Planning and Environment Act 1987
Golden Plains Shire Planning Scheme	Comment by Skye K Knight (DTP): Please use new template which refers to climate changes under MD22, the housing target under the PPF and Yarra River section.
Amendment C106gpla
Explanatory Report
Overview
Amendment C106gpla implements a shire-wide Housing Strategy, the Growing Places Strategy 2025 (GPS) to identify locations for future residential growth within the Golden Plains Shire 
The amendment applies to all land in the Shire and proposes to introduce the directions, findings and implementation actions of the GPS into the Golden Plains Planning Scheme. It does this by including an updated Strategic Framework Plan, which identifies the potential future growth and investigation areas and reorders and updates a number of local planning policies to reflect the findings of the technical research and recent government and council policies and strategies.
The GPS is the culmination of a series of background studies and technical research undertaken to determine and map land use constraints and opportunities across the municipality and hence provide clear, evidence-based direction on where growth should occur in the future. 
Where you may inspect this amendment
The amendment can be inspected free of charge at the Golden Plains Shire website at https://www.goldenplains.vic.gov.au/resident/planning/strategic-planning-projects   
And
The amendment is available for public inspection, free of charge, during office hours at the following places:
Golden Plains Civic Centre, 2 Pope Street, Bannockburn
The Well, 18 Heales Street, Smythesdale 
The amendment can also be inspected free of charge at the Department of Transport and Planning website at http://www.planning.vic.gov.au/public-inspection or by contacting the office on 1800 789 386 to arrange a time to view the amendment documentation.
Submissions
Any person may make a submission to the planning authority about the amendment Submissions about the amendment must be received by 13 April 2026. 
A submission must be sent to: 
Strategic Planning, Golden Plains Shire
By post: 	PO Box 111, Bannnockburn, Vic 3331
In person: 	2 Pope Street, Bannockburn
		19 Heales Street, Smythesdale
By email:	enquiries@gplains.vic.gov.au
Panel hearing dates
In accordance with clause 4(2) of Ministerial Direction No.15 the following panel hearing dates have been set for this amendment:
Directions hearing: 6 July 2026
Panel hearing: 10 August 2026
Details of the amendment
Who is the planning authority?
This amendment has been prepared by Golden Plains Shire Council which is the planning authority for this amendment.
Land affected by the amendment
The amendment applies to all land in the Golden Plains Shire. 
What the amendment does
Amendment C106gpla updates Local Planning Policy and other provisions of the Golden Plains Planning Scheme to implement the findings and recommendations of the Growing Places Strategy, 2025 (GPS). The Shire-wide Strategic Bushfire Assessment, 2022 was a central informing document of the GPS and formed the basis of the changes to a number of policies relating to the locations for considering additional growth and bushfire risk.
The amendment replaces the Strategic Framework Plan at Clause 02.04 to illustrate and implement a shire-wide growth strategy to cater for the Shire’s housing need and housing target into the future. 
The amendment relocates the Structure Plans from Clause 02.04 to Clause 11.03, and includes some character elements from the Town Character Profiles, 2022 that informed the GPS as well as policy neutral text presently included on the plans to improve legibility and consistency with standard terms and the Ministerial Direction on Form and Content. 
It also makes changes to the local provisions in the Planning Policy Framework at Clause 11 - Settlement; Clause 14 – Agriculture; Clause 15 – Heritage; and Clause 16 – Housing.
The amendment includes the GPS, and documents considered for the GPS, as Background Documents in the Schedule to Clause 72.08, and removes the superseded Northern Settlement Strategy (Golden Plains Shire, 2019). Further strategic work in the Schedule to Clause 74.02 is updated to reflect the findings of the GPS. 
Specifically, the amendment makes the following changes:
Planning Scheme Ordinance
· Amends Clause 02.03-1 (Settlement) and Clause 02.03-2 (Environmental and landscape values) to replace the word ‘settlement’ with ‘town or locality’, ‘Township’, ‘Structure’ or ‘colonisation’ in respect of cultural sensitivity and to reflect the findings and recommendations of the GPS.
· Amends Clause 02.03-3 (Environmental risks and amenity) to reflect the findings of the Shire-wide Strategic Bushfire Assessment, 2022 and acknowledge climate change as a factor influencing increasing impact of floods.
· Amends Clause 02.03-4 (Natural resource management) under Agriculture – to delete reference to Forestry and timber production as increasingly significant local industries to reflect the reduced significance of these industries in the Shire.
· Amends Clause 02.03-5 (Built environment and heritage) to insert new policy to: 
· Reference both the Aboriginal past and early post-contact heritage and the need for further work to identify these places, features and values.
