OFFICIAL: Sensitive

OFFICIAL: Sensitive


Planning and Environment Act 1987
Murrindindi Planning Scheme
Amendment C79muri
Explanatory Report
Overview
[bookmark: _Hlk177469134]The amendment introduces a development framework for the township of Yea by implementing the Yea Structure Plan (Mesh, 2025) into the Murrindindi Planning Scheme and makes associated changes to the planning scheme. It provides direction for future residential, commercial and industrial development through updated planning policy. The amendment supports the long-term growth of Yea and acknowledges its role as one of four serviced townships within Murrindindi Shire, by:
Introducing an updated Framework Plan for Yea which includes a new township boundary and strategic directions for the township.
Introducing policy which guides the growth of Yea to 2040.
Adding to the list of further strategic work required.
Where you may inspect this amendment
The amendment can be inspected free of charge at the Murrindindi Shire Council website at https://www.murrindindi.vic.gov.au/Services/Planning-and-Building/Planning-and-Development/Planning-Scheme-Amendments 
The amendment is available for public inspection, free of charge, during office hours at the following places:
Murrindindi Shire Council, 28 Perkins Street, Alexandra VIC 3714
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 Monday 20 July 2026.
A submission must be sent to:
Strategic Planning, Murrindindi Shire Council
By post: PO Box 138, Alexandra VIC 3714
In person: Customer Service Centres at 15 The Semi Circle, Yea or 28 Perkins Street, Alexandra 
By email: customer@murrindindi.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 commencing 28/09/2026
Panel hearing: Week commencing 26/10/2026
Details of the amendment
Who is the planning authority?
This amendment has been prepared by the Murrindindi Shire Council which is the planning authority for this amendment.
The amendment has been made at the request of the Murrindindi Shire Council.
Land affected by the amendment
The amendment applies to the township of Yea, including all land shown in the locality plan at Figure 1.
[image: ]
Figure 1 Locality Plan
What the amendment does
The amendment proposes to translate the recommendations of the Yea Structure Plan (Mesh, 2025) (the Structure Plan) into the Murrindindi Planning Scheme by introducing a new Framework Plan, planning policy and adding future projects to the list of further strategic work to be undertaken.
The amendment seeks to implement a revised settlement boundary for the Yea township, introduce settlement policy for Yea and reflect recommendations of the Structure Plan. The amendment does not make changes to land use, zones or overlays in Yea.
Specifically, the amendment makes the following changes: 
Planning Scheme ordinance
· Amends Clause 11.01-1L (Settlement - Murrindindi townships and settlements) to relocate the Yea Framework Plan within the Murrindindi Planning Scheme. 
· Inserts new Clause 11.01-1L-02 (Settlement - Yea) to insert local strategies for Yea and an updated Yea Framework Plan.
· Amends the Schedule to Clause 72.08 (Background Documents) to insert the Yea Structure Plan (Mesh, 2025) as a background document.
· Amends the Schedule to Clause 74.02 (Further Strategic Work) to include recommendations for further strategic work from the Structure Plan.
Strategic assessment of the amendment
Why is the amendment required?
Yea is the second largest urban centre within the Murrindindi Shire and is fully serviced with a range of community and physical services, including reticulated water, drainage and sewerage. The 2021 Australian Census reported Yea had a population of 1,789 people. Yea, alongside Alexandra has the most potential for growth within the municipality to deliver Plan for Victoria’s housing target of 3,350 additional dwellings in Murrindindi by 2051. 
Yea currently has limited planning policy guidance outside of the Municipal Planning Strategy (MPS), which includes only basic hierarchal guidance for growth and development of the Shire’s main settlements and Framework Plan. The amendment is required to guide the development of Yea over the next 15 years. The amendment seeks to introduce a strategic planning framework for Yea to guide future growth and development. The amendment does this by implementing the policies and strategies of the Structure Plan. 
The Structure Plan provides updated policies, strategic directions and recommendations to guide the growth of Yea to 2040. The Structure Plan has been prepared in alignment with Plan for Victoria and current State Government guidance for structure planning in regional townships.
