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This Council Meeting is conducted in accordance with the Local Government Act 2020 as 
amended by the COVID19 Omnibus (Emergency Measures) Act 2020 and 

Governance Rules 2020

Council Vision

Greater Bendigo - creating the world's most liveable community.

Council Values

Six values inform everything we as Council do in working together to be the best we can 
for all of our community.

Seeking to achieve the best value for our use of the community’s public funds and 
resources, by:

 We Lead; 
 We Learn;
 We Contribute; 
 We Care; 
 We Respond;
 We Respect.

Goals

 Presentation and Managing Growth
 Wellbeing and Fairness
 Strengthening the Economy
 Environmental Sustainability
 Embracing our Culture and Heritage
 Lead and Govern for All
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ORDER OF BUSINESS
 
1. Acknowledgement of Country 5
2. Traditional Language Statement 5
3. Opening Statement 5
4. Moment of Silent Reflection 5
5. Leave of Absence 5
6. Attendance and Apologies 5
7. Suspension of Standing Orders 5
8. Community Recognition 6
9. Public Question Time 7
10. Resumption of Standing Orders 7
11. Cr Williams' Report 7
12. Declarations of Conflict of Interest 8
13. Confirmation of Previous Minutes 9

13.1. Confirmation of Previous Minutes 9
14. Draft Council Plan 2021 2025 12

14.1. Draft Council Plan 2021- 2025 For Exhibition 12
14.2. City of Greater Bendigo 10 Year Financial Plan 18
14.3. Draft Greater Bendigo Health and Wellbeing Plan 2021 - 2025 54
14.4. Draft Climate Change and Environment Strategy - Release for Community 

Consultation 89
15. Petitions and Joint Letters 144

15.1. Response to Petition for Sealing of Mannes Lane, Axe Creek 144
15.2. Response to Petition: Maternal and Child Health Services for Marong and 

Surrounds 154
16. Presentation and Managing Growth 192

16.1. Planning Scheme Amendment C247gben – Planning Scheme Review Part 2 – 
Zone and Overlay Updates and Corrections – Further Inclusions to Amendment

192
16.2. Planning Scheme Amendment C254gben Authorisation Request – Forest Estate 

– 244 Edwards Road, Maiden Gully 245
16.3. 76 Thomas Lane, Mia Mia 3444 - Use and Development of the Land for a 

Dwelling and Outbuildings 274
16.4. Lot 1 Station Road, Bagshot 3551 - Use and Development of a Dwelling and 

Outbuilding 284
16.5. Lot 2 Drummonds Lane, Derrinal 3523 - Use and Development of Land for a 

Dwelling in Association with Horse Husbandry and Dog Breeding 299
16.6. 149 Williamson Street, Bendigo 3550 - Subdivide Land into 4 lots and 

Development of 4 Dwellings 324
17. Wellbeing and Fairness 353
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17.1. Greater Bendigo Disability Inclusion Reference Committee Member 
Appointments 2021 353

18. Strengthening the Economy 372
18.1. Bendigo Airport Lease of Lot HX12, N4 and N5 372

19. Environmental Sustainability 376
20. Embracing Our Culture and Heritage 377

20.1. Greater Bendigo Heritage Advisory Committee Terms of Reference and 
Appointment of a New Committee 377

21. Lead and Govern For All 391
22. Urgent Business 391
23. Notices of Motion 391
24. Councillors' Reports 392
25. Mayor's Report 395
26. Chief Executive Officer's Report 396
27. Confidential (Section 66) Reports 396
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1. ACKNOWLEDGEMENT OF COUNTRY

2. TRADITIONAL LANGUAGE STATEMENT

3. OPENING STATEMENT

4. MOMENT OF SILENT REFLECTION

5. LEAVE OF ABSENCE
Cr Rod Fyffe OAM requested Leave of Absence for this Council Meeting (16 August 
2021) and Leave of Absence was approved and endorsed at the Council Meeting on 19 
July 2021.

6. ATTENDANCE AND APOLOGIES
Cr Dr Jennifer Alden
Cr Matthew Evans
Cr David Fagg
Cr Margaret O’Rourke
Cr Greg Penna
Cr Julie Sloan
Cr Vaughan Williams
Craig Niemann, Chief Executive Officer
Andrew Cooney, Director Corporate Performance
Brian Westley, Director Presentation and Assets
Steve Hamilton, Director Strategy and Growth
Ross Douglas, Manager Planning
Jessica Clarke-Hong, Manager Governance

APOLOGIES

Cr Rod Fyffe OAM
Cr Andrea Metcalf

MOTION

Moved: Cr Margaret O'Rourke
Seconded: Cr David Fagg

That the Leave of Absence from Cr Rod Fyffe and the apology from Cr Andrea Metcalf 
be approved as Leave of Absence from this meeting.

CARRIED

7. SUSPENSION OF STANDING ORDERS
That Standing Orders be suspended to allow the conduct of the Community Recognition 
Section and Public Question Time.
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MOTION

Moved: Cr Matthew Evans
Seconded: Cr David Fagg

That Standing Orders be suspended to allow the conduct of the Community Recognition 
Section and Public Question Time.

CARRIED

8. COMMUNITY RECOGNITION

We now move to the community section of tonight’s Council meeting. 

 First, I would like to warmly congratulate everyone who represented Bendigo and our 
wider region at the Tokyo Olympics. 

 Congratulations to Matthew Dellavedova, while originally from Maryborough, was a 
Bendigo Braves Junior and is a wonderful ambassador for our part of the world. 
Together with his Boomer teammates, Matthew won bronze in the Men’s basketball, 
bringing home the men’s team’s first-ever Olympic medal. 

 It was also wonderful to see swimmer Jenna Strauch make the semi-finals of the 
200m breaststroke at her first Olympics. She missed out on the final by only half a 
second! It’s clear Jenna’s future in the pool is bright and we look forward following 
her swimming career. We also congratulate basketballers Tessa Lavey, Leilani 
Mitchell and Tess Madgen on making it to the quarter final match against the USA. 
All three players had an influence on the game but unfortunately the win wasn’t to 
be. 

 The great news is that Paris is only three years away! I think we would all agree the 
Games have been a great distraction and wonderful way to lift our spirits during 
another challenging time in this pandemic. 

 I encourage our community to get behind Australia’s Paralympic athletes in the 
coming weeks and watch as they compete on the world stage in what is one of the 
greatest international celebrations of diversity and achievement. 

 It was wonderful to read that Bendigo recently topped the national leader board when 
it came to the number of eligible people receiving their first dose COVID-19 
vaccinations. 

 I would like to congratulate and sincerely thank everyone who has turned out and 
done their bit to protect themselves and our community. 

 I think we have since been overtaken by Sydney but regardless, it is a great result 
for Bendigo. With the opening up of vaccinations for younger people, we are now 
starting to see the opportunities flow for more people in the race to be vaccinated 
and help us all truly find a COVID normal. 

 In keeping with this theme, there was a colourful front-page story in the Bendigo Addy 
earlier this month honouring local GP and co-founder of Gowns for Doctors, Dr Kirby 
White, who has had a Barbie doll made in her likeness. 

 Dr White is one of six real-life female medical heroes from around the world to be 
immortalised, thanks to their amazing efforts during the pandemic. Other women to 
receive this honour include Professor Sarah Gilbert who led vaccine development in 
the UK. 
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 Gowns for Doctors started last year when there was a PPE shortage and has so far 
provided 5,500 reusable medical gowns. Barbie donated funds from each Dr White 
doll sold to Gowns for Doctors. 

 Congratulations Dr White, who also won the 2021 Victorian Australian of the Year 
Local Hero Award, on another well-deserved honour. 

And that rounds out the community section for this month.

9. PUBLIC QUESTION TIME

10. RESUMPTION OF STANDING ORDERS
That Standing Orders be resumed.

MOTION

Moved: Cr Greg Penna
Seconded: Cr Julie Sloan

That Standing Orders be resumed.

CARRIED

11. CR WILLIAMS' REPORT
Cr Williams' report was deferred from the last Council Meeting to enable it to be 
presented in person.

Cr Williams reported on his past month as follows:

 Great to be back face-to-face at a Council Meeting
 Recognising that the past 18 months have been a very taxing time on everyone 

and is keen for the ‘backyard barbecues’ to come back to stay!
 Has been ten (10) months since elected as a Councillor and has been a steep 

learning curve, to the point of actually being a 90° angle!  Conveyed his 
appreciation for the support of returned Councillors and also the support of the 
staff

 Passionate about the love for this wonderful and prosperous city; need to ensure 
it has good strong planning controls and be accountable and transparent as it 
plans for the future

 Realised that the role of a Councillor is not part-time and the current remuneration 
allowance does not reflect this – it is not just about roads, drainage and footpaths

 Keen to support business and tourism sectors and it would be great for Bendigo to 
become a major technology hub – an area that Cr Williams is quite involved in
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12. DECLARATIONS OF CONFLICT OF INTEREST
Section 130 of the Local Government Act 2020 (Vic) (the Act) provides that a relevant person 
must disclose a conflict of interest in respect of a matter and exclude themselves from the 
decision making process in relation to that matter including any discussion or vote on the matter 
at any Council meeting or delegated committee meeting and any action in relation to that matter.
The procedure for declaring a conflict of interest at a Council Meeting is set out at rule 18.2.4 of 
the Governance Rules.
Section 126 of the Act sets out that a relevant person (Councillor, member of a delegated 
Committee or member of Council staff) has a conflict of interest if the relevant person has a 
general conflict of interest or a material conflict of interest.
A relevant person has a general conflict of interest in a matter if an impartial, fair minded person 
would consider that the person’s private interests could result in that person acting in a manner 
that is contrary to their public duty.
A relevant person has a material conflict of interest in a matter if an affected person would 
gain a benefit or suffer a loss depending on the outcome of the matter.

Nil
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13. CONFIRMATION OF PREVIOUS MINUTES
13.1. Confirmation of Previous Minutes

The following items as outlined below, were considered at the Council Meeting held on 
Monday 19 July 2021 at 6.00pm.

RECOMMENDATION
That the Minutes of the Council Meeting held on Monday 19 July 2021, as circulated, be 
taken as read and confirmed.

RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Vaughan Williams

That the recommendation be adopted.

CARRIED

Report
Monday 19 July 2021:

Report No. Item Recommendation
8.1 150th Anniversary of the 

Proclamation of the City of 
Sandhurst

That Council:
1. Formally note the 150th anniversary of the 

proclamation of Sandhurst (now known as 
Bendigo) as a City on 21 July 1871,

2. Pay tribute to successive generations who 
have contributed to the life of the city over 
that time,

3. Acknowledge that Bendigo has a rich 
Aboriginal past, present and future and 
stands on the traditional lands of the Dja 
Dja Wurrung Peoples and we express our 
gratitude in the sharing of this land.

15.1 Confirmation of Previous 
Minutes

That the Minutes of the Council Meeting held 
on Thursday 24 June 2021, as circulated, be 
taken as read and confirmed.

17.1 71 Lily Street, Bendigo - Use 
of Land for a Medical Centre 
(Allied Health), Alterations 
and Additions to Buildings, 
Parking Reduction and 
Signage

Pursuant to section 61 of the Planning and 
Environment Act (1987), Council issue a Notice 
of Decision to Grant a Permit for Use of land 
for a medical centre (allied health), alterations 
and additions to buildings, parking reduction 
and signage at 71 Lily Street, BENDIGO 3550 
subject to the conditions at the end of this 
report.
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Report No. Item Recommendation
17.2 Road Discontinuance - 

Alexandra Street, Eaglehawk
That Council give public notice of the proposed 
discontinuance of Alexandra Street Eaglehawk 
described as CA224D Section M at Eaglehawk 
Parish of Sandhurst and described in Crown 
Folio Volume 11769 Folio 929, together with 
approximately 300m2 of Turner Street 
Eaglehawk adjoining aforesaid CA224D, 
described and shown attached within 
Attachment 1.

18.1 Greater Bendigo Positive 
Ageing Advisory Committee - 
Member Appointments

That Council:
1. Extend the term of all current committee 

members by one year due to an inability to 
contribute to the committee due to COVID-
19. 

2. Thank all community members who 
submitted applications to join the Positive 
Ageing Advisory Committee.

3. Appoint to the Positive Ageing Advisory 
Committee for a three year term: Bernard 
White, Natalie Stanway, Peter Barrett, 
Sunnie Watts and Tan See Tuang.

18.2 Closed Circuit Television in 
Public Places Policy

That Council adopt the Closed Circuit 
Television in Public Places Policy.

22.1 Delegations and 
Authorisations Policy

That Council approve the draft Delegations and 
Authorisations Policy.

22.2 Instruments of Delegation 1. That Council approve the attached S5 
Instrument of Delegation dated 21 August 
2020. 

2. That Council approve the attached S6 
Instrument of Delegation which will come 
into force immediately upon the common 
seal of Council being affixed to the 
instrument.

3. That Council approve the attached S18 
Instrument of Sub-delegation which will 
come into force immediately upon the 
common seal of Council being affixed to 
the instrument.

4. That Council revoke the attached C2 and 
C4 Instruments of Appointment and 
Delegation.

22.3 Audit and Risk Committee 
Independent Member 
Remuneration Review

For Council to approve the proposed increase 
to the ARC Independent Members 
Remuneration from $600 (ex. GST) to $875 
(ex. GST) per meeting and the Chair from $750 
(ex. GST) to $1125 (ex. GST) per meeting 
which if approved would come into effect from 
the next meeting scheduled to take place on 
the 9 September 2021.
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Report No. Item Recommendation
22.4 Contracts Awarded Under 

Delegation Report July 2021
That the contracts awarded under delegation, 
as outlined in this report, be acknowledged by 
Council.

28.1 to 28.2 Two (2) Confidential Reports 
Pursuant to Section 66(2)(a) 
of the Local Government Act 
2020 relating to Council 
business information
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14. DRAFT COUNCIL PLAN 2021 2025
14.1. Draft Council Plan 2021- 2025 For Exhibition

Author / 
Responsible Director

Vicky Mason, Director Health and Wellbeing

Purpose
The purpose of this report is to provide an overview of the draft 2021- 2025 Council Plan, 
and to advise community members of its availability for public feedback for a period of 
three weeks.

Summary
Over the last ten months Councillors and Council staff have worked with the community 
to develop a Community Vision and Values and a Draft Council Plan that will guide 
Council decision making over the next four years. 
This draft 2021- 2025 Draft Council Plan reflects the priorities of the new Council whilst 
building on previous endorsed plans and strategies. It has been developed in alignment 
with the requirements of the Local Government Act 2020.
The final step in this planning process is to release the final draft for public feedback for 
a period of three weeks. This will be promoted through local media and be placed on 
Council’s community engagement platform Let’s Talk Greater Bendigo. 
Feedback will be collated and considered by Council prior to final endorsement at the 
October 2021 Ordinary meeting of Council.

RECOMMENDATION
That the Greater Bendigo City Council consider the draft Council Plan 2021- 2025 and 
resolve to advertise it for formal exhibition and submissions from 17 August until 6 
September 2021.

RESOLUTION

Moved: Cr Jennifer Alden
Seconded: Cr Matthew Evans

That the recommendation be adopted.

CARRIED
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Policy Context
In accordance with Section 90 of the Local Government Act 2020 a Council must prepare 
and adopt a Council Plan for a period of at least the next four financial years after a 
general election in accordance with its deliberative engagement practices.
A Council Plan must include the following:

 The strategic direction of the Council

 Strategic objectives for achieving the strategic direction

 Strategies for achieving the objectives for a period of at least the next 4 financial 
years

 Strategic indicators for monitoring the achievement of the objectives

 A description of the Council’s initiatives and priorities for services, infrastructure 
and amenity

 Other matters prescribed by the regulations
A Council must develop or review the Council Plan in accordance with its deliberative 
engagement practices and adopt the Council Plan by 31 October in the year following a 
general election.
The Council Plan adopted under subsection 3 (above) has effect from 1 July in the year 
following a general election.

Background Information
The Local Government Act 2020 (Act) received Royal Assent on 24 March 2020. It is a 
principles-based Act aiming to remove unnecessary regulatory and legislative 
prescription. The five principles are:

 Community engagement

 Strategic planning

 Financial management

 Public transparency

 Service performance
The Act drives an integrated approach to planning and reporting to support strategic 
decision making through:

 Recognising that planning must be holistic and driven by the community

 Providing a comprehensive view of available resources and commitments

 Enabling alignment of objectives and capabilities, and

 Supporting an understanding of medium to long-term implications of decisions 
on resource allocation and Council performance.
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The Act requires Council to develop the following:

Title Timeframe Due
Community Vision 10 years October 2021 (has effect July 2021)
Financial Plan 10 years October 2021 (has effect July 2021)
Asset Plan 10 years Adopted by 30 June 2022 (has effect July 

2022) 
Council Plan 4 years October 2021 (has effect July 2021)
Revenue & Rating Plan 4 years Adopt by 30 June 2021 (this was adopted 

by the City in the June 2021 Council 
meeting) 

Workforce Plan 4 years 31 December 2021
Annual Budget 1 + 3 years Adopt by June 30 each year (adopted at 

the June 2021 Council meeting)

The development of the Community Vision, Council Plan, Financial Plan and Asset Plan 
all require deliberative engagement with the community. The Greater Bendigo 
Community Engagement Policy 2020 provides the following definition of deliberative 
engagement:
“a method of engagement process with a select group of participants. The process 
focuses on a defined issue. It weighs up options and provides recommendations to 
decision-makers”.
Previous Council Decision Dates:
Council endorsed its previous Community Plan 2017 – 2021 in June 2017.

Report
In September 2020 City staff developed a project plan outlining the steps required for 
Council to meet its strategic planning obligations under the Local Government Act 2020. 
Supported by Council this involved the development of a comprehensive community 
engagement plan that provided opportunities for the Greater Bendigo community to 
contribute to the plan through a 3-stage process over 9 months. 
The goals of the community engagement plan were:

1. To build the municipal community’s understanding of current Council services, 
strategy and resources

2. To strengthen trust in Council and its commitment to listening and responding to 
the municipal community needs

3. Build a more comprehensive understanding of municipal community needs and 
aspirations to inform the development of short, medium, and long-term strategy.

Commencing in January 2021 Stage 1 sought to understand what the community loves, 
values and wants to see improved or changed in the future. To assist engagement 
Council named the project “Imagine Greater Bendigo” and launched its new online 
community engagement platform “Let’s Talk Greater Bendigo”. A survey was developed 
that built on the themes from community engagement undertaken over the last few years. 
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Over 1000 people responded to either the short form or long form survey on-line or by 
completing a post card. Members of our non-English speaking communities were 
engaged using post cards translated in Karen, Dinka and Dari.
Stage 2 sought to understand the broad range of community needs and priorities in 
relation to Council’s services and program delivery exploring the key themes and 
outcomes from Stage 1 engagement. In this stage City staff and Councillors reached out 
to key stakeholder groups and individuals asking them to identify their top 3 – 5 priorities.
Run concurrently with Stage 2 was a Community Panel where we asked members of the 
community to come together to deliberate over issues, challenges and opportunities to 
develop a shared Community Vision and Values and provide input into future Council 
priorities. Over 15,000 invitations were sent to residents of Greater Bendigo by an 
independent recruiter. This resulted in 45 adults aged between 25 – 70 agreeing to 
participate over the two and a half days. They were joined by 20 young people aged 
between 12 – 25 years who responded to an expression of interest to participate. The 
panel was independently facilitated by expert community engagement practitioners with 
the following community vision and values developed:
Greater Bendigo celebrates our diverse community. We are welcoming, sustainable and 
prosperous. Walking hand in hand with the traditional custodians of this land. Building on 
our rich heritage for a bright and happy future.
Transparency; sustainability: inclusion; innovation and equity.
Reports from each stage of the community engagement process are available on the 
Let’s Talk Greater Bendigo community engagement platform.
The outcomes from the community engagement process along with consideration of the 
goals and objectives of current Council endorsed plans and strategies were then shared 
with Councillors over a series of workshops providing them opportunities to feed in 
priorities from their own community engagement.
The Council Plan has the following goals and outcomes:

1. Lead and govern for all - A community that works together to achieve our shared 
vision

2. Healthy, liveable spaces and places - A community where all people can live 
healthy, safe, harmonious lives in attractive and accessible settings

3. Strong, inclusive and sustainable economy - An inclusive, sustainable and 
prosperous community where all people can thrive

4. Aboriginal Reconciliation - A community that recognises and respects Aboriginal 
people and culture and enables the self-determination of Traditional Owners

5. A climate resilient built and natural environment - A community that is connected 
to healthy regional landscapes, working together to prosper equitably within the 
capacity of the earth’s resources.

6. A vibrant, creative community - A community that inspires a culture of creativity, 
activates its spaces, nurtures and supports talent, champions inclusion and 
access and shows the world.

7. A safe, welcoming and fair community - A community where people are respected, 
safe to participate in all aspects of community life and have equitable access to 
the resources they need.
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The City of Greater Bendigo is on Dja Dja Wurrung and Taungurung country. Both 
traditional owner groups have Country Plans and Recognition and Settlement 
Agreements in place. Council is committed to working closely with traditional owners and 
other Aboriginal and Torres Strait Islanders who live in our City. As part of this 
commitment the plan is dual named Mir wimbul - Council Plan 2021 – 2025. The meaning 
of Mir wimbul being close to “community protocol”.
A key component of the final Council Plan will be a set of indicators for each outcome 
area. These will be measured frequently during the life of the plan to ensure our actions 
and initiatives are moving us toward our desired outcome.
Priority/Importance:
The new Council Plan must be completed and adopted by Council before 31 October 
2021.
Timelines:
The exhibition period will run from 16 August to 6 September 2021.
People can make a written submission on this draft via the Let’s Talk Greater Bendigo 
community engagement digital platform or by writing to Council, PO Box 733 Bendigo 
VIC 3552.
Council will meet on Monday, 13 September to consider and make recommendations for 
any changes to the draft Council Plan. 
Council is expected to meet to adopt the Council Plan on 18 October 2021.
Risk Analysis:
The development of this Council Plan, including the exhibition process, meets legislated 
requirements.

Consultation/Communication
External Consultation:
Opportunities to provide written submissions on the draft 2021- 2025 Council Plan will 
be advertised.
Copies of the draft will be made available electronically and in hard copy.
Internal Consultation:
The successive drafts of the Council Plan priorities have been discussed with City staff 
and members of the Executive Team at every stage and their feedback has been 
considered by Council and changes made where agreed by Council. 

Resource Implications
Preparation of the Council Plan is in accordance with the available budget to prepare the 
Plan and conduct extensive community engagement to inform its development.
The Financial Plan provides a 10 year financially sustainable projection regarding how 
the actions of the Council Plan may be funded to achieve the Community Vision.
All actions included in the Plan are separately considered and budgeted through 
Council’s annual budget process.
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Attachments
1. Draft Council Plan 2021-2025 (separate document)
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14.2. City of Greater Bendigo 10 Year Financial Plan

Author Nathan Morsillo, Manager Financial Strategy
Responsible Director Andrew Cooney, Director Corporate Performance

Purpose
To present the draft 10 year Financial Plan developed in accordance with the Local 
Government Act 2020 to Council for consideration and seek support to release for public 
feedback for a period of three weeks.
In accordance with sections S89 and S90 of the Local Government Act 2020, Council 
must develop a Council Plan (four years) by 31 October in the year after a general 
election.
The Local Government Act 2020 also introduced a requirement for Victorian councils to 
develop, adopt and keep in force a Financial Plan covering at least the next 10 financial 
years. The requirements under the new Act mean councils must develop a Financial Plan 
that is publicly accessible and subject to engagement in accordance with Council’s 
engagement policies.

Summary
The City of Greater Bendigo has prepared the 10 year financial plan to support the 
Community’s vision and Council plan. The Financial Plan outlines the resources required 
to deliver the Council plan and ensure we are investing in assets the community values; 
our services remain affordable and accessible for the community; and our organisation 
remains financially sustainable.
The 2021–22 to 2030–31 Financial Plan is the first to be completed under the Local 
Government Act 2020, and is required to be adopted by Council by 31 October 2021.

RECOMMENDATION
That the Greater Bendigo City Council consider the draft 10 year Financial Plan and 
resolve to advertise it for formal exhibition and submissions from 17 August until 6 
September 2021.

RESOLUTION

Moved: Cr Margaret O'Rourke
Seconded: Cr David Fagg

That the recommendation be adopted.

CARRIED
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Policy Context
Community Engagement Policy
The City is committed to good community engagement to inform its plans and projects. 
This is a challenge across a City with a diverse range of services. The following is a 
summary of some of the relevant community engagement undertaken to inform the plan. 
Stage 1 of the Imagine Greater Bendigo process included “Our financial story” – which 
can be accessed on the City’s “Let’s talk” website. It also asked the question “How should 
Council prioritise which services it delivers to our growing and changing community, while 
also maintaining infrastructure it is responsible for and investing in new projects as they 
are needed?”. 
A wide variety of responses were received and considered. The areas which were 
included “more often” were:

1. Better scoping, planning, monitoring and evaluation of projects (to avoid cost 
blow outs and to help prioritisation) 

2. Prioritise health and wellbeing/equity
3. Prioritise climate risk/Environmentally Sustainable Design (to address climate 

change and save on energy costs)
4. Reduce operating costs and improve productivity/efficiency 
5. More regular informed community consultation on prioritisation 
6. Find more ways to generate income
7. Prioritise investment in rural/suburban areas/outside the city centre and mall 
8. Advocate for more state and federal funding
9. Co-management/co-investment of facilities with community. 

Stage 1 also asked a question around whether a small increase in rates may be 
necessary to maintain all current services. The answer to this question was 
approximately 50% for and 50% against.
Stage 2 of the community engagement plan included a community panel made up of 41 
adults and 20 young people. Part of the process included consultation around the theme 
of “Lead and govern for all”. A proposed goal under this theme included:

1. Accountable, financially responsible, equitable, transparent decision making
Relevant supported objectives against this goal are:

 Better long-term scoping, planning, monitoring and evaluation of projects

 Focusing on the sustainability of our infrastructure, improve our renewal and 
maintenance of current assets.

Legislative Requirements
The Local Government Act 2020 introduces a requirement for Victorian councils to 
develop, adopt and keep in force a Financial Plan utilising deliberative engagement 
practices covering at least the next 10 financial years. The financial plan must be 
prepared in accordance with the Local Government (Planning and Reporting) 
Regulations 2020.
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Background Information
The Local Government Act 2020 (Act) received Royal Assent on 24 March 2020. It is a 
principles-based Act aiming to remove unnecessary regulatory and legislative 
prescription. The five principles are:

 Community engagement

 Strategic planning

 Financial management

 Public transparency

 Service performance
The Act drives an integrated approach to planning and reporting to support strategic 
decision making through:

 Recognising that planning must be holistic and driven by the community

 Providing a comprehensive view of available resources and commitments

 Enabling alignment of objectives and capabilities, and

 Supporting an understanding of medium to long-term implications of decisions 
on resource allocation and Council performance.

The Act also outlines a set of Financial management principles including:

 Revenue, expenses, assets, liabilities, investments and financial transactions 
must be managed in accordance with a Council’s financial policies and strategic 
plans

 Financial risks must be monitored and managed prudently having regard to 
economic circumstances

 Financial policies and strategic plans, including the Revenue and Rating Plan, 
must seek to provide stability and predictability in the financial impact on the 
municipal community

 Accounts and records that explain the financial operations and financial position 
of the Council must be kept.

The Act also provides guidance around financial risk, financial policies, investments, 
borrowings and accounts and records.
The Act requires Council to develop the following:

Title Timeframe Due
Community Vision 10 years October 2021 (has effect July 2021)
Financial Plan 10 years October 2021 (has effect July 2021)
Asset Plan 10 years Adopted by 30 June 2022 (has effect July 

2022)
Council Plan 4 years October 2021 (has effect July 2021)
Revenue & Rating Plan 4 years Adopted 30 June 2021
Workforce Plan 4 years 31 December 2021
Annual Budget 1 + 3 years Adopt by June 30 each year
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Previous Council Decision(s) Date(s):
16 June 2021 – Ordinary Meeting.
Council resolved to adopt the 2021/2022-2024/2025 Budget.
Note that in this ‘implementation year’ of the new Local Government Act requirements, 
with delayed elections in 2020, the 2021/2022 Budget was adopted in advance of 
finalising the Council Plan and 10 year Financial Plan.

Report
The City of Greater Bendigo has prepared the 10 year financial plan to support the 
Community’s vision and Council Plan. Through the development of the vision, the 
community has told us their desire for Greater Bendigo to be sustainable, prosperous 
and to have a bright and happy future. The Council Plan includes actions to deliver on 
this vision.
This Financial Plan outlines the resources required to deliver on the Council plan and 
ensures we are investing in assets the community values; our services remain affordable 
and accessible for the community; and our organisation remains financially sustainable.
The 2021–22 to 2030–31 Financial Plan is the first to be completed under the Local 
Government Act 2020 and in accordance with Part 2 of the Local Government (Planning 
and Reporting) Regulations 2020 for the City of Greater Bendigo. The draft Financial 
Plan has been developed utilising advice from the Department of Jobs, Precincts and 
Regions Financial Plan better practice guide ensuring the inclusion of:

 Statements describing the financial resources required to give effect to the 
Council Plan and other strategic plans of the Council

 Information about the decisions and assumptions that underpin the forecasts in 
the statements as specified above

 Statements describing any other resource requirements that the Council 
considers appropriate to include in the Financial Plan

 Any other matters prescribed by the regulations.
It is required to be adopted by Council by 31 October 2021.
The key financial outcomes of the 2021-22 to 2030-31 financial plan have been 
measured against the financial sustainability targets and indicate an ongoing low to 
medium risk financial sustainability rating.
Key outcomes include:

 fair and affordable revenue mechanisms with stability in rate increases and rates 
concentration

 maintaining sufficient working capital (liquidity) to meet our financial obligations

 the allocation of increased funding to meet capital renewal obligations

 ensuring that borrowings meet targets for indebtedness

 the improvement in ongoing underlying operational surplus throughout the life of 
the Financial Plan.
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The plan has been drafted using the majority of the 2021–22 budget as its base year and 
includes:

 the key financial sustainability risks and issues for the City

 the financial policy statements and strategic actions to address the key issues 
and risks

 the underlying assumptions underpinning the escalation in revenue and 
expenditure over the ten-year period

 the financial plan statements

 the financial performance indicators

 financial strategies for rates, borrowings, and reserves.
The City has a commitment to achieving zero carbon through the life of this plan and 
there are a number of actions in Council plan that will support this aspiration. This will 
have generational benefit, but also short-term financial cost impacts. The plan that has 
been developed considers all of these factors and more.
Timelines
The Local Government Act 2020 stipulates that the Council must adopt a 10 year 
financial plan and Council plan by October 2021.
Conclusion
Council has drafted reports and undertaken significant engagement in preparing the 
Council Plan and 10 year financial plan. Additional comments and input from the 
community are welcome as part of the consultation period through to 6 September 2021.

Consultation/Communication
Internal Consultation:
The successive drafts of the Council Plan priorities and 10 year financial plan have been 
discussed with City staff and members of the Executive Team and their feedback has 
been considered by Council and changes made where agreed by Council.
External Consultation:
Opportunities to provide written submissions on the draft 2021- 2025 Council Plan and 
10 year financial plan will be advertised.

Resource Implications
The Financial Plan provides a 10 year projection regarding how the actions of the Council 
Plan may be funded to achieve the Community Vision.

Attachments
1. 10 year Financial Plan

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 23 of 397

Attachment 1 - Draft City of Greater Bendigo 2021/2022 to 2030/2031 Financial Plan
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14.3. Draft Greater Bendigo Health and Wellbeing Plan 2021 - 2025

Author/
Responsible Director

Vicky Mason, Director Health and Wellbeing

Purpose
The purpose of this report is to provide an overview of the draft Greater Bendigo Health 
and Wellbeing Plan 2021- 2025, and to advise community members of its availability for 
public feedback for a period of three weeks.

Summary
Over the last ten months staff from across the City have worked with key partners to 
review the Greater Bendigo Health and Wellbeing Plan 2017 – 2021. Together there has 
been reflection on learnings from work undertaken over the last four years, changes in 
population demographics and issues and changes in national, state and local policy. This 
has been brought together with outcomes from the Imagine Greater Bendigo community 
engagement process leading to the development of the Draft Greater Bendigo Health 
and Wellbeing Plan 2021 – 2025. This will now be made available for public feedback 
via the Let’s Talk community engagement platform with submissions open until the 6 
September 2021. Feedback will then be considered by Council prior to finalisation and 
endorsement of the plan in October 2021.

RECOMMENDATION
That the Greater Bendigo City Council consider the draft Greater Bendigo Health and 
Wellbeing Plan 2021- 2025 and resolve to advertise it for formal exhibition and 
submissions from 17 August until 6 September 2021.

RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Julie Sloan

That the recommendation be adopted.

CARRIED

Policy Context
Community Plan Reference:
City of Greater Bendigo Community Plan 2017-2021:

Goal #2 Wellbeing and Fairness: Inclusive policies, partnerships and projects 
that improve learning opportunities and health. Increasing access and 
building better connections and quality of life for all

Objectives 2.1 Create a much healthier Greater Bendigo
2.2 Promote positive wellbeing across the Greater Bendigo community
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Goal #2 Wellbeing and Fairness: Inclusive policies, partnerships and projects 
that improve learning opportunities and health. Increasing access and 
building better connections and quality of life for all
2.3 Promote community connection
2.4 Support positive learning and development for residents of all ages 
and all abilities
2.5 Create proud and safe public places and commercial areas.

