
 

  

Urban Planning I Urban Design I Landscape Architecture 
 

 

 

 

Beveridge North West Precinct 
Structure Plan 
Ministerial Advisory Committee 
Expert Planning Statement of Sandra Rigo 
Instructed by Rigby Cooke Lawyers 
 
28 April 2022 

 

 
  



© Hansen Partnership 2022. 

 
This document has been published by 
Hansen Partnership Pty Ltd. 
 
Hansen Partnership 
 
Level 4 136 Exhibition St 
Melbourne VIC 3000 
T 03 9654 8844 
E info@hansenpartnership.com.au 
W hansenpartnership.com.au 
 
ABN 20 079 864 716 
  
This document is copyright. Apart from any use as permitted under the Copyright Act 1968, no part may be 
reproduced by any person or process without the prior written permission of Hansen Partnership. 
 

 

 

 

mailto:info@hansenpartnership.com.au
http://www.hansenpartnership.com.au/


Beveridge North West Precinct Structure Plan I Ministerial Advisory Committee  

 

 

3 
 

Contents 

1. Introduction ................................................................................................................... 4 

2. Subject Land and Environs ............................................................................................ 7 

3. The Planning Context .................................................................................................. 19 

3.1. Plan Melbourne ........................................................................................................................ 19 

3.2. Planning Policy Framework (PPF).............................................................................................. 19 

3.3. Land Use Zones ....................................................................................................................... 22 

3.4. Overlays ................................................................................................................................... 24 

3.5. Particular & General Provisions ................................................................................................. 28 

3.6. Strategies and Policy Documents ............................................................................................ 28 

3.7. Other Documents .................................................................................................................... 29 

4. Precinct Structure Plans .............................................................................................. 30 

5. Planning Scheme Amendments................................................................................... 34 

6. Key Planning Considerations ........................................................................................ 35 

6.1. Proposed Quarry WA1473 ....................................................................................................... 38 

6.2. Burrung Buluk (Former Hanna Swamp) .................................................................................... 46 

7. Conclusion .................................................................................................................. 60 

 

 

Appendices 
Appendix A CV 
Appendix B Response to Planning Panels Victoria Expert Witnesses Guide April 2019 
Appendix C Maps  
 
 

  



Beveridge North West Precinct Structure Plan I Ministerial Advisory Committee  

 

4 
 

1. Introduction  
1. I have been instructed by Rigby Cooke Lawyers, on behalf of Crystal Creek Properties Pty Ltd, to prepare 

expert planning evidence in relation the matters being considered by the Ministerial Advisory Committee for 

the Beveridge North West Precinct Structure Plan (Amendment C158), Supplementary Levy Infrastructure 

Contributions Plan (Amendment C161) and Quarry Planning Permit Application.  

2. Specifically, I have been instructed to address the following matters: 

▪ Provide an opinion of the suitability of the proposed quarry buffers; 

▪ Consider the planning implications of considering the retention of Hanna Swamp in the absence of a draft 

Wallan South PSP; 

▪ Undertake a detailed analysis of the public open space provision in the Amended BNWPSP and consider 

whether the identification of Hanna Swamp as uncredited open space, and land identified as having 

landscape values in the Amended BNWPSP, prejudices the net developable area available in the 

BNWPSP area; 

▪ Whether a reduced wetland, subject to technical inputs confirming an appropriate size, could achieve the 

outcomes sought in the Amended PSP; and  

▪ The suitability of a seasonal herbaceous wetland to form part of a future regional parkland, as sought in 

the vision at 2.1 of the Amended PSP. 

3. Crystal Creek Properties Pty Ltd owns much of the land set aside to the north, in the Wallan South PSP. It also 

has an interest in the 120 hectare site within the northeast of the BNWPSP, on part of which the proposed 

quarry is to be located, but it does not own the land. It is the submission of Crystal Creek Properties Pty Ltd 

that: 

▪ While it does not oppose the granting of a permit for the quarry, nor its inclusion within the Beveridge 

North West Precinct Structure Plan, it is concerned that the 500 metre amenity buffer creates a potential 

impediment to the delivery of both the Beveridge North West and Wallan South PSPs. 

▪ More thorough investigation is required before determining the viability of restoring Hanna Swamp, 

particularly with regard to its biodiversity values, its existing and future hydrology, and its impact on the 

road network and the surrounding community and drainage infrastructure. 
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4. My response to the Panel’s Guide to Expert Witnesses is contained in Appendix B of this Statement. My CV is 

in Appendix A. 

5. Having regard to the Terms of Reference, the documents I have reviewed, my observations of the site and 

surrounds, and the planning context, it is my opinion that the PSP for Beveridge North West ought to provide 

greater clarity and understanding of the buffers around the proposed quarry and how land within them is 

planned for (including clarity on how the buffers are applied physically – in the Specific Controls Overlay). 

With regards to the former Hanna Swamp, it is my opinion that the PSP should provide a better 

understanding, through requirements and guidelines on how the former Hanna Swamp is planned for 

(including guidelines and requirements specific to it). 

6. My opinions are based on the following conclusions: 

▪ Buffers around a quarry are an appropriate mechanism to manage sensitive land uses around stone 

extraction sites; 

▪ Consistent with the EPA Guidelines (and recommendations in the Panel Report on Amendment C241 to 

the Whittlesea Planning Scheme (Shenstone Park)), the 500 metre amenity buffer should be measured 

from the edge of the extraction boundary, not the boundary of the quarry site; 

▪ The mapping of the Specific Controls Overlay should be clearly consistent with the 500 metre amenity 

buffer as measured from the edge of the extraction boundary;  

▪ The proposed eastern (north to south) arterial road (which is planned to be on the PPTN) is sited within 

the ‘250 m blast zone’ of the quarry, as is the area set aside as ‘ecological values’ aligned with the area 

of the former Hanna Swamp, however it is unclear what, if any consideration or guidelines, should be 

applied in the PSP to address these potential sensitivities and delivery of associated infrastructure; 

▪ There is support for the rehabilitation (rather than restoration) of a portion of the area within which the 

former Hanna Swamp (Burrung Buluk) was located. The area of land to be rehabilitated should be better 

defined or, at least, subject to further investigation given its potential implications on the planning of both 

the BNWPSP and the Wallan South PSP areas; 

▪ It is unclear from the PSP what is meant by ‘ecological values’ with regards to what is planned for the 

former Hanna Swamp area, other than reference to ‘retained high quality native vegetation portion of 

Burrung Buluk (former Hanna Swamp)’ yet the plan illustrates the whole of the area of the former swamp 

as having ‘ecological values’; and 
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▪ Given the PSP excludes the former Hanna Swamp from credited open space and its future ownership and 

management is unclear, the area to be protected/rehabilitated/retained should be identified (in much the 

same manner as the Spring Hill cone and western hilltops were identified) and retained in the Rural 

Conservation Zone (rather than the proposed PPRZ) until such time that ownership, implementation and 

ongoing management of the area is resolved, including its potential inclusion in the ‘Wallan Regional 

Park’, and the PSP for Wallan South is advanced. 

7. In summary, I have made the following recommendations in my Statement: 

▪ The Specific Controls Overlay (SCO) mapping, together with the mapping in the PSP and the Incorporated 

Document (Extractive Industry & Buffer Area) specifically provides for buffers measured from the 

extraction boundary of WA1473; 

▪ The Decision Guidelines in the Incorporated Document (Extractive Industry & Buffer Area) include 

consideration of the extraction phases of the quarry in assessing impact on a proposed sensitive use; 

▪ The PSP identify what the objective or outcome for the former Hanna Swamp will be. For example, is the 

proposed objective to set a portion aside to rehabilitate a seasonal herbaceous wetland or is the 

objective to protect the portion containing high quality native vegetation only? In which case, how will 

the remaining portion of the approx. 21 hectares of land currently set aside for ‘ecological values’ be 

used if not all of it is required; 

▪ The PSP extend the off-road shared path in Plan 10 (Public Transport and Path Network) through the 

‘ecological values’ area to connect the eastern path to the western path (between the two main roads) 

or extend SR-01 to the north to provide for a shared path connection from east to west (as previously 

recommended by the Panel); 

▪ The area set aside for the rehabilitation of Hanna Swamp retain its Rural Conservation Zone until such 

time that its future ownership and management is resolved;  

▪ The PSP should include guidelines that acknowledge that some of the historic area of the former Hanna 

Swamp could be developed for urban related purposes once the area to be rehabilitated is resolved, 

including ownership and management etc; and 

▪ The notation of Plan 07 (Open Space & Community Facilities) be amended to include the words 

‘ecological values land’ as follow: “That all or part of the landscape values land and ecological values land 

may be included in a potential future regional park.” 
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2. Subject Land and Environs 

2.1 Subject Land 
8. The subject land corresponds with the boundary of the Beveridge North West Precinct Structure Plan 

(BNWPSP). It is irregularly shaped and has an area of approximately 1,250 hectares. The precinct consists of 

15 parcels in total, with lot sizes ranging from 2 hectares to approximately 458 hectares. For the most part, it 

is bounded by the Hume Freeway to the east, the Old Sydney Road to the west, Camerons Lane to the south, 

and an unnamed, unsealed road to the north. 

