Planning and Environment Act 1987
Greater Bendigo Planning Scheme
Amendment C279gben
Explanatory Report
Overview
The amendment implements the recommendations of the Bendigo City Centre Plan (2020), the Bendigo City Centre Urban Design Framework (2022), the Bendigo City Centre Heritage Stage 2: Precincts 2022 (2022) and the Bendigo City Centre Parking Futures Action Plan (2020) by rezoning most of the land within the Bendigo City Centre to the Activity Centre Zone (Schedule 1); amending and updating heritage controls; amending parking controls (including deletion of minimum car parking requirements in the city centre); amending local policy on the Bendigo City Centre; applying the Environmental Audit Overlay to potentially contaminated land; and making related changes to other provisions.
Where you may inspect this amendment
The amendment can be inspected free of charge at the City of Greater Bendigo website https://www.bendigo.vic.gov.au/building-and-business/planning/planning-scheme-amendments 
Or by contacting 1300 002 642 or email strategic.planning@bendigo.vic.gov.au to arrange a time to view the amendment documentation at Galkangu - Bendigo GovHub 189-229 Lyttleton Terrace, Bendigo. 
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 who may be affected by the amendment may make a submission to the planning authority.  Submissions about the amendment must be received by Monday 13 July 2026. 
A submission must be sent to: 
City of Greater Bendigo 
By post: PO 733, Bendigo VIC 3552
In person: 189-229 Lyttleton Terrace, Bendigo
By email: strategic.planning@bendigo.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: Week beginning 12 October 2026
Panel hearing: Week beginning 9 November 2026
Details of the amendment
Who is the planning authority?
The amendment has been prepared by the Greater Bendigo City Council, which is the planning authority for this amendment.
The amendment has been made at the request of the Greater Bendigo City Council.
Land affected by the amendment
The amendment applies to 121.7 hectares of land within the Bendigo City Centre. 
The land which is specifically subject to this amendment is identified in Map 1 below.
Map 1 – Land affected by the amendment 
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[bookmark: _Hlk170510892]What the amendment does
The amendment proposes to implement the Bendigo City Centre Plan (2020), the Bendigo City Centre Urban Design Framework (2022), the Bendigo City Centre Heritage Stage 2: Precincts (2022) and the Bendigo City Centre Parking Futures Action Plan (2020) by rezoning most of the land in the Bendigo City Centre to the Activity Centre Zone – Schedule 1 (ACZ1); amending and updating heritage controls; amending parking controls (including deletion of minimum car parking requirements from part of the City Centre); amending local planning policy; applying the Environmental Audit Overlay to potentially contaminated land; and making consequential changes to various other provisions.
Specifically, the proposed amendment:
Mapping
Rezones approximately 121.7 hectares of land in the Bendigo City Centre from Commercial 1 Zone (C1Z), Commercial 2 Zone (C2Z), General Residential Zone (GRZ), Mixed Use Zone (MUZ1 – Greater Bendigo Mixed Use Areas Excluding Strathfieldsaye), Public Park and Recreation Zone (PPRZ), Public Use Zone (PUZ2 – Education, PUZ6  - Local Government and PUZ7 – Other public use), Residential Growth Zone (RGZ1 – Hospital Precinct) and Special Use Zone (SUZ1 – Private Education or Religious Institutions) to the ACZ1 (Bendigo City Centre) as shown on Planning Scheme Map Nos. 19 and 23.
Deletes the Heritage Overlay (HO) as follows from land within the Bendigo City Centre as shown on Planning Scheme Map No. 19HO:
HO3 (Bendigo Civic Precinct)
HO12 (Short Street Precinct)
HO105 (1 Centreway Arcade Bendigo, Building)
HO152 (2-4 High Street, Bendigo, T J Connelly Building)
HO153 (41 High Street, Bendigo, City Family Hotel)
HO154 (57-59 High Street, Bendigo, Building)
HO178 (133A McCrae Street, Bendigo, Albert Hotel (former))
HO190 (12 Mitchell Street, Bendigo, Plaza building)
HO191 (14-22 Mitchell Street, Bendigo, Backhaus Building)
HO193 (31-33 Mitchell Street, Bendigo, Lansell Buildings (former))
HO220 (34-36 Pall Mall, Bendigo, National Bank)
HO224 (60-64 Pall Mall, Bendigo, Exchange Hotel (former))
HO228 (82-84 Bull Street, Bendigo, Commercial Hotel (former))
HO255 (1 View Point, Bendigo, London Chartered Bank (former))
HO273 (75 View Street, Bendigo, Atkinson Buildings)
HO296 (12-16 Williamson Street, Bendigo, Photographic Studio)
HO297 (20 Williamson Street, Bendigo, St James Hall)
HO298 (33, 35 & 37 Williamson Street, Bendigo, Buildings)
HO299 (38-40 Williamson Street, Bendigo, Bendigo Independent Office)
HO300 (44 Williamson Street, Bendigo, Limerick Hotel)
Applies the HO3 (renamed from Bendigo Civic Precinct to Bendigo Grand Boulevards Precinct) to land in Bridge (part), Bull, McCrae (part), Short and View Streets, Charing Cross, Farmers Lane, Howard Place, Pall Mall and View Point, Bendigo, as shown on Planning Scheme Map No. 19HO.