Greater Bendigo Health and Wellbeing Plan 2017 – 2021
Domains:

 Healthy and well

 Safe and secure

 Able to participate

 Connected to culture and community

 Liveable

Background Information
The Victorian Public Health and Wellbeing Act 2008 (the Act) mandates that Local 
Governments have a responsibility to protect, improve and promote public health and 
wellbeing within their municipalities. As part of the requirements of the Act Councils must 
prepare a Municipal Public Health and Wellbeing Plan (MPHWP) every four years within 
12 months of the council elections. The Act mandates the plan must:

 Include an examination of data about health status and health determinants in 
the municipal district

 Identify goals and strategies based on available evidence for creating a local 
community in which people can achieve maximum health and wellbeing

 Provide for involvement of people in the local community in the development, 
implementation and evaluation of the public health and wellbeing plan

 Have regard to the State Public Health and Wellbeing Plan

 Specify how the council will work in partnership with the Department of Health 
and Human Services and other agencies undertaking public health initiatives, 
projects and programs to accomplish the goals and strategies identified in the 
plan 

The Victorian Climate Change Act 2017 requires that every MPHWP also considers the 
short- and long-term impacts of climate change in relation to health and wellbeing 
priorities. In addition, in May 2017 the then Victorian Department of Health and Human 
Services (now Department of Health) advised the need to incorporate actions focused 
on preventing and responding to family violence in the catchment. 
The Act does allow Councils to incorporate the Municipal Public Health and Wellbeing 
Plan into the Council Plan subject to DHHS approval. Regardless of whether the Plan is 
incorporated or not, it is good to ensure that common language and priorities are reflected 
in both plans.
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The current Greater Bendigo Health and Wellbeing Plan 2017 – 2021 (Plan) was 
endorsed by Council in October 2017. It utilises the domains within Victorian Public 
Health and Wellbeing Outcomes Framework outlining agreed priorities under each 
domain. It also includes a Framework for Action to assist in ensuring evidence based 
best practice approaches to the work.
The Municipal Public Health and Wellbeing Plan is a whole of community plan not just 
a Council plan so needs to be developed in partnership with the community and 
organisations who can influence community health and wellbeing. The aim of the final 
plan is to align strategic objectives with those in the Community Vision and Council 
Plan.
Previous Council Decision(s) Date(s):
The Greater Bendigo Health and Wellbeing Plan 2017 – 2021 was endorsed by Council 
in October 2017.

Report
A significant amount of work has been undertaken since the 2017 – 2021 plan was 
finalised including the development of a range of specific policies, strategies and 
programs including:

 Greater Bendigo Food Systems Strategy

 Greater Bendigo Healthy Food and Catering Policy

 Walk, Cycle Greater Bendigo

 Greater Bendigo Coalition for Gender Equity Strategy

 Northern Victorian Integrated Emergency Management Plan

 All Ages All Abilities Action Plan

 Greater Bendigo Volunteering Strategy

 Greater Bendigo Community Engagement Policy

 Connect Greater Bendigo

 Reconciliation Plan: Barpangu

 Healthy Greater Bendigo 

 Healthy Heart of Victoria
A number of other plans also include objectives focused on improving community health 
and wellbeing including:

 A Stronger Greater Bendigo: Economic Development Plan

 Greater Bendigo Environment Strategy

 Greater Creative Bendigo

 Greater Bendigo Integrated Transport and Land Use Strategy

 Greening Greater Bendigo

 Greater Bendigo Planning Scheme
A number of others are currently being updated including:
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 Greater Bendigo Human Rights Charter

 Greater Bendigo Cultural Diversity and Inclusion Plan
With so much strategy in place it was determined not to make significant changes to the 
2021 – 2025 Greater Bendigo Health and Wellbeing Plan, to continue to use the domains 
from the Victorian Public Health and Wellbeing Outcomes Framework, and work to 
strengthen existing efforts, evaluation and partnerships.
In reviewing the plan, the requirements as outlined above were undertaken including 
creating a 2021 Health and Wellbeing Data Profile, reviewing current national, state and 
local policy and undertaking an evaluation of the previous plan. The findings from this 
work together with outcomes from the Imagine Greater Bendigo community engagement 
process were utilised to develop an Issues and Opportunities Paper for further 
stakeholder consultation, most particularly with the Project Reference Group (see 
Consultation/Communication). Feedback led to the following changes.

 Structure
o Incorporation of the Community Vision and Values
o A proposed shared mission
o Improved descriptions of each outcome area
o Identification of Areas for Action rather than priorities
o Use of more simplified language

 New/changed Areas for Action
o Oral health
o Elder abuse
o Socio-economic disadvantage
o Gender equity
o Strengthening the voice of community in policy, planning and programs
o Aboriginal and Torres Strait Islander Reconciliation
o Access to affordable, safe and secure housing
o Access to quality public open space

 Alignment with the Environment Strategy
o Zero carbon
o Circular economy
o Sustainable and Active Transport
o Water Sensitive Bendigo
o Thriving landscapes and ecosystems

 Framework for our work together
o Removal of “our focus” and “our settings and environments”
o Changed “our enablers” to “supports”

 Shared leadership and governance
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 Capability building
 Community contributions
 Financing and resource allocation
 Media and communications
 Data, evidence and learnings from others

 Principles outlined in the new plan include:
o Recognise that health is everyone’s business
o Promote social justice
o Work in partnership
o Share learning
o Include all ages, abilities, genders and cultures
o Incorporate universal design

 Approaches to the work will continue to be:
o Systems thinking
o Collective impact
o Place making
o Strengths based
o Risk management
o Monitoring, evaluation and learning

Priority/Importance:
The development of a four-year Municipal Public Health and Wellbeing Plan is a 
requirement of all Victorian local governments to be finalised by the October of the year 
following the Council election.
Timelines:
Following the final community consultation on the draft plan, any necessary changes will 
be incorporated with the final draft being presented at the October 2021 Council meeting 
for endorsement.
Risk Analysis:
As highlighted above, Council has legislated responsibilities under the Victorian Public 
Health and Wellbeing Act to protect, improve and promote public health and wellbeing 
within their municipalities. The Local Government Act 2020 also discusses Council’s role 
“is to provide good governance in its municipal district for the benefit and wellbeing of the 
municipal community.
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Consultation/Communication
In September 2020 City staff developed a project plan outlining the steps required for 
Council to meet its strategic planning obligations under the Local Government Act and 
the Public Health and Wellbeing Act 2008. Supported by Council this involved the 
development of a comprehensive community engagement plan that provided 
opportunities for the Greater Bendigo community to contribute to planning through a 3-
stage engagement process. 
Titled “Imagine Greater Bendigo” the goals of the community engagement plan were:

1. To build the municipal community’s understanding of current Council services, 
strategy and resources

2. To strengthen trust in Council and its commitment to listening and responding to 
the municipal community needs

3. Build a more comprehensive understanding of municipal community needs and 
aspirations to inform the development of short, medium, and long-term strategy.

Commencing in January 2021 Stage 1 sought to understand what the community loves, 
values and wants to see improved or changed in the future. To assist engagement 
Council named the project “Imagine Greater Bendigo” and launched its new online 
community engagement platform “Let’s Talk Greater Bendigo”. A survey was developed 
that built on the themes from community engagement undertaken over the last four years. 
Over 1000 people responded to either the short form or long form survey on-line or by 
completing a post card. Members of our non-English speaking communities were 
engaged using post cards translated in common community languages.
Stage 2 sought to understand the broad range of community needs and priorities in 
relation to Council’s services and program delivery exploring the key themes and 
outcomes from Stage 1 engagement. In this stage City staff and Councillors reached out 
to key stakeholder groups and individuals asking them to identify their top 3 – 5 priorities.
Run concurrently with Stage 2 was a Community Panel where members of the 
community came together to deliberate over issues, challenges and opportunities to 
develop a shared Community Vision and Values and provide input into future Council 
priorities. Over 15,000 invitations were sent to residents of Greater Bendigo by an 
independent recruiter. This resulted in 41 adults aged between 25 – 70 agreeing to 
participate over the two and a half days. They were joined by 20 young people aged 
between 12 – 25 years. The panel was independently facilitated by expert community 
engagement practitioners with the following community vision and values developed:
Greater Bendigo celebrates our diverse community. We are welcoming, sustainable and 
prosperous. Walking hand in hand with the traditional custodians of this land. Building on 
our rich heritage for a bright and happy future.
Transparency; sustainability: inclusion; innovation and equity.
Reports from each stage of the community engagement process can be accessed on the 
Let’s Talk Greater Bendigo community engagement platform.
The outcomes from each stage of the planning process including those from the 
community engagement were shared with a Health and Wellbeing Plan Project 
Reference Group. Chaired by the Mayor, the following organisations and groups were 
invited to participate: 
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 Access Australia

 Bendigo and District Aboriginal Corporation

 Bendigo Community Health Service

 Bendigo Education Council

 Bendigo Health

 Bendigo Loddon Primary Care Partnership

 Centre for Non-violence

 Coliban Water

 DELWP Regional Office

 Department of Transport Regional Office

 Department of Education & Training Regional Office

 Department of Health, Regional Office

 Haven Home Safe

 Heathcote Health

 Latrobe University

 Loddon Campaspe Multicultural Services

 Murray Primary Health Network

 RANCH / Bendigo Neighbourhood Houses

 Regional Development Victoria

 Shine Bright

 Sport & Recreation Victoria Regional Office

 Sports Focus

 Women’s Health Loddon Mallee

 Victoria Police Bendigo Office
Meetings of the Project Reference Group were held in February, April, June and July to 
coincide with key project milestones. Most meetings were held face to face except for 
July.
The Project Reference Group has agreed to take on the role of Governance Group post 
endorsement of the plan and will meet quarterly to review outputs, exchange ideas and 
strengthen joint understanding of the work. 
In late 2020 the City of Greater Bendigo was successful in receiving a VicHealth Local 
Government Partnership Grant. The aim of the grant was to strengthen engagement of 
children in Council’s planning with a focus on the Health and Wellbeing Plan. To date 
over 250 children have been engaged. A report from the consultation will be shared with 
Council once finalised. Key themes from this work have been fed into the final draft plan.
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Internal Consultation:
A Draft Plan on a Page has been shared extensively across the organisation to seek 
input into agreed areas for action. 
Much of the work for this plan was led by an Internal Health and Wellbeing Working 
Group comprising staff from across the organisation who have met regularly since the 
2017 – 2021 plan was developed.
Publication
Once finalised the Greater Bendigo Health and Wellbeing Plan 2021 – 2025 will be 
graphically designed and published on-line with relevant links to supporting data and 
principles on a designated Health and Wellbeing webpage. A poster of the Plan on a 
Page will be created for distribution to key stakeholders.

Resource Implications
The additional costs of delivering the 2021 – 2025 Greater Bendigo Health and Wellbeing 
Plan have been found from existing operational budgets. The costs for the Imagine 
Greater Bendigo community consultation were also met internally.

Attachments
1. Draft Greater Bendigo Health and Wellbeing Plan 2021 – 25 
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Attachment 1 - Draft Greater Bendigo Health and Wellbeing Plan 2021 – 25 
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14.4. Draft Climate Change and Environment Strategy - Release for Community 
Consultation

Author Liam Sibly, Acting Manager Climate Change and Environment
Responsible Director Vicky Mason, Director Health and Wellbeing

Purpose
To present the draft Climate Change and Environment Strategy, and seek Council 
endorsement to commence community consultation. 

Summary
The draft Climate Change and Environment Strategy (2021-2026) sets the future 
direction for Council’s actions and investment relating to environmental sustainability. 
This strategy builds upon the 2016-2021 Environment Strategy, and the updated strategy 
has incorporated several improvements including: refining the focus of Council's actions; 
increasing accountability; and strengthening alignment to the forthcoming Council Plan 
and Municipal Public Health and Wellbeing Plan. The updated strategy also includes a 
stronger focus on climate change, as a means to elevate Council's response to this 
critical issue. Collectively, these improvements are endeavouring to enable significant 
progress for a more sustainable Greater Bendigo. 
The draft strategy has been co-designed by staff and consultants - RMCG. The draft 
strategy has also been informed by feedback collected from the Imagine Greater Bendigo 
process, advice from the Sustainability and Environment Advisory Committee, and 
interviews with partner organisations and Traditional Owners.
The combination of staff expertise and community input provide a solid foundation for the 
development of the draft Climate Change and Environment Strategy (2021-2026). 
However, it is now time to seek feedback to further refine the draft strategy. A 
communication and engagement plan has been developed to guide the approach to 
collect feedback from stakeholders and the community. This includes a three-week 
community consultation period between 17th August and 7th September 2021. 

RECOMMENDATION
That the Greater Bendigo City Council consider the draft Climate Change and 
Environment Strategy (2021-26) and resolve to advertise it for formal exhibition and 
submissions from 17 August until 6 September 2021.

RESOLUTION

Moved: Cr Jennifer Alden
Seconded: Cr David Fagg

That the recommendation be adopted.

CARRIED
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Policy Context
The draft Climate Change and Environment Strategy aligns and progresses the following 
strategic initiatives:

 City of Greater Bendigo Community Plan 2017-2021 - specifically Goal 5 - 
Environmental Sustainability

 City of Greater Bendigo Community Plan 2022- 2026 - specifically Outcome 5 - 
A climate resilient and healthy landscape

 Environment Strategy of Greater Bendigo (2016-21) 

 Climate and Biodiversity Breakdown resolution (August 2019) 

Background Information
The process to review and renew the 2016-2021 Environment Strategy commenced in 
January 2021. Consultants - RMCG were employed to assist facilitate and co-design the 
strategy. An internal governance model was established to co-design and oversee the 
strategy's development. 
Councillors have been engaged three times during the process to develop the draft 
strategy. This includes:

 26 April 2021 - where the review findings of 2016-21 Environment Strategy were 
presented to Councillors. The project process and timelines were also 
presented. 

 28 June 2021 - where the draft targets and flagship projects were discussed with 
Councillors. 

 2 August 2021 - where the draft strategy and flagship projects were 
workshopped with Councillors. 

Report
Priority/Importance: High 
Timelines: 

 Commence community consultation on 17th August 2021 and finish on 7th 
September 2021. 

 Collate feedback and refine the draft strategy and present back to Councillors on 
27th September. 

 Seek endorsement of the Climate Change and Environment Strategy on 18th 
October 2021. 

Report:
The draft Climate Change and Environment Strategy (2021-2026) sets the future 
direction for Council’s actions and investment relating to environmental sustainability. 
This strategy builds upon the 2016-2021 Environment Strategy, and the updated strategy 
has incorporated several improvements including: 

 developing clear and measurable targets to focus Council's actions and 
investment; 
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 aligning the targets to the new community vision for increased 'line of sight' and 
integration with the Council Plan; 

 strengthening governance and reporting arrangements to oversee progress and 
resource allocation;

 developing new flagship projects to drive high-impact projects; and 

 refining the focus of the One Planet Living Framework to 6 actions areas, which 
includes: Zero Carbon, Circular Economy, Biodiversity and Regeneration, Water 
Sensitive Bendigo, Sustainable and Active Transport, and Sustainable Food 
Systems. 

The updated strategy also includes a stronger focus on climate change, whereby there 
are specific targets and actions to mitigate and adapt to climate change. Additionally, 
'Climate Change' has been included within the strategy title, as a means to elevate 
Council's response to this critical issue. Collectively, these improvements are 
endeavouring to enable significant progress for a more sustainable Greater Bendigo. 
The draft strategy has been co-designed by staff and consultants - RMCG, which has 
resulted in staff developing the strategy's targets and priority actions. 
The draft strategy has also utilised the feedback collected from the Imagine Greater 
Bendigo process, advice from the Sustainability and Environment Advisory Committee, 
and interviews with partner organisations and Traditional Owners. This includes 
incorporating the themes identified through deliberative engagement, and the feedback 
collected via the online survey and listening posts which in turn has informed the design 
of the targets and priority actions.
The combination of staff expertise and community input provide a solid foundation for the 
draft Climate Change and Environment Strategy (2021-2026). However, it is now time to 
seek final community feedback to refine the draft strategy. A communication and 
engagement plan has been developed to guide the delivery of a three week consultation 
process starting on 17th August 2021. 
Risk Analysis: 
The main risks regarding the release of the draft Climate Change and Environment 
Strategy (2021-2026) include: 

1. Budget and implementation risk about creating unrealistic expectations about 
Council's ability to deliver an ambitious strategy with limited resources. To 
manage this, resourcing will be identified in the coming months by developing an 
implementation plan and operational budget for 2022/23 and beyond. 

2. Reputational risks about the potential perceptions that the strategy was 
developed with limited stakeholder and community involvement. This risk will be 
managed by articulating how community input from the Imagine Greater Bendigo 
process was used to inform the strategy. The risk will be further managed by 
holding a stakeholder workshop, which will develop the implementation plan. 

3. Reputational risks about the potential perceptions that Council is not acting to 
the required scale, speed and impact on climate change and biodiversity 
breakdown. The draft strategy is attempting to address this risk by setting a 
progressive and ambitious direction for environmental sustainability. Strong 
leadership from Councillors and staff to implement the strategy will further 
address this risk. 
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Consultation/Communication
Internal Consultation: 
Governance groups have been established to oversee and co-develop the strategy. This 
includes: 

 A cross-organisational Project Working Group who has co-designed the strategy 
with RMCG. The PWG has been deeply involved in the thinking and writing of 
the targets and priority actions. 

 A Project Control Group to oversee the strategy’s development and assist 
engage EMT and Council; and 

 The Sustainability and Environment Advisory Group to provide input into the 
strategy’s development and provide a direct link to Council 

The Operational Leadership Team were engaged in the strategy development, and they 
identified the ‘Be the Change’ flagship project. 
It is proposed to undertake additional internal engagement in parallel with the external 
engagement activities. 
External Consultation: 
The development of the strategy has incorporated feedback collected from the Imagine 
Greater Bendigo community engagement process. This includes the themes identified in 
the deliberative engagement process, and the feedback collected via the online survey 
and listening posts. The community feedback has informed the design of the targets and 
priority actions in the draft strategy.
A community poll was also undertaken during the Sustainable Living Festival (27 March 
2021). This poll asked community members to vote on their favourite Flagship Project'. 
Representatives from partner organisations were interviewed about the current 
Environment Strategy and asked about what the updated strategy should include. The 
organisations that were interviewed include North Central Catchment Management 
Authority, Dja Dja Wurrung, Coliban Water, Loddon Campaspe Regional Partnership and 
Central Victoria Greenhouse Alliance.
Staff from the Dja Dja Wurrung Clans Aboriginal Corporation and Taungurung Land and 
Waters Council were also consulted. These staff identified the need to appropriately 
engage Traditional Owners, and they recommended that a 'strategic anchor' be included 
in the strategy. This strategic anchor will commit Council to undertake a genuine co-
design process and to commit to a long term partnership to heal country together. 

Resource Implications
The draft Climate Change and Environment Strategy has been developed within current 
operational budget allowances. It is anticipated that there will be future operational 
budget bids to support implementation informed by the development of an appropriate 
action plan. 
Budget Allocation in the Current Financial Year: Environment Strategy is currently 
allocated $190k per year 

Attachments
A. Draft Climate Change and Environment Strategy (2021-2026)
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B. Communication and Engagement Plan 
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Attachment A - Draft Climate Change and Environment Strategy (2021-2026)
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Attachment B - Communication and Engagement Plan 
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15. PETITIONS AND JOINT LETTERS
15.1. Response to Petition for Sealing of Mannes Lane, Axe Creek

Author Ian McLauchlan, Manager Engineering
Responsible Director Brian Westley, Director Presentation and Assets

Purpose
To acknowledge and respond to the recent petition requesting the sealing of Mannes 
Lane, Axe Creek as tabled at Councils Ordinary Meeting on Thursday 24 June 2021. 

Summary
The resident petition (the Petition) dated 17 June 2021 was tabled at Councils Ordinary 
Meeting on 24 June 2021. The Petition contained 111 electronic signatures and called 
for the sealing of Mannes Lane, Axe Creek. 
An accompanying letter identifying specific safety concerns along Mannes Lane was also 
supplied in support of the Petition, to provide further context of the reported issues. 
The Petition requested the sealing of a 3.2km approx. unsealed section of Mannes Lane 
between Collins Lane and Pendleburys Road (the Road).
The accompanying letter requested the immediate inspection and maintenance of the 
Road to ensure its safe condition and more specifically pavement widening and 
installation of additional safety signage at the crest approx. 800m north of Hildebrandt 
Rise.
Officers have completed a Road Safety Audit (RSA) along the Road and have identified 
several potential improvement actions. Detailed assessment of the sealing request has 
also been undertaken.

RECOMMENDATION
That Council:

1. Receive and note the officer’s comments regarding the current priority of the 
sealing of Mannes Lane in the context of the rolling program, the suitability of 
current maintenance and inspection regimes and the outcome of the Road Safety 
Audit and pavement condition assessment.

2. Deliver the nine (9) actions identified from the Road Safety Audit over the next 
three months.

3. Respond to the lead petitioner, Michael Batrouney and signatory of the supporting 
letter, Sasha Peppinck, advising of the outcomes of the Road Safety Audit, 
pending delivery of safety improvement works and that the sealing of Mannes 
Lane is not currently a priority, however will continue to be considered during the 
development of future Capital Works Programs as part of the annual budget 
process. 
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RESOLUTION

Moved: Cr Matthew Evans
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

CARRIED

Policy Context
Community Plan Reference:
City of Greater Bendigo Community Plan 2017-2021:

Goal 4 Presentation and Managing Growth
Planning, developments and infrastructure that increase our 
liveability and pride in where we live.

Objective 4.5 Provide and maintain urban and rural infrastructure to support the 
liveability of our community.

Council Policy Reference:
Asset Management Policy https://www.bendigo.vic.gov.au/sites/default/files/2021-
05/Asset%20Management%20Policy.pdf
Road Management Plan
https://www.bendigo.vic.gov.au/sites/default/files/2019-
04/Road%20Management%20Plan%20Version%203.0%20August%202017.pdf
Previous Council Decision(s):
The Petition was tabled at Councils Ordinary Meeting on 24 June 2021. There is no 
previous Council resolution regarding this matter.

Background Information
The City of Greater Bendigo (the City) manages and maintains approximately 1,400km 
of unsealed roads across the municipality. Predominantly these roads are in rural and 
peri-urban environments and serve as either local access or collector roads. 
Mannes Lane is located off Strathfieldsaye Road, approximately 2.4km east of the 
Strathfieldsaye Township and is comprised of both sealed and unsealed sections of 
pavement. Under the City’s Road Management Plan (RMP), Mannes Lane is classified 
as a Local Road.
The road runs north-south for 7.7km with first 3.5km (northern section) being a sealed 
pavement approximately 6.5m wide and the balance (to Pendleburys Road) being 
unsealed all-weather gravel pavement approximately 6m wide.

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047

https://www.bendigo.vic.gov.au/sites/default/files/2021-05/Asset%20Management%20Policy.pdf
https://www.bendigo.vic.gov.au/sites/default/files/2021-05/Asset%20Management%20Policy.pdf
https://www.bendigo.vic.gov.au/sites/default/files/2019-04/Road%20Management%20Plan%20Version%203.0%20August%202017.pdf
https://www.bendigo.vic.gov.au/sites/default/files/2019-04/Road%20Management%20Plan%20Version%203.0%20August%202017.pdf


Council Meeting – Monday August 16, 2021

Page 146 of 397

All properties abutting or serviced by Mannes Lane are zoned Rural Living. Accordingly, 
local land use activities comprise a mixture of agricultural and residential use. The Road 
is currently used for direct or indirect access to 15 residential properties located either 
on Mannes Lane or Hildebrandt Rise.
Latest traffic counts conducted along the Road in May 2016, identified an average traffic 
volume of 86 vehicles per day with an average speed of 67km/h. As there are no posted 
speed limits on the Road, a default state-wide speed limit of 100km/h applies. A review 
of crash records has identified no previously recorded casualty/injury crashes along the 
Road. The supporting letter to the Petition identifies an anecdotal near miss at the crest 
near Hildebrandt Rise.
Currently the primary section of the Road (between Collins Lane to Hildebrandt Rise) is 
proactively inspected every 6 months as per the RMP. The remaining section (between 
Hildebrandt Rise to Pendleburys Road) has a minimum proactive inspection every 12 
months. Further to the proactive inspections, maintenance grading of the Road is 
nominally scheduled on a 3-month cycle which also includes a pre-commencement 
inspection.
A petition has been received with 111 signatures, calling for the sealing of the Road. A 
letter calling for the immediate inspection and maintenance of the Road as well as 
additional safety improvements in the form of widening and signage installations also 
accompanied the petition. 

Report
In consideration of the petition and accompanying letter, officers identified the following 
specific requests for investigation and response:

 Construction and sealing of Mannes Lane (Collins Lane to Pendleburys Road).

 Ensuring the Road is in a safe and roadworthy condition (concern regarding 
current pavement condition i.e. corrugations and loose material).

 Road widening and signage installation at the crest approximately 800m north of 
Hildebrandt Rise.

 Request for a Road Safety Audit (RSA).
Construction and sealing of Mannes Lane
Prior to receipt of the Petition, a similar previous request had resulted in this project being 
listed within the City’s Road Construction Rolling Program (Rolling Program). Each year 
projects identified within the Rolling Program are reviewed and considered for inclusion 
within the annual Capital Works Program (CWP) as part of the budget development 
process. The delivery of any identified project is subject to its relative priority against 
other outstanding works and the available funding in any given year. 
Currently, there are 470 projects listed in the Rolling Program valued at $335 million. It 
is estimated that the cost to upgrade the Road to a sealed pavement is in the order of 
$1,450,000, however this is a preliminary estimate only and detailed design and 
assessment would be required to obtain a more accurate costing due to complexities 
associated with roadside vegetation. 
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A project’s prioritisation (rating) for inclusion within the annual CWP is determined using 
economic and community values. Economic value considers such inputs as construction 
and future maintenance costs, vehicle operation costs and expected accident 
consequence. These factors are also used to determine the projects sustainability or cost 
benefit factor. 
The community value considers inputs such as traffic volume, school bus routes, 
commercial vehicle density, traffic growth, traffic speed, residential density, age of 
dwellings, setback of dwellings (dust consideration) and environmental issues including 
roadside vegetation conservation value and tree removal requirement. 
It is important to note that construction and sealing of the Road would require significant 
impact on roadside vegetation. Further detailed design and investigation of this project 
is required to assess the extent of this impact and the subsequent project feasibility.
When assessed against all other outstanding works, the requested sealing of Mannes 
Lane currently ranks as project No. 90 within the Rolling Program. This position is subject 
to change, as further potential works are included, delivered or withdrawn. 
At present approximately $70 Million in projects are ranked as being of higher priority 
than the Road. The annual allocation to the Road Construction Program varies from year 
to year subject to Council budget approval, however typically ranges between $1 Million 
to $3 Million annually. 
Consequently, this project is not currently being recommended for referral to the 2022/23 
budget process and would subsequently remain on the candidate project list for future 
consideration.
Ensuring the road is in a safe and roadworthy condition
The City manages its unsealed road assets in several ways, including:

 Programmed proactive defect and condition inspections by an Unsealed Road 
Inspector, in accordance with Councils RMP.

 Programmed grading cycle (3-month frequency in the case of the Road)

 Eligibility for periodic inclusion within annual gravel re-sheeting program based 
upon observed pavement depth/condition.

 Reactive inspections upon receipt of community complaints / requests.

 Inspection upon report of a hazard or notification/awareness of historical or 
recent incidents.

It is important to note that motorist vehicle speed on unsealed roads is a significant factor 
when assessing safety. As noted above the traffic volume was recorded as an average 
of 86 vehicles per day (May 2016) with an average speed of 67km/h.
As there are no posted speed limits on the Road, the state-wide default speed limit of 
100km/h applies. To alter a speed zone on a local road, Council must receive approval 
from the Department of Transport (DOT) / VicRoads. DOT is unlikely to approve a speed 
zone other than the default speeds on unsealed roads. 
The appropriate speed to travel on an unsealed road varies greatly due to driver 
behaviour, the weather and road environment/condition. For most unsealed roads it is 
safer to allow drivers to choose an appropriate speed instead of encouraging them to 
travel at a specific speed limit (with posted signs).
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As requested within the Petition, the City’s Transport Engineer has undertaken a RSA 
on the Road as well as tertiary/connecting roads. The audit subsequently identified and 
recommends the following actions in order to improve Road safety for users:

 Installation of a give-way sign at the Pendlebury Road / Emu Creek Road 
intersection.

 Installation of a give-way sign at the Hildebrandt Drive / Mannes Lane 
intersection.

 At the Mannes Lane / Pendleburys Road bend, upgrade existing curve hazard 
signs.

 Installation of further guideposts along Mannes Lane at appropriate locations in 
order to highlight and delineate the road edge.

 Install crest warning signs (with advisory speed) on Pendleburys Road.

 Install crest warning sign (with advisory speed) on Mannes Lane (near 
Hildebrandt Drive) on southbound direction (to match existing northbound sign).

 Install advisory signs at culvert crossing on Mannes Lane (near north end).

 Replace signs observed to be damaged or faded.

 Remove any old stumps / branches off the roadside along the Road.
As the above measures are deemed to represent low cost safety improvements, it is 
recommended that they be implemented utilising recurrent operational/maintenance 
funding as part of the 2021/22 budget.
Concerns regarding current condition of the road
Following receipt of the Petition, officers undertook inspection of the Road to determine 
if maintenance intervention outside of routine schedules was required, or if pavement 
renewal was necessary via referral and assessment within the rolling gravel re-sheet 
program. 
This inspection confirmed the Road to be generally in good condition with only isolated 
defects present (e.g. potholes) and enough depth of gravel to function as an all-weather 
access. It is believed that there is no immediate requirement to undertake maintenance 
on the road i.e. all defects observed were within RMP tolerances or consider further 
gravel re-sheeting works at this time. 
It was noted however that isolated sections of the Road had begun to deteriorate faster 
than normally expected, in consideration of the elapsed time since the last maintenance 
grade in May 2021. 
Maintenance grading along the Road is currently scheduled on a 3-monthly cycle and is 
undertaken based upon observed condition i.e. pre inspection of work to confirm required 
intervention. officers have confirmed the dates of historical treatment for the Road over 
the last 3 years as follows: 

 2018 – 11 January, 13 April, 13 September, 18 December

 2019 – 8 May, 29 August, 19 November

 2020 – 28 February, 30 June, 15 December

 2021 – 17 March, 26 May
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The next scheduled inspection and maintenance grading cycle for the Road is in August 
2021. It is believed that despite the accelerated deterioration in road condition, deferral 
of any intervention until the next programmed cycle would be appropriate. 
A 3-month grading frequency is the highest level of routine service set out within Councils 
Asset Management Plan for unsealed road assets. Any adjustment of levels of service 
and inspection/maintenance frequency would generally be reviewed across the whole 
asset base. 
In certain circumstances additional grading activities may be undertaken where there are 
identified high impact land use or activities on the road which lead to more rapid 
deterioration. In the case of the Road, no extraordinary road use (i.e. high commercial 
vehicle traffic volumes) has been identified. As such officers believe that that the current 
maintenance grading frequency for the Road is appropriate. 
Should the Road condition deteriorate between maintenance grading cycles and become 
a concern for any resident, a request can be logged for a reactive inspection/treatment 
which may lead to an out of cycle intervention as appropriate.
Road width and signage at crest approx. 800m north of Hildebrandt Rise
The identified crest on the Road maintains a pavement width of 6.0 metres at its 
narrowest point with most of the crest length being wider than this. 
As noted within the Road Safety Audit outcomes, officers have recommended the 
installation of advisory signage on the southbound approach to the crest (to match 
northbound). The Audit also recommend further delineation (guideposts) spaced along 
the length of the crest.
The current width of the Road at this location is satisfactory to enable safe passing of 
two vehicles, providing appropriate driver behaviour is observed i.e. keeping left and 
reduced speed on approaches where visibility is restricted. 
Installation of additional signage and delineation will however assist in improving driver 
situational awareness and behaviour when approaching the crest.
Priority/Importance:
The sealing of the Road has been identified as a medium priority in the context of its 
relative position within the Rolling Program and both volume/value of other outstanding 
pavement upgrade projects. 
No additional factors have been identified through either the RSA or officer’s inspection 
of the Road which warrant escalation of the project’s priority within the Rolling Program.
Implementation of actions identified within RSA relating to signage and delineation are a 
high priority due to the expected safety benefits for relatively low cost. 
Options/Alternatives: 
Council may elect to bring forward sealing of the Road by allocating funding for its 
construction during either the 21/22 or future CWP. As no detailed design has been 
completed for the Road, the feasibility of delivery of sealing works is still to be 
determined. As such this option is not recommended due to both the project prioritisation 
principles, current project status and anticipated complexity to facilitate delivery i.e. 
roadside vegetation removal. 
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Timelines: 
It is anticipated that the signage and delineation improvement actions identified through 
the RSA will be undertaken within the next three months.
Risk Analysis: 
It is believed that completion of the identified actions from the RSA will respond to the 
immediate safety concerns identified along the Road. 
Continuation of routine inspection and maintenance in accordance with the standards 
specified within the RMP will address any emerging risks.

Consultation/Communication
Internal Consultation:
Internal consultation has been undertaken within Engineering and Works Department 
who manage these assets.
External Consultation:
No external community consultation has been undertaken regarding the Road beyond 
the submissions received in the form of the petition and supporting letter. 
The RMP is periodically exhibited for public for comment as part of its review and 
amendment cycle. The RMP sets out the City’s service levels with respect to 
maintenance and renewal of the unsealed road network including maintenance 
frequency, defect/intervention thresholds and response timeframes.

