19 November 2020

Laura Wilks
Coordinator of Strategic Planning
Golden Plains Shire
(Via email : amendments@vpa.vic.gov.au)
Dear Laura,

Response to the Proposed Bannockburn Growth Plan
We write on behalf of a of the landowner of land at
,
Bannockburn to seek inclusion of the land within the ‘proposed growth boundary’ the
Framework Plan and identified as ‘future growth option - east’ in Plan 1, Framework
Plan, Plan 5, Proposed Growth Areas, and subsequent plans and figures within the
exhibited Bannockburn Growth Plan.
We submit that the Growth Plan creates an obvious anomaly and a land use conflict by
not identifying the subject land for a future growth option consistent with the direction
for growth of the proposed eastern boundary of Bannockburn south of the Ballarat
railway line.
We believe that the Growth Plan will benefit from the identification of this land for future
integrated growth as it will provide a logical land addition to establish a consistent
eastern boundary with land to the south which will result in an orderly planning outcome
for Bannockburn.
Site and Surrounds
The subject land consists of two parcels known as
and
, with both
parcels being within the Farming Zone and abutting existing Low-Density Residential
Zone land immediately to the west. The land is situated approximately
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AERIAL OF SUBJECT LAND

Land on the opposite site of the Midland Highway is included within the Rural Activity Zone with the majority
of lots containing improvements including dwelling, outbuildings, shedding and fencing. The Ballarat Railway
Line is situated immediately to the south of Lot 2. All land to the south and east is included within the
Farming zone and used for limited agricultural activities. Land immediately to the west and north-west are
included within the Low-Density Residential Zone, with land to the north-west containing a newly constructed
residential estate, while the parcel immediately to the west is currently undeveloped.
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PLAN 5, GROWTH AREAS – BANNOCKBURN GROWTH PLAN

Plan 5 illustrates the areas proposed for short-term and long-term growth areas, some of which are already
identified in the current framework plan. The Plan also indicates future growth options south and east of
Bannockburn, which either adjoin short term development areas or existing developed areas, therefore they
will in the future provide a logical extension of the towns residential and rural living areas. The proposed
future growth option east indicates the eastern most extension of proposed future urban growth boundary
between the Ballarat and Adelaide railway lines. This area is located just south of the subject land.
We support the addition of the future growth options as this appropriately seeks to facilitate additional growth
should high lot demand prevail. These additional growth options are also important as all the growth areas
identified in Plan 5 have finite boundaries and are unlikely to ever be extended past the Bannockburn Growth
Boundary. The growth options north-west and south-west adjoin the Bannockburn Flora and Fauna Reserve
which not only restricts any future westerly extension, but will require the establishment of a sensitive
interface adjoining this reserve. Similarly, the south-east precinct area bounded to the south by the
Adelaide/Melbourne railway line and expansion further south-west will likely result in the loss of valuable
farming land and impact nearby farming operations.
These areas are also likely to be encumbered by environmental issues, particularly those areas that adjoin
the Flora and Fauna Reserve and Bruce Creek, which are also likely to require buffers to protect the integrity
of these features. This in turn will impact the development capacity of these areas and are likely to reduce
the expected lot yield.
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REVISED PLAN 1, FRAMEWORK PLAN – BANNOCKBURN GROWTH PLAN

Figure 3 – Growth Plan Investigation Area (below)
This plan highlights a number of areas in red and identifies them as constrained. This includes area 5 which
is identified as a ‘non-urban break between Gheringhap and Bannockburn’ which we submit is firstly not a
constraint and secondly given the size of this buffer and the location adjoining the buffer from the proposed
employment uses at Gheringhap, it is hard to justify.
Particularly as the urban development of this land is likely to be Low Density Residential Development and
thus is unlikely to have any substantial visual impact on this area as evident along the Midland Highway
boundary west.
Also, the area designated for this buffer is not visually sensitive and is not identified as a significant
landscape feature and as advised due to its size and location, is unlikely to make any meaningful
contribution in preserving the rural landscapes of this area. We believe the inclusion of a visual buffer over
this short distance beside an industrial buffer is not substantiated. However, the subject land can still be
included in the Growth Boundary and also maintain this visual buffer if it is ultimately required.
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