9. A large section of the subject land is used for pastoral purposes and as hobby farms, and there is a small blue 

gum plantation in the northeast corner. The main geographic feature is the Spring Hill cone, a broad, low 

angle eruption point that is visible from the freeway. It is one of a number of former eruption points (all of 

Pleistocene origin) that lie on a north-south ridge from Craigieburn to Wallan. Together with the western 

hilltops, this undulating and valued landscape is protected by the Rural Conservation Zone. In addition, 

Kalkallo Creek flows through the western part of the area. 

10. There are several locations where panoramic views of the surrounding landscape can be enjoyed, a result of 

the open and exposed condition of the land. Views towards the 435 metre high Mount Fraser volcanic cone 

to the south are possible from locations around the Spring Hill cone as well as the lower hilltops adjoining Old 

Sydney Road. 

11. The proposed quarry (in addition to the Spring Hill cone) is located within an area formally identified as Lot 2, 

LP6746 and owned by Walter Mott. 

12. The area of the Burrung Buluk wetland (formerly Hanna Swamp), as depicted in the revised BNWPSP, 

traverses both the BNWPSP and the Wallan South PSP (WSPSP). It is located within Lots 31 and 33 of 

PP3707, Lot 2 of PS823110, Lot 1 of LP137153 and Lot 9 of LP6746. It is noted that the area has been 

previously drained and used for agriculture for many years. The Alluvium June 2021 Report (Hanna Swamp 

Investigation) details the ecological condition of the area and differences between the north (of Hadfield Rd) 

and south (of Hadfield Rd), attributing ecological values to the southern area of the former swamp. 

13. Access to the BNWPSP is via a number of unsealed roads and dirt tracks.  

14. The site is depicted in the following photographs. 
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Figure 1: Subject site aerial (see Appendix C for larger image) 

 
Figure 2: Existing vegetation along east to west tree line on former Hanna Swamp 
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Figure 3: South westerly view over quarry site and existing central dam 

 
Figure 4: View east along PSP boundary (Spring Hill to right of photo), WSPSP to left of track, BNWPSP to right of track 
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Figure 5: View of northern boundary of BNWPSP and  location of former Hanna Swamp 

 
Figure 6: View south east towards Spring Hill from location adjoining quarry 
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Figure 7: View to the east over former Hanna Swamp adjacent to northern boundary of PSP 

 
Figure 8: View towards east (Spring Hill) from former Hanna Swamp on southern side of tree line along northern boundary of PSP 
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Figure 9: View towards hilltops in Rural Conservation Zone (right of proposed western arterial road) 

 
Figure 10: Westerly view over proposed quarry site (from eastern edge of quarry site) 
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2.2 Environs 
15. The subject land is located between the townships of Wallan, to the north, and Beveridge, to the south. It is 

west of the Hume Freeway and located along a ridge of former eruption points which today appear as grassy 

hills, ranging in height from approximately 100 metres to 450 metres. 

16. The site, almost 50 kilometres north of the Melbourne CBD, is at the northern edge of the Urban Growth 

Boundary (UGB). The area that forms the Beveridge North West PSP was included within the UGB in 2010 as 

part of the Northern Growth Corridor.  

17. In terms of the immediate abuttals, the following is noted: 

▪ To the north of the site is the area set aside for the Wallan South Precinct Structure Plan (WSPSP). 

Planning of this PSP has been commenced by the VPA. The majority of this area is currently used for 

pasture. The vegetation is a mix of grasses with a few scatted indigenous trees such as eucalypts and 

drooping she-oaks, and the occasional exotic tree such as Monterey cypress. Outcrops of basalt, 

sandstone and scoria are visible in places. 

▪ To the east is the Hume Freeway, a four lane, north-south arterial road. The two lane Northern Highway 

joins the Hume Freeway at a junction east of the Spring Hill cone. 

▪ To the west is the Old Sydney Road, part of the original Hume Freeway but today a minor road 

characterised by relatively dense roadside vegetation. Adjoining the BNWPSP, it is largely a constructed 

two lane road whilst further north it remains unconstructed. Further west, beyond the Old Sydney Road is 

an area characterised by rural landscape of ridges, valleys, pastoral paddocks interspersed with dwellings 

and farming infrastructure and bushland. 

▪ Directly to the south of Camerons Lane is the Mandalay Golf Course and the township of Beveridge.  
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Figure 11: Context aerial (see Appendix C for larger image) 
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Figure 12: Former Hanna Swamp adjoining northern boundary of BNWPSP 

 
Figure 13: Old Sydney Road, adjoining western boundary of PSP 
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Figure 14: View across BNWPSP from Old Sydney Road, Spring Hill to left of photo 

 
Figure 15: View east from Old Sydney Road 
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Figure 16: View north from quarry site, over WSPSP towards Wallan 

 
Figure 17: View over southern end of Wallan South PSP towards Spring Hill 
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Figure 18: View south from Taylors Lane over WSPSP towards BNWPSP 
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3. The Planning Context 
18. The following planning context is relevant to this matter: 

3.1. Plan Melbourne 
19. Plan Melbourne is a policy document that plans for the growth of Melbourne between now and 2050. The 

following policies are relevant to this matter: 

▪ Policy 1.4.2 – identify and protect extractive resources (such as stone and sand) important for 

Melbourne’s future needs. 

▪ Policy 2.1.3 – plan for and define expected housing needs across Melbourne’s regions. 

▪ Policy 2.1.4 – provide certainty about the scale of growth in the suburbs. 

3.2. Planning Policy Framework (PPF) 
20. The key relevant provisions of the Planning Policy Framework (PPF) include: 

Clause 11: Settlement 

– Clause 11.01: Victoria 

▪ Clause 11.01-1S: Settlement 

▪ Clause 11.01-1R: Settlement – Metropolitan Melbourne 

– 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 11.03-3S: Peri-urban Areas 

▪ Clause 11.03-6S: Regional and Local Places 



Beveridge North West Precinct Structure Plan I Ministerial Advisory Committee  

 

 

20 
 

Clause 12: Environmental and Landscape Values 

– Clause 12.01: Biodiversity 

– Clause 12.01-1S: Protection of Biodiversity 

– Clause 12.01-2S: Native Vegetation Management 

– Clause 12.03: Water Bodies and Wetlands 

– Clause 12.03-1S: River Corridors, Waterways, Lakes and Wetlands 

– Clause 12.05: Significant Environments and Landscapes 

– Clause 12.05-2S: Landscapes 

Clause 13: Environmental Risks and Amenity 

– Clause 13.02: Bushfire 

– Clause 13.03: Floodplains 

– Clause 13.04: Soil Degradation 

– Clause 13.07: Amenity and Safety 

– Clause 13.07-1S: Land Use Compatibility 

Clause 14: Natural Resource Management 

– Clause 14.01: Agriculture 

– Clause 14.02: Water 

– Clause 14.03: Earth and Energy Resources 

Clause 15: Built Environment and Heritage 

– Clause 15.01: Built Environment 

– Clause 15.01-3S: Subdivision Design 

– Clause 15.03: Heritage 

– Clause 15.03-2S: Aboriginal Cultural Heritage 

Clause 16: Housing 

– Clause 16.01: Residential Development 
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– Clause 16.01-1S: Housing Supply 

– Clause 16.01-2S: Housing Affordability 

Clause 17: Economic Development 

– Clause 17.01: Employment 

– Clause 17.03: Industry 

Clause 18: Transport 

Clause 19: Infrastructure 

– Clause 19.03: Development Infrastructure 

– Clause 19.03-1S: Development and Infrastructure Contributions Plans 

– Clause 19.03-2S: Infrastructure Design and Provision 

– Clause 19.03-3S: Integrated Water Management 

21. The key relevant provisions of the Local Planning Policy Framework include: 

Clause 21: Municipal Strategic Statement 

– Clause 21.01: Mitchell Shire 

– Clause 21.02: Settlement 

– Clause 21.03: Environmental and Landscape Values 

– Clause 21.04: Environmental Risks 

– Clause 21.05: Natural Resource Management 

– Clause 21.06: Built Environment and Heritage 

– Clause 21.07: Housing 

– Clause 21.08: Economic Development 

– Clause 21.10: Infrastructure 

– Clause 21.11: Local Areas  

▪ Clause 21.11-1: Beveridge 

▪ Clause 21.11-9: Wallan 

– Clause 21.12: Implementation 

22. I have had regard to these policies in forming my opinions in this Statement. 
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3.3. Land Use Zones 
23. The Beveridge North West PSP area is currently located partially within the Rural Conservation Zone (RCZ) 

and mostly in the Urban Growth Zone (UGZ). The Urban Floodway Zone (UFZ) runs through the western 

portion of the land. The Wallan South PSP area (adjoining the BNWPSP to its north) is located entirely within 

the Farming Zone (FZ). The Northern Highway and Hume Freeway are both classified as Transport Zone 

Schedule 2 (TPZ2).  

  

Figure 19: Existing land use zoning 

24. Amendment C106 proposed to reduce the area zoned Rural Conservation Zone and, consequently, increase 

the amount of area zoned Urban Growth Zone. The UGZ was to be rezoned to Urban Growth Zone 3 which 

incorporated the Future Urban Structure of the Beveridge North West PSP. Lastly, the amendment also 

proposed to remove the Urban Floodway Zone. 