Resource Implications
The RSA action list is relatively low cost and can be delivered using existing City 
resources and the 2021/22 recurrent operational budget. 

Attachments
1. Mannes Lane, Axe Creek – Existing road condition photos
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Attachment 1 - Attachment 1
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15.2. Response to Petition: Maternal and Child Health Services for Marong and 
Surrounds

Author Alanna Cooper, Coordinator Early Years
Responsible Director Vicky Mason, Director Health and Wellbeing

Purpose
This report provides a response to a petition received by Council at the 24 June 2021 
ordinary Council meeting requesting that Council reinstates face to face, centre based 
Maternal and Child Health (MCH) Services in Marong.

Summary
The following petition has been received requesting Council reinstate MCH Services in 
Marong, as outlined below:
The Marong Community Action Group (MCAG), on behalf of the residents, strongly 
urges the City of Greater Bendigo to reconsider the delivery of MCH Services to 
families with young children in the township of Marong and its surrounding districts. The 
petition received 233 signatures.
In response to the petition services will be reinstated on August 6th for a trial period of 6 
(six) months whilst planning is undertaken to develop a community facility for Marong 
that provides services that respond to community needs. During the trial phase we will 
monitor the client uptake to assist further planning and ongoing service delivery in 
Marong

RECOMMENDATION
That Council: 
1. Reinstate weekly centre-based MCH consultations on a (6) six month trial basis in 

Marong at the kindergarten. The option for clients to attend other centres or access 
in home outreach services where preferable will continue to be offered. 

2. Review delivery of the service in consultation with the community and ward 
councillors within six months of the recommencement of the Marong MCH Service 

3. Commence planning for the Marong Community Facilities Project – a community hub 
integrating kindergarten, maternal and child health and general community spaces 
in the town centre as identified in the Marong Township Structure Plan September 
2020. 

4. Advise the lead petitioner of the outcome of this report.

RESOLUTION

Moved: Cr Vaughan Williams
Seconded: Cr Julie Sloan

That the recommendation be adopted.

CARRIED
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Policy Context
Community Plan Reference:
City of Greater Bendigo Community Plan 2017-2021:

Goal 1 Lead and govern for all
Objective 1.1
Objective 1.2
Objective 1.3
Objective 1.4

Engage with all communities
Explain the reason for its decision
Be innovative and financially responsible
Be accountable and efficient in its use of the community’s money

Goal 2: Wellbeing and fairness
Objective 2.1 
Objective 2.2

Create a much healthier Greater Bendigo
Promote positive wellbeing across the Greater Bendigo 
community

Marong Township Structure Plan:
The Marong Township Structure Plan September 2020 includes a Community Facilities 
Project – a community hub integrating kindergarten, maternal and child health and 
general community spaces in the town centre. 

Background Information
The MCH service is a free, universally accessible, state-wide health, wellbeing and 
development service provided for all families with children aged from birth to school age. 
The MCH service supports families and their children with an emphasis on parenting, 
prevention and health promotion, developmental and psychosocial screening, early 
detection and intervention, referral and social support.
The Shine Bright, Maiden Gully Early Years hub is a purpose-built facility which opened 
in 2020 located in Westbury Boulevard, Maiden Gully. This hub includes an early learning 
centre with 152 long day care places, 180 kindergarten places and allied health and 
general practitioner facilities. There are 2 consult rooms from which MCH nurses provide 
care for clients from Maiden Gully, Marong, West Bendigo and across the city. 
The opening of this hub provided the opportunity to have a modern facility with improved 
amenity for MCH clients and staff with the advantage of being able to readily liaise with 
other allied health professionals. 
Prior to the opening of the Maiden Gully Early Years hub MCH clients were mainly seen 
from the centre located in Helm St, Kangaroo Flat as well as Marong.
As set out in the Greater Bendigo Residential Strategy, and reflected in the Housing 
Strategy, Integrated Transport and Land Use Strategy and Greater Bendigo Planning 
Scheme (21.05-3), the policy of 10 minute neighbourhoods is about ensuring ‘that all of 
Bendigo’s residential areas are able to function as Complete (10 minute) 
Neighbourhoods - places where most daily household needs can be accessed by a ten 
minute walk or conveniently and safely by bicycle.’ . These strategies informed the 
decision to provide MCH service for Marong clients from the Maiden Gully Early Years 
Hub.
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In 2020/21 the Maiden Gully Early Years Hub MCH supported 204 new babies and 
provided over 650 appointments including 106 in client’s homes from Maiden Gully, West 
Bendigo, Marong, and nearby suburbs. The following table reflects the number of clients 
entered as attending or allocated to Maiden Gully and Marong MCH centre. 

Maternal and Child Health

Years Maiden Gully 
No. of births

Marong
No. of births

2016/17 145 36
2017/18 137 46
2018/19 102 50
2019/20 101 57
2020/21 100 45
Average 117 47

A petition was received at the 24 June Council meeting requesting that Council reinstate 
the face-to-face, centre based MCH services in Marong (Attachment 1). The petition was 
instigated by the President, Marong Community Action Group (MCAG).

Report
The Marong MCH is a single room centre located with the Marong kindergarten and 
operated prior to COVID 19 three days per fortnight, excluding school holidays due to 
safely issues with staff working alone. The consult room is quite small, and the nurses 
find it a difficult space to work in; it does not provide enough space to undertake the 3.5 
years Key Age and Stage (KAS) consultation which includes an eye screening test which 
requires space / distance. There is a carpeted area which is designated as a waiting area 
for MCH clients however this area is also the foyer for the kindergarten which is quite 
busy at drop off and pick up times.
Early 2020 as the coronavirus pandemic unfolded, face-to-face centre based MCH 
consultations ceased across the state in line with the government directives. A limited 
face to face service was provided for children identified as requiring surveillance or where 
their wellbeing was at risk from the Helen Jessen MCH Centre, Strathdale and outreach 
home visits continued.
The opening of the Maiden Gully Early Years Hub provided an opportunity to provide 
MCH services from a modern purpose-built facility with the location central for clients 
from Maiden Gully, Marong, West Bendigo and surrounding suburbs, this aligned with 
the decision to provide MCH services as an outreach service in Marong and not to 
resume face to face services at the Marong centre which was in line with the service 
review recommendations and the city’s policy of ‘10 minute neighbourhoods’.
Priority/Importance:
Low – Since the petition was received the city has re-negotiated use of the room at the 
Marong Kindergarten and will reinstate a weekly service from Friday 6 August 2021 
(excluding school holidays). 
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Clients are also able to attend the relatively close MCH centre at Maiden Gully or any 
other centre operating in the municipality, or an in-home face-to-face consultation can be 
arranged for families finding it difficult to attend a centre.
Options/Alternatives:

1. Reinstate weekly centre-based MCH consultations on a (6) six month trial basis 
in Marong at the kindergarten. The option for clients to attend other centres or 
access in home outreach services where preferable will continue to be offered.

2. Review delivery of the service in consultation with the community and ward 
councillors within six months of the recommencement of the Marong MCH 
Service

3. Commence planning for the Marong Community Facilities Project – a community 
hub integrating kindergarten, maternal and child health and general community 
spaces in the town centre as identified in the Marong Township Structure Plan 
September 2020. 

4. Advise the lead petitioner of the outcome of this report
Timelines:
Option 1: Friday 6 August 2021 – Recommence trial
Option 2: Friday 6 February 2022 - Review
Option 3: A budget bid to support future planning for a community hub will be submitted 
to the 2022- 2023 budget.
Risk Analysis:
As highlighted above, there are some limitations in providing MCH services from the 
Marong Kindergarten due to size of the consulting room and the isolation during school 
holidays. For this reason, clients will be directed to other sites to receive the 3.5 years 
Key Age & Stage visit and during school holidays until a new site is developed in Marong.

Consultation/Communication
External Consultation:
All MCH clients in the City were sent a text message in March 2020 advising that the 
MCH service had changed in response to the government directive regarding COVID 19. 
The text message advised all clients what options were available to continue to access 
MCH services as the pandemic unfolded.
Existing Marong MCH clients received a letter via post in January 2021 advising them 
that face-to-face centre based MCH services would not return to Marong however care 
would be available at the Maiden Gully Early Years Hub Monday to Friday. The letter 
offered outreach / home visits for clients unable to attend a MCH centre. No specific 
complaints or concerns were raised at this time (Attachment 2) 

Resource Implications
Since the petition was received, we have negotiated a return to the Marong kindergarten 
to provide face to face MCH consultations one day per week, excluding school holidays. 
This will require the relocation of an MCH Nurse from Maiden Gully MCH to Marong for 
the day and rescheduling of the clients already booked.
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There will be costs associated with service provision at Marong including cleaning, water 
and electricity.

Attachments
1. Petition
2. Letter to Marong clients
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Attachment 1 - Petition Request for Reinstatement of Marong MCH_Redacted
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Attachment 2 - Letter to Marong Maternal and Child Health clients

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 192 of 397

16. PRESENTATION AND MANAGING GROWTH
16.1. Planning Scheme Amendment C247gben – Planning Scheme Review Part 2 – 

Zone and Overlay Updates and Corrections – Further Inclusions to 
Amendment

Author Frank Casimir and Rebecca Fisher, Amendment Planners
Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Purpose

Amendment details: The amendment makes minor administrative changes to existing 
zone and overlay schedules, as recommended in the Greater 
Bendigo Planning Scheme Review 2019 (the Planning Scheme 
Review), to clarify content and correct errors, including updating 
maps and images. 
In September 2020, Council resolved to seek authorisation from 
the Minister for Planning to prepare amendment C247gben to the 
Greater Bendigo Planning Scheme. Since then Council officers 
have been finalising the documentation and additional changes 
have been identified for inclusion in this amendment, including:
 The removal of Design and Development Overlay Schedule 2 

from land in Lockwood South.

 The removal of Development Plan Overlay Schedule 14 from 
land in White Hills.

 The removal of the Public Acquisition Overlay Schedule 5 from 
land adjoining Wellington Street in Strathfieldsaye.

 Rezone land at 129 Strickland Road, East Bendigo from Public 
Use Zone Schedule 4 to Industrial 1 Zone.

 Rezone part of the road reserve adjacent to 384-386 and 484-
488 Napier Street, White Hills from General Residential Zone to 
Road Zone Category 1. 

 Rezone land in McIvor Road, Crook Street and Elstead Drive, 
Strathdale from Commercial 1 Zone to General Residential Zone 
and Public Park and Recreation Zone.

 Rezone land at 33 Gittins Drive, Strathdale, from General 
Residential Zone to Public Park and Recreation Zone.

Proponent: City of Greater Bendigo
Key issues:  Further implements recommendations of the Greater 

Bendigo Planning Scheme Review 2019.

 Removes unnecessary planning permit triggers resulting 
from zoning or overlay mapping errors or outdated controls.

 Ongoing improvements to the operation of the Greater 
Bendigo Planning Scheme.
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Summary
This request seeks to include additional items into the already supported Amendment 
C247gben. The Amendment is the result of a long and thorough process to review and 
modernise the Greater Bendigo Planning Scheme into the new format. The amendment 
seeks to correct errors in the Planning Scheme and to protect public land through 
appropriate planning controls. It is recommended that Council support these inclusions 
and seek authorisation from the Minister for Planning to prepare and exhibit the 
Amendment once it is appropriate to do so.

RECOMMENDATION
That Council:

1. Endorse the addition of extra zone and overlay changes as outlined in this 
report, to be included as part of Amendment C247gben.

2. Request the Minister for Planning to authorise Council to prepare Amendment 
C247gben to the Greater Bendigo Planning Scheme.

3. If authorised by the Minister, exhibit Amendment C247gben to the Greater 
Bendigo Planning Scheme giving notification as required for the minimum 
statutory exhibition period of one month.

4. Authorise the Director Strategy and Growth to make minor changes to 
Amendment C247gben where the changes do not affect the purpose or intent of 
the Amendment. 

RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

CARRIED

Policy Context
City of Greater Bendigo Community Plan 2017 – 2021
Goal 4: Presentation and managing growth

 Plan for a growing population.

 Keep Greater Bendigo attractive with good quality public facilities and places.
Major initiative: Continue to enhance Council’s ability to balance development and growth 
while protecting our heritage, through strengthened planning strategy and policy 
including completing the review of the planning scheme.

Background Information
The key steps in the Amendment process are summarised below:
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The Greater Bendigo Planning Scheme Review was adopted by Council on 20 March 
2019 as required by Section 12B of the Planning and Environment Act 1987. The Review 
found that although the Planning Scheme is operating well, it has several fundamental 
policy gaps which are affecting Council’s ability to sufficiently guide development of the 
municipality. 
The proposed Planning Scheme Review changes were extensive, as although a lot of 
strategic work has been undertaken over the last 10 years, there has not been a full 
refresh of the Scheme since it was first written in 2000. The Review recommended, 
amongst other recommendations, that the zone and overlay schedule audit undertaken 
as part of the Review, be adopted and implemented, which is the basis for this 
amendment.
Because of the large amount of work required to implement the Planning Scheme Review 
and modernise the Planning Scheme, it was proposed that the changes be divided into 
three separate planning scheme amendments. The first amendment, C256 Greater 
Bendigo Planning Scheme Review Implementation Part 1 is focussed on translating the 
Municipal Strategic Statement (MSS) and Local Planning Policy to the new format 
Municipal Planning Strategy (MPS) and Planning Policy Framework (PPF). This 
amendment has already been adopted by Council and has been submitted to the Minister 
for Planning for final approval.
This amendment is Part 2 and will make the recommended changes to the zone and 
overlay schedules that can be completed without additional strategic work being 
undertaken. This includes the removal of outdated Design and Development Overlay 
Schedule 2, Development Plan Overlay Schedules 2, 3, 14, 15 and 23 from land that has 
been developed, the Land Subject to Inundation Overlay from land where the North 
Central Catchment Management Authority (CMA) has advised it is no longer required, 
and the Public Acquisition Overlay from land where the Department of Transport has 
advised it is no longer required. 
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The amendment will also correct 70 zoning, overlay and mapping errors identified over 
the last three years, as well as rezoning 60 public space sites identified in the Greater 
Bendigo Public Space Plan, 2019 to the appropriate public land zone. It also rezones the 
Flora Hill Athletics Track purchased by the City from La Trobe University to the 
appropriate Public Park and Recreation Zone and rezones land along McIvor Road, 
Strathdale, which was identified in the Commercial Land and Activity Centre Strategy 
2015 as requiring rezoning from Commercial 1 Zone to General Residential Zone and 
that is now being developed for residential use.
The Part 3 amendment is a heritage focussed amendment that will make further changes 
to the Heritage Overlay schedule, as required by the new Statewide planning scheme 
format, update the local Heritage Policy, update the Greater Bendigo Heritage Design 
Guidelines 2015 to include guidance for signs in heritage areas, correct mapping errors 
identified over the last three years, and introduce a Heritage Overlay to some individual 
properties where recent statements of significance have been prepared. The Department 
of Environment, Land, Water and Planning (DELWP) has authorised the City to prepare 
and publicly exhibit this amendment.
Previous Council Decisions
18 July 2018 - Council resolved to adopt the Greater Bendigo Public Space Plan.
20 March 2019 – Council resolved to adopt the Greater Bendigo Planning Scheme 
Review 2019.
19 June 2019 – Council resolved to re-adopt the Greater Bendigo Public Space Plan 
2019, to ensure that changes arising from the Implementation Framework process were 
reflected.
16 September 2020 – Council resolved to request the Minister for Planning to authorise 
Council to prepare and give notice of Amendment C247 Greater Bendigo Planning 
Scheme Review Part 2 Zone and Overlay updates and corrections. 

Report
Section 4B of the Planning and Environment Act1987 allows for a planning scheme 
amendment to be initiated by a municipal Council, or a Council can respond to a request 
for an Amendment by any person or body.
When requesting authorisation from the Minister for Planning to prepare and exhibit an 
amendment, an explanatory report must be submitted that lists all the changes proposed 
and discusses the purpose, effects and strategic justification for the amendment. 
Attachment 1 is an updated Explanatory Report and it includes information to address 
the additional planning scheme changes proposed in this report. 
Additional changes to be included in the amendment are as follows:

 The removal of Design and Development Overlay Schedule 2 from land in 
Lockwood South as it is outdated and no longer required as most of the land has 
been developed.

 The removal of Development Plan Overlay Schedule 14 from land in White Hills 
that has been developed, as recommended in the Planning Scheme Review.

 The removal of the Public Acquisition Overlay Schedule 5 from land in 
Strathfieldsaye along Wellington Street, as the Department of Transport has 
advised that it is no longer required.
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 Rezone land at 129 Strickland Road, East Bendigo from Public Use Zone 
Schedule 4 to Industrial 1 Zone as the land is now privately owned.

 Rezone part of the Midland Highway road reserve adjacent to 384-386 and 484-
488 Napier Street, White Hills from General Residential Zone to Road Zone 
Category 1.

 Rezone the newly created privately owned lots following the subdivision of 195, 
197 and 199 McIvor Road, Strathdale, now described as 195A & B, 197A, B & 
C, 199A, B & C and 205 McIvor Road, 14-36 Elstead Drive and 167-177 Crook 
Street Strathdale from Commercial 1 Zone to General Residential Zone as 
recommended by the Commercial Land and Activity Centre Strategy 2015, and 
rezone the newly created reserve on Elstead Drive, Strathdale to Public Park 
and Recreation Zone.

 Rezone land at 33 Gittins Drive, Strathdale, from General Residential Zone to 
Public Park and Recreation Zone as it is Council managed park land.

The Commercial Land and Activity Centre Strategy, 2015 recommended that the land at 
195-203 McIvor Road, Strathdale be rezoned from Commercial 1 Zone to a residential 
zone. Since that recommendation was made, and since Council’s previous review of this 
amendment in September 2020, 195, 197 & 199 McIvor Road have been subdivided into 
32 lots, plus two roads and a reserve. Council previously supported the rezoning of 195, 
197, 201, 203 McIvor Road, and part of the adjoining road reserve, to the General 
Residential Zone. In this update we propose to update the land descriptions to match the 
pattern of subdivision and rezone the newly created reserve, which is now in Council 
ownership, to Public Park and Recreation Zone.
What the Amendment Does
The amendment proposes to make administrative changes, as recommended by the 
Planning Scheme Review. The amendment also proposes to align content of the 
following zone and overlay schedules with the Ministerial Direction – The Form and 
Content of Planning Schemes, including updating all of the schedule maps into a 
consistent GIS format (see example at Attachment 2):

 Low Density Residential Zone

 Rural Living Zone

 Rural Conservation Zone

 Farming Zone

 Public Conservation and Resource Zone

 Special Use Zone

 Comprehensive Development Zone

 Environmental Significance Overlay

 Vegetation Protection Overlay

 Significant Landscape Overlay 

 Design and Development Overlay

 Development Plan Overlay
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 Neighbourhood Character Overlay

 Parking Overlay
The amendment also proposes to delete the following overlays as recommended by the 
Review as they are no longer required:

 Design and Development Overlay Schedule 2 (Lockwood South Rural Living 
Area)

 Development Plan Overlay Schedule 2 (Epsom and Ascot) 

 Development Plan Overlay Schedule 3 (General Residential Zone – Density 
Management Areas

 Development Plan Overlay Schedule 14 (Scott Street, White Hills)

 Development Plan Overlay Schedule 15 (Burgoyne Street, Huntly)

 Development Plan Overlay Schedule 23 (Botheras Court, Epsom)

 Public Acquisition Overlay Schedule 5 (Wellington Street, Strathfieldsaye)
The amendment also proposes to correct zone and overlay errors, mainly mapping errors 
and anomalies, due to historic uses or land having been transferred from private 
ownership to public ownership or vice versa without the required appropriate rezoning. 
The full details of the properties impacted and proposed changes are listed in the 
attached Explanatory Report. 
The amendment also rezones 60 Council or DELWP owned or managed sites to Public 
Park and Recreation Zone or Public Conservation and Resource Zone as recommended 
in the Greater Bendigo Public Space Plan, 2019 to protect their current use as public 
open space into the future.
The amendment deletes the Land Subject to Inundation Overlay from 115 properties 
where the CMA has determined that this overlay has now become redundant due to the 
backfilling and other works that these properties have been subjected to which have 
reduced the risk of flooding. 
Social, Economic and Environmental Impacts
The amendment improves the framework for the City to make decisions regarding land 
use and development. The proposed corrections are expected to have positive social 
and economic benefits as they will ensure that planning scheme controls appropriately 
reflect the land use and will ensure that redundant development controls will be removed. 
The Explanatory Report (see Attachment 1) provides further details on the social, 
economic and environmental effects of the amendment. 
Strategic Justification – Planning Context
Section 12B of the Planning and Environment Act 1987 (the Act) requires a planning 
authority to regularly review the provisions of the planning scheme. The purpose of the 
review is to enhance the effectiveness and efficiency of the planning scheme in achieving 
the objectives of planning in Victoria and the objectives and strategies of the planning 
scheme. The amendment is required to implement the recommendations of the Greater 
Bendigo Planning Scheme Review 2019.
The amendment is required to update the Greater Bendigo Planning Scheme in 
accordance with the Ministerial Direction on the Form and Content of Planning Schemes 
and has been prepared in accordance with the Ministerial strategic directions.
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The amendment is supported by relevant clauses of the Planning Policy Framework 
within the Greater Bendigo Planning Scheme. This is explored in detail in the attached 
Explanatory Report. 

Consultation/Communication
Extensive consultation occurred with the community, internal City units and external 
referral agencies during the Planning Scheme Review, including surveys, website 
information, media releases, public information sessions and workshops.
Once authorised, the amendment documents will be publicly exhibited for a minimum of 
one month, as required under the Planning and Environment Act, 1987. The City must 
give notice of the amendment to all affected landowners and occupiers (including to the 
City’s Property Services Unit) who may be materially affected by the amendment, 
together with the prescribed Ministers and public authorities. The amendment will be also 
exhibited in the Government Gazette, the Bendigo Advertiser and McIvor Times 
newspapers and on the City of Greater Bendigo website and social media. 
All landowners and occupiers who will be materially affected by a change of zone or the 
addition or removal of an overlay will be notified in writing of the amendment and of the 
proposed changes to their properties with the advice that they will have the opportunity 
to put in a submission (either to support or to object) to the amendment as part of the 
public exhibition process. 
Amendment C247gben recommends a number of zone and overlay schedule formatting 
changes, which are considered minor and will not have a material effect. It is not 
proposed to notify the landowners and occupiers that are affected by the zone and 
overlay schedule formatting changes, due to the minor effect and the large number of 
landowners. This is permitted by section 19(1A) of the Planning and Environment Act 
1987. Exhibition of the minor zone and overlay schedule formatting changes will include 
advertisements in the Bendigo Advertiser and the McIvor Times newspapers, and 
information on the City of Greater Bendigo website and social media. 

Resource Implications
The amendment will reduce the number of permit applications and will make planning 
decisions simpler and more efficient.
Officer time will be required to prepare the amendment documentation for authorisation 
and exhibition, to manage the exhibition process and liaise with DELWP (acting on behalf 
of the Minister for Planning).
The City is responsible for payment of statutory fees and costs incurred in the processing 
of the Amendment. This may include a panel hearing process if the Amendment has 
unresolved submissions following exhibition.

Attachments
1. Explanatory Report
2. Schedule to Clause 35.07 Farming Zone
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Attachment 1 - C247 Attachment 1 Explanatory Report
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Attachment 2 - C247 Attachment 2 Farming Zone Schedule
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16.2. Planning Scheme Amendment C254gben Authorisation Request – Forest 
Estate – 244 Edwards Road, Maiden Gully

Author Rebecca Fisher, Planner Amendments
Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Purpose

Amendment details: The amendment proposes to make the following changes to the 
Greater Bendigo Planning Scheme for part of 244 Edwards Road 
Maiden Gully:
 Rezones 1.9 hectares of land from General Residential Zone to 

Commercial 1 Zone to allow the site to be developed for a 
Neighbourhood Activity Centre (to be known as the Maiden 
Gully South-West Neighbourhood Activity Centre).

 Amends the Schedule to Clause 34.01 Commercial 1 Zone to 
include a maximum leasable floor area of 4,200 square metres 
for retail and a maximum floor area of 1,500 square metres for 
each individual shop at the Maiden Gully South-West 
Neighbourhood Activity Centre.

Proponent: Currie & Brown (Australia) Pty Ltd continues to act on behalf of 
MG Estates Pty Ltd

Key issues: Enables development of a Neighbourhood Activity Centre in 
accordance with the City’s Activity Centre Hierarchy.

Summary
This amendment supports further implementation of the Forest Park Estate. It is 
recommended that Council seek authorisation from the Minister for Planning to prepare 
and exhibit the amendment.

RECOMMENDATION
That Council:

1. Request the Minister for Planning to authorise Council to prepare Amendment 
C254gben to the Greater Bendigo Planning Scheme.

2. If authorised by the Minister, exhibit Amendment C254gben to the Greater 
Bendigo Planning Scheme giving notification as required for the minimum 
statutory exhibition period of one month.

RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

CARRIED
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Policy Context
City of Greater Bendigo Community Plan 2017 – 2021
Goal 4: Presentation and managing growth

 Planning, developments and infrastructure that increase our liveability and pride 
in where we live.

Background Information
The key steps in the Amendment process are summarised below:

244 Edwards Road, Maiden Gully is predominantly cleared farmland, located 
approximately 8km west from the centre of Bendigo and approximately 2km south-west 
from the centre of Maiden Gully. The site has a total area of approximately 125ha. 
Amendment C190 to the Greater Bendigo Planning Scheme was gazetted on 25 
September 2014. Extensive changes were made to the planning controls for the site via 
Amendment C190 including:

 Rezoning the site from Farming Zone to the General Residential Zone;

 Extending the Urban Growth Boundary of Bendigo to include the site;

 Including the Forest Park Master Plan, December 2013 (the Master Plan) as a 
reference document (see Attachment 1 for section relevant to Amendment 
C254gben);

 Applying the Bushfire Management Overlay;

 Applying a Development Plan Overlay Schedule 28 Forest Park Estate; and
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 Applying a Native Vegetation Precinct Plan to the site (Clause 52.16s).
The central part of the site was identified in the Master Plan as a future Activity Hub. Four 
development plans were approved to guide development on the site on 30 June 2016. 
These plans, which accord with the Master Plan, cover the four residential precincts of 
the site. These approved plans include endorsed traffic, integrated water management 
strategy and bushfire management reports.
A development plan for the Activity Hub and adjoining medium density housing area was 
approved on 17 May 2017 (see excerpt below with added emphasis on the area subject 
to this amendment, or Attachment 2 for entire Development Plan).

Planning Permit DS/798/2017 was issued on 28 March 2018 to allow the subdivision of 
the estate in accordance with the development plans. Subdivision has not yet been 
undertaken.
The area to be rezoned is designated currently as part of Super Lot F, generally 
comprising proposed Stages 8B and 9 and part of Stage 8A as shown on the approved 
Stage Plan for Planning Permit AM/798/2017/A dated 11 August 2020 (see Attachment 
3). 
Subdivision plans for the site are currently being drafted. This amendment will not be 
submitted to the Minister for authorisation until the Plan of Subdivision has been received 
by the City’s Statutory Planning Unit, and adoption of the amendment will not be 
proposed until the plan of subdivision has been certified. This will enable the amendment 
to be progressed in parallel with the subdivision planning permit activities, ensuring that 
the final zone boundary will match the subdivided parcel.
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Discussions between the City and the proponent regarding the appropriate planning 
controls for the Activity Hub and surrounding medium density housing area, have 
occurred since 2019 with an in-principle agreement reached recently. The formal 
amendment request was received on 13 May 2021. This amendment proposes to rezone 
the land associated with the approved Activity Hub Development Plan from General 
Residential Zone to Commercial 1 Zone. It proposes an amendment to the schedule to 
the Commercial 1 Zone to be consistent with the floor area approved in the endorsed 
Development Plan.
Previous Council Decisions
17 October 2012 – Council resolved to request the Minister for Planning to authorise 
Council to prepare Amendment C190 to the Greater Bendigo Planning Scheme.
31 July 2013 – Council resolved to request the Minster for Planning to appoint an 
Independent Panel to consider all submissions to Amendment C190 to the Greater 
Bendigo Planning Scheme.
26 March 2014 – Council resolved to adopt Greater Bendigo Planning Scheme 
Amendment C190 with changes as per the Panel and Officer recommendations and 
forward the adopted Amendment to the Minister for Planning for Approval.

Report
The Planning and Environment Act1987 allows for a planning scheme amendment to be 
initiated by a municipal Council, or a Council can respond to a request for an amendment 
by any person or body.
When requesting authorisation from the Minister for Planning, an explanatory report must 
be submitted that discusses the purpose, effects and strategic justification for the 
amendment. Key issues identified in the Explanatory Report for this amendment are 
summarised below. (Full copy attached, see Attachment 4).
Land Affected by the Amendment
The subject site at 244 Edwards Road, Maiden Gully is predominantly cleared farmland, 
located approximately 8km west from the centre of Bendigo, and approximately 2km 
southwest from the centre of Maiden Gully (as shown below). The site has a total area 
of approximately 125ha. 
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This amendment proposes to rezone a centrally located area of 1.9 hectares of the site 
only (as shown below). 

What the Amendment does
The amendment proposes to make the following changes to the planning scheme:

 Rezones 1.9 hectares of land, being part of 244 Edwards Road Maiden Gully, 
from General Residential Zone to Commercial 1 Zone to allow the site to be 
developed for a Neighbourhood Activity Centre as shown on Planning Scheme 
Map No. 17.

 Amends the Schedule to Clause 34.01 Commercial 1 Zone to include a 
maximum leasable floor area of 4,200 square metres for shop and a maximum 
floor area of 1,500 square metres for each individual shop at the Maiden Gully 
South-West Neighbourhood Activity Centre known as part of 244 Edwards Road, 
Maiden Gully.
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Social, Economic and Environmental Impacts
Environmental
The amendment will have limited effect on the environment as the activity centre location 
does not contain any sites of historical, aesthetic, scientific or cultural value. The 
Neighbourhood Activity Centre will provide opportunities for people to access daily needs 
without relying on personal vehicles. Vegetation is managed and has been offset by the 
incorporated Native Vegetation Precinct Plan for land at 244 Edwards Road, Maiden 
Gully, June 2014.
The amendment will also not impact the adjoining watercourse or the management of 
stormwater as these will be addressed through the development of the approved 
subdivision. Additionally, the amendment will also rezone land above the designated 
flood level for the adjoining watercourse.
Social
The amendment will facilitate development of a Neighbourhood Activity Centre as a 
vibrant local village centre with a focal point of a community centre, retail and medium 
density residential development adjoining active open space, enhancing opportunities for 
socialising and passive surveillance of the surrounding street and open space network. 
A cycle and pedestrian network to the centre will also provide alternative transport to 
motor vehicles.
Economic
The area of the land to be rezoned ensures that future retail and community development 
will provide some opportunities for local employment and retail to benefit the local 
community, in a manner that does not detract from the existing and proposed activity 
centres across the municipality, including in the nearby township of Maiden Gully. The 
proposal does not impact adversely on the proposed Activity Centre Hierarchy as 
outlined in Clause 21.07-2.
It is proposed that the commercial core will include a range of office, retail and service 
uses and will have a total floor area of up to 4,200sqm, with individual shop floor areas 
of up to 1,500sqm. It is also proposed to provide a restaurant adjoining the proposed 
central lake, which can provide dining and function spaces in addition to the future 
community hall.
The Neighbourhood Activity Centre also provides within the commercial area and 
adjoining higher density residential areas the potential provision of a range of live / work 
units, shop top apartments and ground level small businesses opening out onto the 
internal car parking area.
Strategic justification – Planning Context
The Amendment is supported by the following clauses in the Greater Bendigo Planning 
Scheme:
Clause 11.01-1S Settlement – Rezoning the site will support an identified key 
development site to support the future growth of Greater Bendigo.
Clause 11.03-1S Activity Centre planning - Rezoning the subject site to the Commercial 
1 Zone facilitates the development of a Neighbourhood Activity Centre in an appropriate 
location, to the benefit of the wider community.
Clause 11.01-1R Loddon Mallee South – The amendment will support a key population 
and economic growth hub for the regional city of Bendigo.

