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INTRODUCTION 

1 I received instructions from Harwood Andrews, acting on behalf of the Victorian 

Planning Authority (the VPA), to prepare a statement of planning evidence in relation 

to the Beveridge North West Structure Plan, Supplementary Levy Infrastructure 

Contributions Plan and Quarry Planning Permit Application Advisory Committee (the 

Advisory Committee).  

2 The Advisory Committee has been appointed to advise the Minister for Planning on 

whether:  

 Draft planning scheme amendment C158mith (Amendment C158) is acceptable 

and appropriately implements the recommendations of the Amendment C106mith 

Panel. 

 Draft planning scheme amendment C161mith (Amendment C161) for the 

supplementary Infrastructure Contributions Plan is acceptable 

 Planning permit application PLP268/19 should be granted to ‘use and develop the 

subject land for stone extraction and the creation of access to a road in a Transport 

Zone 2’ at the Conundrum Quarry Land, having regard to the Mitchell Planning 

Scheme and the proposed controls of Amendment C158 and, if so, the appropriate 

permit conditions. 

My Evidence 

3 I have been instructed to review the draft Amendment C158 documentation and 

background materials and submissions and prepare a statement of evidence that 

addresses:  

 My previous involvement with the Beveridge North West PSP.  

 Whether draft Amendment C158 is acceptable and appropriately implements the 

recommendations of the Amendment C106mith Planning Panel.  

 My views on the issues raised in submissions, as relevant to my expertise.  

 Whether the form of the quarry permit application responds acceptably to the 

Specific Controls Overlay (SCO) proposed under Amendment C158. 
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4 I understand that the VPA has circulated a response to submissions, which I have read. 

I have not sought to provide a response to each submission but have instead 

approached my evidence based on themes or issues. In turn, my response to 

submissions is generally incorporated thematically under these issues.  

5 In preparing this statement, I have: 

 Considered the Amendment C106mith Panel Report. 

 Read the Draft Beveridge North West Precinct Structure Plan, November 2021. 

 Reviewed the exhibited draft Amendment C158 documentation, including the 

proposed Schedule to the Urban Growth Zone, the Schedule to the Incorporated 

Plan Overlay and the explanatory report.  

 Considered the quarry permit application material. 

 Inspected the Precinct Structure Plan area and its surrounds from publicly 

accessible areas.  

 Considered relevant aspects of the Mitchell Planning Scheme, including the 

Planning Policy Framework. 

 Reviewed Plan Melbourne 2017-2050: Metropolitan Planning Strategy. 

 Considered the Northern Corridor Growth Plan. 

 Reviewed the Precinct Structure Planning Guidelines. 

 Considered relevant Practice Notes (including PPN46: Strategic Assessment 

Guidelines, PPN42: Applying the Rural Zones, PPN47 – Urban Growth Zone. PPN89 

– Extractive Industry and Resources, PPN92 – Managing Buffers for Land Use 

Compatibility, PPN10: Writing Schedules and PPN13: Incorporated and 

Background Documents). 

 Considered relevant Ministerial Directions (including the Ministerial Direction on the 

Form and Content of Planning Schemes, Ministerial Direction No. 1 – Potentially 

Contaminated Land, Ministerial Direction No. 9 – Metropolitan Strategy and 

Ministerial Direction No. 11 – Strategic Assessment of Amendments). 

 Read the summary of, and a selection of relevant, submissions prepared by the 

planning authority.  
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6 My evidence is based on the ‘Part A’ version of the Precinct Structure Plan and the 

amendment documents circulated by the planning authority in response to 

submissions.  

7 My opinion on the Amendment is in Section 2 of my statement and my conclusion at 

Section 3 summarises my opinion. 

My involvement in the Beveridge North West PSP process  

8 I provided evidence for the VPA in support of Amendment C106mith in July 2020.  

9 In that proceeding, I considered that the amendment and the Beveridge North West 

PSP were broadly acceptable, save for some concerns around the resolution of the 

quarry land and the requirements for affordable housing within the PSP. I made the 

following conclusions:  

 The amendment is strategically justified.  

 The UGZ ordinance has been drafted effectively to give effect to the BNWPSP;  

 The use of the RCZ and IPO is appropriate to protect the areas of identified 

landscape values;  

 I support the exhibited PSP’s approach to the quarry land. There is an inherent land 

use conflict that would emerge if the PSP elevated the status of the quarry. The 

appropriateness of the quarry can be resolved via separate processes;  

 The concept of an affordable housing provision is supportable, however, a revised 

provision is required; and 

 The PSP generally reflects the 20-minute neighbourhood concept. 

10 The main issue that emerged during the hearing and during cross examination was the 

possibility of including a quarry in the PSP. I observed that there was a significant 

strategic issue to be resolved in relation to whether the quarry should be recognised 

within the PSP and the amendment documentation.  
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11 I was concerned that any changes to the PSP and amendment at the Panel stage to 

allow for a quarry may have resulted in land use conflict issues for the land within the 

amenity and blast buffers of the proposed quarry and that other aspects of the PSP 

delivery might have been affected.  I ultimately supported the VPA’s approach as 

exhibited but also accepted that the appropriateness of the quarry could be resolved 

via separate processes, rather than by delaying the implementation of the amendment.  

12 The ensuing Panel report essentially took the view that the PSP should plan for the 

quarry. In doing so, the Panel has adopted the thrust of my opinion, which was that it 

would not have been good planning to retrofit the PSP exhibited in 2019 to include a 

quarry into what was a carefully calibrated urban development outcome.  

13 Sometime after the release of the Panel report, I was engaged by the VPA to provide 

my opinion on a suitable planning mechanism to respond to the C106mith Panel’s 

primary recommendation to:  

Revise the Mitchell Planning Scheme Amendment C106 to explicitly include 

precinct level planning for resource extraction from Work Authority 1473.  

14 As part of this engagement, I met with officers from the VPA, following the preparation 

of a draft Incorporated Document, that would be applied under a draft Specific Controls 

Overlay (SCO). The control (as well as other changes to the PSP and UGZ schedule) 

would allow a permit application to be made for the quarry and would manage land use 

and development within the quarry buffer for a restricted time period.  

15 My office and I reviewed and made suggestions on the Incorporated Document. It was 

my view that the approach of using the SCO was generally supportable, for reasons 

that I outline in this statement.  

16 Following the conclusion of the exhibition period, I was instructed by Harwood 

Andrews, on behalf of the VPA, to review the draft amendment and prepare this 

statement of evidence. 
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PLANNING OPINION 

Opening remarks   

17 In the parlance used at the Victorian Civil and Administrative Tribunal (VCAT), this 

matter is akin to a ‘correcting repeat appeal’. That is to say that this current amendment 

has been prepared by the planning authority to address matters of concern raised by 

the previous Panel which considered an earlier iteration of this PSP.  

18 My role in this amendment has changed since the first amendment. In that matter, I 

was not involved whatsoever in the drafting of the amendment or the PSP, whereas in 

this case, I have been involved in drafting aspects of the amendment and its 

documentation.  

19 In that respect, I have approached my task somewhat differently to 2020. For instance, 

I have taken the view that the strategic merits of including a quarry in the PSP is a fait 

accompli and I do not consider it helpful to reprise my previous misgivings about 

including it. Instead, I have accepted that the Panel has recommended that a quarry 

be included in the PSP and that the planning authority has acted on that 

recommendation.  

20 I considered it my role to assist the VPA in developing a precinct planning approach 

that would allow for this outcome in a manner that would not prejudice the delivery of 

the PSP more broadly. Furthermore, my instructions do not extend to a consideration 

of the merits of the permit application for the quarry but to instead assess whether the 

form of the application materials respond acceptably to the requirements of the 

proposed Specific Controls Overlay1.  

 

 

1 Including its associated Incorporated Document.  
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21 In the same way, I offer no view about the merits of including Burrung Buluk2 as an 

environmental asset in the PSP; instead I accept that the Panel has recommended that 

the PSP recognise the need to plan for this asset in any revised PSP.   

22 Having regard to the strategic planning context for the area subject to the draft 

Amendment and my instructions, I have framed my assessment and evidence around 

the following questions:  

 Does Amendment C158 provide for an acceptable outcome in respect of land in the 

amendment area? 

 Does the Amendment appropriately plan for the quarry and the land within its buffer? 

 Does the Amendment appropriately address the Panel’s recommendations in 

relation to Burrung Buluk (formerly Hanna Swamp)? 

 Does the form of the quarry permit application respond acceptably to the 

requirements of the proposed SCO? 

Does Amendment C158 provide for an acceptable outcome?  

23 An acceptable outcome (in town planning terms) is not an optimal or perfect one. An 

acceptable outcome is not defined in the Victoria Planning Provisions although Clause 

71.03 and Clause 71.04 both refer to whether a proposal will result in acceptable 

outcomes ‘in terms of the Municipal Planning Strategy, the Planning Policy Framework, 

the purpose and decision guidelines of the zone (or overlay) and any of the decision 

guidelines in Clause 65’.  

24 As I have said, I have not approached this task from a first principles basis, but rather 

from the starting point that the C106 Panel formed the view that the PSP ‘explicitly 

include precinct level planning’ for the quarry.  My approach has been to consider 

whether the manner in which the planning authority has included this ‘precinct level 

 

 

2 Formerly Hanna Swamp.  
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planning’ for the quarry represents an acceptable outcome and not whether including 

a quarry (at all) is an acceptable outcome.  

25 Indeed, one of the key questions to be resolved by the Advisory Committee is whether 

the draft Amendment C158 provides for an acceptable planning outcome for land in 

the amendment area3.  

26 In considering this question, it is important to consider the locational and policy context 

of the area, as well as the strategic work that guided Amendment C106mith and its 

consideration by the Panel for that amendment.  

27 The Beveridge North West PSP area comprises an overall area of approximately 1,279 

hectares and is generally defined by the Hume Freeway to the east, Camerons Lane to 

the south, Old Sydney Road to the west and the western extension of the Hadfield Road 

West reservation to the north.  

28 The area is close to the northern extent of the Urban Growth Boundary and is located 

in between the Wallan South growth area (to the north) and the Beveridge growth area 

(to the south). 

29 The PSP area is predominantly rural in character, with areas of landscape significance4 

including Spring Hill cone, located in the north-east of the PSP area. 

 

 

3 I also note that the Advisory Committee will be asked to consider whether the permit application for the 
quarry is acceptable.  
4 As identified within the Precinct Structure Plan. 
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Reg ional Context Plan, showing Beveridge North West PSP area within the northern sub-region and urban growth 

boundary. 

30 The Mitchell Planning Scheme anticipates that Wallan, Beveridge and Kilmore will 

experience significant growth5 and will continue to evolve in line with the North Corridor 

Growth Plan and the progressive implementation of precinct structure plans. 

 

 

5 Clause 21.01. 
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Extract of North Growth Corridor Plan (Beveridge North West Precinct shown highlighted) 

31 The Northern Growth Corridor Plan (prepared by the then Growth Areas Authority6) 

identifies the strategic context for the Beveridge North West precinct. The North 

Growth Corridor is expected to accommodate a population of approximately 260,000 

people and approximately 83,000 jobs. The Plan shows that the area is identified for 

residential purposes, save for areas close to the northern and western boundaries of 

the precinct, which have identified landscape and ecological values. An area close to 

the northern boundary is identified for regional active open space (under investigation). 

 

 

6 The GAA.  
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Broadly, the plan also seeks for the provision of two new north-south and one new east-

west arterial roads within the PSP area. 

32 It is important to acknowledge that a significant amount of strategic work was 

completed for the Beveridge North West precinct, consistent with the North Growth 

Corridor Plan, in the form of the 2019 PSP, which was exhibited under Amendment 

C106mith and considered by an independent Planning Panel.  

33 The Panel acknowledged that there was strategic support for the urban development 

of the Beveridge North West precinct. It also found that the PSP and amendment were 

mostly acceptable and appropriate for implementation.  