Applies the HO as follows to land within the Bendigo City Centre as shown on Planning Scheme Map No. 19HO:
HO104 (70 Bull Street, Bendigo, Taylor Bros. Corner House)
HO154 (57-59 High Street, Bendigo, Building)
HO190 (12 Mitchell Street, Bendigo, Plaza building)
HO191 (14-22 Mitchell Street, Bendigo, Backhaus Building)
HO192 (23 Mitchell Street, Bendigo, Johnson Morley & Co, Shop & Warehouse (former))
HO193 (31-33 Mitchell Street, Bendigo, Lansell Buildings (former))
HO220 (34-36 Pall Mall, Bendigo, National Bank)
HO224 (60-64 Pall Mall, Bendigo, Exchange Hotel (former))
HO225 (70 Pall Mall, Bendigo, Photographic Studio)
HO228 (82-84 Bull Street, Bendigo, Commercial Hotel (former))
HO269 (45 View Street, Bendigo, Union Bank (former))
HO296 (12-16 Williamson Street, Bendigo, Photographic Studio)
HO297 (20 Williamson Street, Bendigo, St James Hall)
HO299 (38-40 Williamson Street, Bendigo, Bendigo Independent Office)
HO300 (44 Williamson Street, Bendigo, Limerick Hotel))
Applies a new HO1005 (Hargreaves Street and Environs Commercial Precinct) to land in Hargreaves, King, Mitchell, Mundy and Williamson Streets, Bath Lane and Lyttleton Terrace, Bendigo as shown on Planning Scheme Map No. 19HO.
Applies new Heritage Overlays as follows to land at four individual heritage places within the Bendigo City Centre as shown on Planning Scheme Map No. 19:
HO1006 (391 Hargreaves Street, Bendigo, Sharland’s Surgery and Residence (former))
HO1007 (402 Hargreaves Street, Bendigo, Belfast Store (former))
HO1008 (95-97 Mitchell Street, Bendigo, Carolin Warehouse and Store (former))
HO1009 (62-64 Queen Street, Bendigo, B.C.M. Butter Factory (former)).
Deletes the DDO5, DDO12, DDO13 and DDO21 from land within the Bendigo City Centre as shown on Planning Scheme Map Nos. 19DDO and 23DDO.
Deletes the DDO20 from that part of the land affected by the overlay that is within the Bendigo City Centre as shown on Planning Scheme Map Nos. 19DDO and 23DDO.
Applies the EAO to land within Bendigo City Centre as shown on Planning Scheme Map No. 19EAO.
Deletes the PO1 from land within the Bendigo City Centre as shown on Planning Scheme Map Nos. 19PO and 23PO.
Applies the PO3 to land within the Bendigo City Centre as shown on Planning Scheme Map Nos. 19PO and 23PO.
Ordinance
Amends Clauses 11.03-1L (Activity Centres) and Clause 11.03-6L-01 (Bendigo City Centre) to update local planning policies to assist decision-making within the Bendigo City Centre.
Inserts Clause 37.08, Activity Centre Zone (ACZ) into the Greater Bendigo Planning Scheme.
Inserts a new Schedule 1 to Clause 37.08 (ACZ1 – Bendigo City Centre) into the planning scheme, including objectives, a table of uses, buildings and works requirements, design and development requirements and specific precinct requirements and guidelines for nine precincts in the city centre.
Amends the Schedule to Clause 34.01 (C1Z) to delete maximum leasable floor areas for the Marketplace Shopping Centre and the Crystal Ice and Gillies Pie Factory site.
Amends the Schedule to Clause 43.01 (HO) as follows:
Corrects the heritage place names and addresses for 11 heritage places.
Amends the heritage place names and addresses for two heritage precincts (HO3 and HO10).
Inserts one new heritage precinct (HO1005 – Hargreaves and Environs Commercial Precinct).
Inserts a new individual heritage place at 391 Hargreaves Street, Bendigo (HO1006 – Former Sharland’s Surgery and Residence).
Inserts a new individual heritage place at 402 Hargreaves Street, Bendigo (HO1007 – Former Belfast Store).
Inserts a new individual heritage place at 95-97 Mitchell Street, Bendigo (HO1008 – Former Carolin Warehouse and Store).
Inserts a new individual heritage place at 62-64 Queen Street, Bendigo (HO1009 – Former B.C.M. Butter Factory).
Deletes the reference to the statement of significance for William Vahland Place under HO3 (Bendigo Civic Precinct, Lyttleton Terrace, Bendigo).
Applies internal alteration controls to HO190 (Plaza Theatre (former)) at 12 Mitchell Street and 1-3 Bath Lane, Bendigo.
Deletes Schedules 5, 12, 13 and 21 to Clause 43.02 (DDO5, DDO12, DDO13 and DDO21), which have been made redundant due to the introduction of Clause 37.08 (ACZ) and the associated Schedule 1.
Amends Schedule 20 to Clause 43.02 (DDO20) to delete references to land to be rezoned to ACZ1 and update the High Street Boulevard Framework Plan.
Amends Schedule 20 to Clause 43.04 (DPO20) to replace references to old precinct names.
Amends Schedule 1 to Clause 45.09 (PO1) to delete land with the Bendigo City Centre so that these parking provisions only apply to land known as the Bendigo City Centre Fringe.
Inserts a new Schedule 3 to Clause 45.09 (PO3) to apply to the Bendigo City Centre, including a requirement that a permit is not required to reduce (including to zero) the number of car parking spaces required under Clause 52.06-5.
Amends the Schedule to Clause 72.04 (Incorporated documents) to insert eight new statements of significance for three heritage precincts (amended HO3, amended HO10 and new HO1005), one existing individual heritage place (HO190) and four new individual heritage places (HO1006, HO1007, HO1008 and HO1009) as incorporated documents.