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 251 of 397

Clause 13.02-1S Bushfire planning – The activity hub is located within a Bushfire Prone 
area but development of the hub can achieve a BAL 12.5 and has been supported by the 
CFA. This meets the requirement of not approving any planning scheme amendment that 
will result in the introduction or intensification of development in an area that has, or will 
on completion have, more than a BAL-12.5 rating. In addition, suitable access roads and 
water supply is provided to protect human life.
Clauses 15.01-1S, 15.01-2S, 15.01-3S, 15.01-5S and 15.01-1S Built Environment -The 
implementation of the Commercial 1 Zone facilitates development that is capable of 
positively contributing to the identity (and safety) of the public realm and emerging 
neighbourhood character as well as providing appropriate built form and energy efficient 
buildings.
Clauses 16.01-1S and 16.01-2S Housing – The implementation of the Commercial 1 
Zone facilitates the locating of higher density housing close to the activity centre and 
supports a diversity of housing choice close to services and transport.
Clause 17.02-1S Business - The amendment will facilitate development to meet the 
community’s needs for a variety of local retail services. It provides for new convenience 
shopping and employment facilities in a planned activity hub. The amendment facilitates 
innovative housing forms that enable emerging employment trends including work from 
home and telecommuting employment, home businesses and cottage industries.
Clause 21.02 Key Issues and Influences – The City of Greater Bendigo has identified a 
vision for Greater Bendigo to be Australia’s most liveable regional city. In this regard it is 
seeking to promote a compact urban form within an urban growth boundary where there 
is a greater choice of housing, transport, retail and employment options. The amendment 
supports this by facilitating development of a Neighbourhood Activity Centre and 
associated dwellings.
Clause 21.05 Compact Greater Bendigo – Identifies the subject site as a Key 
Development Site as it is in an accessible location and can meet and support the 10-
minute neighbourhood principles. The amendment will facilitate the delivery of housing, 
retail and commercial facilities on a future transport route and at the core of an extensive 
regional and local cycle network and within a walkable distance of most of the future 
residents of the estate. The amendment will also rezone land within an identified low risk 
location that will achieve a BAL 12.5 and is above the designated flood level for the 
adjoining watercourse.
Clause 21.07 Economic Development – The subject site has been identified as an 
appropriate location for a future Neighbourhood Activity Centre and associated higher 
density housing area. The amendment will enable the delivery of a centre that will 
primarily service the surrounding estate and community, being within a walkable distance 
of most of the site. The centre will provide for the day-to-day needs of the community as 
well as providing facilities for visitors who will access the cycling and public transport 
network. The centre will also provide for local employment opportunities close to and 
within a residential area, which will support the Neighbourhood Activity Centre. The 
centre is consistent within the established activity centre hierarchy and will ensure future 
design will address the key north-south boulevard and adjoining district level open space 
area.

Consultation/Communication
In preparing this amendment City officers have consulted with the Department of 
Environment, Land, Water and Planning to ensure it has a strong strategic basis.
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The amendment will be publicly exhibited for a minimum of a month, as required under 
the Planning and Environment Act 1987. The City must give notice to all owners and 
occupiers who may be materially affected by an amendment, together with prescribed 
Ministers and public authorities. The amendment will also be exhibited in the Government 
Gazette and the Bendigo Advertiser Newspaper.

Resource Implications
Officer time will be required to prepare the amendment documentation for authorisation, 
exhibition, manage the exhibition process and liaise with the Minister for Planning.
The proponent has agreed to pay for the statutory fees and extra costs incurred by the 
City as per the Policy for Private Planning Scheme Amendments adopted by Council.
The amendment will result in some appropriate commercial use and development within 
the Neighbourhood Activity Centre being exempt from requiring a planning permit and 
will set clear expectations for City staff when assessing permit applications, resulting in 
reduced workloads.

Attachments
1. Relevant section of Forest Estate Master Plan, December 2013
2. Approved Development Plan PD/94/2017
3. Approved Staging Plan for Planning Permit AM/798/2017/A
4. Explanatory report

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 253 of 397

1. Attachment 1 - Relevant section of Forest Estate Master Plan, December 
2013
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1. Attachment 2 - Approved Development Plan PD/94/2017

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 257 of 397

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 258 of 397

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 259 of 397

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 260 of 397

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 261 of 397

Attachment 3 - Approved Staging Plan for Planning Permit AM/798/2017/A
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Attachment 4 - Explanatory Report
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16.3. 76 Thomas Lane, Mia Mia 3444 - Use and Development of the Land for a 
Dwelling and Outbuildings

Author Adele Hayes, Statutory Planner
Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Summary/Purpose

Application details: Use and development of the land for a dwelling and outbuildings
Application No: DR/152/2021
Application Documents: Application Documents
Applicant: Shane Muir Consulting Engineers Pty Ltd
Land: 76 Thomas Lane, MIA MIA 3444
Zoning: Farming Zone 
Overlays: Environmental Significance Overlay 1 

Environmental Significance Overlay 2 
Environmental Significance Overlay 3

No. of objections: 0
Consultation meeting: N/A
Key considerations:  Environmental impacts.

 Whether the proposal will result in an acceptable planning 
outcome having regard to the purposes of the Farming Zone 
and the relevant planning policy that deals with rural dwellings 
and the protection of agricultural land.

Conclusion: The application is not in accordance with the Greater Bendigo 
Planning Scheme. 
It is recommended that Council refuse to grant a permit as the 
proposal does not present an acceptable planning outcome with 
regards to the purposes of the Farming Zone and the relevant 
planning policy that deals with rural dwellings and the protection of 
agricultural land.

RECOMMENDATION
Pursuant to section 61 of the Planning and Environment Act (1987), Council issue a 
Notice of Decision to Refuse to Grant a Permit for use and development of the land for a 
dwelling and outbuildings at 76 Thomas Lane, MIA MIA 3444 subject to the following 
grounds:

1. The proposal is inconsistent with local planning policy (Clause 22.02) and the 
purpose and decision guidelines of the Farming Zone as:

a. The dwelling does not support or enhance agriculture; and
b. The dwelling would cause the fragmentation of agricultural land. 
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RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

CARRIED

Policy Context
Community Plan Reference: 
City of Greater Bendigo Community Plan 2017-2021: 

 Goal 4 Presentation and managing growth 

 Goal 6 Embracing our culture and heritage

Attachments
1. Planning Assessment Report
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Attachment 1 - DR 152 2020 Thomas Lane Planning Assessment
PLANNING ASSESSMENT REPORT

Background Information

Preliminary concerns were raised with the applicant with regards to the proposal not 
being in accordance with planning policy relating to rural dwellings and the protection of 
agricultural land. 

It was unclear from the information provided whether a genuine agricultural land use is 
proposed, and if so, how the dwelling would support or enhance agriculture. It was 
requested that the applicant provide additional details to support the proposal, noting that 
at present the application presents as a rural residential living opportunity. 

The applicant did not provide any further justification in support of the proposal. 

Report

Subject Site and Surrounds

The site is formally referred to as Lot 15 on PS531429V and comprises two parts with an 
overall area of 30.24 hectares. The two parts are separated by an unmade government 
road. 

The site has a north-eastern frontage to Thomas Lane of 244.02m, a northern frontage 
to McMillan Road of 201.17M, and a northern frontage to an unmade government road 
of 532.28m. 

The site is currently vacant, is semi vegetated (scattered vegetation) and is undulating. 
Two dams are located in proximity to the eastern and western boundaries of the site. A 
powerline easement (E3) runs north-south through the centre of the site. 

The site has historically been used for light agricultural practices (grazing). 

The site is located within the Farming Zone and is partially affected by an Environmental 
Significance Overlay Schedules 1 and 2 (Watercourse protection and Groundwater 
recharge protection area), and wholly affected by an Environmental Significance Overlay 
Schedule 3 (Eppalock Declared Water Supply Catchment). 

Surrounding land is located within the Farming Zone, with the exception of Pohlman/Wild 
Duck Creek which runs along the western boundary of the site and is located within the 
Public Conservation and Resource Zone. 

Some surrounding lots are used for agriculture, however grazing and limited stock 
keeping were the only agricultural activities observed within the immediate surrounding 
area. Whilst there are some dwellings present within the surrounding area, the majority 
of lots remain undeveloped. The locality presents as farming land. 

Within the broader surrounding area are more diverse agricultural activities including 
stock grazing, stock feed production, vineyards and associated wineries. 
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Figure 1:  Aerial map showing subject site. 

Proposal

The application proposes the use and development of the land for a dwelling and 
outbuildings.

The dwelling would be located within the south-western portion of the building envelope 
(created as part of DS/50/2003 – discussed in the Assessment section of this report) 
which is located 216.5m from the eastern property boundary and 126.7m from the 
southern property boundary. 

The dwelling is proposed to be 231sqm in total and of a two-storey design. The dwelling 
would comprise of four bedrooms; two bathrooms; an open plan kitchen, living and dining 
area; and double garage. The dwelling would be constructed of a combination of brick, 
weatherboard cladding and steel and metal cladding.

The applicant has advised that no native vegetation removal is required in order to 
facilitate the development of the land for a dwelling.  

The proposed outbuilding which has been labelled as a study/ancillary building/guest 
house has an area of 90.75m and would be located in the north-western portion of the 
building envelope. The outbuilding is proposed to be single-storey and comprises of a 
living area, bathroom and study. 

It is also proposed to construct a 55.8sqm outbuilding which would be located in the 
south-western portion of the building envelope. The outbuilding would feature two roller 
doors and would be constructed of custom orb cladding.  
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It is also proposed to upgrade the existing entry/exit point to the site from Thomas Lane. 

The application documents state that it is proposed to undertake “some future minor” 
agricultural activities and indicated agricultural activities would be “stock keeping and 
agistment and stock feed production, along with the required establishment of boundary 
and internal paddock fencing, along with weed and pest management”. 

The application was accompanied by a Land Capability Assessment and Environmental 
Management Plan.

Planning Controls - Greater Bendigo Planning Scheme

The following clauses are relevant in the consideration of this proposal:

State Planning Policy Framework 

 Clause 11 Settlement
 Clause 11.01-1R Settlement – Loddon Mallee South
 Clause 13.07-1S Land use compatibility
 Clause 14.01-1S Protection of agricultural land 
 Clause 14.02-1S Catchment planning and management 
 Clause 14.02-2S Water quality
 Clause 15.01-6S Design for rural areas
 Clause 16.01-5S Rural residential development
 Clause 17.01-1S Diversified economy

Municipal Strategic Statement 

 Clause 21.01 Key Issues and Influences
 Clause 21.07 Economic Development
 Clause 21.08 Environment

Local Planning Policies

 Clause 22.02 Rural dwellings policy 

Other Provisions

 Clause 35.07 Farming Zone 
 Clause 42.01 Environmental Significance Overlay 
 Clause 52.06 Car parking 

Consultation/Communication

Referrals

The following authorities and internal departments have been consulted on the 
proposal:
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Referral Comment

Traffic & Design No objection subject to conditions requiring sight distances; an all-
weather driveway; access to be constructed in accordance with 
the IDM; and the need to obtain a Works Within Road Reserve 
Permit. It was advised that the accessway location was 
satisfactory. 

Environmental Health No objection subject to standard notes being included on the 
permit requiring a permit to install an on-site wastewater 
management system, prior to a building permit being issued; and 
restricting earthworks, landscape works and the use of vehicles 
and machinery to outside the Land Application Area. 

Goulburn-Murray Water No objection subject to conditions requiring: 
 Compliance with sediment control principles
 Specific requirements for the treatment of wastewater – 

design, system, location etc.
 Stating that the shed must not contain any bedrooms
 Setback requirements for buildings from any waterways and/or 

dams. 

Coliban Water No objection subject to conditions requiring: 
 The endorsement of the LCA.
 Additional details to be shown on the plans relating to the LCA.
 Installation, operation and maintenance of the wastewater 

treatment system to be in accordance with the LCA.
 A revised Environmental Management Plan.

Public Notification

The application was advertised by way of notice on the site and letters to adjoining and 
nearby owners and occupiers, and two signs displayed on the site. 

As a result of advertising, no objections were received.

Planning Assessment

Introduction

Rural lifestyle development poses an ongoing risk to agricultural land. Planning Schemes 
in rural municipalities will usually seek to address these challenges through directing 
‘rural lifestyle’ development to appropriately zoned land (Rural Living Zone), and through 
the use of local planning policies to manage the development of dwellings in other rural 
zones, so as to protect the primacy of agriculture. The Rural Dwellings Policy at Clause 
22.02 of the Greater Bendigo Planning Scheme has been developed for this purpose of 
managing the large number of vacant rural parcels that exist across this municipality. 
This Policy will be further discussed in the sections below alongside the State-wide 
Farming Zone provisions.

The Rural Areas Strategy, September 2009 notes that the use of discretion to allow new 
dwellings in rural areas, primarily the Farming Zone, has been and continues to be 
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generously applied, despite an over supply of zoned Rural Living land (estimated to be 
an 80 year supply) to cater for such demand. Such decision making poses a significant 
threat to the viability of the local agricultural sector as it progressively compromises the 
ability of local agribusinesses to grow and operate relatively unhindered. It should also 
be noted that the Farming Zone has been facing increasing pressures in more recent 
years for subdivision and residential development, primarily for rural lifestyle 
opportunities rather than for farming purposes. Rural residential development should be 
directed to existing planned areas for this purpose.

Whilst planning approval is required for the proposed buildings and works under the 
Environmental Significance Overlay Schedules 2 and 3, it is considered that the proposal 
(subject to appropriate permit conditions) would not result in any adverse impacts on 
groundwater recharge or the Eppalock Declared Water Supply Catchment. As such, the 
grounds for refusal are not based on any environmental considerations. 

Planning Permit History 

It is important to acknowledge the planning permit history of the site as a relevant 
consideration. Planning permit DS/50/2003 was issued on 4 August 2003 for a 
realignment of boundaries/resubdivision of the land. A review of the application file has 
revealed that at the time the permit was issued, the site was located within the Rural 
Zone. 

Whilst, due to the file’s age, it is somewhat difficult to gain a clear understanding of what 
was proposed/considered, it is clear that the relevant planning controls have changed 
since the permit was issued. 

It is also important to acknowledge that the application was for the 
realignment/resubdivision of existing allotments. The resubdivision did not create any ‘as 
of right’ dwelling entitlements, with planning approval still required for the use and 
development of the land within the Farming Zone. The building and wastewater 
envelopes shown on the application plans were required due to the presence of the 
Environmental Significance Overlay affecting the site and did not indicate any ‘in 
principle’ support for future dwellings on the lots. 

Will the proposal result in an acceptable planning outcome having regard to the purposes 
of the Farming Zone and the relevant planning policy that deals with rural dwellings and 
the protection of agricultural land?

Policy context

The purposes of the Farming Zone encompass the following relevant matters:
 To implement the Municipal Planning Strategy and the Planning Policy Framework.
 To provide for the use of land for agriculture.
 To encourage the retention of productive agricultural land.
 To ensure that non-agricultural uses, including dwellings, do not adversely affect the 

use of land for agriculture.
 To provide for the use and development of land for the specific purposes identified in 

a schedule to this zone. 
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The use and development of the land for a dwelling and outbuildings requires planning 
approval in this instance due to the subject site being located within the Farming Zone 
and on a lot of less than 40 hectares in size. However, Clause 65 of all planning schemes 
in Victoria states: 

“Because a permit can be granted does not imply that a permit should or will 
be granted. The responsible authority must decide whether the proposal will 
produce acceptable outcomes in terms of the decision guidelines of this 
clause.”

In addition to the purposes of the Farming Zone outlined above, the provisions of the 
Farming Zone direct that consideration must also be given to a number of decision 
guidelines under the Zone which consider the question of how rural dwellings fit within 
these purposes. The decision guidelines provide a means by which to assess such 
applications and require consideration to be given to matters such as:
 Whether the dwelling will result in the loss or fragmentation of productive agricultural 

land. 
 Whether the dwelling will be adversely affected by agricultural activities on adjacent 

and nearby land due to dust, noise, odour, use of chemicals and farm machinery, 
traffic and hours of operation. 

 Whether the dwelling will adversely affect the operation and expansion of adjoining 
and nearby agricultural uses. 

 The potential for the proposal to lead to a concentration or proliferation of dwellings 
in the area and the impact of this on the use of the land for agriculture.

Common to the purposes of the Farming Zone and the decision guidelines is the question 
of whether the proposal is consistent with the planning policy framework.

At a State-wide planning level, Clause 14.01-1S relating to the protection of agricultural 
land has the objective to “protect the State’s agricultural base by preserving productive 
farmland”. Some of the main strategies in response to this objective seek to ensure the 
State’s agricultural base is protected from the unplanned loss of productive land, prevent 
inappropriately dispersed urban activities in rural areas and to limit new housing in rural 
areas. 

At a local planning level, Clause 22.02 relating to Council’s Rural Dwellings Policy draws 
together these themes to provide a consistent basis for considering the use of rural land 
for dwellings, and has the following relevant objectives:
 To discourage the fragmentation of rural land, or land with significant environmental 

values.
 To ensure that existing agricultural enterprises in the Farming Zone are not placed 

under pressure from the encroachment of residential activities.
 To limit the subdivision, use or development of land to that which is compatible with 

the utilisation of the land as a sustainable agricultural resource.
 To ensure that domestic wastewater management systems are appropriately located, 

designed and managed.
 To discourage the construction of dwellings on existing small lots within the Farming 

Zone. 

This clause has the following relevant policies on rural dwellings:
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 Protect existing land zoned Farming Zone from fragmentation by the use of land for 
residential purposes.

 Discourage dwellings on existing small lots (lots smaller than the schedule minimum) 
in all rural areas except if:
o Subdivisions have been created since the introduction of planning controls;
o Substantial infrastructure works have been completed; or
o The land has no agricultural potential and native vegetation will be retained and 

managed.

It is evident that the overall aim of the relevant policy framework seeks to ensure that 
agricultural land is carefully managed in order to prevent adverse impacts on agricultural 
production, prevent the fragmentation of rural land and to ensure an orderly development 
of residential development in rural areas so that agricultural production of these areas 
are not disadvantaged or prejudiced by ad hoc and unplanned residential development.

As outlined above, from a policy perspective, the application of the Farming Zone to the 
subject land and its surrounds indicates its suitability for agriculture and a proposal which 
would ultimately result in a non-agricultural land use runs counter to these policies. It is 
evident from a review of the site and surrounding area that agriculture is practiced in this 
area. The Planning Scheme makes it clear that land zoned for farming designates it as 
suitable for agricultural purposes; a position further substantiated by VCAT decisions ( 
e.g. Russell Smith Town Planning Services v Mount Alexander SC [2018] VCAT 58 (11 
January 2018).

Current Planning Scheme policy seeks to ensure that new dwellings in the Farming Zone 
are only approved in instances where they are considered to support or enhance 
agriculture. In making such a determination, consideration should be given to why there 
is a need to live on site and how that would support or enhance agricultural 
use/production, whether agriculture would remain the primary land use, whether it is 
likely that the land would remain in agricultural use into the future following development 
of the dwelling and so on.

Application response to policy 

In terms of the substantive planning issues, the applicant has not produced a compelling 
planning argument that this application is acceptable in terms of planning policies and 
the decision guidelines of the Farming Zone. The applicant has failed to substantiate that 
the dwelling is in required in association with the use of the land for agriculture, and that 
the dwelling would support or enhance agriculture as required by planning policy.

The application material states that it is proposed to undertake “some future minor” 
agricultural activities. The application material states that the indicated agricultural 
activities would be “stock keeping and agistment and stock feed production, along with 
the required establishment of boundary and internal paddock fencing, along with weed 
and pest management”. No Farm Management Plan or Integrated Land Management 
Plan has been provided. 

This is the extent of detail that has been provided (despite a request for additional 
information to be provided in support of the proposal) and is insufficient to substantiate 
an argument that the proposed dwelling would support or enhance the land for 
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agriculture. It is noted that the land has historically been used for agriculture (grazing) 
and the refusal of this application would not hinder the ability for the land to continue to 
be used for agriculture in accordance with the purposes of the zone.

Some planning permit applications have the hallmarks of resulting in rural living or rural 
residential while others are clearly genuine in their intent to add value to agricultural use 
and achieve the purposes of the Farming Zone and applicable policies. This proposal is 
assessed as in the former category, with ‘rural lifestyle’ outcomes rather than supporting 
the local agricultural economy. 

Approving proposals such as this can undermine the achievement of outcomes sought 
for the Farming Zone.

Contextually, there is a large degree of land within this locale that is vacant and suitable 
for agricultural practices. Whilst it is acknowledged that lot sizes in the surrounding area 
are varied, a number of lots remain in common ownership (‘tenements’) and are farmed 
collectively. The approval of a dwelling that does not support or enhance agriculture on 
the site would result in the fragmentation of agricultural land and could lead to a 
proliferation of dwellings within the surrounding area and break up farming tenements. 

Conclusion

The application proposes the use and development of the land for a dwelling in a manner 
that runs contrary to planning policies relating to the rural dwellings and the Farming 
Zone. The applicant has failed to produce a compelling argument that the proposed 
dwelling would support or enhance agriculture, or that any genuine agricultural land use 
is intended for the site. If approved, the proposal would likely result in a reduction in 
agricultural land and contribute to the incremental shift towards rural living. Such rural 
living opportunities could result in a net loss to agriculture due to permanent land use 
changes. 

It is recommended that a Notice of Decision to Refuse to Grant a Permit be issued.

Options

Council, acting as the responsible authority for administering the Planning Scheme, may 
resolve to: grant a permit, grant a permit with conditions, or refuse to grant a permit.
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16.4. Lot 1 Station Road, Bagshot 3551 - Use and Development of a Dwelling and 
Outbuilding

Author Penny Loader, Statutory Planner
Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Summary/Purpose

Application details: Use and Development of a Dwelling and Outbuilding
Application No: DR/210/2021
Application 
Documents:

Please find documents through this link.
This link will expire on 10 October 2021, 12:32 PM

Applicant: Shane Muir Consulting Engineers Pty Ltd
Land: Lot 1 Station Road, BAGSHOT 3551
Zoning: Farming Zone
Overlays: Bushfire Management Overlay 

Environmental Significance Overlay Schedule 1
Vegetation Protection Overlay Schedule 2

No. of objections: 1 (withdrawn)
Consultation meeting: 25 June 2021
Key considerations:  Whether the proposal would result in an acceptable 

planning outcome having regard to the purposes of the 
Farming Zone and the relevant planning policy that deals 
with rural dwellings and the protection of agricultural land.

 Whether appropriate justification has been provided in 
support of the proposal.

Conclusion: The application is not in accordance with the Greater Bendigo 
Planning Scheme.
It is recommended that Council refuse to grant a permit as the 
proposal does not present an acceptable planning outcome 
with regards to the purposes of the Farming Zone and the 
relevant planning policy that deals with rural dwellings and the 
protection of agricultural land.
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RECOMMENDATION
Pursuant to Section 61 of the Planning and Environment Act (1987), Council issue a 
Notice of Decision to Refuse to Grant a Permit for the use and development of a dwelling 
and outbuilding at Lot 1 Station Road, BAGSHOT 3551 on the following grounds:

1. The proposal is inconsistent with policy at Clause 22.02 regarding the use of 
unplanned lots for rural residential purposes and the discouraging of dwellings in 
preferred locations for intensive agricultural industries, unless associated with the 
intensive animal industries.

2. The proposal is inconsistent with the purpose and decision guidelines of the 
Farming Zone with regard to the fragmentation of rural land and the 
encouragement of the proliferation of dwellings in the area.

RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

THE MOTION WAS LOST

MOTION:

Moved: Cr Vaughan Williams
Seconded: Cr Greg Penna

Pursuant to Section 61 of the Planning and Environment Act (1987), Council issues a 
Permit for the Use and Development of the Land for a Dwelling and Outbuilding Lot 1 
Station Road BAGSHOT 3551 subject to the following conditions:

1. FARM MANAGEMENT PLAN REQUIRED
Before a building permit is issued or any works commence, a Farm Management Plan 
must be submitted to, and endorsed by the Responsible Authority. The plan must be 
generally in accordance with the Farm Management Plan (FMP/2101022) and 
Environmental Management Plan (EMP/2101022) submitted with the application and 
must include:

a) A clear plan of the whole site, drawn to scale with dimensions, indicating all 
proposed infrastructure, including:

 All internal and boundary fencing;

 All proposed works;

 The location and capacity of water sources;

 All areas of revegetation, including shelter belts/windbreaks; and
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 All non-productive areas (access ways, storage areas, house yard etc).

b) A schedule clearly outlining the proposed activities to be undertaken and 
timeframes for these to occur, including but not limited to:

 Site specific pest plant and animal management;

 Revegetation of sensitive area, such as areas of friable soils and gullies;

 Infrastructure to be constructed to support the agricultural activity (pumps, 
troughs, yarding etc); and

 Soil improvement works.

When approved, the plan will be endorsed and will then form part of the permit. The 
Plan must not be altered without written consent of the Responsible Authority and 
must be implemented to the satisfaction of the Responsible Authority.

2. NO LAYOUT ALTERATION
The use and/or development permitted by this permit as shown on the endorsed 
plan(s) and/or described in the endorsed documents must not be altered or modified 
(for any reason) except with the prior written consent of the Responsible Authority.

3. IMPLEMENTATION OF FARM MANAGEMENT PLAN
The actions out in the Farm Management Plan must be implemented within the 
specified timeframes to the satisfaction of the Responsible Authority, unless with the 
prior written consent of the Responsible Authority.

4 GENERAL DRAINAGE – BUILDINGS & HOUSES
The proposed building(s) and works must be drained to the satisfaction of the City of 
Greater Bendigo as the responsible drainage authority.

5. CONSTRUCTION OF DRIVEWAY
Prior to the commencement of works for the house, the owner must construct an all-
weather driveway connecting the dwelling to Station Road.

6. ELECTRICITY SUPPLY
The dwelling must be connected to a reticulated electricity supply or have an 
alternative energy source to the satisfaction of the Responsible Authority.

7. WATER TANK
Water tanks shall be provided adjacent to the house in an appropriate location to the 
satisfaction of the Responsible Authority for domestic supply.

8. NO HABITATION
The outbuilding hereby permitted is at no time to be used for the purpose of human 
habitation.
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9. EXPIRY OF PERMIT
This permit will expire if the wither of the following circumstances occur:

a) The development hereby permitted is not commenced within 2 years from the 
date hereof.

b) The development hereby permitted is not completed and the use commenced 
within 4 years of the date hereof.

The time within which the development must be completed may be extended, on 
written request to the Responsible Authority, before or within 6 months after the expiry 
of this permit where the development has not yet started or 12 months where the 
development has commenced.

CARRIED

Policy Context
Community Plan Reference: 
City of Greater Bendigo Community Plan 2017-2021: 

 Goal 4 Presentation and managing growth 

 Goal 6 Embracing our culture and heritage

Attachments
1. Planning Assessment Report
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Attachment 1 - DR 210 2021 Station Road Planning Assessment Report
PLANNING ASSESSMENT REPORT

Background Information

Preliminary concerns were raised with the applicant with regards to the proposal not 
being in accordance with planning policy relating to rural dwellings and the protection of 
agricultural land. It was unclear from the information provided as to the exact nature of 
any existing or proposed agricultural uses, whether an agricultural use was actually 
proposed or rather ‘could potentially’ be undertaken on the site, and why a dwelling would 
be required in order to support this agricultural land use. Concerns were raised that the 
proposal did not illustrate a genuine agricultural land use or clear relationship between 
the dwelling and agricultural land use. 
The applicant provided additional justification in support of the application, being a farm 
management plan, describing the proposed use of the land as sheep grazing and 
cropping, and a revised policy response. Additional information was provided again, 
following a consultation meeting, describing the owners’ intention to share crop nearby 
land. The information provided does not clearly describe how the existing agricultural 
production will be intensified and does not substantiate the need for a dwelling to support 
and enhance the existing agricultural use of the land, as discussed below. 

Report

Subject Site and Surrounds

The site is formally referred to as Lot 1 TP008652Y, being part CA4, Sec 2, Parish of 
Bagshot, and was created in 1997 when it was separated from the balance of CA4 (north-
western corner of the parcel). The TP title was created procedurally, not through a 
planning permit process.

The land is located in the vicinity of the Bagshot Town Hall and Recreation Reserve (to 
the north-west). The properties surrounding are predominantly Crown allotments, as are 
the neighbouring lots to the south and east. The site is irregular in shape with an area of 
26.01 hectares. The northern boundary adjoins Old Murray Road for 236.57m, the 
eastern boundary adjoins Station Road for 738.3m and the southern boundary to Pietsch 
Lane for 389.26m. An unnamed, unmade road reserve adjoins the western boundary.

The site has and is currently used for agricultural production (cropping and grazing) and 
has been under the current ownership since 2018. The site is at present undeveloped, 
fenced for sheep and has a dam and water tank. The site is largely cleared of vegetation, 
with the exception of the north eastern corner of the lot adjacent to the Bendigo Creek 
and some mature trees along the eastern and western boundaries. 

The site is located in the Farming Zone and is partially affected by a Bushfire 
Management Overlay (southern boundary), Environmental Significance Overlay 
Schedule 1 (north eastern corner) and Vegetation Protection Overlay Schedule 2 (south 
eastern boundary). Surrounding land is located within the Farming Zone, with the 
exception of the Bagshot Recreation Reserve land and Bendigo Creek reserve (zoned 
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PCRZ) to the west and north west. Surrounding land is used predominantly for 
agricultural purposes (primarily cropping and grazing) with some of the smaller lots 
developed with dwellings and used for rural lifestyle purposes. The Hy-Line Egg Farm 
lies 1.6km to the west and a piggery 2km to the north-west (the proposed dwelling does 
not encroach into the buffer areas for either the piggery or the egg farm). A rural living 
estate is located 1.7km to the south and the Huntly commercial precinct is approximately 
7km to the south west.

Figure 1:  Location map showing subject site. Proposed dwelling site marked with a star.

Proposal

The application proposes to use and develop the land for a dwelling and outbuilding in 
the south-eastern corner of the lot (site plan shown below).

The proposed dwelling is setback 89m from the southern boundary and 63m from the 
Station Road (eastern boundary). The dwelling comprises four bedrooms, two 
bathrooms, open plan kitchen/living/dining, separate living room, rumpus room and 
media room, alfresco area and an attached double garage with a total footprint of 341m2.
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The dwelling has a maximum height of 5.2m and is clad in brick veneer with a Colorbond 
roof. The proposed outbuilding is located on the south western side of the dwelling, is 
clad in Colorbond and has a footprint of 45m2 (9m x 5m) and a maximum height of 3.55m.

A land capability assessment was submitted with the application that recommended a 
secondary treatment system with primary and reserve fields of 379m2 (shown below).

Figure 2: Proposed Site Plan.

The application included a Farm Management Plan (FMP) which describes the existing 
use of the land as “part of an enterprise that involves stock keeping and rearing, feed 
production and minor cropping as well as transportation of stock.” 

The FMP also describes the “possible agricultural activities would primarily be stocking 
of sheep or cattle, as well as pasture and stock feed management.” The FMP proceeds 
to describe the division of the land into two paddocks, each with a maximum stocking 
rate of 113 dry sheep and the production of hay.

Land management described in the application includes:
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 Weed and pest management
 Soil management
 Stormwater management

The plan is worded in general terms and proposes very little in the way of site-specific 
management.

An Environmental Management Plan was also submitted with the application.

Further information was recently provided stating the land has been fenced into 10 
paddocks, the dam enlarged and that the site is presently stocked with 135 ewes and 70 
lambs. The owners intend to graze these sheep on the crop and bale the remaining feed.

Works have recently been undertaken to provide water to each paddock from the existing 
tank. The applicant has also provided letters from two nearby landowners – one stating 
that a share cropping agreement has been entered into and one stating his support for 
the proposed dwelling.

Planning Controls - Greater Bendigo Planning Scheme

The following clauses are relevant in the consideration of this proposal:

State Planning Policy Framework 

 Clause 11 Settlement
 Clause 11.01-1R Settlement – Loddon Mallee South
 Clause 13.02-1S Bushfire Planning
 Clause 13.07-1S Land Use Compatibility
 Clause 14.01-1S Protection of Agricultural Land
 Clause 15.01-6S Design for Rural Areas
 Clause 16.01-5S Rural Residential Development
 Clause 17.01-1-S Diversified Economy

Municipal Strategic Statement 

 Clause 21.02 Key Issues and Influences
 Clause 21.07 Economic Development

Local Planning Policies

 Clause 22.02 Rural Dwellings Policy

Other Provisions

 Clause 35.07 Farming Zone

Consultation/Communication

Referrals

The following authorities and internal departments have been consulted on the proposal:
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Referral Comment

Traffic No objection subject to conditions

Drainage No objection subject to conditions

Agribusiness Support
Officer

Comments sought regarding feasibility of FMP and need for a 
dwelling.
Questions raised regarding proposed rotational grazing, stocking 
rates and availability of water.
Dwelling not required in order to conduct agricultural activities as 
described. 

Public Notification

The application was advertised by way of notice on the site and letters to adjoining and 
nearby owners and occupiers.

As a result of advertising, one objection was received, with the grounds of objection 
being:
 Potential increase in number of dogs kept at the property and associated noise;
 Accuracy of site description;
 Lack of detail around future agricultural activities or infrastructure;
 Amenity impacts from odour, noise and vehicle movements.

The objection was subsequently withdrawn, unconditionally.

Planning Assessment

Introduction

Planning in rural areas can be challenging given the legacy of decisions made in the 
past. The first Crown subdivisions were undertaken in a time where closer-settlement 
strategies were often pursued by governments. Further subdivisions then occurred 
through past decades when the concept of hobby farming or lifestyle lots was not as 
prevalent and the cumulative impacts of subdivision were not as evident. 

Many farms are now comprised of multiple parcels of land, which are only effective in 
aggregate. Once the lots are separately developed and disposed (‘fragmented’), the 
productive capacity of the land can be diminished. Once individually developed with 
dwellings, lots are unlikely to ever be re-aggregated due to the increased costs involved.

A further issue is the visual effect on the rural landscape arising from the cumulative 
development of dwellings and how this in turn impacts on amenity and local identity. 

Planning Schemes in rural municipalities will usually seek to address these challenges 
through directing ‘rural lifestyle’ development to appropriately zoned land (Rural Living 
Zone), and through the use of local planning policies to manage the development of 
dwellings in other rural zones, so as to protect the primacy of agriculture. The Rural 
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Dwellings Policy at Clause 22.02 of the Greater Bendigo Planning Scheme has been 
developed for this purpose of managing the large number of vacant rural parcels that 
exist across this municipality. This Policy will be further discussed in the sections below 
alongside the State-wide Farming Zone provisions.