34 The executive summary of the Panel’s report notes:  

The outstanding development issues in the Panel’s mind are relatively minor in 

context. They are addressed in this report but in the Panel’s view there are no ‘show 

stoppers’ in terms of the exhibited amendment and there is strong planning policy 

support for urban development of the PSP area.7  

35 It went on to conclude that:  

The Panel’s conclusion is a simple one. The PSP is a very significant one, and the 

stone resource issue aside, is one which has, and deserves, very strong policy 

support for future urban development.8  

36 It would be fair to observe from the findings of the C106mith Panel that, in broad terms, 

the Beveridge North West PSP is acceptable. These findings are generally consistent 

with my own evidence for that amendment.  

37 It follows that I have framed my consideration of whether Amendment C158 provides 

an acceptable outcome through the lens of:  

 

 

7 Amendment C106mith Panel Report, p. ii.  
8 Amendment C106mith Panel Report, p. iii. 
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 The 17 recommendations of the C106mith Panel.  

 The changes the planning authority has adopted in the PSP and amendment 

documentation to address those recommendations.  

 Whether there has been any significant change in the strategic planning context for 

the land since the Panel made its findings. 

38 In terms of the last dot point, since the Panel report of 7 October 2020, there have 

been a number of amendments which have had some effect on the strategic context 

for the land. Most significantly, these include:  

 Amendment VC169, which amended the Planning Policy Framework to direct 

balanced outcomes for housing growth and built form through changes to Clause 

15 (particularly Clause 15.01-1S) and Clause 16.  

 Amendment VC203, which implements a new environmental protection framework 

to support the implementation of the Environment Protection Act 2017. 

 Amendment VC196, which provides stronger recognition and protection of existing 

extractive industries and designates land with State-significant earth resources 

which may be established as Strategic Extractive Resource Areas.  

 Amendment VC204, which modifies Clause 18 ‘Transport’ to implement State 

planning policy for transport. 

 Amendment VC219, which amends planning schemes to support the ongoing 

operation of extractive industry across Victoria and increase amenity protections for 

nearby accommodation. 

39 My review of these amendments is that the broad policy thrust for Beveridge North 

West largely remains the same. However, there is some change in policy, particularly 

in relation to extractive industry, which must be considered. I discuss this later in my 

evidence.  

40 In relation to the Panel’s recommendations and the planning authority’s response in the 

amendment documentation, I have undertaken an assessment of these 

recommendations, which has guided my evidence. A summary of that assessment is 

provided at Appendix B.  
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41 It is my view that the PSP and this amendment broadly implement the 

recommendations of the C106 Panel and on that basis, provide for an acceptable 

planning outcome. Many of the Panel’s recommendations were simple matters of 

drafting, which appear to have been appropriately resolved (see my assessment at 

Appendix B).  

42 The key matters that I explore in my evidence are:  

 The resolution of the C106 Panel’s recommendation in chief, concerning the quarry.  

 The protection for Burrung Buluk and the undeveloped link between the eastern and 

western areas of the proposed Rural Conservation Zone (RCZ).  

43 As will become clear from my evidence, it is my view that these matters are capable of 

being resolved and that the amendment provides for an acceptable planning outcome.  

Does the amendment appropriately plan for the quarry and land within its buffers? 

The Policy Context for Extractive Industry 

44 As I identified earlier, the context for extractive industry within the Mitchell Planning 

Scheme has changed following the gazettal of Amendments VC196 and VC219.  

45 The main thrust of policy at Clause 14.03-1S ‘Resource exploration and extraction’ 

remains the same as it did prior to the approval of these amendments.  

46 In this respect, I note that it retains the following singular objective:  

To encourage exploration and extraction of natural resources in accordance with 

acceptable environmental standards. 

47 The direction in the accompanying strategies remains generally as expressed prior to 

the amendment, subject to some minor language changes. The strategies broadly seek 

to (among other things):  

 Provide for the long-term protection of natural resources in Victoria. 
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 Protect the opportunity for exploration and extraction of natural resources where 

this is consistent with overall planning considerations and acceptable environmental 

practice.  

 Recognise the possible need to provide infrastructure, including transport networks, 

for the exploration and extraction of natural resources.  

 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 or controlled by the 

proponent of an extractive industry.  

 Determine buffer areas between extractive industries and sensitive land uses on the 

following considerations:  

o Appropriate limits on effects can be met at the sensitive locations using 

practical and available technology.  

o Whether a change in land use in the vicinity of the extractive industry is 

proposed.  

o Use of land within the buffer areas is not limited by adverse events created by 

the extractive activities.  

o Performance standards identified under the relevant legislation. 

o Types of activities within land zoned for public use. 

48 Amendment VC196 introduces two new strategies at this clause, which are to:  

 Identify and protect extractive industry resources within Strategic Extractive 

Resource Areas, based on their current or potential contribution to state supply, 

access to supporting transport networks and proximity to demand markets. 

 Facilitate the use and development of Strategic Extractive Resource Areas for 

extractive industries and other compatible uses. 

49 The Strategic Extractive Resource Areas Pilot Project Report is added as a policy 

document at this clause. 

50 The Beveridge North West PSP area is not within a known Strategic Extractive 

Resource Area, although I understand the intent of the new strategies implemented by 
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Amendment VC196 are to allow for investigations to determine future Strategic 

Extractive Resource Areas. I am not aware that any investigations of this nature are 

underway for this area.  

51 The Extractive Industry Interest Areas (the EIIAs) Review are listed as policy documents 

at this clause. The EIIAs are areas which have been identified as potentially containing 

natural resources that could be extracted. Part of the Beveridge North West PSP area 

is within an EIIA.  

 

Extractive Industry Interest Area (source: VicPlan, location of Beveridge North West shown outlined) 

52 At a regional level, Clause 14.03-1R ‘Resource exploration and extraction – Hume’ has 

a strategy to:  

 Support the availability of construction materials locally and consider measures to 

facilitate and manage their extraction.  
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53 Broader State policy at Clauses 13.07-1S ‘Land use compatibility’ and 13.06-1S ‘Air 

quality management’ seek to protect community amenity and health and safety while 

facilitating appropriate commercial, industrial and other uses with potential off-site 

impacts. Supporting strategies seek to avoid incompatible land uses, protect industry 

from encroachment by use and development that would compromise its ability to 

function safely and effectively and ensure that there is suitable separation between land 

uses that reduce air amenity and sensitive uses. 

54 The Recommended separation distances for Industrial residual air emissions (EPA 

Publication No. 1518) is a policy document at these clauses. It recommends separation 

distances of 500 metres for a quarry with blasting and 250 metres for a quarry without 

blasting.  

55 I also observe that Policy 1.4.2 of Plan Melbourne 2017-2050 seeks to:  

Identify and protect extractive resources (such as stone and sand) important for 

Melbourne’s future needs.  

56 The policy further states:  

Melbourne’s demand for extractive resources is expected to almost double by 

2051. This demand will be driven largely by sustained growth in the residential 

sector – including Melbourne’s growth corridors – and strategic projects such as 

Fishermans Bend, the Metro Tunnel and major road projects. 

There are a small number of extractive industry interest areas within Melbourne’s 

urban growth boundary – such as Boral at Ravenhall. The sequencing of urban 

development in growth areas should allow strategic resources such as stone and 

sand to be extracted ahead of establishing urban areas, with provision for these 

areas to proceed outside defined buffer zones that can be subsequently in-filled by 

other urban land uses. 

If not managed, urban encroachment, rural residential expansion and other 

incompatible development will constrain the operations of existing quarries and 

curtail future supplies of extractive resources – endangering Melbourne’s medium- 

to long-term growth prospects. To secure a long-term supply of extractive resource 



 

 

 

 

 

Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au 

 

p.17 

materials at competitive prices, current extractive industries must be protected and 

future extractive resource areas must be identified.  

57 The North Growth Corridor Plan does not identify land within the Beveridge North West 

PSP area as an existing or proposed quarry. This contrasts with land in and to the south 

of the Shenstone Park PSP area, which identifies an existing and future quarry on the 

Growth Corridor Plan.  

58 In 2016, the State Government commissioned PwC to prepare the Extractive 

Resources in Victoria, Demand and Supply 2015-2050 study. The study identifies that 

demand for resources is expected to nearly double by 2050. The Mitchell Shire is 

identified within the report as one of the top five strategic resource locations, with 

critical hard rock, sand, gravel and clay resources.  

59 Helping Victoria Grow: Extractive Resources Strategy was developed by the 

Department of Economic Development, Jobs, Transport and Regions (DEDJTR) in 

June 2018. Its intent is to ensure that high quality extractive resources continue to be 

available at competitive prices to support Melbourne’s growth.  

60 The objectives of the Strategy are to:  

 Take immediate short-term action to ensure a sufficient supply of extractive 

resources is available to meet Victoria’s immediate infrastructure construction 

requirements. 

 Provide secure and long-term access to extractive resource areas of strategic 

importance to the State.  

 Maintain and improve Victoria’s competitiveness and provide greater certainty for 

investors in the extractives sector.  

 Prioritise and implement improvements to streamline regulatory approval processes 

in the short-term.  

 Raise community understanding about the role of extractive resources in supporting 

Victoria’s growing population and build confidence in the regulatory performance of 

the sector. 
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 Enhance leading-practice approaches to sustainability, environmental management 

and community engagement.  

 Encourage and support innovation in exploration, extraction and the end use of 

landforms after quarrying. 

61 What I take from this context is that there is strategic support for resource extraction9. 

This was also the conclusion of the C106mith Panel.  

The Recommendation of the C106mith Panel on the Quarry  

62 The C106mith Panel concluded that there was an opportunity to realise the potential 

for stone extraction and the advancement of a residential outcome as sought by the 

PSP. The Panel recognised that allowing for stone extraction to occur could delay the 

realisation of the PSP’s vision, particularly for the north-eastern section of the precinct, 

but that these impacts would be limited and temporary. Ultimately, it felt that the 

aspirations of the PSP could be realised once resource extraction was completed and 

achieved over time.  

63 The Panel made a primary recommendation to:  

Revise Mitchell Planning Scheme Amendment C106 to explicitly include precinct 

level planning for resource extraction from Work Authority 1473.  

Options for Recognising the Extractive Industry 

64 The realisation of the Panel’s recommendation means that the quarry will have 

detrimental impacts on land in its amenity and blast buffers and that this will influence 

the short, medium and long term use and development of this land. These impacts are 

probably unavoidable if the quarry proceeds. Secondly, it is understood by all parties 

that the proposed quarry operator does not own or control the buffer. I have understood 

 

 

9 In my 2020 evidence, I said that there was broad strategic support in the Planning Scheme for stone 
extraction but that is not specific to this quarry. I think that the release of the C106 Panel Report essentially 
finds that there is policy support for a quarry in this PSP.  
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the Panel recommendation to mean that it does not need to do so and have proceeded 

on that basis. If I am wrong on that point (and the buffer land needs to be owned/ 

controlled by the quarry operator) then changes to the Incorporated Plan are required 

to reflect that.  

65 Following the Panel’s report, I was engaged by the VPA in 2020 to assist it in 

responding to the quarry recommendation.  As part of that engagement, I considered 

what options were available to implement the Panel’s recommendation in a manner 

that also acknowledged and protected the long term vision and aspirations of the 

Beveridge North West PSP. As part of this, I was asked to accept that the quarry was 

to be given a ‘fixed’ shelf life and to draft the Incorporated Document to include a ‘use 

it or lose it' mechanism. Moreover, because I am not an expert in drafting quarry 

application requirements, I saw my role as providing strategic direction rather than 

resolving the specific detail of every aspect of the provision.   

66 There are many mechanisms which are available to the planning authority to plan for 

the interim use of part of the PSP area for a quarry, whilst also planning for the long 

term residential development expected in this part of the PSP area.  

67 These options include:  

 Amending the Urban Growth Zone to make Extractive Industry a defined Section 2 

use, along with any associated conditions required to maintain appropriate buffers. 