 

Figure 20: Zoning proposed by Amendment C106 
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25. In implementing the recommendations of the Panel for Amendment C106, Amendment C158, as exhibited, 

proposes to adjust some zone boundaries and make several changes including:  

▪ The rezoning of the RCZ to Rural Conservation Zone 2 (RCZ2), recognising the landscape values of 

the Spring Hill Cone and western hilltops and setting a minimum subdivision area of 100 hectares; 

▪ Removing the Urban Floodway Zone from the land; 

▪ Rezoning an area in line with the approximate location of the former Hanna Swamp from RCZ to Public 

Park and Recreation Zone (PPRZ); and  

▪ Rezoning the remaining land form UGZ to Urban Growth Zone 3 (UGZ3). 

 

Figure 21: Land Use Zones exhibited in Amendment C158 
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3.4. Overlays 
26. The subject land is currently affected by a number of overlays. These are the:  

▪ Erosion Management Overlay (EMO) - affecting a small part of the site along the western boundary. 

▪ Land Subject to Inundation Overlay – affecting a part of the Wallan South PSP area adjoining the 

land. 

▪ Vegetation Protection Overlay Schedule 2 (VPO2) – protecting the roadside vegetation along the 

Hume Freeway and the Old Sydney Road. 

▪ Specific Controls Overlay Schedule 3 (SCO3) – incorporated into the Mitchell Shire Planning 

Scheme as part of Amendment C129. The SCO protects the planned duplication of the Northern Highway 

between Watson Street and the intersection with the Hume Freeway, as detailed in the Wallan Area 

Network Improvements Project Incorporated Document (September 2021). 

 

Figure 22: Existing Overlays map  
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27. In addition to deleting the VPO2 and EMO from the subject site, Amendment C106 proposed to introduce an 

Incorporated Plan Overlay Schedule 4 (IPO4) around the area of the Spring Hill cone and the natural corridor to 

the west, designated in the Future Urban Structures map as having ‘landscape values.’ A planning permit 

could only be granted within these areas if what they proposed was generally in accordance with the 

Incorporated Plan. 

 

Figure 23: Incorporated Plan Overlay map from Amendment C106 

28. For Amendment C158, the area affected by the IPO has been modified to include the approximate location of 

the area of the former Hanna Swamp within the BNWPSP. 

 

Figure 24: Incorporated Plan Overlay map from Amendment C158 
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29. The same area would be affected by a Significant Landscape Overlay. 

 

Figure 25: Exhibited Significant Landscape Overlay map from Amendment C158 

30. Amendment C158 also proposed a Specific Controls Overlay Schedule 2 around the proposed quarry area, 

including the 500 metre amenity buffer, to incorporate the Extractive Industry and Buffer Area, Beveridge 

North West document into the Scheme. 

 

Figure 26: Exhibited Specific Controls Overlay map from Amendment C158 
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31. Amendment C161 proposes applying the Infrastructure Contributions Overlay, Schedule 3, as per the map 

below. 

 

Figure 27: Exhibited Infrastructure Contributions Overlay map from Amendment C161 
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3.5. Particular & General Provisions 
32. Relevant provisions include: 

▪ Clause 52.08: Earth and Energy Resources Industry 

▪ Clause 52.09: Extractive Industry and Extractive Industry Interest Areas 

▪ Clause 52.17: Native Vegetation  

▪ Clause 52.29: Land Adjacent to the Principal Road Network 

▪ Clause 56.07: Integrated Water Management 

▪ Clause 65: Decision Guidelines 

3.6. Strategies and Policy Documents 
33. The following strategies and policy documents are relevant: 

▪ Plan Melbourne 2017-2050 (DELWP, 2017) 

▪ Hume Regional Growth Plan (Victorian Government, 2014) 

▪ The North Growth Corridor Plan (VPA, 2012) 

▪ VPA Precinct Structure Planning Guidelines: New Communities in Victoria (VPA, 2021) 

▪ Ministerial Direction No. 12 – Urban Growth Areas 

▪ Protecting Victoria’s Environment – Biodiversity 2037 (DELWP, 2017)  

▪ Biodiversity Conservation Strategy for Melbourne’s Growth Corridors (DEPI, 2013) 

▪ Infrastructure Contributions Plan Guidelines (DELWP, 2019) 

▪ Water for Victoria – Water Plan (Victorian Government, 2016) 
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3.7. Other Documents 
34. The following documents, in addition to the background reports that inform Amendments C106 and C158, are 

also relevant to this matter: 

▪ Ministerial Direction on the Preparation and Content of Infrastructure Contribution Plans (2018) 

▪ Planning Practice Note 89: Extractive Industry and Resources (DELWP, February 2020) 

▪ Planning Practice Note 92: Managing Buffers for Land Use Compatibility (DELWP, March 2021) 

▪ EPA Publication Number 1518 - Recommended Separation Distances for Industrial Residual Air Emissions 
(EPA, 2013) 

▪ Wallan/Beveridge Extractive Resources Analysis (Coffey Services, 2017) 

▪ Extractive Resources in Victoria: Demand and Supply Study 2015-2050 (PWC, 2016) 

▪ Achieving Integrated Water Management of the Wallan Wallan Wetlands (Nature Glenelg Trust, July 
2021)  



Beveridge North West Precinct Structure Plan I Ministerial Advisory Committee  

 

 

30 
 

4. Precinct Structure Plans 
35. Informing the Precinct Structure Plans within this part of the Mitchell Shire is the North Growth Corridor Plan, 

a high-level integrated land use and transport plan (extract below). The majority of the Beveridge North West 

PSP area is shown as residential, with portions along the northern section and adjoining the western boundary 

as having ‘landscape values’. The Wallan South PSP is shown as a logical inclusion area on the growth plan, 

and planning has since commenced on the PSP for this area. The Hume Freeway and Northern Highway 

intersection is noted as requiring further investigation. 

 

Figure 28: Excerpt from the North Growth Corridor Plan 

36. The North Growth Corridor area is the subject of a number of Precinct Structure Plans (PSPs), as shown on 

the following page. Two PSPs are relevant to this matter: 

▪ The Beveridge North West Precinct Structure Plan – the PSP was to be incorporated within the planning 

scheme via Amendment C106. The panel for Amendment C106 released its report in October 2020. 

Following the panel’s recommendations, an amended PSP was issued in November 2021 and is the 

subject of Amendment C158 and C161. 
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▪ The Wallan South Precinct Structure Plan – this project is currently in the early phase of planning and is 

relevant because of its direct connection to the northern end of the BNWPSP. 

37. As an overarching objective, structure planning should, as detailed within Clause 11.02-2S (Structure 

Planning), ‘facilitate the orderly development of urban areas.’ 

 

Figure 29: Surrounding precincts and structure plans, as taken from the Amendment C106 panel report 

38. As noted in the Victorian Planning Authority’s Precinct Structure Planning Guidelines policy document, issued 

in October 2021, the role of a PSP is to establish: 

▪ The preferred spatial location of key land uses and infrastructure to guide decisions on staging of 

development, subdivision permits, building permits and infrastructure delivery (p.2). 
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Also referenced is the need for a PSP to provide certainty regarding outcomes but flexibility regarding the 

means to achieve these outcomes. To quote the guidelines: 

▪ As a tool to guide subdivision and delivery of essential infrastructure, (PSPs) provide certainty of intended 

outcomes and the flexibility for detailed design to respond to site-specific requirements and solutions, and 

innovations (p.2). 

39. In the case of the Beveridge North West PSP (November 2021), the two outcomes relevant to this matter are 

detailed on page 9: 

▪ In reference to the quarry, it says: During the development of the precinct, there may be a quarry as per 

Works Authority 1473. The Planning Scheme limits any extraction works in any quarry to an extraction 

timeframe of 20 years. Following cessation of any quarry and rehabilitation to a residential standard, urban 

development will continue to develop as set out in the PSP. 

▪ In reference to Hanna Swamp, it says: There is potential for the hilltop environments and retained, high 

quality native vegetation portion of Burrung Buluk (former Hanna Swamp) to form part of a future regional 

parkland.  

40. For completeness, I have included the following sections in the VPA’s Guidelines in relation to the preparation 

of PSPs.  

41. On the subject of applying appropriate buffers for extractive industries, I find the Guidelines provide very 

general direction. They recognise the importance of consultation to understand the extent of operations and 

the appropriate buffers required, saying that the VPA, in partnership with relevant councils, must: 

▪ Work with state government bodies and stakeholders to understand operations of existing sites and any 

future capacity issues and determine appropriate buffer distances (p.66). 

42. The Guidelines do not provide any further advice on addressing the implications of extractive industry on 

delivering PSPs or guidance on what to consider in calculating those buffer requirements. 

43. A further reference is made on page 66 to ensure buffer requirements are met, but once again no guidance is 

provided on how to apply the actual buffers. It states: 

▪ Plan Melbourne Policy 1.4.2 identifies and protects extractive resources (such as stone and sand), 

important for Melbourne’s future needs. Where an extractive resource or industry is located in a PSP, the 

Future Place-based Plan will need to incorporate it appropriately, depending on the stage of the approvals 
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process or status of the extractives operation. The plan will need to consider the buffer requirements of 

any current or future extractives industry and land uses that appropriate within any buffer/s (p.66).  