· Reference dry stone walls and their significance.
· Update policy directions for heritage based on the First Peoples Cultural Heritage Report and Post-Contact Heritage Report prepared to inform the GPS. 
· Amends Clause 02.03-6 (Housing).
· Amends Clause 02.03-7 (Economic development) to:
· Update the policy to reflect current industry figures.
· Update Table 1: Commercial and Retail Hierarchy Framework.
· Add consideration of bushfire hazard in relation to tourism development.
· Amends Clause 02.03-8 (Transport) to relocate a transport related strategy from Clause 02.03-9.
· Amends Clause 02.03-9 (Infrastructure) to revise content to reflect the findings of the GPS and to relocate Transport strategies to Clause 02.03-8. 
· Amends Clause 02.04 Strategic Framework Plans by replacing the Golden Plains Framework Plan with the GPS Framework Plan and to relocate township Structure Plans to Clause 11.03.
· Amends Clause 11.01-1L (Settlement) to:
· Change the title to Golden Plains.
· Revise content to reflect the findings of the GPS.
· Include content to support investigation of future growth locations at Cambrian Hill, Lethbridge, Meredith, Stonehaven and Teesdale as identified in the GPS. 
· Deletes Clause 11.01-1L-02 (Golden Plains South East) and relocates its content to 11.03-6L-02.  
· Deletes Clause 11.01-1L-03 (Settlement in Golden Plains North West) as the Northern Settlement Strategy has been replaced with the GPS.
· Amends Clause 11.03-6L-01 (Bannockburn) to insert reference to dry stone walls and wind break tree species as predominant features of the town, as identified in the Town Character Profiles (Plan2Place, 2022) that informed the GPS.
· Amends Clause 11.03-6L-02 (Gheringhap) to:
· Rename it South East Area and Gheringhap.
· Insert content from 11.01-1L-02 (Golden Plains South East).
· Reorder and reword strategies for consistency with standard terms and policy wording.
· Remove the expiry date of the clause.
· Replace the Gheringhap Framework Plan map with a policy neutral redesigned map to improve legibility and consistency with the Ministerial Direction on Form and Content of the Planning Scheme. 
· Amends Clause 11.03-6L-03 (Inverleigh) to insert reference to bluestone building materials and spacing for large canopy trees to preserve Inverleigh’s character as identified in the Town Character Profiles.
· Amends Clause 11.03-6L-04 (Smythesdale) to:
· Insert policy to retain the heritage character of the town centre and to retain use of wide verges to contribute to the country town character, as identified in the Town Character Profiles. 
· Reword policy on drainage and stormwater management to improve clarity as suggested by Central Highlands Water.
· Replace the Framework Plan map to improve legibility and consistency with the Ministerial Direction on the Form and Content of Planning Schemes. 
· Amends Clause 11.03-6L-05 (Teesdale) to:
· Delete unnecessary content.
· Insert policy to encourage the use of wide verges with footpaths and large street trees to retain the character of the town as identified in the Town Character Profiles.
· [bookmark: _Hlk213668591][bookmark: _Hlk213674092]Inserts Clause 11.03-6L-06 (Lethbridge) to relocate the Structure Plan presently located in 02.04, include policy neutral content from the Plan and additional content from the Town Character Profiles.
· Inserts Clause 11.03-1L-07 (Meredith) to relocate the Structure Plan and Precinct Plan presently located in 02.04 and include additional content from the Town Character Profiles.
· Inserts Clause 11.03-1L-08 (Rokewood) to relocate the Structure Plan presently located in 02.04 and include policy neutral content from the Plan.
· Inserts Clause 11.03-1L-09 (Linton) to relocate the Structure Plan presently located in 02.04 and include policy neutral content from the Plan.
· Inserts Clause 11.03-1L-10 (Batesford) to relocate the Structure Plan presently located in 02.04 and include policy neutral content from the Plan.
· Inserts Clause 11.03-1L-11 (Towns, Small Towns and Localities - Corindhap, Dereel, Haddon, Napoleons, Ross Creek, Scarsdale, Shelford) to relocate the Structure Plans from 02.04 and include policy neutral content from the Plans.
· Amends Clause 14.01-1L Rural dwellings, excisions and subdivision in the Farming Zone to: 
· Renumber the Clause to 14.01-1L-01.
· Change the title to Excision and subdivision in the Farming Zone.
· Insert objectives to protect and support long-term availability of rural land for agriculture and access to secure water resources for agricultural uses.
· Delete references to dwellings as this is now included in the new separate Clause 14.01-1L-02.
· Insert strategies and policy guidelines to support the long-term availability of rural land for agriculture, informed by the GPS.
