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1 

 1 Introduction 

  

1 I have been requested by Best Hooper Lawyers, on behalf of 
Conundrum Holdings Pty Ltd (Conundrum), to consider the planning 
implications of Amendment C106 to the Mitchell Planning Scheme (as it 
relates to that part of the property at 175 Northern Highway, Wallan 
proposed to be used for Extractive Industry by Conundrum) and to 
provide expert evidence in respect of my findings. 

2 My evidence is based on the following instructions by Best Hooper: 

• To review the Amendment and provide evidence in relation to 
strategic town planning matters. Specifically you are instructed to 
provide evidence as to whether or not a proposed Quarry can, 
from a strategic planning perspective, be approved without 
prejudicing the planning outcomes contemplated by the Precinct 
Structure Plan and whether the matters can proceed 
concurrently whilst still achieving the relevant planning objectives 
sought by each process. Your evidence is not required to 
address the merits of a quarry on the Subject Site. 

3 Contour Consultants Australia Pty Ltd was not involved with the Planning 
Scheme Amendment and did not assist Conundrum in the preparation of 
their submissions to the amendment.  I was engaged to provide an 
independent opinion on 8 April 2020. 

4 Attachment 1 provides a summary of my professional qualifications and 
experience in accordance with the Planning Panels Victoria Guidelines 
for Expert Witnesses. 

5 In preparing this report, I have: 

• Inspected the property at 175 Northern Highway, Wallan and 
familiarised myself with the broader growth area; 

• Inspected the quarry operated by Conundrum at 375 O’Herns 
Road, Epping; 

• Reviewed the Mitchell Planning Scheme; 

• Reviewed documents published prior to formal exhibition of the 
amendment; 

• Reviewed the amendment documents and supporting material; 

• Reviewed the submissions related to the amendment; 

• Read Council Officer Reports related to the amendment; 

• Reviewed various technical documents related to the 
amendment; 

• Read the Panel Report in respect of Amendment C230 to the 
Whittlesea Planning Scheme (25 Vearings Road, Epping); 
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• Reviewed relevant Ministerial Directions and Planning Practice 
Notes; 

• Reviewed Plan Melbourne 2017-2050: Metropolitan Planning 
Strategy (Department of Environment, Land Water and Planning, 
2017) (Plan Melbourne); 

• Reviewed the North Growth Corridor Plan (Growth Areas 
Authority, 2012); 

• Reviewed the Commissioner for Better Regulation’s report, 
Getting the Groundwork Right – Better regulation of mines and 
quarries (October 2017); and 

• Read the Joint Ministerial Statement on Extractive Resources 
(July 2018). 

6 In preparing the exhibited PSP and associated Amendment material, the 
MPA and subsequently the VPA conducted various consultations with 
Council, relevant authorities, key stakeholders and interested community 
members. A number of documents were published during this process 
including: 

• December 2013 – Landowner Update 

• July 2014 – Invitation to Landowner Information Session. This 
document included a Draft Future Urban Structure Plan that 
showed the WA1473 area as a ‘Potential Quarry’ with the 
notation “quarry extent and buffer to be determined”. 

• September 2014 – Notice of Draft Amendment C106 
Documents and Informal Information Session. This document 
included a further Draft Future Urban Structure Plan that 
showed the WA1473 area as ‘Potential Quarry/Future Open 
Space’. 

7  I have also reviewed the above documents during the preparation of this 
report. 
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2 

 2 Planning Scheme 
Amendment C106 

  

8 The preparation of Amendment C106 is the culmination of growth area 
planning for the Beveridge North West PSP area. 

9 As it relates to the WA1473 land at 175 Northern Highway, Wallan, 
Amendment C106 proposes to: 

• Rezone part of the land from the Urban Growth Zone to the 
Urban Growth Zone (Schedule 3); 

• Inserts Schedule 3 to Clause 37.07 Urban Growth Zone 
(UGZ) into the Mitchell Planning Scheme; 

• Realign the Rural Conservation Zone (RCZ) boundaries 
across the land; 

• Inserts Schedule 4 to Clause 43.03 Incorporated Plan 
Overlay (IPO) into the Mitchell Planning Scheme; 

• Apply the Incorporated Plan Overlay Schedule 4 (IPO4) to 
the land rezoned to RCZ; and 

• Incorporates the “Beveridge North West Precinct Structure 
Plan, August 2019” into the Mitchell Planning Scheme by 
listing it in the Schedule to Clause 72.04. 
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 3 The Subject Land 

  

10 The land at 175 Northern Highway comprises multiple parcels which 
form an irregular shape with various frontages to Northern Highway, 
Taylors Lane, Rowes Lane and Old Sydney Road in Wallan. 

11 Figure 3.1 maps the location of the subject land. 

12 Subject to a commercial lease agreement with the land owner, 
Conundrum proposes to use part of the land for extractive industry 
generally in accordance with the statutorily endorsed Work Plan 
WA1473. 

13 The parcel proposed to be used (in part) by Conundrum for Extractive 
Industry is formally identified as Lot 2 on LP6746 (the subject land). 

14 The proposed Quarry area is defined by Work Authority WA1473 and is 
mapped at Figure 3.2. 

15 To the north, the subject land is bounded by a government road, which I 
am advised is currently leased for grazing purposes. 

16 To the east, the subject land is bounded by the Northern Highway and 
the Hume Freeway interchange. 

17 To the south, the adjoining property at 55 Northern Highway, Beveridge 
contains two dwellings and associated outbuildings and appears to be 
used for agricultural purposes. 

18 To the west, the adjoining property is identified as Lot 9 on LP6476 and 
forms part of the property known as ‘Hazelwynde’.  It is understood that 
this land is owned by Yarra Valley Water and is currently used for 
reclaimed waste water irrigation. 

19 The subject land has been historically used for agricultural purposes 
comprising a mix of cropping and grazing activities. 

20 The land is included within the area covered by the Biodiversity 
Conservation Strategy (DEPI 2013) but does not form part of an 
individual Conservation Area. 

21 The land is included within the Beveridge EIIA (No 884011) which was 
delineated within the Melbourne Supply Area – Extractive Industry 
Interest Areas Review (DPI, 2003).  

22 The Beveridge EIIA was identified as an area with the “potential to 
produce basalt for the long term, to replace that being produced in the 
operations to the south of this EIIA. The boundary of this EIIA was 
adjusted to conform to geological, cadastral and planning boundaries’”. 
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Figure 3.1  
CADASTRAL PLAN 

175 Northern Highway, Wallan 

Source: Landchecker 

 

SUBJECT LAND 
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Figure 3.2  
WORK AUTHORITY LOCATION 

Source: Geovic 
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Figure 3.3  
AERIAL PHOTOGRAPH 

Source: NearMap 
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Figure 3.4  
AERIAL PHOTOGRAPH – SURROUNDING 
CONTEXT 

Source: NearMap 

1. Yarra Valley Water Basin 

2. Spring Hill Cone 

3. Kalkallo Creek 
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 4 Planning Scheme 
Provisions 

  

