
 

 

Planning and Environment Act 1987 

GREATER BENDIGO PLANNING SCHEME 

AMENDMENT C235gben 
 

EXPLANATORY REPORT 

Who is the planning authority? 

This amendment has been prepared by the Greater Bendigo City Council, which is the planning 
authority for this amendment. 

Land affected by the amendment 

The amendment affects land at 18 properties within Bendigo as identified in the Bendigo City Centre 
Heritage Study Stage 1 – Volume 2, 2020.  These are: 

1. William Vahland Place, Bendigo 

2. 8-10 Garsed Street, Bendigo 

3. 159 Hargreaves Street, Bendigo 

4. 165-171 Hargreaves Street, Bendigo 

5. 426 Hargreaves Street, Bendigo 

6. 156-158 Lyttleton Terrace, Bendigo 

7. 259-265 Lyttleton Terrace, Bendigo 

8. 314 Lyttleton Terrace, Bendigo 

9. 322-326 Lyttleton Terrace, Bendigo 

10. 80-84 Mitchell Street, Bendigo 

11. 96 Mollison Street, Bendigo (26 Myers Street, Bendigo) 

12. 56 Mundy Street, Bendigo 

13. 25 Queen Street, Bendigo 

14. 7-9 St Andrews Avenue, Bendigo 

15. 35-39 Short Street, Bendigo 

16. 106 Williamson Street, Bendigo 

17. 114 Williamson Street, Bendigo 

18. 116 Williamson Street, Bendigo 

What the amendment does 

The amendment implements the Bendigo City Centre Heritage Study Stage 1, 2020 that was first 
adopted by Council on 6 May 2020.  Volume 2 of the Study has been amended slightly (three citations 
edited) following the Panel Hearing and was adopted by Council on 24 June 2021.  The amendment 
applies the Heritage Overlay to 18 individual heritage places and includes their statements of 
significance in the schedule to Clause 72.04 and Volume 2 of the Study in the schedule to Clause 
72.08. 

Specifically, the amendment: 

• Applies the Heritage Overlay to the affected land described above and as shown on Planning 
Scheme Map No. 19HO. 
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• Deletes the Neighbourhood Character Overlay Schedule 1 from 46 Mundy Street, Bendigo, as 
shown on Planning Scheme Map No. 19NCO. 

• Amends the Schedule to the Heritage Overlay (Clause 43.01) to include the following 18 new 
individual heritage places: 

o HO916 Vahland Drinking Fountain, William Vahland Place, Bendigo 

o HO917 Terraced houses, 8-10 Garsed Street, Bendigo 

o HO918 Bendigo Bowl, 159 Hargreaves Street, Bendigo 

o HO919 Former Hanro (Australia) Knitting Mill, 165-171 Hargreaves Street, Bendigo 

o HO920 Former Federal Coach Factory, 426 Hargreaves Street, Bendigo 

o HO921 Former Red Wheel Coach Factory and showroom, 156-158 Lyttleton Terrace, 
Bendigo 

o HO922 Former Edinburgh Tannery shop and warehouse, 259-265 Lyttleton Terrace, 
Bendigo 

o HO923 Former William Holmes Printery, 314 Lyttleton Terrace, Bendigo 

o HO924 Former Glasgow Bakery and residence, 322-326 Lyttleton Terrace, Bendigo 

o HO925 Former United Ironworks Company buildings, 80-84 Mitchell Street, Bendigo 

o HO926 Stables associated with St Andrew’s Uniting Church (HO212), 96 Mollison 
Street, Bendigo (26 Myers Street, Bendigo) 

o HO927 Residence, 56 Mundy Street, Bendigo 

o HO928 Former W. D. Mason Glass Merchants building, 25 Queen Street, Bendigo 

o HO929 Former Doherty’s garage, 7-9 St Andrews Avenue, Bendigo 

o HO930 Bendigo Church of Christ, 35-39 Short Street, Bendigo 

o HO931 Former Bendigo Timber Company Store, 106 Williamson Street, Bendigo 

o HO932 Former Butt’s Hotel, 114 Williamson Street, Bendigo 

o HO933 Former Sandhurst C railway signal box, 116 Williamson Street, Bendigo. 

• Amends the Schedule to Clause 72.04 to include statements of significance for the 18 places to 
be included in the Heritage Overlay. 

• Amends the Schedule to Clause 72.08 to include Volume 2 of the Bendigo City Centre Heritage 
Study Stage 1, 2020. 

Strategic assessment of the amendment 

Why is the amendment required? 