Amends the list of background documents in the Schedule to Clause 72.08 (Background documents) to insert the following:
Bendigo City Centre Heritage Study Stage 2: Precincts 2022 (RBA Architects, 2022)
Bendigo City Centre Parking Futures Action Plan (City of Greater Bendigo, 2020)
Bendigo City Centre Plan (City of Greater Bendigo, May 2020)
Bendigo City Centre Urban Design Framework (City of Greater Bendigo, November 2022)
Amends the Schedule to Clause 74.01 (Application of zones, overlays and provisions) to insert a new reference to the ACZ in the list of application of zones, overlays and provisions.
Amends the Schedule to Clause 74.02 (Further strategic work) to update the list of further strategic work.
 
Strategic assessment of the amendment
Why is the amendment required?
Overview
The proposed amendment is required to implement the Bendigo City Centre Plan (2020) which was adopted by Council on 6 May 2020 following public exhibition of the draft document in September/October 2019. 
The proposed amendment also actions the implementation of: 
Bendigo City Centre Heritage Study Stage 2: Precincts 2022 (RBA Architects, 2022)
Bendigo City Centre Parking Futures Action Plan (City of Greater Bendigo, 2020)
Bendigo City Centre Urban Design Framework (City of Greater Bendigo, November 2022)
Background
The Bendigo City Centre (the ‘City Centre’) is Victoria’s largest commercial precinct and activity centre north of the Great Dividing Range.  With a regional catchment of around 300,000 people, it is home to over 1,000 businesses, around 11,000 jobs and approximately 550,000 square metres of commercial floorspace. Almost one quarter of all employment across Greater Bendigo is currently contained within the City Centre, with an economic output of more than $3.3 billion.
The City Centre has grown and evolved considerably since it was first laid out in 1854. Within the Bendigo City Centre the number of jobs in 2021 was 15,120. The forecast growth within Central Bendigo has been calculated as 23,143 (base case scenario) and 26,065 (upside scenario).
Based on forecast jobs, by 2051 Central Bendigo will require: 220,045 sqm employment floorspace (base case scenario) and 299,176 sqm employment floorspace (upside case scenario). This is based on a projected average floorspace requirement of 28 sqm per job.  
Supporting background work developed by SGS Planning and Economics demonstrates that there is a projected longer term (up to 30 years) demand for floorspace in the Bendigo City Centre that must be accommodated by strategic planning and consequential updates to planning controls, as described in C279gben.
The assessment also demonstrates that built form capacity provided by the Urban Design Framework (UDF) in total is more than adequate to meet projected floorspace demand.  When limited to/focussed on strategic sites only, the assessment shows capacity to be sufficient to accommodate forecast growth in floorspace according to a base case scenario, and to be slightly undersupplied according to an upside case scenario.  In the latter case, the considerable additional capacity across the balance of City Centre sites is considered ample to meet total projected demand.
The approximate equivalence between the UDF and both the base case floorspace demand (slight overprovision) and the upside case (slight under provision) is significant.  Given that the identified strategic sites represent the probable focus for development and new floorspace provision over the next several decades, the assessment demonstrates that the proposed planning controls, based in part of the recommendations of the UDF, are a well-balanced and appropriate response to preserving the intrinsic urban form qualities of Bendigo City Centre and to the mixed development opportunities and constraints that this urban environment presents.
Recent investment has occurred in the northern part of the city centre, led by public sector developments including the new Bendigo Law Courts, Bendigo TAFE and the Galkangu GovHub. The private sector is also busy delivering on the community’s vision for the City Centre, with a number of mixed use buildings either under construction, soon to commence or otherwise with planning approval in place. 
Bendigo City Centre Plan 2020
The Bendigo City Centre Plan (CCP) is a strategic plan to help manage, influence and facilitate change, in accordance with the latest information, academic research, Council-adopted policies and State planning policy directions. It updates and replaces the Bendigo CBD Plan 2005.
Structured around four key themes:
Theme 1 – Reinforce the role of the City Centre  
Theme 2 – A contemporary city with heritage foundations  
Theme 3 – Creating an Accessible Place  
Theme 4 – Designing a High Quality Environment  
The plan recommends built form directions, namely building height and setback arrangements, and includes an implementation matrix comprising 18 actions. The plan places a strong focus on facilitating medium scale mixed use buildings similar to the traditional historic buildings of the City Centre and similar to those that have recently been built, are under construction, or have been granted planning approval. There is also considerable opportunity to continue the adaptive re-use of upper levels of heritage buildings, which is something that started around the turn of the century. 
The plan recognises that this reuse trend has slowed due to the barriers to undertaking such projects, in terms of infrastructure limits, restrictive planning controls (particularly around parking) and building regulation issues but that some of the City’s more challenging development sites might now become viable. The plan identifies changes that are needed to facilitate this type of development some of which are planning related while others are infrastructure related.
To implement the plan the amendment is required to introduce land use and development controls by rezoning land to a new Activity Centre Zone 1 to land within the City Centre.  The new zone will be supported by a specific schedule drawn from the Urban Design Framework (UDF), which will also be included as a background document in the Greater Bendigo Planning Scheme. 
Bendigo City Centre Parking Futures Action Plan 2020 
The Parking Futures Action Plan replaces the Bendigo CBD Parking Strategy (2008) for the purpose of guiding strategic planning and future decision-making relating to car parking in the City Centre. 
