communities and the
services required.
Don’t developers already pay for
infrastructure?
Developers contribute to basic, localised
infrastructure like internal roads and
minor drainage. A DCP funds works
separate to the developer’s land,
including main roads, intersections
and shared paths, drainage for water
catchments, public open space,
playgrounds, recreation and sporting
facilities, public transport including bus
and train infrastructure, and community
facilities including child care and
maternal and child health care centres.
Why introduce a DCP now?
The City wants new developments to
proceed in an orderly way that properly
plans for the necessary main roads,
footpaths, drainage, and play and public
spaces. Under a DCP, developers would
contribute to shared infrastructure that
benefits the whole community. These
funds would be collected by the City,
who would manage the DCP.
Are DCPs widely used in Victoria?
They are widely used across outer
Melbourne’s growth areas and other
regional areas, including Ballarat,
Shepparton, Geelong, Warrnambool and
Macedon Ranges. They are typically used
in areas that are expected to experience
a high level of growth, such as greenfield
sites, which contain several properties
owned by different people and require a
range of infrastructure to support a new
community.
How can you predict what’s needed
when areas haven’t been developed?
The City has carefully considered
current and future needs and existing
development patterns based on
population growth and residential
density, to identify what will be
necessary for new growth areas.

Why is the Council spending so much
on infrastructure in growth areas and
not in other places?
The City has developed the proposed
DCP system to enable a fairer and
more equitable spending structure.
DCPs would allow existing suburbs and
townships more share of the existing
Council budget as less money would
be used to fund new infrastructure in
growth areas.
Would a DCP make it more expensive
to buy a house in Maiden Gully?
This would depend on the developer
and property market. This is not
something Council is able to control.
A DCP would guarantee new residents
have access to the infrastructure listed in
the DCP as needed.
Are any existing land owners
affected by proposed infrastructure
construction?
Some of the land required to build the
infrastructure is privately owned. All
land owners would be compensated for
contributing this land. Some of the land
is needed in the short term but some
won’t be required for up to 15 years.
Would Council pursue compulsory
land acquisition?
Council’s preference is to negotiate
in good faith with the land owners.
Compulsory acquisition would only
happen if all other negotiation options
were exhausted. When the required land
is needed the City would make a fair and
reasonable offer to purchase the land
based on market prices at the time.
Is there a way to develop the
infrastructure so that no-one is
affected?
No, this is not possible. There are
engineering standards that dictate
the location and size of certain
infrastructure. The City has minimised
the extent of land required while making
sure that the infrastructure is fit for
purpose.

       

      


















 









 

















 


 



  

   

 










 







   

      

       

  

     



  
     

 

    

   
  
  

   
      


   
 
 

     

     

    

  

 
  
 



  




  