What is the pattern of use and development in the area?

The application describes the land surrounding the subject site within a 2km radius as 
used for a range of agricultural activities, being primarily sheep and cropping, and 
identifies the transition of land to the south into a rural-residential development pattern. 
There is evidence to suggest that the individually owned parcels to the south are farmed 
collectively. 

The pattern of use and property configuration around the subject site is overwhelmingly 
of large landholdings, many comprised of multiple parcels, with or without dwellings. The 
exceptions to this pattern are two dwellings on Old Murray Road to the north and another 
on Pitsons Road to the east, all on small parcels (under 1ha), as illustrated in the map 
below (existing dwellings indicated by blue stars, proposed dwelling by red star). The 
existing dwellings in proximity to the subject site are historic (pre-dating current planning 
controls) and do not constitute a precedent for residential uses in the vicinity.

What is the relationship between the proposed dwelling and the proposed agricultural 
activity to be conducted on the land?

The subject site is currently under crop and used for grazing sheep (photos below). 

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 294 of 397

The application states that:
“It is proposed to use the site for accommodation purposes (rural residency) to 
develop a new dwelling, an associated outbuilding [etc.] … to continue the existing 
agricultural business/activities on-site, and to provide the required infrastructure.”

The applicant has advised that there are 135 ewes on the property at present, 70 of 
which are currently lambing. The application states that a neighbour checks the sheep 
daily.

The application describes the current and future agricultural activities as the stocking of 
sheep, infrastructure, and pasture and stock feed management. It is stated that the land 
management and animal husbandry are “based around checking stock at different hours 
during labour for ewes, animals’ welfare, illness and the issue of supplying and 
monitoring antibiotics… is considered unsustainable if on-site residency is not granted.”

The Farm Management Plan divides the property into two 13ha paddocks with a 
combined maximum stocking rate of 226 sheep. It is unclear if the plan seeks to stock 
this many sheep in conjunction with cropping for hay (as described in supplementary 
information). It is therefore unclear what the proposed stocking rate would be if a dwelling 
were permitted.

The applicant has also advised that the owner is seeking to share crop with another 
nearby landholder. No written agreement has been entered into and the applicant has 
not submitted why a dwelling on the subject site is required for this to occur (ie. share 
cropping can occur whether or not a dwelling is constructed).

Does the application demonstrate that a dwelling is reasonably required to support and 
enhance the agricultural activity on the land?
The assessment of a proposed dwelling’s ability to support and enhance agricultural 
production must consider why there is a need to live on site, how this will enhance the 
agricultural use, whether agriculture would remain the primary land use and whether the 
land would continue to farmed if a dwelling were permitted. 

The Farm Management Plan was provided to the City’s Agribusiness Support Officer for 
comment. The following issues/concerns were raised:
 The proposed rotational grazing (the applicant has since advised that the property 

has been fenced into 10 paddocks); 
 The proposed maximum number of stock is unfeasible, the accuracy of the DSE (Dry 

Sheep Equivalent) calculation (given the proposed sheep rearing is to involve lambing 
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ewes), and the accuracy of the area calculation (which does not reflect the size of the 
property, nor accommodate the area to be lost to a dwelling, access or remnant 
vegetation). 

 The feasibility of cutting 200 rolls of hay from dry land was also questioned. 
 The response concludes with “a residence in this property is not necessary to 

continue to conduct agricultural activity”. This assessment was not altered as a result 
of the additional information being submitted by the applicant.

The ability of the proposed dwelling to support and enhance agricultural production is not 
accurately demonstrated by the Farm Management Plan. It is unclear how the existing 
production would be enhanced by a dwelling, nor how a dwelling would result in better 
land management practices. The errors in the FMP suggest that it was developed ‘after 
the fact’ rather than being a genuine plan. 

As far as ongoing land use is concerned, it can never be guaranteed that a particular 
land use will continue into the future and it has been historically problematic when 
authorities seek to ensure this through agreements, plans or other mechanisms. Once a 
dwelling is approved, there is nothing to compel the stated uses to occur. Neither does 
the application propose any additional infrastructure to be associated with the site’s 
primary production, which may at least provide some level of certainty that the agricultural 
uses will occur.

Is the proposed use of the land for a dwelling in accordance with State and local policy?

Clause 11 seeks to ensure development is in accordance with the relevant regional 
growth plan, in this case the Loddon Mallee South Regional Growth Plan. The locality is 
identified at Clause 21.07-8 as some of the most important agricultural land in the 
municipality owing to its proximity to the Bendigo Creek. The City of Greater Bendigo 
Rural Communities Strategy 2016 identifies the area as a location for major intensive 
animal industries (“poultry, eggs, pork and genetics”) as illustrated by the image below.
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Clause 14.01 and the MSS identify the importance of productive agricultural land in 
general and intensive animal industries in particular. The proposed dwelling does not 
encroach into the buffer areas for either the pig farm or the egg farm.

The Strategy also identifies that only some rural areas are supplied with water and that 
water security is a critical issue to support investment. It noted that the Huntly-Goornong 
channel traverses land to the south of the subject site, but there has been no indication 
that the owners intend to connect to this supply.

Clause 22.02 provides specific guidance on the assessment of dwelling applications for 
small lots, with objectives that discourage:
 The fragmentation of rural land through the conversion of land to be used for 

dwellings;
 The construction of dwellings on existing small lots in the Farming Zone;
 The construction of dwellings on unplanned lots; and 
 In particular, the construction of dwellings in the preferred locations for intensive 

agricultural industries. 

The policy actively discourages the use of land in the Farming Zone for residential 
purposes, particularly on lots smaller than the schedule minimum unless the lot was 
created since the introduction of planning controls (i.e. not a Crown allotment), 
substantial infrastructure works have been completed or the land has no agricultural 
potential. The subject site fails to meet the first and third criteria (being described as part 
Crown allotment 4 and identified in several policy documents as good quality land). In 
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terms of the second criteria, the applicant has advised that the land has been fenced, the 
dam enlarged and water pipes to each paddock installed (photos below), however in 
reply, such works would be considered normal activities and do not compel the stated 
uses to occur.

Conclusion

The application proposes to use and develop the land for a dwelling, which is not in 
accordance with planning policy regarding rural dwellings. The proposed dwelling has 
the potential to limit the existing agricultural production on nearby land, does not 
demonstrate the dwelling is required to support and enhance agricultural production and 
has the potential to prevent the further expansion of existing agricultural enterprises. 
Additionally, the site is in a locality identified as a preferred area for intensive animal 
industries, therefore a dwelling may limit the establishment or expansion of these in the 
future. 

Approval of this application has the potential to lead to a proliferation of dwellings given 
the surrounding pattern of subdivision and tenement structures. The locality is 
characterised by old Crown allotments, most of which are below the schedule minimum. 
The few existing dwellings on small lots are anomalies and do not constitute a pattern of 
development that is either appropriate, or desirable. Bagshot’s location on the edge of 
Bendigo and relative openness makes it a desirable area for rural residential 
development, however the City of Greater Bendigo has an extensive supply of Rural 
Living zoned land and dwellings should be directed to that zone.

The refusal of a dwelling on the subject site would not impact on its ongoing use for 
agriculture, as it has been used for such purpose until this time without a dwelling in 
place. The City’s Agribusiness Support Officer has assessed the application and affirmed 
that a dwelling is not reasonably required on the land to conduct the intended activities, 
and indeed the farm management plan itself is questionable.

The ongoing approval of dwellings on agricultural land can undermine the purpose of the 
Farming Zone and associated policy. Ad hoc, cumulative approvals establish a precedent 
that others seek to follow. It is recommended that a Notice of Decision to Refuse to Grant 
a Permit be issued.
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Options

Council, acting as the responsible authority for administering the Planning Scheme, may 
resolve to: grant a permit, grant a permit with conditions, or refuse to grant a permit.
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16.5. Lot 2 Drummonds Lane, Derrinal 3523 - Use and Development of Land for a 
Dwelling in Association with Horse Husbandry and Dog Breeding

Author Beth Lavery, Statutory Planner
Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Summary/Purpose

Application details: Use and development of land for a dwelling in association with 
horse husbandry and dog breeding

Application No: DR/954/2020
Application 
Documents:

Application Documents

Applicant: Stonehenge Constructions Aus Pty Ltd
Land: Lot 2 Drummonds Lane, DERRINAL 3523
Zoning: Rural Conservation Zone 
Overlays: Environmental Significance Overlay 3 
No. of objections: 8
Consultation meeting: The applicant provided a written response to objections, which 

was circulated to all objectors.
Key considerations:  Is the proposal appropriate in terms of the purpose and 

objectives of the Rural Conservation Zone and 
Environmental Significance Overlay?

 Is the scale of the proposal acceptable?

 Will the proposal result in unacceptable impacts to 
amenity?

 Can the threats to amenity be appropriately managed?
Conclusion: While the proposed use and development is somewhat 

atypical in the elements it comprises, an assessment of the 
merits of the application against relevant planning policy and 
the objectives of the Rural Conservation Zone and 
Environmental Significance Overlay reveal that the proposal is 
an acceptable response to the site in planning terms, and that 
any potential adverse amenity impacts can be appropriately 
mitigated. Approval of the application is recommended.
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RECOMMENDATION
Pursuant to section 61 of the Planning and Environment Act (1987), Council issue a 
Notice of Decision to Grant a Permit for use and development of land for a dwelling in 
association with horse husbandry and dog breeding at Lot 2 Drummonds Lane, 
DERRINAL 3523 subject to the conditions at the end of this report.

RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

THE MOTION WAS LOST

MOTION:

Moved: Cr Julie Sloan
Seconded: Cr Greg Penna

Pursuant to section 61 of the Planning and Environment Act (1987), Council issue a 
Notice of Decision to Refuse to Grant a Permit for the use and development of land for a 
dwelling in association with horse husbandry and dog breeding at Lot 2 Drummonds 
Lane DERRINAL 3523 on the following grounds
1. The proposal is inconsistent with state and local planning policy, as well as the 

objectives and decision guidelines of the Rural Conservation Zone and 
Environmental Significance Overlay, and has the potential to result in adverse 
environmental impacts affecting the water supply catchment.

2. The scale of the proposed use and development is inconsistent with the objectives 
and decision guidelines of the Rural Conservation Zone and will result in adverse 
amenity impacts to surrounding landowners and occupiers by way of noise 
generation and increased traffic to the site.

3. The proposed development does not constitute an orderly planning outcome for the 
area pursuant to Clause 65 of the Greater Bendigo Planning Scheme.

CARRIED

Policy Context
Community Plan Reference: 
City of Greater Bendigo Community Plan 2017-2021: 

 Goal 4 Presentation and managing growth 

 Goal 6 Embracing our culture and heritage
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Attachments
1. Planning Assessment Report
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Attachment 1 - DR 954 2020 Drummonds Lane Planning Assessment Report
PLANNING ASSESSMENT REPORT

Report

Subject Site and Surrounds

The subject land is an irregularly shaped, generally cleared and undulating parcel with a 
total area of 42.10 ha.  Located on the southern side of Drummonds Lane, which runs 
east-west between McIvor Highway and the Northern Highway, the parcel has a 
maximum depth of 1,183m and a frontage of 390m to Drummonds Lane. Two waterways 
traverse the southern portion of the land.

The site is surrounded by a mix of larger farming parcels, along with some smaller rural 
living/lifestyle allotments. Generally, the smaller rural residential allotments are located 
to the east of the site nearby to the Northern Highway, while larger farmed parcels are 
located to the north, south and west. 

Immediately surrounding the site are the following properties:
 Located North of the subject land is a large parcel of farming land which forms part 

of a larger land holding; 
 To the East is a parcel of 41ha known as 211 Drummonds Lane, which contains a 

single dwelling and associated outbuildings, which are positioned in the north west 
corner of the allotment. The property contains scattered vegetation and two dams;

 Immediately South of the land is a parcel of 26.2ha which contains a single dwelling 
and associated outbuildings, scattered vegetation and dams; and 

 West of the land a parcel of ~70ha which is known as 342 Coppermine Road, and 
contains a dwelling and associated outbuildings and farm shedding, located in the 
southern portion of the allotment. This parcel is also generally cleared and contains 
a number of dams.

The township of Heathcote is located approximately 7.5km to the south east of the 
land, Lake Eppalock 5km to the south west, while Bendigo is located 20km to the north 
west.
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Figure 1:  Location map showing subject site.  Objector’s properties marked with a star.

Figure 2:  Aerial photo showing subject site.  
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Proposal

The application proposes the construction of a dwelling on the land, in conjunction with 
the use and development of the land for horse husbandry and dog breeding. A new 
internal driveway is proposed from Drummonds Lane to provide access to the dwelling 
and other buildings. Each of these elements is discussed below:

Dwelling

It is proposed to construct a single storey dwelling on the land, which will comprise five 
bedrooms, three bathrooms, study, laundry, open plan living/kitchen/dining areas along 
with a triple garage.  An alfresco area, swimming pool and decking is also proposed. The 
proposed dwelling will be located 293m from Drummonds Lane and 30m from the eastern 
boundary, essentially within the north eastern corner of the allotment.

Horse husbandry

This element will involve the use of the land for horse training and stables (defined within 
the planning scheme as ‘horse husbandry’), and will see the construction of a horse 
stable building to be used in conjunction with the keeping, training and caring for horses, 
as well as the storage of equipment associated with this use. The building will comprise 
a main arena, 24 horse stalls, as well as communal open areas. The building will be 
setback 318m from Drummonds Lane and 132m from the eastern boundary and will be 
located 50m from the proposed dwelling described above.

Dog breeding

It is proposed to construct a third building, which will be used for dog breeding and 
training (‘Domestic animal husbandry’). This building will include 27 dog pens with 
external exercise areas, areas for dog washing, an office and additional exercise areas. 
No more than 50 dogs would be accommodated on the premises at any one time. This 
building will be set back 336m from Drummonds Lane and 84m from the western 
boundary.

Access and car parking

A new internal driveway is proposed centrally on the allotment, which will provide access 
to each of the new buildings. Car parking spaces are also proposed surrounding the 
horse husbandry and dog breeding facilities. 

Landscaping is proposed along the internal accessways, as well as around the proposed 
buildings and along the property frontage and boundaries.
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Figure 3:  Proposed overall site plan.  

Figure 4:  Proposed site plan.  
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Figure 5:  Proposed floor plan - dwelling.  

Figure 6:  Proposed elevation plans - dwelling
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Figure 7:  Proposed floor plan – horse husbandry building.  

Figure 8:  Proposed elevation plans – horse husbandry building.  
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Figure 9:  Proposed floor plan – dog breeding building.  

Figure 10:  Proposed elevation plans – dog breeding building.  
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Figure 11:  Proposed landscape plan.  

Planning Controls - Greater Bendigo Planning Scheme

A planning permit is required for the proposal pursuant to the following clauses within the 
Greater Bendigo Planning Scheme:
 35.06 -1 - Use of land for a dwelling in the Rural Conservation Zone
 35.06-1 – Use of land for domestic animal husbandry within the Rural Conservation 

Zone (dog breeding)
 36.06-1 – Use of land for horse husbandry within the Rural Conservation Zone
 35.06-5 – Construct a building or carry out works associated with a Section 2 Use 

within the Rural Conservation Zone 
 42.01-2 – Construct a building or carry out works within the Environmental 

Significance Overlay (Schedule 3)

The following clauses are relevant in the consideration of this proposal:

State Planning Policy Framework 

 11.01-1S – Settlement
 12.05-2S – Landscapes
 13.02-1S – Bushfire planning
 13.05-1S – Noise abatement
 13.07-1S – Land use compatibility 
 14.01-1S – Protection of agricultural land
 14.01-2S – Sustainable agricultural land use
 14.02-1S – Catchment planning and management
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 14.02-2S – Water quality
 15.01-2S – Building design
 15.01-6S – Design for rural areas
 16.01-3S – Rural residential development

Municipal Strategic Statement 

 21.05-12 – Rural living
 21.08-1 – Natural resource management
 21.08-2 – Wastewater

Local Planning Policies

 22.02- Rural dwellings policy
 22.04 – Salinity and erosion risk policy
 22.07 – Animal keeping and animal training policy

Other Provisions

 35.06 – Rural Conservation Zone
 42.01 – Environmental Significance Overlay
 65.01 – Decision guidelines - approval of an application or plan

Consultation/Communication

Referrals

The following authorities and internal departments have been consulted on the 
proposal:

Referral Comment

Traffic Engineer No objection

Environmental Health Conditional consent

Goulburn Murray Water Conditional consent

Coliban Water Conditional consent

Public Notification

The application was advertised by way of a sign on the site and letters to adjoining and 
owners and occupiers.  Following advertising, 8 objections were received, with the 
grounds of objection summarised as follows:

 Incorrect applicant/owner details;

 Noise and amenity impacts from dog breeding facility to surrounding properties;

 Number of car parking spaces excessive for proposed use;

 Capacity of Drummond Road to handle extra traffic generated by the proposed use 
and potential safety impacts;

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 311 of 397

 Inconsistency with Rural Conservation Zone objectives, particularly protection and 
enhancement of the natural environment;

 Proposed land use inconsistent with surrounding agricultural and residential uses and 
will impact upon rural ambience and lifestyle;

 Concerns with intensity of proposed use;

 Concerns about ability for wastewater to be appropriately managed;

 Inconsistency with Animal Keeping and Animal Training policy;

 Commercial venture that is not appropriate in a rural area;

 Concerns about number of dogs proposed on site, puppy farming;

 Lack of notice;

 Potential loss of native vegetation if Drummonds Lane requires upgrading;

 Impact on local wildlife;

 Concerns about proposed horse husbandry building and arena, and potential for it to 
be a facility for public use/events;

 Inadequate room for dogs to be appropriately exercised;

 Potential for stallions to be kept on the property which will impact upon other horses 
in the area.

Broadly, the objections centre on the appropriateness and scale of both of the proposed 
animal husbandry uses on the land, potential impacts to amenity through noise and 
increased traffic generation and impacts to the rural environment including wildlife.

None of the objections raised concern with the dwelling component of the proposal.

The objections are discussed further within the planning assessment below.

Planning Assessment

Is the proposal appropriate in terms of the purpose and objectives of the Rural 
Conservation Zone and Environmental Significance Overlay?

The purpose of the Rural Conservation Zone includes protecting and enhancing the 
natural environment; encouraging use and development of land which is consistent with 
sustainable land management and land capability practices and recognises the 
conservation values and environmental sensitivity of the locality; and conserving and 
enhancing the character of open rural landscapes.

Within Greater Bendigo, the Rural Conservation Zone has been applied to all land in the 
Lake Eppalock catchment, as well as other areas within the municipality on land abutting 
national parks, in recognition of the following values:

 The need to protect the water supply catchment of Lake Eppalock; 
 The need to preserve the flora, fauna and landscape values of the land in the zone;
 The need to protect significant vegetation cover on land in the zone; 
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 The need to protect existing vegetation on privately-owned land adjoining vegetated 
public land; and

 The need to minimise land degradation including salinity and erosion.

Within the Rural Conservation Zone, all elements of the proposal (use and development 
of the land for the dwelling, horse husbandry and dog breeding) require planning 
approval, given the restrictive nature of the planning control.

In a similar vein, the Environmental Significance Overlay seeks to identify areas where 
the development of land may be affected by environmental constraints, and to ensure 
that development is compatible with the identified environmental values. Schedule 3 to 
this Overlay refers to the Eppalock Declared Water Supply Catchment and has an 
environmental objective to ensure the protection and maintenance of water quality and 
water yield within the Eppalock Water Supply Catchment Area.

In terms of the subject land and the proposed use and development, a key consideration 
is therefore whether there will be any adverse impacts to the water supply catchment if 
the proposal is to proceed. 

To support the proposal, the applicant has undertaken a Land Capability Assessment 
and other geotechnical reports which explore whether the site has the ability to contain 
the development, retain all wastewater within the lot boundaries and cause no detriment 
to the water catchment. These reports, which consider both the waste to be generated 
from the dwelling and the management of waste from animals, conclude that the proposal 
is acceptable in land capability terms, which the City’s Environmental Health Team have 
confirmed.

In addition, in order to assist with determining whether land use and development may 
have unreasonable impact, applications within the Environmental Significance Overlay 
(Schedule 3) are required to be referred to both Coliban Water and Goulburn Murray 
Water for comment. In this instance both authorities have provided conditional consent 
to the proposal, requiring ongoing conditions to be included on any permit issued to 
ensure that the use and development of the land will not have undue impact on the 
catchment in perpetuity.

So while the proposal appears appropriate in terms of land capability and impacts to the 
Water Supply Catchment, the question of whether it is an appropriate response in terms 
of the conservation of environmentally sensitive landscapes remains. 

The pattern of development of the nearby area includes a mix of larger allotments – like 
the subject land – interspersed with smaller parcels, with those further east of the land 
(on land zoned Farming Zone) being subdivided into to smaller rural residential style 
allotments. The subject land is essentially on the boundary between Rural Conservation 
Zone and Farming Zone. With the rural residential allotments proximate to the land, the 
presence of a number of dwellings and buildings within the landscape are common. 

The proposed buildings are have been designed to minimise impact on the landscape in 
terms of form, bulk and material choice. In addition, the proposed buildings will be set 
back from Drummonds Lane so as to limit visibility from the roadway and the public realm. 
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Landscaping is proposed around each of the new buildings to further reduce any visual 
impacts of the buildings on the landscape. 

Revegetation of parts of the land will be required by conditions from Goulburn Murray 
Water to ensure that the potential for any land degradation resulting from the proposal, 
such as salinity or erosion is managed and reduced. 

Is the scale of the proposed animal husbandry component of the application acceptable?

Many of the objections received raise concern that the use and development as proposed 
is beyond that which would typically be associated with the use of land for domestic 
purposes, and instead appears to be a commercial venture. The objections further 
suggest that any commercial venture is inappropriate in a rural setting.

It is acknowledged that both the horse husbandry and dog breeding buildings are of a 
reasonable scale and include the capacity for people other than the property owners to 
visit, use or be involved in each of the facilities.

The application notes that others will be involved in the day to day running of both, 
however no other extension of the use beyond this involvement is proposed. In short, it 
is not proposed that members of public will attend the site for events or the like.

The keeping of animals such as horses is not a foreign element in the nearby landscape, 
and although a permit is required for the use due to the Rural Conservation Zone, 
provided the use can be managed appropriately so as to limit the impact on the 
environment, is not considered unreasonable. It is also not unusual to have infrastructure 
such as stables and arenas to support such uses within a rural landscape. While the 
scale of the proposed building may exceed what is typically present in such a setting, 
this does not automatically render it inappropriate. 

In terms of dog breeding on the land, this is a less typical element within a rural 
landscape. A maximum of 50 dogs (including puppies) are proposed to be contained on 
site at any one time in association with the proposed use. A number of the objections 
received to the application suggest that the facility seems akin to a ‘puppy farm’, which 
can be described as ‘an intensive dog breeding facility that is operated under inadequate 
conditions that fail to meet the dogs’ behavioural, social and/or physiological needs’ 
(Source: RSPCA Australia). 

The introduction of the Domestic Animals Amendment (Puppy Farms and Pet Shops Act 
2017 (an amendment to the Domestic Animals Act 1994) has addressed the problem of 
puppy farming within Victoria and has included a number of controls such as limiting the 
number of fertile female dogs breeders can keep, and requiring commercial dog breeders 
(with commercial dog breeding being defined as the keeping of between 11-50 fertile 
female dogs) to apply for approval to the Minister of Agriculture, and receive ongoing 
renewals of the approval. Any application for a commercial dog breeding business must 
include information such as:
 A three-year business plan that includes the number of current and proposed 

employees, their roles and qualifications as well as the number of current and 
proposed dogs and breeds;

 Education and training policy for staff and volunteers;
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 Health management plan for each breed of dog; 
 Retirement plan for each dog;
 Exercise, enrichment, socialisation and handling policy;
 An agreement with a veterinary practitioner to provide veterinary services to the 

business; and
 Responsible pet ownership information, complaints procedures, returns procedure, 

and sales guarantee policy.

As such, gaining approval for such an enterprise is a rigorous process and one that is 
ongoing and requires significant commitment, with the welfare of the dogs the top priority.

Based on the above, given the extensive approvals and information required to support 
such a facility beyond any planning permit, it is reasonably assumed that the proposal 
will not be a ‘puppy farming’ enterprise in any way. The facilities to be provided to support 
the dog breeding use appear to designate appropriate areas for the care of the animals, 
both indoor and outdoors. The facility will be purpose built for dog breeding and will 
incorporate features to ensure appropriate care for the animals, as well as including noise 
attenuation design elements to reduce adverse amenity impacts beyond the site. 

The applicant has the benefit of being able to construct a facility to meet the extensive 
requirements involved for this proposed use, rather than to retrofit an existing site and 
has already made considerable investment in doing so through the application material 
which has been prepared to support the application to date. 

The contentious elements of the proposal, such as the number of animals, or the potential 
for either or both of the buildings to be used in a commercial capacity, can be conditioned 
within any permit issued to ensure that the use does not stray from what is stated in the 
application material.

The impact of the built form of the buildings on the overall landscape is considered 
acceptable and unlikely to be unreasonably dominant or out of character with the rural 
feel of the area given the siting, simple forms, height of the buildings and proposed 
landscaping around each.

Will the proposal result in unacceptable impacts to amenity, and can these threats be 
appropriately managed so as to ensure that the amenity of the area is not compromised?

The most significant threats to the amenity of the locality from the proposal are that from 
noise pollution and increased traffic generation along Drummonds Lane. Both of these 
elements are discussed below.

 Noise impacts

In response to the objections which listed noise pollution as a potential adverse impact 
of the proposed land uses, the applicant provided a Noise Impact Assessment to further 
explore this element. While Noise from industry and trade premises in regional Victoria 
(NIRV) would normally apply to the site, Clause 22.07 of the Greater Bendigo Planning 
Scheme (Animal Keeping and Animal Training Policy) sets out that noise originating from 
animal keeping establishments should comply with State Environment Protection Policy 
(Control of Noise from Commerce, Industry and Trade) No. N-1 (SEPP N-1).
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The Noise Impact Assessment: 
 Established noise limits for the day, evening, and night-time periods for general 

operation during the week based on the SEPP N-1 criteria 
 Conducted an assessment of likely noise emissions from the proposed kennels when 

animals are located indoors for the night-time period. That is; noise transmission 
through windows, walls, ceiling/roof and entry doors including doors to the outdoor 
exercise areas. 

 Conducted an assessment of likely noise emissions from dogs within the outdoor 
exercise areas for the day and evening time period during the week and a period of 
use on Saturdays and Sundays. 

 Provided details of acoustic treatment, operational and management controls to 
ensure that the acoustic criteria established in the assessment are maintained. 

The report has explored possible ‘worse case scenarios’ for acoustic emissions from the 
site and ultimately concludes that noise generation from the site will not exceed 
legislative requirements.

As noted above, the report also outlines a number of recommended management 
conditions and acoustic treatments, which can be required by condition of any permit 
issued. A condition requiring further acoustic testing following commencement of the use 
is also proposed so as to ensure that the recommendations have been complied with, 
and that the site is operating within the parameters set out within the submitted noise 
assessment.

 Increased traffic generation along Drummonds Lane and the capacity of the roadway 
to absorb this additional traffic

A Transport Report was prepared in support of the application and in response to 
objections, and includes an assessment of traffic generation expected to be associated 
with the proposal. Peak traffic movement to and from the site is expected to occur during 
the morning and evening periods, with the total amount of daily traffic movement along 
Drummonds Lane resulting from the proposal estimated to be in the vicinity of 58 vehicles 
per day (comprising the occupants of the dwelling, any staff associated with the animal 
husbandry uses, general visitors and contractors). A survey submitted as part of this 
assessment indicates that current vehicle movements along Drummond Lane are 
approximately 48 vehicles per day, therefore traffic volume along Drummonds Lane is 
expected to increase to up to 106 vehicle movements per day.

While this is undoubtedly an increase in vehicle movements, the majority of this additional 
vehicle movement will be in the ‘peak’ times (7am-8am and 4pm-5pm), comprising 
approximately 14 vehicle movements during these windows, with the remainder 
scattered throughout the day. 

Drummonds Lane is an unsealed rural road managed by the City, which comprises a 
single traffic lane with a width of approximately 3.7m and 1m wide gravel shoulders. The 
single width of the road requires any passing of vehicles to occur by utilising the gravel 
shoulders on either side of the road, which is typical of a rural road. 
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AustRoads Guide to Road Design provides guidance on rural road widths and the 
capacities of such roads in terms of traffic movement. The Guide recommends that single 
lane carriageway roads (such as Drummonds Lane) only be used when traffic volumes 
are less than 150 vehicles per day, and where the terrain is open.

As noted above, the proposed development will see an estimated increase of up to 106 
vehicle movements per day. This additional traffic sits comfortably under the 
recommended 150 vehicles per day recommended within the AustRoads Guide, and as 
such, it is not considered likely that the proposal will exceed the capacity of Drummonds 
Lane.

In terms of amenity impacts to be felt through additional traffic along the roadway, while 
it is acknowledged that there will be an increase of traffic compared to current conditions, 
the movement of vehicles will remain relatively infrequent and is not uncommon within 
the rural landscape.  

Consistency with planning policy 

Of key relevance in the assessment of this application are policies surrounding the 
protection and conservation of areas of environmental significance and which may be 
environmentally sensitive (such as water supply catchments), preservation of rural 
character and rural residential development.

It is considered that the proposal is consistent with relevant policy insofar as there will be 
no adverse impacts to the water supply catchment and the environment in general, the 
proposal will not exceed the capability of the land to contain such development, and the 
proposed buildings and works have been designed sensitively and are able to be sited 
to ensure minimal intrusion onto the rural landscape. 

The proposal is also consistent with policy surrounding dwellings in a rural setting, as it 
will not fragment agricultural land, will introduce an animal husbandry use on the land 
that is able to be appropriately managed, and will not result in adverse outcomes in terms 
of environmental values of the land.

The Animal Keeping and Animal Training policy at Clause 22.07 of the Planning Scheme 
includes objectives to ensure that use and development of land for this purpose does not 
impact negatively upon the environment; to protect the amenity of nearby residents; and 
to ensure good design and appropriate siting of such facilities. The policy sets out a 
number of requirements which seek to ensure that the above objectives are met. The 
proposal has been assessed against the relevant requirements of this policy as follows. 

 The site should be located 500 metres from a dwelling on another lot (a report 
undertaken by an acoustic consultant shall be submitted where all development is 
within 500 metres of an adjoining dwelling which demonstrates compliance with State 
Environment Protection Policy No. N-1.
There will be dwellings located within 500m of the proposed animal husbandry 
buildings, however an acoustic report has been provided which demonstrates 
compliance with State Environment Protection Policy N-1. The measures outlined 
within this report will form part of the conditions of any permit issued, to ensure that 
there are no adverse impacts from the proposal in terms of noise pollution.
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 The site should have an area capable of containing the development and an adequate 
area for storage and screening
The site is over 40ha in area and as such has the capacity to contain the 
development, as well as appropriate screening of all buildings. The site also has the 
capacity to contain all wastewater and other general waste to be generated by the 
proposal. 

 The maximum number of animals kept on the site (not including animals less than 6 
months old) should be assessed on the basis of the manner in which they will be 
contained, size of the parcel of land, treatment/disposal of waste, noise and odour 
attenuation, proximity of watercourses and land capability
No more than 30 horses and 50 dogs are proposed to be kept on the premises at any 
one time. The proposed buildings have been designed to accommodate this 
(maximum) number of animals accordingly. The information supplied in support of the 
application demonstrates that the site has the capacity to accommodate the proposed 
use and development appropriately in terms of land capability.  

 A management program and report assessing all environmental and amenity issues 
must be compiled by a qualified person and lodged as supporting information
Reports outlining the proposed treatment of all waste from the site, as well as acoustic 
measures required have been submitted in support of the application. 

 Animal keeping facilities should be set back a minimum of 30 metres from any road 
and setback a minimum distance of 10 metres from any dwelling on the land
The proposed setbacks for all buildings, including the dwelling, are in excess of these 
requirements with the horse husbandry and dog breeding buildings set back 318m 
and 336m respectively from Drummonds Lane, and the horse husbandry building 
50m from the proposed dwelling.

 Landscaping and screening of the site should be undertaken to the satisfaction of the 
responsible authority
A landscaping plan has been provided which indicates screening along the internal 
accessway and around each of the proposed buildings, along with screening along 
the property boundary. It is considered that this proposed landscaping will provide 
adequate screening of the site.

 All animal keeping facilities should be constructed of materials and/or components 
that prevent noise disturbance to adjoining or nearby properties by animals kept 
therein
The proposed animal husbandry buildings will incorporate noise attenuation 
measures, as recommended as part of the noise assessment submitted in support of 
the application. 

 Noise originating from animal keeping establishments should comply with State 
Environment Protection Policy (Control of Noise from Commerce, Industry and Trade) 
No N-1
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The applicant has provided a Noise Assessment Report which demonstrates that the 
proposal will be able to operate within the noise limits specified within the above 
policy.

 All animal keeping facilities should be regularly washed down and maintained in a 
clean and hygienic manner to the satisfaction of the responsible authority
This requirement can be included as a condition on any permit issued. 

 All animal waste, manure and wash down water should be treated and disposed of 
within the boundaries of the site or in an alternative manner that has no negative 
impact on the catchment
A geotechnical report regarding the treatment and dispersal of animal liquid 
wastewater has also been supplied, which outlines wastewater management 
requirements and demonstrates that this can occur fully within the lot boundaries. 
Further, conditions from Coliban Water and Goulburn Murray Water will also ensure 
that the proposal does not adversely impact the water catchment.