The Bendigo City Centre Heritage Study Stage 1, 2020, has been prepared to investigate the heritage 
significance of individual places within an area of the Bendigo City Centre that has not been studied 
for some time.  The Heritage Study was conducted by heritage experts, Context, who considered 
places of potential cultural heritage significance using historical research, site surveys and the criteria 
outlined in Planning Practice Note 1 – Applying the Heritage Overlay. 

The key findings of the Bendigo City Centre Heritage Study Stage 1 are: 

• There are 18 new individual places assessed to be of local significance. 

• Among the 18 places assessed, there is one place extension and one thematic / serial listing 
recommended. 

• Among the 18 places assessed, one place has been found to have potential State significance. 
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The amendment is required to include the 18 heritage places recommended for protection in the 
Heritage Overlay.  Including places with heritage significance in the Heritage Overlay is the preferred 
way to provide protection for such places. 

Consideration of the place extension, thematic / serial listing, and site of potential State significance 
will be progressed independently of this amendment. 

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

The amendment implements the objectives of Section 4 of the Planning and Environment Act 1987 
(the Act), particularly the need for planning to: 

b) Provide for the protection of natural and man-made resources and the maintenance of 
ecological processes and genetic diversity; 

d) Conserve and enhance those buildings, areas or other places which are of scientific, 
aesthetic, architectural or historical interest, or otherwise of special cultural value. 

g) Balance the present and future interests of all Victorians. 

The amendment does this by applying the Heritage Overlay to sites which are deemed as having met 
the threshold for heritage protection following research and investigation. 

How does the amendment address any environmental, social and economic effects? 

The amendment will not have any adverse effects on the environment.  Protection of heritage places 
will retain existing urban infrastructure and resources and contribute to the richness and diversity of 
the built environment.  The conservation of heritage places also promotes sustainable development 
through the conservation of original materials and reduced demand for new construction materials. 

Heritage places contribute to the character, amenity and identity of Greater Bendigo and enhance its 
appeal as a place to live, work and visit.  The amendment will have positive social effects as it seeks 
to protect and enhance the cultural heritage of Greater Bendigo for future generations; it will also 
improve community awareness about the importance and value of heritage places. 

The identification and protection of heritage places will attract tourism to the region, thereby having a 
positive economic effect.  Although some additional costs may be borne by property owners through 
the need to obtain a planning permit under the new Heritage Overlays, the amendment should not 
result in any significant adverse economic impacts.  It should be noted that as properties are in 
commercially zoned areas, planning permits are required for many things already. 

Does the amendment address relevant bushfire risk? 

While the broader urban area of Bendigo is impacted in part by the Bushfire Management Overlay, the 
Bendigo City Centre is free from this control and is not considered to be a high-risk landscape. 

The purpose of the amendment is to ensure the protection of properties with identified heritage 
significance, which in turn will help to strengthen the role of the Bendigo City Centre as the major 
activity centre for the region. 

It is considered that bushfire risk is not affected by the implementation of the recommendations of the 
study to apply heritage controls to properties.  The changes will not result in any increase in the risk to 
life, property, community infrastructure, or the natural environment from bushfire. 

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

The amendment has been prepared to ensure that it is consistent with the Ministerial Direction under 
Section 7(5) of the Act in relation to the Form and content of Planning Schemes. 
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The amendment is consistent with Minister’s Direction No.11 under Section 12(2) of the Act in relation 
to the Strategic Assessment of Amendments and has incorporated those considerations into this 
explanatory report. 

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

The amendment supports or implements the following clauses of the Planning Policy Framework: 

Clause 11.01-1R Settlement – Loddon Mallee South, which includes the strategies: To support 
Bendigo as the regional city and the major population and economic growth hub for the region, 
offering a range of employment and services; and, Facilitate increased commercial and residential 
densities, mixed use development and revitalisation projects for underutilised sites and land in 
Bendigo. 

Clause 11.03-6S Regional and local places, which has the objective of facilitating place-based 
planning and includes the strategies: Integrate relevant planning considerations to provide specific 
direction for the planning of sites, places, neighbourhoods and towns; and, Consider the distinctive 
characteristics and needs of regional and local places in planning for future land use and 
development. 

Clause 15.03-1S Heritage conservation, which has the objective of ensuring the conservation of 
places of heritage significance and includes the strategy: Identify, assess and document places of 
natural and cultural heritage significance as a basis for their inclusion in the planning scheme. 