The Structure Plan is supported by a suite of technical documents, which are summarised in the Background Report - Yea Structure Plan (Mesh, 2025). The Background Report also summarises the policy, spatial and community influences that have informed the Structure Plan.
The Structure Plan shapes the vision for Yea by:
· Recommending investigation of change to land uses, the built form and public spaces in accordance with relevant state, regional and local planning policy.
· Assessing the suitability and proposed locations of future residential growth.
· Identifying land for future commercial, industrial and community services and facilities to support growth.
· Guiding the future land use and development in an integrated and coordinated manner.
The Structure Plan was adopted by Council on 22 October 2025. This amendment is required to introduce the Structure Plan into the Murrindindi Planning Scheme.
How does the amendment implement the objectives of planning in Victoria?
The amendment implements the objectives of planning in Victoria as outlined in section 4(1) of the Planning and Environment Act 1987 (the P&E Act) as follows:
a) Provide for the fair, orderly, economic and sustainable use, and development of land 
The amendment supports the fair, orderly, economic and sustainable development of Yea by implementing a strategic document that responds to community needs and planned growth. It embeds environmental constraints and ecological values into land use decisions, protecting significant vegetation and waterways, and supporting biodiversity through targeted strategies.
b) To provide for the protection of natural and man-made resources and the maintenance of ecological processes and genetic diversity
The amendment supports targeted, proactive measures to protect sensitive natural features, creek corridors and vegetated landscapes around Yea, recognising the significance of the natural environment to the township’s character and resilience. It acknowledges the risks of flood, bushfire and environmental degradation, and proposes sensitive land‐use responses that maintain ecological health.
c) Secure a pleasant, efficient and safe working, living and recreational environment for all Victorians and visitors to Victoria;
The amendment introduces new strategic directions for Yea that focus on creating a township where the community can live, work and visit safely by guiding zoned residential land and establishing a connected movement network Yea’s existing open spaces and community facilities. 
d) To conserve and enhance those buildings, areas or other places which are of scientific, aesthetic, architectural or historical interest, or otherwise of special cultural value;
New strategic directions guide inclusive, well-designed growth that enhances township character, public spaces and connectivity, and supports economic, social and environmental wellbeing. The amendment identifies supports future heritage review and promotes design outcomes that respect Yea’s valued built form.
e) to protect public utilities and other assets and enable the orderly provision and co‑ordination of public utilities and other facilities for the benefit of the community;
This amendment sets strategic directions that guide future development that responds to serviceable land, aligns growth with existing water, sewerage and drainage capacity, and identifies where upgrades will be required. It highlights the importance of coordinating public utilities. The structured the sequencing of development and infrastructure investment ensures that the community benefits from reliable utility provision rather than piecemeal or reactive infrastructure.
f) Facilitate development in accordance with the objectives set out in paragraphs (a), (b), (c), (d) and (e);
A new local policy introduces a clear vision, strategic framework and implementation pathway, supported by a Framework Plan that aligns with Plan for Victoria and ensures that growth in Yea is managed sustainably.
How does the amendment address any environmental, social and economic effects?
Environmental effects
The amendment is expected to have a positive environmental impact by protecting the environmental and landscape values of the surrounding rural land. The amendment achieves this by supporting consolidated growth within a defined Yea township boundary. Environmental constraints and features have been carefully considered in identifying future growth areas. Development in future growth areas is subject to further technical assessments to ensure ecological values and biodiversity are protected.
The Structure Plan also identifies opportunities to enhance open space networks and ecological function through the preparation of landscape masterplans for key areas. New development will be required to contribute to canopy tree planting and incorporate green infrastructure that reinforces the township’s natural setting. The Farming Zone and Industrial Zone areas identified for future investigation will need to be further assessed for contamination risk as part of any future residential rezoning.
Social effects
The amendment responds to the social needs of Yea by providing a long-term framework that supports community wellbeing, inclusion, and access to services. Extensive community engagement was undertaken during the preparation of the Structure Plan including surveys, workshops and information sessions, with participation from residents, local organisations and stakeholders. Feedback from this engagement informed the vision, strategic objectives and proposed actions of the Structure Plan and was integral to shaping the amendment.