23 The following clauses within the State Planning Policy Framework are 
relevant to the consideration of the amendment: 

• Clause 11 – Settlement 

• Clause 11.01 – Victoria 

• Clause 11.01-1S – Settlement 

• Clause 11.01-1R – Settlement – Metropolitan Melbourne 

• Clause 11.01-1R – Settlement – Hume 

• Clause 11.02 – Managing growth 

• Clause 11.02-1S – Supply of urban land 

• Clause 11.02-2S – Structure planning 

• Clause 11.02-3S – Sequencing of development 

• Clause 11.03 – Planning for places 

• Clause 11.03-2S – Growth areas 

• Clause 12 – Environmental and Landscape Values 

• Clause 12.01 – Biodiversity 

• Clause 12.01-1S – Protection of biodiversity 

• Clause 12.05 – Significant environments and landscapes 

• Clause 12.05-2S - Landscapes 

• Clause 13 – Environmental Risks and Amenity 

• Clause 13.02 – Bushfire 

• Clause 13.02-1S – Bushfire planning 

• Clause 13.05 – Noise 

• Clause 13.05 – Noise abatement 

• Clause 13.06 – Air Quality 

• Clause 13.06-1S – Air quality management 

• Clause 13.07 – Amenity and safety 

• Clause 13.07-1S – Land use compatibility 

  

  
 

4.1  
State Planning Policy 
Framework 
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• Clause 14 – Natural Resource Management 

• Clause 14.02 – Water 

• Clause 14.03 – Earth and energy resources 

• Clause 14.03-1S – Resource exploration and extraction 

• Clause 14.03-1R – Resource exploration and extraction - 
Hume 

• Clause 15 – Built Environment and Heritage 

• Clause 15.03-2S – Aboriginal cultural heritage 

• Clause 16 – Housing 

• Clause 16.01 – Residential Development 

• Clause 16.01-2S – Location of residential development 

• Clause 16.01-2R – Housing opportunity areas – Metropolitan 
Melbourne 

• Clause 16.01-4S – Housing affordability 

• Clause 17 – Economic Development 

• Clause 17.01 – Employment 

• Clause 17.01-1S – Diversified economy 

• Clause 17.01-1R – Diversified economy – Metropolitan 
Melbourne 

• Clause 17.03 – Industry 

• Clause 17.03-1S – Industrial land supply 

• Clause 17.03-2S – Sustainable industry 

• Clause 19 – Infrastructure 

• Clause 19.02-6S – Open space 

• Clause 19.02-6R – Open space – Metropolitan Melbourne 

• Clause 19.03 – Development infrastructure 
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24 Clause 11.01-1S – Settlement includes strategy to: 

… 

Focus investment and growth in places of state significance in 
Metropolitan Melbourne and the major regional cities… 

… 

Ensure regions and their settlements are planned in accordance 
with their relevant regional growth plan. 

Guide the structure, functioning and character of each settlement 
taking into account municipal and regional contexts and 
frameworks. 

… 

Plan for development and investment opportunities along 
existing and planned transport infrastructure. 

… 

Preserving and protecting features of rural land and natural 
resources and features to enhance their contribution to 
settlements and landscapes. 

… 

Providing for appropriately located supplies of residential, 
commercial, and industrial land across a region, sufficient to 
meet community needs in accordance with the relevant regional 
growth plan.  

25 Plan Melbourne 2017-2050: Metropolitan Planning Strategy (Department 
of Environment, Land, Water and Planning, 2017) is referenced as a 
Policy Document at Clause 11.01-1S. 

26 Hume Regional Growth Plan (Victorian Government, 2014) is also 
referenced as a Policy Document at Clause 11.01-1S. 

27 The Melbourne 2025 Plan at Clause 11.01-1R identifies the subject land 
as within an ‘Urban area’ and to the west of the Hume Freeway which is 
identified as a ‘State-significant road corridor’. 

28 Clause 11.01-1R relates to ‘Settlement-Hume’ and includes the Hume 
Regional Growth Plan which identifies the subject land as ‘Towns and 
areas in the Hume Region within Melbourne’s Urban Growth Boundary’. 

29 Clause 11.02-1S – Supply of Urban Land includes strategy to: 

Ensure the ongoing provision of land and supporting 
infrastructure to support sustainable urban development.  

Ensure that sufficient land is available to meet forecast demand. 



 

175 Northern Highway, Wallan Contour Consultants Aust Pty Ltd     14 
 4  Planning Scheme Provisions 

 

 

… 

Planning for urban growth should consider: 

• Opportunities for the consolidation, redevelopment and 
intensification of existing urban areas. 

• Neighbourhood character and landscape 
considerations. 

• The limits of land capability and natural hazards and 
environmental quality. 

• Service limitations and the costs of providing 
infrastructure. 

… 

Maintain access to productive natural resources and an 
adequate supply of well-located land for energy generation, 
infrastructure and industry. 

30 Victorian Government population projections and land supply estimates 
are referenced as a policy guideline at Clause 11.02-1S. 

31 The objective of Clause 11.02-2S – Structure Planning is: 

To facilitate the orderly development of urban areas. 

32 Clause 11.02-2S includes strategy to: 

Ensure effective planning and management of the land use and 
development of an area through the preparation of relevant plans. 

… 

Facilitate the preparation of a hierarchy of structure plans or precinct 
structure plans that: 

• Take into account the strategic and physical context of the 
location. 

• Provide the broad planning framework for an area as well as 
the more detailed planning requirements for neighbourhoods 
and precincts, where appropriate. 

• Provide for the development of sustainable and liveable 
urban areas in an integrated manner. 

• Assist the development of walkable neighbourhoods. 
• Facilitate the logical and efficient provision of infrastructure. 
• Facilitate the use of existing infrastructure and services. 

33 The objective of Clause 11.02-3S – Sequencing of Development is to: 

To manage the sequence of development in areas of growth so 
that services are available from early in the life of new 
communities. 
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34 Strategies to achieve this objective include: 

Define preferred development sequences in areas of growth to 
better coordinate infrastructure planning and funding. 

Ensure that new land is released in areas of growth in a timely 
fashion to facilitate coordinated and cost-efficient provision of 
local and regional infrastructure. 

… 

35 The objective of Clause 11.03-2S – Growth Areas is: 

To locate urban growth close to transport corridors and services 
and provide efficient and effective infrastructure to create 
sustainability benefits while protecting primary production, major 
sources of raw materials and valued environmental areas. 

36 Strategies for achieving this objective include: 

… 

Implement the strategic directions in the Growth Area 
Framework Plans. 

Encourage average overall residential densities in the growth 
areas of a minimum of 15 dwellings per net developable hectare, 
and over time, seek an overall increase in residential densities to 
more than 20 dwellings per net developable hectare. 

… 

Provide for significant amounts of local employment 
opportunities and in some areas, provide large scale industrial or 
other more regional employment generators. 

… 

Protect and manage natural resources and areas of heritage, 
cultural and environmental significance. 

… 

Develop precinct structure plans consistent with the Precinct 
Structure Planning Guidelines (Growth Areas Authority, 2009) 
approved by the Minister for Planning to: 

• Establish a sense of place and community. 
• Create greater housing choice, diversity and affordable 

places to live. 
• Create highly accessible and vibrant activity centres. 
• Provide for local employment and business activity 
• Provide better transport choices.  
• Respond to climate change and increase environmental 

sustainability.  
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• Deliver accessible, integrated and adaptable community 
infrastructure. 

37 Clause 11.03-2S also includes the framework for the preparation Growth 
Area Framework Plans. Matters include: 

• Identify the location of broad urban development types, 
for example activity centre, residential, employment, 
freight centres and mixed use employment. 

• Identify the location of open space to be retained for 
recreation, and/or biodiversity protection and/or flood risk 
reduction purposes guided and directed by regional 
biodiversity conservation strategies. 

• Identify appropriate uses for constrained areas, including 
quarry buffers. 