 Amending the PSP to identify the quarry and its buffers and making any subsequent 

changes necessary to the Urban Growth Zone. 

 Applying a Special Use Zone to the quarry land.  

 Introducing an Incorporated Document under the Specific Controls Overlay (SCO), 

to guide the use and development of the quarry and land within its buffers for the 

interim period and establish application requirements for planning permits lodged 

under the SCO.  

68 I also accept that there are likely to be other tools available and worth consideration. 

For instance, I did not think it was worth exploring excising the quarry from the PSP 
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area and applying other controls, as this would have long term consequences for the 

integration of the PSP with the quarry land.  

69 In considering which mechanism would be most ‘appropriate’ to recognise the potential 

for resource extraction, I have been guided by a key principle to minimise or manage 

the extent of changes to the ‘footprint’ of the PSP and planning scheme ordinance that 

would be required in order to implement each of these options.  

70 In this respect, amending the PSP to identify the quarry and its buffers would result in 

significant changes to the future urban structure of the PSP area. This may, for 

instance, have required the PSP to think about ‘interim’ and ‘ultimate’ layouts and 

staging, or require a later iteration of the PSP once quarrying had ceased. I do not think 

that approach is strategically desirable, given that the PSP in its current form is broadly 

supported and the quarry use, if approved, will be time limited.  

71 In comparison to these other options, the Incorporated Document / Specific Controls 

Overlay provides a more attractive mechanism because it can introduce a confined set 

of requirements and planning regulation to guide the development of the quarry and its 

buffers for a limited time period. At the expiration of the control, the land’s ultimate use 

and development will continue to be guided by the PSP and its aspirations for the 

precinct. It can also establish application requirements that need to be satisfied by any 

application for planning permit for stone extraction.  

72 Following discussions with the VPA, it decided to proceed with the preparation of an 

Incorporated Document under the Specific Controls Overlay.  

Is the Specific Controls Overlay an appropriate mechanism to plan for the quarry and its 

buffer?  

73 The Purpose of the Specific Controls Overlay is:  

To apply specific controls designed to achieve a particular land use and 

development outcome in extraordinary circumstances.  
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74 Clause 45.12-1 ‘Use or development’ says:  

Land affected by this overlay may be used or developed in accordance with a 

specific control contained in the incorporated document corresponding to the 

notation on the planning scheme map (as specified in the schedule to this overlay). 

The specific control may: 

- Allow the land to be used or developed in a manner that would otherwise be 

prohibited or restricted.  

- Prohibit or restrict the use or development of the land beyond the controls that 

may otherwise apply. 

- Exclude any other control in this scheme.  

75 The Specific Controls Overlay (and its predecessor provision ‘Specific Sites and 

Exclusions’ in the Particular Provisions) has been widely used across a range of 

circumstances. 

76 A Practitioners Guide to Victorian Planning Schemes (April 2020) describes the role of 

the Specific Controls Overlay as follows:  

In extraordinary circumstances, this overlay allows land to be identified and 

subject to specific controls to achieve land use or development outcomes that 

may otherwise be prohibited or restricted under other provisions of the 

planning scheme10.  

77 The inclusion of a prohibited land use into a planned residential PSP is an ‘extraordinary’ 

circumstance that warrants the application of the SCO.  

78 As practitioners, most examples of the application of the control have been either to 

‘facilitate’ a project, by removing the need for planning permission under other controls 

(as, for instance, with the Level Crossing Removal Project in Coburg and other areas) 

or to prohibit certain activities from occurring, because of the extraordinary 

 

 

10 Page 131.  
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circumstances of the land that aren’t reflected in the broader planning controls that 

apply to it.  

79 It is less common for these provisions to be used to trigger a planning permit. However, 

the overlay has been used to achieve these outcomes in bushfire recovery in Wye River 

and Separation Creek, where the incorporated document includes permit triggers, 

application requirements, decision guidelines and permit conditions that replace the 

operation of zone and overlay provisions that apply to land affected by the Incorporated 

Document11.  

80 In this case, the Incorporated Document is being used to trigger planning permission 

and prohibit or restrict certain activities (within the buffer areas) for a time limited 

period. It is also being used to establish application requirements that must be satisfied.  

81 This approach is within the scope of Clause 45.12-1 and comparable to other 

Incorporated Documents that have been approved in other circumstances.  

82 In my view, the use of the Specific Controls Overlay and Incorporated Document for 

the quarry land and its buffer is consistent with the Purpose of the overlay and is an 

appropriate use of the Victoria Planning Provisions (VPP).  

83 In this respect, I consider that the ability for a quarry to be established within the PSP 

area is an extraordinary circumstance. It is a live question as to whether planning 

approval will be granted for the quarry use and, if it is approved, will it be conducted for 

a time limited period? 

84 It is appropriate that the planning framework for the quarry and buffer land consider the 

possibility that the quarry will not be approved or if it is, that it might not proceed. If it 

does proceed, it is conceivable that it might not seek to exploit the entirety of the 

 

 

11 See Colac Otway Planning Scheme, Schedule to the Specific Controls Overlay (SCO1) and the 
incorporated document ‘Wye River and Separation Creek bushfire affected properties (October 2016).  
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resource.  In this respect, the amendment adopts a staged approach to the regulatory 

context – the Incorporated Document will guide the use and development of land in the 

event the quarry is approved, or while it has an opportunity to make a further permit 

application, while the PSP and Urban Growth Zone will guide the use and development 

of land when the Incorporated Document expires.   

85 Accepting that the C106mith Panel has recommended that the PSP include precinct 

level planning for stone extraction in the nominated work authority area, then I consider 

that the Specific Controls Overlay is the most appropriate mechanism to achieve the 

outcomes sought by the C106mith Panel.  

Does the Incorporated Document provide appropriate guidance for the quarry land?  

86 The Incorporated Document should provide the statutory framework for the preparation 

and lodgement of an application for extractive industry and for the regulation of land 

that sits within the quarry buffers.  

87 I accept that it is possible that the Incorporated Plan could be drafted to not include 

Application Requirements and that instead, the responsible authority could ‘react’ to 

future applications and rely on Section 54 of the Planning and Environment Act 1987 

to require further information if necessary. However, that outcome is not preferable in 

a scenario such as this where a permit application is anticipated and the circumstances 

of the site need to be considered within the confines of a PSP process.  

88 Accordingly, there are 3 aspects that the Incorporated Document seeks to address. 

These are:  

 The form and content of any planning permit application for stone extraction; and  

 The manner in which the quarry must operate; and  

 The manner in which land in the quarry buffer must be used and developed while 

the quarry is operational.  

89 Taken together, these aspects seek to achieve an orderly planning outcome if a 

planning permit is approved or what might happen if a permit application is not made, 
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or if the permit application is substantially changed or refused. It is also appropriate that 

the Incorporated Document be neutral in terms of the merits of any future application 

but facilitative of a quarry in broad terms. It is also appropriate that the document be 

prescriptive in tone and content, rather than general and non-specific.     

90 The Incorporated Document says that its Purpose is to allow the grant of a permit for 

Extractive Industry for a fixed duration, to secure its rehabilitation and to coordinate the 

implementation of the Beveridge North West PSP in a manner that does not prejudice 

the operation of the Extractive Industry during its operational life. In this respect, the 

document is facilitative.  

91 The Incorporated Document sets out that a permit is required to use and develop land 

for Extractive Industry and that any other provision of the scheme which would prohibit 

or restrict Extractive Industry does not apply. This requirement is logical and means 

that no other change to the planning scheme is required to allow a permit to be granted 

for this purpose.  

92 The Incorporated Document does not allow the use and development to occur as-of-

right (that is, without planning permission). Ultimately, the acceptability of the use and 

development will be determined having regard to the application requirements and 

decision guidelines under the Incorporated Document, which include the need to 

consider a range of matters such as staging, traffic impacts, impacts on fauna 

(kangaroos) and sodic and dispersive soils.  

93 The Incorporated Document (by virtue of its expiry clause) provides the quarry 

proponent with a limited time for an application to be made for the quarry. While I have 

no firm view on what that time should be, I think that it would be poor planning to not 

include fixed timeframes within which the application should be lodged. The presence 

of the quarry precinct planning should not be able to ‘blight’ the proper use and 

development of the surrounding land indefinitely. It follows that I also support the ‘use 

it or lose it’ approach to the opportunity being given to this proponent.  
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94 It is my opinion that the Incorporated Document sets out appropriate guidance for the 

quarry land and that it is appropriate that it contain a ‘limited window’ for an application 

to be made.  

Does the Incorporated Document provide for an appropriate level of information to be 

provided with an application for planning permit?  

95 Section 4.4 of the Incorporated Document sets out the Application Requirements for 

an application for a planning permit to use land or construct a building or to construct 

or carry out works associated with Extractive Industry.  These requirements are 

mandatory, but subject to the satisfaction of the responsible authority. This means that 

they must be provided unless the responsible authority says otherwise.  

96 From a town planning perspective, these Application Requirements appear 

appropriate, however, I accept that there may be others with greater expertise than me 

in assessing applications of this type and that the exhibited list may need refinement.  

97 I explore whether the form of the quarry permit application responds acceptably to the 

requirements of the proposed SCO later in this report.   

Does the Incorporated Document provide appropriate guidance for the land within the blast 

and sensitive use buffers?  

98 The Incorporated Document controls the use and development of land within two areas 

which are identified as the ‘blast buffer area’, which applies to an area of 250 metres 

from the boundaries of the Work Authority and the ‘sensitive use buffer area’, which 

applies to an area of 500 metres from the Work Authority boundary.  
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Quarry Buffer Plan (source: exhibited Incorporated Document) 

99 The physical extent of these buffers aligns with the separation distances contained in 

EPA Publication No. 1518 for quarries.   

100 The restrictions, prohibitions and permit requirements set out in the Incorporated 

Document for these buffer areas apply over and above any other planning controls that 
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will apply to the land (such as the Urban Growth Zone and the PSP itself). This also 

means that this approach to precinct planning for the quarry results in little impact on 

the UGZ schedule or on the remainder of the planning scheme.  

101 Within the blast buffer area, the Incorporated Document has the effect of requiring a 

permit to construct minor buildings associated with uses such as Agriculture, a Minor 

utility installation, Renewable energy facility and Extractive industry, while prohibiting 

other buildings from being constructed.  

102 These restrictions are to protect against fly rock and vibration associated with quarry 

blasting. I am not an expert in either of these issues, but I am cognisant of the need to 

restrict development within a quarry blast buffer from a town planning perspective. The 

issues associated with blasting were well ventilated in the Panel report for Amendment 

C162 to the Melton Planning Scheme (Mt Atkinson and Tarneit PSP) and similar 

prohibitions have been introduced into Urban Growth Zone Schedules for Mt Atkinson12 

and Shenstone Park13.  

103 The approach taken by the Incorporated Document is broadly supported by Clause 

14.03-1S ‘Resource exploration and extraction’ which seeks to develop and maintain 

buffers around quarrying activities and determine buffers based on appropriate limits 

on effects. I note that this clause does not specify whether ‘buffers’ are to be owned or 

controlled by the proponent of an extractive industry at the planning scheme 

amendment stage (that outcome is limited to planning permit applications). From my 

understanding the buffers in this control will be owned / controlled by landowners not 

involved in the quarry.  

104 A cautious approach to buildings within the blast buffer area is warranted and from a 

town planning perspective, I support the prohibition of buildings within the blast buffer 

 

 

12 Schedule 9 to the Urban Growth Zone in the Melton Planning Scheme. 
13 Schedule 7 to the Urban Growth Zone in the Whittlesea Planning Scheme. 
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area. Similarly, it is also appropriate that these prohibitions are extinguished when 

blasting ceases.  

105 In this respect, I note that the Incorporated Document requires that blasting cease 

within 20 years of the commencement of the use. In my view, it would be appropriate 

to remove the restrictions on development within the blast buffer area once blasting 

ceases.  