 All feed rooms and treatment rooms should be constructed to have impervious walls 
and floors
This can be required by condition of any permit issued.

 All animal feed should be stored in vermin proof containers
This can be required by condition of any permit issued.

 An area should be set aside for visitor parking (where required) and such an area 
should be drained, treated and maintained to the satisfaction of the responsible 
authority to minimise the emission of dust from the site.
Both the horse husbandry and dog breeding buildings incorporate areas for visitor 
parking. The proposal also includes the construction of a new internal accessway, 
which will be required to be sealed in order to reduce any dust emissions from the 
site.

 The use, including the times and methods of exercising and feeding should be at all 
times be conducted to the satisfaction of the responsible authority so as to prevent 
nuisance or disturbance to nearby properties by reason of noise, smell or otherwise.
This can be controlled via a condition of any permit issued.

 The land should not be used for displays or exhibitions attended by members of the 
public or for meetings or exhibition organised by a bona fide organisation or the like 
without the further approval of the responsible authority
The application does not propose to use the site for public events in any form. A 
condition will be included on any permit issued to this effect.

 Once operational, the animal keeping/animal training establishment should comply 
with the relevant Code of Practice issued by Agriculture Victoria
As outlined earlier within this report, the dog breeding component of the proposal will 
be required to seek approval for Commercial Dog Breeding from the Minister of 
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Agriculture. The proposal will also be required to comply with the Code of Practice for 
the Welfare of Horses.

Remaining objector concerns

 Incorrect applicant/owner details
An adjoining neighbour raised concern about the application material referring to the 
subject land as 211 Drummonds Lane. This confusion has come about as the subject 
land does not currently have a street address, and rather is known only as Lot 2 
Drummonds Lane, having been sold off from 211 Drummonds Lane in recent times. It is 
expected that if a permit is to issue, once a dwelling and the associated development is 
constructed on the land, that a formal street number will be allocated to the property. 
That the application refers to the correct parcel of land – Lot 2 – will be clear on any 
permit issued.

 Number of car parking spaces excessive for proposed use
The proposed dwelling and two buildings provide for a number of car parking spaces to 
be supplied for each. The Planning Scheme does not specify any minimum car parking 
requirements for animal husbandry, and as such, any car parking must be to the 
satisfaction of the responsible authority. Providing additional parking does not equate to 
a commercial use of the land and as discussed earlier within the report, this can be 
controlled via condition to ensure that the use does not transform beyond what may be 
approved. The car parking is considered acceptable and not a cause for concern.

 Concerns about ability for wastewater to be appropriately managed
A Land Capability Assessment and various geotechnical reports have been provided to 
demonstrate the site’s ability to contain waste generated by the proposal. The City’s 
Environmental Health Officers have reviewed the application and supporting material, 
and along with Coliban Water and Goulburn Murray Water, have provided conditional 
consent to the proposal. A number of conditions will be included on any permit issued to 
ensure that the site handles and treats waste and wastewater in an appropriate manner 
on an ongoing basis. Recent legislation introduced to assist with the protection of the 
environment and prevent harm to public health and the environment from pollution and 
waste (the Environment Protection Act 2017) will further assist in ensuring that the use 
of the land is environmentally appropriate.

 Lack of notice
As required by Section 52(1)(a) of the Planning and Environment Act 1987, notice of the 
application was given to the owners and occupiers of allotments adjoining the subject 
land. A sign was also placed on site. Whilst direct notice was not provided beyond those 
immediately adjoining the land, it is considered that the notice of the application was in 
accordance with Act and therefore acceptable, and that the sign displayed on the site 
would inform any other nearby property owners of the application. 

 Potential loss of native vegetation if Drummonds Lane requires upgrading
No removal of native vegetation is proposed as part of the application and an upgrade to 
Drummonds Lane is also not required. 
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 Impact on local wildlife
While the development of a now vacant parcel of land may displace some wildlife once 
the land is occupied, given the size of the allotment and the landscape in general, it is 
not seen to be a significant or unacceptable risk.

 Potential for stallions to be kept on property which will impact upon other horses in 
the area

The application does not make clear whether any stallions are to be kept on the property 
at any time, and it is noted that stallions are a difficult animal to manage. In order to 
ensure that there are no impacts to adjoining horse owners from the potential for a stallion 
to be kept on the property, a condition can be included on any permit issued to restrict 
the possibility of this occurring.

Conclusion

While the proposal contains elements which are not necessarily typical in a rural 
landscape, the use and development of the land as outlined is consistent with the 
objectives and requirements of both the Rural Conservation Zone and Environmental 
Significance Overlay, as well as relevant planning policy, and that the threats to amenity 
which many of the objections to the application outline are able to be appropriately 
mitigated to ensure that there are no adverse impacts to nearby land owners and 
occupiers. Approval of the application is therefore recommended. 

Options

Council, acting as the responsible authority for administering the Planning Scheme, 
may resolve to: grant a permit, grant a permit with conditions, or refuse to grant a 
permit.

Proposed Notice of Decision Conditions

1. MODIFIED PLAN REQUIRED
Before the use and/or development start(s), amended plans to the satisfaction of the 
responsible authority must be submitted to and approved by the responsible authority.  
When approved, the plans will be endorsed and will then form part of the permit.  The 
plans must be drawn to scale with dimensions. The plans must be generally in 
accordance with the plans submitted with the application but modified to show:
(a) Revised plans to show 1.8m high fencing around outdoor dog exercise areas and 

1.8m high perimeter fencing around dog breeding building around in accordance with 
condition 10 and 13

2. NO LAYOUT ALTERATION
The use and/or development permitted by this permit as shown on the endorsed plan(s) 
and/or described in the endorsed documents must not be altered or modified (for any 
reason) except with the prior written consent of the responsible authority.

3. GENERAL DRAINAGE – BUILDINGS & HOUSES
The proposed building(s) and works must be drained to the satisfaction of the City of 
Greater Bendigo as the responsible drainage authority.
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4. INTERNAL DRIVEWAY AND ACCESS
Prior to the commencement of any construction, internal driveways must be constructed 
to an all weather standard to accommodate emergency vehicles, and the new entrance 
from Drummonds Lane must be constructed in accordance with the Infrastructure Design 
Manual.

5. USE OF CAR PARKING AREAS
Areas set aside for the parking and movement of vehicles as shown on the endorsed plan 
must be made available for such use and must not be used for any other purpose.

6. ELECTRICITY SUPPLY
The dwelling must be connected to a reticulated electricity supply or have an alternative 
energy source to the satisfaction of the responsible authority.

7. LANDSCAPING WORKS
Before the occupation of the development or by such later date as is approved by the 
responsible authority in writing, the landscaping works shown on the endorsed plans must 
be carried out and completed to the satisfaction of the responsible authority.

8. LANDSCAPING MAINTENANCE
The landscaping shown on the endorsed plans must be maintained to the satisfaction of 
the responsible authority, including that any dead, diseased or damaged plants are to be 
replaced.

9. NUMBER OF ANIMALS
No more than 50 dogs and 30 horses are to be kept on the subject land at any time, 
including those belonging to the operator under this permit.

Any stallions to be kept on the land in association with the horse husbandry use must be 
appropriately paddocked and managed at all times to the satisfaction of the responsible 
authority.

10. DOG EXERCISE AREA
Any portion of the land where dogs are to be exercised must be enclosed with a chain 
wire mesh fence 1.8 metres high or other fencing approved by the responsible authority.  
Such fencing must be provided prior to the commencement of the use permitted by this 
permit and maintained to the satisfaction of the responsible authority.

11. KENNEL FLOOR
The floor or the ground under the kennels must be constructed of an impervious material 
to assist with cleaning and drainage and where possible drained to appropriate floor 
waste gully to collect wash down water.  Such wash down water would be best treated 
through an appropriate septic waste system.

12. SECURITY
The kennel buildings must be able to be securely locked.

13. FENCING
An external perimeter fence of at least 1.8 metres high must be established around the 
dog breeding facility to prevent the escape of animals.

14. WASTE REMOVAL
Untreated animal waste must not be stored on site and must be disposed of to the 
satisfaction of the responsible authority.
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Solid animal waste must be separated from liquid animal waste.

15. KENNEL WASHDOWN
The kennels must be regularly washed down and maintained in a hygienic manner to the 
satisfaction of the responsible authority.

16. WASTE WATER
All washdown water, waste water or water, effluent or polluted drainage which has been 
in contact with dog excrement or putrescible matter must not be allowed to discharge 
beyond the boundaries of the subject land or directly or indirectly into any watercourse.

17. FEED STORAGE
All feed shall be stored in vermin proof containers.

18. NOISE EMISSIONS
Noise emissions from the site at all times must generally comply with Environment 
Protection Authority’s guidelines.

The recommended management conditions and acoustic treatments contained within the 
Noise Impact Assessment prepared by Acoustic Logic, Revision 1, dated 19 May 2021 
must be carried out to the satisfaction of the responsible authority.

19. ACOUSTIC TESTS
Within 3 months of the dog breeding use commencing, the permit holder must have 
carried out by a suitably qualified acoustic consultant to the satisfaction of the responsible 
authority, a series of noise tests (measured at appropriate locations).  The results of the 
noise tests should confirm that the use is being conducted in a manner so that noise 
emissions do not exceed EPA requirements, and are consistent with the 
recommendations set out in the Noise Impact Assessment prepared by Acoustic Logic, 
Revision 1, dated 19 May 2021.  A copy of the results of the tests and any 
recommendations arising there from must be provided to the responsible authority and 
any recommendations must be carried out to the satisfaction of the responsible authority 
and the EPA.

20. PUBLIC EVENTS
The land should not be used for displays or exhibitions attended by members of the public 
or for meetings or exhibitions organised by a bona fide organisation or the like without 
the further approval of the responsible authority.

21. AMENITY
The use of the land, including the times and methods of exercising and feeding of animals 
should be at all times be conducted to the satisfaction of the responsible authority so as 
to prevent nuisance or disturbance to nearby properties by reason of noise, smell or 
otherwise.

22. COLIBAN WATER
(a) Prior to the commencement of the construction of buildings or other works, the Land 

Capability Assessment, 1100-260820-Ocl, prepared by The 4 Spheres Pty Ltd, and 
dated 20 October 2020, must be endorsed under the permit.

(b) The disposal area, and any recommendations for fencing or the prevention of 
trafficable access to the disposal area, which are set out in the Land Capability 
Assessment, must be shown on the site plans that form part of the permit.

(c) The wastewater treatment system and disposal area must be installed, and, at all 
times, must be operated and managed, in accordance with the endorsed Land 
Capability Assessment and the council-issued septic tank permit.
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23. GOULBURN MURRAY WATER
(a) All construction and ongoing activities must be in accordance with sediment control 

principles outlined in ‘Construction Techniques for Sediment Pollution Control’ (EPA, 
1991).

(b) No buildings are to be constructed within 30 metres of a waterway.
(c) A 30 metre wide buffer strip of native vegetation must be established and maintained 

either side of the waterway that traverses the southern area of the subject land. Stock 
must be prevented from having access to this area.

(d) All domestic wastewater from the dwelling, dog kennels and horse stables must be 
treated to a standard of at least 20mg/L BOD and 30mg/L suspended solids using a 
package treatment plant or equivalent. The system must be an EPA approved 
system, installed, operated and maintained in accordance with the relevant EPA 
Code of Practice and Certificate of Conformity.

(e) The wastewater disposal area must be located at setback distances of at least 60m 
from the nearest waterway or dam, 20 metres from any bores and 40 metres from 
any drainage lines.

(f) The wastewater disposal area must be kept free of stock, buildings, driveways and 
service trenching and must be planted with appropriate vegetation to maximise its 
performance. Stormwater must be diverted away. A reserve wastewater disposal 
field of equivalent size to the primary disposal field must be provided for use in the 
event that the primary field requires resting or has failed.

(g) No faecal waste material from the dogs or horses or any stormwater containing faecal 
matter is to be discharged to any waterways or dams on waterways.

(h) Solid faecal waste must be collected from the dog kennels and horse stables and 
either composted on site or transported off-site to the satisfaction of council’s 
Environmental Health Department.

(i) Any on-site disposal system for wastewater or faecal waste material from the 
pens/kennels must be located at least 60m from the nearest waterway or dam on a 
waterway.

24. EXPIRY OF PERMIT
This permit will expire if the development permitted by the this permit is not completed 
within 2 years from the date hereof.  The time within which the development must be 
completed may be extended, on written request to the responsible authority, before or 
within 6 months after the expiry of this permit where the development has not yet started 
or 12 months where the development has commenced.

Environmental Health Notes – 
 Before a building permit is issued for the dwelling a Permit to Install an Onsite 

Wastewater Management System must be issued by Council. 
 Wastewater from the proposed swimming pool shall not be disposed of into or 

nearby the Onsite Wastewater Management System infrastructure. 
 It is recommended that composting is undertaken in accordance with EPA 

Publication Designing, constructing and operating composting facilities 
Publication 1588.1* June 2017
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16.6. 149 Williamson Street, Bendigo 3550 - Subdivide Land into 4 lots and 
Development of 4 Dwellings

Author Shannon Rosewarne, Senior Statutory Planner
Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Summary/Purpose

Application details: Subdivide land into 4 lots and development of 4 dwellings
Application No: DSD/237/2021
Application 
Documents:

Application Documents

Applicant: Coh-Create Pty Ltd
Land: 149 Williamson Street, BENDIGO 3550
Zoning: General Residential Zone 

Adjoins Road Zone 2 
Overlays: Heritage Overlay 5 
No. of objections: 1
Consultation meeting: A consultation meeting was not held but written 

correspondence was undertaken with between the applicant 
and objector. 

Key considerations:  Planning policy

 Heritage impacts 

 Neighbourhood character 

 Rescode compliance 

 Objection received
Conclusion: It is considered the proposal represents an unacceptable 

planning outcome, taking into considerations the relevant 
requirements of the Greater Bendigo Planning Scheme.
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RECOMMENDATION
Pursuant to section 61 of the Planning and Environment Act (1987), Council issue a 
Notice of Decision to Refuse to Grant a Permit to subdivide land into 4 lots and 
development of 4 dwellings at 149 Williamson Street, BENDIGO 3550 on following 
grounds:

1. The development will adversely impact the significance and appearance of the 
heritage place, contrary to Clauses 15.03-1S, 21.08, 22.06 and 43.01 of the 
Greater Bendigo Planning Scheme. 

2. The proposal does not comply with ResCode (Clauses 55.02-1, 55.03-1, 55.03-2, 
55.03-8, 55.03-9,55.04-1, 55.04-2,55.05-4, 55.05-5, 55.06-1, 56.03-5 and 56.04-
2 of the Greater Bendigo Planning Scheme). 

3. The proposal is inconsistent with the purposes of Clause 32.08 (General 
Residential Zone) and Clause 15.01-5S which call for new development to respect 
neighbourhood character.

MOTION

Moved: Cr Julie Sloan
Seconded: Cr Vaughan Williams

Pursuant to section 61 of the Planning and Environment Act (1987), Council issue a Notice of 
Decision to Grant a Permit to subdivide land into 4 lots and construct 4 dwellings at 149 
Williamson Street, BENDIGO 3550 subject to the following conditions:

1. MODIFIED PLAN REQUIRED
Before the development starts, amended plans to the satisfaction of the responsible 
authority must be submitted to and approved by the responsible authority.  When 
approved, the plans will be endorsed and will then form part of the permit.  The plans 
must be drawn to scale with dimensions. The plans must be generally in accordance 
with the plans submitted with the application but modified to show:
(a) Site area correctly shown
(b) Deletion of the masonry front fences which are parallel to the road within the front 

setbacks of Dwellings 1 and 2
(c) Sill heights for highlight windows for habitable rooms to be a minimum of 1.7m 

above floor level 
(d) Screening where shown on the north west and south east elevations is to be no 

more than 25 percent transparent.  
(e) The grade of the driveway to be 1:20 for the first 6 metres inside the property line 

as per AS/NZ 2890.1:2004 Cl.33
(f) Garage doors widened to 6 metres to comply with AS/NZ 2890.1:204 Fig. 5.4 for 

a B85 vehicle

2. NO LAYOUT ALTERATION
The use and development permitted by this permit as shown on the endorsed plans 
and/or described in the endorsed documents must not be altered or modified (for any 
reason) except with the prior written consent of the responsible authority.
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3. ISSUE OF TITLE
Prior to the commencement of the subdivision and development permitted by this 
permit, a Statement of Compliance must be issued for Planning Permit AM/722/2019/B 
and a separate title issued for Lot 5 (the subject site).

4. STREET TREES
(a) No street trees are permitted to be removed unless prior written consent has been 

obtained from the City of Greater Bendigo’s Arborist.
(b) In the event that approval is granted to remove street trees, the amenity value of 

any tree(s) will be determined by the City of Greater Bendigo’s Arborist in 
accordance with the City’s Urban Tree Management Policy and applied to these 
City assets. All costs must be paid to the City before the commencement of any 
street tree removal.  

(c) No works are permitted inside the Tree Protection Zones of trees for retention 
without the prior written approval of the City of Greater Bendigo’s Arborist.   

(d) Where street trees are to be retained and are located within the vicinity of the 
development works, Tree Protection Zones must be established in accordance 
with AS4970 – ‘Protection of trees on development sites’ for the duration of any 
works to the satisfaction of the responsible authority and tree protection 
requirements must be met as outlined within the City’s Tree Protection Fact Sheet 
to the satisfaction of the responsible authority. 

5. LANDSCAPE PLAN REQUIRED
Before the development starts, a landscape plan to the satisfaction of the responsible 
authority must be submitted to and approved by the responsible authority.  When 
approved, the plan will be endorsed and will then form part of the permit. The plan must 
be drawn to scale with dimensions. The plan must show:
(a) A survey (including botanical names) of all existing vegetation to be retained 

and/or removed
(b) Details of surface finishes of pathways and driveways
(c) Planting schedule of all proposed trees, shrubs and ground covers, including 

botanical names, common names, pot sizes, sizes at maturity, and quantities of 
each plant

6. COMPLETION OF LANDSCAPING
Before the occupation of the development starts or by such later date as is approved 
by the responsible authority in writing, the landscaping works shown on the endorsed 
plans must be carried out and completed to the satisfaction of the responsible authority.

7. LANDSCAPING MAINTENANCE
The landscaping shown on the endorsed plans must be maintained to the satisfaction 
of the responsible authority, including that any dead, diseased or damaged plants are 
to be replaced.

8. SUSTAINABLE DESIGN ASSESSMENT
(a) Prior to the endorsement of plans, the Built Environment Sustainable Scorecard 

(BESS), project number C4880FCB dated 19/4/2021 submitted for assessment 
must be amended to the satisfaction of the responsible authority to include the 
following:
(i) An overall score of 50% or higher and have ‘pass’ rates of 50% for the Energy, 

Water and IEQ categories and 100% for the Stormwater category.
(ii) Justification for the points claimed in management and innovation sections. 

(Providing internal courtyards, achieving 10 minute neighbourhood 
requirements and creating clear frontages etc are not considered innovative)
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(iii) All commitments proposed within the BESS and STORM reports are to be 
notated on plan including:
a. The WELS ratings of fittings, fixtures connections
b. The size and location of any proposed rain water tanks, roof areas to be 

connected to tanks and toilets and court yards gardens to be connected 
to the tanks to achieve STORM requirements on site

c. The star rating and location of electric how water units, reverse cycle air 
conditioning systems

d. Double glazing to all habitable room windows
e. Location of clothes lines, food production areas.

When submitted and approved to the satisfaction of the responsible authority, the 
amended BESS and submitted STORM report along with associated notated 
plans will be endorsed to form part of this permit.

(b) Prior to the commencement of occupation, a Building Users Guide must to 
prepared to the satisfaction of and submitted to the responsible authority for 
approval.

(c) Prior to the commencement of occupation or issue of Statement of Compliance, 
whichever comes first, of any dwelling approved under this permit, a report from 
the author of the BESS report approved pursuant to this permit, or suitably 
qualified person or company, must be submitted to the responsible authority. The 
report must be to the satisfaction of the responsible authority and must have 
photographic evidence to confirm that all measures specified in the BESS and 
STORM reports have been implemented in accordance with the approved plan. 
The report must include the final NatHERS certificates (or alternative NCC 
compliance methodology documentation) for the dwellings in the development for 
review by the responsible authority. 

9. GENERAL EXTERIOR TREATMENT
The exterior treatment of the buildings permitted by this permit including all exterior 
decoration, materials, finishes and colours must be to the satisfaction of the 
responsible authority.  The exterior treatment of the building(s) must be maintained to 
the satisfaction of the responsible authority.  

10. REFRIGERATION & AIR-CONDITIONING EQUIPMENT  
Any equipment required for refrigeration, air-conditioning, heating and the like must be 
suitably insulated for the purpose of reducing noise emissions and must be located so 
as to not be highly visible from the street to the satisfaction of the responsible authority.

11. CONSTRUCTION PHASE
All activities associated with the construction of the development permitted by this 
permit must be carried out to the satisfaction of the responsible authority and all care 
must be taken to minimise the effect of such activities on the amenity of the locality.

12. NO MUD ON ROADS
In the event of mud, crushed rock or other debris being carried onto public roads or 
footpaths from the subject land, appropriate measures must be implemented to 
minimise the problem to the satisfaction of the responsible authority.

13. CONSTRUCTION MANAGEMENT PLAN
Prior to the commencement of development, a Construction Management Plan (CMP) 
must be submitted to, and approved in writing by, the responsible authority.  The CMP 
must include, but not be limited to:
(a) Dust management including techniques to prevent mud and dirt being transported 

from the site to adjacent streets
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(b) Any impacts upon adjacent roads and pedestrian walkways and providing for 
adequate movement and circulation of vehicles and pedestrians adjacent to the 
land during the construction phase;

(c) Proposed parking and standing locations for construction vehicles and 
construction workers vehicles; 

(d) Temporary fencing works;
(e) A communication strategy for advising the responsible authority and residents of 

key stages/events (including their timing and duration) in the construction 
program of the development;

(f) A liaison officer for contact by residents and the responsible authority in the event 
of relevant queries or problems experienced.

The development must be undertaken in accordance with the approved CMP to the 
satisfaction of the responsible authority.

14. DETAILED DRAINAGE PLANS
Prior to the certification of the plan of subdivision under the Subdivision Act 1988, plans 
to the satisfaction of the responsible authority must be submitted to and approved by 
the responsible authority.  When approved, the plans will be endorsed and then will 
form part of the permit.  The plans must be drawn to scale with dimensions.  The plans 
must include:
(a) Underground drainage
(b) Direction of stormwater run off 
(c) A point of discharge 
(d) Water quality
(e) Stormwater detention

15. CONSTRUCTION OF WORKS
Prior to the Roadworks, drainage and other civil works must be constructed in 
accordance with the City of Greater Bendigo Infrastructure Design Manual and plans 
and specifications approved by the Responsible Authority and must include:
(a) Underground drainage

16. SECTION 173 AGREEMENT – ON SITE DETENTION SYSTEM
Prior to the issue of a Statement of Compliance, the applicant/owner must enter into 
an agreement under section 173 of the Planning & Environment Act 1987.  

Such agreement must covenant that:
(a) The owner will maintain each on-site treatment system and/or detention system 

and not modify without prior written approval from the responsible authority. 
(b) The owner shall allow duly authorised officers of the responsible authority to 

inspect the systems at mutually agreed times.
(c) The Owner will pay for all costs associated with the construction and maintenance 

of each on-site detention system and/or treatment system.

17. CITY OF GREATER BENDIGO ASSETS
Before the development starts, the owner or developer must submit to the responsible 
authority a written report and photos of any prior damage to public infrastructure.  Listed 
in the report must be the condition of kerb & channel, footpath, seal, street lights, signs 
and other public infrastructure fronting the property and abutting at least two properties 
either side of the development.  Unless identified with the written report, any damage 
to infrastructure post construction will be attributed to the development.  The owner or 
developer of the subject land must pay for any damage caused to any public 
infrastructure caused as a result of the development or use permitted by this permit.
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18. VEHICLE CROSSINGS
Vehicular access to the subject land from any roadway or service lane (and vice versa) 
must be by way of a vehicle crossing constructed at right angles to the road, to suit the 
proposed driveway and vehicles that will use the crossing. The driveway between the 
property boundary and the kerb must be constructed in accordance with the 
Infrastructure Design Manual. Any existing kerb layback not used must be removed 
and the kerb reinstated. Any existing driveway not used must be removed and the 
nature strip reinstated. A Works within Road Reserves permit must be obtained from 
the City of Greater Bendigo Engineering Department prior to any work commencing in 
the road reserve.

19. SEALED CAR PARK
Areas set aside for the parking of vehicles together with the aisles and drives must be 
properly formed to such levels that they can be utilised in accordance with the endorsed 
plan and must be drained and provided with an impervious all weather seal coat.  The 
areas must be constructed, drained and maintained in a continuously useable condition 
to the satisfaction of the responsible authority.

20. USE OF CAR PARKING AREAS
Areas set aside for the parking and movement of vehicles as shown on the endorsed 
plan must be made available for such use and must not be used for any other purpose.

21. PEDESTRIAN SIGHTLINES
The subdivision/development must ensure sight lines at the driveway exit comply with 
Clause 52.06-9 of the Greater Bendigo Planning Scheme.

22. FENCING OF SITE
The fence(s) as shown on the endorsed plans(s) must be erected and maintained to 
the satisfaction of the responsible authority.

23. TELECOMMUNICATIONS
(a) The owner of the land must enter into an agreement with:

 A telecommunications network or service provider for the provision of 
telecommunication services to each lot shown on the endorsed plan in 
accordance with the provider’s requirements and relevant legislation at the 
time; and

 A suitably qualified person for the provision of fibre ready telecommunication 
facilities to each lot shown on the endorsed plan in accordance with any 
industry specifications or any standards set by the Australian Communications 
and Media Authority, unless the applicant can demonstrate that the land is in 
an area where the National Broadband Network will not be provided by optical 
fibre.

(b) Before the issue of a Statement of Compliance for any stage of the subdivision 
under the Subdivision Act 1988, the owner of the land must provide written 
confirmation from:
 A telecommunications network or service provider that all lots are connected to 

or are ready for connection to telecommunications services in accordance with 
the provider’s requirements and relevant legislation at the time; and

 A suitably qualified person that fibre ready telecommunication facilities have 
been provided in accordance with any industry specifications or any standards 
set by the Australian Communications and Media Authority, unless the 
applicant can demonstrate that the land is in an area where the National 
Broadband Network will not be provided by optical fibre.
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24. AUSNET SERVICES (GAS)
The plan of subdivision submitted for certification must be referred to AusNet Services 
(Gas) in accordance with section 8 of the Subdivision Act 1988.

25. POWERCOR
(a) This letter shall be supplied to the applicant in its entirety.
(b) The plan of subdivision submitted for certification under the Subdivision Act 1988 

shall be referred to the Distributor in accordance with Section 8 of that Act. 
(c) The applicant shall provide an electricity supply to all lots in the subdivision in 

accordance with the Distributor’s requirements and standards. 
Notes: Extension, augmentation or rearrangement of the Distributor’s electrical 
assets may be required to make such supplies available, with the cost of such 
works generally borne by the applicant. 

(d) The applicant shall ensure that existing and proposed buildings and electrical 
installations on the subject land are compliant with the Victorian Service and 
Installation Rules (VSIR). 
Notes: Where electrical works are required to achieve VSIR compliance, a 
registered electrical contractor must be engaged to undertake such works. 

(e) Any buildings/structures must comply with the clearances required by the 
Electricity Safety (Installations) Regulations.

(f) Any construction work must comply with Energy Safe Victoria’s “No Go Zone” 
rules. 

(g) The applicant shall establish easements on the subdivision, for all existing 
Distributor electric lines where easements have not been otherwise provided on 
the land and for any new powerlines to service the lots or adjust the positioning 
existing easements. Notes: 
 Existing easements may need to be amended to meet the Distributor’s 
requirements  Easements required by the Distributor shall be specified on the 
subdivision and show the Purpose, Origin and the In Favour of party as follows:

Easement 
reference

Purpose Width
(metres)

Origin Land 
Benefited/In 

favour of
Power Line Section 88 – 

Electricity 
Industry 
Act 2000

Powercor 
Australia 
Ltd.

26. COLIBAN WATER
(a) The owner is required to provide reticulated water and sewerage services to each 

of the lots within the subdivision and comply with any requirements arising from 
any effect of the proposed development on Coliban Water assets.  Services are 
to be provided and where necessary, amendments may be required to the 
existing water supply service pipes and the property service drains in accordance 
with our specifications.

(b) A Coliban Water sewer main currently traverses Lots 3 & 4. The owner is required 
to reach agreement with Coliban Water for any proposed structure over or 
adjacent to the existing sewer main which traverses Lots 3 & 4 and comply with 
the requirements of a Buildover agreement for the proposed works. Agreement 
may be reached with Coliban Water for this section of sewer main to be renewed 
or diverted clear of a building envelope/footprint. 

(c) Prior to Coliban Water issuing a Certificate of Compliance for the subdivision, 
metered water supply services are required to be constructed into Lots 1-4 of this 
subdivision for the provision of water supply. 
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(d) Applications through Coliban Water’s Consent to Connect Process are required 
prior to any property drain being amended and/or connected to Coliban Water 
sewer assets and the water service and meter assemblies required to be located 
in the common area according to Coliban Water conditions. 

(e) All private works for water supply and sanitary drainage must be constructed in 
accordance with the National Plumbing and Drainage Code of Australia being AS 
3500, the MRWA Water Metering & Servicing Guidelines 2020 and any specific 
conditions of Coliban Water. 

(f) All Coliban Water assets within the development site, are required to be protected 
by registered easements created in favour of Coliban Region Water Corporation 

27. COMPLETION OF DEVELOPMENT
Before a statement of compliance is issued for the subdivision:
 The dwelling(s) approved under this permit must be constructed to a state of 

practical completion to the satisfaction of the responsible authority; or
 The owner must enter into an agreement under section 173 of the Planning & 

Environment Act 1987 that covenants that the lots created by the subdivision will 
only be developed in accordance with the plans endorsed under this permit.  The 
agreement will end upon completion of the development shown on the endorsed 
plans.

28. EXPIRY OF THE PERMIT - SUBDIVISION AND DWELLINGS
This permit will expire if:
(a) The plan of subdivision is not certified within two years from the date of this 

permit; or
(b) The subdivision is not completed within five years from the date of certification 

of the plan of subdivision; or
(c) Construction of the approved dwellings is not completed within 7 years from the 

date of this permit.
The responsible authority may extend the time for certification of the plan, or for the 
completion of the dwellings, if a request is made in writing before the permit expires or 
thereafter, within the period allowed by section 69 of the Planning and Environment Act 
1987.

City of Greater Bendigo Engineering Note
A Works within Road Reserves permit must be obtained from the City of Greater Bendigo 
Engineering Department prior to any work commencing in the road reserve.

CONSENT FOR WORK ON ROAD RESERVES
The applicant must comply with:
(a) The Road Management Act 2004,
(b) Road Management (Works and Infrastructure) Regulations 2005, and
(c) Road Management (General) Regulations 2005
with respect to any requirements to notify the coordinating authority and/or seek consent from 
the coordinating authority to undertake “works” (as defined in the Act) in, over or under the road 
reserve.  The responsible authority in the inclusion of this note on this planning permit is not 
deemed to have been notified of, or to have given consent, to undertake any works within the 
road reserve as proposed in this permit.

CARRIED
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Policy Context
Community Plan Reference: 
City of Greater Bendigo Community Plan 2017-2021: 

 Goal 4 Presentation and managing growth 

 Goal 6 Embracing our culture and heritage

Attachments
1. Planning Assessment Report
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Attachment 1 - DSD 237 2021 149 Williamson Street Planning Assessment Report
PLANNING ASSESSMENT REPORT

Background Information

Council approved a five lot subdivision of the subject site and 3 Harcourt Street which 
adjoins it to the rear (Planning Permit AM/722/2019/B). This subdivision will create the 
new title for the subject site, although it is noted that a plan has not yet been certified or 
registered at the Land Titles Office. 

Figure 1:  Plan of subdivision which will create the lot for the subject site approved under permit 
AM/722/2019/B

Report

Subject Site and Surrounds

The site is located on the north eastern side of Williamson Street in Bendigo. It has an 
area of approximately 1,009 square metres and is rectangular shaped with a frontage of 
18 metres to Williamson Street. The site is currently vacant and was formerly occupied 
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by a single storey weatherboard constructed in the 1950s, which was demolished earlier 
this year under an emergency Building Order. 

The adjoining land to the south east (151 Williamson Street) is developed with three 
detached single storey brick units dating to the 1980s, with a front setback of 
approximately 7.3 metres. The adjoining land to the north west (147 Williamson Street) 
is developed with a single storey weatherboard Federation era dwelling, dating to 1915, 
and a second dwelling at the rear of it constructed at a later date, on a lot of approximately 
1,010 square metres, with a front setback of approximately 5.3 metres. 

The surrounding residential area predominantly comprises a mix of single storey 
detached dwellings and medium density developments with pitched roofs constructed of 
brick or weatherboard. The site forms part of a heritage precinct and there are a number 
of contributory dwellings in the vicinity of the site.  

Williamson Street contains an avenue of street trees, including mature Plane trees on 
both sides of the street and there is a bitumen footpath within the naturestrip adjacent to 
the site.