· Inserts new Clause 14.01-1L-02 (Dwellings in the Farming Zone) to protect rural land for agriculture and set out policy direction, strategies and guidelines for the location of dwellings in the Farming Zone to avoid compromising rural activities. 
· Amends Clause 14.01-2L-01 (Sustainable agricultural land use) to:
· Delete reference to agroforestry and timber plantations.
· Insert strategies to support, protect and promote sustainable agriculture as informed by the Golden Plains Agriculture Assessment and the GPS.    
· Amends wording and word order in Clause 14.01-2L (Animal Industries) to meet Ministerial Direction on Form and Content. 
· [bookmark: _Hlk213687898]Amends Clause 15.03-1L (Heritage conservation) to renumber the clause to 15.03-1L-01 and rename it to Heritage Conservation – Golden Plains.
· Inserts new Clause 15.03-1L-02 (Dry Stone Walls) to identify the significance of dry stone walls and support the retention, restoration and repair of dry stone walls and their integration within developments as informed by the GPS.
· Inserts new Clause 15.03-2L (Aboriginal cultural heritage – Golden Plains) to insert objectives and strategies informed by the Victorian Aboriginal and Local Government Strategy 2021-2026 and the GPS. 
· Amends Clause 16.01-1L (Housing Supply in Golden Plains Shire) to reduce the lot size from 400sqm to 300sqm in particular areas to align with the Small Lot Housing Code. 
· Amends the Schedule to Clause 52.33 to correct the table format.
· Amends the Schedule to Clause 72.08 (Background Documents) to delete the Northern Settlement Strategy, 2019 and include the: 
· Dry Stone Wall Design Guidelines (City of Whittlesea, 2024).
· Golden Plains Strategic Bushfire Assessment (Kevin Hazell Bushfire Planning, April 2022).
· Golden Plains Growing Places Strategy (Golden Plains Shire Council, 2025).
· Writing and Reviewing a Dry Stone Management Plan Guide (City of Whittlesea, February 2024).
· Victorian Aboriginal and Local Government Strategy 2021-2026 (Department of Jobs, Precincts and Regions, March 2020).
· Amends the Schedule to Clause 74.02 Further Strategic Work to:
· Delete preparation of a local policy to protect farming land and guide dwellings and subdivision in the Farming Zone, as this policy has been drafted and included in this amendment.
· Delete Haddon as a location for investigating growth opportunities. 
· Insert Meredith and Stonehaven as locations for investigating growth opportunities stemming from the GPS.
· Insert reference to consideration of options for access between the Gheringhap Employment Area and the highway.
Strategic assessment of the amendment
Why is the amendment required?
Following local government amalgamations in 1994, the Golden Plains Land Use Strategy (1996) was prepared and adopted. Town Structure Plans were also prepared at this time and included in the Golden Plains Planning Scheme, many of which were updated over time as townships grew. Most recently, the Bannockburn Growth Plan, 2021 was prepared and provides for an additional 13,000 houses and new Structure Plans were also recently prepared for Inverleigh and Teesdale. 
In 2021, the Department of Transport and Planning (DTP) advised that a shire-wide Settlement Strategy should be prepared before any further review of Town Structure Plans was undertaken. At the beginning of the project Council commenced engagement with the Traditional Owners of the Golden Plains land including the Eastern Maar Aboriginal Corporation and the Wadawurrung Traditional Owners Aboriginal Corporation. Traditional Owners of Eastern Maar advised the term ‘settlement’ is culturally inappropriate and use of this word was respectfully discontinued for this project. 
The resultant Housing Strategy is called the Growing Places Strategy, 2025 (GPS) and represents the first time in 30 years that housing growth has been considered at a municipal wide level.
The amendment is required to implement the key policy directions from the GPS and the Growing Places Informing Document (2024) (Informing Document) into the Golden Plains Planning Scheme. The GPS identifies the areas of Golden Plains Shire where future housing growth will be accommodated and those areas where further investigation for growth is supported, subject to delivery of enabling infrastructure. The plan corresponds with a key strategy of Clause 11.02-1S (Development capacity) being to “Plan to accommodate housing targets and provide clear direction on the locations where growth should occur and ensure sufficient realisable capacity in planning schemes’. The GPS provides an overall approach to achieve this and accommodate housing growth in the context of Geelong, Ballarat and its many townships and guide future structure plans and rezoning applications. 