106 Within the sensitive use buffer area, the Incorporated Document: 

 Prohibits some sensitive land uses from establishing prior to 31 December 2027 (i.e. 

in the timeframe within which an application can be made for Extractive Industry). 

 Requires a permit for some sensitive land uses from 1 January 2028.  

 Requires a permit for buildings and works and subdivision.  

 Requires notice to be given of some applications.  

 Sets out application requirements and decision guidelines. 

107 The effect of these provisions is to allow applications to be made for use and 

development of land within the amenity buffer during the life of the quarry. The 

assessment must consider whether the uses and development will be subject to 

adverse amenity arising from the quarry’s operations, if approved.  

108 In my view, this provides an appropriate mechanism to managing the land use conflict 

that will arise between the quarry and sensitive uses during the operational life of the 

quarry. I would have no objection to the list of permitted land uses and developments 

being broadened provided it was safe and logical to do so. 

109 The reality of the C106mith Panel recommendation is that land within the quarry buffer 

will be burdened for a period of time and the opportunity identified by the PSP will be 

curtailed accordingly. However, this impact is restricted only during the limited life of 

the quarry if it is approved. Ultimately, the aim is that land can one day be developed 

in line with the expectations of the PSP.  
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Is the Incorporated Document appropriately drafted? 

110 I have reviewed the ‘Part A’ Incorporated Document, which has included changes to 

respond to submissions.  

111 In my view, the Incorporated Document is generally drafted appropriately and in a 

manner that provides clear direction for the Extractive Industry site and land within its 

blast and sensitive use buffers.  

112 I have made some changes to the document to improve its legibility, which are set out 

at Appendix D. 

Does the Amendment appropriately address the Panel’s recommendations in relation to Burrung Buluk 
(formerly Hanna Swamp)? 

113 Burrung Buluk (Hanna Swamp) is an ephemeral wetland that is located on the northern 

boundary of the Beveridge North West PSP area. Most of the wetland area is located 

north of the proposed Hadfield Road in the Wallan South PSP area.  

114 The C106mith Panel made the following substantive recommendation for Burrung 

Buluk:  

Include explicit recognition of the need to plan for Hanna Swamp in the revised 

Precinct Structure Plan in, for example:  

a) The land description at 1.4. 

b) The vision at 2.1.  

c) Requirement R1.  

d) Table 10, Water Infrastructure. 

115 Subsequent to this recommendation, the VPA engaged Alluvium to assess the 

environmental significance and qualities of Burrung Buluk.  

116 The Alluvium assessment concluded that the southern portion of the swamp (i.e. within 

the Beveridge North West PSP area) is identified as high value Seasonal Herbaceous 
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Wetland based on the composition of its remnant vegetation. This is identified as 

critically endangered within the Environment Protection and Biodiversity Act 1999.  

117 The PSP and amendment documentation have adopted the following recognition of 

Burrung Buluk:  

 Section 1.4 (Land to which this PSP applies) notes that “high quality native 

vegetation has been identified in the Beveridge North West portion of Burrung Buluk 

(former Hanna Swamp)”.  

 Section 2.1 (Vision) says that “there is potential for the hilltop environments and the 

area designated as ‘Ecological values’ identified on Plan 3 Burrung Buluk (formerly 

known as Hanna Swamp) to form part of a future regional parkland”. 

 Requirement 1 requires subdivision layouts to respond to the natural features of the 

area, including ‘retained high quality native vegetation portion of Burrung Buluk 

(former Hanna Swamp’’. 

 The Future Urban Structure Plan and other Plans within the PSP identify Burrung 

Buluk as “ecological values”. 

 The exhibited amendment proposes to rezone Burrung Buluk to Public Park and 

Recreation Zone (PPRZ). 

118 I observe that the Part A submission circulated by the VPA outlined that it was 

continuing to consider the most appropriate zoning for Burrung Buluk, including 

whether the Rural Conservation Zone should be retained, instead of the Public Park 

and Recreation Zone.  

119 It also appears to me that the achievement of Recommendation 4 of the Panel (to 

create an undeveloped link between the eastern and western extents of the Rural 

Conservation Zone areas) relies, at least in part, on Burrung Buluk.  

120 Within this context, there are two strategic questions that arise: 

 Whether the PSP addresses Recommendation 17? 

 What is the most appropriate zoning for Burrung Buluk? 
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Does the PSP address Recommendation 17? 

121 The Panel’s recommendation in relation to Burrung Buluk required explicit recognition 

of the need to plan for the swamp through various parts of the PSP.  

122 The PSP provides greater recognition of the swamp, as identified above. That said, it 

is not clear whether the PSP has afforded the asset the recognition that the Panel 

appeared to be seeking. This is not the fault of the PSP’s authors. In my view, they have 

faithfully translated the Panel’s recommendations into the PSP. The issue is what level 

of recognition did the Panel have in mind when it wrote Recommendation 17? I also 

note that since the Panel report, further strategic work on Burrung Buluk has been 

completed, which seems to elevate (or some might say confirm) the environmental 

significance of this area.  

123 The Panel’s discussion (and Alluvium’s subsequent conclusions) recognises the 

important role that wetlands play in hydrological and ecological systems, as well as 

noting that such wetlands can form a significant community recreational asset.  

124 I understand that the Department of Environment Land, Water and Planning (DELWP) 

is in the process of completing a feasibility study for a regional park in the broader 

area14. That this study, which has not yet been completed is part of the State 

Government’s Suburban Parks Program. It is unclear what impact (if any) that project 

will have on the broader design and delivery of this PSP. The lack of available 

information on that study makes it challenging to make an informed decision about the 

future of this part of the PSP. It may be that the Burrung Buluk land is proposed to be 

included in a regional park. If it is, the realisation of that strategic ambition would go 

through its own process.  

 

 

14 https://www.environment.vic.gov.au/suburban-parks/wallan-regional-park 
 

https://www.environment.vic.gov.au/suburban-parks/wallan-regional-park
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125 However, simply recognising the land on maps as ‘ecological values’, that it has ‘high 

quality vegetation’ and could form part of a future regional park, leaves a lot unresolved 

in terms of the future planning for Burrung Buluk. For instance, it is unclear how the 

PSP will resolve the restoration of Burrung Buluk, despite the Alluvium report 

highlighting the importance of achieving restoration, where possible.  

126 On the other hand, this sort of language used in the PSP provides considerable 

strategic latitude to allow the land to respond to this emerging strategic picture. The 

extent to which there needs to be more certainty in respect of the direction of Burrung 

Buluk is perhaps best answered by the Advisory Committee, with the following 

exceptions.  

127 Considering this new information, there is a need for the Vision within the PSP to 

provide a greater acknowledgement of the potential for recreation and hydrological 

functions that are associated with the swamp. There is also a need to provide clearer 

guidance about how Recommendation 4 and Recommendation 17 are to be achieved. 

For instance, there may be an opportunity to incorporate Burrung Buluk and the link 

into the PSP’s broader open space network, which appears to be an outcome 

envisaged by the C106mith Panel. 

What is the most appropriate zoning for Burrung Buluk? 

128 I begin by observing that a public land zone does not have to be applied simply because 

land is in public ownership. On the other hand, land cannot be included in a public land 

zone if it is in private ownership. I understand that the part of Burrung Buluk within the 

PSP is owned by Yarra Valley Water. The rest of Burrung Buluk sits outside the PSP 

and is privately owned. 

129 The exhibited amendment proposed to apply the Public Park and Recreation Zone to 

Burrung Buluk. The VPA’s Part A submission identified it was considering whether the 

application of the Rural Conservation Zone would be more appropriate.  
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130 Alluvium’s report considers that there would be benefits if the land was in public 

management to assist the restoration of its ecological functions. However, both the 

PSP and amendment are silent as to the future management arrangements for this 

land.  

131 In my view, there are three zones which could be applied:  

 The Public Park and Recreation Zone (PPRZ) (as exhibited).  

 The Public Conservation and Resource Zone (PCRZ).  

 The Rural Conservation Zone (RCZ). 

132 To some extent, the zoning of this land should be informed by its tenure.  

133 The Public Park and Recreation Zone is the least appropriate of these three zones. The 

Practitioner’s Guide to Victorian Planning Schemes identifies this zone as the main zone 

to be applied for public open space and public recreation areas. However, while the 

zone does have a purpose to ‘protect and conserve areas of significance’, this is only 

‘where appropriate’. Typically, the PPRZ is applied to council owned parks and 

gardens. It is usually, but not exclusively applied to areas of active open space like 

football and cricket ovals.  

134 By contrast, the Public Conservation and Resource Zone has a primary purpose:  

To protect and conserve the natural environment and natural processes for their 

historic, scientific, landscape, habitat or cultural values.  

135 The Practitioner’s Guide summarises the planning outcomes to be achieved when 

applying the Public Conservation and Resource Zone as:  
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Where the primary intention is to conserve and protect the natural environment or 

resources and also allows associated educational activities and resource based 

uses15.  

136 By way of example, much of the land along the Yarra River floodplain in the City of 

Banyule is included in the Public conservation and Resource Zone. It is often (but not 

exclusively) applied to areas of passive open space or open space that forms part of 

an important or sensitive environment. There is clearly a much stronger focus within 

this zone on the protection and conservation of the environment and natural processes. 

This appears to align more with the direction that the Alluvium report is seeking for the 

land.  

137 The issue of land tenure is important. It would be an improper use of the VPP to apply 

a public zone if the land is not expected to remain in public ownership.  If the land was 

to fall within private ownership, the Rural Conservation Zone would appear to be the 

most logical candidate. In this respect, I note that its purpose is also focused on 

conservation, and it has the same protection and enhancement purpose as the Public 

Conservation and Resource Zone.  

138 The application of the Rural Conservation Zone would also allow the significant 

landscapes and environments of the northern part of the PSP to be managed in a 

consistent and coordinated manner. While I see nothing to suggest that the land will be 

transferred to private ownership, it would be helpful for the PSP to say this if that is the 

case.  

139 Amending the PSP to reflect that outcome (i.e. that it be retained in public ownership) 

has ramifications for the current landowner. Ideally, if the PSP was to be amended in 

this manner, it should be done with the support of Yarra Valley Water. There is some 

uncertainty about whether this land will become public open space16. If the Advisory 

 

 

15 Page 127.  
16 Plan 07 says that the land ‘may be included in a potential future regional park’.  
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Committee says that land should have an open space function, the PSP should 

consider treating the land like other public open space by listing it as public open space 

in the Precinct Infrastructure Plan and show it as such on Plan 07 Open Space and 

Community Facilities17. Although I am not an open space planner, I note that the land 

is immediately to the north of a proposed sports reserve (SR-01), which is likely to 

complement Burrung Buluk.  If the aim is to retain a level of flexibility about future use, 

the current approach in the PSP is appropriate.  

140 Having regard to these matters, my view is that the land should be included in the Rural 

Conservation Zone if it is not to be included as parkland in the PSP. That zoning 

treatment would be consistent with its current designation in the PSP FUS as 

‘Ecological values’.  

Does the form of the quarry application respond to the requirements of the Incorporated Document? 

141 An application for planning permit for the use and development of land for stone 

extraction and the creation of access to a Road Zone Category 118 at 175 Northern 

Highway Wallan was lodged with the Mitchell Shire Council19 . This matter was ‘called 

in’ by the Minister for Planning by letter dated 24 February 2021. The quarry is located 

in the north eastern corner of the PSP land (see Figure 8 from the Town Planning Report 

below).  

 

 

17 It is currently identified on that plans as ‘Ecological values’.  
18 The Road Zone, Category 1 is now a Transport Zone 2. 
19 Application number PLP268/19. 
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142 The Town Planning Report20 prepared in support of the application says that:  

The permit area is currently vacant and has been identified as containing 

approximately 12 million tonnes of high quality basalt suitable for crushed rock above 

Class 3 and aggregate products. A further 5 million tonnes have been identified as 

suitable for commercial applications.  