44. In relation to the former Hanna Swamp, the Guidelines suggest a commitment to retaining and protecting 

natural wetlands, although I note there is no specific reference made to the subject of restoration. They also 

acknowledge that a balance should be achieved between protecting biodiversity and providing access to the 

public. It states: 

▪ Opportunities to retain and protect natural wetlands and open waterway channels should be explored with 

relevant councils and servicing agencies during place-shaping. Where appropriate, a Conservation Area 

Concept Plan should provide further detail about the management requirements of conservation areas (in 

accordance with relevant legislation), and any impacts on urban land. Management approaches should 

appropriately balance biodiversity protection with objectives to enhance public accessibility to nature 

spaces (p.79). 

45. Lastly, there is a reference to maintaining and enhancing waterways under the Integrated Water 

Management principles, although I note that waterways in this instance is qualified by the words ‘healthy and 

valued,’ as copied below: 

▪ Integrated Water Management - Urban planning, including water systems, should have meaningful regard 

to the seven key Integrated Water Management (IWM) strategic outcomes:  

– provide a safe, secure and affordable supply of water in an uncertain future  

– use effective and affordable wastewater systems 

– optimise opportunities to manage existing and future flood risks and impacts 

– maintain and enhance healthy and valued waterways and marine environments 

– maintain and enhance valued landscapes for health and wellbeing purposes 

– strengthen community knowledge and local values and reflect them in place-based planning; and 

–  support jobs, economic benefits and innovation (p.83).  

46. In this case, I note the Alluvium report is focussed on the potential rehabilitation of a former swamp rather 

than maintaining and enhancing a healthy wetland. In my opinion, the Guidelines are of little assistance 

because they relate to maintenance and enhancement rather than restoration and/or rehabilitation of former 

wetlands. 
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5. Planning Scheme Amendments 
47. Amendment C106 sought to incorporate the Beveridge North West Precinct Structure Plan (prepared by the 

VPA in August 2019) into the Mitchell Planning Scheme. The PSP proposed a residential and employment 

precinct comprising two town centres and approximately 16,200 new homes for 45,000 people.  

48. Following exhibition in late 2019, Amendment C106 was considered by an Independent Planning Panel with 

the Panel’s recommendations following in October 2020.  

49. The Panel made 17 recommendations. Of particular relevance to my instructions in this matter was the 

recommendation to: 

▪ Revise Mitchell Planning Scheme Amendment C106 to explicitly include precinct level planning for 

resource extraction from Work Authority 1473.  

50. It also acknowledged that, as part of the above recommendation, the Beveridge North West PSP would need 

to be revised to include ‘the opportunity for resource extraction.’ 

51. Included among the sixteen other recommendations was a recommendation to ‘include explicit recognition of 

the need to plan for Hanna Swamp in the revised Precinct Structure Plan.’ 

52. Amendments C158 and C161 were exhibited in November 2021. The exhibited planning scheme maps and 

ordinances put forward a number of changes for the Mitchell Shire Planning Scheme, some of which have 

been summarised briefly in Sections 3.3 and 3.4 of this Statement. The amended Beveridge North West PSP, 

finalised in November 2021, included the following changes: 

▪ An acknowledgement that the PSP may develop in conjunction with a time-restricted quarry.  

▪ An acknowledgement of the potential to retain the high-quality vegetation portion of Hanna Swamp. 

53. Amendment C161 also introduce a revised Infrastructure Contributions Plan. 

54. Lastly, Amendment VC219 was gazetted in March 2022 which introduced changes to Clause 52.09 

(Extractive Industries and Extractive Industry Interest Areas). There is now a permit requirement for dwellings 

that are located within 500 metres from the title boundary of land in which a work authority has been applied 

for or granted under the Mineral Resources (Sustainable Development) Act. 
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6. Key Planning Considerations 
55. I have been instructed by Rigby Cooke Lawyers to consider the following specific matters, namely: 

▪ Provide an opinion of the suitability of the proposed quarry buffers; 

▪ Consider the planning implications of considering the retention of Hanna Swamp in the absence of a draft 

Wallan South PSP;  

▪ Undertake a detailed analysis of the public open space provision in the Amended BNPSP and consider 

whether the identification of the Hanna Swamp as uncredited open space, and land identified has having 

landscape values in the Amendment BNWPSP, prejudices the net developable area available in the 

BNWPSP area;  

▪ Consider whether a reduced wetland, subject to technical inputs confirming an appropriate size, could 

achieve the outcomes sought in the amended PSP; and  

▪ Consider the suitability of a seasonal herbaceous wetland to form part of a future regional parkland, as 

sought in the Vision at 2.1 of the Amended PSP. 

56. Before addressing these key questions and considerations, I believe it is prudent to confirm the Terms of 

Reference of the Advisory Committee. They are to advise the Minister for Planning on whether: 

▪ The draft planning scheme amendment C158 is acceptable and appropriately implements the 

recommendations of the Amendment C106 panel. 

▪ The draft planning scheme amendment C161 for the supplementary levy Infrastructure Contributions Plan 

is acceptable. 

▪ Planning permit PLP268/19 should be granted for the Conundrum Quarry Land referred to as WA1473. 

57. To understand the scope of what is being considered under Amendments C158, I refer to the wording used in 

the revised Beveridge North West PSP in relation to the proposed quarry and the restoration of the former 

swamp, as reproduced in Paragraph 39 of my Statement. With respect to the language used, I note: 
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▪ The retention of a portion of the former swamp, and whether this retained portion would form part of a 

regional parkland, has only been referred to as a potential action at this stage. This responds to the fact 

that, as detailed in the panel report for Amendment C106, further investigation is required for how it can 

be restored and its natural values protected. 

▪ The wording for the quarry’s future is deliberately uncertain, saying it may go ahead rather than will go 

ahead. This is because Work Authority 1473 is still in draft form and its approval is dependent upon the 

planning permit being issued. 

▪ The PSP says that, once the quarry operations have ceased and rehabilitation of the land has been 

achieved, urban development can continue as per the Future Urban Structure set out in the PSP. This 

implies that, conversely, urban development would likely be interrupted by the quarry’s operations. This 

affects approximately 15% of developable land in the PSP (being the area of the quarry and buffers 

around it). 

58. With regards to Amendment C158 more broadly, I accept the previous Panel’s (Amendment C106) 

conclusions and I have focused on whether or not Amendment C158 has appropriately implemented the 

Panel’s recommendations with regard to the quarry and former Hanna Swamp (and the implications arising 

from the implementation of these specific recommendations). I acknowledge that the Panel made 

recommendations on a number of other matters in the BNWPSP and associated planning scheme ordinance 

which are outside the scope of my instructions in this matter. 

59. Further, I note I have not been instructed to undertake an assessment or form an opinion about the planning 

merits of the application for a planning permit for the quarry, and accordingly, I have confined my comments 

and opinions to the issue of buffers and how they have been applied in this case. 

60. I have also read through the draft ICP, submitted as part of Amendment C161, and it is my understanding that 

it largely addresses the need for a supplementary contribution scheme primarily due to the presence of sodic 

(erosion prone) soil within the PSP area. In my opinion, in principle, this is an acceptable mechanism to 

address this issue. Whether or not the monetary values apportioned to the scheme are appropriate is not a 

matter that I am qualified to assess. However, I note no provision has been made regarding the costs and 

funding sources for the restoration and ongoing management of the former Hanna Swamp, which as shown 

on the PSP comprises approximately 21 hectares of land identified as having ‘ecological values.’ This is a 

potentially significant area of land to manage. 

61. There is little specific direction offered by the amended Beveridge North West PSP and the amended 

Infrastructure Contributions Plan, in regards to both the quarry and the swamp. The outcomes have been left 
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deliberately noncommittal, and the design measures that will achieve these outcomes are required to be, as 

defined within the PSP, inherently flexible and dependent upon site-specific requirements and solutions.  

62. There is guidance elsewhere on some of the more specific elements such as buffer distances, and I will refer 

to these in the following section of my Statement. However, for a more high-level assessment of the 

appropriateness of both the buffers and the swamp, in my opinion we should fall back on the overarching 

objective of Clause 11.02-2S (Structure Planning) - the need to facilitate orderly development. This 

overarching objective underpins my key planning considerations below.



Beveridge North West Precinct Structure Plan I Ministerial Advisory Committee  

 

 

38 
 

6.1. Proposed Quarry WA1473 
63. I note the proposed quarry was shown on the Precinct Features map in the August 2019 Beveridge North 

West PSP document, submitted as part of Amendment C106.  

 

Figure 30: Precinct Features map from August 2019 Beveridge North West PSP 

64. The quarry was not, however, included as part of the Future Urban Structure map as it did not have planning 

approval from Council and, correspondingly, did not have Works Authority approval. The Future Urban 

Structure map, a part of the PSP which encapsulates the vision and objectives for the precinct, is shown 

below. The area for the quarry is set aside for residential development with a small strip of green space (titled 

‘landscape values’) that connects an area of credited open space and indoor recreation with the Spring Hill 

cone. Beyond the Precinct Features map, there is no further mention of the quarry within the original PSP 

document. 
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Figure 31: Future Urban Structures map from August 2019 Beveridge North West PSP 

65. The revised Future Urban Structures map shown in Figure 32, exhibited as part of Amendment C158, includes 

the proposed quarry (occupying the same area as previously). It also includes a 250 metre blast buffer and a 

500 metre amenity buffer which both appear to have been measured from the boundary of the quarry. The 

land within the quarry’s boundary is still noted as being a mix of residential and open space, the latter referred 

to as ‘landscape values.’ The alignment of the open space corridor has moved to provide a link from the 

Spring Hill cone to the site of the former Hanna Swamp, shown as ‘ecological values’, and across to the 

landscape values land to the west. This link appears to  be included in the ICO but the remaining ‘landscape 

values’ area is not. 
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Figure 32: Future Urban Structures map from November 2021 Beveridge North West PSP 

66. The location of the two buffer zones follows the quarry boundary area proposed in Figure 32 rather than the 

proposed extent of extractive operations. The difference between the three is shown by the map below, 

taken from the appendices to the Work Plan, which shows the extraction boundary in red, the site area for 

WA1473 in yellow, and the Title boundary in blue. Note that the site area for WA1473 does not align with the 

Title boundary of the land, in particular, I note the north western corner of WA1473 has been recessed off the 

Title boundary to avoid an area of cultural sensitivity (in and around the former Hanna Swamp). 