Primarily, future growth will continue to be focussed in Bannockburn in accordance with the Bannockburn Growth Plan (2021). Bannockburn has capacity to deliver a significant percentage of the Shire’s future housing needs and Plan for Victoria’s housing target of 12,500 new houses for the municipality. Additional capacity may also be available at Meredith, Lethbridge, Teesdale, Cambrian Hill and Stonehaven, subject to future strategic work and enabling major infrastructure investment. The strategic groundwork and infrastructure required for consideration of potential future growth areas is identified under ‘Foundations and Fundamentals’ of the GPS.
The GPS is a whole of shire, evidence-based strategic land use plan that provides clear direction for managing future population growth across the Shire.
It is supported by the findings of the following technical assessments and reports: 
· Golden Plains Shire Strategic Bushfire Assessment Final Report, Kevin Hazell Bushfire Planning (2022). 
· Settlement-scale bushfire assessments for selected places in Golden Plains Shire Final Report, Kevin Hazell Bushfire Planning (2022).
· Housing Needs Assessment Golden Plains Shire, Spatial Economics (2022)
· Residential land and Housing Needs Assessment Golden Plains Shire, Spatial Economics (2022).
· Natural Environment and Hazards Analysis Golden Plains Shire, Landserv Environment (2022).
· First Peoples Cultural Heritage Growing Places Strategy, Golden Plains Shire (2023).
· Post Contact Heritage Growing Places Strategy, Golden Plains Shire (2024).
· Eastern Maar Nation within Golden Plains Shire Council Cultural Values Assessment 11282, Biosis (2023).
· Industrial Land Supply and Demand Assessment, Golden Plains Shire, Spatial Economics (2022).
· Golden Plains Shire Town Character Profiles, Plan2Place (2022).
· Civil Infrastructure Analysis Growing Places Strategy, Morphum Environmental (2024).
· Agriculture in Golden Plains Shire, Golden Plains Shire (2022).
· Golden Plains Shire Biodiversity Protection Assessment, Golden Plains Shire (2022).
· Community Wealth and Wellbeing Analysis, Golden Plains Shire, SGS Economics and Planning (2023).
· Community Services and Infrastructure Plan Update. 
The information in these reports was summarised and combined into the Informing Document. This document demonstrates Golden Plains Shire Council has been carefully planning for growth by undertaking a range of technical reports and assessments to identify natural hazards including bushfire, flooding, environmental qualities, unique landscapes, cultural heritage and the limits of environmental land capability across the municipality. Work has also been undertaken to determine the service limitations and the costs of providing infrastructure as well as investigating costs of servicing various forms of residential land supply. Valued characteristics and a comparative significance of towns and areas across the Shire was also undertaken to identify towns or areas that are close to jobs, services, facilities and transport to identify areas suitable for housing. 
The GPS directs housing growth to areas where it will minimise exposure to natural hazards, protect regionally significant assets, retain agricultural land, support existing settlements and make the best use of infrastructure to meet housing needs within the shire and the region. The GPS ensures development is located where it is best suited, delivers the most benefits to the Golden Plains community and protects the valued places, lifestyle and assets of the Shire. Incorporating the findings and directions of the GPS into the planning scheme will provide certainty for the future and ensures Council is ready to deliver well planned, thoughtfully sequenced growth.
How does the amendment implement the objectives of planning in Victoria?
The amendment implements the following objectives for planning in Victoria as outlined in Section 4(1) and 12(1)(a) of the Planning and Environment Act 1987:
a) “Provide for the fair, orderly, economic and sustainable use, and development of land”
The amendment will result in the fair, orderly, economic and sustainable use and development of land by implementing the GPS which plans for equitable enhancement of wealth, wellbeing and sustainability across the Shire through growth and expansion of investment in services, infrastructure and local employment. The findings of the evidence-based Informing Document determine the ‘carrying capacity’ of the Shire and the GPS balances growth potential with the Shire’s values of community, liveability, sustainability and prosperity, as articulated in the Golden Plains Community Vision 2040.
c)‘Secure a pleasant and efficient and safe working, living and recreational environment for all Victorians and visitors for Victoria’
The amendment will direct housing growth to suitable areas with low risk from bushfire, flood and other natural and human-made hazards and ensure growth is supported with the essential services and infrastructure needed for healthy communities, where people can live, work, connect and thrive. 
d)Conserve and enhance those buildings, areas or other places which are of scientific, aesthetic, architectural or historical interest, or otherwise of special cultural value”
The GPS seeks to protect the Shire’s valued landscapes, culture and lifestyle by retaining agricultural land, continuing to identify and conserve places with cultural heritage significance, connect and enhance important biodiversity areas and wildlife corridors and retaining the rural feel across the Shire by keeping a mix of small towns, localities and district townships and focussing housing growth to selected district towns, regional and sub-regional centres. 