 

 

20 Prepared on behalf of Conundrum Holdings PL dated 2 October 2019 by Tract Consultants (Rev 08).   
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At a high level, the proposal seeks to extract stone that is to be primarily used for 

construction purposes. It is strategically located along the Hume Highway in the 

northern growth corridor and is well placed to provide immediate access to the 

rapidly developing areas under approved and future precinct structure plans21. 

143 In terms of phasing, the Town Planning Report says that the quarry will be developed 

over 30 years in four phases:  

 Phase 1 – 10 years  

 Phase 2 – 7 years  

 Phase 3 – 7 years  

 Phase 4 – 6 years22  

144  It also notes that ‘quarry and blasting activities are proposed to be contained to 30 

years’23.  

145 A quarry phasing plan and buffer plan was prepared, which is extracted below.  

 

 

21 Page 11, Tract Planning Report dated 2 October 2019.  
22 Page 12.  
23 Page 12. Page 4 of the report says that blasting will be ‘concluded’ at 30 years  
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146 This phasing plan shows that the extraction will start at ‘the nine o’clock position’ and 

move in an anticlockwise direction, with phase 4 (at the 12 o’clock position) being 

completed in 204924.   

147 The following table sets out the Application Requirements contained at Clause 4.4 of 

the Incorporated Document and my assessment of whether that information has been 

submitted.  

  

 

 

24 Various assumptions are built into this date, which are set out at page 32-33 of the Tract report. These 
dates are already inaccurate given that they are based on a commencement in 2019.  
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Application Requirement  Provided (Yes/No) Comment  

A written process statement 

including:  

a) Staging  

b) Processing  

c) Blasting  

d) Location of plant and 

equipment  

A specific, consolidated 

statement is not provided.  

However, the Town 

Planning Peport says that 

blasting will be ‘contained 

to 30 years’.  

Blasting will occur Monday 

to Friday 12 noon to 5pm. 

The hours operation of the 

processing plant at 

provided as Monday to 

Friday 7am to 4pm and 

Saturday 7am to 11pm.  

A description of buildings 

and works is provided on 

page 12 of the Town 

Planning Report and 

elevation plans are 

provided.   

 

A phasing plan that demonstrates 

that blasting will not occur within 200 

metres of the eastern Arterial (RD-

04) in the Beveridge north West 

No.  The submitted phasing 

plan does not 

demonstrate that 

blasting will not occur 
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Precinct Structure Plan after xx 

(Date TBC)  

within 200 metres of 

RD-04 after xx date.  

Stage rehabilitation plan that 

includes (but is not limited to): 

a) Stages of rehabilitation  

b) Rehabilitation of land to the 

end use identified in the 

Beveridge North West PSP;  

c) Proposed end contours of 

the rehabilitated site; and  

d) Any reductions in buffers 

over the duration of the use.  

A rehabilitation plan is 

provided in the September 

2019 Work Plan.  

It covers the stages of 

rehabilitation.  

It does not mention 

whether this is to the 

end use identified in 

the Beveridge north 

West PSP.   

Proposed end levels 

are shown with a 

finished ground level at 

the quarry floor 

nominated as RL293.  

A plan showing all structures and 

access roads.  

Yes.   

An application for Extractive industry 

must be accompanied by a Traffic 

Impact Assessment which assesses 

the impacts of quarry traffic on the 

Northern Highway and the 

surrounding road network and 

outlines the mitigation measures 

(operations hours, management of 

debris) proposed.  

A traffic Impact 

Assessment was 

submitted with the 

application.  

The report assesses 

impacts on the 

Northern Highway and 

on the surrounding 

road network.  

It does not appear to 

have factored in the 
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proposed PSP road 

network.  

An application must be 
accompanied by a sodic and 
dispersive soils management plan, 
prepared by a suitably qualified 
professional, that includes: 

a) The existing site conditions, 
including: 

- Extent of sodic and 
dispersive soils based on 
topsoil and subsoil samples 
in the works area. 

- Land gradient. Erosion risk 
mapping. 

- The extent of any existing 
erosion, landslip or other 
land degradation. 

b) Soils investigation, 
undertaken by a soil 
scientist;  

- The extent of proposed 
earthworks; 

- Recommendations for soil 
management practices 
(including fill) with 
consideration of anticipated 
sodic and dispersive soil 
exposure; 

- The management of 
drainage during all stages of 
development (including run-
off); 

- The staging of development;  
- Any training and 

supervisions processes 
proposed for construction 
contractors to ensure 
compliance with the sodic 

Not provided.  Could be provided as 

part of a condition of a 

planning permit.  
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and dispersive soils 
management plan; 

- Proposed document 
monitoring and reporting 
processes that ensure 
works are undertaken in 
accordance with the sodic 
and dispersive soils 
management plan; 

- Any treatment of soil 
proposed to stored on site 
or removed from the site; 

- Any post-construction 
monitoring and/or 
management requirements; 
and 

- Recommendations that 
inform a site management 
plan including: 

o The management, 
volume and location 
of any stockpiles. 

o Vehicle access and 
movement within the 
site area. 

o Any treatment to 
manage the soil 
while works are 
undertaken. 

o Treatments to 
rehabilitate areas 
that are disturbed 
during site works. 

o Any soil treatment to 
manage the soil to 
reduce risk to 
existing or current 
infrastructure and 
dwellings. 
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A kangaroo management plan to the 

satisfaction of the responsible 

authority which includes:  

a) Strategies that will be 
implemented to avoid land 
locking kangaroos, including 
staging of subdivision;  

b) Strategies, management 
actions and contingency 
planning that will be 
implemented to minimise animal 
welfare and human safety risks;  

c) How implementation of the 
Kangaroo Management Plan will 
be monitored. 

Where a Kangaroo Management 
Plan has been approved in respect 
to the land to which the application 
applies, the application must be 
accompanied by:  

a) a copy of the approved 
Kangaroo Management 
Plan;  

b) a ‘design and management 
response’ statement 
outlining how the application 
is consistent with and gives 
effect to any requirements 
of the approved Kangaroo 
Management Plan. 

Not provided. Could be provided as 

part of a condition of a 

permit.  

148 As a general observation, the application materials have not been tailored to integrate 

with the outcomes envisaged by the PSP and the Incorporated Plan (in particular)25. 

This is most likely a function of the timing of the permit application documents, which 

were submitted to the Council on 30 September 2019 and updated following a request 

 

 

25 There has been an analysis of the impact of timing of the quarry stages on the roll out of other parts of the 
PSP including the Wallan South PSP (see pages 32-38).  
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for further information on 17 December 2019. Relevantly, public exhibition of the Draft 

amendment commenced on 16 November 2021.  

149 By way of example, Figures 15-1826 showing the phased development expectations 

rely on an earlier version of the Future Urban Structure (FUS) as a base plan. These 

plans (and all other plans submitted with the application) do not show the 250m blast 

buffer and the 500m amenity buffer described in the FUS and the Incorporated 

Document. The application materials are also not cognisant of the revised road layout 

or the need to phase development stages to allow RD-04 to be built at some stage 

during the life of the quarry. Similarly, the permit application has not been prepared 

having regard to the 20 year timing expectations for extraction set out in the PSP and 

Incorporated Document.  The application materials do contemplate that the land will 

be made available for residential land use and the cessation of the quarry27, however I 

understand from the VPA Part A submission that there remains some doubt as to 

whether this detail is shown in the correct manner.  

150 The Advisory Committee should turn its mind to whether the information submitted with 

the application allows it to consider the application against the applicable decision 

guidelines at Clause 4.5 of the Incorporated Document. From my reading of the 

Application materials, that exercise is challenging, particularly with respect to sub 

clause d) and e), which relate to phasing plan and the impact of the quarry on the 

construction of RD-04.  

151 In my view, the form of the quarry permit application submitted to the Mitchell Shire 

Council does not respond appropriately to the requirements of the Incorporated Plan.  

 

 

 

 

26 Pages 34-37 of the Tract report.  
27 See Figure 14 at page 31 of the Tract report.  



 

 

 

 

 

Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au 

 

p.45 

CONCLUSION 

152 My conclusions are summarised below: 

 The PSP amendment provides an acceptable planning outcome. 

 The PSP amendment appropriately implements the recommendations of the 

C106mith Planning Panel save for some aspects related to the future of Burrung 

Buluk. 

 The Specific Controls Overlay and Incorporated Document provides an appropriate 

planning mechanism to facilitate planning for the quarry and its buffers over a limited 

time period.  

 There are minor improvements that could be made to the Incorporated Document 

to improve its legibility and readability. 

 The form of the quarry permit application does not respond acceptably to the 

proposed Special Controls Overlay and its Incorporated Document.  

153 I recommend that:  

 Burrung Buluk should be zoned Rural Conservation unless it is identified as public 

open space. If it is identified for that purpose, it should be zoned Public Conservation 

and Resource Zone.  

 The first sentence in the Conservation Values statement at Schedule 2 to the Rural 

Conservation Zone should be amended to read: To recognise the geological 

significance of the Spring Hill Cone, the western hills and historic wetlands. 

 Requirement R12 should be amended to specify that the width of the link should be 

no less than 30 metres. 

 The Application Requirements associated with Recommendation 13 (Bushfire 

Management Plan) need to be adjusted to delete reference to Areas 1 and 2.  
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154 I have made all inquiries that I believe are desirable and appropriate and that no matters 

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

the Advisory Committee.  

 

John Glossop FPIA 

Director 

Glossop Town Planning Pty Ltd 

28 April 2022  
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Requirements Under Practice Direction No. 2: Expert Evidence 

155 This statement is prepared by John Glossop, Glossop Town Planning Pty Ltd, Level 5, 

111 Cecil Street, South Melbourne VIC 3205. I am a Director of the firm.  The firm has 

been in business since 1997. 

156 I have a Bachelor of Arts (Urban Studies) Hons. I have been engaged in the following 

positions and roles in my career as a planner including: 

 Former planner with the Shire of Newham and Woodend (prior to its amalgamation 

with the Macedon Ranges Shire). 

 Strategic and Social Planning Manager, Shire of Melton until 1997. 

 Sessional member, Planning Panels Victoria between 1997-2012. 

157 I have sat as a Chairman or member on several planning scheme amendments, dealing 

with a broad range of issues from high-rise housing in Williamstown, the redevelopment 

of Pentridge Prison and the application of flooding overlays in the Mornington Peninsula 

Shire.  

158 Sessional lecturer and tutor in strategic, statutory planning and urban studies at 

Victoria University of Technology (1996-99) and lecturer in statutory planning Latrobe 

University Bendigo (2000- 02).  

159 Member of the ResCode Advisory Committee 2000. 

160 I have considerable experience in statutory and strategic planning and new format 

planning schemes.  

161 My expertise to make this statement is based on a combination of my experience 

working in metropolitan Melbourne and regional Victoria, an understanding of the site 

and my experience as a planner in both the private and public sectors.  

162 I have been instructed by Harwood Andrews to provide an opinion on the planning 

merits of Amendment C158mith to the Mitchell Planning Scheme.   
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163 I previously gave evidence for the VPA in respect of Amendment C106mith and 

provided advice to the authority on responding to the Panel’s recommendations. I also 

gave evidence in a VCAT matter in Beveridge concerning a proposed concrete 

batching plant at 61 Minton Street28.  

164 I have relied on the documents referred to in the introduction section of my statement.  

165 There were no tests undertaken in the preparation of this statement.  

166 I was assisted in this statement by Matthew Gilbertson, Senior Associate, of my office. 

 

 

28 Aurora Construction Material (Plant) Pty Ltd v Mitchell SC [2021] VCAT 1530.  



 

 

 

 

 

Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au 

 

p.49 

Appendix A: The Amendment   

167 Amendment C158mith to the Mitchell Planning Scheme applies to land within the 

Beveridge North West Precinct Structure Plan, as shown on the map below.  

 

Extract of Map from Explanatory Report (Planning Scheme Amendments Online, April 2022) 

168 The exhibited explanatory report for the amendment records: 

The amendment proposes to implement the Beveridge North West Precinct Structure 

Plan (PSP) by introducing a new Schedule 3 to the Urban Growth Zone to the Mitchell 

Planning Scheme (the Scheme) and applying it to the precinct. 