The amendment supports infill development and the delivery of a diverse range of housing types and reinforces the importance of high-quality public spaces and inclusive design that enhances social interaction, health and accessibility, including improvements to the movement network. 
Economic Effects
The amendment will strengthen Yea’s role as a service centre and visitor destination by implementing planning policy in support of commercial activity, tourism investment, and local employment opportunities. 
The town centre will continue to serve as the civic and commercial heart, accommodating a mix of retail, hospitality, health, and professional services that meet the day-to-day needs of the local community and visitors. A vibrant mix of activity will be encouraged along High Street and Station Street, including improved connections to Railway Park, the Great Victorian Rail Trail and nearby open spaces, helping to activate the public realm and strengthen the township’s appeal to residents and tourists.
Does the amendment address climate change?
Ministerial Direction No. 22 Climate Change Consideration (MD22) does not apply to this amendment as the amendment does not do any of the things specified in paragraph (3)(b) or (c) of that direction. Nevertheless, the amendment addresses climate change by directing growth towards existing township areas to reduce reliance on private vehicles and associated emissions, reducing environmental impacts of settlement expansion and by directing development towards low-hazard areas. In doing so, it supports more sustainable patterns of development and minimises the environmental impacts of settlement expansion.
Does the amendment address relevant bushfire risk?
The Structure Plan has been informed by a bushfire risk assessment prepared by Kevin Hazell Bushfire Planning. The amendment meets bushfire policy requirements in Clause 13.02 of the Murrindindi Planning Scheme because:
Landscape considerations 
The bushfire risk assessment determined that Yea is located in areas of low (Type 1) and medium (Type 2) landscape fire risk. 
The identified landscape type west and south of the Yea River which is not on steeper land is Landscape type 1, which positions the Yea at the lowest end of bushfire risk in Victoria. Due to the lack of non-grassland landscape scale hazards, the potential for extreme bushfire behaviour is limited. The areas of Landscape Type 2 west and south of the Yea River which are on steeper land, share the same strategic characteristics of the Landscape Type 1 land but the steeper terrain may enhance the risk from grassfire and make implementing bushfire protection measures such as vegetation management and perimeter roads less feasible. 
The identified landscape type north and east of the Yea River is Landscape Type 2. Whilst this is typically an acceptable location for growth the lack of low hazard land means it is not a preferred location unless reliably low hazard land can be created. This is not considered likely in the context of rural living development and its potential to contain bushfire hazards.
Alternative locations for development
The bushfire assessment identified that, at the regional, sub-regional and municipal scale, Yea is lower risk based on the dominance of grassland hazards in the wider landscape around Yea and the presence of more severe hazards (such as forests) in other locations. The bushfire assessment supports Yea as being an area for new growth comparative to other locations.
Availability of safe areas
The bushfire assessment identifies that proximity to low hazard areas is an advantageous feature of the Study Area west and south of the Yea River and a key driver of why this land is preferred over land to the north and east of the Yea River. Development to the west and south of the Yea River can access low hazard land.
Site-based exposure
The assessment of site-based exposure prepared as part of the bushfire assessment confirmed that development can be set back from bushfire hazards to achieve a radiant heat flux of less than 12.5 kilowatts per square metre in completed development west and south of the Yea River. Exposure is met by no existing hazard areas within the settlement, bushfire setbacks on any development on the existing settlement edges, and by bushfire setbacks and bushfire protection measures being provided in any new outward growth areas. It is recognised that the steeper land assessed as Landscape Type 2 west and south of the Yea River would need to demonstrate that land could be managed in a low hazard condition. 
Does the amendment comply with the requirements of any other Minister’s Direction applicable to the amendment?
Ministerial Direction – The Form and Content of Planning Schemes
All changes to local planning provisions in the amendment have been prepared in accordance with applicable style guides, formatting and layout as specified in the Ministerial Direction - The Form and Content of Planning Schemes under section 7(5) of the P&E Act.