Across the City Centre there are over 11,400 parking spaces that occupy close to 40 hectares or 100 acres of land.  Around 3,600 (approximately 32 per cent) of these parking bays are located ‘on-street’ with the remaining 7,800 (68 per cent) being located ‘off-street’ in a combination of large public car parks or on private land.
Of the 11,400 parking bays, 2,259 (about 20%) are in paid parking areas. Another 1,893 bays are in time restricted areas (where there are time restrictions but no fees) and the remaining 7,000 or so bays (over 60%) are either in unrestricted areas or on private land for use by residents, tenants, customers or visitors.
The relevant action from this plan is to remove off-street parking requirements via amending PO1 and inserting a new PO3 in the Greater Bendigo Planning Scheme.  This does not mean there will be no carparking provided in any buildings.  Removing parking minimums allows the development industry to provide the parking the market determines appropriate for the type of uses proposed.  In a regional context such as Bendigo, developers providing standard unit development would likely provide a minimum of 1 resident space per 2/3-bedroom dwelling.  Whereas retail or commercial development are currently required to provide parking spaces for visitors.  This excludes the context of proximity to public transport, active travel or likely multi-trip visitation purposes.  For people with limited mobility, access to car parking spaces remains important and is closely linked with the land use.  It is unlikely a medical facility with no parking provision would be able to meet the requirements of clause 52.06.  However, accessible onsite parking across the City Centre remains an important element to ensuring a functioning environment accessible to everyone. 
Bendigo City Centre Heritage Study Stages 1 & 2 2020/2022
The Bendigo City Centre Heritage Study Stage 1 (Context, 2020) and Bendigo City Centre Heritage Study Stage 2: Precincts (RBA, 2022) seek to address notable gaps that exist in the application of the Heritage Overlay in the City Centre, both in terms of geographic coverage and the provision of reliable heritage information.
The Stage 1 study has already been implemented in the Greater Bendigo Planning Scheme. The Stage 2 study recommends splitting the Bendigo Civic and Commercial Precinct (HO3) into two distinct precincts, revising the boundaries of the Rosalind Park Precinct (HO10) and applying the Heritage Overlay to four new individual heritage places. 
The proposed amendment is required to implement the study, by amending and applying the Heritage Overlay to enable better management and clear guidance for these places of heritage significance in the City Centre, allowing for sympathetic mixed development in the future as the population grows. The Study also makes administrative improvements which have been translated to the planning scheme such as correction to boundaries, place names and property descriptions.
Bendigo City Centre Urban Design Framework 2022 
The Bendigo City Centre Urban Design Framework 2022 (UDF) has the primary purpose of providing strategic design direction to manage change in the urban environment, with a focus on built form and related amenity and public domain outcomes.
The UDF assembles built environment design guidance to support incremental contemporary development of the City Centre that is progressive, creative and optimal in its use of available infill opportunities, as well as complementary to the established heritage character and vernacular. The amendment is then required to implement the recommendations of the UDF through the schedules in the new ACZ1 zone and the supporting local policy. 
How does the amendment implement the objectives of planning in Victoria?
The amendment implements the objectives of planning in Victoria set out in sections 4(1) and 12(1)(a) of the Planning and Environment Act 1987 (the ‘Act’) through the application of the ACZ1 and requirements within the schedules as follows:
Objective (a): The amendment provides for the fair, orderly, economic and sustainable use and development of land as it creates opportunities for the consolidation of very well serviced and in some instances underutilised urban land through the application of the new ACZ1.  The ACZ1 zone provides clear direction to manage infill development within a complex highly valued heritage area.  The new zone provides clarity and direction on urban design requirements to ensure better use of available land while still protecting the heritage values. 
Objective (b): The amendment facilitates an efficient use of urban land, thereby reducing pressure on fringe development and its associated resource consumption.  ACZ1 is supported by schedules developed from the UDF which provides clear and simplified development controls giving greater certainty for the development industry of the urban design expectations for all sites.  These controls ensure the need for growth and renewal, including the reuse of existing heritage buildings are encouraged, while still achieving a balanced and respectful outcome for the heritage context. 
Objective (c): The amendment will secure a pleasant, efficient and safe working, living and recreational environment for all Victorians and visitors to Victoria.  The introduction of the ACZ1 will ensure that the City Centre continues to evolve to support both residents and visitors alike.  The addition of these new controls based on the findings of the Bendigo City Centre Heritage Study – Stage 2 Precincts ensures that one of the key reasons people come to Bendigo, being the high value heritage, will be protected as the city grows. The new controls and direction set in the supporting documents to the amendment reinforces the important role of the City Centre as a regional city. 
Objective (d): The amendment seeks to conserve and enhance heritage buildings and streetscapes by promoting a sensitive and complementary response to heritage sites. The amendment included the introduction of the new ACZ1 which has been developed to ensure protection of the heritage fabric through the updating of the existing heritage precinct information (Bendigo City Centre Heritage Study Stage 2 – Precincts) and the UDF.
Objective (e): The amendment enables the orderly provision and co-ordination of public utilities having regard to the capacity of drainage, stormwater, water, sewerage, electricity, gas, telecommunications and fire services and infrastructure.  Although there will be limited additional infrastructure in this highly urbanised area, there will be a need for upgrading servicing capacity for utilities such as water.  Due to this the City Centre Plan and subsequent supporting documents have been developed in consultation with the utility providers to ensure the growth capacity identified within the ACZ1 is achievable. 