 

Figure 33: Regional Plan prepared Conundrum Holdings (6 September 2019) taken from the appendices to the WA1473 Work Plan 
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6.1.1 Suitability of the proposed quarry buffers 

67. In one of the conclusions taken from the Amendment C106 Panel Report, the concerns of landowners 

affected by the quarry buffer are recognised, in addition to the difficulty in applying the buffer to land not 

controlled by the quarry. The report says: 

▪ An external buffer on land that is not owned or controlled by the quarry operator is problematic. Planning 

should seek to minimise the impacts on the affected landowners by ensuring that interim non-sensitive 

uses are considered, and that the eventual development of the buffer area happens in as timely a manner 

as possible (p.39). 

68. I agree with the Panel’s use of the word problematic. The issue of the quarry buffers appears to be a complex 

one, not only in terms of its impact on adjoining land uses, but also because of a lack of clarity guiding the 

buffer distances and where they should be measured from. In this case, it is problematic with regard to the 

potential implications on the delivery of infrastructure and land use and development under both the BNWPSP 

as well as the future WSPSP. 

69. Planning Practice Note 89 says consideration must be given to ‘the buffer requirements set out in Clause 

14.03, including ensuring that an appropriate buffer area is owned or controlled by the proponent.’ 

70. Clause 14.03-1S (Resource Exploration and Extraction) of the Planning Scheme sets out a number of 

strategies including: 

▪ Develop and maintain buffers around mining and extractive industry activities. 

▪ Ensure planning permit applications clearly define buffer areas appropriate to the nature of the proposed 

extractive uses, which are to be owned and controlled by the proponent of an extractive industry”. 

71. Clause 14.03-1S goes on to set out a number of considerations in determining an appropriate buffer area 

between extractive activities and sensitive land uses, being: 

▪ 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. 
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▪ Types of activities within land zoned for public use. 

72. Clause 17.03-1S (Industrial Land Supply) includes strategies for identifying land for industrial development in 

urban growth areas where, amongst other things, appropriate buffer areas can be provided between the 

proposed industrial land and nearby sensitive land uses. It references Publication No 1518 “Recommended 

separation distances for industrial residual air emissions” published by the EPA and dated March 2013. 

73. It is my understanding that the proposed 250 metre and 500 metre amenity buffer distances both derive from 

this EPA guideline, which recommends the following separation distances for industrial residual air emissions 

for ‘quarrying, crushing, screening, stockpiling and conveying of rock’: 

▪ 250 metres, without blasting; and 

▪ 500 metres, with blasting. 

74. The document also provides direction regarding how these distances should be measured, saying the 

measurement should be taken from the ‘activity boundary’ of the industrial activity. This is: 

▪ The area (within a convex polygon) that includes all current or proposed industrial activities (including the 

plants, buildings or other sources) from which IRAEs (industrial residual air emissions) may arise (including 

stockpiles, windrows, leachate ponds and odour-control equipment) (p.12). 

75. Determining this activity boundary is important because, as shown by the site development plan copied in 

Figure 34 on the following page, there are substantial setbacks between the site boundary and the proposed 

extraction/activity boundary as defined in the EPA Guideline. The extract in Figure 34 illustrates approximately 

100 metres separation between the extraction activity and the northern site boundary. These separations 

affect the extent of the buffer zones which could have implications on the delivery of the land within the PSPs 

affected by the buffer zones. 

76. I have included three dashed lines to Figure 34 - the black dashed line illustrates the site boundary, the red 

shows the extent of the northern extent of the internal access road, and the blue shows the northern extent 

of the proposed extraction activities (referred to in the Work Plan as the proposed extraction boundary).  
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Figure 34: ‘Site Photo Plan Showing Phase 1 Development’ prepared Conundrum Holdings (6 September 2019) taken from the appendices to the 

WA1473 Work Plan (the measurement and red, blue and black lines have been superimposed) 

77. Applying the EPA Guidelines referred to above, it is my interpretation that the ‘activity boundary’ would be 

measured from the blue line (i.e. the extent of quarrying activities which generate industrial residual air 

emissions (IRAE)). Vehicles using the access road would give off routine noise and odour emissions, but such 

emissions are not generated by the industrial activity itself. 

78. I note Amendment VC291 was recently gazetted which, under Clause 52.09 (Extractive Industry and 

Extractive Industry Interest Areas), includes a permit requirement for land use or development within 500 

metres of an existing or proposed extractive industry operation. Reading this requirement together with the 

EPA Guideline would indicate the default minimum 500 metre buffer (with blasting) from quarrying activities is 

the starting point. 

79. It is my understanding that the Works Authority approval would specifically limit extraction to within the 

proposed extraction boundary. It is my understanding that any proposal to expand the extent of extractive 

works would need separate approval from both Council and the Works Authority. 

80. It therefore seems appropriate, in my view, for the buffer distances to be measured from the proposed 

extraction boundary rather than the site boundary of the quarry. It is my understanding that a similar 

conclusion was reached by the Panel reviewing the Shenstone Park PSP as part of Whittlesea Planning 
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Scheme Amendment C241 in its report of March 2021. I note this Panel Report acknowledged that it was not 

unreasonable that buffer areas extended beyond the boundaries of the site, onto land not necessarily under 

control of the quarry proponent. 

81. The effect of this application on buffer areas is illustrated in Figure 35 on the following page. 

82. From my reading, there is no definition or explanation as to where the two proposed buffers are measured 

from within the BNWPSP, the proposed Specific Controls Overlay, or the proposed Incorporated Document 

(Extractive Industry & Buffer Area) in Amendment C158. It would appear from my reading of the various 

maps, that the buffers have been measured from the boundary of the quarry rather than the activity boundary. 

None of these documents refer to the EPA Guidelines or acknowledge that given the various (four) phases of 

the quarry, the buffers could change from time to time as each phase of quarrying starts. The documentation 

accompanying the application for a planning permit for the quarry, as prepared by Tract Consultants, 

illustrates how the buffers ‘move’ with the different phases of quarrying activity. 

83. It is my opinion that the two buffer zones around the quarry as shown on the Beveridge North West PSP be 

clearly defined from the proposed extraction boundary or activity boundary as it is referred to in the EPA 

Guidelines. This should be reflected in the mapping for the Specific Controls Overlay. Further, the related 

Incorporated Document should clearly specify from where the buffers are measured and acknowledge that, in 

considering an application for use or development within the buffer areas, the phasing of quarry activities is a 

relevant consideration. These matters can be addressed via the inclusion of definitions in the Incorporated 

Document and additional decision guidelines. 

84. The next question to be answered is whether the potential conflict between the delivery of the Beveridge 

North West and Wallan South PSPs, and the ongoing operations of the quarry, can be appropriately managed 

in future planning decisions. I note the draft masterplan for the St Hilaire community, shown in Figure 35, 

extends the residential housing of the WSPSP to the northern BNWPSP boundary line.  

85. As illustrated in Figure 35, in addition to housing, there are critical infrastructure and community facilities 

proposed within the buffer zones, including the eastern north-south arterial road, other roads, a school, 

credited and uncredited public open spaces. Further, I note that some of the former Hanna Swamp land 

identified as ‘ecological values’ falls within both the blast and amenity buffer zones. 
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Figure 35: Map showing buffer zones (taken from WA1473 site boundary (brown) and proposed extraction boundary (yellow) 

86. I do not see it as my role to detail the extent and likelihood of this conflict as there are too many variables in 

place regarding the timing of delivery of the PSPs. However, in my opinion, the issue is whether orderly 

development will be achieved in the delivery of these components of the PSPs within the 500 metre amenity 

buffer during the quarry’s operations, or the hold up of these components until such time that the quarry 

ceases operation. Further, the question ought to be asked as to whether key infrastructure, specifically the 

eastern arterial (which connects to the Wallan South PSP), should be sited within the blast zone of the quarry 

and the impact this may have on its delivery. 

87. I note that traffic evidence is being presented to the Advisory Committee on a number of matters including 

the relocation of the eastern arterial outside the blast zone buffer of the quarry. Proper consideration of how 

the buffers would be measured has implications on how far ‘west’ the road may need to be moved to sit 

outside the 250 metre blast buffer and flow on implications on the land identified as ‘ecological values’ and 

the road network more broadly. 