38 The relevant Growth Area Framework Plan is the North Growth Corridor 
Plan prepared by the Growth Areas Authority dated 9 August 2012. 

39 The Amendment land is identified on the North Growth Corridor Plan as 
part ‘Potential Urban’ and part ‘Landscape Values’. 

40 Clause 12.01-1S – Protection of biodiversity includes strategy to: 

… 

Assist in the establishment, protection and re-establishment of 
links between important areas of biodiversity, including through a 
network of green spaces and large-scale native vegetation 
corridor projects. 

41 The objective of Clause 12.05-2S – Landscape is: 

To protect and enhance significant landscapes and open spaces 
that contribute to character, identity and sustainable 
environments. 

42 The objective of Clause 13.02-1S – Bushfire planning is: 

To strengthen the resilience of settlements and communities to 
bushfire through risk-based planning that prioritises the 
protection of human life. 

43 The objective of Clause 13.05-1S – Noise Abatement is: 

To assist the control of noise effects on sensitive land uses. 

44 Strategy to achieve this objective is: 

Ensure that development is not prejudiced and community 
amenity is not reduced by noise emissions, using a range of 
building design, urban design and land use separation 
techniques as appropriate to the land use functions and 
character of the area 
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45 Clause 13.06-1S – Air quality management includes strategy to: 

… 

Ensure, wherever possible, that there is suitable separation 
between land uses that reduce air amenity and sensitive land 
uses. 

46 The objective of Clause 13.07-1S – Land Use Compatibility is: 

To protect community amenity, human health and safety while 
facilitating appropriate commercial, industrial, infrastructure or 
other uses with potential adverse off-site impacts. 

47 Strategies to achieve this objective include: 

• Ensure that use or development of land is compatible with 
adjoining and nearby land uses.  

• Avoid locating incompatible uses in areas that may be impacted 
by adverse off-site impacts from commercial, industrial and other 
uses.  

• Avoid or otherwise minimise adverse off-site impacts from 
commercial, industrial and other uses through land use 
separation, siting, building design and operational measures.  

• Protect existing commercial, industrial and other uses from 
encroachment by use or development that would compromise 
the ability of those uses to function safely and effectively. 

48 Recommended separation distances for industrial residual air emissions 
(Environment Protection Authority, 2013) is a policy document at Clause 
13.07-1S. The relevant separation distances for a quarry (quarrying, 
crushing, screening, stockpiling and conveying of rock) are: 

• 500m for a quarry with blasting; and  

• 250m for a quarry without blasting. 

49 The objective of Clause 14.03-1S – Resource Exploration and Extraction 
is: 

To encourage exploration and extraction of natural resources in 
accordance with acceptable environmental standards. 

50 Strategies to achieve this objective include: 

Provide for the long-term protection of natural resources in 
Victoria.  

Protect the opportunity for exploration and extraction of natural 
resources where this is consistent with overall planning 
considerations and acceptable environmental practice. 
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Recognise the possible need to provide infrastructure for the 
exploration and extraction of natural resources. 

Ensure planning schemes do not impose conditions on the use 
or development of land that are inconsistent with the Mineral 
Resources (Sustainable Development) Act 1990, the 
Greenhouse Gas Geological Sequestration Act 2008, the 
Geothermal Energy Resources Act 2005, or the Petroleum Act 
1998. 

Develop and maintain buffers around mining and quarrying 
activities. 

Ensure planning permit applications clearly define buffer areas 
appropriate to the nature of the proposed extractive uses, which 
are to be owned or controlled by the proponent of an extractive 
industry. 

Determine buffer areas between extractive activities and 
sensitive land uses on the following considerations:  

• Appropriate limits on effects can be met at the sensitive 
locations using practical and available technology.  

• Whether a change of land use in the vicinity of the extractive 
industry is proposed.  

• Use of land within the buffer areas is not limited by adverse 
effects created by the extractive activities.  

• Performance standards identified under the relevant 
legislation.  

• Types of activities within land zoned for public use. 

51 Clause 14.03-1R – Resource exploration and extraction – Hume 
includes strategy to: 

Support the availability of construction materials locally and 
consider measures to facilitate and manage their extraction. 

52 The objective of Clause 15.03-2S - Aboriginal cultural heritage is: 

To ensure the protection and conservation of places of 
Aboriginal cultural heritage significance. 

53 The objective of Clause 17.01-1S – Diversified economy is: 

To strengthen and diversify the economy. 

54 Strategies at Clause 17.01-1R – Diversified economy – Metropolitan 
Melbourne include: 

… 

Facilitate investment in Melbourne’s outer areas to increase local 
access to employment. 
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55 The objective of Clause 17.03-1S – Industrial land supply is: 

To ensure availability of land for industry. 

56 Clause 17.03-1S includes strategy to: 

Provide an adequate supply of industrial land in appropriate 
locations including sufficient stocks of large sites for strategic 
investment. 

Identify land for industrial development in urban growth areas 
where: 

• Good access for employees, freight and road transport 
is available. 

• Appropriate buffer areas can be provided between the 
proposed industrial land and nearby sensitive land uses. 

… 

57 Recommended Buffer Distances for Industrial Residual Air Emissions 
(Environment Protection Authority, 1990) is a policy document at Clause 
17.03-1S. 

58 The objective of Clause 17.03-2S – Sustainable industry is: 

To facilitate the sustainable development and operation of 
industry. 

59 Clause 17.03-2S includes strategy to: 

Ensure that industrial activities requiring substantial threshold 
distances are located in the core of industrial areas.  

Encourage activities with minimal threshold requirements to 
locate towards the perimeter of the industrial area.  

Minimise inter-industry conflict and encourage like industries to 
locate within the same area.  

… 

Encourage industrial uses that meet appropriate standards of 
safety and amenity to locate within activity centres.  

Provide adequate separation and buffer areas between sensitive 
uses and offensive or dangerous industries and quarries to 
ensure that residents are not affected by adverse environmental 
effects, nuisance or exposure to hazards.  

Encourage manufacturing and storage industries that generate 
significant volumes of freight to locate close to air, rail and road 
freight terminals. 
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60 The objective of Clause 19.02-6S – Open space is: 

To establish, manage and improve a diverse and integrated 
network of public open space that meets the needs of the 
community. 

61 Strategies at Clause 19.02-6S include: 

Plan for regional and local open space networks for both 
recreation and conservation of natural and cultural 
environments. 

… 

Ensure that land use and development adjoining regional open 
space networks, national parks and conservation reserves 
complements the open space in terms of visual and noise 
impacts, preservation of vegetation and treatment of waste water 
to reduce turbidity and pollution.  

Improve the quality and distribution of open space and ensure 
long-term protection. 

Protect large regional parks and significant conservation areas. 

Ensure land identified as critical to the completion of open space 
links is transferred for open space purposes.  

Ensure that where there is a reduction of open space due to a 
change in land use or occupation, additional or replacement 
parkland of equal or greater size and quality is provided.  

Ensure that urban open space provides for nature conservation, 
recreation and play, formal and informal sport, social interaction, 
opportunities to connect with nature and peace and solitude. 

… 

62 It is noted that the Mitchell Shire Council is currently reviewing its 
Planning Scheme as required every four years and to translate the 
structure to align with the new format Victorian Planning Provisions.  

63 A document titled Draft for Consultation (May 2020) was published by 
the Council in May 2020 and submissions were invited until 15 June 
2020. 

64 The ‘tracked changes’ document titled Policy Neutral Version V2.06 that 
is available on the Council website provides further information in relation 
to the Council’s intended translation of the Planning Scheme to the new 
format VPPs.  