The amendment updates Clause 02.03-5 Built Environment Heritage to reflect a commitment to:
· Acknowledge Wadawurrung and Eastern Maar as the traditional knowledge holders.
· Ensure the protection and enhancement of places and features of natural, archaeological, and cultural heritage significance.
· Respect First Peoples perspectives of post contact history.
· Investigate the potential of heritage places and objects prior to urban development.
· Incorporate registered heritage places into the urban landscape to protect and conserve the heritage place.
· Design that protects heritage places adjacent to major upgrades to the integrated transport network and essential services/infrastructure. 
The amendment includes the addition of Clause 15.03-1L-02 Dry Stone Walls to incorporate these walls into the urban landscape. 
The amendment inserts a new Clause 15.03-2L-01 Aboriginal Heritage – Golden Plains to include the objective to acknowledge Wadawurrung and Eastern Maar traditional knowledge and further support the identification, assessment, protection, and conservation of places with cultural heritage significance. 
f) ‘Facilitate development in accordance with the objectives set out in paragraphs (a),  (c), (d) and (e) and
The amendment updates the suite of planning scheme provisions to guide development for the benefit of Golden Plains Shire, consistent with state planning policy. 
g)‘Balance the present and future interests of all Victorians”
The amendment identifies areas and updates local planning policy to cater for future housing growth, including Plan for Victoria’s municipal Housing Target. 
The amendment will implement the GPS to ensure the Shire is ready to meet housing demand in a logical and orderly sequence. Necessary infrastructure is identified and integrated as a precondition to growth, ensuring the benefits of growth are harnessed to increase the wealth and wellbeing of the whole community now and into the future.
How does the amendment address any environmental, social and economic effects?
The amendment will deliver positive environmental effects by avoiding natural hazards; waterways; areas of strategic value for biodiversity conservation; and ensuring the effects of climate change are accounted for in the extent of floods when updating flood mapping. 
The GPS takes an active and supportive approach to ensure the next phase of population and economic growth contributes to collective community wealth and wellbeing in the Shire. Increasing the population and rate-base provides opportunity to capture and distribute wealth across the Shire and into areas that risk facing decline due to lack of population. The amendment will deliver positive social effects by ensuring new areas of growth are accompanied by additional infrastructure and stimulating expansion of services such as primary and allied health, education and public transport within accessible reach of underserved areas. The amendment also provides opportunity for increased diversity in housing types and identifies certainty and a clear supply to support affordable housing. 
The amendment delivers positive economic effects by enabling population growth to attract:  
· Investment in new and upgraded infrastructure and community services like health, education and recreation.
· A stronger local workforce to support regional industries to grow.
· More local jobs and career paths through a stronger economy.
· A broader rate-base to invest in the services, facilities and upgrades needed for communities across the Shire.
Does the amendment address climate change?
A Climate Change Consideration Report is not required as this amendment does not meet the amendment type as described in Ministerial Direction 22 Climate Change Consideration under section 12A of the Act.  
However, climate change has been considered throughout the preparation of the GPS and specifically in the following technical reports which have informed the GPS:
· Strategic Bushfire Assessment
· Natural Environment and Hazards Analysis
· Agricultural Assessment
· Biodiversity Assessment.
· Civil Infrastructure Assessment
The above technical documents have informed and helped determine those areas of the Shire that may be exposed to natural hazards that may arise or are likely to arise from the impacts of climate change.  
Priority is placed on protecting lives. The Shire-wide Bushfire Risk Assessment and the Natural Environment and Hazards Analysis, identified and filtered out areas of risk and hazards including bushfire, flood landslip, erosion and salinity. Subsequently, the GPS focusses growth in Bannockburn, which is an established area and a designated growth area, consistent with Plan for Victoria. Future growth beyond Bannockburn is directed towards the existing town of Meredith, subject to provision of enabling infrastructure and also to other low risk locations. 
Other areas with lower risk include Cambrian Hill and Stonehaven, which would allow for higher density urban development, close to existing regional service centres, which would minimise greenhouse gas emissions, rather than increasing low density residential patterns of development. 
The Agriculture Assessment and Biodiversity Assessment consider the impacts of a changing climate on future agriculture activities and the natural environment and the need to constrain development to protect these assets. 
Advice has been sought from relevant authorities including the Country Fire Authority, Corangamite Catchment Management Authority, Central Highlands Water and Barwon Region Water Authority on changing conditions from climate change as envisaged and considered in the GPS. 

Does the amendment address relevant bushfire risk?
The amendment is supported by the Golden Plains Shire Strategic Bushfire Assessment Final Report (Bushfire Assessment) prepared by Kevin Hazell Bushfire Planning (2022); and the Settlement-scale bushfire assessments for selected places in Golden Plains Shire Final Report, also prepared by Kevin Hazell Bushfire Planning (2022). 