88. In summary, it is my recommendation that, in the absence of expert assessment of the buffer requirements 

specific to this site, the EPA Guidelines are adopted in measuring minimum buffers around the proposed 
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quarry and this is clearly reflected in the mapping and ordinance associated with the quarry (PSP maps, 

Specific Controls Overlay map, Incorporated Document for Extractive Industry & Buffer Area). 

89. In addition, it is my recommendation that the eastern arterial (north-south) in the BNWPSP, being a key piece 

of infrastructure in the PSP, be sited outside the 250 metre blast buffer around the activity boundary of the 

quarry. 

 

6.2. Burrung Buluk (Former Hanna Swamp) 
90. I note that there appears to be no mention or consideration of Burrung Buluk (formerly Hanna Swamp) in the 

August 2019 Beveridge North West PSP document accompanying Amendment C106 or the accompanying 

background report. The Biodiversity Conservation Strategy for Melbourne’s Growth Corridors, a policy 

document prepared by the Department of Environment and Primary Industries in 2013 and which informs 

Amendment C106, includes a map of the native vegetation habitat around the PSP area. According to this 

map, there is no native vegetation habitat identified (at least with a score above one) in the vicinity of Hanna 

Swamp. 

 

Figure 36: Native Vegetation Habitat Score – Northern Growth Corridor map, taken from the 2013 Biodiversity Conservation Strategy for 
Melbourne’s Growth Corridors (2013)  

91. The amended Beveridge North West PSP (Amendment C158), prepared in response to the Panel’s 

recommendation that the PSP plan for Hanna Swamp, includes Burrung Buluk (formerly Hanna Swamp) within 

the Precinct Features map. The area is also shown on the Future Urban Structures map as an area of 

‘ecological values’ (see Figure 37). 
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Figure 37: Precinct Features map from November 2021 Beveridge North West PSP 

92. The amended BNWPSP has been informed by the report ‘Hanna Swamp Investigation’ prepared by Alluvium in 

June 2021. I have had regard to the Alluvium report in forming my opinions. 

93. The amended Beveridge North West PSP notes the potential for the high quality native vegetation portion of 

Burrung Buluk (formerly Hanna Swamp) to be retained (as identified by Alluvium), but it does not detail the 

exact parameters of this portion. Nor does it explain how the extent of the wetlands, as shown by Figure 37, 

was determined. 

94. The location and extent appears to have been derived from the Friends of Merri Creek submission for 

Amendment C106 which, in turn, is based on a discussion paper produced by Mark Bachmann at the Nature 

Glenelg Trust (Figure 38). According to this discussion paper, evidence to support the proposed outline comes 

from historical aerial imagery and historical mapping detecting the presence of surface water and contours. 

95. I note the former Hanna Swamp straddles the boundary between the BNWPSP and the WSPSP, with an area 

of approximately 60 hectares, of which approximately 21 hectares is within the BNWPSP area. 
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Figure 38: Image taken from the Friends of Merri Creek submission to Amendment C106 (and reprinted in the C106 panel report) 

96. The draft Wallan South PSP has not been released yet, but there is a master plan and urban design 

framework for Wallan Town Centre, copied below and incorporated into the Planning Scheme under Clause 

21.11-9. This shows the proposed Hanna Swamp area as a waterway corridor with an area of regional open 

space depicted by the green circle to the south of Government Road (Hadfield Rd). 

 

Figure 39: Excerpt from the Wallan Town Centre Master Plan and Urban Design Framework (Clause 21.11) 
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6.2.1 Are there any planning implications of considering the retention of Hanna 
Swamp in the absence of a draft Wallan South PSP?  

97. I note there is broad support within the Planning Policy Framework for retaining and enhancing existing 

wetlands and waterways. For instance, one of the strategies of Clause 12.03-1S is to: 

Protect the environmental, cultural and landscape values of all water bodies and wetlands. 

98. Waterways and wetlands are valued not only for their biodiversity, but also their role in integrated water 

management, contribution to the landscape character of an area and their role in providing a setting for 

passive recreation opportunities. I acknowledge the role and importance of our waterways and wetlands and 

the strategies to protect them as set out in the Planning Scheme. 

99. Whilst the protection of the former Hanna Swamp has not previously been provided for in the planning 

undertaken for the Northern Growth Corridor, I note the Panel’s recommendation (Amendment C106) 

requiring the BNSPSP to explicitly recognise the need to plan for it in a revised PSP. 

100. In considering the implications of planning for the Hanna Swamp in the revised BNWPSP, I have relied on the 

Hanna Swamp Investigation report by Alluvium dated June 2021, as well as the ecological expert evidence 

prepared by Mr Aaron Organ (Ecology & Heritage Partners), the stormwater management expert evidence 

prepared by Mr Chris Beardshaw (Afflux Consulting) and the hydrologic expert evidence of Ms Nina Barich 

(Incitus). 

101. Collectively, the conclusions reached in these various reports indicate that planning for the former Hanna 

Swamp in the BNWPSP cannot be done in isolation to planning for the WSPSP, a logical conclusion given the 

greater part of the historic area of the swamp is located in the WSPSP area, as shown in Figure 40.  
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Figure 40: Excerpt from the Beveridge North West PSP (November 2021) Precinct Features map with blue dashed line added to show area of the 

Burrung Buluk wetland that falls within the Wallan South PSP 

102. This raises concerns regarding the orderly planning of the area, when the BNWPSP is silent on guiding how 

the former Hanna Swamp will be planned for given it crosses over into another PSP. Guidelines for precinct 

structure planning more broadly address maintaining existing wetlands but understandably are not particularly 

useful in this scenario where the issue is to plan for a restored wetland that potentially straddles the boundary 

of PSPs. 

103. The expert evidence prepared by Mr Beardshaw has sought to identify an area for the rehabilitation of a 

wetland entirely within the Beveridge North West PSP, acknowledging that some land to the north will be 

needed to assist in the management of water flows and drainage. The proposed location is shown in Figure 

41. 
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Figure 41: The wetland as proposed by Mr Beardshawt 
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104. According to Mr Beardshaw, this location has been chosen for its viability in terms of its MUSIC modelling 

and predicted frequency of inundation events, and neither the buffer nor the wetland would need to cross into 

the Wallan South precinct. In my opinion, it plans for the former swamp within the boundaries of the 

BNWPSP, as recommended by the Panel, whilst acknowledging its relationship with the land in the WSPSP. 

105. The Alluvium report and Ms Barich’s evidence raises uncertainty regarding the success or sustainability of 

restoring a seasonal herbaceous wetland (SHW), but both consistently conclude that an area on the southern 

side (ie. in the BNWPSP area) within the former swamp boundaries could be rehabilitated. I note the various 

reports do not advise on what size buffer would be required around the rehabilitated wetland.  

106. Additionally, the updated background work for the revised PSP indicates a cultural values assessment of the 

former Hanna Swamp will be undertaken but I am not aware whether such an assessment has been 

completed and, thus, if there are further implications on planning for the former Hanna Swamp. 

107. The body of work undertaken by ecologists and hydrologists since Amendment C106 clearly illustrates that 

planning for the retention of the former Hanna Swamp is complex, raising a key threshold question (discussed 

below) that has implications on both the revised BNWPSP and the proposed WSPSP, particularly with regard 

to integrated water management, as well as infrastructure and net developable area. For example, I note the 

location of the two arterial roads to the west and east of the wetland, as depicted in the images in Figure 42, 

would still need to be resolved. The first image in Figure 42 shows the two roads (labelled A and B) as they 

are shown in the August 2019 Beveridge North West Precinct Structure Plan (Amendment C106). By the time 

of the November 2021 PSP (Amendment C158), the roads have moved to avoid the area of ‘ecological 

values’.  It appears from Figure 41, on the previous page, that the revised alignment (or similar) would need to 

be incorporated into both the Beveridge North West PSP and the draft Wallan South PSP, as well as any 

further realignment that may arise if the quarry obtains planning approval. Further, the revised BNWPSP does 

not consider the implications on the integrated water management plan for the PSP of rehabilitating/restoring 

the former Hanna Swamp, which clearly impacts on the drainage capacity and plan for the WSPSP. 
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Figure 42: Comparison between roads (A and B) in Amendment C106 (left) and Amendment C158 (right) 

108. Whilst I support in principle, the reinstatement of part of the former Hanna Swamp, in my opinion, additional 

requirements and/or guidelines are required in the revised PSP to provide a better understanding of firstly, 

what is the outcome being sought (i.e. the objective for the ‘ecological values’ area) and guidelines around 

how and what needs to be considered to achieve the intended outcome. Such guidance should draw 

attention to the consideration of implications for the WSPSP area in planning for the outcome sought in the 

BNWPSP area. 

109. Until there is a better understanding of the expectations and outcomes sought for the former Hanna Swamp 

area, including ownership and management responsibilities and whether its potential inclusion in a regional 

parkland is feasible, it is appropriate that the land be retained in its existing Rural Conservation Zone rather 

than rezoned to Public Park and Recreation Zone, as exhibited in Amendment C158. I note this is consistent 

with the Background Report (VPA) to Amendment C158. The proposed rezoning does not appear to have a 

strategic basis in the reports, explanatory report or PSP that I have been provided with in this matter. 

6.2.2 Could a reduced wetland, subject to technical inputs confirming an 
appropriate size, achieve the outcomes sought in the amended PSP?  