Ministerial Direction No. 1 – Potentially Contaminated Land
The planning authority has had regard to Ministerial Direction No. 1 (Potentially Contaminated Land) in preparing the amendment. The planning authority has considered the potential for land contamination and has identified that the potential rezoning areas and ‘future investigation areas’ in Figure 5 of the Structure Plan consider the following criteria:
· Sensitive uses to be located outside 400 metre buffer of the Waste Water Treatment Plant 
· Sensitive uses to be located outside 500 metre buffer of the Yea Saleyards.
· Land identified as potential rezoning of undeveloped industrial land to undertake site-specific environmental assessments by future developers as part of future planning scheme amendments. 
· Sensitive uses are located outside of any relevant industrial use buffers of industrial zoned land.
Sites identified as ‘potential rezoning’ and ‘future investigation areas’ are not proposed for rezoning through this amendment. Accordingly, when these areas are considered in the future under separate Council-led or proponent-led planning scheme amendments, they will need to be prepared in accordance with Ministerial Directions No. 1 and No.19 and using the methodology outlined in Planning Practice Note 30: Potentially Contaminated Land. This will likely require the preparation of a Preliminary Site Investigation or Preliminary Risk Screen Assessment report to confirm the suitability of land to transition to a use and be rezoned.
The Environment Protection Authority (EPA) was notified during the development of the Structure Plan and will be engaged again during formal exhibition of the amendment.
Ministerial Direction No. 11 – Strategic Assessment of Amendments
The planning authority has prepared the amendment consistent with Ministerial Direction No. 11 (Strategic Assessment of Amendments) under section 12 of the P&E Act. The planning authority has ensured that the amendment is consistent with this direction which ensures a comprehensive strategic evaluation of a planning scheme amendment and the outcomes it produces. This explanatory report provides a detailed assessment of the changes proposed and the outcomes expected. 
Ministerial Direction No. 15 – The Planning Scheme Amendment Process  
The amendment has been prepared in accordance with Ministerial Direction 15 (the Planning Scheme Amendment Process) under section 12 of the P&E Act.
Ministerial Direction No. 19 – Amendments that may result in impacts on the environment, amenity and human health 
The amendment translates the Structure Plan into the Murrindindi Planning Scheme, and leaves areas identified as ‘future investigation areas’ to be rezoned via subsequent planning scheme amendments. Potentially contaminated land is acknowledged in the Structure Plan as requiring further investigation prior to any change in use or rezoning.
By introducing the initial strategic justification for ‘future investigation areas’, through the amendment, this allows the properties to continue to be used in their current capacity and is consistent with Planning Practice Note 30: Potentially contaminated land in deferring the requirements to undertake site-specific environmental assessments as part of future planning scheme amendments.
In addition, the Structure Plan identifies the application of EPA’s Separation Distance Guidelines (2022) in relation to land uses adjoining potential sources of amenity or environmental risk.
How does the amendment support or implement the Planning Policy Framework and any adopted State policy?
Clause 11
The amendment implements Clause 11.01-1S (Settlement), Clause 11.01-1R (Settlement – Regional Victoria) and Clause 11.01-1R (Settlement – Hume) by facilitating Yea’s role as a moderate growth centre, by implementing a defined township boundary, by supporting sustainable development and by coordinating infrastructure planning and growth.
The amendment implements Clause 11.02-1S (Supply of Urban Land) and Clause 11.02-2S (Structure Planning) by ensuring sufficient land is available to meet projected housing needs over the medium to long term. 
Clause 13
The amendment implements the strategies of Clause 13.02-1S (Bushfire Planning) as the Structure Plan has been prepared in accordance with objectives and settlement strategies set out in this clause. The amendment ensures that new development avoids areas of high bushfire risk and incorporates appropriate design responses.
Clause 15
The amendment supports Clause 15.01-1S (Urban Design) and Clause 15.01-5S (Neighbourhood Character) by introducing specific policies that encourage high-quality built form outcomes and improved streetscapes, while protecting and enhancing Yea’s distinctive township character.
Clause 16
The amendment implements Clause 16.01-1S (Housing Supply) and Clause 16.01-3S (Rural Residential Development) by encouraging housing diversity, infill development and redevelopment of underutilised land, and identifying future residential growth areas while supporting the existing rural living supply in line with infrastructure and landscape considerations.