The Bushfire Assessment provides a high-level, municipal wide assessment of bushfire hazard and applies bushfire policy in Clause 13.02-1S – Bushfire Planning to inform the GPS. The Bushfire Assessment, combined with the settlement-scale bushfire assessments were key background documents used to assist Council in identifying appropriate areas for growth from a bushfire perspective. The assessments also informed the new planning scheme content included in Clause 02-03-3 Bushfire and align with the strategies of Clause 13.02-1S Bushfire Planning and it’s requirement to ensure “the bushfire risk to existing and future residents, property and community infrastructure will not increase as a result of future land use and development”. 
Does the amendment comply with the requirements of any other Minister’s Direction applicable to the amendment?
The amendment is consistent and complies with:
· Ministerial Direction on the Form and Content of Planning Schemes-under section 7(5) of the Planning and Environment Act 1987.
· Ministerial Direction No. 11 Strategic Assessment of Amendments – which seeks to ensure comprehensive strategic assessment of planning scheme amendments. 
The amendment complies with Ministerial Direction No.11 (Strategic Assessment of Amendments) under section 12 of the Planning and Environment Act 1987. The amendment is consistent with this direction which ensures a comprehensive strategic evaluation of a planning scheme amendment and the outcomes is produces.
· Ministerial Direction No.1 Potentially Contaminated Land
The amendment identifies areas that may require investigation in terms of their likelihood of being potentially contaminated land. These areas currently prohibit residential uses and any future rezoning through an amendment process would be accompanied by a Preliminary Risk Screen Analysis to provide more detailed investigation into land use history and potential sources of contamination. 
· Ministerial Direction No.19 Ministerial Direction – Preparation and Content of Amendment that May Significantly Impact the Environment, Amenity and Human Health.
The outcomes of the GPS and resulting content of the amendment are based on a number of technical reports which considered the impacts on the environment, amenity and human health. In conjunction the amendment complies with this Direction by incorporating the views of the Environment Protection Authority (EPA).
How does the amendment support or implement the Planning Policy Framework and any adopted State policy?
The amendment is consistent with, and implements the following aspects of the Planning Policy Framework and adopted State policy:
Clause 11.01-1S (Settlement) by providing a framework for growth in population and development of facilities, services and infrastructure by guiding the function and character of towns within the municipal and regional context. The amendment protects rural land and natural resources and plans for an integrated approach to growth that is safe, sustainable and supports development and investment along existing transport infrastructure. 
Clause 11.02-1S (Development capacity) ensuring there is sufficient land identified in appropriate locations to meet forecast demand and Housing Targets. 
Clause 11.02-3S (Sequencing of development) by ensuring appropriate infrastructure is available and existing land supplies are exhausted before new growth areas are investigated and considered. 
Clause 11.03-2S (Growth areas) by identifying future growth locations along the key transport corridor between Geelong and Ballarat. 
Clause 11.03-3S (Peri-urban areas) by protecting valued attributes and directing future growth into locations close to the regional cities of Geelong and Ballarat. 
Clause 13.01-1S (Natural hazards and climate change) by applying risk-based planning principles to direct population growth and development to low risk locations. 
Clause 13.02-1S (Bushfire Planning) by applying the principles of this clause to direct future population growth and development to low risk locations. 
Clause 14 (Natural Resource Management) – by protecting areas that support environmental quality and agricultural land when considering future population growth locations. 
Clause 15 (Built Environment and Heritage) by preserving heritage places including dry stone walls.
Clause 16.01-1S (Housing supply) by identifying future growth areas to facilitate well located and integrated housing options.
Clause 16.01-1L (Housing Supply in Golden Plains Shire) by directing residential growth to township areas that have appropriate services, facilities and access to commercial and retail centres. 
Clause 16.01-2S (Housing affordability) by ensuring there is sufficient future residential growth locations to meet demand. 
Clause 16.01-3S (Rural residential development) by including local policy to protect agricultural areas for inappropriate rural residential development.
Clause 18.01-1S (Land use and transport integration)
The GPS integrates potential growth locations in proximity to the transport spine between Geelong and Ballarat, including Bannockburn, Meredith, Lethbridge and Teesdale. 
Extending growth within 8 kilometres of the Ballarat CBD at Cambrian Hill is designed to integrate with Ballarat’s strategic growth and transport system.
Similarly, extending growth planned for Geelong seeks to integrate with Geelong’s transport system. The Department of Transport and Planning and City of Greater Geelong have advised that consideration of Stonehaven as a growth area is subject to potential upgrades and solutions to a number of connections within Geelong.