65 It is noted that this document proposes to significantly reduce and 
streamline the volume of local policy, deferring to State policy wherever it 
considers it possible to remove duplication. There are no references to 
extractive industry and on that basis it is understood that the Mitchell 

  
 

4.2  
Local Planning Policy 
Framework 
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Planning Scheme continues to rely on the State Planning Policy 
Framework in relation to extractive industries and stone resources. 

66 Having regard to the current Municipal Strategic Statement and Local 
Planning Policies contained within the Mitchell Planning Scheme, the 
following is noted: 

67 The following clauses within the Local Planning Policy Framework are 
relevant to the consideration of the Amendment: 

• Clause 21 - Municipal Strategic Statement 

• Clause 21.01 – Mitchell Shire 

• Clause 21.02 – Settlement 

• Clause 21.03 – Natural Resource Management 

• Clause 21.08 – Economic Development 

• Clause 21.12 - Implementation 

68 The Municipal Profile at Clause 21.01-1 projects the population of 
Mitchell Shire will double by 2030. The majority of this growth will be 
located in and around the southern part of the Shire, including the towns 
of Wallan, Beveridge and Kilmore. 

69 This projected growth will be accompanied by significant investment in 
regional transport and other infrastructure. 

70 The Strategic Framework Plan at Clause 21.01-3 identifies ‘Important 
stone resources’ to the north-east of Kilmore.  

71 Clause 21.02-1 relates to urban growth and includes strategies (inter 
alia) to: 

Implement town structure plans and establish growth boundaries 
around primary settlements. 

Ensure that sufficient suitably zoned land is provided to support 
the economic well-being of settlements. 

Stage settlement development to maximise the efficiency of 
future investments in sewerage and wastewater treatment plants 
and other infrastructure requirements. 

72 Clause 21.02-3 refers to open space provision. The Mitchell Open Space 
Strategy 2013-2023 is referenced in terms of providing appropriate levels 
and types of open space in all settlements. 

73 The Mitchell Open Space Strategy refers to the North Growth Corridor 
Plan and the recommendation for a regional park in the southern growth 
area of the Shire that could incorporate (inter alia) the Spring Hill volcanic 
cone. 
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74 Clause 21.03-2 relates to ‘Significant environments and landscapes’ and 
identifies the recognition and protection of significant landscapes as a 
key issue. Relevant strategies include (inter alia): 

Protect and revegetate landscape features. 

Integrate landscape and environmental features into regional 
open space systems and the emerging metropolitan area. 

75 In relation to ‘Economic growth’, Clause 21.08-3 includes the following 
objective:  

To facilitate new development and employment opportunities in 
business, industry and tourism. 

76 Strategies to achieve this objective include: 

Deliver infrastructure in a timely manner. 

77 Clause 21.11-9 relates to the Wallan local area and includes the Wallan 
Town Centre Master Plan and Urban Design Framework Plan. This Plan 
forms part of the Wallan Structure Plan which was endorsed by Council 
on 14 December 2015 and identifies the subject land as ‘Proposed 
Quarry’ albeit being located outside the study area boundary. 

78 It is noted that the Context and Issues Paper (May 2014) that informed 
the preparation of the Wallan Structure Plan identifies the following at 
Section 4.8.3 (Greenfield Housing Opportunities): 

Two quarries are proposed in and adjacent to the study area. 
Residential development is not permitted within the buffers of 
these quarries, however other land uses may be permitted. The 
life of these quarries will need to be considered as a factor in the 
staging of development across Wallan.  

79 Clause 21.12-2 sets out further work required to implement the 
objectives, strategies and policy guidelines in the Planning Scheme 
including: 

• Investigate potential open space and land use strategies for the 
Beveridge West hills having regard to the outcomes of the 
Precinct Structure Planning process for Beveridge is identified as 
a future Strategic Planning Project. 

• Manage and plan for the growth of Wallan in accordance with 
the Indicative Staging Plan (Figure 5) within Part D of the Wallan 
Structure Plan, December 2015.  

80 Clause 21.12-4 sets out Reference Documents and includes: 

• Wallan Structure Plan, December 2015 

81 There are no Local Planning Policies that specifically relate to the subject 
land or the Amendment land more generally. 



 

175 Northern Highway, Wallan Contour Consultants Aust Pty Ltd     23 
 4  Planning Scheme Provisions 

 

 

82 The amendment land is currently included in the Urban Growth Zone 
(UGZ) and Rural Conservation Zone (RCZ). 

83 The adjoining land to the south and west is also included in the UGZ and 
RCZ. 

84 Adjoining land to the north is included in the Farming Zone and is also 
located within the Urban Growth Boundary. 

85 Land to the east is included in the RCZ, with the exception of the 
Northern Highway and Hume Freeway road reserves, both of which are 
included in the Road Zone Category 1.  

86 The purpose of the Urban Growth Zone is: 

To implement the Municipal Planning Strategy and the Planning 
Policy Framework. 

To manage the transition of non-urban land into urban land in 
accordance with a precinct structure plan.  

To provide for a range of uses and the development of land 
generally in accordance with a precinct structure plan.  

To contain urban use and development to areas identified for 
urban development in a precinct structure plan.  

To provide for the continued non-urban use of the land until 
urban development in accordance with a precinct structure plan 
occurs.  

To ensure that, before a precinct structure plan is applied, the 
use and development of land does not prejudice the future urban 
use and development of the land. 

87 The purpose of the Rural Conservation Zone is: 

To implement the Municipal Planning Strategy and the Planning 
Policy Framework. 

To conserve the values specified in a schedule to this zone. 

To protect and enhance the natural environment and natural 
processes for their historic, archaeological and scientific interest, 
landscape, faunal habitat and cultural values. 

To protect and enhance natural resources and the biodiversity of 
the area. 

To encourage development and use of land which is consistent 
with sustainable land management and land capability practices, 
and which takes into account the conservation values and 
environmental sensitivity of the locality. 

To provide for agricultural use consistent with the conservation of 

  
 

4.3  
Existing Zones 
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environmental and landscape values of the area. 

To conserve and enhance the cultural significance and character 
of open rural and scenic non urban landscapes. 

 
 

Figure 4.1  
ZONING MAP 

Source: VicPlan 
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88 Part of the subject land is affected by the Vegetation Protection Overlay 
– Schedule 2 (Freeway Environs Protection) as shown in Figure 4.2. 

89 WA1473 is located outside the affected area. 
 

Figure 4.2  
OVERLAY MAP 

Vegetation Protection Overlay 
 

 
90 The following particular and general provisions of the Planning Scheme 

are relevant to the Amendment: 

• Clause 52.08 – Earth and Energy Resources Industry 
• Clause 52.09 – Extractive Industry and Extractive Industry 

Interest Areas 
• Clause 52.29 – Land Adjacent to a Road Zone, Category 1 or a 

Public Acquisition Overlay for a Category 1 Road 
• Clause 53.10 – Uses with Adverse Amenity Potential 

 

91 A number of State Government strategic planning / policy documents are 
relevant, including the following: 

• Plan Melbourne 2017-2050: Metropolitan Planning Strategy 
(Department of Environment, Land Water and Planning, 2017) 
(Plan Melbourne); 

• North Growth Corridor Plan (Growth Areas Authority, 2012); 

• Hume Regional Growth Plan (Victorian Government, 2014); 

• Extractive Resources in Victoria, Demand and Supply Study 
2015- 2050 (PwC on behalf of the Victorian Government, 2016) 

  
 

4.4  
Existing Overlays 

  
 

4.5  
Particular Provisions 

  
 

4.6  
Other Considerations 
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• The Commissioner for Better Regulation’s report, Getting the 
Groundwork Right – Better regulation of mines and quarries 
(October 2017); and 

• Helping Victoria Grow – Extractive Resources Strategy (June 
2018); and 

• Joint ministerial statement on extractive resources (July 2018). 