Clause 17
The amendment supports Clause 17 (Economic Development) by promoting local employment precincts, tourism infrastructure, and commercial investment in the Yea town centre. 
Clause 18
The amendment implements Clause 18 (Transport) by enhancing the safety and accessibility of the transport network, including pedestrian and cycling improvements, bypass investigations, and stronger neighbourhood connections.
Clause 19
The amendment supports Clause 19 (Infrastructure) by aligning development with infrastructure capacity and planning for the timely delivery of community, drainage, and transport infrastructure to ensure Yea’s growth is efficient and equitable.
How does the amendment support or implement the Municipal Planning Strategy?
The Murrindindi Municipal Planning Strategy sets directions for settlement, environment, economy, infrastructure, and township identity.
The amendment supports Clause 02.02 (Vision) by implementing the Yea Structure Plan to guide growth, support housing diversity, plan infrastructure delivery, and protect the town’s rural character and environmental setting. 
The amendment aligns with Clause 02.03 (Strategic Directions) by supporting coordinated land use and development across key areas such as settlement, landscape values, housing, economic development, and infrastructure.
Does the amendment make proper use of the Victoria Planning Provisions?
The amendment makes proper use of the Victoria Planning Provisions by updating and amending the Planning Policy Framework to implement objectives and strategies to achieve the strategic directions set by the Structure Plan.
The amendment introduces policies and a Framework Plan for Yea in a new local sub-clause to Clause 11.01 of the Murrindindi Planning Scheme. This is the most appropriate location as the amendment introduces local policies for a specific town.
This amendment does not seek to implement any new zoning or overlays. 
How does the amendment address the views of any relevant agency?
The views of relevant agencies were sought during the preparation of the Structure Plan. The Structure Plan was prepared in consultation with the following key agencies:
· Goulburn Valley Water (GVW)
GVW provided verbal feedback via regular meetings with Council, acknowledging the Structure Plan and supporting its general direction. GVW affirmed its commitment to capital upgrades to its services to support growth, with the current focus being on water supply. GVW requested to be included in any planning for a second east-west road connection across Boundary Creek into the western growth area, as this would provide a route to facilitate water and sewerage infrastructure.
· Transport for Victoria (TfV)
TfV reviewed the draft Structure Plan and indicated general support for its objectives. TfV recommended enhancements to active and sustainable transport outcomes, including higher-intensity residential uses near the town centre and coach stop, improved pedestrian and cycling safety and connectivity, refined parking arrangements, strengthened rail-trail tourism links, and consideration of the alternate freight route and township entries. These matters were reviewed, and the Structure Plan was refined to strengthen active transport connections, focus higher-intensity development in walkable areas, and clarify movement and place functions for key routes.
· Environment Protection Authority (Victoria) (EPA)
Initial comments provided by EPA recommended that environmental constraints such as potentially contaminated land and development impacts on the creek be further considered, and that nominated separation distances be confirmed against EPA’s current Separation Distance Guidelines. A further review of these matters was undertaken, and updated buffer mapping and relevant recommendations were integrated into the amendment.
· Country Fire Authority (CFA) 
The CFA expressed broad support for the recommendations informing the Structure Plan and requested that the findings and recommended bushfire outcomes from the existing bushfire assessment be incorporated. The assessment was subsequently reviewed, and its relevant recommendations have now been integrated into the amendment. 
The following relevant agencies were contacted and made aware of the draft Structure Plan but did not provide feedback or comments.
· Taungurung Land and Waters Council
· Goulburn Murray Water 
· Goulburn Broken Catchment Management Authority
Views of relevant agencies will be sought during the exhibition process.
Does the amendment address relevant requirements of the Transport Integration Act 2010?
This amendment is unlikely to have a significant impact on the transport system as it is not significantly increasing the capacity for development. 
[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?
This amendment is unlikely to have a significant impact on 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 not expected to have a significant impact on the future resource or administrative costs of Murrindindi Shire Council. The amendment primarily implements the strategic directions of the Structure Plan providing a clear and coordinated framework to guide land use, infrastructure, and development within the defined township boundary.
Overall, the amendment is expected to result in a more efficient and transparent planning process.
Page 1 of 10
 

image1.jpeg