110. The outcomes sought in the amended PSP (as exhibited) are set out in Part 2 (page 9) of the PSP document 

(and illustrated in Plan 03 – Future Urban Structure). With regard to the former Hanna Swamp it states: 

‘There is potential for… retained, high quality native vegetation portion of Burrung Buluk (former Hanna 

Swamp) to form part of a future regional parkland.’  
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111. The revised Beveridge North West PSP illustrates an area (approximately 21 hectares generally aligned with 

the historic mapping of the former swamp) as ‘ecological values’ (first illustrated in Plan 03). The PSP or 

background report does not provide an explanation or definition as to what ‘ecological values’ means. The 

Vision and Objectives under Part 2 of the PSP do not make any reference to the restoration/rehabilitation of 

the former swamp other than the reference to retaining the high-quality native vegetation portion of Burrung 

Buluk. 

112. The Alluvium report refers several times to a northern and southern section, suggesting that the latter 

contains high quality native vegetation. To quote the report:  

The southern section qualifies as a Seasonal Herbaceous Wetland of very high quality. This benchmark is met 

because the site contains more than three species as described in Key Diagnostic Characteristics and Condition 

Thresholds advice from the Federal Environment Department. In this case six species were identified including 

Calocephalus lacteus Milky Beauty-heads, Coronidium gunnianum Pale Swamp Everlasting, Eryngium 

vesiculosum Prickfoot, Lobelia pratioides Poison Lobelia. Montia australasica White Purslane and Ranunculus 

inundatus River Buttercup’ (p.99). 

113. It would appear, from page 33 of the Alluvium report, that the measure by which they have divided the 

wetland into a northern and southern section follows the PSP boundaries rather than any natural or 

geographical distinction.  

114. I note the previous research into Hanna Swamp by Mr Mark Bachmann of the Nature Glenelg Trust, and I 

understand his work was used to inform the Friends of Merri Creek’s (FOMC) submission to Amendment 

C106. The discussion paper includes a number of aerial and satellite images which purport to show the extent 

of the wetlands area over time.  

115. The various expert statements referred to previously, together with the Alluvium report and the work by Mr 

Bachmann, highlight the complex nature of considering and planning for, the former Hanna Swamp. 

116. In my opinion, it raises the following threshold question: whether a natural seasonal herbaceous wetland 

(SHW) can be restored in an area undergoing urbanisation?  

117. From my understanding of the various reports: 

▪ It is unlikely that the former swamp can be restored and what should be sought instead is rehabilitation; 
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▪ The likelihood of successful rehabilitation of the former swamp is increased by focussing on a smaller 

area, prioritising a portion on the south side (within the BNWPSP) where there is high-quality native 

vegetation; 

▪ An area of between 5 to 8 hectares could be feasible, based on ecological criteria together with 

consideration of hydrology and stormwater management; 

▪ The rehabilitation of any portion of the former swamp will necessitate significant intervention to 

implement and will require ongoing management by an authority with suitable expertise in managing 

seasonable herbaceous wetlands; 

▪ The likelihood of achieving an enhanced and sustainable ecological outcome for the area identified in the 

PSP would be to install a constructed wetland (ephemeral constructed wetland) and manage it within 

the scope of an integrated water management plan; 

▪ Any criteria for classifying the area as SHW could be met on part of the land identified as ‘ecological 

values’; 

▪ SHWs are sensitive to change and the impact of urbanisation, together with reduced run-off from the 

quarry activities, must be considered in determining what can be realistically achieved in the area and 

whether or not the integrity of the SHW can be maintained; and 

▪ Planning for the rehabilitation of the SHW or an alternative wetland needs to consider the catchment 

available (post urbanisation), environmental sustainability, topography, urban development, stormwater 

runoff (and associated sediment and pollution) as well as ecological values. 

118. In my opinion, the outcome sought in Part 2 of the PSP should articulate what is sought for the former Hanna 

Swamp. From my understanding of the Alluvium report and expert evidence I have had the opportunity to 

review, a portion of the ‘ecological values’ area could be rehabilitated into a wetland system but it is 

unrealistic to suggest that Burrung Buluk can be properly restored.  

119. Having regard to the third paragraph of the Vision at 2.1 and the April 2022 (VPA Part A) version of the PSP, I 

recommend the wording be altered to make reference to: 

▪ …A significant network of open spaces formed by waterways (including a potentially rehabilitated 

wetland on part of the former Hanna Swamp), hilltops and linear parks will connect the diverse residential 

neighbourhoods within the area… 
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▪ There is potential…and the area (or part there of) designated as ‘Ecological Values’ identified on Plan 3 

Burrung Buluk… 

120. The complexities around planning for the former Hanna Swamp should be addressed in the PSP through 

Guidelines, in a similar way to the manner in which Dry Stone Walls are addressed (see G12 and G13). I note 

the April 2022 version of the PSP makes reference to the retained, high-quality native vegetation portion of 

Burrung Buluk at R1 (Part 3.1.1) but there are no Guidelines addressing this requirement specifically whereas 

G12 and G13 specifically address Dry Stone Walls without any specific reference to these features in R1. 

121. Such Guidelines could also include, or provide for consideration of, alternative land uses within the ‘ecological 

values’ such as housing, drainage reserve, local park or more broadly urban purposes, once the details of 

rehabilitation are resolved, including ownership and management of the land. 

122. Subject to further clarity on what outcome is being sought for the area designated ‘ecological values’, I am 

satisfied that a reduced wetland, subject to technical inputs, will achieve the ecological values being sought 

in the PSP as well as the strategies in the Planning Policy Framework with respect to biodiversity and 

waterways/wetlands (Clauses 12.01-1S and 12.03-1S). 

123. In addition, I note the outcome sought for the PSP with regard to connectivity and integrated urban 

environments. In particular, the requirement (R13) to link the eastern and western sides of Rural Conservation 

Zone land with undeveloped open space would be enhanced by the inclusion of an off-road shared path along 

the southern boundary of the ‘ecological area’ (or northern boundary of the local sports reserve) connecting 

the east and west ‘landscape values’ areas. 

6.2.3 Does the identification of Hanna Swamp as uncredited open space and as 
land identified as having landscape values in the amended Beveridge North West 
PSP (BNWPSP), prejudice the net developable area available in the BMWPSP? 

124. I note my instructions in this matter refer to the former Hanna Swamp as land identified as having landscape 

values in the BNWPSP. The land in question is identified as having ‘ecological values’ rather than landscape 

values, which is attributed to the Spring Hill cone and the western hilltops, to the east and west of the 

‘ecological values’ area, as shown below. 

125. As shown by Figure 43 from the revised Beveridge North West PSP (Plan 07), the area set aside for the 

Burrung Buluk wetland is not formalised as credited open space, nor are the areas of ‘landscape value’. 
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Figure 43: Open Space and Community Facilities map taken from the November 2021 BNWPSP 

126. I note the revised PSP indicates that the ‘ecological values’ area could potentially form part of a future 

regional park, but the feasibility of this option is yet to be understood. 

127. Further, I draw attention to the NOTE on Plan 07 (Open Space and Community Facilities) which states: 

All or part of the landscape values land may be included in a potential future regional park. 

128. A similar note is not articulated with respect to the ‘ecological values’ area.  

129. Given the uncertainty regarding the future regional park and the complexity of planning for the former Hanna 

Swamp, which may or may not require all of the area designated as ‘ecological values,’ it would be 

reasonable to include a similar annotation regarding the ‘ecological values’ area and its potential inclusion, in 

whole or part, in a future regional park. 
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130. I note the report prepared by Ms Barich casts some doubt about the achievement of a SHW in the ‘ecological 

values’ area and raises the proposition of a constructed ephemeral wetland instead. This option would have 

positive ecological outcomes as well as address stormwater management issues arising from the urban 

development of the catchment and goes some way in resolving issues raised in the Alluvium report and other 

evidence regarding the expertise that would be required to manage a SHW and the ongoing obligation this 

creates. 

131. Further Ms Barich concludes that the construction of a wetland, as she suggests, would increase the 

developable land in the northern portion of the BNWPSP by approximately 14 hectares. 

132. Whilst I question whether or not this calculation includes provision for a buffer around the wetland (if one is 

needed), I note the evidence of Mr Beardshaw indicates provision for a buffer around a reduced wetland 

could be accommodated within the ‘ecological values’ area. 

133. Noting the area currently set aside for ‘ecological values,’ as well as the comments I have made above with 

regard to the various expert statements provided to me, it is apparent to me that the identification of a 

significant area of approximately 21 hectares of land for ‘ecological values’ and uncredited open space may 

be excessive. Further, it has an impact on the net developable area of the northern end of the BNWPSP in the 

order of up to 14 hectares. 

6.2.4 Is a seasonal herbaceous wetland suitable to form part of a future regional 
parkland, as sought in the Vision at section 2.1 of the amended PSP?  

134. In principle, the inclusion of wetlands to form part of a future regional parkland is supported. Clause 21.11-9 

(Wallan) of the Planning Scheme (together with broad strategies promoting the protection of waterways in 

Clause 12.03-1S), for example, encourage the creation of ‘a network of reserves and linear parks to enable 

people to enjoy and experience the natural, environmental qualities of Wallan whilst being within easy reach of 

all residents.’ 