Objective (f): The amendment facilitates the provision of affordable housing in Victoria by increasing opportunities for a range of accommodation uses in the City Centre and by including the provision of affordable housing as a consideration in determining the appropriateness of additional height.  This will be achieved through the new ACZ1 which identified additional capacity for infill develop of mixed uses primarily commercial on the ground floor and housing above.  
Objective (g): The introduction of the ACZ and supporting schedules in this amendment balances the present and future interests of all Victorians by facilitating capital investment in the region and by reinforcing and expanding the core mixed use role and the sustainable consolidation of the City Centre.  
The amendment is therefore consistent with the objectives by facilitating sustainable use of land and high quality design outcomes with the Bendigo City Centre. 
How does the amendment address any environmental, social and economic effects?
[bookmark: _Hlk170503078]The amendment has considered the environmental, social and economic effects set out in sections 12(2)(b) and (c) of the Act.  This is done through the application of the ACZ and supporting schedules which provide clear direction for development across the City Centre.  The urban design controls have been specifically developed to promote design solutions that complement the existing heritage context, while still ensuring sites are not underdeveloped.  The amendment also includes the updating and implementation of the Bendigo City Centre Heritage Study Stage 2 – Precincts which reviewed the exiting heritage controls and update information to ensure the Heritage Overlays comply with contemporary thresholds.  
Environmental
The amendment addresses environmental effects by:
Encouraging the uptake of alternative forms of transport including active, public, and other forms of sustainable transport. This is supported through the ACZ which reinforces the compact city approach and encourages greater density.  Greater density also makes more efficient use of existing facilities and services. The changes to the Parking Overlay which removes parking minimums further reinforces the importance of active travel and use of existing public infrastructure such as the bus and train network.  
Encouraging implementation of environmentally sustainable design principles for all new development is embedded into the UDF and ACZ1.
Supporting a compact City Centre which makes efficient use of existing high cost infrastructure and reduces the waste of resources and environmental impacts attributable to urban sprawl. The ACZ1 has been developed to specifically provide simplified and practical planning controls to encourage investment in new development or retrofitting of existing buildings.  A key benefit of the new controls is the certainty around expectations for development for developers, community and statutory planners which in the long term reduces the time and money involved for applications to be prepared and assessed.
Requiring a sensitive design response to surrounding context including heritage sites with significant historic, architectural, aesthetic, scientific and cultural values.  The ACZ and UDF specifically provide strong direction and have been developed with a comprehensive understanding of the current heritage fabric.  Included in the amendment is the supporting Bendigo City Centre Heritage Study Stage 2 – Precincts which updates the existing precinct information, clarifies individual places grading levels and introduces four new places of individual significance. 
Considering buffers and threshold distances to ensure community amenity is protected where the adaptive reuse of former light industrial / bulky goods sites is encouraged through the change to the ACZ1 which will allow mixed use development of both commercial and residential uses.  These changes allow for a more complementary mix of uses and minimises land use conflict.  An Environmental Audit Overlay is recommended on properties currently zoned Commercial 2 Zone that have historically had light industrial uses that may have potential to impact sensitive uses such as residential which is being introduced into part of Precinct 5 under the ACZ.
Social
The amendment addresses social effects by:
Enhancing existing community infrastructure including parks and civic spaces that are integral to public life and tourism.
Contributing to housing diversity and affordability.
Encouraging streets that support the civic, commercial or residential functions of the City Centre with design that encourages socialisation, free movement and low traffic speed.
Enhancing public and private amenity through the provision of a fine-grained network of circulation routes to enhance pedestrian amenity, convenience, flexibility and alternative frontage types.
Promoting excellence in architectural and urban design including mitigating the potential for amenity conflicts that may arise from poor quality development.
Creating increased opportunities for employment in the City Centre through construction investment in addition to the creation of ongoing employment spaces.
Economic
The amendment addresses economic effects by:
Facilitating public and private sector investment in the City Centre.
Expanding the physical footprint of the City Centre to include peripheral inner-urban areas.
Facilitating an expansion of the range of goods, services, and employment opportunities available in the City Centre.
Protecting and expanding the vitality and viability of existing commercial, retail, visitor, social, civic, cultural, tourism and entertainment activities.
Encouraging further investment in education and associated uses including student accommodation to support the role of Bendigo as a ‘University City’. 
Creating increased opportunities for employment in the City Centre through construction investment in addition to the creation of ongoing employment spaces.
Simplifies the zone structure through the removal of some of the public use zone which currently limit the reuse or sale of buildings deemed surplus to government needs.  Reducing the time the building sits idle awaiting rezoning also reduces the risk of vandalism.
To ensure that land use planning and urban design parameters in the ACZ1 and UDF are practical, viable and will optimise development outcomes for the Greater Bendigo market an economic assessment was undertaken. The assessment demonstrated that there is a projected longer term (up to 30 years) demand for floorspace in the City Centre that must be accommodated by strategic planning and consequential updates to planning controls, as recommended in the ACZ1.  The assessment also demonstrates that built form capacity provided by the UDF in total is more than adequate to meet projected floorspace demand.  The assessment concluded that the proposed planning controls, based in part of the recommendations of the UDF, are a well-balanced and appropriate response to preserving the intrinsic urban form qualities of the City Centre and to the mixed development opportunities and constraints that this urban environment presents.
Does the amendment address climate change?