The amendment seeks to allow for temporary stone extraction for a set period of time, 

ceasing no later than 31 December 2052, and provide for the rehabilitation of the land in 

the Works Authority 1473 area in the north east corner of the precinct.  
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More specifically, the amendment proposes the following changes to the Mitchell 

Planning Scheme:  

- Rezones land in the amendment area from Urban Growth Zone, Rural Conservation 

Zone and Urban Floodway Zone to UGZ3 and Rural Conservation Zone (RCZ). 

-  Inserts Schedule 2 to Clause 35.06 Rural Conservation Zone (RCZ) into the Mitchell 

Planning Scheme. 

- Inserts Schedule 3 to Clause 37.07 Urban Growth Zone (UGZ) into the Mitchell 

Planning Scheme. 

-  Inserts Schedule 4 to Clause 43.03 Incorporated Plan Overlay (IPO) into the Mitchell 

Planning Scheme. 

- Inserts Clause 32.07 Residential Growth Zone (RGZ) into the Mitchell Planning 

Scheme. 

- Amends the Schedule to 45.12 Specific Controls Overlay into the Mitchell Planning 

Scheme. 

- Deletes Vegetation Protection Overlay Schedule 1 and Schedule 2 (VPO1, VPO2) 

from land in the amendment area. 

- Apply the Erosion Management Overlay (EMO) to the land zoned RCZ2. 

- Apply the Public Park and Recreation Zone (PPRZ) to part of the Amendment area. 

- Apply the Specific Controls Overlay – Schedule 2 (SCO) to the land at the Works 

Authority 1473 area and the surrounding buffer areas. 

- Amends the Schedule to Clause 52.17 to include native vegetation removal 

exemptions from the Beveridge North West PSP area. 

- Amends the Schedule to Clause 66.04 to require referral of certain permit application 

to be given to the Department of Transport, Secretary to the Department 

administering the Mineral (Sustainable Development) Act 1990. 

- Amends the Schedule to Clause 72.03 to include the revised list of maps in the 

Mitchell Planning Scheme. 
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- Incorporates the “Beveridge North West Precinct Structure Plan, November 2021” 

and Extractive Industry & Buffer Area BEVERIDGE NORTH WEST into the planning 

scheme by listing it in the Schedule to Clause 72.04. 
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Appendix B: Summary of Recommendations 

Rec 
# 

Recommendation Response in 
PSP/Amendment 

Documentation – ref: 
Part A materials 

Assessment 

Quarry – Work Authority 1473 

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

resource extraction from Work 
Authority 1473.  

Adopted 

Use of the SCO and 
some changes to PSP.  

See evidence for 
assessment. 

I support the approach 

taken by the VPA to 
use the SCO.  

Adopt amendment, subject to changes 

2 Subject to the changes 
recommended in this report, adopt 
Amendment C106 to the Mitchell 

Planning Scheme with the revised 
Precinct Structure Plan (Document 
267) and Urban Growth Zone 

Schedule 3 (Document 265).  

Noted – discussion and 
comment in balance of 
recommendations. 

N/A 

Rural Conservation Zone 

3 Amend the Conservation Values 
described in the Rural Conservation 
Zone Schedule 2 (Document 83) to 
recognise the geological importance 

of the Spring Hill Cone and the 
western hills 

Adopted  

The Conservation 
Values in the RCZ 
schedule state:  

“The Rural Conservation 
Zone has been applied 
to Spring Hill Cone, the 

hilltops and Hanna 
Swamp within the 
Beveridge North West 
PSP to recognise the 

PPN42 says “The 
conservation values of 
the land must be 
identified in the 

schedule to the zone 
and could be historic, 
archeological, 

landscape, ecological, 
cultural or scientific 
values”.  

I think the ‘values’ are 

certainly right, but the 
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Rec 
# 

Recommendation Response in 
PSP/Amendment 
Documentation – ref: 

Part A materials 

Assessment 

geological importance of 
the Spring Hill Cone, the 
western hills and the 
historic wetlands.  

 
These areas contribute 
to the character of the 

area by providing a 
network of conservation 
area that reflect the 

unique geology of the 
precinct.”  

wording of them seems 
unhelpful. The first 
reads as a statement of 
application, rather than 

the values themselves. 
It should be reworded 
as follows:  

 
“To recognise the 
geological significance 

of the Spring Hill Cone, 
the western hills and 
historic wetlands.”  

4 Add a new requirement to section 
3.3 of the revised Precinct Structure 

Plan (Document 267) to require an 
undeveloped link between the 
eastern and western sides of the 
Rural Conservation Zone.  

Adopted 

Requirement R12 says:  

“The eastern and 
western sides of the 
Rural Conservation 
Zone must be linked by 

undeveloped open 
space”.  

 

 

The Panel’s discussion 
identified that this could 

be achieved through 
the SR-01 land and 
does not require the 
land to be retained in 

the RCZ.  

The Panel identified 
that it should be a 

“generous” 
undeveloped link and 
be greater than 30 
metres. 

Requirement R12 
should be amended to 
specify that the width of 

the link should be no 
less than 30 metres.  



 

 

 

 

 

Glossop Town Planning | PO Box 831, South Melbourne VIC 3205 | (03) 9329 2288 | glossopco.com.au 

 

p.54 

Rec 
# 

Recommendation Response in 
PSP/Amendment 
Documentation – ref: 

Part A materials 

Assessment 

5 Recognise the potential future 
regional park for the landscape 
values land in the key at Plan 7 of the 
revised Precinct Structure Plan 

(Document 267) 

Adopted 

Plan 7 includes the 
following notation:  

All or part of the 

landscape values and 
ecological values land 
may be included a 

potential future regional 
park.  

The revised 
amendment is 
consistent with Panel 
Recommendation R5. 

  

6 Amend the revised Precinct Structure 
Plan (Document 267) as required to 
give effect to the recommendations 

of Mr Murphy (Document 50, 
paragraph 68) in relation to the 
extent of the Rural Conservation 

Zone and height limit of built form on 
the southern side of the Spring Hill 
cone. 

Adopted   

Affordable Housing 

7 Delete Requirement 5 in the revised 
Precinct Structure Plan (Document 

267). 

Adopted  

Requirement 5 has been 

deleted. 

The revised 
amendment is 

consistent with Panel 
Recommendation R7.  

8 Replace Guideline 17 in the revised 
Precinct Structure Plan (Document 
267) with the following text “An 

application for subdivision of land into 
residential lots or development of 
land for residential or mixed use 

Adopted 

Guideline 16 contains 
the revised requirement 

verbatim. 

The revised 
amendment is 
consistent with Panel 

Recommendation R8.  
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Rec 
# 

Recommendation Response in 
PSP/Amendment 
Documentation – ref: 

Part A materials 

Assessment 

purposes should provide affordable 
housing as defined by the Planning 
and Environment Act 1987. The 
affordable housing should be located 

within walkable catchments and 
provide a range of housing typologies 
to meet demonstrated local need.” 

9 Delete the application requirement 

relating to affordable housing from 
the revised Urban Growth Zone 
Schedule 3 (Document 265) 

Adopted  The revised 

amendment is 
consistent with Panel 
Recommendation R9.  

10 Insert a new bullet point under 
“Subdivision – Residential 

development” at Clause 3.0 of the 
revised Urban Growth Zone 
Schedule 3 (Document 265) that 

requires an application for 
subdivision of 10 or more lots or 
dwellings to be accompanied by a 
written statement outlining how the 

proposal will contribute to the 
delivery of affordable housing in the 
precinct, including proposed delivery 

mechanisms. 

Adopted  The revised 
amendment is 

consistent with Panel 
Recommendation R10.  

11 Replace the words “…has 
demonstrated that the proposal will 
contribute…” with “…contributes…” 
in the decision guideline in the 

revised Urban Growth Zone 
Schedule 3 (Document 265) relating 
to Affordable Housing.  

Adopted  The revised 
amendment is 
consistent with Panel 
Recommendation R11.  
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Rec 
# 

Recommendation Response in 
PSP/Amendment 
Documentation – ref: 

Part A materials 

Assessment 

Bushfire 

12 Amend the revised Precinct Structure 
Plan (Document 267) by:  

a) Identifying the western side of 
Old Sydney Road as a 
Bushfire Hazard Area 1 on 
Plan 8.  

b) Replacing “1,000 litres” with 
“2,500 litres” in Guideline 46.  

Adopted 

 

Plan 8 shows land on 
the western side of Old 

Sydney Road (outside 
the PSP area) as 
Bushfire Hazard Area 1.  

 

Guideline 48 contains a 
requirement for a static 
water supply of 2,500 

litres for personal 
firefighting.  

The revised 
amendment is 
consistent with Panel 
Recommendation R12.  

13 Amend the revised Urban Growth 
Zone Schedule 3 (Document 265) by 

deleting reference to “Areas 1 and 2” 
in the Bushfire Management Plan 
condition.  

Adopted 

The requirement for a 

Bushfire Management 
Plan condition deletes 
the reference to Areas 1 
& 2 

The revised 
amendment is 

consistent with Panel 
Recommendation R13. 

However, I observe that 
the application 

requirements in the 
UGZ3 for the Bushfire 
Management Plan still 

refer to Areas 1 and 2.  

I recommend that this 
be updated, to ensure 
that the application 

requirements align with 
the condition. 
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Rec 
# 

Recommendation Response in 
PSP/Amendment 
Documentation – ref: 

Part A materials 

Assessment 

14 Amend the revised Incorporated Plan 
Overlay Schedule 4 (Document 82) 
by replacing the “Condition – 
Management of bushfire risk during 

subdivisional works” with the 
“Bushfire Management Plan” 
condition from the revised Urban 

Growth Zone Schedule 3 (Document 
265) or another condition as agreed 
with the Country Fire Authority.  

Adopted 

 

The requirement for a 
Bushfire Management 

Plan condition deletes 
the reference to Areas 1 
& 2 

The revised 
amendment is 
consistent with Panel 
Recommendation R14. 

  

Biodiversity 

15 Reinstate exhibited guidelines G41, 
G42 and G43 in Chapter 3.1 of the 

revised Precinct Structure Plan 
(Document 267) including: 

a) Delete new proposed G6.  
b) Use Friends of Merri Creek 

drafting for revised G42 (as 
shown in Document 273).  

c) Retain the new requirement 
R12.  

Adopted 

G6 deleted 

FOMC drafting used for 
G41.  

The revised 
amendment is 

consistent with Panel 
Recommendation R15. 

 

16 Introduce a new Requirement in 

Chapter 3.1 of the revised Precinct 
Structure Plan (Document 267) to 
require the preparation of a Native 

Vegetation Retention and Removal 
Plan; subject to such a plan still being 
required by the Department of 
Environment, Land, Water and 

Planning. 

Adopted 

Requirement R2 
Subdivision layouts must 
include a Native 

Vegetation Retention 
and Removal Plan; 
subject to such a plan 
being required by the 

Department of 

The revised 

amendment is 
consistent with Panel 
Recommendation R16. 
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Rec 
# 

Recommendation Response in 
PSP/Amendment 
Documentation – ref: 

Part A materials 

Assessment 

Environment, Land, 
Water and Planning.  

17 Include explicit recognition of the 
need to plan for Hanna Swamp in the 
revised Precinct Structure Plan 

(Document 267) in, for example: 

a) The land description at 1.4. 
b) The Vision at 2.1. 
c) Requirement R1.  
d) Table 10, Water 

Infrastructure. 

The FUS has realigned 
the western arterial to 
avoid the swamp.  

 

Land description 1.4 

“High quality native 

vegetation has been 
identified in the 
Beveridge North West 
portion of Burrung Buluk 

(former Hanna Swamp).  

Vision 2.1 

“There is potential for 

the hilltop environments 
and the area designated 
as ‘Ecological values’ 
identified on Plan 3 

Burrung Buluk (formerly 
known as Hanna 
Swamp) to form part of 

a future regional 
parkland”.  