The G21 Integrated Transport Strategy (2022) advocates for the revival of the passenger rail between Geelong and Bannockburn, running through Geelong’s Western Growth area. A future population at Stonehaven could also access this service.
Integrated planning and transport is fundamental to the future growth of Golden Plains Shire. The GPS provides that development in growth areas should prioritise multi-modal connectivity with pedestrian friendly pathways, dedicated cycle lanes and public transport stops at key activity centres and schools. Coupled with this is the challenge to reduce emissions, ensure accessibility to all modes and make efficient use of space.
Clause 19 (Infrastructure) The GPS ensures that growth is planned in a manner that allows for the logical and efficient provision and maintenance of infrastructure, including the resolution of transport routes and capacity and connection of growth areas to reticulated sewerage Further that planning avoids, minimises and offsets environmental impacts and incorporates resilience to natural hazards, including bushfire risk and future climate change risks; and that the use of development and infrastructure contributions are used in the funding of infrastructure. 
Is the amendment consistent with the delivery of the relevant housing target set out in the Planning Policy Framework?
The GPS has been prepared to carefully plan for anticipated growth to 2050 and beyond. It identifies the locations where growth is best suited. The GPS gives effect to the objectives and strategies of Clause 11.02 (Managing Growth) to ensure sufficient development opportunities are available to meet the needs of current and future Victorians.  
Specifically, the GPS implements the Golden Plains Housing Target of 12,500 new houses as set out in Table 2 of Clause 16.01 (Housing Supply). The GPS ddetermined that the State housing target for Golden Plains Shire can be predominantly accommodated as part of the future housing growth to Bannockburn, in alignment with the Bannockburn Growth Plan (2021).
Consistent with Clause 16.01 (Housing Supply), the GPS directs future housing to locations that are safe for people to live and where they are connected to services, infrastructure and community facilities with convenient access to commercial and retail centres. 
At Clause 16.01-1L (Housing Supply in Golden Plains Shire), the amendment proposes the modification of the considered lot size of 400 square metres to 300 square metres, consistent with the Small Lot Housing Code to support higher density housing close to jobs, services and public transport. 
How does the amendment support or implement the Municipal Planning Strategy?
The amendment is supported by and changes policy statements within sub-clauses throughout Clause 02.03 of the Golden Plains Planning Scheme to reflect the key principles set out in the Informing Document and the GPS. 
The amendment provides up-to-date and strong direction on the location and staging of future residential growth to ensure housing is directed to appropriate locations, avoiding risks and constraints and in the most efficient locations for services and infrastructure to support the health, wellbeing and safety of communities. 
The amendment supports and implements Council’s vision (at Clause 02.02) to sustainably manage land use and development within the Shire including:
· Promoting the indigenous heritage and it’s connection to Traditional Owners.
· Providing a diversity of quality rural and urban living alternatives to balance growth while retaining a strong country feel.
· Preserving, protecting and enhancing the natural assets and environment.
· Supporting local producers, agriculture, small businesses and tourism as the key drivers of growth the local economy.
Does the amendment make proper use of the Victoria Planning Provisions?
The amendment makes proper use of the Victoria Planning Provisions (VPP) by updating the Municipal Planning Strategy (Clause 02) to set out planning policy that implements the Informing Document and the GPS and facilitates housing growth in a considered and logical way, delivering outcomes consistent with the VPPs.
The amendment is consistent with Planning Practice Note 90: Planning for Housing (PPN90) as it guides the location of housing and growth to meet the needs of Golden Plains and Victoria’s growing population on a municipal wide basis. The amendment will facilitate housing development targeted to specific locations, identified as suitable in the context of the shire’s constraints and risks, and within proximity to the regional growth centres of Ballarat and Geelong. 
The amendment does this by implementing an updated Strategic Framework Plan and local policies into the planning scheme to provide clear direction on locations where growth should occur and outlines how development sequencing will occur to ensure coordinated infrastructure delivery. 
How does the amendment address the views of any relevant agency?
The views of many relevant agencies were sought in the development of the Informing Document and GPS and in the preparation of this amendment, including:
· Agriculture Victoria
· Victorian Planning Authority 
· AusNet Transmission Group 
· Barwon Water 
· Central Highlands Water
· Country Fire Authority
· Corangamite Catchment Management Authority 
· Department of Energy, Environment and Climate Action 
· Department of Jobs, Skills, Industry and Regions
· Department of Transport and Planning 
· Eastern Maar Aboriginal Corporation 
· Environment Protection Authority
· First Peoples – State Relations 
· Heritage Victoria 
· Parks Victoria 
· Victoria Police – Western Region, Bannockburn, Meredith, Smythesdale
· Powercor Australia
· Regional Development Victoria 
· State Emergency Service Victoria 
· Southern Rural Water
· Wadawurrung Traditional Owners Aboriginal Corporation. 