The amendment does consider climate change in accordance with Ministerial Direction 22 Climate Change Consideration under section 12A of the Act.  Bendigo City Centre is a regional city servicing both the local government area and broader region.  The amendment has a strong focus on facilitating the use of existing infrastructure including the reuse or redevelopment of heritage buildings and increasing residential density through the promotion of a mixed-use compact city approach supported by clear, practical design guidelines.  
The planning controls have been designed to optimise the existing highly urbanised environment and leverage accessibility of the City Centre which is serviced by key bus networks, Bendigo Train Station and an expanding walking and cycling network.  However, it is acknowledged that public transport services are not as frequent as metropolitan areas.  
A key element of the amendment is the focus on reconsidering how carparking provisions are applied.  The amendment recommends the removal of parking minimums to allow easier reuse of heritage buildings, optimisation of available floor space, improved design outcomes and construction cost reductions.  This supports reduction in vehicle reliance, reduces greenhouse gas emissions and reduces traffic congestion while supporting well located housing and more affordable housing options.  
Does the amendment address relevant bushfire risk?
The land subject to the proposed amendment is not affected by the Bushfire Management Overlay or designated as a ‘Bushfire Prone Area’.  Further the amendment does not propose to use or develop land in a way that would create a bushfire hazard in this highly urbanised commercial core of the City Centre.  
A local policy for bushfire risk management is not relevant or required to support the proposed amendment.
Does the amendment comply with the requirements of any other Minister’s Direction applicable to the amendment?
The proposed amendment complies with the requirements of the Ministerial Direction – The Form and Content of Planning Schemes under section 7(5) of the Act by using relevant templates and practice notes and responding to advice from relevant authorities. 
The proposed amendment also complies with other applicable Minister’s Directions under section 12(2)(a) of the Act as follows:
Ministerial Direction No. 1 – Potentially Contaminated Land – the requirements of this ministerial direction have been addressed by proposing to apply the EAO to sites currently zoned Commercial 2 Zone in the Bendigo City Centre that are deemed to be potentially contaminated land, based on the existing use of these properties. It is appropriate to defer the requirements of the ministerial direction through the application of the EAO, as there is no indication of any imminent proposal to redevelop these properties for sensitive uses.
Ministerial Direction No. 11 – Strategic Assessment of Amendments – the requirements of this Direction are met through the preparation of this explanatory report which also addresses resourcing and administration costs as a result of the amendment.  
Ministerial Direction No. 15 – The Planning Scheme Amendment Process – the amendment will advance in accordance with the steps and timing specified in this direction or by additional advice received from relevant authorities.  
Ministerial Direction No. 19 - The Preparation and Content of Amendments that may Significantly Impact the Environment, Amenity and Human Health - this Direction applies to the preparation of planning scheme amendments that may allow the use or development of potentially contaminated land, and/or trigger the requirements of Ministerial Direction No. 1 or State Environment Protection Policy (Prevention and Management of Contamination of Land. 

Therefore, this Direction applies to land currently zoned Commercial 2 Zone.  The Commercial 2 Zone does not allow sensitive uses such as residential development.  This land is now proposed to be rezoned to Activity Centre Zone which does allow residential uses.  Initial discussions with the Environment Protection Authority, advised that they would formally respond during the exhibition process.  However, they recommended a review of past uses of the area.  The area is generally light industrial/bulky goods now; however, records are fairly limited for some sites.  In taking a precautionary approach, an Environmental Audit Overlay has been recommended.  All impacted property owners and occupiers will be formally advised as part of the exhibition of the amendment.  Any submissions received providing additional information will be shared with the EPA.  The views of the EPA will be sought through the formal exhibition of the amendment.
How does the amendment support or implement the Planning Policy Framework and any adopted State policy?
The amendment supports and implements the following state, regional and local policies in the Planning Policy Framework:
Clause 11.01-1S – Settlement by supporting Bendigo as an important major regional city which is part of the broader settlement framework of Victoria including the development of planning controls that directly facilitate population and economic growth making Bendigo an attractive destination.
Clause 11.01-1R – Settlement – Loddon Mallee South by supporting Bendigo as the regional city and major population and economic growth hub for the region and directly facilitates increased commercial and residential densities, mixed use development, and revitalisation projects for underutilised sites and land in the City Centre.
Clause 11.01-1L – Settlement – Greater Bendigo by supporting a compact city centre that facilitate additional residential density, optimises existing infrastructure capacity and provides alternatives to the traditional greenfield or residential housing estates. 
Clause 11.02-1S – Supply of urban land by ensuring the sufficient provision of land in the City Centre to accommodate residential, commercial, retail, industrial, recreational, institutional and other community uses.
Clause 11.02-2S – Structure planning by ensuring the clear direct of precinct area purpose and function so the City Centre can accommodate residential, commercial, retail, industrial, recreational, institutional and other community uses while reducing any adverse impacts to the existing urban fabric.
Clause 11.03-1S – Activity centres by supporting the concentration of major retail, residential, commercial, administrative, entertainment and cultural developments in an activity centre that is highly accessible to the community.
Clause 13.01-1S – Natural hazards and climate change by supporting a compact city that promotes active travel and the reuse of existing heritage buildings while focussing on the high-quality design standards required to consider environmental overlays such as inundation, orientation, materials, access to light, shade and internal layout.  
Clause 13.04-1S – Contaminated and potentially contaminated land by applying an EAO to potentially-contaminated land to ensure that it is suitable and safe for its intended future use and development safely.