92 I have considered the above outlined strategic documents as appropriate 
in preparing this report.  

93 In particular, Policy 1.4.2 of Plan Melbourne seeks to “Identify and 
protect extractive resources (such as stone and sand) important for 
Melbourne's future needs”. 

94 Furthermore, Policy 1.4.2 states: 

Melbourne’s demand for extractive resources is expected to almost 
double by 2051. This demand will be driven largely by sustained growth 
in the residential sector—including Melbourne’s growth corridors—and 
strategic projects such as Fishermans Bend, the Metro Tunnel and major 
road upgrades.  

Extractive industry resources in green wedges and peri-urban areas 
need to be protected and carefully planned to provide for Melbourne's 
needs without impacting on local amenity. Effective strategic planning for 
these resources will increase industry certainty and improve community 
confidence.  

There are a small number of extractive industry interest areas within 
Melbourne’s urban growth boundary—such as Boral at Ravenhall. The 
sequencing of urban development in growth areas should allow strategic 
resources such as stone and sand to be extracted ahead of establishing 
urban areas, with provision for these areas to proceed outside defined 
buffer zones that can be subsequently in-filled by other urban land uses.  

If not managed, urban encroachment, rural residential expansion and 
other incompatible development will constrain the operations of existing 
quarries and curtail future supplies of extractive resources— 
endangering Melbourne’s medium- to long-term growth prospects. To 
secure a long-term supply of extractive resource materials at competitive 
prices, current extractive industries must be protected and future 
extractive resource areas must be identified. 

95 The North Growth Corridor Plan identifies the subject land as 
‘Landscape Values’ and ‘Residential’. 

96 The report that accompanied the Growth Corridor Plans titled ‘Growth 
Corridor Plans – Managing Melbourne’s Growth’ includes the 
following at Section 3.7.4 under ‘Maintaining local quarrying potential’: 

The Growth Corridors contain significant mineral resources and 
a number of operating quarries. To avoid the need to transport 
construction materials substantial distances it is important to 
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enable the continued operation of these quarries and for 
appropriate buffers to be maintained from the working surfaces 
of all quarries.   

97 In relation to ‘Regional Parks and Open Space’ the following is noted at 
Section 5.3.4: 

In addition, an open space buffer is identified between the 
northern edge of the Growth Corridor and Wallan. The ridge line 
to the west of the Growth Corridor along with the prominent 
volcanic hills within the northern portion of the Growth Corridor 
will also be protected from urban development.  

98 ‘Other Infrastructure’ including quarries, are addressed at Section 5.7” 

The North Corridor Plan ensures that approved and operational 
quarries are protected from encroachment by sensitive land 
uses. It also locates industrial or commercial development 
activities adjacent to existing quarry sites within/adjacent to the 
UGB. On that basis, these precincts would be rezoned to Urban 
Growth Zone, but any buildings proposed within 200m of the title 
boundary of such quarries will be subject to a risk assessment to 
be undertaken at PSP stage, to ensure that the impact of rock 
blasting is acceptable. 

 

Figure 4.3  
NORTH GROWTH CORRIDOR PLAN 

Identifies the subject land as ‘Landscape Values’ 
and ‘Residential’. 

Note 7 relates to ‘Intersection requiring further 
investigation’. 
 

 
 

  

SUBJECT LAND 
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100 The Hume Regional Growth Plan incorporates the southern part of 
Mitchell Shire that is included within the Urban Growth Boundary.  

101 In relation to ‘Energy and earth resources’, the plan states: 

b) Explore, support and manage opportunities to take 
advantage of earth resources  

Earth resources, in the form of minerals and quarry products, 
make a valuable economic and social contribution to the Hume 
Region. Opportunities to take further advantage of earth 
resources could support the diversification of the regional 
economy. Planning for these activities needs to continue to 
consider environmental and community values and access to 
markets. Opportunities to develop minerals and extractive 
industries should be further explored, supported and managed. 
Past mining activities in the region have degraded substantial 
areas of alluvial soils. Minerals and extractive industry activities 
are now regulated to manage environmental impacts such as 
potential impacts on ground water. 

102 In 2016 the State Government released the Extractive Resources in 
Victoria, Demand and Supply Study 2015- 2050 (Demand and Supply 
Study). The Study indicated that demand for extractive resources is 
expected to nearly double by 2050 (from 47 million tonnes in 2016 to 88 
million tonnes in 2050). 

103 The Municipalities of Mitchell and Hume are both identified within the Top 
20 strategic resource local government areas (PwC, 2016).  

104 The report states that: 

Development and land fragmentation has occurred over the top 
of as-yet undeveloped extractive resources, thereby preventing 
these resources against future exploration. Again, this issue 
limits state-wide supply of extractive materials.  

An analysis undertaken in 2018 of quarry approvals has shown 
that only a quarter of quarry applicants have been able to secure 
necessary approvals in the past two years to carry out new 
production. This indicates there is likely to be even less supply 
coming on line in some critical districts over the next five years 
compared to what industry had been anticipating in 2015.   

105 Specifically in relation to Mitchell Shire, the Study identifies Mitchell as 
the third most State significant strategic resource location and states: 

Mitchell’s primary contribution to the State’s 2015 to 2050 
extractive resource supply is in clay and clay shale, of which it 
supplies a relatively large share of total State supply. The LGA 
also possesses sizeable hard rock reserves along with some 
sand and gravel, which make Mitchell a key resource location for 
Victoria. 
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Key demand destinations for Mitchell’s resources 

Mitchell’s location in Central Victoria means that it is able to 
deliver resources to more regional locations in the State’s North. 
While the majority is provided to urban locations in Metropolitan 
Melbourne (at 69 per cent of 2050 supply), Mitchell is a strong 
supplier into the regional cities of Greater Bendigo (four per 
cent), Greater Geelong (three per cent) and Greater Shepparton 
(three per cent). While the majority of Mitchell’s resources are 
estimated to satisfy residential and commercial construction 
demand, these regional cities demand relatively large volumes of 
material in relation to engineering construction. Mitchell also 
satisfies some of its own demand, with seven per cent of 2050 
supply staying within Mitchell. 

106 The Commissioner for Better Regulation’s report, Getting the 
Groundwork Right – Better regulation of mines and quarries 
(October 2017) outlines actions taken by the Earth Resources 
Regulation Branch (ERR) of DEDJTR (now DJPR) as part of their 
Continuous Improvement Project.  In relation strategic resources and 
land use planning, the following is noted: 

• In partnership with DELWP, DEDJTR has developed a new 
approach to strategic resource and land use planning. This 
approach is focused on enabling access to earth resources in 
geologically promising areas, supporting the efficient allocation 
of rights, and facilitating jobs and investment. 

• Recommendation 6 of the report is that: DEDJTR should work 
with DELWP to develop guidelines for Strategic Resource Areas, 
to support the option of instituting the Minister for Planning as the 
Responsible Authority for planning approvals for operations 
located in Strategic Resource Areas. 