Country Fire Authority
The Country Fire Authority (CFA) participated in the preparation of the municipal Bushfire Assessment and their views were sought following the preparation of the  Informing Document, the draft GPS and during the preparation of this amendment to implement the GPS. 
The CFA suggests the next phase of planning, which will be structure plans and precinct plans for future growth areas will require further assessments. The CFA suggests that Bushfire Assessments for future growth areas should:
· Ensure future development is directed to the lowest bushfire risk areas;
· Include a defined township edge that hardens the interface between vegetation and future development.
· Consider the existing fuel loads within the township and their bushfire risk impact and how this can be reduced.
· Consider how vegetation within larger lots (ie. lots over 1,200sqm) will be managed and maintained to ensure bushfire hazards are not created over time, particularly in areas close to the town boundary.
· Ensure that uses associated with vulnerable people (i.e. aged care, schools, childcare, tourist accommodation) are considered.
· Consider the impact of the design, siting and layout of buildings to create structure fire ignitions, including the location and use of combustible materials within the building and ancillary to the site. 
Specifically for Teesdale, the CFA suggest bushfire policy should consider how the existing extent of vegetation in the township will be managed to reduce the impacts of a fire front travelling through the town.
For Inverleigh, the CFA encourages policy that directs the intensification of development to areas in the township at lowest risk and for additional bushfire mitigation to be applied to areas that have a heightened risk.
For Cambrian Hill, a specific bushfire assessment should be undertaken for the area before development is directed to the area. 
Barwon Water provided general support for the GPS and reaffirmed its commitment to work with the Council to further the case for reticulated sewerage in Meredith, but emphasised that it had not committed to reticulated sewerage in any Township locations. It also raised water supply upgrades as essential infrastructure needed to support future growth in some areas. 
Central Highlands Water sought early infrastructure planning for Cambrian Hill to integrate with neighbouring areas and avoid expensive reconfiguration at a later date.
The Department of Energy, Environment and Climate Action (DEECA) noted; 
· Opportunities to strengthen the protection of current and future identified biodiversity and wildlife corridors through the GPS and planning scheme. 
· Consideration of resources and delivery of key materials to Melbourne and the economic benefits of extractive resources. 
The Department of Transport and Planning (DTP) (Transport) emphasised the need to ensure active transport was appropriately considered alongside public transport, further traffic impact assessments be undertaken as part of future detailed planning, and developer contributions were integrated into the GPS.  DTP Transport also noted there were currently no plans to re-introduce passenger rail in the Geelong to Ballarat corridor.
The Department of Transport and Planning (Planning), Barwon South West/ Grampians Regional Planning Services advised further strategic assessment would be required to justify the misalignment between the future growth locations identified in the GPS and current state and regional planning policy.
The Environment Protection Agency (EPA) suggested greater detail in the Strategy around natural environment and hazards including historical mining sites, known contamination, the Shire’s four landfill sites and undocumented landfills, existing transport networks, and the application of buffer zones and separation zones. 
The Victorian Planning Authority (VPA) noted the draft housing target for the shire and expressed support for the focus of immediate development (next 15 years) in Bannockburn. It suggested strengthening the GPS to ensure appropriate infrastructure (state and local) is identified and funded before initiating new structure plans or considering rezoning applications. 
The views of agencies were taken into account, and changes were made to the Strategy and planning scheme amendment documents to incorporate their views. The views of agencies will again be sought during exhibition of this amendment.
Does the amendment address relevant requirements of the Transport Integration Act 2010?
The amendment complies with the relevant requirements of the Transport Integration Act 2010, specifically Part 2, Division 2, 11 (Integration of transport and land use).
The GPS provides the basis with which future discussions with the Department of Transport and Planning, City of Greater Geelong and City of Ballarat can be undertaken as further investigations and structure plans are being prepared, enabling the future consideration and planning for transport.
[bookmark: _Hlk193114501]How does the amendment have regard to the principles set out in the Yarra River Protection (Wilip-gin Birrarung murron) Act 2017 in relation to Yarra River land and other land, the use or development of which may affect Yarra River land?
The amendment does not affect Yarra River land under Part 3 of the Yarra River Protection (Wilip-gin Birrarung murron) Act 2017.
Resource and administrative costs
What impact will the new planning provisions have on the resource and administrative costs of the responsible authority?
The amendment is not expected to have any significant impact on the resource and administrative costs of the responsible authority.
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