Clause 15.01-1S – Urban design by supporting the creation of urban environments that are safe, healthy, functional and enjoyable and that contribute to a sense of place and cultural identity.
Clause 15.01-2S – Building design by promoting building design outcomes that contribute positively to the local context and enhances the public realm.
Clause 15.01-5L-01 – Neighbourhood Character Greater Bendigo by promoting building design outcomes that contribute positively to the local context of the existing residences and enhances the public realm.
Clause 15.01-5L-02 – Central Bendigo Neighbourhood Character by promoting building design outcomes that contribute positively to the local context and protected with controls as a Premium Residential Precinct.
Clause 15.02-2L – Environmentally sustainable development – Greater Bendigo by encouraging development that is energy and resource efficient by promoting best practice techniques and material through quality urban design solutions for increased residential density which optimise underutilised sites in the central city location that has increased accessibility of supporting services and infrastructure.
Clause 15.01-4S – Healthy neighbourhoods by encouraging community interaction and makes it easy for people of all ages and abilities to live healthy lifestyles and engage in regular physical activity.
Clause 15.01-5S – Neighbourhood character by promoting development that responds to cultural identity and contributes to existing or preferred neighbourhood character.
Clause 15.02-1S – Energy and resource efficiency by encouraging land use and development that is energy and resource efficient by promoting the consolidation of urban development and integration of land use and transport.
Clause 15.03-1S – Heritage conservation by supporting the conservation of places of heritage significance by encouraging appropriate development that respects places with identified heritage values.
Clause 15.03-1L – Post contact heritage conservation – Greater Bendigo by continuing to update older heritage studies to meet current standards and adding in additional heritage places to both ensure long term protection and clarify the important elements of heritage significance as buildings are repurposed and new development is constructed that respects places with identified heritage values.
Clause 16.01-1S – Housing supply by supporting the supply of housing in existing urban areas by facilitating increased housing yield in appropriate locations, including under-utilised urban land to meet community needs.
Clause 16.01-2S – Housing affordability by facilitating opportunities for diverse housing that offers choice and meets changing household needs, including promoting the development of well-designed medium housing and affordable housing.
Clauses 17.01-1S – Diversified economy and Clause 17.01-1R – Diversified economy – Loddon Mallee South by protecting and strengthening an existing employment area and promoting growth in a range of employment sectors, including health, education, retail, tourism, knowledge industries and professional and technical services based on the emerging and existing strengths of the region.
Clause 18.01-3S – Sustainable and safe transport by amending PO1 to remove minimum car parking requirements and promote the use of sustainable personal transport by creating a high-quality, safe, connected and continuous environment that prioritises pedestrian and cycle movement and minimises delays.
Clause 19.02-1S – Health facilities, Clause 19.02-2S – Education facilities, Clause 19.02-3S – Cultural facilities, Clause 19.02-4S – Social and cultural infrastructure and Clause 19.02-6S – Open space by facilitating the provision of integrated health, education, and social and cultural infrastructure.
Is the amendment consistent with the delivery of the relevant housing target set out in the Planning Policy Framework?
The amendment supports the provision of sufficient housing capacity. The City of Greater Bendigo’s housing target, as listed in Clause 16.01-1S, is 37,000 houses. As part of that housing target, 11,000 houses are to be located in greenfield areas and 26,000 houses are to be located in established areas.
The City’s Managed Growth Strategy sets a similar projection of 38,000 more houses for the municipality, and directs that 70% of the houses be accommodated in established areas over the next 30 years. The Managed Growth Strategy recognises that the City Centre has the greatest potential for infill development for the municipality. As detailed in the City Centre Plan, the City Centre is evolving into a diverse and mixed-use environment. More houses and people living in the City Centre is critical for injecting life and activity into the area throughout the day and evening.
How does the amendment support or implement the Municipal Planning Strategy?
The amendment supports and implements the general principles and specific policies contained in the Planning Policy Framework including the Municipal Planning Strategy and local planning policies. 
Specifically, the amendment supports and implements the following principles and policies contained within the PPF:
Responds to future residential development objectives and pressures that target extensive infill opportunities to accommodate growth (Clause 2.01 – Context). 
Responds to an identified lack of housing diversity in the municipality by supporting housing options that caters to the needs of the community and encourages more people to live in inner city areas. The amendment also supports transport integration, commercial expansion and open space objectives and promotes the management of heritage sites and places (Clause 2.3-1 – Settlement). 
Responds to the continued protection of the important built heritage with the Bendigo City Centre through updating of studies (Clause 2.03-5 – Built Environment and Heritage). 
Supports and promotes a compact Bendigo urban area by directing development into a planned growth area (Clause 2.03-6 – Housing). Additionally, the amendment:
Reduces pressure on the outward expansion of the urban area. 
Supports the establishment of 10 minute neighbourhoods by promoting a mix of land uses, greater choice in housing, and high-quality public domain and transport options. 
Contributes towards the goal of increasing inner city living to 3,000 people by 2031. 
Encourages greater housing choice and densities that response to community needs.
Supports the role and function of the City Centre identified in the Urban Activity Centre Hierarchy Framework Plan (Clause 02.04) by encouraging the expansion of the municipality’s primary employment area (Clause 2.03-7 Economic Development). Additionally, the amendment:
Strengthens the principal and diverse roles of the City Centre within the activity centre hierarchy by providing regional level commercial, retail, visitor, social, civic, cultural, tourist and entertainment activities.
Facilitates new types of development in the City Centre.