Requirement 1 requires 
development to respond 

positively to “retained, 
high quality native 
vegetation portion of 

The Panel observes (at 
page 100) that Burrung 
Buluk (formerly Hanna 

Swamp) has been 
identified in regional 
planning as forming 

part of an open space 
corridor and recognised 
that it should form part 
of an integrated open 

space network.  

The Panel identified 
that Burrung Buluk 

could be protected, 
have its natural values 
and habitat restored 
and form a key passive 

open space element.  

While the PSP does 
seek to protect the 

swamp and identifies it 
for “ecological values” I 
think that further 
amendments could be 

made to the Vision to 
articulate the habitat 
restoration and 

ecological values.  
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Rec 
# 

Recommendation Response in 
PSP/Amendment 
Documentation – ref: 

Part A materials 

Assessment 

Burrung Buluk (former 
Hanna Swamp).  
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Appendix C – Photographs of the Site 

 



Glossop Town Planning www.glossopco.com.au

1 | Page

Beveridge North West PSP Photographs taken 22 April 2022

Camerons Lane, looking west Camerons Lane, looking north 
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2 | Page

Beveridge North West PSP Photographs taken 22 April 2022

Camerons Lane, recycled water storage plant entrance 180 Camerons Lane 
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Beveridge North West PSP Photographs taken 22 April 2022

1,000 Old Sydney Road, looking east From Old Sydney Road (south of Stockdale Road), looking east
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Beveridge North West PSP Photographs taken 22 April 2022

From Old Sydney Road (south of Stockdale Road), looking east From Old Sydney Road (south Stockdale Rd), looking south east
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Beveridge North West PSP Photographs taken 22 April 2022

North of 1,000 Old Sydney Road, looking south east North of 1,000 Old Sydney Road, looking east 
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Beveridge North West PSP Photographs taken 22 April 2022

North of 1,000 Old Sydney Road, looking north east Spring Hill, coming from Wallan Freeway exit on side road 
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Beveridge North West PSP Photographs taken 22 April 2022

From Macsfield Road looking north west Looking towards Beveridge North West PSP area from western side of Beveridge
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8 | Page

Beveridge North West PSP Photographs taken 22 April 2022

Looking towards Beveridge North West PSP area from Beveridge
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Appendix D – Track Changes of the Incorporated Document 
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1. INTRODUCTION 
 

1.1 This document is an incorporated document in the schedule to Clause 45.12 and Clause 
72.04 of the Mitchell Planning Scheme (the Planning Scheme) pursuant to section 6(2)(j) 
of the Planning and Environment Act 1987.   

 
2. PURPOSE & INTERPRETATION  

 
2.1 To allow the grant of a planning permit  for Extractive Industry for a fixed duration in 

accordance with Clause 4.8(d) and 6.0 of this document.  
 
2.2 To coordinate any extractive industry with the implementation of the Beveridge North West 

Precinct Structure Plan 2021 (Beveridge North West PSP) in a manner that will not 
prejudice the operation of the Extractive Industry for the designated extent and duration of 
the permitted activity, including through ensuring appropriate notice and referral of permit 
applications for land within the Extractive Industry Blast Buffer Area and Extractive 
Industry Sensitive Use Buffer Area on Map 1.  

 
2.3 To identify and protect as necessary the buffer areas of any approved Extractive Industry 

for the duration of the approved Extractive Industry use.  
 
2.4 To secure the rehabilitation of land to enable the land to be developed in accordance with 

the Beveridge North West PSP once any Extractive Industry use ceases.  
 

2.5 To facilitate the use of land and associated works for Agriculture and Renewal energy 
facility within the buffer areas for the duration of the quarry operation. 

 

2.52.6 Despite any provision to the contrary in the planning scheme: 
 
a) The Extractive Industry Site may be used and developed in accordance with the 

specific controls at Clause 4.0 of this document. 
 

b) The Extractive Industry Blast Buffer Area and Extractive Industry Sensitive Use Buffer 
Area must be used and developed in accordance with the specific controls at Clauses 
5.0 and 6.0 of this document.  
 

2.62.7 All provisions of the Mitchell Planning Scheme apply to the land specified in Clause 3 
except as specified at Clause 4.2 of this document. 
 

2.72.8 In the event of any inconstancy between this document and another provision of the 
Planning Scheme, the provisions of this document will prevail to the extent of the 
inconsistency. 

 
3. THE LAND TO WHICH THIS INCORPORATED DOCUMENT APPLIES 
 
3.1 This incorporated document applies to part of the land shown as SCO1 in the Planning 

Scheme maps and as described below:  
 

a) That part of Lot 2 on Lodged Plan 6746 shown as ‘extractive industry site’ on Map 1 
of this incorporated document (the Extractive Industry Site). 
 

b) That part of Lot 9 Lodged Plan 6746, Lot 2 Title Plan 841310, Allot. 33A, 34 of Wallan 
Wallan show as ‘extractive industry buffer area’ on Map 1 of this incorporated 
document (the Extractive Industry Blast Buffer Area). 
 

c) That part of Lot 9 Lodged Plan 6746, Lot 2 Title Plan 841310, Allot. 31, 32, 33A, 34 of 
Wallan Wallan shown as ‘extractive industry sensitive use buffer area’ on Map 1 of 
this incorporated document (the Extractive Industry Sensitive Use Buffer Area). 
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4. SPECIFIC CONTROLS – EXTRACTIVE INDUSTRY SITE 
 

4.1 The following controls apply to the Extractive Industry Site. 
 
4.2 Exemptions from Planning Scheme Permit Requirements 

 
a) Any provision in the Mitchell Planning Scheme that would prohibit the issue of a 

planning permit for use and development for Extractive Industry does not apply to the 
Extractive Industry Site.  
 

b) A permit is not required to undertake bulk earthworks in accordance with Clause 2.5 
of Schedule 3 to Clause 37.07 Urban Growth Zone. 

 
4.3 Permit Requirements 

 
a) A permit is required to use the Extractive Industry Site show on Map 1 for Extractive 

Industry. 
 

b) A permit is required to construct a building or to construct or carry out works for 
Extractive Industry on the Extractive Industry Site. 

 
4.4 Application Requirements 

 
a) An application for a planning permit to use land or construct a building or to construct 

or carry out works associated with an Extractive Industry must include the following 
information, to the satisfaction of the responsible authority: 

 
i. A written process statement including: 

a. Staging; 
b. Processing; 
c. Blasting; and 
d. Location of plant and equipment. 

 
ii. A phasing plan that demonstrates blasting will not occur within 200 metres of the 

Eastern Arterial (RD-04) in the Beveridge North West Precinct Structure Plan after 
xx (Date TBC). 

 
iii. Staged rehabilitation plan that includes (but is not limited to): 

a. Stages of rehabilitation; 
b. Rehabilitation of land to the end use identified in the Beveridge North 

West PSP; 
c. Proposed end contours of the rehabilitated site; and 
d. Any reductions in the buffers over the duration of the use. 

 
iv. A plan showing all structures and access roads. 

 
b) An application for Extractive Industry must be accompanied by a Traffic Impact 

Assessment which assesses the impacts of quarry traffic on the Northern Highway 
and the surrounding road network, and outlines the mitigation measures (operations 
hours, management of debris) proposed. 

 
 

b)c) An application must be accompanied by a sodic and dispersive soils management 
plan, prepared by a suitably qualified professional, that includes: 
 
i) The existing site conditions, including: 

a. Extent of sodic and dispersive soils based on topsoil and subsoil samples 
in the works area. 

b. Land gradient.  
c. Erosion risk mapping. 

Commented [JG2]: Is there a need to define bulk 
earthworks in the Amendment?  

Commented [JG3]: Suggest that the first sentence read:  
 
It is unclear why each requirement (a)-(d) has an 
introduction sentence that is worded differently.  
 
It would be clearer to have one introduction sentence and 
then list the requirements underneath that.  
 
For instance:  
 
An application for a planning permit to use land or construct 
a building or to carry out works associated with Extractive 
Industry must include the following information to the 
satisfaction of the Responsible Authority:  
 

a. A written process statement including ……  
b.A phasing plan……  
c.A staged rehabilitation plan  
d.A plan showing all structures and access roads  
e.A traffic impact assessment ….  
f.A sodic and dispersive soils management plan……  

Commented [VPA4]: Date to be confirmed with DoT ASAP 
(post Part A) 

Commented [VPA5]: Hazelwynde submission 959 



Extractive Industry & Buffer Area   BEVERIDGE NORTH WEST 

Incorporated Document  November 2021 Page 2 of 9 

d. The extent of any existing erosion, landslip or other land degradation. 
 

ii) Soils investigation, undertaken by a soil scientist;  
 

iii) The extent of proposed earthworks; 
 

iv) Recommendations for soil management practices (including fill) with 
consideration of anticipated sodic and dispersive soil exposure; 
 

v) The management of drainage during all stages of development (including run-
off); 
 

vi) The staging of development;  
 

vii) Any training and supervisions processes proposed for construction contractors to 
ensure compliance with the sodic and dispersive soils management plan; 
 

viii) Proposed document monitoring and reporting processes that ensure works are 
undertaken in accordance with the sodic and dispersive soils management plan; 
 

ix) Any treatment of soil proposed to stored on site or removed from the site; 
 

x) Any post-construction monitoring and/or management requirements; and 
 

xi) Recommendations that inform a site management plan including: 
a. The management, volume and location of any stockpiles. 
b. Vehicle access and movement within the site area. 
c. Any treatment to manage the soil while works are undertaken. 
d. Treatments to rehabilitate areas that are disturbed during site works. 
e. Any soil treatment to manage the soil to reduce risk to existing or current 

infrastructure and dwellings. 
 

c)d) An application for Extractive Industry must be accompanied by a Kangaroo 
Management Plan to the satisfaction of the responsible authority which includes: 
 
i) Strategies that will be implemented to avoid land locking kangaroos, including 

staging of subdivision;  
ii) Strategies, management actions and contingency planning that will be 

implemented to minimise animal welfare and human safety risks;  
iii) How implementation of the Kangaroo Management Plan will be monitored. 
 
Where a Kangaroo Management Plan has been approved in respect to the land to 
which the application applies, the application must be accompanied by:  

i) a copy of the approved Kangaroo Management Plan;  

ii) a ‘design and management response’ statement outlining how the application 
is consistent with and gives effect to any requirements of the approved 
Kangaroo Management Plan. 

Strategies to avoid land locking kangaroos; 
 

Strategies to minimise animal and human welfare risks;  

 

Management and monitoring actions to sustainably manage a population of kangaroos within a 

suitable location; and  

 

Actions to address the containment of kangaroos and to ensure adequate animal welfare. 
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4.5 Decision Guidelines 
 
4.6 Before deciding on an application under this incorporated document, in addition to the 

decision guidelines of Clause 65 and any other relevant provisions of the planning 
scheme, the responsible authority must consider, as appropriate: 
 
a) The timeframe and staging for Extractive Industry including, the time allowed for any 

blasting, processing and rehabilitation. 

b) Whether the extractive industry is staged to progressively allow development on 

surrounding land. 

c) Whether the rehabilitation proposes ground level contours that facilitate residential 

subdivision that can reasonably transition into the surrounding area.  

d) Whether the phasing plan demonstrates blasting will not occur within 200 metres of 

the Eastern Arterial (RD-04) in the Beveridge North West Precinct Structure Plan 

after xx (Date TBC). 