• It is noted that public consultation on the Strategic Extractive 
Resource Area (SERA) Pilot Project has recently commenced in 
the Wyndham and South Gippsland areas. Further detail in 
relation to the SERA Project is provided later in this report. 

107 Helping Victoria Grow – Extractive Resources Strategy (DEDJTR, 
June 2018) was developed with the intent to “ensure high quality 
extractive resources continue to be available at a competitive price to 
support Victoria’s growth”.  

108 The objectives of the Strategy are: 

• Take immediate short-term action to ensure a sufficient supply of 
extractive resources is available to meet Victoria’s immediate 
infrastructure construction requirements 

• Provide secure and long-term access to extractive resource 
areas of strategic importance to the State  

• Maintain and improve Victoria’s competitiveness and provide 
greater certainty for investors in the extractives sector  
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• Prioritise and implement improvements to streamline regulatory 
approval processes in the short-term  

• Raise community understanding about the role of extractive 
resources in supporting Victoria’s growing population and build 
confidence in the regulatory performance of the sector  

• Encourage leading-practice approaches to sustainability, 
environmental management and community engagement  

• Encourage and support innovation in exploration, extraction and 
the end use of landforms after quarrying. 

109 The Joint ministerial statement on extractive resources (July 2018) 
implements some of the priority actions identified within Helping Victoria 
Grow – Extractive Resources Strategy.  It also gives effect to the 
recommendations of the Commissioner for Better Regulation, in her 
report Getting the Groundwork Right: Better regulation of mines and 
quarries. 

110 The Joint Ministerial Statement reinforces the need to identify and protect 
significant resources as follows: 

5. IDENTIFY AND PROTECT EXTRACTIVE RESOURCES OF 
STRATEGIC IMPORTANCE  

Victoria’s strategic earth resources will be better identified to 
inform land use planning and enable planning conditions to be 
used to secure existing and future strategic earth resources.  

The Victorian planning system recognises some important 
extractive resource areas, known as Extractive Industry Interest 
Areas (EIIA). However, it has not always been possible to 
effectively prevent encroachment on these resources. 

… 

111 These aspirations are currently in the process of being realised by the 
Strategic Extractive Resource Areas (SERA) Pilot Project which 
implements action items contained within Helping Victoria Grow: 
Extractive Resources Strategy and Plan Melbourne 2017-2050. 

112 The project seeks to assist in securing strategic extractive resources in 
defined locations by providing: 

• Certainty for quarry operators to know that current and potential 
future operations will not be impacted by housing or other 
incompatible land uses. 

• Certainty for local community to know that their lives will not be 
impacted by quarry operations near their homes. 

• Certainty for the broader Victorian community and business to 
know that the construction materials required to build the 
infrastructure the state needs will be safeguarded and affordable. 
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113 The SERA Pilot Project is trialling the use of planning provisions to 
provide the certainty sought in relation to extractive resources. 

114 The SERA Project has commenced within the Wyndham and South 
Gippsland areas. At the time of writing this report, draft planning 
provisions have been published for public consultation that seek to: 

• Apply a Special Use Zone and associated schedule to existing 
quarries and current SUZ land; and 

• Apply a State Resource Overlay to the remaining SERA area 
where quarries do not currently exist to provide a greater level of 
management around land uses and development that will occur 
within these areas.  

115 Mitchell Shire Council is not a participant in the SERA Pilot Project. 
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 5 Strategic Assessment  

  

116 In determining whether a quarry can or should be accommodated within 
the Beveridge North West PSP, I have considered the following 
questions: 

• Is the stone resource contained within WA1473 strategically 
significant and if so, should the PSP make provision for its 
protection and recovery? 

• Does the Beveridge North West PSP, as exhibited, adequately 
recognise the extractive resource? 

• Will the introduction of a quarry prejudice the outcomes and 
objectives sought by the PSP? 

• Can the PSP provide a regulatory framework by which a quarry 
can co-exist with other land uses within the PSP? 

117 A response to each of these questions is provided in the following 
sections. 

118 Within Victoria there exists a significant demand for extractive stone 
resources and a shortage of supply in specific areas. This is well 
documented1 2. 

119 Extractive industries provide raw materials that are essential to 
residential development, as well as commercial, retail, industrial, school 
and community buildings, transport infrastructure such as roads, bridges 
and railways and energy and utility infrastructure such as water treatment 
plants and wind farms. 

120 Identifying and securing suitable sites for extractive industry is critical to 
meeting the demands of development in a way that promotes 
affordability and reduces the construction industry’s carbon footprint. 
Challenges faced in securing future supply include: 

• Identifying resource deposits that are high quality and fit for 
purpose. Extractive resource locations are based on geology 
and cannot be extracted from every parcel of land; 

• The location of the resource must be close to existing and future 
markets to minimise transport costs. It is noted that the cost of 
transporting extractive material is one of the key factors affecting 
affordability; 

• In addition, the land must have direct or proximate access to 
major road infrastructure. Quarry vehicle movements are 
generally incompatible with local roads; 

• The land must either be owned by the proponent or a willing 
landowner that is prepared to enter into a long-term lease to 
allow the land to be quarried; 

 
1 Department of Economic Development, Jobs, Transport and Resources (2016) Extractive Resources in Victoria: Demand and 
Supply Study 2015-2050, Final Report (prepared by Price Waterhouse Coopers) 
2 Coffey Services for DEDJTR (2017) Beveridge Extractive Resources Analysis 

  
 

5.1  
Summary 

  
 

5.2  
Significance of the 
Extractive Resource 
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• Nearby sensitive receptors must be minimised and/or 
appropriately managed; and 

• Once the resource is exhausted, the land must be able to be 
rehabilitated to an agreed state. 

121 Suffice to say it is not easy finding sites that readily satisfy these criteria. 

122 In 2016, the PwC Supply and Demand Study identified that annual 
demand for extractive resources in Victoria is expected to double by 
2050. 

123 Shortfalls in supply are expected within Melbourne from 2026 if 
appropriately located extractive resource sources are not secured. 

124 Furthermore, the Study identified that Mitchell Shire as a strategic 
resource location and a local government area that could assist in 
ensuring the cost-effective supply of extractive resources in Victoria.  

125 Mitchell Shire was also identified within the Study as an area at risk of 
resource shortfalls if additional quarries or expansions do not occur or if 
extractive resources were diminished through encroachment or 
sterilisation.  

126 The Study advises that shortfalls in resources could contribute to 
significant infrastructure cost increase in Greater Melbourne. 

127 To identify State significant extractive resources, PwC defined the 
following criteria: 

• Threatened resource types – resource types that are in short 
supply across the State 

• Key supply locations where significant depletion of resources is 
anticipated. 

• Significant production – locations that product significant 
volumes of extractive resources. 

• Supply locations critical to supporting Greater Melbourne’s future 
– including particular extractive resources that are in short supply 
in the State relative to the level of projected demand. 

128 Based on the above criteria, the subject land can be considered a State 
significant resource location in that: 

• It contains significant volumes of a threatened resource type 
(basalt) that is in short supply in northern Melbourne; 

• The resource contained within the land forms part of the ‘stony-
rises’ sub-group of Newer Basalt flows and is of a higher quality 
than other Newer Basalts (Coffey, 2017); 

• The basalt flows within WA1743 represent one of the last 
available undeveloped Newer Basalt resources in the corridor 
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between Craigieburn and Broadford as other locations have 
either been identified as poorer quality, are on sites that are 
already depleted, or are located on land developed for 
residential purposes; 

• The current supply of basalt is unable to meet anticipated 
demand within Victoria; 

• The subject land is a strong supply location that is able to 
support the State’s future development by providing resource 
close to where it is needed most. In addition, the subject land 
has excellent access to the arterial road network, a determining 
factor in being able to cost effectively supply resources; and 

• The subject land and resource is in a location that is supported 
by strong demand in Greater Melbourne (i.e. close to known 
markets). 