135. I note the language of the Beveridge North West PSP is supportive of making areas of natural value 

accessible to the public. To quote Guideline G43 of the November 2021 PSP:  

▪ Appropriately managed and sensitively designed community access to conservation and landscape values 

areas should be provided where practicable, and where protection of the primary conservation and 

landscape values can be maintained. 
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136. In my opinion, the last part of that sentence raises a key question as to whether a SHW can be satisfactorily 

accommodated within a future regional parkland. 

137. As noted above, it is still not clear how the ecological values of the wetland will be protected over time, what 

will be protected and who bears responsibility for overseeing that protection. Subject to clarifying what 

outcomes are sought for the former Hanna Swamp in the PSP, it is difficult  understand what the ecological 

sensitivities are or will be (noting the existing and long-term agricultural use of the land). 

138. It is my understanding from the reports provided that the mapped Plains Grassy Wetland patches in the 

southern part of the former Hanna Swamp as a EPBC Act listed SHW, and thus is a protected ecological 

community. In my opinion, if a SHW can be successfully rehabilitated on a portion of the former Hanna 

Swamp, it becomes critical to consider who and what management regimes are required, and in particular, 

whether such an area is then subject to a conservation plan. The sensitive nature of a SHW may result in 

isolating what is presently a substantial area from the public, or at the very least, keeping public access to a 

minimum. On this basis, it becomes increasingly questionable as to the suitability of a SHW in forming part of 

a regional parkland. 

139. The alternative option put forward by Ms Barich, a proposal for associated drainage reserves managed by 

drainage authorities that understand constructed wetland systems, appears to broadly support its potential 

inclusion in a future regional park with a high degree of flexibility, less constrained access and better 

opportunities for connections to the east and west. 

140. In my opinion, the alternative options for the ecological values area put by various experts appears to align 

with some of the key PSP Objectives, notably the creation of an integrated urban environment that responds 

well to the existing natural, cultural and built features and a water sensitive and environmentally sustainable 

urban environment. 
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7. Conclusion 
141. In my opinion, the revised PSP does not provide a clear understanding of how the former Hanna Swamp is 

planned for, what outcome is being sought and how various parts of the PSP may need to give consideration 

to it. Further, greater clarity is needed with regard to the buffers proposed around the quarry, how they are 

applied and the delivery of key infrastructure in the PSP which fall within the buffer areas, particularly the blast 

zone buffers. 

142. In forming the above opinions, I have made all the inquiries that I believe are desirable and appropriate and no 

matters of significance which I regard as relevant have to my knowledge been withheld from the Advisory 

Committee. 

 

Sandra Rigo BPD (Hons) PIA Fellow 
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Summary of Experience
Sandra Rigo holds more than 25 years’ experience in statutory and strategic planning at a senior level in local government, and in the private sector at  
Hansen Partnership. Her experience encompasses all elements of the development approvals process for a wide range of land uses and develop-
ments, including residential development, use and development of land in rural areas, assessment of proposals in heritage areas, coastal locations 
and other environmentally sensitive areas. 

Sandra’s responsibilities include the preparation and presentation of development proposals in the public forum, liaison with relevant stakeholders 
(both private and public sector), conducting community consultation meetings, advocacy at VCAT and Panel Hearings and presentation of expert plan-
ning evidence at VCAT and Panel Hearings. Her expertise extends to strategic planning projects, including built form reviews, urban character studies, 
structure plans and urban design framework plans. Responsibilities include coordinating and conducting community consultation programs and writing 
of planning policies and controls.
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Director
Hansen Partnership
September 2003 – present
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■ Associate (August 2001 - August 2003)
■ Senior planner (August 1999 - August 2001)

Mornington Peninsula Shire Council
■ Team leader development planning  (June 1998 – July 1999)
■ Development planner – (February 1994 – June 1998)

City of Caulfield
■ Planning officer (April – July 1993)
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Bachelor of Planning and Design (Honours), 
University of Melbourne (1993)
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■ Planning Institute of Australia (PIA) - Fellow
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Response to Planning Panels Victoria Expert 
Witnesses Guide April 2019  
This statement of evidence has been prepared in accordance with the Planning Panels Victoria Guide for Expert 

Witnesses April 2019. 

Expert’s particulars 

My name is Sandra Rigo and I am a Director of Hansen Partnership Pty Ltd, Urban Planning, Urban Design and 

Landscape Architecture, Level 4, 136 Exhibition Street Melbourne. 

Qualifications and experience 
I hold a Bachelor of Planning and Design (Honours) from the University of Melbourne. 

I have practiced as a town planner for over 25 years. I have worked in both local government and in the private 

sector. My areas of expertise cover the statutory planning approvals process across a broad range of land use and 

development proposals, including in rural areas, coastal and landscape sensitive areas, as well as strategic 

planning for local government clients. I have appeared before the Tribunal and Panels on numerous occasions. 

I have been employed at Hansen Partnership Pty Ltd since 1999 and became a Director of the firm in 2003 and a 

Fellow of PIA in 2019. A copy of my CV is included at Appendix 1 of this Statement. 

Details of any other significant contributors to the statement 
I have been assisted by Mr Dave Witty, Senior Town Planner at Hansen Partnership Pty Ltd. 

Instructions that define the scope of the statement 

I have been engaged by Crystal Creek Properties Pty Ltd on 14 March 2022. 

I was instructed by Rigby Cooke Lawyers on the 3 March 2022 to be a planning expert in this matter. 

Facts, matters and assumptions relied on in preparing the statement 

In preparing this Statement I have: 

 Inspected the BNWPSP area generally by car, as well as the southern end of the WSPSP area and Old Sydney 

Road; 
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 Reviewed the relevant planning framework in the Mitchell Planning Scheme; 

 Reviewed the documentation including Panel Report for Amendment C106 to the Mitchell Planning Scheme; 

 Reviewed the documentation, including background reports, exhibited for Amendment C158 and C161 to the 

Mitchell Planning Scheme and the Quarry land permit application; 

 Reviewed the submission made on behalf of Crystal Creek Properties Pty Ltd to Amendment C158; and 

 Familiarised myself with the Ministerial Advisory Committee Terms of Reference. 

Documents and materials used in preparing the statement 

In preparing my Statement I have used the following documents: 

 Mitchell Planning Scheme 

 Planning and Environment Act 1987 

 Plan Melbourne 2017-2050, DELWP 

 Hume Regional Growth Plan 2014 

 The North Growth Corridor Plan (VPA 2012) 

 VPA Precinct Structure Planning Guidelines: New Communities in Victoria (VPA 2021) 

 Planning Practice Note 89: Extractive Industry and Resources (DELWP Feb 2020) 

 Planning Practice Note 92: Managing Buffers for Land Use Compatibility (DELWP March 2021) 

 EPA Publication Number 1518 – Recommended Separation Distances for Industrial Residual Air Emissions 

(EPA 2013) 

 Ministerial Direction No 12 – Urban Growth Areas 

 Infrastructure Contributions Plan Guidelines (DELWP 2019) 

 Biodiversity Conservation Strategy for Melbourne’s Growth Corridors (DEPI 2013) 

 

Summary of opinion 

It is my opinion that the PSP for Beveridge North West should provide greater clarity and understanding of the 

buffers around the proposed quarry and how land within them is planned for, including clarity on how the buffers 

are physically applied. With regard to the former Hanna Swamp, it is my opinion tht the PSP should provide a 
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better understanding, through requirements and guidelines on how the former Hanna Swamp is planned for. My 

opinions are based on the following conclusions: 

 Buffers around a quarry are an appropriate mechanism to manage sensitive land uses around stone extraction 

sites; 

 Consistent with the EPA Guidelines (and recommendations in the Panel Report on Amendment C241 to 

Whittlesea Planning Scheme (Shenstone Park)), the 500 metre amenity buffer should be measured from the 

edge of the extraction boundary, not the boundary of the quarry site; 

 The mapping of the Special Control Overlay should be clearly consistent with the 500 metre amenity buffer as 

measured from the edge of the extraction boundary; 

 The proposed eastern (north to south) arterial road (which is planned to be on the PPTN) is sited within the 

‘250 blast zone’ of the quarry, as is the arear set aside as ‘ecological values’ aligned with the area of the 

former Hanna Swamp, however it is unclear what, if any consideration or guidelines should be applied in the 

PSP to address these potential sensitivities and delivery of associated infrastructure; 

 There is support for the rehabilitation (rather than restoration)of a portion of the area within which the former 

Hanna Swamp (Burrung Buluk) was located. The area of land to be rehabilitated should be better defined or at 

least, subject to further investigation given its potential implications on the planning of both the BNSPSP and 

the Wallan South PSP areas; 

 It is unclear from the PSP what is meant by ‘ecological values’ with regards to what is planned from the 

former Hanna Swamp area, other than reference to ‘retained high quality native vegetation portion of Burrung 

Buluk (former Hanna Swamp), yet the plan illustrates the whole of the area of the former swamp as having 

‘ecological values’; 

 Given the PSP excludes the former Hanna Swamp from credited open space and its future ownership and 

management is unclear, the area to be protected/rehabilitated/retained should be identified (in much the 

same manner as the Spring Hill cone and western hilltops were identified) and retained in the Rural 

Conservation Zone (rather than the proposed PPRZ) until such time that ownership, implementation and 

ongoing management of the area is resolved, including its potential inclusion in the ‘Wallan Regional Park’ and 

the PSP for Wallan South is advanced. 
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