Integrates land use development and transport systems by directing growth to the City Centre to maximise the use of existing infrastructure and prioritising active transport use (Clause 2.03-8 and 9 –Transport/Infrastructure). 
As previously stated in this report, the amendment necessitates some minor changes to the LPPF to update outdated references to the Bendigo CBD Plan 2005 and associated policy updates.
Does the amendment make proper use of the Victoria Planning Provisions?
The proposed amendment makes proper use of the Victoria Planning Provisions by rezoning land to the ACZ1 and applying the HO, PO3 and EAO to implement the vision, objectives and design guidelines contained with the Bendigo City Centre Plan and UDF.
The proposed amendment is generally consistent with Planning Practice Note 56 (PPN56) (‘Activity Centre Zone’) which confirms that the ACZ is the preferred tool to guide and facilitate the use and development of land in activity centres by encouraging a mix of uses and higher density housing. 
PPN56 says that an ACZ must have an adopted structure plan or a body of significant strategic work. While the Bendigo City Centre Plan is not a structure plan per se, it provides direction for the growth and development of the activity centre, building on the existing Bendigo CBD Structure Plan (Planisphere, 2006). The ACZ boundary has been defined using the criteria in PPN56. 
On this basis, the ACZ is the most appropriate tool to implement and guide long-term development in accordance with the Bendigo City Centre Plan (2020). 
The proposed amendment makes several existing provisions in the planning scheme redundant, particularly part of the Schedule to the C1Z, DDO5, DDO12, DDO13, part of DDO20, DDO21, part of DPO20 and part of PO1. The proposed amendment proposes to either delete or amend these provisions to avoid duplication and confusion.
PPN56 confirms that it is appropriate to incorporate DDO provisions in the ACZ1.
The proposed amendment has been prepared in accordance with the Planning Practice Note 56: Activity Centre Zone, Planning Practice Note 58: Structure Planning for Activity Centres, Planning Practice Note 59: the Role of Mandatory Provisions in Planning Schemes, Planning Practice Note 60: Height and Setback Controls for Activity Centres.  Further detail is provided in the Background Report. 
PPN01: Applying the Heritage Overlay has been used to update the Heritage Overlays in the Bendigo City Centre by implementing the recommendations of the heritage study.
How does the amendment address the views of any relevant agency?
The preliminary views of the following agencies were sought during the strategic planning process and their views were considered in finalising the plan, where appropriate:
[bookmark: _Hlk116915454]Country Fire Authority / Fire Rescue Victoria
Coliban Water
Department of Environment, Land, Water and Planning (former)
Department of Transport and Planning
Dja Dja Wurrung Clans Aboriginal Corporation
Heritage Victoria (comment noting potential of archaeological impacts which was addressed in the final adopted plan)
Regional Development Victoria
Environmental Protection Authority Victoria
Additionally, the draft Bendigo City Centre Plan (2019) was publicly exhibited between 19 September and 27 October 2019. The engagement process provided an opportunity for the public and stakeholder groups to view and comment on the draft plans.  Submissions were considered and informed the final version of the Bendigo City Centre Plan 2020 as documented in the Agenda for the Ordinary Meeting of Council dated 6 May 2020.
Following consultation, minor changes were required to the draft documents from agency perspectives. 
The exhibition of the amendment will provide a further formal opportunity for agencies and other stakeholders to make submissions.
Does the amendment address relevant requirements of the Transport Integration Act 2010?
The proposed amendment is likely to have a significant impact on the transport system, as defined by section 3 of the Transport Integration Act 2010 (TI Act), particularly the physical components including roads, car parking spaces, pedestrian and cycling paths in the City Centre
The proposed amendment, particularly the ACZ1 and PO3, meets the following transport system objectives:
Section 8 – By encouraging a public transport network that is designed to maximise efficient coverage which promotes social and economic inclusion. 
Section 9 – By enabling efficient and effective access for persons and goods to places of employment, markets and services. 
Section 10 – By promoting sustainable forms of transport by prioritising pedestrian and cycle networks. 
Section 11 – By improving the effective integration of transport and land use and facilitates access to social and economic opportunities. 
Section 13 – By encouraging a transport system that is safe and supports health and wellbeing.
[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 principles set out in the Yarra River Protection (Wilip-gin Birrarung murron) Act 2017 are not relevant to the amendment, as the affected land is distant from Yarra River land.
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 expected to promote investor/developer interest in the Bendigo City Centre, resulting in associated enquiries.  The amendment is also expected to facilitate additional planning permit applications.  These enquiries and planning permit applications are likely to occur incrementally over time and so the amendment is not expected to unreasonably impact on the existing resources and administrative costs of the responsible authority.




Attachment 1 – Mapping reference table
	Location 
	Land /Area Affected
	Mapping Reference
	Address
	Proposed Zone, Overlay and deletion changes

	Bendigo
	Bendigo City Centre (refer to Map 1 of this report)
	Greater Bendigo C279gben 001znMaps19_23 Exhibition
Greater Bendigo C279gben 002d-ddoMaps19_23 Exhibition
Greater Bendigo C279gben 003d-poMaps19_23 Exhibition
Greater Bendigo C279gben 004eaoMap19 Exhibition
Greater Bendigo C279gben 005poMaps19_23 Exhibition
Greater Bendigo C279gben 006d-hoMap19 Exhibition
Greater Bendigo C279gben 007d-hoMap19 Exhibition
Greater Bendigo C279gben 008hoMap19 Exhibition
	Refer to details in this report
	Refer to details in this report
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