129 The proposed quarry will supply Newer Basalt which is a key component 
in aggregate, road sub-base and road base class 1. The proposed 
quarry will also be able to produce rail ballast and sealing and concrete 
aggregates. (Coffey, 2017)  

130 The Coffey report identifies that while Newer Basalt can be substituted 
for other rock types (such as Hornfels, Sand and Gravel, Sedimentary, 
Granite and Older Basalt), there are limited suppliers with the required 
capacity to supply these alternative sources to the north of Melbourne. 

131 The Coffey report also identifies that there are only four significant 
suppliers of hard rock and equivalents within 25km of the subject land 
and a further two significant suppliers within 50km of the subject land. 

132 It is therefore critical to secure a supply of hard rock, specifically Newer 
Basalt within northern Melbourne, to enable cost effective supply to 
future development. 

133 Based on the above, it can be concluded that the basalt resource 
contained within WA1473 is a State significant resource which warrants 
protection consistent with planning policy. On that basis, I am of the 
opinion that the PSP should make provision for its protection and 
recovery. 

 

134 On the basis that the extractive resource contained within the subject 
land is of State significance and must be protected, does the Beveridge 
North West PSP, as exhibited, adequately recognise the extractive 
resource? 

135 As exhibited, the PSP refers to the ‘Proposed Quarry WA1473’ at Plan 2 
– Precinct Features. 

136 The Precinct Features Plan also depicts: 

• Stony outcrops and a ‘significant grade change’ line associated 

  
 

5.3  
Does the Beveridge North 
West PSP, as exhibited, 
adequately recognise the 
extractive resource? 
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within the Spring Hill Cone on the land; 

• An area of cultural sensitivity at the north-west corner of the 
subject land; and 

• A row of ‘low rated trees’ adjacent to the western boundary of 
the subject land. 

137 At Plan 3 – Future Urban Structure, the following is noted: 

• The subject land is identified as ‘residential’ and ‘landscape 
values’; 

• The south-west corner of the land is included within the ‘walkable 
catchment’; 

• A four-lane arterial road is located adjacent to the western 
boundary of the land; 

• Further to the west, across the arterial road is credited open 
space, local indoor recreation, future government school, local 
community facilities and residential; 

• To the south-west is a local town centre and residential; 

• To the south is a connector street ‘boulevard’, residential and 
credited open space with location flexibility; 

• To the east is landscape values, residential and credited open 
space with location flexibility. The Spring Hill Cone is identified 
as a ‘key point of interest’; and 

• To the north, adjacent land to the north is located outside the 
PSP. 

138 Overall, the PSP, as exhibited, does not recognise the proposed quarry, 
other than within the Precinct Features Plan. 

139 If quarrying of the land was to proceed on the land and the uses and 
infrastructure items described above (depicted Future Urban Structure 
Plan) then there would be the potential for incompatibility particularly 
where those land uses fall within the requisite buffers to the quarry. 
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140 The vision for the precinct includes the following statement: 

The precinct will be defined by its high-quality residential 
neighbourhoods - located between ridgelines, prominent 
volcanic cones and rolling hills. A significant network of open 
spaces formed by waterways, hilltops and linear parks will 
connect the diverse residential neighbourhoods within the area. 

141 The operation of a quarry on the land will not prejudice delivery of this 
vision. 

142 In determining whether a quarry can be accommodated within the PSP, 
it is important to note that quarries are temporary land uses. 

143 In this instance I have been advised that blasting associated with the 
quarrying activity would cease 30 years after commencement and that 
rehabilitation of the land would be completed within a further 10 year 
period. 

144 I have also been advised that the sequencing by which the land would 
be quarried (regulated by the work plan and planning permit) could be 
managed to minimise the impact of the quarry in terms of the intended 
land use deliverables on adjoining and nearby land to the west and south 
(i.e. land not controlled by the lessee).  

145 Upon termination of the quarry use it is possible to rehabilitate and 
repurpose the land for a range of uses including residential and 
commercial development, open space, recreation and water bodies. 

146 On that basis, it is plausible to consider that a quarry, such as that 
proposed by WA1473 could be accommodated within the life of the PSP, 
subject to appropriate staging and operational considerations to ensure 
development can proceed without unreasonable off-site amenity impacts 
to the emerging urban area.  

147 In terms of infrastructure projects located within likely quarry buffer areas, 
it is noted that the timing priority identified in Appendix 4.1 of the 
exhibited PSP nominates all projects within 500m of the subject land as 
Medium-Long Term with the exception of Community Facility CI-01 
which is nominated as Medium Term.  

148 This is consistent with the Beveridge North West Precinct Structure Plan 
Utilities Servicing and Infrastructure Assessment (Cardno, 2014) that 
states that land is constrained by a lack of services to the north and is 
therefore likely to begin being developed from the south. 

149 This is also consistent with the Beveridge North West Precinct Structure 
Plan Background Report (VPA, 2019) which states: 

Trunk infrastructure services for sewer, water and electricity is 
required to service the PSP with development limited to 500 lots 
in the short term. As a result, major augmentation and expansion 
will be required in the future. 

  

  
 

5.4  
Will the introduction of a 
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150 The report also states that the ultimate Kalkallo Creek Main Sewer is not 
scheduled for construction for 15-20 years.  

151 In addition, there are many ways a quarry can mitigate its potential off-
site impacts. These include: 

• Limiting the overall life of the quarry; 

• Staging and direction of extraction; 

• Progressive rehabilitation of extracted areas; 

• Managing hours of operation; 

• Mitigating noise impacts associated with the plant and 
equipment used in quarrying hard rock; 

• Minimising visual impacts through landscaping and bunding; 

• Providing direct vehicle access to arterial roads thereby avoiding 
impacts on local roads; and 

• Rehabilitating the land for urban or compatible land uses at the 
completion of extraction. 

152 If these impacts can be managed, the benefits of providing quality 
resource close to development are considerable. 

153 State policy in relation to growth areas seeks to achieve residential yields 
of at least 15 dwellings per net developable hectare, and over time, seek 
and overall increase in residential densities to more than 20 dwellings 
per net developable hectare.  

154 I have been advised that the proposed quarry has the potential to be 
rehabilitated to allow for a range of future uses including open space and 
residential.  On this basis, the temporary use of the land for a quarry 
within the PSP will not necessarily prejudice the ultimate delivery of 
dwelling densities set out within the exhibited PSP.  

155 There are direct economic and environmental benefits of including the 
proposed quarry in a designated growth region including the ability to 
deliver high quality stone resources close to demand which assists in 
maintaining affordability while reducing the carbon footprint of 
transporting materials associated with development. In addition, planning 
for the end use of quarry land can provide long term benefits in delivering 
open space and other land uses that can be integrated with the overall 
urban structure. 

156 Accordingly, it is considered that, subject to appropriate staging and 
operational management, a quarry can be accommodated within the 
PSP. 
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157 There are several quarries that have been accommodated in the future 
urban structure of growth areas. These include: 

• Mt Atkinson & Tarneit Plains PSP 

The Ravenhall Quarry is located adjacent to the east boundary 
of the PSP and is identified as a Recovery Hub of State 
Importance a State Significant Quarry. In response to the 
operation, the PSP includes a 200m quarry blast buffer and 
500m quarry sensitive use buffer to enable the ongoing 
operation of the quarry and concurrent development of the PSP 
area. 