 Whether the phasing plan will allow for the construction of the Eastern Arterial (RD-

04) in the Beveridge North West Precinct Structure Plan to commence by xx (Date 

TBC). 

a)e)  

 
4.7 Conditions for permits 
 
4.8 A permit issued under this incorporated document must implement the following 

requirements. Where the plans for the extractive industry do not satisfy the requirements 
of this document, a permit condition may be imposed.Any permit issued in accordance 
with this incorporated document must implement the following outcomes via conditions:  

 
Rehabilitation  

 
a) A rehabilitation plan must be prepared to the satisfaction of the responsible authority 

and endorsed to form part of this planning permit. The rehabilitation must specify: 
 
i) A timeline for rehabilitation which enables the land to be completely 

rehabilitated by 31 December 2052. 
 

ii) That the rehabilitation will be to a standard that facilitates the end use 
identified in the Beveridge North West PSP. 
 

iii) The staging of any rehabilitation.  
 

b) The rehabilitation plan must: 
 

i) Include final grades and finishes.  
 

ii) Specifying compaction of fill materials to a suitable standard. 
 

 Demonstrate how the rehabilitated site could connect to and integrate with 
surrounding development  

  

 

 

iii)    
 

b)c) The rehabilitation of land must occur in accordance with the endorsed Rehabilitation 
Plan, to the satisfaction of the responsible authority. 

 
c)d) The land must be rehabilitated by 31 December 2052. 
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Cessation of blasting for production 
 

d)e) Blasting, other than blasting directly associated with rehabilitation, must cease not 

more than 20 years from the commencement of the use. 

 
Amenity 
 
The permit must include:  
 

f) Hours of operation  
 
g) The number of staff on site 

 
h) Traffic management including access to and from the site, as well as any conditions 

limiting truck movements 
 

i) The mitigation of noise, dust, vibration and other offsite amenity impacts 
 
The permit must include a Pphasing pPlan that shows that:  
 

e)j) Blasting must not occur within 200 metres of the Eastern Arterial (RD-04) of the 

Beveridge North West Infrastructure Contribution Plan after xx (Date TBC), unless 

with the written consent of the Department of Transport. 

 
Expiry: 

 
f)k) The permit will expire:  

 
i) On 31 December 2052; or 

 

ii) If: 
1. the use and/or development is not commenced within five (5) years of the 

date of this permit; or 
2. the Work Authority for the use issued under the provisions of the Mineral 

Resources (Sustainable Development) Act 1990 is cancelled in 
accordance with section 77O of that Act. 

 
whichever occurs first. 

 
Traffic Management  
 
l) Any public road closures must be undetaken by, or on behalf of, the permit holder and 

costs associated with the closure of the road must be borne by the permit holder. 
 
The road closure must be approved by the relevant road authorities. 

 
Kangaroo management plan 
 
g)m) A permit to undertake works associated with use land for Extractive Industry 

must include the following conditions: 
 

i) Before the certification of the first plan of subdivision, a Kangaroo Management 
Plan must be approved by the Secretary to the Department of Environment, 
Land, Water and Planning (DELWP).  
 
The approved plan will form part of the permit. The approved Kangaroo 
Management Plan must be implemented to the satisfaction of the responsible 
authority. 
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i) Before the certification of the plan of subdivision or the commencement of works, 
a Kangaroo Management Plan  must be approved by the Secretary to the 
Department of Environment, Land, Water and Planning (DELWP). The approved 
plan will form part of the permit;  

 
ii) The submitted Kangaroo Management Plan must include:  

a. Strategies to avoid land locking kangaroos, including staging; 
b. Strategies to minimise animal and human welfare risks;  
c. Management and monitoring actions to sustainably manage a population 

of kangaroos within a suitable location;  
d. Actions to address the containment of kangaroos and to ensure adequate 

animal welfare.  
 

iii) The approved Kangaroo Management Plan must be implemented to the 
satisfaction of the Secretary to the Department of Environment, Land, Water and 
Planning.  

 
Salvage and translocation 

 
h)n) The Salvage and Translocation Protocol for Melbourne’s Growth Corridors 

(Department of Environment, Land, Water and Planning, 2017) must be implemented 
in the carrying out of development to the satisfaction of the secretary to the 
Department of Environment, Land, Water and Planning. 

 
Sodic Soils 

 
i)o) A permit for Extractive Industry must include a condition that requires a site 

management plan be prepared that implements the recommendations identified in 
the sodic and dispersive soil management plan, to the satisfaction of the Responsible 
Authority.  

 

5. SPECIFIC CONTROLS – WITHIN EXTRACTIVE INDUSTRY BLAST BUFFER AREA 
 

5.1 The following controls apply to land within the Extractive Industry Blast Buffer Area. 
 

5.2 Permit Requirements 
 
a) A permit is required to construct a publicly accessible road.  

 
b) A permit is required to construct a building, including a building associated with 

Agriculture, a building associated with a minor utility installation, a building associated 
with an extractive industry, a renewable energy facility or telecommunications facility, 
a structure, a fence or other appurtenances of a building. 

 
5.3 Prohibition of buildings and works 

 
5.4 The construction of a building (not including a building associated with Agriculture, a 

building associated with a minor utility installation, a building associated with an extractive 
industry, a renewable energy facility or telecommunications facility, a structure, a fence or 
other appurtenances of a building) is prohibited.  

 

6. SPECIFIC CONTROLS – WITHIN EXTRACTIVE INDUSTRY SENSITIVE USE BUFFER 

AREA 
 
The following controls apply to land within the Extractive Industry Sensitive Use Buffer 
Area and land within the Extractive Industry Blast Buffer Area. 
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6.1 Permit exemptions 
 

a) The following uses are exempt from a planning permit prior to 31 December 2027, 
provided they are not a Use listed at Clause 53.10: 

i) Agriculture. 
 

6.16.2 Prohibition of uses 
 
a)b) The following uses are prohibited prior to 31 December 2027: 

 
i) Accommodation. 
ii) Education centre. 
iii) Hospital. 
iv) Office. 
v) Place of assembly. 
vi) Retail premises. 

 
6.26.3 Permit Requirements 

 
Use of land 
 
a) From 1 January 2028, a permit is required to use land for:  

 
i) Accommodation. 
ii) Education centre. 
iii) Hospital. 
iv) Office. 
v) Place of assembly. 
vi) Retail premises. 
vii) Agriculture 
vi)viii) Renewable energy facility 

 
Subdivision 
 
b) A permit is required to subdivide land.  
 
Buildings and works 
 
c) Save for the requirements of Clause 5.0, aA permit is required to construct a 

building or to construct or carry out works.  
 

6.36.4 Notice and referral  
 
a) The requirements of Clause Section 52 of the Act apply to an application under 

Clause 5.84.3 and Agriculture and a Renewable energy facility at Clause 6.3. 
 

b) An application under Clause 5.84.3 must be referred to the Secretary to the 
Department administering the Mineral Resources (Sustainable Development) Act 
1990 as a determining referral authority.  

 
6.46.5 Application Requirements 

 
a) A permit application under Clause 6.23 of this incorporated document must be 

accompanied by the following information, to the satisfaction of the responsible 
authority: 
 

i) An assessment of potential odour, dust and grit amenity impacts from the 
extractive industry site referred to at Clause 3 of this document, prepared by a 
suitably qualified professional. The assessment should provide recommendations 
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on suitable design responses to ensure the future use will experience an 
appropriate level of amenity and consider (but not limited to): 
  
a. The staging of the proposed development;  
b. The sensitivity of the use proposed;  
c. The local meteorological conditions; and  
d. The structure or built form.  
 
All to the satisfaction of the responsible authority 

 
i) An acoustic assessment prepared by an acoustic engineer or other suitably 

qualified person. The acoustic assessment must:  
 
a. Provide an assessment of noise levels on the land that considers the existing 

and likely future noise levels associated with Extractive Industry.  
b. Include recommendations for noise attenuation measures designed to ensure 

that internal noise levels in bedrooms are not greater than 35 dB Leq8h.  
 

ii) An amenity impact statement outlining the potential impact of odour, dust and grit 
that Extractive Industry may have on the land.  

ii) An acoustic assessment report prepared by a qualified acoustic engineer or other 
suitably skilled person to the satisfaction of the responsible authority which:  
a. Applies the following noise objectives:  

1. 35 dB LAeq,8h when measured within a sleeping area between 10 
pm and 6 am.  

2. 40 dB LAeq,16h when measured within a living area between 6 am 
and 10 pm.  

b. For areas other than sleeping and living areas, the median value of the range 
of recommended design sound levels of Australian Standard AS/NZ 
2107:2016 (Acoustics – Recommended design sound level and reverberation 
times for building interiors).  

c. Includes recommendations for any noise attenuation measures required to 
meet the applicable noise level objectives.  

d. Includes additional considerations, where relevant, to address:  
1. potential noise character (tonality, impulsiveness or intermittency);  
2. noise with high energy in the low frequency range; and  
3. transient or variable noise. 

 
6.56.6 Decision Guidelines 

 
a) Before deciding on an application under this incorporated document, in addition to 

the decision guidelines of Clause 65 and any other relevant provisions of the 
planning scheme, the responsible authority must consider, as appropriate: 
 
i) The proximity to land to the  Extractivethe Extractive Industry Site. 

 
ii) The compatibility of the proposed use or development with any approved 

Extractive Industry. 
 

iii) The effect that emissions of noise, vibration, odour, dust and grit from any 
approved Extractive Industry may have on the proposed use or development.  
 

iv) The potential for the proposed use or development within the ‘Extractive Industry 
Sensitive Use Buffer Area’ to limit impact on the ability of any Extractive Industry 
operator to obtain approvals for extraction (if approvals have not yet been 
obtained) at the Extractive Industry Site. 
 

v) Whether the proposed use or development will adversely impact affect the 
current or future operations of any Extractive Industry, having regard to any 
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requirements of any approvals for the quarry Extractive Industry, including any 
approved extraction boundary, at the Extractive Industry Site. 
 

vi) The staging of extraction and whether stone resources close to the site 
residential areas have been extracted and works are no longer proposed in 
proximity to the siteresidential areas. 
 

vii) The views of the Secretary to the Department administering the Mineral 
Resources (Sustainable Development) Act 1990. 

 
viii) Whether the subdivision increases the number of lots within the Extractive 

Industry Blast Buffer Area and/or Extractive Industry Sensitive Use Buffer Area. 
 

ix) Whether the proposed use may be affected by potential odour, dust, and grit 
impacts from the extractive industry site referred to at Clause 3 of this document.  

 

x) Whether the proposal provides suitable design responses to ensure the future 
use within the proposed building will experience an appropriate level of amenity. 

 

xi) Whether the impact of the potential noise sources have been mitigated through 
design, layout, and location; and whether this reduces the need for acoustic 
treatment of buildings or compromises the useability of the building by its 
occupant. 

 

6.7 Permit requirements 
 

6.8 Any permit issued in accordance with Clause 6.3 of this incorporated document must 
implement the following outcomes via conditions: 

 
a) Prior to the occupancy of buildings for Accommodation, Education Centre, Place of 

Assembly or Hospital, verification that the building has been constructed in 
accordance with the recommendations of any acoustic assessment. 

 
 

7. EXPIRY OF THIS DOCUMENT 
 

7.1. This incorporated document will expire:  
 

a) If:  
 
i) No permit is issued for the use and development of the Extractive Industry Site 

for Extractive Industry by 31 December 2027; or  
 

ii) The permit issued for the Extractive Industry Site in accordance with Clause 4.0 
of this control expires, 

 
b) On 31 December 2052, 
 
whichever occurs first. 
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MAP 1 

(new map to outline the Extractive Industry Site, the Blast Buffer Area and the 

Sensitive Use Buffer Area) 

 


	Opening remarks
	The Policy Context for Extractive Industry
	The Recommendation of the C106mith Panel on the Quarry
	Options for Recognising the Extractive Industry
	Is the Specific Controls Overlay an appropriate mechanism to plan for the quarry and its buffer?
	Does the Incorporated Document provide appropriate guidance for the quarry land?
	Does the Incorporated Document provide for an appropriate level of information to be provided with an application for planning permit?
	Does the Incorporated Document provide appropriate guidance for the land within the blast and sensitive use buffers?
	Is the Incorporated Document appropriately drafted?
	Does the PSP address Recommendation 17?
	What is the most appropriate zoning for Burrung Buluk?