Figure 2:  Location map showing subject site.  Objector’s property is marked with a star.

Figure 3:  Aerial photograph showing subject site and surrounds. 

Proposal
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The proposal is for the construction of four dwellings with associated works and a four 
lot subdivision with a common property driveway. 

The design of the dwellings is contemporary and features gable roof forms. Proposed 
materials include masonry blockwork, lightweight timber cladding, metal cladding, and 
vertical battens. 

The proposed development would have a maximum height of 7.2 metres at the front of 
the development, with a maximum overall height of 9.9 metres to natural ground level. 

Dwellings 1 and 2 would comprise 3 levels as follows:
 Basement level - double garage, laundry, store and lift.
 Ground floor level – master bedroom with ensuite, living area, kitchen, power room.
 First floor level – 2 bedrooms, bathroom, 2 balconies. Dwelling 1 would contain an 

extra bathroom on this level whilst Dwelling 2 would have a study.

Dwellings 3 and 4 would be built over 2 levels and comprise: 
 Ground level/basement – double garage, laundry, store, lift, lounge, bathroom and 

covered outdoor area.
 First Floor – 2 bedrooms, ensuite, bathroom, kitchen, dining, living room and balcony.

Vehicle access to the site is proposed via a shared driveway off Williamson Street 
contained within common property, leading to the basement car park where a double 
garage is proposed for each of the dwellings. 

The proposed subdivision would create the following lots: 
Lot 1 – 212.3 square metres
Lot 2 – 212.3 square metres
Lot 3 – 289.7 square metres 
Lot 4 – 289.7 square metres
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Figure 4:  Proposed site layout plan

Figure 5: Proposed basement level  
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Figure 6: Proposed ground floor level

  Figure 7: Proposed first floor level

Figure 8: South west (Williamson Street) elevation for Dwellings 1 & 2 
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Figure 9: North east (rear) elevations for Dwellings 3 & 4

Figure 10: North west elevation 

Figure 11: South east elevation

Figure 12: Streetscape view
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Figure 13: Perspective images of Dwellings 1 & 2 from Williamson Street

Figure 14: Perspective images of Dwellings 3 & 4 from the rear of the site

Planning Controls - Greater Bendigo Planning Scheme

The following clauses are relevant in the consideration of this proposal:

State Planning Policy Framework 

 Clause 11 Settlement 

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 340 of 397

 Clause 11.01-1S Settlement
 Clause 11.01-1R Settlement – Loddon Mallee South
 Clause 15.01-3S Subdivision design
 Clause 15.01-2S Building design
 Clause 15.01-5S Neighbourhood character
 Clause 15.02-1S Energy and resource efficiency 
 Clause 15.03-1S Heritage conservation
 Clause 16.01 Residential development
 Clause 16.01-1S Integrated Housing
 Clause 16.01-3S Housing diversity

Municipal Strategic Statement 

 Clause 21.05 Compact Greater Bendigo
 Clause 21.08 Environment 

Local Planning Policies

 Clause 22.06 Heritage Policy 
 Clause 22.10 Environmentally Sustainable Development Policy 

Other Provisions

 Clause 32.08 General Residential Zone
 Clause 43.01 Heritage Overlay 
 Clause 52.06 Car parking 
 Clause 55 Two or more dwellings on a lot
 Clause 56 Residential subdivision 

Permit Triggers

The need for a planning permit is triggered by:

 Clause 32.08-3 of the General Residential Zone, which states that a permit is required 
to subdivide land.

 Clause 32.08-6 of the General Residential Zone, which states that a permit is required 
to construct more than one dwelling on a lot and that a development must meet the 
requirements of Clause 55.

 Clause 43.01-1 of the Heritage Overlay which states a permit is required to subdivide 
land, construct a building/carry out works, and demolish and construct a fence.

Consultation/Communication
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Referrals

The following authorities and internal departments have been consulted on the 
proposal:

Referral Comment

Powercor No objection subject to conditions

Coliban Water No objection subject to conditions

Tenix No response received. 

Heritage Advisor The proposal is not supported in its current form due to concerns 
the visual bulk of the upper level will be a dominant element in the 
streetscape, the vehicle access treatment and the proposed fencing 
treatment of the front setback.

Traffic Engineer No objection subject to conditions. Noted that whilst the allowance 
within the basement level for vehicle turning movements is 
acceptable, maneuvering to exit from garages of Dwellings 3 and 4 
will be tight. 

The garage doors must be widened to 6.0 metres to provide better 
access and comply with AS/NZ 2890.1-2004 Fig 5.4 for a B85 
vehicle.
 The driveway between the property boundary and the kerb must 

be constructed in accordance with the Infrastructure Design 
Manual.

 The subdivision/development must ensure sight lines at the 
driveway exit comply with Clause 52.06-9. 

 The grade of the driveway must be 1:20 for the first 6 metres 
inside the property line as per AS 2890.1:2004, cl 3.3. This 
allows the driver to see pedestrians over the bonnet as they 
come up driveway the ramp.

 Any works, including the driveway, within the Tree Protection 
Zone requires approval from Council’s Parks Department.

 Any existing kerb layback and driveway not used must be 
removed and the kerb and naturestrip reinstated.

 All vehicles must enter and exit the site in a forward direction.
 Any change in grade transition of the driveway must comply with 

AS 2890.1:2004, cl 2.5.3(e). This will even out the grade 
changes making it less likely for a car to scrape. Ground 
clearance can be checked using the method specified in AS 
2890.1:2004, Appendix C for a B99 vehicle.

 The driveway needs to be common property to provide for 
satisfactory vehicle access.

 A “Works Within Road Reserve Permit” must be obtained from 
Council’s Engineering Department prior to commencing any 
work outside the property boundary on the road reserve

Drainage Engineer No objection subject to conditions requiring detailed drainage plans, 
construction of underground drainage, a S173 Agreement in relation 
to the drainage system for the development. 
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Referral Comment

Environmental 
Sustainability Officer

Recommended some further changes to the Sustainability Report 
submitted and details of any sustainability measures proposed to be 
shown on the final plans.

Parks & Open Space Noted that there are street trees that will be impacted upon with this 
proposal. (The plans show 2 trees are proposed to be removed.) 

The amenity values must be determined with the City Arborist and 
full amenity values will be applied to these City assets. No removals 
are permitted without the City Arborist approval and all costs must 
be paid to the City.

No works are to be undertaken inside the Tree Protection Zones of 
trees to be retained without the direct approval of the City Arborist.

Public Notification

The application was advertised by way of notice on the site and letters to adjoining and 
nearby owners and occupiers.

As a result of advertising, 1 objection was received, with the grounds of objection 
being:

 Concern about impact on privacy to adjoining property at 2/147 Williamson Street and 
request for frosting of windows with an outlook to this property to address this. 

The objection is discussed below. Correspondence between the applicant and objector 
was undertaken, however the objection was not withdrawn. 

Planning Assessment

Planning Policy

The site at 149 Williamson Street, Bendigo is identified as being within the urban growth 
boundary and is located close to the city centre within an established residential area. 

The location of the site is well placed to take advantage of services, utilities, existing 
open space and recreation facilities, schools, public transport and sustainable transport 
modes such as walking and cycling. The proposal is supported by Clause 16 (Housing) 
of the Planning Policy Framework which seeks to encourage infill development within 
appropriate locations. 

The proposal is supported by Clause 21.05-3 (10-minute neighbourhoods) of the MSS 
which seeks to promote neighbourhoods where people can access many of their daily 
needs within a 10 minute walk or cycle trip from where they live. Clause 21.05-4 (Housing 
density and diversity) of the MSS also encourages development that provides greater 
choice in housing types and densities that respond to community needs. The proposal is 
consistent with this policy objective.
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From a strategic planning perspective, there is no dispute that the site is appropriately 
located for higher density development close to the city centre, in an area which is well 
serviced by existing infrastructure and facilities. 

However, consideration must also be given to the site’s context and the appropriateness 
of the design response, taking into account the site’s location within a heritage precinct 
and the existing neighbourhood character.

Clause 15.01-5S (Neighbourhood character) of the Planning Scheme seeks to ensure 
development contributes to existing or preferred neighbourhood character and ensures 
that development responds to its context and reinforces a sense of place and the valued 
features and characteristics of the local environment and place by emphasising the:
 Pattern of local urban structure and subdivision.
 Underlying natural landscape character and significant vegetation.
 Heritage values and built form that reflect community identity.

Clause 15.03-1S (Heritage conservation) aims to ensure the conservation of places of 
heritage significance. Relevant strategies to achieve this objective include encouraging 
appropriate development that respects places with identified heritage values and creates 
a worthy legacy for future generations, retaining those elements that contribute to the 
importance of the heritage place and ensuring an appropriate setting and context for 
heritage places is maintained or enhanced.

Clause 22.06 (Heritage Policy) sets out objectives which include the need to ensure that 
Greater Bendigo’s heritage assets are maintained and protected and to ensure 
developments are sympathetic with the appearance and character and maintain the 
significance of heritage places.  

There are concerns that the proposal will adversely impact the existing neighbourhood 
character and the significance of the heritage precinct. These matters are discussed in 
detail below. 

Clause 22.10 contains the City’s Environmentally Sustainable Development policy. The 
application has addressed this policy through the submission of a Sustainable Design 
Assessment in the form of a BESS report. The BESS report undertaken demonstrates 
the proposal will achieve a score of 56%, which achieves best practice, however the 
City’s Environmental Sustainability Officer has recommended some further details be 
provided to demonstrate how the sustainability measures will be implemented.

General Residential Zone

The site is zoned General Residential Zone under the Planning Scheme. The purposes 
of the zone include encouraging development that respects the neighbourhood character 
of the area and encouraging a diversity of housing types and housing growth, particularly 
in locations offering good access to services and transport. 
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The site is appropriately zoned for residential development and is very well located in 
terms of access to local facilities and transport, as noted previously. While the proposed 
lots are of sufficient size to allow for dwellings and associated private open space, car 
parking and garden areas, and it is acknowledged that the zone allows for a range of 
densities, the concern with this proposal is that the proposed development and 
subdivision layout is not consistent with the existing neighbourhood character of the area. 

Under the zone, 35% of the site must be set aside as garden area. Due to the minor 
discrepancy between the site area shown on the plans for this development and the 
previously approved plan of subdivision, it is not clear whether the proposal meets this 
requirement.

Heritage 

The site is affected by a Heritage Overlay (HO5 – Hopper Street Precinct). The purposes 
of the Heritage Overlay include conserving and enhancing heritage places of natural or 
cultural significance and ensuring that development does not adversely affect the 
significance of heritage places.

The statement of significance for this heritage precinct is contained within the Bendigo 
and Eaglehawk Heritage Study. It states that the precinct is fairly representative of 
Bendigo's inner suburbs of the gold-era (late 19th and early 20th centuries,) with 
dominantly timber construction and hillside topography providing the visually cohesive 
housing stock with variety of sighting and elevation. Intermixed with these houses are 
landmark sites such as the former Congregational Church which lend differences of scale 
and materials within the Victorian and Edwardian-era idiom.

The City’s Heritage Advisor has raised concerns about the impact of the development on 
the streetscape and heritage precinct.

The application has been assessed against the decision guidelines of the Heritage 
Overlay, in addition to the City’s Heritage Policy at Clause 22.06 and the Heritage Design 
Guidelines (August 2015), an Incorporated Document within the Planning Scheme.

One of the objectives of the Heritage Policy is to ensure that new development is 
sympathetic with the appearance and character and maintains the significance of 
heritage places, including surrounding precincts.

In relation specifically to infill development, or new buildings, it is policy to:
 Encourage new buildings that do not adversely affect the significance, character or 

appearance of the heritage precinct and are visually recessive.
 Ensure that the design of new buildings responds to the context of the heritage 

precinct and nearby contributory buildings including scale, height, mass, form, siting, 
setbacks and materials.

 Encourage new development within a heritage precinct that is contemporary in 
appearance and that does not mimic historic styles or details.

The proposal is at odds with the City’s Heritage Policy as it is not consistent with the 
predominant scale and massing and pattern of development in the precinct and the 
proposal would dominate the heritage precinct.
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It is considered that the proposal fails to meet the first two policy statements listed above. 
It is acknowledged that a contemporary design for an infill development can be 
acceptable within a heritage precinct, however the main concerns with this particular 
proposal are the scale, setbacks and massing of the development. 

The City’s Heritage Design Guidelines for infill development state that the design of a 
new building should consider the prevailing built form which contributes to the 
significance of the Heritage Overlay area, with specific regard to front and side setbacks, 
rhythm and orientation to the street, form and massing, height and scale, materials and 
finishes, window and door openings, architectural detailing, fencing and car parking and 
landscaping. 

The Heritage Advisor’s assessment against the relevant design objectives of the 
Heritage Design Guidelines is provided below.

 Setbacks
Under the Guidelines, front setbacks should be consistent with adjoining contributory 
elements and where parts of the development are proposed to be taller than the front 
façade height of adjoining buildings, increase the front setback of the taller parts. Side 
setbacks which are common within the heritage precinct should be adopted. 

The front setback is generally acceptable at ground floor level, however there is concern 
that the development will be dominant within the streetscape as the upper level has not 
been sufficiently recessed. This is discussed further under Form and Massing. With 
regard to side setbacks, there is a concern that the layout of the development does not 
allow for appropriate spacing. 

 Rhythm and orientation to the street
The Guidelines recommend that new development integrates well into the existing 
character of the streetscape by adopting the established spacing between buildings and 
by respecting the layout pattern of the heritage precinct. 

The proposal is not consistent with the rhythm of the precinct as boundary to boundary 
development is not common in the immediate streetscape, with dwellings typically offset 
from at least one boundary.

 Form and massing 
The Guidelines recommend that the overall shape, volume and the arrangement of the 
parts of any new development should not dominate the contributory buildings within the 
heritage precinct.

The City’s Heritage Advisor has advised that the forms are generally acceptable as they 
are sympathetic to the forms in the streetscape, while being easily identifiable as 
contemporary, however the two-storey presentation to Williamson Street is not 
supported. 
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This is because Williamson Street is an almost exclusively single storey streetscape, so 
inserting a clearly two storey element is going to make that the dominant feature. While 
there are some setbacks and articulation of the upper level, the screening and projecting 
roofing over the balcony work against the positive steps taken. The upper level setback 
should be increased and ways to reduce the overall visual bulk should be investigated. 

 Height and scale
The overall height is not excessive in the context, but the massing is not supported and 
the proposal will result in the development being dominant within the streetscape. 

 Materials and finishes
The Guidelines state that materials, textures, colour schemes and finishes should 
complement and respect the appearance and character of contributory buildings within 
the streetscape. A mix of sympathetic materials and colours is often good to lessen the 
impact of a new building.

Weatherboard and brick are the main materials, giving some leeway in selections. The 
proposed palette is generally acceptable.

 Access and Car parking 
One of the objectives within the Heritage Design Guidelines for car parking is to ensure 
that car accommodation, including open parks, carports and garages, and car access 
points do not dominate or affect the significance of the heritage place. The guidelines 
recommend that: 
 Where a new crossover and driveway is introduced, they should be located to the 

side or rear of the building and be no more than one car width wide (about 3 metres), 
widening out within the allotment for double car parks if necessary.

 Where possible, side street or rear laneway access should be utilised in preference 
to front access.

 Materials and design of new driveways should be sympathetic to the heritage place; 
central grass strips or similar treatments are encouraged.

The Guideline for infill development states that car parking structures for infill buildings 
should respect the prevailing car park design of the precinct and adjoining heritage 
buildings. 

The proposed development provides for a basement car park for all the dwellings, with 
access via a centrally located, single 3.6 metre wide driveway off Williamson Street. 
Access to the basement level is also proposed via the common property at the rear of 
the subject site off Harcourt Street, which will be created when the titles for the lots 
approved under Planning Permit AM/722/2019/B are released. 

The position of the proposed access centrally on the site, although only slightly wider 
than the standard single width driveway, breaks the rhythm of the streetscape. While it 
is supported to place the garages beneath, this effectively divides the building into 
smaller frontages that is not in keeping with the pattern of development in the 
streetscape. 
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 Fencing 
The Guidelines state that front fence design should consider the prevailing character of 
fencing in the immediate environs, in particular height, degree of transparency, form and 
materials, while also being appropriate to the architectural style of the building. Side and 
boundary fences should also be sympathetic to the heritage precinct where visible.

The proposal involves 1 metre high powder coated steel vertical blade fencing to the 
Williamson Street frontage with a planting strip behind this, and then higher ‘hit and miss’ 
brick walls proposed behind the planting and also along the side boundaries to enclose 
the front yards for Dwellings 1 and 2. 

The City’s Heritage Advisor noted that the higher fencing required to achieve private 
open space in the frontage is not in keeping with the heritage precinct. The height of the 
proposed fencing is exacerbated by the driveway dropping away from the street so much, 
adding to the appearance of a taller fence here on top of retaining walls. 

The proposal is not supported in its current form due to concerns that the visual bulk of 
the upper level will be a dominant element in the streetscape, and concerns with the 
proposed vehicle access treatment and the proposed fencing treatment of the front 
setback.

Car Parking and Access

The proposed development is required to provide for a total of 6 car spaces on site, as 
two of the dwellings have three bedrooms and two have two bedrooms. The proposal 
meets this requirement with the provision of 8 spaces via double garages for each of the 
dwellings. The dimensions of the garages meet the required standards. The City’s Traffic 
Engineer has noted that while the space allowed within the basement for vehicle 
movements is acceptable with regard to the standards, turning movements will be tight.

The existing crossover on Williamson Street is proposed to be removed and a new 
crossover constructed. The proposed access to the site meets the minimum dimension 
of 3 metres width.  

The City’s Traffic Engineer has advised that the subdivision/development must ensure 
sight lines at the driveway exit comply with Clause 52.06-9. There are concerns that the 
development does not provide for a corner splay or area at least 50 per cent clear of 
visual obstructions extending at least 2 metres along the access and 2.5 metres into the 
site from the frontage, to provide a clear view of pedestrians on the footpath, as required 
under Clause 52.06-9 due to the extent of the proposed fencing within the frontage.

The City’s Traffic Engineer has recommended that the grade of the driveway be 1:20 for 
the first 6 metres inside the property line as per AS 2890.1:2004, cl 3.3. This allows the 
driver to see pedestrians over the bonnet as they come up driveway the ramp. The plans 
show the ramp to have a grade of 1:8, then 1:4. A grade of 1:20 will mean that the 
driveway would be flatter at the entrance than currently proposed. 
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Rescode 

The purpose of Clause 55 (two or more dwellings on a lot and residential buildings), 
includes the need to achieve residential development that respects neighbourhood 
character and provides reasonable standards of amenity for existing and new residents.

The principal purpose of Clause 56 (residential subdivision) is to create liveable and 
sustainable neighbourhoods and urban places with character and identity.  

It is a requirement of Clauses 55 and 56 that a development/subdivision must meet all of 
the objectives of the clauses and should also meet all of the standards. A number of 
Clause 55 and 56 ResCode objectives have been assessed as not being met in relation 
to this application and these are discussed below. This assessment also addresses a 
concern regarding overlooking raised in the objection received. 

Clause 55 – Two or more dwellings on a lot

 Clause 55.02-1 Standard B1 - Neighbourhood character 
This section of Williamson Street, whilst containing dwellings from various eras, has a 
relatively uniform character in that it comprises predominantly single storey detached 
dwellings. Materials are typically weatherboard or brick. Roof forms are mostly hipped or 
gabled forms.
The proposal is contemporary in design and articulated through a mix of materials and 
finishes with gable roof forms. Whilst the design of the development is contemporary and 
not reflective of the surrounding heritage dwellings, this is not necessarily inappropriate. 
However, the massing and bulk of the development and the attached nature of the 
dwellings is of concern and not reflective of development in the surrounding area.
In particular, the proposal does not respect the predominant height within the streetscape 
and there are concerns about building bulk and that the front dwellings are attached when 
the surrounding dwellings are detached, the front yards are enclosed, and the proposed 
driveway to basement car parking is not a feature of the surrounding area and will have 
an impact on the streetscape.

 Clause 55.03-1 Standard B6 Street setbacks
Under this standard, the required setback to Williamson Street is 6.3 metres. The 
proposal provides for a minimum setback of 6 metres which does not comply with the 
standard. Whilst the application states that the proposed front setback is marginally less 
than the required setback under the standard and that the setback will match that of the 
previous dwelling which was existing on site prior to its demolition, there are concerns 
that the siting of the dwellings together with the scale and massing of the development 
will result in unacceptable building bulk within the streetscape.

 Clause 55.03-2 Standard B7 Building height 
The maximum height allowed under this standard is 9 metres, unless the slope of the 
natural ground level at any cross section wider than 8 metres of the site of the building is 
2.5 degrees or more, in which case the maximum building height should not exceed 10 
metres. Changes of building height between existing buildings and new buildings should 
be graduated.
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The maximum height of the development is 9.9 metres. Contours have not been shown 
on the plans, however based on the levels provided, the site has a slope of approximately 
2.25 degrees, therefore the maximum building height under the standard should be 9 
metres. 
The application notes that the adjoining dwelling at 147 Williamson Street has a 
particularly high roof pitch and double storey units are located at 153 Williamson Street, 
allowing any perceived bulk and height to blend into the streetscape and that existing 
setbacks from the street have been maintained. 
Given the predominant scale of the surrounding development in the immediate context 
is single storey, concern remains that the height of the development does not respect the 
existing neighbourhood character and that the upper levels are not sufficiently recessed 
to reduce the dominance of the development within the streetscape. 

 Clause 55.03-8 Standard B13 Landscaping 
A detailed landscaping plan has not been provided as part of the application, although it 
is acknowledged that the site layout plans show that there are landscaping opportunities 
for the new dwellings within the front setbacks and rear yards. There are concerns that 
enclosing the front yards with high fencing to provide for additional secluded private open 
space is not consistent with the landscape character of the neighbourhood. There are 
also concerns that two established street trees are proposed to be removed for the 
construction of the vehicle access. This standard states that development should provide 
for the retention of trees where they are part of the neighbourhood.

 Clause 55.03-9 Standard B14 Access 
The proposal complies with the requirements under this standard in relation to the 
crossover not exceeding 33% of the site’s frontage and minimising the number of access 
points to a Road Zone, whilst also maximising on-street car spaces, however the decision 
guidelines of this standard state that the responsible authority must also consider the 
effect on any new access on any significant vegetation on the site and footpath area. As 
noted previously, approval of the proposal would necessitate the removal of two street 
trees which form part of an avenue of trees along Williamson Street. Their removal will 
have an impact on the streetscape.

 Clause 55.04-1 Standard B17 Side and rear setbacks
A section of Dwelling 1 encroaches into the required side setback by 100mm for a length 
of 6.7 metres. Other setback requirements to boundaries are met. 

 Clause 55.04-2 Standard B18 Walls on boundaries 
Walls are proposed on the north western and south eastern boundaries of the site. The 
proposal does not comply with the length of wall proposed on the north west boundary, 
and the application seeks a variation to allow for an additional 5.18 metres to be 
constructed along the boundary. The application states that as the driveway on 147 
Williamson Street provides for separation from the adjoining dwelling on this lot, and that 
walls on the boundary do not exceed 3.2 metres in height, no adverse amenity impacts 
are expected. Whilst there will be minimal overshadowing impacts, there are concerns 
about the visual bulk of the development when viewed from adjoining properties. This is 
discussed further below. 
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 Clause 55.05-4 Standard B28 Private open space
The objective of this clause is to provide adequate private open space for the reasonable 
recreation and service needs of residents. Each dwelling meets the minimum 
requirement of 40 square metres of private open space. A high fence is proposed to 
enclose the front yards of Dwellings 1 and 2 to provide privacy from the street, however 
this is not an appropriate design response in terms of the existing neighbourhood 
character of Williamson Street and nor is it necessary to provide additional secluded 
private open space to comply with this standard given that these dwellings also have rear 
courtyards which meet the required area and dimensions specified in the Scheme. 

 Clause 55.04-6 Standard B22 Overlooking
The objective is to limit views into existing secluded private open space and habitable 
room windows. The objection received is concerned about impacts on their privacy from 
windows on the north western elevations. The proposal provides for vertical timber 
battens and for opaque screening that will limit views from the living areas into the internal 
courtyard only, highlight widows with sill heights of 1.7 metres above the floor and 
celestial windows set into the ceiling space to ensure compliance with this standard. If 
approved, the plans should be fully dimensioned to demonstrate 1.7 metre sill heights 
where they are proposed. As such, there are no concerns with overlooking to adjoining 
properties. 

 Clause 55.05-5 Standard B29 Solar access to open space 
Private open space is located to the east and west of the dwellings. The proposed 
courtyards spaces will provide for secluded private open space, however will be in 
shadow for much of the day. The amenity of these spaces is therefore not optimal, but 
they will be useable and functional in terms of the dimensions of the spaces.  

 Clause 55.06-1 Standard B31 Design detail 
The objective of this clause is to encourage design detail that respects the existing or 
preferred neighbourhood character. 
Whilst the design response provides for pitched roofs to respond to the surrounding area, 
the roof forms reinforce the narrowness of the building forms and the layout has the effect 
of splitting the lot frontage between two distinct townhouses. Given the orientation of 
most dwellings in the immediate streetscape is across the width of the frontage, the 
proposed design response is not consistent in this respect. 
The scale and massing relative to the surrounds is also of concern. The upper storeys of 
the front dwellings are not sufficiently recessed to reduce their dominance within the 
streetscape. Whilst the upper level of Dwelling 1 has a balcony at the front, the 
continuation of the roofline over this space does not give the appearance of a recessed 
upper level. While the upper level of Dwelling 2 is recessed from the lower level, the 
extensive screening applied to this façade also adds to the building bulk and is not a 
feature consistent with this streetscape. 
The opening for the basement car park creates a void space and given the drop off from 
natural ground level, the proposed retaining walls/safety fencing and resulting enclosure 
will be a more dominant feature than the existing vehicle accesses within the streetscape. 
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Contemporary materials and finishes are proposed, which are generally acceptable, 
however there is concern about the extent of the proposed screening materials on the 
front façade and how this will fit within the streetscape.  
With regard to views of the development from the adjoining properties, the large expanse 
of two storey walls will have a visual impact, as there is little break in the built form and 
where walls are further recessed, screening is proposed. As such, there is little relief from 
the two storey bulk of the elevations which extend for much of the length of the site. 

Clause 56 – Residential subdivision 

 Clause 56.03-5 Neighbourhood character objective
The objective of this clause is to design subdivisions that respond to neighbourhood 
character. The standard states that subdivisions should: respect the existing 
neighbourhood character or achieve a preferred neighbourhood character consistent 
with any relevant neighbourhood character objective, policy or statement set out in this 
Scheme; respond to and integrate with the surrounding urban environment and protect 
significant vegetation and site features.
The proposed subdivision does not respect the neighbourhood character as it will not 
allow for the siting of dwellings in a manner consistent with the established pattern of 
development on the north eastern side of Williamson Street. The proposed subdivision 
will result in two lots fronting the street with significantly narrower frontages than the 
majority of other lots along this section of the street.
The location of the proposed access is also not consistent with the pattern of 
development in the street and it will result in the loss of two street trees which contribute 
to the character of the street. 

 Clause 56.04-2 Lot area and building envelope objective 
The objective of this clause is to provide lots with areas and dimensions that enable the 
appropriate siting and construction of dwellings, solar access, private open space, 
vehicle access and parking, water management, easements and the retention of 
significant vegetation and site features. 
The subdivision will create four lots which are less than 300 square metres. Under 
Standard C8 for this objective, for lots of less than 300 square metres where no 
development has been approved, an application should demonstrate that a dwelling may 
be constructed on each lot in accordance with the requirements of the Planning Scheme. 
The proposed development does not comply with a number of objectives and standards 
of Clause 55 as outlined above. As such, the standard is not met and it is considered that 
the overall objective is not met.  

Conclusion

Whilst the site is well located within central Bendigo to take advantage of existing 
infrastructure, services and facilities, public open space, schools and transport, and 
planning policy supports higher density development close to activity centre locations, 
the General Residential Zone and Clause 55 of the Planning Scheme require that new 
development respects the neighbourhood character of the area.
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The site forms part of a heritage precinct and adjoins a contributory building. The scale 
and massing of the proposal is not consistent with the surrounding development and the 
proposed development would dominate the precinct. The form, layout and detail of the 
development is not reflective of the predominant neighborhood character and it fails to 
satisfy a number of ResCode objectives. 

The proposed subdivision layout will result in development on the site that is not 
consistent with the predominant pattern of development within the street. The site may 
be suitable for a multi-dwelling development; however this proposal does not adequately 
respond to the character and heritage values of the area.

It is recommended that this application be refused on the basis that it represents an 
unacceptable planning outcome with regard to neighbourhood character, ResCode, 
heritage policies, the City’s Heritage Design Guidelines and the Heritage Overlay. 

Options

Council, acting as the responsible authority for administering the Planning Scheme, may 
resolve to: grant a permit, grant a permit with conditions, or refuse to grant a permit.
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17. WELLBEING AND FAIRNESS
17.1. Greater Bendigo Disability Inclusion Reference Committee Member 

Appointments 2021

Author Nikki Williams, Acting Senior Inclusive Communities Officer
Responsible Director Vicky Mason, Director Health and Wellbeing

Purpose
For Council to thank outgoing members and to adopt the recommended member 
appointments for the vacant positions on the Disability Inclusion Reference Committee 
as per the Terms of Reference.

Summary
The Disability Inclusion Reference Committee (DIRC) comprises eight community 
representatives, four representatives from a local disability agency or network, up to 
three City Managers or Coordinators and one City staff member as support.
In June 2021, 12 committee member positions became vacant for a two-year term. These 
positions were for eight community representatives (people with disability or unpaid 
carer) and four representatives from a local disability-specific agency; or local 
organisations/networks that have influence on social inclusion for people with a disability
In order to fill the vacancies, the City has undertaken a public Expression of Interest 
process which resulted in 17 applications being received. 
Following shortlisting, 14 applicants were to be interviewed by the Selection Panel in 
early July 2021. 
However due to COVID restrictions in place in July 2021, the Community Partnerships 
Unit was unable to undertake interviews in a safe, inclusive and accessible way for all 
applicants.
There was also a late withdrawal of an application due to a conflict of interest arising after 
shortlisting.
The Selection Panel was unanimous in their decision to select all 13 applicants and 
recommend to Council for appointment to the DIRC. 
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RECOMMENDATION
That Council resolve to:
1. Appoint the following applicants to the Disability Inclusion Reference Committee for 

a two-year term:
Bernadette Wright – returning member and current Chairperson.
Sara McQueenie – returning member.
Justin Marshall– returning member
John Cooper– returning member
Liz Wright - new
Elise Stewart - new
Kyle Walsh - new
Liz March - new
Adam English - new
Chris Bolton - new
Shona Brown - new
Stephanie Sayer - new
Jessica Symes – new

2. Formally thank retiring members: 
Vinnie Mammoliti
Madelyn Blackwood
Scott Mclarty
Colleen Travers
Daniel Reid
Jan Pagliaro
Michael Leechman
Jarrod Stephens 

3. Write to all applicants to thank them for their interest in joining the Disability Inclusion 
Reference Committee.

RESOLUTION

Moved: Cr Matthew Evans
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

CARRIED

Policy Context
Community Plan Reference:
This report is consistent with the following:
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City of Greater Bendigo Community Plan 2017-2021.
Goal 1 - Lead and govern for all

 Objective - Engage with all communities.
Goal 2 – Wellbeing and fairness

 Objective - Support participation and development for residents of all ages and 
abilities.

o Initiative - Continue implementation of the All Ages, All Abilities Action 
Plan.

Strategy Reference:
This report is consistent with the following:
Greater Bendigo Health and Wellbeing Plan 2017-2021
Goal - Connected to culture and community.

 Support inclusive communities by valuing:
o People with a disability.

 Build community resilience:
o Strengthen community participation and belonging.

All Ages, All Abilities Action Plan 2019 – 2021.
Goal - Connected to culture and community.

 Objective 3 - Promote people of all ages and all abilities as valuable citizens who 
make a positive contribution to the community.

 Action - Enable community members to participate in advisory groups: - 
Disability Inclusion Reference Committee.

 Action - Ensure all future Council plans and strategies recognise and respond to 
the accessibility and inclusion needs of the community.

Background Information
Establishing the Disability Inclusion Reference Committee (DIRC) was a key 
recommendation of the City’s Community Access and Inclusion Plan (2015 – 2018).
The role of the DIRC is to provide access and inclusion advice to the City to ensure 
greater social inclusion of people with disability.
The DIRC act as a central point for City staff when advice is sought on matters relating 
to the needs and requirements of people with disability. The Committee assist the City 
to consider access and inclusion when developing policies, strategies and undertaking 
projects.
The DIRC is currently supported by the All Ages All Abilities Action Plan 2019-2021. 
Previous Council Decision(s) Date(s):
10 June 2015: Council adopted the Community Access and Inclusion Plan 2015 – 2018 
with an action being to: Develop a Disability Advisory Group, or similar.
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25 November 2015: Council endorsed the establishment of the DIRC and its Terms of 
Reference. 
21 August 2019: Council endorsed the Greater Bendigo Disability Inclusion Reference 
Committee Member Appointments.