The amendment supports the above clauses by implementing the recommendations of a heritage 
study that’s primary purpose was to identify, research and ensure the conservation of places of 
heritage significance.  The heritage study has also been completed at a time when the City of Greater 
Bendigo was undertaking a review of its city centre planning.  Ensuring that heritage places are 
provided with heritage protection is an important element in planning for the growth of Bendigo as the 
regional city for the Loddon Mallee South region.  The amendment will ensure that places of heritage 
significance will be provided with planning controls that ensure that their significance is carefully 
considered and managed into the future. 

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

The amendment supports or implements the following clauses of the Local Planning Policy 
Framework.  It should be noted that the format of the Greater Bendigo Planning Scheme is proposed 
to be updated in response to VC148 via a policy neutral translation amendment (C256gben).  
Depending on its progress, it may change the clause numbers referred to below, however the content 
will remain largely unchanged. 

Clause 21.02-2 Environment, which refers to managing heritage sites and places. 

Clause 21.08-4 Heritage, which has the objective of identifying and protecting heritage places with 
Aboriginal and historic cultural value as well as natural value.  It includes a strategy to identify all 
heritage assets in the municipality. 

Clause 21.08-6 Implementation, states that the objectives and strategies (in clause 21.08) will be 
implemented by applying the Heritage Overlay to buildings, areas, places and sites of heritage 
significance. 

Clause 21.10 Reference documents, includes the Greater Bendigo Thematic Environmental History, 
2013, which provides the broader context for the Bendigo City Centre Heritage Study – Stage 1. 

Clause 22.06 Heritage Policy, applies to all applications in the Heritage Overlay, which will include the 
list of 18 properties included in this amendment.  It requires applications to be considered against the 
Greater Bendigo Heritage Design Guidelines, August 2015.  It should be noted that these guidelines 
are in the process of being updated to include guidelines that are relevant to commercial properties. 
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Clause 22.11 Central Bendigo Residential Character Policy (CB4) applies to two properties included 
in this amendment (Stables at 96 Mollison Street, and Residence at 56 Mundy Street, Bendigo).  It 
provides guidance for development proposals. 

The amendment seeks to support and implement the above clauses by including the identified 18 
individual sites of heritage significance in the Heritage Overlay.  The above clauses will then be 
considered should a planning application be required.  It is considered that the application of the 
Heritage Overlay to these places will also support the broader objectives of the Municipal Strategic 
Statement by building on the unique characteristics of Bendigo, which contribute to tourism and 
investment. 

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

The Heritage Overlay is the most appropriate Victoria Planning Provision tool to identify and protect 
sites of heritage significance, consistent with Planning Practice Note 1: Applying the Heritage Overlay, 
August 2018.  The practice note states that places identified in a local heritage study, provided the 
significance of the place can be shown to justify the application of the overlay, should be included in 
the Heritage Overlay. 

The Neighbourhood Character Overlay Schedule 1 is proposed to be removed from 46 Mundy Street, 
Bendigo, as it is not recommended to have both the Heritage Overlay and Neighbourhood Character 
Overlay applied to the same site.  The heritage significance of the site has determined that the 
Heritage Overlay is the most appropriate planning provision to apply to this site. 

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

The amendment will not amend any existing referral provisions and is not expected to have any 
impact on any referral authority.  The amendment was exhibited to all relevant agencies and referral 
authorities in accordance with the requirements of the Act.  No issues were raised. 

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

The requirements of the Transport Integration Act 2010 apply where an amendment is likely to have a 
significant impact on the transport system. 

This amendment makes changes to heritage controls applying to places of cultural heritage significance 
and is not expected to have any impact upon the objectives, strategies and decision-making principles 
of the Transport Integration Act 2010. 

Resource and administrative costs 

• What impact will the new planning provisions have on the resource and administrative 
costs of the responsible authority? 

The amendment will increase the number of properties included within the Heritage Overlay, and this 
would ordinarily result in an increase in the number of permit applications.  However, as the heritage 
places are in an activity centre, generally within the Commercial 1 Zone, planning permits are already 
required for most use and development proposals.  The increase in the number of permit applications 
is likely to be minimal and is not expected to impact on the resource and administrative costs of the 
responsible authority. 

Where you may inspect this amendment 

The amendment is available for public inspection online at the City of Greater Bendigo website at 
http://www.bendigo.vic.gov.au/residentsandservices/planningservices/Planningschemeamendments  

The amendment can also be inspected free of charge at the Department of Environment, Land, Water 
and Planning website at  www.planning.vic.gov.au/public-inspection. 
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