The UGZ9 that applies to the PSP area prohibits most buildings 
within the Quarry Blast Buffer. 

The UGZ9 includes permit requirements and certain prohibited 
land uses within the Quarry Sensitive Use Buffer as follows: 

Use of land within the Quarry Sensitive Use Buffer  

A permit is required to use land for Business college, 
Car wash, Dry cleaner, Employment training centre, 
Panel beating, Research and development centre and 
Tertiary institution on land shown within the Quarry 
Sensitive Use Buffer on Plan 11 in the Mt Atkinson & 
Tarneit Plains Precinct Structure Plan.  

A permit is required to use land for Dry cleaning agent, 
Laundromat and Supermarket on land shown as 
‘Business’ and ‘Business/Large Format Retail’ within the 
Quarry Sensitive Use Buffer on Plan 11 in the Mt 
Atkinson & Tarneit Plains Precinct Structure Plan.  

The use of land for Dry cleaning agent, Laundromat and 
Supermarket on land shown as ‘Light Industrial’ within 
the Quarry Sensitive Use Buffer on Plan 11 in the Mt 
Atkinson & Tarneit Plains Precinct Structure Plan is 
prohibited.  

The use of land for Accommodation, Child care centre, 
Education centre (other than Business college, 
Employment training centre or Tertiary institution) and 
Hotel on land shown within the Quarry Sensitive Use 
Buffer on Plan 11 in the Mt Atkinson & Tarneit Plains 
Precinct Structure Plan is prohibited. 

Applications to use or develop land within the Quarry Sensitive 
Use Buffer must also be referred in accordance with Section 55 
of the Planning and Environment Act 1987 to the Secretary to 
the Department administering the Mineral Resources 
(Sustainable Development) Act 1990. 

  

  
 

5.5  
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• Wollert PSP  

The Wollert PSP includes a ‘Future Quarry’ and buffer where 
'construction restrictions apply’ which straddles the eastern 
boundary of the PSP area. 

Outcome 15 of the PSP is: 

To deliver local employment opportunities while 
maintaining adequate separation distances between 
residential and extractive land uses to enable the 
continued operation of the existing landfill and quarry, 
and future quarry to the east of the precinct.   

An application to subdivide land or carry out buildings and 
works on land identified as ‘construction restrictions apply’ must 
be referred in accordance with Section 55 of the Planning and 
Environment Act 1987 to the Secretary to the Department 
administering the Mineral Resources (Sustainable 
Development) Act 1990. 

• Quarry Hills PSP  

The land included in the Quarry Hills PSP includes an operating 
Quarry (WA102). 

It is acknowledged that the quarry will cease operation at some 
time in the medium term and on that basis the Future Urban 
Structure Plan acknowledges the extractive industry operation 
while also reflecting a longer term urban structure for the whole 
of the land. 

158 In addition, Amendment C230 to the Whittlesea Planning Scheme was 
recently the subject of a Panel Hearing which considered the rezoning of 
land at 25 Vearings Road, Epping, from Rural Conservation Zone 
(Schedule 1) to the Industrial 1 Zone.  

159 The Amendment land is adjacent to an existing quarry (also operated by 
Conundrum Holdings) where potential land use conflicts between 
industrial uses and the existing quarry were considered by the Panel. 

160 The Panel concluded that the proposed Development Plan Overlay 
Schedule adequately managed potential conflicts. The DPO38 Schedule 
(Panel referred version) includes: 

• A Quarry Interface Assessment requirement; and 

• A requirement to provide Quarry Interface Guidelines within the 
Development Plan. The Guidelines must be prepared in 
conjunction with the Secretary of the Department administering 
the Mineral Resources (Sustainable Development) Act 1990. 

161 As demonstrated by the examples above, the PSP and proposed 
planning provisions can provide for the proposed quarry to co-exist with 
surrounding land uses within the PSP. Following completion of 
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extraction, the land can be rehabilitated and re-purposed consistent with 
the outcomes and objectives of the PSP. 
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6 

 6 Conclusion 

  

162 Having regard to the matters set out within this report, I consider that: 

• The extractive resource contained within WA1473 is of State 
strategic significance in terms of planning policy and is worthy of 
protection and recovery; 

• The Beveridge North West Precinct Structure Plan, as exhibited, 
does not adequately recognise the extractive resource on the 
subject land; 

• The introduction of a quarry within the PSP, subject to 
appropriate amendments, will not prejudice the outcomes and 
objectives sought by the PSP; and 

• That the PSP and proposed planning provisions can be modified 
to provide a regulatory framework by which a quarry can co-exist 
with other land uses within the PSP. 

 

 
 
 
 
 
 
 
 
 
 
SHAYNE LINKE 
DIRECTOR 
CONTOUR CONSULTANTS AUST PTY LTD 
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Name and Address Shayne Linke is a Director of Contour Consultants Australia Pty Ltd, Town 
Planners and practices from Level 1, 283 Drummond Street, Carlton 
Victoria. 

Qualifications and Expertise Bachelor of Applied Science (Planning). 

Director – Contour Consultants Australia Pty Ltd. 

Since obtaining his Bachelor of Applied Science (Planning) in 1989, Shayne 
has gained over twenty years experience locally and internationally, both 
within the private and public sectors. 

Shayne is a member of the Victorian Planning and Environmental Law 
Association.  He has a broad knowledge of strategic and statutory planning 
issues and has been actively involved in the development, application and 
use of the Victoria Planning Provisions (VPP’s). 

Areas of Expertise • Preparation of planning permit applications, planning scheme 
amendments and submissions to VCAT. 

• Independent expert advice. 
• Interpretation and application of the Victorian Planning Provisions 

(VPP’s). 
• Policy formulation and analysis. 
• Project management. 
• Preparation of local structure plans. 

Expertise to Prepare this Report Professional training and experience in town planning and specialist 
experience in residential and commercial development and extractive 
industry. 

Instructions which Defined the Scope of 
this Report 

I received instructions from Best Hooper Lawyers, on behalf of Conundrum 
Holdings Pty Ltd, to consider the town planning implications of proposed 
Amendment C106 to the Mitchell Planning Scheme. 

Facts, Matters and Assumptions Relied 
Upon 

• Familiarised myself with the Subject Land and surrounds;  
• Reviewed the relevant provisions of the Planning Scheme; 
• Reviewed and considered the exhibited version of the Amendment and 

relevant background reports and accompanying material which informed 
the Amendment;  

• Reviewed the submissions received in response to the public exhibition 
of the Amendment; 

• Reviewed relevant Ministerial Directions and Practice Notes; and 
• Reviewed relevant strategy documents including the North Growth 

Corridor Plan. 

Documents Taken Into Account Refer documents described above and in the Statement. 
 

Identity of Persons Undertaking the 
Work 

I have prepared this report with the assistance of Lucy Kolomanski of my 
office. 
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Relationship with Applicant I have no private or business relationship with the proponent, other than 
being engaged to prepare this report. 

Summary of Opinion Refer to Report. 

 I have made all the inquiries that I believe are desirable and appropriate 
and that no matters of significance which I regard as relevant have to my 
knowledge been withheld from the Panel. 
 
 
 
SHAYNE LINKE 
DIRECTOR 
CONTOUR CONSULTANTS AUST PTY LTD 
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