Report
The DIRC meets bi-monthly and comprises eight community representatives, four 
representatives from a local disability agency or network, up to three City Managers 
(Manager and/or Coordinators) and up to three Council representatives. 
Current Councillors include:

 Cr Margaret O’Rourke

 Cr Matt Evans

 Cr Rod Fyffe
In line with the DIRC’s Terms of Reference, member positions became vacant after a 
two-year term. 
Expressions of Interest were invited in accordance with the DIRC’s membership criteria 
as per the Terms of Reference: 

 Community representatives who are persons with diverse disabilities,

 Community representatives who are unpaid carers of persons with disability, 
ideally with at least 1 carer of a child and 1 carer of an adult,

 Representatives from local disability-specific agencies; and

 Representatives from local organisations or networks that have influence on 
social inclusion for persons with a disability.

Membership should always weigh in favour of the number of community 
representatives and unpaid carers versus agency and City representation. 
In June 2020, six committee member positions were to become vacant for a two-year 
term. These positions were for four community representatives and two representatives 
from a local agency or networks. However due to COVID restrictions in place at the 
time, staff were unable to undertake any of the Expression of Interest process in a safe, 
inclusive and accessible format. 

Retiring members, were asked if they would like to remain on the committee until June 
2021, with five of the six members agreeing to stay on the committee until June 2021. 
As a result, all the 12 committee member positions became vacant in June 2021.
The Expression of Interest period for the vacant positions commenced on the 6th April 
2021 and closed on the 23rd April 2021. 
17 Expressions of Interest were received for the 12 vacant positions. 
In the Expression of Interest application, each applicant was asked to respond to three 
key questions to assist with the assessment of their knowledge and experience. 
The key questions were:

1. Why do you want to be a member of the Disability Inclusion Reference 
Committee?
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2. What is your personal or professional experience of disability and your 
understanding of the issues affecting people with disability in our community?

3. What connections do you have to community networks or groups? 
14 applicants were shortlisted for interviews. Shortlisted candidates included: one unpaid 
carer, eight persons with disability and five representatives from a local organisation or 
network. Other shortlisting considerations included gender, diverse disability type (e.g. 
intellectual, physical and sensory), age and the type organisation the applicant was 
representing. 
Interviews were to be conducted on the 1st and 2nd July 2021. The Interview Panel was 
to consist of Nikki Williams (Acting Inclusive Communities Coordinator), Andie West 
(Manager Community Partnerships), Bernadette Wright (Current Chairperson of the 
DIRC) and Justin Marshall (current DIRC member) was to take part in interviews where 
there was a conflict of interest for another panel member.
However, the COVID restrictions in place at the time did not allow for visitors into any 
City buildings and would also require all staff and applicants to wear masks. An 
alternative to face to face interviews would have been to transfer the interview process 
online through MS Teams.
Online interviews would provide significant barriers to those with disabilities who would 
require extra assistance to attend such as Auslan Interpreter, a Carer or disability support 
worker, and online interviews would provide a substantial barrier for others without 
access to technology, low technology skills or vision impaired. 
A decision was made by the Interview Panel on the 23rd June, that it would be extremely 
difficult to undertake interviews in a safe, inclusive and accessible format for all applicants 
based on current restrictions, the unknown COVID environment and applicants who 
required extra assistance to attend.
The Interview Panel was unanimous in their decision to select all 14 shortlisted applicants 
and recommend to Council for appointment to the DIRC. 
There was a late withdrawal of an applicant as a conflict of interest arose when they were 
successful in gaining employment at the City.
13 appointments would increase membership with two more committee members than 
set out in the TOR. However as per the TOR, membership will remain in favour of the 
number of community representatives and unpaid carers versus agency and City 
representation. 

 Bernadette Wright – returning member – community representative

 John Cooper – returning member – community representative

 Sara McQueenie – returning member – community representative

 Liz Wright– community representative

 Adam English – community representative

 Chris Bolton – community representative

 Shona Brown – community representative

 Stephanie Sayer– community representative

 Jessica Symes – community representative
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 Justin Marshall– returning member – organisational representative

 Elise Stewart – organisational representative

 Kyle Walsh – organisational representative

 Liz March – organisational representative
It is the Selection Panel’s opinion that these 13 applicants all satisfied the key selection 
criteria, and collectively offer an excellent mix of motivation, disability inclusion 
knowledge, personal experience, advocacy and leadership skills, and connections with 
the wider community. 
It was the Panel’s opinion that the remaining three applicants, whilst having 
demonstrated knowledge and experience in their respective areas, did not satisfy one or 
more of the Key Selection Criteria as strongly as the recommended applicants. 
The appointment of the 13 recommended applicants will finalise the DIRC recruitment 
process for 2021, with all available positions being filled and one extra appointment.
In accordance with the DIRC’s Terms of Reference, community representatives and 
representatives from a local disability agency / network are appointed for a two year term. 

Consultation/Communication
Details of the Expression of Interest process were promoted via: advertisements in local 
newspapers, Television coverage with Win News, community newsletters, relevant email 
networks plus the City’s website, the DIRC meeting and social media accounts. 
Officers responded to numerous enquiries from interested community members and 
service providers during the Expression of Interest period.

Resource Implications
The City’s Inclusive Communities Officer convenes and facilitates the DIRC within 
existing resources. 
Officers provide any disability-related support required for members to enable their 
participation. 
The level of resources the City allocates in response to the various issues and 
opportunities arising out of the work of DIRC are responded to on an as needs basis 
within existing resources.

Attachments
1. Disability Inclusion Reference Committee Terms of Reference
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Attachment 1 - Disability Inclusion Reference Committee Terms of Reference 
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18. STRENGTHENING THE ECONOMY
18.1. Bendigo Airport Lease of Lot HX12, N4 and N5

Author Vicki Bayliss, Bendigo Airport Manger
Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Purpose
This report seeks Council’s decision on the granting of two leases at the Bendigo Airport 
to: 

 John Moore and Addinsall Nominees Pty Ltd who has requested a lease for an 
initial term of seven (7) years for Lot HX12 commencing 30 August 2021, with 
two (2) seven x (7) year options, at a commencing rent of $3,000 plus GST per 
annum, with rent review every five (5) years, and

 PeterJohn Pty Ltd who has requested a lease for an initial term of five (5) years 
for Lot N4 and N5 commencing on 30 August 2021, with four (4) x five (5) year 
options, at a commencing rent of $3,300 plus GST per annum, with rent reviews 
every three (3) years.

Summary
The City has completed the statutory procedures under sections 190 and 223 of the Local 
Government Act 1989 regarding the lease proposal. Public notice was given in The 
Bendigo Advertiser on May 29, 2021 giving Council’s intention to enter a lease on the 
following terms:
Lease 1

 John Moore and Addinsall Nominees Pty Ltd.

 Initial seven (7) year term commencing 30 July 2021 with two (2) x seven (7) 
year options.

 Commencing rent of $3,000 plus GST per annum.

 Market rent reviews every five (5) years.

 Permitted use of the premises is for an airport hangar, a space to operate a 
recreational aviation school, and storage of related equipment and 
consumables.

Lease 2
 PeterJohn Pty Ltd

 Initial five (5) year term commencing 30 July 2021 with four (4) x five (5) year 
options.

 Commencing rent of $3,300 plus GST per annum.

 Market rent reviews every three (3) years.

 Permitted use of the premises is for an airport hangar, a space to operate a 
recreational aviation school, and storage of related equipment and consumables
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At the close of the submissions period on 27 June 2021, no written submissions were 
received. Council can now decide whether or not to grant a lease to the tenant.

RECOMMENDATION
That Council, having complied with sections 190 and 223 of the Local Government Act 
1989 (the Act) by having given public notice in the Bendigo Advertiser on May 29, 2021 
and that no submissions were received:
1. Grant a lease to John Moore and Addinsall Nominees Pty Ltd for 658 square 

metres of land, being part of the land in certificate of Title Part Lot 3 PS 422204F, 
Volume 10557, Folio 954, known as Lot HX12 at the Bendigo Airport situated on 
35 Victa Road, East Bendigo, (Land) for the purposes of an airport hangar, a 
space to operate a recreational aviation school, and storage of related equipment 
and consumables (Lease Proposal), for a term of seven (7) years (with two (2) x 
seven (7) year options), with a commencing rent of $3,000 per annum plus GST.

2. Grant a lease to PeterJohn Pty Ltd for 440 square metres of land, being part of 
the land in certificate of Title Part Lot 3 PS 422204F, Volume 10557, Folio 954, 
known as Lot N4 and N5 at the Bendigo Airport situated on 35 Victa Road, East 
Bendigo, (Land) for the purposes of an airport hangar, a space to operate a 
recreational aviation school, and storage of related equipment and consumables 
(Lease Proposal), for a term of five (5) years (with four (4) x five (5) year options), 
with a commencing rent of $3,300 per annum plus GST.

RESOLUTION

Moved: Cr Greg Penna
Seconded: Cr Julie Sloan

That the recommendation be adopted.

CARRIED

Policy Context
Community Plan Reference:
City of Greater Bendigo Community Plan 2017-2021:
Goal 3: Strengthening the economy
Objective 3.1 Support our businesses and industry to be strong, vibrant and to grow and 
develop
Strategy Reference (include weblink as applicable):
Bendigo Airport Strategic Plan
Strategic Direction 2: Effectively Manage and Maintain Bendigo Airport Assets 
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Background Information
Council is the owner of the land known as the Bendigo Airport which is located on 35 
Victa Road, East Bendigo (being part of the land in certificate of Title Part Lot 3 PS 
422204F, Volume 10557, Folio 954.
John Moore and Addinsall Nominees Pty Ltd has sought a new lease of the part of the 
Land which is known as Lot Hx12 (Premises). John Moore and Addinsall Nominees Pty 
Ltd currently use the premises for the purposes of the storage of aircraft for private (non-
paying) operations only, and storage of related equipment and consumables and 
proposes to continue this, over a lease term of seven (7) years with two (2) x seven (7) 
year options to renew the lease. The premises comprises approximately 658 square 
metres. The City has assessed the annual market rental for the premises at $3,000 per 
annum, plus GST. City officers have proposed an annual rental of $3,000 per annum, 
plus GST, upon the basis that a market review is undertaken every five (5) years and the 
lease is compliant with the Bendigo Airport Lease Policy approved in 2020. 
PeterJohn Pty Ltd has sought a lease of the part of the Land which is known as Lot N4 
and N5 (Premises). PeterJohn Pty Ltd proposes to use the premises for the purposes of 
the storage of aircraft for private (non-paying) operations only, and storage of related 
equipment and consumables, over a lease term of five (5) years with four (4) x five (5) 
year options to renew the lease. The premises comprises approximately 440 square 
metres. The City has assessed the annual market rental for the premises at $3,300 per 
annum, plus GST. City officers have proposed an annual rental of $3,300 per annum, 
plus GST, upon the basis that a market review is undertaken every three years and the 
lease is compliant with the Bendigo Airport Lease Policy approved in 2020. 

Report
The Bendigo Airport is located at 35 Victa Road, East Bendigo (being part of the land in 
certificate of Title Part Lot 3 PS 422204F, Volume 10557, Folio 954 (Land). 
The Bendigo Airport has three (3) vacant hangar sites available to lease. The uptake has 
been very strong over the last few years with 19 leases commencing in the last two years.
Public notice was given in The Bendigo Advertiser on May 29, 2021 indicating Council’s 
intention to enter a lease with these tenants. No written submissions were received. 

Consultation/Communication
External Consultation:
A public notice was placed in the Bendigo Advertiser on May 29, 2021.

Resource Implications
The costs associated with the negotiation and development of the lease documentation 
can be absorbed in the Business Services operations budget. There will not be an 
increase in ongoing maintenance or operational expenses as a result of this lease.
If the lease agreement with John Moore and Addinsall Nominees Pty Ltd is approved an 
additional $3,000 per annum (plus GST) revenue will be generated. 
If the lease agreement with PeterJohn Pty Ltd is approved an additional $3,300 per 
annum (plus GST) revenue will be generated. 
The revenue of both leases will increase annually as per the Bendigo Airport Lease 
Policy.
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Attachments
Nil
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19. ENVIRONMENTAL SUSTAINABILITY
Nil 
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20. EMBRACING OUR CULTURE AND HERITAGE
20.1. Greater Bendigo Heritage Advisory Committee Terms of Reference and 

Appointment of a New Committee

Author Emma Bryant, Amendments and Heritage Coordinator, 
Strategic Planning 

Responsible Director Andrew Cooney, Acting Director Strategy and Growth

Purpose
The purpose of this report is to seek Council adoption of the July 2021 revision of the 
Heritage Advisory Committee Terms of Reference and support to commence an 
expressions of interest process for the new Heritage Advisory Committee.

Summary
Heritage is a key element of the liveability and economy of the City of Greater Bendigo. 
The Greater Bendigo Heritage Advisory Committee (the Committee) has been providing 
guidance and feedback to Council on matters relating to heritage within the City since 
2000. 
The current Terms of Reference of the Committee was adopted in September 2017, with 
a minor revision adopted in June 2018. Further minor revisions are proposed in this 2021 
version.
The current Committee members were appointed in January 2018 for a four year term. 
It is recommended that these positions be declared vacant prior to the end of the four-
year term and an expression of interest process commenced to fill the vacancies for the 
following reasons:

 Three community members have recently resigned from the Committee. 

 It has been difficult to obtain the quorum of five members for meetings. 
The Terms of Reference allows for committee positions to be made vacant prior to the 
end of the four-year term at the discretion of Council. A renewed Committee will ensure 
that it is able to continue to provide strong and strategic visioning for Greater Bendigo’s 
invaluable heritage into the future, governed consistently with other advisory committees 
to Council.
As part of this report it is also important to highlight the valuable contribution that the 
current Committee and the departed members have made in furthering the interests of 
heritage matters in Greater Bendigo and to thank them for their contribution.
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RECOMMENDATION
That Council:

1. Adopt the revised Heritage Advisory Committee Terms of Reference August 
2021.

2. Endorse making all positions on the Heritage Advisory Committee vacant and 
commencing an Expressions of Interest process to call for new members.

3. Thank the outgoing and departed Committee members for their contribution over 
their term.

RESOLUTION

Moved: Cr David Fagg
Seconded: Cr Margaret O'Rourke

That the recommendation be adopted.

CARRIED

Policy Context
City of Greater Bendigo Community Plan 2017 – 2021
Goal 6: Embracing our culture and heritage

 Recognise and celebrate our unique history and diverse cultures.
Major initiative: Continue to enhance Council’s ability to balance development and growth 
while protecting our heritage, through strengthened planning strategy and policy 
including completing the review of the planning scheme.

Background Information
The Heritage Advisory Committee Terms of Reference were adopted in September 2017, 
with a minor revision in 2018, immediately followed by a declaration of all Committee 
positions vacant and an expressions of interest process to fill positions. The new 
Committee was appointed in January 2018 for a four year term. 
The Terms of Reference of the Heritage Advisory Committee describes its purpose to:

 Provide advice into Council’s strategic planning processes, as required, to 
ensure that heritage matters are given due consideration;

 Provide advice to the Council on the identification, management and 
conservation, restoration and promotion of places of heritage significance, as 
required, in the municipality; and

 Promote community participation in heritage issues through awareness raising, 
education, engagement and mentoring.

The Terms of Reference states that members are appointed for a four year term, or until 
such time as Council or the relevant government authority chooses to replace them.
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The Terms of Reference also specify the Committee will undertake a review of the Terms 
of Reference every four years during the first year of a Council term.
Key Achievements for the Current Committee
The current Heritage Advisory Committee has provided advice to the City on 
challenges and opportunities in relation to heritage matters and strategy, including the 
following. 

 Feedback on several Council strategies including Greening Greater Bendigo; 
Reimaging Bendigo Creek; Walk, Cycle Greater Bendigo; and the Public Space 
Plan.

 Contributions to the Greater Bendigo Planning Scheme Review and Golden 
Square, Former Shire of Huntly, City Centre and Miners Housing Serial Listing 
heritage studies.

 Submission to Council Budget. 

 Input into the World Heritage Serial Listing for the Victorian Goldfields.

 Submission to Council’s ‘Imagine Greater Bendigo’ Stage 2 engagement. 
Previous Council Decisions
September 2017 - Council resolved to:

1. Adopt the reviewed Terms of Reference of the Greater Bendigo Heritage 
Advisory Committee.

January 2018 - Council resolved to:
1. Revise the number of community members of the Greater Bendigo Heritage 

Advisory Committee from 9 community members to 10.
2. Formally appoint the following 9 community members to the Greater Bendigo 

Heritage Advisory Committee for a four-year term.
3. Commence a process to appoint a tenth committee member.

Report
The purpose of the Committee is to provide high level advice, guidance and strategic 
representation to Council and City staff on heritage matters across the municipality.
Prior to declaring positions on the Committee vacant, the Terms of Reference must be 
reviewed by the current Committee. Although the current Committee’s four year term 
does not finish until January 2022, it is recommended to declare all positions vacant and 
call for expressions of interest to fill the Committee, due to three recent resignations and 
to better align with the new Council term.
Proposed Changes to the HAC Terms of Reference
The proposed changes to the Heritage Advisory Committee Terms of Reference have 
been reviewed by the current Committee. The changes generally seek to:

 Align content with other existing Council Advisory Committee Terms of 
Reference.

 Change the list of potential organisations to those with a City presence or those 
with closer synergies to strategic heritage functions of Council.
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Refer to Attachment 1 for the proposed new Terms of Reference with tracked changes. 
A summary of changes is also provided below:

Clause Proposed change
2 (current) Remove Section 2 – Terminology, and heritage described under 

Purpose. 
2 (proposed, and clauses 
renumbered accordingly)

Update the purpose of the Heritage Advisory Committee to 
reference the heritage definition that was included in section 2, 
which is, ‘natural, Aboriginal and cultural heritage’ and that the 
Committee should provide strategic advice, guidance and 
representation to Council in relation to heritage. 

2.4 Include that the Committee should provide advice to Council on 
current and emerging issues and opportunities in heritage that 
Council can advocate for on a local, State and National level.

2.5 Include that the Committee should assist in the development of 
partnerships and communication networks to disseminate 
information and coordinated advice back to Council.

3.1 Update the number of elected members of Council to two (2), where 
one is to be the Chairperson and the other the Deputy Chairperson 
of the Committee.

3.4 Include that one (1) representative from each of the Registered 
Aboriginal Parties for the City should be offered membership on the 
Committee.

3.5 Increase the number from nine (9) to ten (10) community members, 
as endorsed by Council in 2018, and include an updated list of 
potential organisations to be contacted to encourage membership.

3.6 Specify that a City of Greater Bendigo representative at Director or 
Manager level and other relevant officers will not be members of the 
Committee, and that the role of the Amendments and Heritage 
Planner from the City’s Strategic Planning Unit is to be the Executive 
Officer to the Committee, and that the Manager Strategic Planning 
will provide managerial support. Other City staff will attend meetings 
as required.

4.2 Include that all Expressions of Interest will be considered by a 
Selection Panel to be chosen by the Chairperson and the Manager 
Strategic Planning.

5.2 Outline that community members as individuals (section 3.5) shall 
remain on the Committee for their term or until such a time as 
Council chooses to replace them.

6 Clarify that if the Chairperson is absent then the Deputy Chair will 
chair, or a Council delegate or any Committee member by 
agreement.

7.2 Clarify when a quorum is required.
7.4 Remove that City of Greater Bendigo officers are not extended 

voting rights to reach decisions.
9.2 Insert that if a Committee member is absent for more than 3 (three) 

meetings without apology to the Chairperson or Executive Officer, 
that person will be contacted and their membership may be revoked.
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Clause Proposed change
12 Insert that the Committee will undertake a review of the changeable 

sections of the Terms of Reference every four (4) years prior to the 
conclusion of its term.

14.2 Insert that the Chairperson will report to Council regularly.

Expression of Interest (EOI) Process
The EOI will be advertised in both the Bendigo Advertiser and McIvor Times and on the 
City’s website and social media to reach a broad audience.
Individuals and associations from 3.1-3.5 of the Terms of reference will be contacted to 
request a nomination.
The EOI will be open for a four-week period. EOIs will be reviewed and interviews 
conducted via a panel process with the Chairperson and two City officers.
Proposed membership of the Committee will be submitted to Council for approval.
All applicants will be notified directly if they were successful in their nomination. 
Acknowledgement of Contribution of Current and Departed Committee Members
It is recommended that the City write to each of the current and recently departed 
Committee members to thank them for their contribution to the Committee and providing 
advice to the Council during the Committee term. 
Priority/Importance:
This is a matter of high priority so that a new Committee is created to fulfil its role as an 
Advisory Committee on strategic heritage matters to Council. 
Options/Alternatives:

1. Adopt the new Terms of Reference and endorse the commencement of the EOI 
process.

2. Continue with the existing Terms of Reference and Heritage Advisory 
Committee.

3. Dissolve the current Committee and do not reform.
Risk Analysis
The project has minimal risks. Minor risks include a lack of interest in parties to be 
involved in the Committee. That will be circumvented by adequately advertising the 
positions available and advertising the Committee through a range of mediums, 
including direct contact of heritage groups.
Timelines:
Once Council has adopted the reviewed Terms of Reference, the EOI process can 
commence immediately.
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Consultation/Communication
Internal Consultation: 
The Chairpersons of the Committee, Cr Andrea Metcalf and Cr Rod Fyffe, and City staff 
representatives discussed via email and in person the proposed changes to the Terms 
of Reference and to the Committee term. The current Committee members have also 
been told that all positions will soon be declared vacant and the recruitment process for 
a new Committee commenced.
External Consultation:
The Terms of Reference (September 2017) with proposed changes was circulated to the 
Committee by email on 26 May for feedback, with the intention of discussing them further 
at the 17 June 2021 meeting. However, quorum was not obtained for this meeting, 
therefore the Terms of Reference with proposed changes was distributed again via email 
on 22 June 2021 for comment. Feedback was received from two members, and changes 
were incorporated.

Resource Implications
Initiating the reviewed Terms of Reference has a minor resource implication for the officer 
time involved in the process. It is anticipated that a defined strategic direction for the 
Committee will result in a more efficient use of officers’ time. 

Attachments
1. Heritage Advisory Committee Terms of Reference (August 2021)

Version: 1, Version Date: 19/08/2021
Document Set ID: 4620047



Council Meeting – Monday August 16, 2021

Page 383 of 397

Attachment 1 - Heritage Advisory Committee Terms of Reference (August 2021)
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21. LEAD AND GOVERN FOR ALL
Nil 

22. URGENT BUSINESS
Nil

23. NOTICES OF MOTION
Nil
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24. COUNCILLORS' REPORTS
Cr Evans reported as follows: 
INTRODUCTION
Across the state, the nation and the world, the news over the past few days, let alone over the 
last month, has been quite demoralising.
Flicking through social media, reading the news, and listening to what others are saying: these 
are draining times. There is so much I could say or repeat but saying things over and over can 
lose their meaning.
Those who watched the August 2021 Ordinary Meeting will have noted my remarks were briefer 
and less structured. To be honest, there wasn’t a lot to report on.
There have been many commitments cancelled or postponed: the story of snap lockdowns. 
There were two events that were worth talking about.
HONEYEATER RESERVE VISIT
It was a wonderful sunny morning for a tour of the Honeyeater Reserve led by the Junortoun 
Community Action Group. My fellow Eppalock Ward Councillors, Cr Margaret O’Rourke, and Cr 
Greg Penna were grateful to see the work the group had completed to date.
It’s a wonderfully kept reserve which has history to the former Shire of Strathfieldsaye. JCAG are 
working towards a long term vision for the Reserve where the community can enjoy a slice of 
nature. 
Feel free to check out their work on their Facebook page: https://www.facebook.com/Junortoun.
I thank them for the tour and the delicious billy coffee!
CROOK STREET DOG PARK LISTENING POST
On Saturday, the Eppalock Ward Councillors hosted a Listening Post at the Crook Street Dog 
Park in Strathdale. It was great to see so many smiles of dogs and their owners on a sunny 
morning.
As always, it was great to hear from members of the community about what is on their minds and 
how we can improve our community. Interestingly, a resident asked Cr O’Rourke about what 
concerns her and what some of the issues in our community might be.
I find this to be an interesting part of engagement. Listening posts and similar forms of 
engagement are about asking what our community thinks. It’s not often we get asked what we 
think. But this is what it should be about: having that discussion about what’s happening and 
what needs to be done in the future.
CONCLUSION
I am hopeful to be out in our community more in the coming days and weeks. It does seem 
inevitable that another lockdown may soon be enforced.
If there is anything I do wish to repeat because it is important to do so, it’s that we must continue 
to support each other during these times.
We must love our local businesses and community organisations and support them to stay open 
and operating.
We must also reach out to our friends, family, colleagues, and others to check-in on how they 
are doing. 
Stay classy, Greater Bendigo. See you in the community.
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EVENTS ATTENDED
 The Arts & Creative Industries Committee Meeting.
 Walk through Honeyeater Reserve with the Junortoun Community Action Group.
 Councillor Briefings – one at the Fosterville Gold Tennis Centre.
 Eppalock Ward Listening Post at the Dog Park on Crook Street, Strathdale.
 Several briefings, meetings, and workshops.

Cr Sloan reported as follows:

I am pleased to table my councillor report about joining with our community and reflecting on key 
events. During covid lockdowns I was pleased to connect with residents via email and phone and 
am certain that together we will continue to navigate our way through the corona virus pandemic.

Recently I had the privilege of meeting with local community members including the President of 
Trans and Gender Diverse Bendigo and Beyond and was happy to learn more about the great 
support and advocacy the group undertakes; I look forward to building ongoing connections with 
this terrific group. I connected with representative of Goornong District Action Group to keep 
updated and share information and look forward to meeting with the group in Goornong to discuss 
the Goornong Township Plan and other important matters. I attended Empowering Eaglehawk 
monthly meeting where community support initiatives are discussed and actioned and, along with 
Cr Metcalf, presented a council update. I linked to Woodvale Progress Association looking 
forward to attending the book launch of Woodvale-A Step Back In Time, a recently published 
book about Woodvale’s history written by local historian Ray Wallace. Due to lockdown 
the launch was cancelled, but I look forward to supporting the launch at a later date. 

I enjoyed meeting with members of Greater Bendigo Youth Council Wellbeing Committee and 
community representative where we discussed their exciting plans for a youth wellbeing day and 
youth mental health awareness-raising with schools. The inspirational youth councillors are 
achieving meaningful outcomes during the first term of youth council, well done everyone. 

I, along with Cr Penna, was proud to participate in the Victorian Government’s Taskforce on 
Rehoming Pets consultation at Bendigo Animal Relief Centre with Taskforce Chair Andy Meddick 
MP and taskforce member, Maree Edwards MP. The Taskforce will conduct consultation and 
provide recommendations on a potential regulatory framework for rescue and foster care sectors 
and improving rehoming pathways for dogs and cats in Victoria, including those used in medical 
research. This work is very important for our community as GB has one of the highest levels of 
companion animal ownership in Victoria, with more than one third of households currently owning 
a cat or a dog (DAMP 2016-21).

I attended online committee meetings including Bendigo Livestock Exchange Stakeholders 
Committee and the Arts and Creative Industry Advisory Committee. Cr Metcalf, Fagg and myself 
have also commenced writing a monthly councillor update for Long Gully Neighbourhood 
Centre’s Newsletter New Beginnings – this is another way we can all keep in touch with each 
other and share information. 

Being involved with the community and participating in meetings and events is a privilege and an 
important way I stay connected with community views and issues. Likewise, they are also ways 
the community can directly engage with councillors on a range of issues important to them.

Thank you, that concludes my councillor report. 

*I am proud of the vaccination uptake in GB; more than half of GB eligible population have had 
their first vaccine dose at 52.6% - the average for Victoria is 42.58% while the national average 
for those over 16 is 41.4% (source - 7/8/21 Daily Mail Australia on-line; 7/8/21) Well done to 
everyone and thank you to all concerned with this great outcome in our community.
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Cr Penna reported on his attendance at the following meetings and events:

 Eppalock Ward Councillors catchup
 Several Briefings and Councillor Only
 GB Magazine Photo Shoot at Axedale
 Calder Highway Improvement Committee Meeting
 BARC Tour at Pipers Lane and meeting with delegates
 Various Planning Site Inspections
 JCAG Honeyeater Reserve Tour with Matt and Marg
 Represented Council but not officially the Mt Disappointment unveiling of a plaque for 3 

RAAF multiple crash site which claimed the lives of 8 airman.
 Catchup with Nathan Morsillo for Budget Briefing
 Resource Recovery Workshop
 Eppalock Listening Post at Crook St ‘Woofy’ Park
 More Planning Site Inspections

Cr Fagg reported as follows:

Events
Mens Sheds meeting at Long Gully. An excellent place for people to gather, make friendships, 
and sometimes create something from metal or wood.

Initial meeting with council staff about a conservation management plan for Victoria Hill Historical 
Area in Ironbark. There will be opportunity for community input into this process.

Participated in council workshops on waste reduction and recovery, and on our managed growth 
strategy.

Participated in the state-wide conference put on by the Youth Affairs Council of Victoria. This 
conference was an excellent window into the work being done by young people, and with young 
people, on issues like mental health, emergency management, and including young people in 
the decision-making processes of our community. On that last point, we can commend ourselves 
for supporting a Youth Council, and I look forward to strengthening their role in our decision-
making.

Over the coming weeks, I am looking forward to meeting with the Bendigo BMX Club, and to a 
walking tour of Elmore. 

I would also like to draw Eaglehawk resident’s attention to the township meeting, and I encourage 
local residents to sign up to come along.

 Cr O’Rourke reported on her attendance at the following meetings and events:

 Still receiving plenty of emails and telephone calls from residents
 Terrific Listening Post at the Crook Street Dog Park; with one conversation leading to the 

Managed Growth Strategy and also the current lack of general practitioners in the area
 Enjoyed the tour of the Honeyeater Reserve with the Junortoun Community Action Group 

and fellow Ward Councillors – this is a former quarry site and JCAG have done a wonderful 
job of making it a great place to visit 

 Looking forward to this weekend’s tour of the East Bendigo Nature Corridor
 Conveyed appreciation to the staff on the work of the four reports presented at the 

commencement of this agenda 
 Commended the progress for the Regional Employment Precinct at Marong
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25. MAYOR'S REPORT

The Mayor, Cr Jennifer Alden, tabled a report on her attendance at the following meetings and 
events:

 Attended and spoke at the Bendigo Botanic Gardens Central Hub Sod Turning.

 Held a Lockwood Ward Listening Post at the Allies Hotel, Marong.

 Chaired the Economic Development Implementation Steering Committee meeting.

 Chaired the Sustainable Environment Advisory Committee meeting. 

 Met with the Hon. Jacinta Allan MP, Minister for Transport Infrastructure and Member for 
Bendigo East (online meeting).

 Met with Ms Maree Edwards, Member for Bendigo West (online meeting).

 Participated in meeting to discuss homelessness in the community. 

 Attended the consultation meeting to discuss planning permit application DU/715/2018, 26 
Allingham Street, Golden Square.  

 Attended the online Bendigo Writers Festival event - Norman Swan in Conversation.

 Chaired the Loddon Campaspe Councils Group meeting (online meeting).

 Met with Tania Maxwell MP, Member for Northern Victoria (online meeting).

 Chaired the Maiden Gully Progress Association Annual General Meeting.

 Participated in the Bendigo Maubisse Friendship Committee meeting (online).

 Participated in the Resource Recovery and Education Workshop.

 Spoken with residents, businesses and community groups regarding a wide range of issues. 

 Participated in numerous radio, newspaper, television media interviews and photo 
opportunities.
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26. CHIEF EXECUTIVE OFFICER'S REPORT

The Chief Executive Officer, Mr Craig Niemann reported as follows:
Steve Hamilton commenced today in the role of Director Strategy and Growth.  Steve joins us 
from Maribyrnong City Council. His Local Government experience includes strategic and 
statutory planning, managing customer-facing services, advocacy to other levels of government, 
and major project delivery. Steve also has a great interest in the arts and creative industries.  We 
are looking forward to Steve joining the Executive Management Team.   Thank you to Andrew 
Cooney and Jenn Spelling for acting in Director roles during the recruitment process.

Earlier in the month it was revealed that Bendigo was leading the way nationally in being fully 
vaccinated for COVID-19.  More than 52% of eligible residents have had their first shot and 21% 
are fully vaccinated. Thank you to everyone who has come forward to be vaccinated, it is a key 
way to protect ourselves, our loved ones and our community and is how we can get back to doing 
the things we love sooner.

Contracts have been signed to purchase 155 hectares for the development of the Bendigo 
Regional Employment Precinct.  The land is within the preferred precinct along the Wimmera and 
Calder Alternative Highways, south of the Marong township.  The land purchase is a significant 
step towards the development of the Bendigo Regional Employment Precinct which will support 
new and expanding businesses in Greater Bendigo and attract investment.  Consultants will now 
be appointed to commence detailed planning studies that are required, and the City will work with 
the State Government to determine the best process for rezoning the land.

During the month I participated in meetings of Loddon Campaspe Regional Partnership, Regional 
Development Australia Loddon Mallee Committee and Loddon Campaspe Councils.

Construction has commenced on the Bendigo Botanic Gardens Central Hub Precinct, located at 
the end of Hamelin Street and linking the Bendigo Botanic Gardens and Garden for the Future.  
The project includes a Visitor Centre with provision for a café/function centre, community rooms 
and public facilities; 1ha of new gardens with an indigenous focus; wetlands and ponds; 
stormwater harvesting system.    The Hub will be the new formal entrance to the Bendigo Botanic 
Gardens. The project is expected to be completed in June 2022.

27. CONFIDENTIAL (SECTION 66) REPORTS
Nil 
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There being no further business, the meeting closed at 8:55pm.

  Confirmed:

 
September 20, 2021                                                                                        Chair 
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